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REVISED 
NOTICE OF PREPARATION OF AN  

DRAFT ENVIRONMENTAL IMPACT REPORT 
FOR THE WESTON RANCH TOWNE CENTER PROJECT 

OVERVIEW OF PROJECT 

Lead Agency 

The City of Stockton is the lead agency for the preparation of an Environmental Impact Report 
(EIR) for the Weston Ranch Towne Center Project (Project), located within the City of Stockton, 
San Joaquin County, immediately north of French Camp Road and west of Interstate 5 (I-5) 
(Figure 1).  The document is being prepared in compliance with the California Environmental 
Quality Act (CEQA) (Pub. Resources Code, § 21000 et seq.). 

CEQA Section 15082 states that once a decision is made to prepare an EIR, the lead agency must 
prepare a Notice of Preparation (NOP) to inform all responsible and trustee agencies that an EIR 
will be prepared.  The purpose of this NOP is to provide responsible and trustee agencies and 
interested persons with sufficient information describing the proposed project, and the potential 
environmental effects of the Project, to enable them to make a meaningful response to the lead 
agency concerning the scope and content of the information to be included in the EIR. 

Project Title 

Weston Ranch Towne Center 

Introduction 

A Notice of Preparation for the proposed project was circulated January 14, 2005 with a 30-day 
comment period through February 14, 2005.  A revised Notice of Preparation is being circulated 
to reflect changes in the proposed project.  The proposed project has been expanded to include 
two additional parcels, known as the Barkett Property.  However, this additional property is only 
subject to general plan and rezone entitlements at this time.  Unlike the rest of the project site, 
specific uses and plans will be determined in a later phase of development. The Initial Study and 
Notice of Preparation have been amended to reflect the potential for environmental impacts 
(particularly hazards) related to the future development of the additional parcels, which are 
currently used as an asbestos disposal site.  

The proposed project includes an application to the City of Stockton to amend the General Plan 
designation and to rezone the project site.  The current and proposed General Plan designation 
and zoning (including the Barkett Property) are summarized in Table 1, below: 
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TABLE 1 

EXISTING AND PROPOSED LAND USE DESIGNATIONS 

 Current Proposed 

General Plan designation Low-Medium Density Residential; 
Commercial 

Commercial 

Zoning district RL Residential, Low Density  
CG Commercial, General 

CL (Commercial Large-Scale) District  

 
The other entitlements requested by the applicant are Development Agreements, Tentative Maps 
covering the project site, and a Use Permit with a Project Plan.  Because the approval of this 
project constitutes a discretionary action by the City of Stockton, it is subject to the requirements 
of CEQA.  A previous EIR (1987) was prepared and circulated for the Weston Ranch Annexation 
which included pre-zoning, a General Plan amendment, annexation into the City of Stockton, and 
residential and commercial development.  The proposed Weston Ranch Towne Center project site 
is entirely within the Weston Ranch Annexation EIR project site, but the parcels directly adjacent 
to French Camp Road (southern portion of the proposed project site) were not included in the 
development plan which was also analyzed in the previous EIR.  Because the proposed project is 
substantially different from the project addressed by the 1987 Weston Ranch EIR and because 
further discretionary actions by the City of Stockton would be necessary, an EIR is considered to 
be the appropriate CEQA document to be prepared at this time. 

The City of Stockton is San Joaquin County’s largest metropolitan center and has the most 
extensive supply of urban land.  Consequently, it is assumed under the County’s General Plan 
that it will absorb the bulk of the County’s growth through the year 2010 and that commercial 
activities and the need for commercial space will grow at a rate similar to population growth.  
Economic development efforts by the City of Stockton have helped to establish Stockton as a 
desirable place to live and work.  Continuing regional growth, as well as the cost and availability 
of housing in other parts of the State are expected to promote continuation of strong housing 
demands in the Stockton area for the immediately foreseeable future.  In light of these above-
mentioned factors, the proposed project would provide needed commercial and retail space; 
augment the City’s available commercial space for continuing growth demands; provide job 
opportunities for members of Stockton’s work force; help increase the proportion of local income 
invested and spent locally; provide retail and commercial services at a location that is convenient 
and where economic viability can be sustained; and provide a recognizable “gateway” at a major 
entrance into the City. 

Project Background 

In 1987, the City of Stockton prepared and circulated for public comment a Draft EIR addressing 
the proposed annexation of 1,623 acres known as the Weston Ranch Development.  The proposed 
annexation area included the entire Weston Ranch Towne Center project site.  The Weston Ranch 
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Annexation also involved a General Plan amendment and pre-zoning of the proposed project site, 
including the area encompassing the Weston Ranch Towne Center Project Site, and development 
of 1,454 acres, including portions of the Weston Ranch Towne Center Project Site.  Proposed pre-
zoning in the areas encompassing the Weston Ranch Towne Center project site included both 
residential and commercial designations.  The Weston Ranch Annexation, pre-zoning, and 
development project was approved by the City of Stockton in 1988, concurrent with a General 
Plan amendment.  The Weston Ranch area was annexed into the City of Stockton in July 1988. 

A Tentative Subdivision Map (Weston Ranch Phase 3 and portions of Phase 5, 6, 7, and 12) with 
planned residential development in areas comprising portions of the proposed Weston Ranch 
Towne Center project site was filed in 1989 and approved in 1990, although no subsequent 
development occurred in the area comprising the Weston Ranch Towne Center project site. 

In 1998, the City of Stockton circulated a Supplemental EIR addressing a proposed General Plan 
amendment and rezoning of 85.6 acres within the Weston Ranch Annexation area.  Portions of 
the proposed rezoned parcels include land within the Proposed Weston Ranch Towne Center 
project site.  Proposed rezoning within the Weston Ranch Towne Center project site included 
low-medium density residential to commercial (R-1 to C-2); and high density residential to 
commercial (R-3 to C-2) in Parcels E, and F respectively. 

The Final Supplemental EIR (September 1998) reflected a change in the proposed rezoning and 
General Plan amendment, reducing the size of the areas proposed to be rezoned (Parcels D and E) 
and changing the proposed high density residential to commercial (R-3 to C-2) in Parcel F to a 
slightly larger area with a zoning of low-medium density residential (R-1) (Figure 2). 

Project Location 

The proposed project is located in Stockton, north of French Camp Road, west of I-5 at the 
northwest quadrant of the I-5/French Camp Road interchange, and east of McDougald Boulevard 
and the existing Weston Ranch residential subdivision (Figure 3).  The proposed project is 
located within the City of Stockton and is bounded on the south by the Stockton City limit.  The 
project site consists of six parcels (Assessor’s Parcels Numbers 16819010, 16819009, 16819008, 
16819007, 16819006, and a portion of 16817007) of land totaling approximately 65.8 acres.  The 
proposed project site is located in portions of Sections 12 and D, Township 1N, Range 6E, Mount 
Diablo Baseline and Principle Meridian, which is within the C. M. Weber Land Grant boundaries. 

The existing Weston Ranch residential subdivision is located north of the proposed project site 
(north of William Moss Boulevard) and also bounds a portion of the west side of the project site.  
Agricultural land is located adjacent to the southwest and southern portions of the project site.  

Regional access to the project site is provided by I-5 (French Camp Road and Downing Avenue 
off-ramps).  Local project access is provided by French Camp Road on the south and Manthey 
Road via Downing Avenue and William Moss Boulevard on the north. 
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General Project Description 

The EIR will provide a detailed assessment of environmental impacts related to the 
implementation of the project, which proposes development of the project site (Table 2) with 
large retail stores; in-line shops (located contiguously between large retail stores) retail pad 
stores; restaurants; fuel centers; and parking. A maximum of 710,000 square feet of retail uses is 
proposed for the overall site (including a potential 80,000 square feet of future uses for the 
Barkett Property).  The preliminary site plan is provided in Figure 4. Approximate building pads 
are shown for the first phase of development only. 
 

TABLE 2 

PROPOSED LAND USES 

Proposed Land Use Proposed Maximum Space Use 

Large Retail 500,000 square feet 

In-line Shops 100,000 square feet 

Retail Pads, including 2 fuel stations   60,000 square feet 

Restaurants   50,000 square feet 

  

 

The proposed project also includes the installation of all necessary infrastructure to serve the 
development.  It is anticipated that new (proposed) adjoining streets, existing streets within the 
project site, realigned streets, and utilities will be improved in conjunction with development of 
the project site, as required by adopted mitigation measures and/or conditions of approval by the 
City Department of Public Works, and in accordance with the Development Agreement.  The site 
plan and circulation plan (Figure 4) is preliminary and subject to revision/modification as part of 
the Use Permit and design review process.  Relevant improvements expected to be completed 
prior to or in conjunction with development of the proposed project include: 

 
•  Lighting for streets, parking, and other outdoor areas. 
 
•  Landscaping of the project site and street frontages. 
 
•  A sign program. 
 
•  Design of appropriate noise barriers adjacent to residences. 
 
•  Improvements to circulation and access to the site (see further discussion, below).   
 
•  Installation of off-street bikeways, curbs, gutters, and sidewalks in appropriate areas. 
 
•  Extension of sewer, water, and storm drain lines as required and in accordance with the Use 

Permit and Project Plan and Development Agreements for the Proposed Project, and 
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•  installation/relocation of electrical, telephone, natural gas, and other utilities in the project 
site. 

 

Proposed Access and Circulation 

Two street intersections would be located along the periphery of the proposed project site.  These 
are the intersections of French Camp Road and Manthey Road and French Camp Road and a new 
road (proposed) to be located along the west edge of the property.  The intersection of William 
Moss Boulevard and Manthey Road is located approximately 1,700 feet north of the project site.  
Additional driveways will provide ingress/egress to the project site.  The proposed road along the 
west edge of the project site will be designated as a private internal service road.  Henry Long 
Boulevard will extend west from Manthey Road into the project site as a private road, and will 
terminate within the project site.  The proposed traffic circulation system and intersection and 
traffic control improvements will be in conformance with the City of Stockton General Plan, as 
amended, the Use Permit and Project Plan, and the Tentative Maps.  Project access located 
nearest to I-5 including three signalized intersections and a non-signalized access driveway along 
French Camp Road may also be subject to Caltrans approval and will be designed and located in 
coordination with the new interchange at French Camp Road and I-5 which is planned by 
Caltrans.  Descriptions of the major roadways are as follows: 

•  French Camp Road.  This existing road is located along the south edge of the project site 
and intersects with I-5 off-ramps, and Manthey Road.  The proposed road, located along 
the southwest edge of the project site would also intersect French Camp Road.  French 
Camp Road would be widened and other improvements would be made in accordance with 
the City of Stockton General Plan, as amended, the Use Permit and Project Plan, the 
Tentative Maps, and in coordination with the French Camp Road and I-5 Interchange 
improvements planned by Caltrans. 

•  Manthey Road/Frontage Road.  Manthey Road/Frontage Road located along the east 
edge of the project site is to be realigned following completion of traffic studies.   

•  Manthey Road.  This existing north-south road is located along the east edge of the project 
site and connects French Camp Road on the south with William Moss Boulevard to the 
north and also with Downing Avenue further to the north.  Manthey Road also intersects 
with Henry Long Boulevard.  Manthey Road is to be relocated through the project site.  
The relocated Manthey Road/Frontage Road will become a private, non-exclusive access 
easement from the northern edge of the project site to French Camp Road and the southern 
leg of the frontage road shall be realigned to meet the access easement (Figure 4). 

•  Henry Long Boulevard.  This existing road bisects the project site in an east-west 
direction, and connects Manthey Road with McDougald Boulevard.  Henry Long 
Boulevard is proposed to be abandoned on the west side of the project area in correlation 
with adjacent development occurring to the west of the project site.  Henry Long Boulevard 
will extend west from Manthey Road into the project site as a private road, and will 
terminate within the project site. 

•  Proposed Road along the west edge of the project site.  This proposed road would 
extend north from French Camp Road along a portion of the west edge of the project site, 
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providing access points to the west side of the project site.  The proposed road would be 
designated as an internal service and access road. 

•  William Moss Boulevard.  This existing road is located approximately 1,700 feet north of 
the project site and intersects with Manthey Road, providing north access to the project site, 
including access from Downing Avenue/I-5 interchange to the north. 

•  Regional site access is provided by I-5 at the French Camp Road interchange and the 
Downing Avenue interchange.  Caltrans plans to reconfigure the existing off-ramps at 
French Camp Road.  The Caltrans project is not a part of the Proposed Project, but when 
completed, will provide improved access to the Proposed Project site. 

•  Besides the roads providing access to the project site (French Camp Road, the proposed 
road along the west edge of the project site, and William Moss Boulevard) circulation 
throughout the project site would be facilitated by Manthey Road. 

Project Site Boundaries 

The boundaries of the project site are shown in Figure 4.  The project site includes approximately 
65.8 acres bounded by Manthey Road on the east, vacant land zoned for residential uses on the 
north, French Camp Road on the south, and existing and planned residential development on the 
west. 

Existing Conditions 

The proposed project site consists of nearly flat agricultural land which is currently fallow.  The 
site has an elevation of between 10 and 15 feet above mean sea level (msl) that slopes gently 
toward the west/northwest.  The site contains two inhabited residences and two dilapidated and 
abandoned residences.  Several utility structures are located in the southern portion of the project 
site and along Manthey Road.  These include a storage tank, pump, pump shed, and several sets 
of low-voltage electrical distribution lines.  Numerous large valley oak, including heritage oaks, 
cottonwood, and walnut trees are also located within the project site.  An asbestos disposal site is 
located along the eastern boundary of the project site.  A drainage ditch, which flows north 
toward French Camp Slough, extends along the east edge of Manthey Road, outside the proposed 
project site. 

Existing conditions on land surrounding the site are as follows: 

•  Land to the west of the project site consists of an existing residential subdivision and fallow 
agricultural land where additional residential construction is planned. 

•  Land to the south of the project site consists of agricultural land located on the far side of 
French Camp Road. 

•  Land to the east of the site, between Manthey Road and the I-5 corridor, consists of vacant 
parcels zoned General Business and Single Family Residential.  On the opposite side of the 
I-5 corridor, the land consists of existing warehouses and light industrial uses. 

•  Land to the north consists of an approximately 35 acre parcel of vacant land zoned for 
residential uses.  Further north is an existing residential neighborhood. 
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General Statement Of Land Uses Proposed For The Project 

The City of Stockton General Plan map currently shows land use designations of low density 
residential and commercial for the project site (Figure 5).  As part of the proposed project, the 
applicant is requesting a General Plan amendment.  The applicant proposes to designate the site 
Commercial. 

The applicant also proposes to rezone the site.  The site is currently zoned RL residential, low 
density and CG Commercial, General (Figure 6).  The applicant proposes to rezone the site CL 
Commercial Large-Scale District. 

In re-zoning the project site to CL for the development of a commercial center, the applicant 
would adopt as its basic land use designations and standards those designations and standards set 
forth in the City’s General Plan, as amended, the City Zoning Ordinance, and other city land use 
ordinances and regulations, as such documents may be amended.  The General Plan, as amended, 
the Zoning Ordinance, the Use Permit with a Project Plan, the Tentative Maps, and other city land 
use ordinances and regulations would be utilized to establish the layout of the proposed streets 
and the layout of required infrastructure, design elements, operation restrictions, and project 
phasing to be incorporated into the proposed project.  Building standards will be in conformance 
with city land use and building ordinances and regulations.  It should be noted that the 
entitlements requested for the Barkett Property are limited to a General Plan Amendment and 
rezone at this time.  Specific uses and/or development plans have not been proposed for this 
property at this time. 

Conformity To The City Of Stockton General Plan 

The EIR will analyze the proposed project for consistency with the following pertinent Stockton 
General Plan goals and policies: 

Land Use Element 

Goal 1 

Insure that Stockton’s future growth will proceed in an orderly planned manner, thereby 
preventing urban sprawl and the wasteful use of land and promoting the efficient and equitable 
provision of public services. 

Related Policies: 
 
1. The General Plan shall designate an Urban Service Area at or beyond the existing City 

limits where City services and facilities will be available for extension upon annexation and 
where future urban development shall be in conformance with City Council adopted master 
utility and circulation plans. 
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SOURCE: City of Stockton, 2003; and ESA, 2005
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3. Future urban development adjacent to the City should occur within the City.  This requires 
that vacant unincorporated properties shall annex to the city prior to the provision of any 
City services. 

 
6. The city shall regulate the levels of building intensity and population density according to 

the standards and General Plan Diagram Designation stated in Section II (pages II-2 
through II-5 of the General Plan). 

 
7. The City will continue to apply the regulations and procedures of the zoning ordinance and 

will continue to utilize the environmental assessment and environmental impact review 
processes as methods to prevent and mitigate land use conflicts in the development review 
process. 

Goal 2 

Promote development and redevelopment within the City of those areas already served, or which 
may be readily served, by City services and facilities in order to maintain and revitalize the 
existing urban area. 

Related Policy: 
 
2. Vacant land already served by City services should receive development priority over 

vacant, unserved land. 
 

Goal 4 

Promote and maintain environmental quality and the preservation of agricultural land while 
promoting logical and efficient urban growth. 

Related Policies: 
 
1. The wasteful and inefficient sprawl of urban uses into agricultural lands surrounding the 

urban area should be avoided by regulating the location of urban uses through the Urban 
Growth and Overall Development policies to minimize the consumption of agricultural 
land and other open areas containing valuable natural resources or scenic beauty. 
 

2. Urban growth shall be geographically limited by such environmental hazards as flood 
vulnerability and unstable soil characteristics. 
 

3. Urban growth, particularly sensitive developments (i.e., homes, schools, hospitals) should 
avoid locating in areas which are subject to adverse environmental or noise impacts. 
 

4. Environmentally sensitive areas, such as the Delta, Oak Groves and areas of 
archaeological/historic value, should be preserved for the benefit of present and future 
generations. 

 
5. Storm water quality measures shall be undertaken to enhance to the maximum extent 

practicable the quality of the water in the sloughs, creeks and rivers in this area. 
 

Goal 5 

Promote the balanced growth and development of all geographic areas of Stockton. 
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Relevant Policy: 
 

1. Seek the revitalization of south/central Stockton including increased employment 
opportunities, expanded private investment, construction of new housing and the provision 
of various services to address existing social problems. 
 

City Concept and Design 

Goal 1 

Enhance the sense of community identity in Stockton. 
 
Related Policy: 
 
1. Encourage the development of identifiable boundaries for the City to maintain a sense of 

community identity.  The City should also consider the development of some type of 
“gateway” treatment at major entrances into the City. 
 

Goal 2 

Develop a balanced and complete community in terms of land use distribution and densities, 
housing types and styles, job opportunities and opportunities for social and cultural expression. 

Related Policy: 
 
2. Business and industry should be encouraged to provide job opportunities for members of 

Stockton’s work force. 
 

Commercial Land Use 

Goal 1 

Direct commercial development to areas where it is complementary to and compatible with 
surrounding land uses and will visually enhance the environment. 

Related Policies: 
 
1. Support the City’s growth in business and financial services while also reasserting 

Stockton’s historic role as a major retail center (this will help increase the proportion of 
local income invested and spent locally). 

 
3. The compatible integration of commercial and new residential uses shall be encouraged.  

Existing residential areas shall be buffered from new commercial uses through the 
provisions of the zoning code. 
 

4. Commercial areas shall be provided with frontage roads and/or access controls to reduce 
traffic congestion.  Landscaping and design controls should be utilized to create an 
aesthetically pleasing environment. 
 

8. Signing in commercial development shall be planned to complement rather than detract 
from its overall design or the design of its surrounding environment. 



Revised Notice Of Preparation Of An Draft Environmental Impact Report For The Weston Ranch Towne Center Project 

Weston Ranch Towne Center Project 16 ESA / 204152 
Revised Notice of Preparation / Initial Study November 15, 2005 

 
10. The integration of new residential uses in commercial areas (existing or new) shall be 

subject to Use Permit review to insure compatibility. 
 

Goal 2 

Encourage commercial facilities at locations that provide convenient service where their 
economic viability can be sustained. 

Related Policy: 
 
2. Clustering of commercial uses shall be encouraged and the splitting of commercial clusters 

or centers by roadways shall be discouraged. 
 

Streets and Highways 

Goal 1 

Develop a street and highway system which promotes the safe, efficient and reliable movement of 
people and goods. 

Related Policies: 
 
2. The street system shall provide at least two (2) independent access routes for all major 

developed areas. 
 
3. Significant trip generating land uses should be served by roadways adequate to provide 

vehicular access with a minimum of delay. 
 
4. The construction of new road systems or the expansion of existing streets shall consider the 

potential impacts on air quality, noise, and sensitive biological areas. 
 

Public Facilities 

Goal 1 

Provide public facilities and City services throughout the urbanized area. 

Related Policies: 
 
2. Capital improvements and facility needs generated by new development shall be financed 

by new development.  The existing community should not be burdened by increased taxes 
and fees or by lowered service levels to accommodate the needs created by new 
development.  Exceptions to this policy may be considered in an effort to encourage 
affordable housing. 
 

5. Development proposals shall be reviewed for their impacts on various infrastructure 
components (i.e., sewer, water, fire stations, libraries, streets) and should be required to 
provide appropriate mitigation measures if development reduces service levels. 
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Water Facilities 

Goal 1 

Conserve groundwater and surface water resources in order to ensure sufficient supplies of good 
quality water. 

Related Policies: 
 
3. All urban development shall be served by a sanitary sewage system to avoid possible 

contamination of groundwater from septic systems. 
 
4. The use of Best Management Practices for the reduction of pollutant in urban runoff shall 

be encouraged within the storm drainage system in order to reduce the amount of pollutants 
entering surface water resources. 

 
7. Encourage and support water conservation measures by all City water users. 
 
10. The City shall require preparation of detailed watershed drainage plans for those areas 

identified in the City of Stockton Drainage Infrastructure Plan.  These plans should be 
completed before development occurs in the areas and shall identify required drainage 
improvements and costs.  The watershed drainage plans shall include Best Management 
Practices which will reduce pollutants in urban runoff to the maximum extent practicable. 

 
12. The City will comply with the requirements of the Clean Water Act with the intent of 

minimizing the discharge of pollutants into surface waters. 
 
 

Fire Safety 

Goal 1 

Incorporate fire safety precautions in existing urbanized areas and in planning for new 
development. 

Related Policies: 
 

1. Protection from fire hazards shall be a consideration in all planning, regulatory and capital 
improvement programs. 

 
3. Locate and maintain fire stations according to fire service area standards and maintain the 

water supply system necessary to provide the required water flow for fire fighting purposes. 
 
4. New development shall provide adequate access for emergency vehicles, particularly 

firefighting equipment, as well as provide evacuation routes. 
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Natural and Cultural Resources Element 

Goal 1 

Guide urban development toward vacant or under-used land within the urbanized area and direct 
new growth toward contiguous lands to protect agricultural lands and other open spaces used for 
the managed production of resources from premature urban development. 

Related Policies: 
 
1. Existing agricultural soils capable of producing a wide variety of valuable crops shall be 

retained in agricultural use until the time that such soils are needed for logical urban 
expansion. 

 
2. Land use decisions shall consider the proximity of industrial and commercial uses to major 

residential areas in order to reduce commuting. 
 

Goal 5 

Actively contribute to the solution of local and regional air quality problems. 

Related Policies: 
 
2. Review proposed development for both local and regional air quality impacts. 
 
3. Assist project applicants in understanding and meeting the air quality mitigation 

requirements established by the San Joaquin Valley Air Pollution Control District. 
 

Open Space 

Goal 1 

Preserve and enhance open space areas for the preservation of natural resources including plant 
life, habitat for fish and wildlife species, ecologically sensitive areas, and historic and cultural 
resources. 

Related Policies: 
 
4. Significant wildlife and natural vegetation areas shall be protected and preserved for 

environmental, educational and research purposes. 
 
5. Seek to preserve existing Valley Oak trees which are healthy. 
 
6. Continue to recognize and preserve Stockton’s historical and cultural resources. 

 
 

Goal 3 

Retain in open space use any lands too hazardous for development to promote public health and 
safety. 
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Related Policy: 
 
1. Areas not protected from 100-year floods shall not be urbanized due to public safety 

concerns. 
 

Seismic and Other Geologic Hazards 

Goal 1 

Protect the community from the hazards of expansive soils, seismic dangers and other geologic 
activity. 

Related Policy: 
 
2. Structures utilized by large numbers of people (i.e., schools, hospitals, theaters, larger 

office buildings, hotels, large apartment complexes) shall be designed to minimize the 
damage caused by the most severe probable earthquake. 

 
3. Major public facilities (i.e., treatment plants and pumping stations, major communication 

lines and terminals, evacuation routes) and emergency/disaster facilities (i.e., police and 
fire stations, ambulance services) shall be designed to withstand the most severe probable 
earthquake and remain operational. 
 

Flood Hazards 

Goal 1 

Protect the community from the risk of flood damage. 

Related Policy: 
 
1. New urban development shall be approved only when the developer shows it to be 

protected from “100-year” floods. 
 

Noise Goals and Policies 

Goal 1 

Protect the Citizens of the Stockton Planning Area from the harmful and annoying effects of 
exposure to excessive noise. 

Goal 2 

Protect the economic base of the Stockton Planning Area by preventing incompatible land uses 
from encroaching upon areas with existing noise-producing uses. 

Related Policies: 
 
2. The compatibility of proposed projects with existing and future noise levels due to traffic 

on public roadways, railroad line operations and aircraft in flight shall be evaluated. 
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6. Noise produced by commercial uses shall not exceed 75 A-weighted decibel (dBA) day-

night average sound level (Ldn) or Community Noise Equivalent Level (CNEL) at the 
nearest property line. 
 

8. Exceptions to the noise standards for commercial and industrial uses may be granted only if 
a recorded noise easement is conveyed by the affected property owners. 
 

9. Enforce the State Noise Insulation Standards (California Administrative Code, Title 24) 
and Chapter 35 of the Uniform Building Code. 

 
 

Environmental Impacts to be Analyzed in the EIR 

The City of Stockton has reviewed the Initial Study prepared for the Proposed Weston Ranch 
Towne Center Project and has determined that the following resource areas shall be addressed in 
the EIR: 

Aesthetics 

The EIR will analyze proposed project impacts on adjacent residential areas from introduction of 
additional light sources and changes in the existing visual character of the area.  The EIR will 
address whether the project will have a substantial adverse effect on scenic resources. 

Air Quality 

The EIR will analyze short term impacts on air quality associated with grading and construction.  
The EIR will analyze long term impacts associated with project operation and vehicle emissions 
from proposed land use and circulation changes.  The analysis will address the extent to which 
the project will conflict with or obstruct the implementation of the applicable air quality 
attainment plan.  The analysis will address the extent to which project-related emissions will 
violate any air quality standard, or contribute to an existing or projected air quality violation.  The 
EIR will analyze whether the project will contribute to an exposure of sensitive receptors to 
substantial pollutant concentrations (e.g., high concentrations of carbon monoxide due to traffic 
congestion).  The EIR will address the extent to which the project will contribute to cumulatively 
significant air quality emissions.  Emissions from stationary sources are expected to be negligible 
because the uses proposed for the site do not generate such emissions.  The uses at the site are not 
anticipated to create objectionable odors affecting a substantial number of people. 

Biological Resources 

The EIR will describe on-site biological resources.  Potential impacts on resources such as rare, 
threatened, or endangered species and species habitat, including wetlands or other sensitive 
natural community, will be discussed in the EIR.  The EIR will analyze impacts from direct 
disturbance and destruction of habitat associated with construction, from hydrological changes, 
and from long-term project operation.  The EIR will analyze the extent to which the project is 
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consistent with policies or ordinances addressing biological resources including the San Joaquin 
County Multi-Species Habitat Conservation and Open Space Plan.  The EIR will analyze whether 
the project will interfere substantially with the movement of any native resident or migratory fish 
or wildlife species or with established wildlife corridors, or impede the use of native wildlife 
nursery sites. 

Cultural Resources 

The EIR will analyze potential impacts on historical and archaeological resources, 
paleontological resources, and human remains.  Impacts associated with grading, construction, 
and accidental discovery of buried resources will be identified. 

Geology and Soils 

The EIR will analyze whether the project will result in significant impacts with respect to geology 
and soils (e.g., erosion, seismicity). 

Hazards and Hazardous Materials 

The EIR will analyze potential project impacts on the public and the environment from hazardous 
materials, hazardous emissions, and safety hazards that currently exist and/or may exist as a result 
of project implementation. 

Hydrology and Water Quality 

The EIR will analyze potential project impacts from changes in existing drainage patterns, 
impacts on stormwater drainage systems from changes in runoff, and potential impacts on water 
quality.  The EIR will address potential impacts associated with flooding. 

Land Use and Planning 

The EIR will analyze the Proposed Project’s impact on and compatibility with any applicable 
land use plans, policies, and zoning, and any conflicts with a habitat conservation plan or natural 
community conservation plan.  The project will not physically divide an established community 
because it is located adjacent to an existing highway (I-5), and is not located between two 
established communities. 

The EIR will also analyze the Proposed Project’s social and economic impacts to the City, and 
will consider both short term construction-related changes and long term changes in retail 
spending.  The impact analysis will analyze impacts on existing businesses and the community, 
impacts on employment, impacts on housing and primary services, and fiscal impacts to the City. 



Revised Notice Of Preparation Of An Draft Environmental Impact Report For The Weston Ranch Towne Center Project 

Weston Ranch Towne Center Project 22 ESA / 204152 
Revised Notice of Preparation / Initial Study November 15, 2005 

Noise 

The EIR will identify noise impacts associated with project grading and construction, traffic 
generated by the proposed project, and from long term operation of proposed facilities.  The EIR 
will analyze the extent to which noise levels on the site will comply with applicable City 
standards. 

Population and Housing 

The EIR will analyze potential housing demand and population growth inducement resulting from 
construction of the project and operation of new businesses. 

Public Services and Utilities 

The EIR will analyze potential impacts on City services including fire and police protection, 
schools, parks, and other public facilities.  Potential impacts on wastewater treatment facilities 
and capacity, water supply facilities and capacity, stormwater drainage capacity, and solid waste 
and landfill capacity will be analyzed in the EIR.  The EIR will include information provided by 
the water purveyor in accordance with Senate Bill 610. 

Transportation/Traffic 

The EIR will analyze transportation and traffic impacts from increased traffic generated by the 
Proposed Project, impacts from project access, parking, and circulation, and potential operational 
impacts of the proposed project on French Camp Road and the future planned interchange and 
ramps at I-5.  The EIR will also analyze potential impacts of the proposed project on the existing 
French Camp Interchange ramp operations in the interim without the planned new interchange.  
The analysis will address traffic safety hazards.  The analysis will also address traffic levels of 
service at appropriate intersections and roadway segments, on both a project-specific and 
cumulative basis, and will evaluate the necessity for six access points to serve the project site, as 
proposed. 

Further Analysis of Impacts 

The EIR will identify potentially significant adverse impacts of the Weston Ranch Towne Center 
Project and feasible measures to mitigate project impacts.  A draft of the EIR is expected to be 
circulated for public comment in January 2006. 

The EIR will also analyze growth-inducing and cumulative impacts. 

The EIR will also identify and analyze alternatives to the project.  The analysis will include the 
No-Project/No-Build Alternative (assuming the existing environmental setting remains and the 
site is undeveloped).  The analysis will include the No-Project/Existing Entitlements Alternative 
(assuming the site is developed in accordance with existing zoning and General Plan 
designations).  Other alternatives may include alternative location(s), phasing, and/or an 
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alternative density.  The City welcomes input regarding other alternatives that should be 
analyzed.  The EIR will also include a description of alternatives considered but not analyzed in 
detail. 

The EIR will analyze the impacts of the project in the context of cumulative impacts.  The 
cumulative impact analysis will consider the project’s contribution to impacts caused by the 
project, together with other reasonably foreseeable development in the vicinity. 

The EIR will address the extent to which the project may have economic or social effects that, in 
turn, may cause significant physical environmental effects.  (CEQA Guidelines, § 15064, subd. 
(e).) 

The EIR will address whether the project will result in impacts for which the City must adopt a 
“mandatory finding of significance” under CEQA Guidelines section 15065. 
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CITY OF STOCKTON 
ENVIRONMENTAL INFORMATION AND INITIAL STUDY FORM 

(Pursuant to Cal. Code of Regulations, Title 14, Sections 15063–15065) 
 

 
INITIAL STUDY FILE NO:  ___________ 
 
EIR FILE NO:         5-04         
 
INITIAL STUDY FILING DATE:      1-14-05        

LEAD AGENCY 

City of Stockton 
Community Development Dept. 
Planning Division 
345 North El Dorado Street 
Stockton, CA  95202-2306 
(209) 937-8598 

 
Note: The purpose of this document is to describe the project, its environmental setting, any potentially significant adverse 

environmental impacts which may be caused by the project or which may affect the project site and/or surrounding 
area, and any mitigation measures which will be incorporated into the project.  Please complete all applicable portions 
of Section A (General Information/Project Description) and as much of Section B (Project Site Characteristics) as 
possible.  If a question is not applicable, then, respond with “N/A.”  After completing Sections A and B, please sign the 
certification following Section B and attach any supplemental documentation and exhibits as deemed necessary.  The 
completed form and applicable fees should be filed at the above-noted Lead Agency address. 

 
 PLEASE  TYPE  OR  PRINT  IN  DARK  INK. 
 
A. GENERAL INFORMATION/PROJECT DESCRIPTION (Completed by Applicant) 

 
1. Project Title: Weston Ranch Towne Center   

2. Property Owner(s): Various    

 Address:  Various       Zip    Phone      

3. Applicant/Proponent: Vestar Development Company   

Contact Person: Jeffrey M. Axtell    

Address:  7575 Carson Boulevard, Long Beach, CA   Zip  90808  Phone  (562) 938-1722 

4. Consulting Firm: Environmental Science Associates              Contact Person:  Laurie Warner Herson  

 Address:  8950 Cal Center Drive, Building 3, Suite 300, Sacramento, CA  Zip  95826 

 Phone  (916) 564-4500  

5. Project Site Location: 

a. Address (if applicable) or Geographic Location:  The Weston Ranch Towne Center Project Area consists of 65.8 
acres and is located west of Manthey Road and Interstate 5 (I-5), north of French Camp Road, and east of 
McDougald Boulevard and the existing Weston Ranch subdivision.  The Proposed Project is located within the City 
of Stockton and is bounded to the south by the Stockton City Limit.  The Proposed Project site is located in portions 
of Sections 12 and D, Township 1N, Range 6E, Mount Diablo Baseline and Principle Meridian, which is within the C. 
M. Weber Land Grant boundaries. 

 

b. Assessor’s Parcel Number(s): 16819010, 16819009, 16819008, 16819007, 16819006, and a portion of 
16817007. 

 
c. Legal Description [Attach metes and bounds (bearings and dimensions) description and corresponding 

map(s) or list existing lots of record from recorded deed]: See Attachment I. 
 

6. General Project Description:  (Describe the whole action, including later phases of the project and any secondary, 
support, or offsite features necessary for its implementation.  Attach additional sheets if necessary.) 
The Weston Ranch Towne Center Project involves the rezoning (Z-13-04)the project site to CL, Commercial Large-Scale; a 
General Plan Amendment (GPA 10-04); issuance of a Use Permit with a Project Plan (UP 89-04); Development 
Agreements (DA 8-04); Tentative Maps (TM 44-04); and development of the project site with commercial retail space (up to 
710,000 square Feet). Proposed land uses include large retail stores; in-line shops (located contiguously between large 
retail stores), retail pad stores; restaurants; fuel centers; and parking. 
 
The Proposed Project would also include installation of all necessary infrastructure to serve the development.  It is 
anticipated that new (proposed) adjoining streets, existing streets within the Project Area, and utilities will be improved in 
conjunction with development of the project site, as required by adopted mitigation measures and/or conditions of approval 
of the Tentative Map, and in accordance with the Use Permit and Project Plan.  Relevant improvements expected to be 
completed prior to or in conjunction with development of the Proposed Project include: 
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•  Lighting for streets, parking, and other outdoor areas. 
 

•  Landscaping of the project site and street frontages. 
 

•  Design of appropriate noise barriers adjacent to residences. 
 

•  Realignment of Manthey Road.  Manthey Road is to be relocated through the project site.  The relocated Manthey 
Road will become a private, non-exclusive access easement from the northern edge of the project site to French 
Camp Road and the southern leg of the frontage road shall be realigned to meet the access easement on French 
Camp Road. 

 
•  Alteration of Henry Long Boulevard.  Henry Long Boulevard is proposed to be abandoned on the west side of the 

Project Area in correlation with adjacent development occurring to the west of the project site.  Henry Long 
Boulevard will not continue through the Project Area. 

 
•  Improvement of circulation system and roadways, including, but not limited to, widening French Camp Road, 

construction of a new north-south private road along the southwest edge of the project site which will serve as an 
access and service road, and intersection and traffic control improvements.  The proposed traffic circulation system 
in the project site will be in conformance with the City of Stockton General Plan, as amended, Development 
Agreements and the Tentative Maps. 
 

•  Installation of streetlights, landscaping, signs and signals in appropriate areas. 
 

•  Installation of off-street bikeways, curbs, gutters, and sidewalks in appropriate areas. 
 

•  Extension of sewer, water, and storm drain lines as required and in accordance with the Tentative Map, Development 
Agreements and Use Permit with Project Plan for the Proposed Project, and installation/relocation of electrical, 
telephone, natural gas, and other utilities in the project site. 

 
7. Applications Currently Under City Review:  General Plan Amendment application, rezoning application, Tentative Maps 

application, Development Agreements, and Use Permit with a Project Plan are currently under City review. 
 
 File Number(s):  GPA 10-04, Z-13-04, DA8-04, TM 44-04, UP89-04. 
 
8. Other permits/reviews required by the City, County, State, Federal or other agencies for project implementation: 

 
Agency: Permits/Reviews: 
City of Stockton Building Permits          
City of Stockton Water, Sewer, Storm, and Roadway Improvement Plans and Encroachment Permits  
City Parks and Rec. Dept. Removal of Oak Trees per Municipal Code Section 5-037 et seq.    
RWQCB/SWRCB Well Destruction Permits         
RWQCB/SWRCB National Pollutant Discharge Elimination System (NPDES) General Construction Permit  
Other permits, as needed, to proceed with the planned development        

 
9. Describe proposed General Plan (GP) amendments and/or prezoning/rezoning (Zoning) requests, if applicable: 
 
 Existing GP DesignationProposed GP DesignationAcres Existing Zoning Proposed Zoning  Acres 
 Commercial   Commercial    CG   CL   +/-6.0 
 Low-Medium Residential  Commercial    RL   CL   +/-60.0 
 
10. Describe any site alterations which result from the Proposed Project:  (Address the amount and location of 

grading, cuts and fills, vegetation/tree removal, alterations to drainage, removal of existing structures, etc.) 
 The Proposed Project involves the development for commercial use of approximately 65.8 acres of currently vacant 

agricultural land.  Structures scheduled to be removed include two residences, two abandoned buildings, and a utility shed 
located on Henry Long Boulevard.  Other features that would be altered and/or removed are a storage tank and pump, and 
low-voltage Pacific Gas and Electric (PG&E) power lines.  Trees at various locations throughout the Proposed Project site 
would be removed, including those south of Henry Long Boulevard, and along the west side of Manthey Road.  These trees 
include valley oak, cottonwood, and walnut.  Grading, fill, and compaction will be conducted as necessary to prepare the 
site for construction.  Removal of asbestos is needed along the west side of Manthey Road.   

 
 

11. Specific project description/operational characteristics: 
 a. Describe proposed commercial, industrial, institutional, and recreational uses (all non-residential uses): 
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 The proposed Weston Ranch Towne Center is planned as a commercial development including large retail space, in-
line shops, retail pads, restaurants, and fuel centers. 

 
      Site  Structure Required Parking 

(1) Proposed Land Use(s) Zoning Acreage Sq. Ft. Parking Provided 
 Large Retail CL  Max. 500,000 To be determined    
 In-Line Shops CL  Max. 100,000 To be Determined    
 Retail Pads, including fuel stations CL  Max. 60,000     
 Restaurants CL  Max. 50,000     
  

Additional information regarding specific site acreages and parking demand and supply will be provided in the 
Environmental Impact Report (EIR). 

 
(2) Describe project phasing (location/timing):  The Weston Ranch Towne Center is scheduled to be completed 

in a two phase with construction of the first phase beginning in early 2006 and continuing through September of 
2006. There is no current schedule for development of the second (Barkett Property) phase. 

 
(3) Days/Hours of operation:    ;  Work shifts per day:    
 Additional information regarding the hours of operation and work shifts will be provided in the EIR. 
 
(4) Total number of employees:           ;  Number of employees per work shift:      
 Additional information regarding the number of employees will be provided in the EIR. 
 
(5) Number of company vehicles/trucks:    
 Additional information regarding the number of company vehicles will be provided in the EIR. 
 
(6) Estimated number of vehicle trip ends (TE) per day generated by project:  Trucks ___ TE/Day; Passenger 

Vehicles, ___ TE/Day;  Total, ___ TE/Day. 
 Additional information regarding the number of daily vehicle end trips will be provided in the EIR. 
 
(7) Estimated maximum number of TE / Day based on General Plan Designation:  TE / Day, and / or 

Proposed Zoning:     TE/Day. 
 Additional information regarding the number of TE/Day and the General Plan Designation will be included in the 

EIR. 
 
(8) Will land use-related noise produced on site exceed adopted noise standards (i.e.,: 45 Leq dB during 

nighttime or 55 Leq dB during daytime hours at nearest residential property line; 75 Lmax dB at nearest 
commercial property line; and/or 80 Lmax dB at nearest industrial property line)? 

 Yes    X      No         If yes, describe sources and levels of noise: 
 Noise analysis and/or monitoring will be conducted for the Proposed Project site as a part of the EIR analysis.  

Operational (commercial) related noise is not likely to exceed the adopted standards.  However, short-term 
construction-generated noise may exceed established property line noise thresholds.  Additional information 
regarding noise generation and standards will be included in the EIR. 

 
(9) Other operational or design characteristics:  None. 

 
b. Describe Proposed Residential Land Uses:  [Check (✔ ) or specify applicable types] 

Conventional 1-F__, 2-F__, or 3-F__; PURD __; Condominiums __; Townhouses __ Apartments __; 
Dormitory/Rooming/Boarding Houses  _; Elderly Apartments __; Residential Care Facility __; 
Employee Housing __; Mobile Homes __; Motel/Hotel/B&B; Extended Stay/Single Rm. Occupancy 
Facilities; Other ___ 
No residential land uses are proposed. 
 
(1) Residential Land Use Summary: (3 plausible development scenarios) 
 Type of Unit   Zoning   Acreage   Proposed Units   Units/Acre   Max.Units Allowed Max.   Density 
 Not applicable. 
(2) Describe Project Phasing:  Not applicable. 
 
(3) Population Projection for Proposed Project:  Not applicable. 
 
 Projected Population Density (Persons/Unit):  Not applicable. 
 
(4) Student Generation Projected for Proposed Project:  Not applicable. 
 
 Projected Student Density (K-12 Students/Unit):  Not applicable. 
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(5) Estimated total number of vehicle trip ends (TE) per day generated by Proposed Project: 
Not applicable. 

 
(6) Estimated maximum number of TE/Day based on proposed General Plan Designation:    TE/Day, 

and/or Proposed Zoning:       TE/Day:  Not applicable. 
 

12. Will the project generate any substantial short-term and/or long-term air quality impacts, including 
regional/cumulative contributions?  Yes    X     No  ___.  If so, estimate the type and amount of emissions below 
(e.g., tons per year of PM10, ROG, Nox, and CO): 

 
a. Construction Emissions:  Additional information regarding the quantity of construction-related emissions generated 

by the Proposed Project will be included in the EIR. 
 
b. Stationary Source Emissions:  Additional information regarding the quantity of stationary source emissions 

generated by the Proposed Project will be included in the EIR. 
 
c. Mobile Source Emissions:  Additional information regarding the quantity of mobile source emissions generated by 

the Proposed Project will be included in the EIR. 
 
B. PROJECT SITE CHARACTERISTICS  (Completed by Applicant and/or Lead Agency, as applicable): 
 

1. Total site acreage (Ac.) (or) square footage (S.F.):  The site measures approximately 65.8 acres in area.  Proposed 
commercial uses within the Weston Ranch Towne Center are not to exceed 710,000 square feet. 

 
2. Ex. General Plan Designations Acres  Ex. Zoning (City or County) Acres 

Low-Medium Density Residential +/- 60.0     RL (City)  +/- 60.0  
Commercial +/- 6   CG (City)  +/- 6   
 

3. Identify and describe any specific plans, redevelopment areas, and/or other overlay districts/zones which are 
applicable to the project site:  NA. 

 
4. Identify existing on-site land uses and structures:  The majority of the Project Area consists of fallow, recently disked 

agricultural fields.  An asbestos disposal site is located along the east side of the project site.  Two residences, several 
dilapidated buildings, and a utility shed are also located on site. 

 
5. Prior land uses if vacant:  N/A. 
 
6. Describe any on-site and adjacent utility/infrastructure improvements and right-of-ways/easements: 
        Extension of existing water, sewer, and drainage infrastructure will occur under the Proposed Project.  Currently these 

utilities are limited to pipelines located along Henry Long and Manthey Roads.  Electrical lines located along Manthey 
Road, Henry Long Boulevard, and the interior of the site will be removed and/or relocated. A fiber-optic conduit located 
within the Manthey Road right-of-way may need to be relocated. Other improvements will include the extension of 
telephone and gas lines, and the addition of landscaping and lighting. Improvements to various roadways and intersections, 
may include:  realignment of Manthey Road, abandonment of portions of Henry Long Boulevard, improvements to French 
Camp Road, and the construction of a new north-south road along a portion of the west edge of the project site. 

 
7. Adjacent land uses, zoning and General Plan designations: 
Adjacent Uses: Zoning (City or County): General Plan Designations: 
East:  Commercial, general; Freeway, Industrial, Open Space City:  CG, UNZ and IL Commercial, Industrial 
West:  Residential, low density City:  RL Low-Medium Density Residential 
North:  Low-Medium Residential, High Density Residential City:  RL, RH High Density Residential 
South:  Agriculture County:  Agriculture Agriculture 
 
8. If site contains at least ten (10) acres of undeveloped and/or cultivated agricultural land, complete the following: 

 
a. Is the land classified as “Prime Farmland” and/or “Farmland of Statewide Importance” (as identified on the 

San Joaquin County “Important Farmland Map”)?  Yes      X       No    
b. Is the site under a Williamson Act Land Conservation Contract?  Yes ___   No     X  
c. If the site is under contract, has a “Notice of Non-Renewal” been filed? 
 Yes ___   No ___   If yes, when will the contract expire?   Date:  __________________ 
 

9. Describe important on-site and/or adjacent topographical and water features: 
On-Site:  None. 
 
Adjacent:  A drainage ditch runs south from French Camp Slough along the eastern side of Manthey Road, outside of 
the Proposed Project site. 
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10. Describe any important on-site and/or adjacent vegetation/wildlife habitat: 

On-Site:  Various large trees, including, cottonwood, oak (including heritage oaks) and walnut, are located throughout 
the project site; to the east along both sides of Manthey Road, and to the south of Henry Long Boulevard in the vicinity of 
the houses and structures.  The trees provide potential nesting habitat for raptors including Swainson’s hawks.  Ground 
squirrel burrows are found at the bases of some of these trees and could be used by burrowing owls.  The open disked 
fields provide foraging habitat for various bird species. 

 
11. Describe any general and special status wildlife species known to inhabit the site or for which the site provides 

important habitat:  A pair of Swainson’s hawks with fledglings is nesting in the existing residential area northwest of the 
Proposed Project site, and using the site’s open fields to forage.  The project site provides potential habitat for several 
other species, including but not limited to:  giant garter snake, burrowing owl, and valley elderberry longhorn beetle.  
Surveys for these species have not yet been conducted.  Additional information regarding special-status species will be 
included in the EIR. 

 
12. Identify and describe any significant cultural resources on or near the site (attach a “Records Search,” “Site 

Survey,” and/or other documentation, if applicable):  No archaeological resources were identified in the Proposed 
Project Area as a result of a cultural resources records search conducted at the Central California Information Center.  
However, the entire Proposed Project Area has not been surveyed for the presence of archaeological resources.  The 
analysis conducted for the EIR will include cultural and historical resource surveys of all portions of the project site that 
have not already been inspected.  Any identified archaeological sites will be recorded on standard site record forms and 
discussed in the EIR. 

 
13. Identify and describe any on-site or nearby public health and safety hazards or hazardous areas (attach a 

“Preliminary Site Assessment” and/or “Remediation Plan,” if applicable):  The Phase 1 Environmental Assessment 
prepared for the Project Area identified an asbestos disposal site located along the east side of the Proposed Project 
site.  This and other hazardous material issues will be addressed in the EIR. 

 
14. Identify and describe any potentially hazardous geologic/soil conditions:  N/A. 
 
15. Is any portion of the site subject to a 100-year flood?  Yes       No    X    If so, what flood zone? 
 
16. Identify and describe, below, any existing and/or projected on-site ambient noise levels which exceed adopted 

noise standards (plot noise contours on proposed tentative maps or on a site plan for the project, if applicable): 
Additional information regarding noise levels generated by the Proposed Project will be included in the EIR. 
 
a. Do on-site ambient noise levels from existing land uses (locally regulated noise sources) located on-site 

or off-site exceed adopted noise standards?   Yes  X    No ___.  If so, describe:  Noise from I-5 may exceed 
adopted exterior noise standards and will be identified and addressed in the EIR. 

 
b. Does or will transportation-related noise exceed 60 dB Ldn at any exterior location or 45 dB Ldn at any 

interior location?  Yes  X    No ___.  If so, describe:  See a. above. 
 

17. Indicate by checking (✔ ) whether the following public facilities/infrastructure, utilities, and services are presently 
or readily available to the project site and whether the Proposed Project can be adequately served without 
substantial improvements or expansion of existing facilities and services.  If new or expanded/modified facilities 
or services are necessary, explain below. 
  Yes No N/A 
a. Water supply/treatment facilities    X*                     . 

b. Wastewater collection/treatment facilities    X                     . 

c. Storm drainage, flood control facilities    X                     . 

d. Solid waste collection/disposal/recycling services    X                     . 

e. Energy/communication services    X                     . 

f. Public/private roadway and access facilities    X                     . 

g. Public/private parking facilities             X            . 

h. Other public/private transportation services    X                     . 

 (public transit, railway, water or air transport, etc.) 

i. Fire and emergency medical services    X                     . 

j. Police/law enforcement services    X                     . 

k. Parks and recreation services                     X   . 

l. Library services                      X   . 

m. General government services                      X   . 
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n. School facilities                     X   . 

Explanation(s):  The Proposed Project will included parking facilities to service the Weston Ranch Towne Center.  
Parking supply and demand will be addressed in the EIR.  *A water supply assessment will be required and will be 
addressed in the EIR.  At this time, however, it is assumed that adequate water is available to serve the project and 
connections will be made to existing water infrastructure in the area. 

 
SIGNATURE (Completed by Owner or Legal Agent) 
 
I certify, under penalty of perjury, that the foregoing is true and correct and that I am (check one): 
 
 Legal property owner (owner includes partner, trustee, trustor, or corporate officer)  
     X Owner’s legal agent, authorized project applicant, or consultant (attach proof of consent to file on owner’s behalf) 

 
 
          November 15, 2005    
(Signature)    (Date) 
 
Laurie Warner Herson;  Director, Environmental Science Associates         
(Type or Print Name and Title) 
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C. ENVIRONMENTAL SIGNIFICANCE CHECKLIST  (Completed by Lead Agency or Authorized Consultant -- Check (✔ ) 
Responses and Provide Supporting Documentation and References, as applicable]:) 
 
•  In completing this Checklist, the Lead Agency shall evaluate each environmental issue based on the preceding 

Sections A and B of this Initial Study and shall consider any applicable previously-certified or adopted 
environmental analysis.  The decision as to whether a project may have one or more significant effects shall be 
based on substantial evidence in light of the whole record before the Lead Agency.  All answers must take into 
account the whole action involved, including offsite as well as onsite, cumulative as well as project-level, indirect 
as well as direct, and construction as well as operational impacts. 

 
•  Following each section of this Checklist is a subsection to incorporate environmental documentation and to cite 

references in support of the responses for that particular environmental issue.  A brief explanation is required for 
all answers except “No Impact” answers that are adequately supported by the information sources the Lead 
Agency cites (in parentheses) at the end of each section.  This subsection provides (a) the factual basis for 
determining whether the proposal will have a significant effect on the environment; (b) the significance criteria or 
threshold, if any, used to evaluate each question; and (c) the new or revised mitigation measures and/or 
previously-adopted measures that are incorporated by reference to avoid or mitigate potentially significant 
impacts.  Mitigation measures from Section D, “Earlier Analyses,” may be cross-referenced.  In addition, 
background and support documentation may be appended and/or incorporated by reference, as necessary.  This 
section is required to support a “Mitigated Negative Declaration.”  If an Environmental Impact Report (EIR) will be 
prepared, this section shall provide an “EIR Scope of Work” in order to focus on issues to be addressed in the 
Draft EIR. 

 
•  A “No Impact” answer is adequately supported if the referenced information sources show that the impact simply 

does not apply to projects like the one involved (e.g., the project site is not subject to flooding).  A “No Impact” 
answer should be explained if it is based on project-specific factors as well as general standards (e.g., the project 
will not expose sensitive receptors to pollutants, based on a project-specific screening analysis). 

 
•  Once the lead agency has determined that a particular physical impact may occur, the checklist answers must 

indicate whether the impact is “Potentially Significant,” “Less-than-Significant with Mitigation Incorporated,” or 
“Less-than-Significant.”  “Potentially Significant Impact” is appropriate if there is substantial evidence that an 
effect may be significant and mitigation measures to reduce the impact to a less-than-significant level have not 
been identified or agreed to by the project applicant.  If there are one or more “Potentially Significant Impact” 
entries upon completing the Checklist, an Environmental Impact Report (EIR) is required. 

 
•  The “Less-than-Significant with Mitigation Incorporated” category applies when revisions in the project plans or 

proposals made, or agreed to, by the applicant would avoid or mitigate the effect(s) of the project to a point where, 
clearly, no significant adverse environmental effect would occur.  The lead agency must describe the mitigation 
measures and briefly explain how they reduce the effect to a less-than-significant level.  Upon completing the 
Checklist, if there is no substantial evidence in light of the whole record before the Lead Agency that the project, 
as revised, may have a significant effect on the environment, then, a “Mitigated Negative Declaration” shall be 
prepared. 

 
•  The Checklist shall incorporate references to common or comprehensive information sources [e.g., the City’s 

General Plan, redevelopment plans, infrastructure master plans, zoning ordinance/development code(s), and 
related environmental documents, etc.] for potential regional (Citywide) and cumulatively considerable impacts.  In 
addition, any prior site-specific environmental documents and/or related studies (e.g., traffic studies, geo-
technical/soils reports, etc.) should be cited and incorporated by reference, as applicable.  Reference to a 
previously prepared or outside document should, when appropriate, include a reference to the page or pages 
where the statement is substantiated.  Referenced documents shall be available for public review in the City of 
Stockton Community Development Department, Planning Division, 345 N. El Dorado St., Stockton, CA. 

 
•  Supporting Information Sources:  A source list should be attached and other sources used and/or individuals 

contacted should be cited in the discussion. 
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ENVIRONMENTAL SIGNIFICANCE CHECKLIST 
  

 

 

 
Potentially 
Significant 
Impact 

 
 

 
Less-than-
Significant 
with 
Mitigation 
Incorporated 

 
 

 
Less-than- 
Significant 
Impact 

 
 

 
No 
Impact 

 
1. AESTHETICS – Would the project: 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
a. Have a substantial adverse effect on a scenic vista?       X 
 
b. Substantially damage scenic resources, including, but not limited 

to, trees, rock outcroppings, and historic buildings along a scenic 
highway? 

      X 

 
c. Substantially degrade the existing visual character or quality of 

the site and its surroundings? 
X       

 
d. Create a new source of substantial light or glare that would 

adversely affect daytime or nighttime views in the area? 
X       

 
 

Supporting Documentation/References Cited:  City of Stockton Community Development Department, Planning Division.  City of 
Stockton General Plan, Background Report, Adopted January 22, 1990. 
California Department of Transportation, California Scenic Highway Mapping System for San Joaquin County, accessed online at:  
http://www.dot.ca.gov/hq/LandArch/scenic_highways/index.htm on July 8, 2003. 
 
a. No scenic resources are identified in the City of Stockton General Plan in the vicinity of the Proposed Project site.  

ESA’s site visit conducted on June 19, 2003 confirmed a lack of scenic visual resources near the Proposed Project 
Area.  Views in and around the Proposed Project site consist of modern residential neighborhoods (to the north and 
west) and residential construction (to the west), of trees, recently graded fill, Manthey Road and the I-5 corridor to 
the east, and of agricultural fields, several residential and commercial structures, and a water tower to the south.  No 
impact is anticipated. 

 
b. No designated scenic highways are located in the vicinity of the Proposed Project site.  I-5, French Camp Road, 

William Moss Boulevard, and Manthey road are the major roadways servicing the Proposed Project Area.  None of 
these roads is designated as scenic by the Department of Transportation’s Scenic Highway Map for San Joaquin 
County.  No impact is anticipated. 

 
c. The existing visual character of the Proposed Project Area is defined by Manthey Road and the I-5 corridor to the 

east, fallow agricultural field to the north, modern residential neighborhoods to the northwest, and parcels of 
agricultural land interspersed with occasional residential commercial, and utility structures to the south.  The visual 
character of the proposed site is agricultural, comprised of recently tilled fields and scattered residences.  No large 
commercial development is currently visible from the Proposed Project site or adjacent areas.  Construction and 
operation of a large commercial development has the potential to degrade the visual character of the Proposed 
Project site, through the establishment of parking facilities, large commercial units, street lighting, etc.  This is a 
potentially significant impact that will be addressed in the EIR. 

 
d. Construction and operation of the proposed Weston Ranch Towne Center will involve new sources of lighting and/or 

glare with the potential to affect day and nighttime views in the area.  During construction, any night-time work would 
require external lighting.  Operation of the completed development would require lighting of both commercial 
buildings and parking structures for safety purposes.  This is a potentially significant impact that will be addressed in 
the EIR. 
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2. AGRICULTURAL RESOURCES – In determining whether impacts 

on agricultural resources are significant environmental effects, 
lead agencies may refer to the California Agricultural Land 
Evaluation and Site Assessment Model (1997) prepared by the 
California Department of Conservation.  Would the project: 

       

 
 a. Convert Prime Farmland, Unique Farmland, or Farmland of 

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

X       

 
b. Conflict with existing zoning for agricultural use or conflict with a 

Williamson Act contract? 
      X 

 
c. Involve other changes in the existing environment that, due to 

their location or nature, could result in conversion of Farmland to 
non-agricultural use? 

      X 

 
Supporting Documentation/References Cited:  City of Stockton Community Development Department, Planning Division.  City of 
Stockton General Plan, Background Report, Adopted January 22, 1990 
California Department of Conservation, Farmland Mapping and Monitoring Map for San Joaquin County, 2000. 
Appraiser of the Day, San Joaquin County Assessor’s Office, personal communication, July 16, 2003. 
 
a. According to the Department of Conservation’s (DOC) Important Farmland Maps for San Joaquin County (2002 

Series), a vast majority of the project site is classified as prime farmland.  Implementation of the Proposed Project 
would convert all 59.68 acres of prime farmland to commercial use.  Based on the quality of farmland present on-site 
in conjunction with the tremendous growth pressures exerted on agricultural areas within San Joaquin County, the 
conversion of prime farmland to non-agricultural use is considered a potentially significant impact.  Unavoidable, 
cumulative environmental impacts resulting from conversion of agricultural land in the project site have been 
addressed in previous documents and have been considered and accepted through previous Statements of 
Overriding Considerations in connection with the approval of Weston Ranch and/or the adoption of the Stockton 
General Plan. 

 
b. According to the San Joaquin County Assessor’s Office, all Williamson Act Contracts for parcels less than 10 acres 

have been cancelled.  None of the on-site parcels larger than 10 acres is under Williamson Act Contract.  No impact 
is anticipated. 

 
c.  The Project does not propose other changes which would result in farmland conversion.  No Impact is expected. 
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3. AIR QUALITY – When available, the significance criteria 

established by the applicable air quality management or air 
pollution control district may be relied upon to make the following 
determinations.  Would the project: 

       

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

X       
 
b. Violate any air quality standard or contribute substantially to an 

existing or projected air quality violation? 
X       

 
c. Result in a cumulatively considerable net increase of any criteria 

pollutant for which the project region is a nonattainment area for 
an applicable federal or state ambient air quality standard 
(including releasing emissions that exceed quantitative 
thresholds for ozone precursors)? 

X       

 
d. Expose sensitive receptors to substantial pollutant 

concentrations? 
X       

 
e. Create objectionable odors affecting a substantial number of 

people? 
      X 

 
Supporting Documentation/References Cited: 
 
a. Both construction and operation of the Proposed Project would increase the number of vehicle trips originating to 

and from the site.  Construction and grading activities also have the potential to generate substantial quantities of 
dust.  Such increases would conflict with the San Joaquin Ozone and PM-10 Attainment Plans in trying to reduce 
these types of emissions.  This is a potentially significant impact that will be discussed in the EIR. 

 
b. The site would require additional grading and compacting during the site preparation.  These activities have the 

potential to generate substantial amounts of fugitive dust, resulting in increases in local and regional PM-10 
emissions.  The close proximity of the proposed site to new residential areas could result in nuisance effects to 
adjacent residents during construction activities. 

 
 The Proposed Project would result in a substantial increase in the number of vehicle trips going to and coming from 

the project site.  The increase in vehicle trips would result in an increase in emissions of PM-10 and NOx and ROG 
(gases that are precursors to ozone formation).  Additionally, the increases in criteria pollutants would be 
cumulatively considerable and could impact the regions ability in acquire attainment status for currently 
nonattainment ozone and PM-10.  These are potentially significant impacts that will be addressed in the EIR. 

 
c. See b. above. 
 
d. Residential subdivisions like those in the existing Weston Ranch vicinity are typically classified as potential sensitive 

receptors.  The Proposed Project has the potential to expose residents in the area to increased vehicle emissions 
(NOx, ROG, and PM-10).  Commercial use of the proposed development could also expose nearby residents to 
additional exhaust generated by idling vehicles at loading docks, and to fuel vapors released at gas stations.  This is 
a potentially significant impact that will be further addressed in the EIR. 

 
e. No odor-producing uses are proposed as part of the project.  No impact is anticipated. 
 
Calculations showing the quantitative increase in operational emissions, along with potential mitigation measures for the construction 
and operational phases will be discussed in the EIR. 
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4. BIOLOGICAL RESOURCES – Would the project: 

       

 
a. Have a substantial adverse effect, either directly or through 

habitat modifications, on any species identified as a candidate, 
sensitive, or special-status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

  X     

        
 
b. Have a substantial adverse effect on any riparian habitat or other 

sensitive natural community identified in local or regional plans, 
policies, or regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

      X 

 
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, marshes, vernal pools, coastal wetlands, etc.) 
through direct removal, filling, hydrological interruption, or other 
means? 

      X 

 
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? 

  X     

 
e. Conflict with any local policies or ordinances protecting biological 

resources, such as a tree preservation policy or ordinance? 
  X     

 
f. Conflict with the provisions of an adopted habitat conservation 

plan, natural community conservation plan, or other approved 
local, regional, or state habitat conservation plan? 

  X     

 
Supporting Documentation/References Cited:  San Joaquin County Multi-Species Habitat Conservation and Open Space Plan, 
November 14, 2000 (adopted December 7, 2000).  California Department of Fish and Game (CDFG) Natural Diversity Database, 2000. 
 
a. The project site is dominated by tilled agricultural land, but also contains the following features:  large trees located 

along the eastern boundary and near the structures on Henry Long Road, and an unlined drainage ditch west of I-5, 
outside the Proposed Project site, that runs north-south along Manthey Road, Ground squirrel (Spermophilus 
beecheyi) burrows occur under the trees throughout the property.  These features could provide suitable habitat for 
the following species identified as a candidate, sensitive, or special-status species: 

 
•  Swainson’s hawk (Buteo swainsoni).  Swainson’s hawks could nest in the large trees and could use the 

agricultural fields for foraging.  Swainson’s hawks and nests have been identified in and immediately adjacent to 
the project site.  The Proposed Project could have direct or indirect impacts on this species through disturbance 
during the breeding season, and permanent removal of foraging habitat. 

 
•  Burrowing owl (Athene cunicularia).  Burrowing owls could nest in the ground squirrel burrows and could forage 

in the agricultural fields.  A burrowing owl nest is recorded from 0.3 miles south of the project site.  The 
Proposed Project could have direct or indirect impacts on this species through disturbance or direct take during 
the breeding season, and permanent removal of foraging habitat. 

 
These two species are covered in the San Joaquin County Multi-species Habitat Conservation and Open Space 
Plan (HCP) adopted by the San Joaquin Council of Governments on December 7, 2000.  The project applicant 
has the option to mitigate for impacts to these species by paying development fees to the County, as prescribed 
in the HCP.  If the project does not participate in the HCP, then mitigation would include: 

 
•  Mitigation measures for impacts to Swainson’s hawks shall include:  1) Prohibition of construction activities 

within ¼ mile of an active nest during the breeding season (March 1 – September 15) without the approval of a 
local CDFG biologist.  2) No nest trees would be removed for the project without receiving a Management 
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Authorization from the CDFG.  3) Foraging habitat shall be replaced at a ratio specified in the November 1994 
CDFG Staff Report on Mitigation for Impacts to Swainson’s hawks in the Central Valley of California (i.e., 1:1 
ratio for lands within 1 mile of an active nest tree, 0.75:1 for lands within one to five miles of an active nest tree; 
and 0.5:1 for areas within 5 to 10 miles of an active nest tree). 

 
•  Mitigation measures for impacts to burrowing owls shall include:  1) Surveys of the project site and a 150 meter 

buffer during both the wintering and nesting seasons, unless burrowing owls are detected on the first survey, to 
determine if the site is occupied.  2) A subsequent survey within 30 days prior to construction will be performed 
to ensure that the site has not become occupied since the previous surveys.  3) If the site is occupied by 
burrowing owls, appropriate mitigation will be developed in consultation with CDFG. 

 
These potential conflicts and mitigation measures will be discussed in the EIR, and are expected to reduce HCP and 
special species conflicts to a less-than-significant level. 

 
b. Riparian habitat and a portion of French Camp Slough are located approximately 2,000 feet north of the project site.  

The Proposed Project would avoid potential impacts to the riparian zone and the Slough (Waters of the U.S.) by 
avoiding these areas completely.  Other potential wetlands located near but outside the project site include a 
drainage ditch running parallel to Manthey Road, and a pond at the Weston Ranch Clubhouse.  No wetlands that 
would be subject to permits issued under Section 404 of the Clean Water Act and a CDFG Code 1600–1603 
Streambed Alteration Agreement Have been identified on the project site.  No impact is anticipated. 

 
c. See b. above. 
 
d. Extensive residential development is located to the north and west, and by Manthey Road and the I-5 corridor on the 

east.  Although the land has historically been used for farming, it could serve as a flyway and is documented 
foraging, and potential nesting habitat for Swainson’s hawks and other raptors.  Mitigation measures which would 
reduce impacts to nesting and/or migratory wildlife to a less-than-significant level will be addressed in the EIR. 

 
e. The Open Space and Conservation section of the Stockton General Plan’s Natural and Cultural Resources Element 

addresses impacts to trees.  Policy 5 of the Open Space section seeks to “preserve existing Valley Oak trees which 
are healthy.”  Several large valley oaks are located on the project site and would be removed under the Proposed 
Project.  Mitigation measures which would reduce impacts to valley oaks to a less-than-significant level will be 
addressed in the EIR. 

 
f. The Proposed Project should not conflict with the San Joaquin Multi-species Habitat Conservation and Open Space 

Plan (HCP) that was adopted by the San Joaquin Council of Governments on December 7, 2000.  The HCP provides 
mitigation for impacts to sensitive biological resources and the loss of natural habitat resulting from the construction 
of residential developments within the plan area.  Compliance with the HCP is voluntary, and would result in no 
special species plan conflicts.  Compliance with the HCP and additional special status wildlife mitigation measures 
will be addressed in the EIR. The project proponents will mitigate biological impacts by paying applicable habitat 
fees and implementation of Incidental Take Minimization Measures, in accordance with the HCP. 
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5. CULTURAL RESOURCES – Would the project: 

       

a. Cause a substantial adverse change in the significance of a 
historical resource as defined in Section 15064.5? 

X       
 
b. Cause a substantial adverse change in the significance of an 

archaeological resource pursuant to Section 15064.5? 
  X     

 
c. Directly or indirectly destroy a unique paleontological resource or 

site or unique geologic feature? 
  X     

 
d. Disturb any human remains, including those interred outside of 

formal cemeteries? 
  X     

 
Supporting Documentation/References Cited: 
 
a. No historical resources were identified in the Proposed Project Area as a result of a cultural resources records 

search conducted at the Central California Information Center of the California Historical Resources Information 
System.  A field review, however, identified two historic-period buildings within the Project Area.  Because these 
structures have not been evaluated for possible listing on the California Register of Historic Resources (CRHR), they 
are considered potentially significant resources.  Destruction of a significant historical resource would be considered 
a significant adverse impact.  The EIR will address the potential significance of these structures and determine if 
destruction of the structures would be a significant impact. 

 
b. No archaeological resources were identified in the Proposed Project Area as a result of a cultural resources records 

search conducted at the Central California Information Center, although the entire Proposed Project Area has not 
been systematically inspected for the presence of archaeological resources.  The analysis conducted for the EIR will 
include an archaeological inspection of all portions of the project site that have not already been inspected and any 
identified archaeological sites will be recorded on standard site record forms.  The EIR will include mitigation 
measures to avoid or reduce significant impacts on known archaeological sites and for archaeological sites that 
could be unearthed during construction activities. 

 
c. No paleontological resources or unique geologic features have been noted within the Project Area.  Because of the 

deep depositional context of the soils in the Project Area, the location is considered to have low sensitivity for the 
presence of paleontological resources near the surface.  The EIR will include mitigation measures in the event that 
potentially significant paleontological resources are discovered during project construction. 

 
d. No human remains were identified in the Proposed Project Area as a result of a cultural resources records search 

conducted at the Central California Information Center.  The analysis conducted for the EIR will include an 
archaeological inspection, including an inspection for indications of the presence of buried human remains, of all 
portions of the project site that have not already been inspected.  The EIR will include mitigation measures to avoid 
or reduce significant impacts on any identified human remains and for any human remains that could be unearthed 
during construction activities. 
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6. GEOLOGY AND SOILS – Would the project:        

a. Expose people or structures to potential substantial adverse 
effects, including the risk of loss, injury, or death involving: 

       

 
(1) Rupture of a known earthquake fault, as delineated on the most 

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

      X 

 
(2) Strong seismic groundshaking?     X   

 
(3) Seismic-related ground failure, including liquefaction?       X 

 
(4) Landslides?       X 

 
b. Result in substantial soil erosion or the loss of topsoil?     X   
 
c. Be located on a geologic unit or soil that is unstable or that would 

become unstable as a result of the project and potentially result in 
an onsite or offsite landslide, lateral spreading, subsidence, 
liquefaction, or collapse? 

    X   

 
d. Be located on expansive soil, as defined in Table 18-1-B of the 

Uniform Building Code (1994), creating substantial risks to life or 
property? 

      X 

 
e. Have soils incapable of adequately supporting the use of septic 

tanks or alternative wastewater disposal systems in areas where 
sewers are not available for the disposal of wastewater? 

      X 

 
Supporting Documentation/References Cited: 
 
a(1). A review of Special Publication 42 for areas in the vicinity of the project indicates that the site is not located within 

an Alquist-Priolo Earthquake Fault Zone.  The site is not located within 15 km of a Type A or Type B fault source 
as defined by CBC Table 16A-U.  Impacts resulting from rupture of a known earthquake fault are therefore unlikely 
to expose people or structures to the risk of loss, injury, or death.  No impact is anticipated. 

 
a(2). Due to the relatively close proximity of several fault sources, including the Concord/Green Valley, Great Valley 

Fault (segment 3 and 4), Foothills Fault, and San Andreas fault systems, the maximum estimated peak ground 
acceleration for the project site is 0.30g (Peterson et. al., 1999).  This is considered relatively low as compared to 
other localities in California.  Design of project-related structures in conformance with the 1997 UBC Seismic 
Design Parameters for Seismic Zone 3 and CBS amendments should be sufficient to prevent significant damage 
from ground shaking during seismic events resulting from movement on any of the local faults and/or fault 
systems.  Design of the project in conformance with the design parameters provided in the Geotechnical 
Engineering Investigation would minimize these risks.  This is a less-than-significant impact. 

 
a(3). Soils encountered on-site during the field investigation are predominantly interbedded, relatively cohesive fine 

sandy loam soils.  Groundwater in the vicinity of the Project Area is approximately 8 to 12 feet below the ground 
surface.  Taking into account these factors in conjunction with the maximum credible earthquake expected in the 
Project Area, the potential for liquefaction, lateral spreading, or differential settlement is considered low.  No 
impact is anticipated. 

 
a(4). The project site is essentially level.  No impact is anticipated. 
 
b.  Compliance with the City’s grading ordinance and NPDES permit would minimize impacts in terms of erosion of 

topsoil.  This is a less-than-significant impact. 
 
 



IS FORM Vers 2 15 

c. According to the Geotechnical Engineering Report, no significant deposits of loose, cohesionless soils exist 
beneath the site.  The potential for ground lurching, differential settlement or lateral spreading occurring during or 
following seismic events near the site are considered to be very low, provided prudent geotechnical engineering 
recommendations are followed during site preparation.  This is a less-than-significant impact. 

 
d. The site is comprised of Veritas fine sandy loam soils according to the Soil Survey for San Joaquin County.  These 

soils are considered deep (greater than 70 inches), well-drained, and have a cemented hard-pan below 70 inches.  
According to Table 18 of the Soil Survey, these soils are indicated as having a low shrink-swell potential, which is 
not indicative of expansive soil conditions.  No impact is anticipated. 

 
e. The Proposed Project does not propose the use or construction of an on-site wastewater treatment facility, such 

as septic tanks or alternative wastewater disposal systems.  No impact is anticipated. 
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7. HAZARDS AND HAZARDOUS MATERIALS – Would the project: 

       

 
a. Create a significant hazard to the public or the environment 

through the routine transport, use, or disposal of hazardous 
materials? 

  X     

 
b. Create a significant hazard to the public or the environment 

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

  X     

 
c. Emit hazardous emissions or involve handling hazardous or 

acutely hazardous materials, substances, or waste within one-
quarter mile of an existing or proposed school? 

  X     

 
d. Be located on a site that is included on a list of hazardous 

materials sites compiled pursuant to Government Code Section 
65962.5 and, as a result, would it create a significant hazard to the 
public or the environment? 

 

  X     

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

  X     

 
f. Be located within the vicinity of a private airstrip and result in a 

safety hazard for people residing or working in the project area? 
      X 

 
g. Impair implementation of or physically interfere with an adopted 

emergency response plan or emergency evacuation plan? 
 

    X   

 
h. Expose people or structures to a significant risk of loss, injury, or 

death involving wildland fires, including where wildlands are 
adjacent to urbanized areas or where residences are intermixed 
with wildlands?  

  X     

 
Supporting Documentation/References Cited:  Twining Laboratories, Inc., Phase I Environmental Assessment Property Located 
Northwest of the Intersection of French Camp and Manthey Roads Stockton, California, May 16, 2003. 
Kim Kloeb, Senior Regional Planner San Joaquin Council of Governments, personal communication July 16, 2003. 
 
a. The proposed commercial development includes plans for gasoline stations that would store and dispense fuel.  

Delivery and storage of fuel would be required for the operation of these stations and fuel trucks would travel through 
the area on a regular basis.  A disposal site containing asbestos was identified along the eastern border of the 
project site that will require removal, transport, and disposal of the material at an approved landfill.  Mitigation 
measures are expected to reduce these impacts to a less-than-significant level will be identified and discussed in the 
EIR. 

 
b. See a. above. 
 
c.  The Great Valley Elementary School is located at 4223 McDougald Boulevard, approximately 1,000 feet from the 

western boundary of the Proposed Project Area.  The proposed commercial development includes plans for gasoline 
stations that would store and dispense fuel.  Delivery and storage of fuel would be required for the operation of these 
stations and fuel trucks would travel through the area on a regular basis.  Truck routes that avoid the surrounding 
school area will also be considered.  In addition, a disposal site containing asbestos was identified along the eastern 
border of the project site that will require removal, transport, and disposal of the material at an approved landfill.  If 
the asbestos is not handled properly, it could result in the release of asbestos fibers into the air.  Existing state and 
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federal regulations for the handling of hazardous materials as well as Mitigation measures are expected to reduce 
these impacts to a less-than-significant level will be identified and discussed in the EIR. 

 
d. The California Integrated Waste Management Board database indicates that an asbestos disposal site is located 

within the project site.  If this area is disturbed without proper precautions it could result in a hazard to the public or 
the environment.  Existing state and federal regulations for the handling of hazardous materials will reduce potential 
impacts to a less-than-significant level and will be addressed in the EIR. 

 
e. The project site is located approximately two miles west of the Stockton Metropolitan Airport.  Although the project 

site does not fall within the County’s Airport Land Use Commission Planning boundary, it is located within the 
airport’s Conical Zone.  To avoid posing a hazard to air traffic, highly reflective surfaces are not allowed in this zone.  
The new structures associated with the Weston Ranch Towne Center have the potential to conflict with this 
standard.  Mitigation measures which would reduce visual impacts to air traffic to a less-than-significant level will be 
addressed in the EIR. 

 
f. No private airstrips have been identified in the vicinity of the Weston Ranch Towne Center site.  No impact is 

anticipated. 
 
g. As part of the Proposed Project, the development will be required to coordinate with local law enforcement officials 

and the City Fire Department, in order to develop an emergency evacuation plan for the development.  This is a less-
than-significant impact. 

 
h. Much of the Proposed Project site is covered with vegetation, which poses a risk of fire during construction activities.  

Mitigation measures which would reduce potential wildfire impacts to a less-than-significant level will be addressed 
in the EIR. 

 
Many past and present land uses in the Proposed Project Area, including a known asbestos disposal area, may 
have resulted in localized contamination conditions that could potentially lead to the exposure of the public if 
disturbed. 

 
The EIR will assess hazardous conditions associated with the project site, including the potential for disturbance of 
hazardous materials and the potential for fire hazards during construction activities. 
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8. HYDROLOGY AND WATER QUALITY – Would the project: 

       

 
a. Violate any water quality standards or waste discharge 

requirements? 
  X     

 
b. Substantially deplete groundwater supplies or interfere 

substantially with groundwater recharge, resulting in a net deficit 
in aquifer volume or a lowering of the local groundwater table 
level (e.g., the production rate of pre-existing nearby wells would 
drop to a level that would not support existing land uses or 
planned uses for which permits have been granted)? 

X       

 
c. Substantially alter the existing drainage pattern of the site or area, 

including through the alteration of the course of a stream or river, 
in a manner that would result in substantial erosion or siltation 
onsite or offsite? 

  X     

 
d. Substantially alter the existing drainage pattern of the site or area, 

including through the alteration of the course of a stream or river, 
or substantially increase the rate or amount of surface runoff in a 
manner that would result in flooding onsite or offsite? 

  X     

 
e. Create or contribute runoff water that would exceed the capacity 

of existing or planned stormwater drainage systems or provide 
substantial additional sources of polluted runoff? 

  X     

 
f. Otherwise substantially degrade water quality?   X     
 
g. Place housing within a 100-year flood hazard area, as mapped on 

a federal Flood Hazard Boundary or Flood Insurance Rate Map or 
other flood hazard delineation map? 

      X 

 
h. Place within a 100-year flood hazard area structures that would 

impede or redirect floodflows? 
      X 

 
i. Expose people or structures to a significant risk of loss, injury, or 

death involving flooding, including flooding as a result of the 
failure of a levee or dam? 

      X 

j. Contribute to inundation by seiche, tsunami, or mudflow?        X 
 
Supporting Documentation/References Cited:  City of Stockton, City of Stockton General Plan Background Report.  Adopted 
January 22, 1990 
City of Stockton, Stormwater Division, Model Storm Water Pollution Prevention Plan for Construction Activities.  May 15, 1997 
Update of the North Stockton Master Water Plan, 1985. prepared for the City of Stockton by Leedshill-Herkenhoff, Inc., March 1985 
Federal Emergency Management Agency (FEMA), Flood Insurance Rate Map for City Stockton, California, Community-Panel 
Numbers 060302 0035 E.  Revised April 2, 2002 
 
a.  Construction of the Proposed Project has the potential to expose bare soil and potentially generate other water 

quality pollutants that could be exposed to precipitation and subsequent entrainment in surface runoff.  Construction 
activities involving soil disturbance, excavation, cutting/filling, and grading activities could result in increased erosion 
and sedimentation to surface waters.  Construction materials such as asphalt, concrete, and equipment fluids could 
be exposed to precipitation and subsequent runoff.  If precautions are not taken to contain contaminants, 
construction could produce contaminated stormwater runoff (nonpoint source pollution), a major contributor to the 
degradation of water quality.  During construction and grading, erosion and sediment control measures will be 
conducted in accordance with City of Stockton’s stormwater management requirements and best management 
practices for the reduction of pollutants in runoff (City of Stockton, City of Stockton General Plan Background Report.  
Adopted January 22, 1990; City of Stockton, Stormwater Division, Model Storm Water Pollution Prevention Plan for 
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Construction Activities.  May 15, 1997).  The Proposed Project would be subject to NPDES requirements and would 
require the acquisition of a NPDES general construction permit (State Water Resources Control Board [SWRCB], 
NPDES, General Construction Permit Requirements).  The Proposed Project will also be required to provide post 
construction Best Management Practices (BMP’s) as part of the projects design per City of Stockton Code 7-859 to 
prevent and contain surface water runoff.  These existing standards and requirements and mitigation measures 
which will reduce the impacts will be addressed in the EIR. 

 
b.  Historically, combined annual groundwater pumping for municipal and agricultural uses has caused a lowering of the 

ground water level (Update of the North Stockton Master Water Plan, 1985 prepared for the City of Stockton by 
Leedshill-Herkenhoff, Inc., March 1985).  Although there has been a deterioration of water quality in some wells due 
to intrusion into the basin, the City’s groundwater is generally of good quality, with sequestering of iron and 
manganese, and chlorination being the only treatment required.  Iron and manganese sequestering is utilized only at 
a few wells which exceed the secondary contaminant levels for those constituents. 

 
 Given the shallow groundwater depth, in conjunction with relatively course soil materials, it is likely that some level of 

groundwater recharge occurs on site.  Development of the project site would reduce the amount of water infiltration 
occurring on site.  The Proposed Project will require a reliable water supply, which in conjunction with other existing 
and proposed residential developments, could result in the further lowering of the regional groundwater aquifer.  
However, the city is activity seeking new surface water supplies and it is anticipated that a firm and adequate water 
supply will be available; thus reducing the city’s reliance on existing groundwater supplies. Since the project entails 
development of more than 500,000 square feet of retail, a Water Supply Assessment will be conducted.  This issue 
will be analyzed extensively in the EIR. 

 
c.  The project will result in substantial changes to the existing drainage on the property, and will result in a substantial 

decrease in the water infiltration capacity of the site, due to a substantial increase in the amount of impervious 
surfaces on the property.  These changes may impact water quality, site drainage, and flooding hazards.  Existing 
city, state and federal standards and mitigation measures to reduce these impacts will be addressed in the EIR. 

 
d. See c. above. 
 
e. See c above. 
 
f. See a. above. 
 
g. The Project Area is not located within a designated Flood Zone that would be inundated by 100-year flood event as 

delineated by the Federal Emergency Management Agency (Federal Emergency Management Agency, 2002.  No 
impact is anticipated. 

 
h. See g. above. 
 
i. See g. above. 
 
j. Not applicable to the Proposed Project.  No impact is anticipated. 
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9. LAND USE AND PLANNING – Would the project:        

a. Physically divide an established community?       X 
b. Conflict with any applicable land use plan, policy, or regulation of 

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

X       

 
c. Conflict with any applicable habitat conservation plan or natural 

community conservation plan? 
  X     

 
Supporting Documentation/References Cited:  City of Stockton Planning Division, Stockton General Plan Land Use/Circulation 
Diagram, accessed online at: http://www.stocktongov.com/CD/pages/genplan-map.pdf on July 11, 2003. 
City of Stockton Planning Division, City of Stockton Zoning District Map, accessed online at: http://www.stocktongov.com/CD/ 
pages/zoning-map.pdf on July 11, 2003. 
 
a. The Proposed Project is not anticipated to divide an established community.  Residential neighborhoods are located 

north and northwest of the project site along William Moss Boulevard and McDougald Boulevard.  Addition 
residential construction is planned south of Henry Long Avenue between McDougald and the Proposed Project Area.  
The proposed commercial development does not intersect or geographically isolate any of these existing or planned 
communities.  The Proposed Project Area is a contiguous site that abuts, but does not fragment, residential 
neighborhoods. 

 
b. Portions of the site under consideration are designated and zoned for residential uses.  In order to achieve 

consistency with the General Plan, the City would need to rezone and re-designate these sections of the Proposed 
Project site. 
 
The Proposed Project’s retail development will likely compete with similar existing retail businesses both within the 
city and other retail stores in the region.  The proposed project’s economic impact on the existing retail businesses 
within the city will depend on:  (1) the current economic vitality of the existing retail businesses within the city; and, 
(2) the nature and extent of its competitive influence.  If the combined effect would be expected to result in the 
closure of the existing business and there is insufficient demand for the vacated buildings then “urban decay” 
impacts might occur, resulting in a potentially significant adverse physical impact.  However, the significance of 
potential urban decay influence on the city would also likely be related to the net fiscal impacts that the Proposed 
Project would have on the city’s budget from city services, tax revenues and possible mitigation measures.  This is a 
potentially significant impact that will be addressed in detail in the EIR. 

 
c. San Joaquin County has implemented a county-wide Habitat Conservation and Open Space Management Plan.  

Under this SJHCP, projects can mitigate for impacts to plant and wildlife species that are “covered” under the HCP.  
At least one species “covered” by the Plan, Swainson’s hawk, uses the Proposed Project site as habitat.  Impacts to 
covered species can be mitigated through a fee payment that is then used to purchase conservation easements or 
otherwise preserve open space lands.  Mitigation measures consistent with the Habitat Conservation Plan that will 
reduce these impacts to less-than-significant levels will be discussed in the EIR. 
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10. MINERAL RESOURCES – Would the project: 

       

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

      X 
 
b. Result in the loss of availability of a locally important mineral 

resource recovery site delineated on a local general plan, specific 
plan, or other land use plan? 

      X 

 
Supporting Documentation/References Cited: 
 
a. According to available Mineral Resource Maps produced by the California Geological Survey (previously the Division 

of Mines and Geology) the project site is not located within a designated MRZ-2 zone.  As a result, no impact is 
anticipated. 

 
b. According to available Mineral Resource Maps provided in the City of Stockton General Plan, the subject property is 

not located within a designated locally-important mineral resource zone.  As a result, no impact is anticipated. 
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11. NOISE – Would the project: 

       

 
a. Expose persons to or generate noise levels in excess of standards 

established in a local general plan or noise ordinance or applicable 
standards of other agencies? 

X       

 
b. Expose persons to or generate excessive groundborne vibration or 

groundborne noise levels? 
  X     

 
c. Result in a substantial permanent increase in ambient noise levels 

in the project vicinity above levels existing without the project? 
  X     

 
d. Result in a substantial temporary or periodic increase in ambient 

noise levels in the project vicinity above levels existing without the 
project? 

  X     

 
e. Be located within an airport land use plan area, or, where such a 

plan has not been adopted, within two miles of a public airport or 
public use airport and expose people residing or working in the 
project area to excessive noise levels? 

    X   

 
 
f. Be located in the vicinity of a private airstrip and expose people 

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

      X 

 
Supporting Documentation/References Cited: 
 
Noise sensitive land uses in the project vicinity include the existing residential communities to the west along McDougald Boulevard.  
The Great Valley Elementary School located at 4223 McDougald Boulevard, and Long Park located ½ mile from the intersection of 
French Camp Road and McDougald Boulevard.  The primary existing source of noise at the site is automobile and truck traffic on I-5.  
Secondary traffic from French Camp Road, and construction noise from the residential development north of Henry Long and east of 
McDougald also contribute to ambient noise levels. 
 
a. The project would generate noise on a temporary basis during the construction phase and over the long-term during 

the operational phase.  During the construction phase, adjacent land uses, including residential uses, would 
experience a temporary increase in noise levels due to operation of construction equipment.  Construction 
associated with the project would involve excavation, grading, earth movement, and vehicle travel to and from the 
project site.  Construction-related material haul trips would raise ambient noise levels along haul routes, depending 
on the number of haul trips made and types of vehicles used.  Based on what is known about typical construction 
noise levels, project construction could substantially increase noise levels at nearby residences and other sensitive 
receptor locations intermittently for the duration of construction activities.  The resultant noise levels could exceed 
applicable city standards.  Without mitigation (e.g., limitations on hours of construction), construction noise could be 
a potentially significant impact of the project.  This impact is tempered by the fact that construction impacts are 
temporary.  Construction-related noise impacts are a potentially significant impact that will be addressed in the EIR. 

 
 Over the long-term, project-related traffic could increase roadside noise levels at sensitive receptor locations in the 

project vicinity.  Operational noise will also result from the idling of delivery trucks, refrigeration units on trucks, trash 
compactors, HVAC systems and other loading dock activities.  Project-related traffic noise impacts will be evaluated 
further in the EIR. 

 
b. The Proposed Project would generate groundborne vibration and (potentially) groundborne noise only during the 

construction phase.  Construction of large commercial buildings could result in significant groundborne vibration or 
groundborne noise effects.  As a result, the Proposed Project may expose people to or generate excessive 
groundborne vibration or groundborne noise levels.  These impacts are considered temporary in nature and will be 
addressed in the EIR. 

 
c. Over the long-term, the project would result in an increase in ambient noise levels due to related motor vehicle traffic 

using local streets.  The project would generate additional daily vehicle trips.  These trips would be distributed on the 
local roadway network.  The distribution of traffic and potential impacts on roadside noise levels where sensitive 
receptors are present will be evaluated in the subsequent EIR being prepared for this project.  Increases in roadside 
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noise levels could be substantial and could cause noise levels to exceed the compatibility guidelines for affected 
land uses.  Mitigation measures which would reduce ambient noise impacts to a less-than-significant level will be 
addressed in the EIR. 

 
d. See a. above. 
 
e. The Proposed Project is located approximately 1.8 miles west of the Stockton Municipal Airport.  The EIR will 

analyze possible noise effects from the airport.  New jobs in the Weston Ranch Towne Center will be primarily 
indoors, where airport noise levels will be further reduced due to standard noise-attenuating building fabrications.  A 
less-than-significant impact is expected. 

 
f. No private airstrips have been identified in the vicinity of the Weston Ranch Towne Center site.  No impact is 

anticipated. 
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12. POPULATION AND HOUSING – Would the project:        

 
a. Induce substantial population growth in an area, either directly 

(e.g., by proposing new homes and businesses) or indirectly (e.g., 
through extension of roads or other infrastructure)? 

X       

 
b. Displace a substantial number of existing housing units, 

necessitating the construction of replacement housing elsewhere? 
    X   

 
c. Displace a substantial number of people, necessitating the 

construction of replacement housing elsewhere? 
    X   

 
Supporting Documentation/References Cited:  City of Stockton Community Development Department, Planning Division.  City of 
Stockton General Plan, Background Report, Adopted January 22, 1990. 
 
a. The Proposed Project has the potential to induce population growth in the south Stockton area.  Although intended 

to provide an employment base for existing communities in the area, construction of new commercial space and 
operation of new businesses could attract new workers and residents to the area.  New commercial development 
might also result in growth-inducing impacts on agricultural land, including land south of the City of Stockton.  This is 
a potentially significant impact that will be addressed in the EIR. 

 
b. There are two residences located within the Proposed Project Area.  Removal of these houses would not displace a 

“substantial number of existing housing units.”  Displacement of the two houses is not anticipated to necessitate the 
construction of additional housing.  As a result, a less-than-significant impact is expected. 

 
c. The residents of two houses will be displaced under implementation of the Proposed Project.  The small number of 

people involved is not anticipated to necessitate the construction of replacement housing.  As a result, a less-than-
significant impact is expected. 
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13. PUBLIC SERVICES – Would the project: 

       

a. Result in substantial adverse physical impacts associated with the 
provision of new or physically altered governmental facilities or a 
need for new or physically altered governmental facilities, the 
construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response 
times, or other performance objectives for any of the following 
public services: 

       

 
(1) Fire protection?   X     
 

(2) Police protection?   X     
 

(3) Schools?       X 
 

(4) Parks?       X 
 
(5) Other public facilities?   X     

 
Supporting Documentation/References Cited:  City of Stockton, Department of Parks and Recreation, accessed online at: 
http://www.stocktongov.com/parks/parks/parkdiv.htm on July, 11, 2003. 
City of Stockton Fire Department, accessed online at: http://www.stocktongov.com/fire/index.htm on July 11, 2003. 
City of Stockton Police Department, accessed online at: http://www.stocktongov.com/police/index.htm on July 10, 2003. 
 
a.(1) The City of Stockton Fire Department provides fire protection services for 280,000 people over 86 square miles in 

the greater Stockton area, including the Proposed Project site.  The Department operates 12 stations w/ 12 
housing companies and 3 truck companies and a total of 258 firefighting staff and employees.  Since 1983, the 
Department has maintained both a departmental and overall “Class 1” rating by the Insurance Services Office.  
Only five cities in the country have received this top overall rating.  In order to maintain this ISO ranking while 
providing coverage for the new businesses and structures constructed under the Proposed Project, the Fire 
Department may require additional staff and/or equipment.  Mitigation measures which would reduce these 
potential service impacts to a less-than-significant level will be addressed in the EIR. 

 
a.(2) The City of Stockton Police Department provides law enforcement and police protection services for the Westin 

Ranch area.  Introduction of new businesses to the proposed Weston Ranch Towne Center would add to the 
responsibilities of the existing police force.  Additional security for both commercial and parking areas may be 
required.  Mitigation measures which would reduce these potential service impacts to a less-than-significant level 
will be addressed in the EIR. 

 
a.(3) The Proposed Project will not include housing and thus will not generate additional students.  No impact is 

anticipated. 
 
a.(4) The Proposed Project will not result in substantial increase in demand on park facilities since it is intended to 

serve existing communities in the area.  No impact is anticipated. 
 
a.(5) Other public facilities including public roads, Emergency Medical Services, and electrical distribution lines are 

likely to be adversely effected.  Road construction and increased traffic (both construction related and long-term) 
would result under the Proposed Project.  Increasing numbers of people, during both construction and operation, 
are anticipated to generate additional demand for EMS.  Several sets of electrical lines that currently cross the 
project site and deliver power to various residences and buildings will need to be removed or relocated.  Mitigation 
measures which would reduce these potential service impacts to a less-than-significant level will be addressed in 
the EIR. 
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14. RECREATION – Would the project:  

       

 
a.  Increase the use of existing neighborhood and regional parks or 

other recreational facilities such that substantial physical 
deterioration of the facility would occur or be accelerated? 

      X 

 
b.  Include recreational facilities or require the construction or 

expansion of recreational facilities that might have an adverse 
physical effect on the environment? 

      X 

 
 
Supporting Documentation/References Cited:  City of Stockton, Department of Parks and Recreation, accessed online at: 
http://www.stocktongov.com/parks/parks/parkdiv.htm on July, 11, 2003. 

 
a. The closest public park to the Proposed Project Area is Long Park, a five acre general use park located 

approximately 1/2 mile from the intersection of French Camp Road and McDougald Boulevard.  Other nearby 
recreational facilities include Weston Park and Van Buskirk Park.  Both of these facilities are large, and feature 
additional improvements including barbeque grills and tennis courts.  The Proposed Project would not likely generate 
an increase in parks usage.  No impact is anticipated. 

 
b. See a. above. 
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15. TRANSPORTATION / TRAFFIC – Would the project:        

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

X       

 
b. Cause, either individually or cumulatively, exceedance of a level-of-

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

 

X       

c. Result in a change in air traffic patterns, including either an 
increase in traffic levels or a change in location that results in 
substantial safety risks? 

      X 

 
d. Substantially increase hazards because of a design feature (e.g., 

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

      X 

 
e. Result in inadequate emergency access?     X   
 
f. Result in inadequate parking capacity?     X   
 
g. Conflict with adopted policies, plans, or programs supporting 

alternative transportation (e.g., bus turnouts, bicycle racks)? 
  X     

 
Supporting Documentation/References Cited:  City of Stockton Community Development Department, Planning Division.  City of 
Stockton General Plan, Background Report, Adopted January 22, 1990. 
City of Stockton Department of Parks and Recreation, Existing and Future Bike Plan Map, accessed online at: 
http://www.stocktongov.com/parks/otherfacilities/bikeandjogging.htm on July 14, 2003. 
Kim Kloeb, Senior Regional Planner San Joaquin Council of Governments, personal communication July 16, 2003. 
 
a. Construction and operation of the Weston Ranch Towne Center will increase the number of daily vehicle trips to and 

from the Proposed Project site.  This increase in traffic is expected to be substantial over existing traffic loads.  
Widening and other improvements along French Camp Road, realignment of Manthey Road, elimination of Henry 
Long Boulevard in the project site, and a new north-south road along the west edge of the project site are planned 
under the Proposed Project.  In addition, as a result of other uses not associated with the Proposed Project, the I-5 
on/off ramp configuration at French Camp Road may be altered.  Potential traffic impacts and mitigation measures 
will be addressed in the EIR, although it is unclear at this time whether project related impacts will be mitigated to 
less-than-significant levels. 

 
b. See a. above. 
 
c. The Weston Ranch Towne Center site is located approximately two miles west of the Stockton Metropolitan Airport.  

The site is not located within the Airport Land Use Commission’s planning boundary, but is located within the 
airport’s Conical Zone.  There are no special construction standards for this zone, and the Proposed Project does 
not include the construction of any structures tall enough to interfere with air traffic.  No impact is anticipated. 

 
d. The Proposed Project would include the development of new roadways and improvement of existing roadways.  

Development of the project site will conform with City standards and is not expected to include any design features 
(sharp curves or dangerous intersections) that would result in hazardous traffic conditions over the local or regional 
roadway system.  No impact is expected. 

 
e. As part of the Proposed Project, the development will be required to coordinate with local law enforcement officials 

and the City Fire Department, in order to design adequate emergency access.  As a result, a less-than-significant 
impact is expected. 

 
 
 



IS FORM Vers 2 28 

f. The Proposed Project includes parking facilities designed to serve the customers and employees of the Weston 
Ranch Towne Center commercial development.  The final parking supply will be dependent upon the size and 
location of commercial structures.  Parking supply and demand is a less-than-significant impact and will be 
addressed in the EIR. 

 
g. The Stockton General Plan Circulation Element enumerates several policies aimed at encouraging non-motorized 

transportation.  The City Parks and Recreation Department has prepared an Existing and Future Bikeway Plan which 
identifies three bike paths planned in the vicinity of the Proposed Project Area.  These planned paths run along 
French Camp Road, Henry Long Boulevard, and Manthey Road and have the potential to be effected by the 
Proposed Project as traffic volumes in the area are expected to increase.  In addition, Henry Long Boulevard will not 
continue through the project site.  Mitigation for the impacts to these planned bike paths may include relocation 
and/or the offsetting of paths from major roadways.  Mitigation measures which would reduce these potential 
transportation impacts to a less-than-significant level will be addressed in the EIR. 
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16. UTILITIES AND SERVICE SYSTEMS – Would the project: 

       

 
a. Exceed wastewater treatment requirements of the applicable 

Regional Water Quality Control Board (RWQCB)? 
  X     

 
b. Require or result in the construction of new water or wastewater 

treatment facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects? 

  X     

 
c. Require or result in the construction of new stormwater drainage 

facilities or expansion of existing facilities, the construction of 
which could cause significant environmental effects? 

  X     

 
d. Have sufficient water supplies available to serve the project from 

existing entitlements and resources, or would new or expanded 
entitlements be needed? 

  X     

 
e. Result in a determination by the wastewater treatment provider that 

serves or may serve the project that it has adequate capacity to 
serve the project’s projected demand in addition to the provider’s 
existing commitments? 

    X   

 
f. Be served by a landfill with sufficient permitted capacity to 

accommodate the project’s solid waste disposal needs? 
  X     

 
g. Comply with federal, state, and local statutes and regulations 

related to solid waste? 
  X     

 
Supporting Documentation/References Cited:  City of Stockton, Municipal Utilities Department, Sanitary Block Book, August 2001. 
City of Stockton, Municipal Utilities Department, Water Block Book, August 2001. 
City of Stockton, Municipal Utilities Department, Storm Block Book, August 2001. 
City of Stockton MUD page water: http://www.stocktongov.com/MUD/pages/water.htm 
 
The Project proposes the commercial development of what is currently agricultural land.  The project site would receive water, sanitary 
sewer, and drainage services from the City of Stockton’s Municipal Utilities and Public Works Department.  The Project would increase 
demands on existing utility resources, especially on the sanitary sewer and water delivery systems.  Extensions of public services 
would be performed consistent with the land use and public facilities policies and regulations contained in the City of Stockton General 
Plan and Zoning Ordinance. 
 
a. The City of Stockton Municipal Utilities Department (MUD) is responsible for the City’s sanitary sewer and water 

delivery systems.  Existing sewer facilities in the vicinity of the Proposed Project site are a 10 inch and a 15 inch 
pipeline located along William Moss Boulevard.  The current pipeline is designed to handle residential wastewater 
flows, and may not accommodate additional commercial use.  The Proposed Project would require extension of a 12 
inch pipeline from the intersection of French Camp Road and Manthey Road to coincide with the western boundary 
of the Project Area.  In addition, the Proposed Project would require the extension of a 16 inch pipeline from the 
intersection of Henry Long Boulevard and Manthey Road to coincide with the western boundary of the Project Area.  
To comply with RWQCB wastewater treatment requirements, wastewater collection facilities be extended to the 
Weston Ranch Towne Center site, and existing facilities may need to be enlarged and/or improved. 

 
 Water distribution systems in the vicinity of the project site include a 30 inch pipeline along French Camp Road, an 

18 inch pipeline along Manthey Road, and a 16 inch pipeline along William Moss Boulevard.  The 30 inch water 
pipeline in French Camp Road can not be tapped for service, but a 12 inch water pipeline located at the intersection 
of French Camp Road and EWS Woods Boulevard will be extended along French Camp Road and connected to the 
18 inch water pipeline on Manthey Road to serve the project site. Construction and operation of the Proposed 
Project will generate increased demand for water, and additional water lines will be connected on site.  A water 
supply assessment, consistent with SB 610, will be required for the project. 
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 The plans for these water and sewer improvements will need to be submitted to and approved by the City, and the 
appropriate encroachment fees paid.  Mitigation measures which would reduce these potential utility impacts to a 
less-than-significant level will be addressed in the EIR. 

 
b. The Proposed Project would require the extension of sanitary sewer infrastructure on Henry Long Boulevard in 

accordance with adopted master plans. 
 
c. Existing storm drain facilities serving the Proposed Project Area include a 36 inch drainage line along William Moss 

Boulevard and an 18–24 inch line along French Camp Road which was designed to serve French Camp Road and 
the I-5 Interchange.  Storm Drain service in the area is provided by the Stockton MUD.  Storm drainage for the 
project site will require extension of storm drainage infrastructure on Henry Long Boulevard and will be served by a 
54 inch and a 60 inch pipeline in Henry Long Boulevard.  The Proposed Project will require revision of existing storm 
drainage master plans to incorporate proposed land use changes.  Construction of the Weston Ranch Town Center 
is expected to add large areas of impervious surface to the Project Area.  Pavement and structures will both 
contribute to an increased volume of runoff from the project site.  In order to accommodate this increase, new storm 
drain lines may be connected to the site, and existing facilities may need to be enlarged.  Watershed drainage plans 
shall include a detailed analysis to verify that the storm water pump station and existing infrastructure can 
accommodate the increased volume of runoff from the Project Area.  If the pump station and/or associated storm 
drainage pipelines cannot accommodate the project runoff, infrastructure shall be expanded in accordance with the 
Stockton Municipal Code.  This project requires compliance with the City of Stockton’s Storm Water Quality Control 
Criteria Plan, as approved and adopted by the Stockton City Council on November 25, 2003.  Existing standards and 
regulations as well as Mitigation measures which would reduce these potential drainage impacts to a less-than-
significant level will be addressed in the EIR. 

 
d. Water for the Stockton area comes from a combination of groundwater and surface water sources.  At the present 

moment, the South Stockton Water Service area does not receive surface water from the Stockton East Water 
District.  As a condition of approval for the Project, the City needs to certify that they have adequate water to supply 
the development’s needs.  Pursuant to SB 610, the local water purveyor will be requested to assess the available 
water supply for the Proposed Project.  Mitigation measures reducing the water supply demands of the Weston 
Ranch Towne Center will be included in the EIR.  This is anticipated to be a less-than-significant impact. 

 
e. See a. above. 
 
f. Solid waste would be collected and removed by the Stockton Waste Management Division.  The proposed Weston 

Ranch Towne Center would add to the quantities of waste currently generated in the Project Area, and to the 
quantities of waste being disposed in landfills.  Additional information regarding solid waste disposal and mitigation 
measures will be addressed in the EIR. 

 
g. See f. above. 
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17. MANDATORY FINDINGS OF SIGNIFICANCE 

       

 
a. Does the project have the potential to degrade the quality of the 

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

  X     

 
b. Does the project have impacts that are individually limited but 

cumulatively considerable?  (“Cumulatively considerable” means 
that the incremental effects of a project are considerable when 
viewed in connection with the effects of past projects, the effects of 
other current projects, and the effects of probable future projects.) 

X       

 
c. Does the project have environmental effects that will cause 

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

  X     

 
 
a. The project would have the potential to degrade the quality of the environment, through a possible contribution to 

urban decay, increased ambient noise levels, potential growth inducement, and increased traffic congestion. 
 
b. Impacts that would be cumulatively considerable when combined with other development in the region will be 

analyzed in Chapter 6.0, Other Statutory Considerations, of the EIR. 
 
c. The proposed commercial development could result is less direct impacts on public services, utilities and service 

systems, and recreation than could occur as a result of residential development.  There could be indirect impacts 
due to potential growth inducement.   Potential service-oriented impacts will be evaluated in the EIR, and appropriate 
mitigation will be provided.  Also see item a., above. 
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D. EARLIER ANALYSIS (Completed by Lead Agency or Authorized Consultant): 
 
Earlier analyses may be used where, pursuant to the tiering, Program EIR, or other CEQA process, one or more effects 
have been adequately analyzed in an earlier EIR or Initial Study/Negative Declaration [Section 15063(c)(3)(D) of the 
State CEQA Guidelines].  The previously-certified or adopted environmental document(s) and any applicable adopted 
mitigation measures, CEQA “Findings,” statements of overriding consideration, and mitigation monitoring/reporting 
programs are incorporated by reference, as cited below, and discussed on attached sheet(s) to identify the following: 
 
(a) Earlier Analysis Used - Identify and state where earlier analyses are available for review. 
 
(b) Impacts Adequately Addressed - Identify which effects from the above Checklist (Section C) were within the 

scope of, and adequately analyzed in, an earlier document pursuant to applicable legal standards and state 
whether such effects were addressed by mitigation measures based on the earlier analysis. 

 
(c) Mitigation Measures - For effects that are “Less-than-Significant with Mitigation Incorporated,” describe the 

mitigation measures that were incorporated or refined from the earlier document and the extent to which they 
address site-specific conditions for the project. 

 
(d) CEQA Findings, Statements of Overriding Consideration, and Mitigation Monitoring/Reporting Programs -- 

Identify any applicable previously adopted CEQA Findings, overriding considerations, and mitigation 
monitoring/reporting provisions that have been relied upon and incorporated into the Proposed Project, 
pursuant to Sections 15150 (Incorporation by Reference) and 15152(f)(3) (Tiering) of the State CEQA Guidelines. 
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 REFERENCES TO EARLIER ANALYSES, IMPACTS ADEQUATELY 

ENVIRONMENTAL ISSUE:    ADDRESSED, AND INCORPORATED MITIGATION AND FINDINGS:  
 
1. AESTHETICS             

2. AGRICULTURAL RESOURCES  Statement of Overriding Considerations, Weston Ranch                            

                                                                                          Annexation, EIR File No. 2-86      

3.  AIR QUALITY             

4. BIOLOGICAL RESOURCES            

5. CULTURAL RESOURCES            

6. GEOLOGY AND SOILS            

7. HAZARDS AND HAZARDOUS MATERIALS          

8. HYDROLOGY AND WATER QUALITY           

9. LAND USE AND PLANNING            

10. MINERAL RESOURCES            

11. NOISE              

12. POPULATION AND HOUSING            

13. PUBLIC SERVICES             

14. RECREATION             

15. TRANSPORTATION/TRAFFIC            

16. UTILITIES AND SERVICE SYSTEMS           

17. MANDATORY FINDINGS OF SIGNIFICANCE          

 
 





ATTACHMENT 1 
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EXHIBIT "B" –  
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URBAN DECAY ANALYSIS REPORT 
Executive Summary 

This technical report presents the data, analysis, and findings of the analysis of the potential for 
urban decay impacts within Stockton to result from the proposed Weston Ranch Towne Center 
retail development project (the project). This appendix provides the background analyses used in 
preparing the CEQA evaluation of urban decay presented in the Weston Ranch Towne Center 
Project Environmental Impact Report. 

Project Description 
The principal retail development planned to “anchor” the Weston Ranch Towne Center project is 
a superstore, such as a Wal-Mart Supercenter, and a warehouse club store, such as a Sam’s Club. 
Superstores typically are larger versions of regular discount department stores (150,000 to 
225,000 square feet) with full grocery sections. In addition, a couple of mid-sized specialty retail 
and several smaller in-line retail shops would be located contiguously. Several retail pad stores, 
restaurants, and service stations would also be developed on the site with sufficient parking. 

Method 
The key components of the urban decay analysis include a description of current local and 
regional retail industry conditions; an analysis of the expected retail sales impact of new retail 
development on existing retailers; an assessment of the area’s residential and commercial real 
estate market; and an analysis of the potential for urban decay impacts within Stockton as a result 
of the proposed retail development project both directly and together with other planned projects. 
In addition, the analysis evaluates the City of Stockton’s economic development programs and 
policies and the expected future growth in retail demand.  

These analyses were performed to determine the magnitude of any future “sales shift” that could 
result from the proposed project that could in turn result in long-term property vacancies and an 
increase in urban decay conditions within the City of Stockton. 

Urban Decay Analysis 
The urban decay analysis consisted of several related investigations and assessments. 

The inventory of existing retailers found that most of Stockton’s retailers are clustered in north 
Stockton, with a very limited number serving the south and central Stockton areas despite the 
considerable residential populations living in those areas. The assessment also concluded that 
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most retailers are relatively well-established in the Stockton market with considerable new retail 
development beginning in the late 1990s. This retail expansion is continuing as several national 
retailers have added new stores or upgraded their facilities, thereby indicating confidence in and a 
commitment to the local retail market as result of the strong local housing and commercial real 
estate markets generate demand for new retail development.  

Review of Stockton’s economic development programs and projects identified a variety of 
current and recent programs and projects being actively pursued by the City. Combined with the 
increasing effectiveness of its code compliance efforts, these programs demonstrate both the 
City’s commitment and its capabilities to address effectively current and any potential future 
urban decay impacts (given its budget constraints and other financial resources). 

An analysis of current retail sales was conducted based on reported taxable sales and then 
adjusted to determine gross sales. Future retail sales, including sales generated by the proposed 
project and other probable retail developments were then projected. 

A retail sales leakage analysis to evaluate Stockton’s retail market performance compared the 
actual reported retail sales to the potential sales that residents would be expected to make, based 
on average shopper behavior. If the actual sales are greater than would be expected, this “sales 
surplus” suggests that the area is attracting people from outside to shop within the area and/or that 
the local residents have a higher than average amount of per capita retail spending. The leakage 
analysis concluded that Stockton is a “sales attractor” for all retail categories as it attracts 
considerable sales from non-Stockton residents and/or greater than average spending from its 
residents. This result reflects Stockton’s current position as a major retail hub for the region. 
While this might suggest that there would therefore be limited potential for new retailers to from 
current residents, several of the commercial retail estate specialists interviewed suggested that 
there may yet be considerable sales leakage from the under-retail parts of Central and South 
Stockton. Nonetheless, for the purposes of the urban decay analysis, it has been conservatively 
assumed that Stockton’s retail sector is saturated at the 2005 baseline conditions to determine the 
project’s maximum likely retail impacts. 

The proposed Wal-Mart Supercenter and Sam’s Club are the primary focus of the urban decay 
analysis because they would be the project’s “anchor” tenants that would either: (1) draw 
consumers away from other nearby competing retailers; or (2) attract/serve new consumers to the 
area. Nonetheless, the additional contributions of the proposed project’s other specialty retailers 
were also factored into the urban decay analysis. Total future retail sales for the project at its 
buildout in 2008 are estimated to be approximately $268 million in 2008 dollars (see Table 4-4). 
This retail sales projection was based on national average sales-per-foot for Wal-Mart, Sam’s 
Club, and average specialty retailers partially adjusted to account for the Stockton region’s 
relatively lower income levels. 

The market analysis determined that the proposed project’s primary trade will consist of the City 
of Stockton and nearby unincorporated areas within a five-mile radius of the site (see Figure 4-2). 
The project’s trade area was determined based on an analyses of previous market studies, 
interviews with local commercial real estate experts as well as considerations of the general and 
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site-specific market considerations and ESA staff’s professional judgment. Within this area, 75% 
of the project’s future sales are expected to be generated (i.e. approximately $201 million). 
Compared to Stockton’s 2005 baseline conditions, the project’s new retail sales could result in up 
to a 8.7% growth in local retail sales levels.  

The expected future annual growth in new retail demand from future Stockton population growth 
is estimated to be approximately $83.6 million per year of which $57.5 million would be for 
project-competing goods which may be expected to absorb additional new retail sales in the area. 
The new retail demand growth was used to determine the project’s potential future “sales shift” 
impacts on existing retailers. While numerous factors may be expected to reduce the likely actual 
“sales shift” impact, if no major new retail is competed before the project’s completion, the new 
retail demand growth could absorb all but $57.1 million of Weston Ranch’s estimate future sales. 
This offsetting growth in retail demand suggests that the project’s retail impacts will be short-
term in duration and of a type and magnitude within the range typical for retail sector business 
cycles. 

The key issue for determining the project’s potential for contributing to a substantial increase in 
local urban decay conditions depends on the likely consequences of any retail impacts on the 
competing retailers and their vacated properties. Based on the sales shift analysis is concluded 
that while the maximum sales shift impact could result in some possible store closures from the 
increase retail competition. However, the research and real estate analysis conducted for this 
report suggests that there is strong demand for commercial retail properties in Stockton. 
Therefore, even if the project has a major sales shift impact on the Stockton retailers (either due 
to retail market saturation or the project’s inability to capture any significant south and central 
Stockton retail sales leakage) and if this impact results in some retailers going out of business, it 
may be expected that any vacated properties will likely be re-tenanted or redeveloped. Given 
Stockton’s recent and foreseeable strong commercial real estate market, it is considered unlikely 
that property owners would generally permit their properties to deteriorate so as to result in urban 
decay impacts. This impact is considered less than significant and no mitigation is required. 

The important and direct role that the City programs and other non-project related factors can 
play in preventing and/or ameliorating urban decay conditions were also taken in account in this 
analysis.  

In addition to the potential direct impacts of the proposed project, this analysis also considered 
whether cumulative urban decay impacts could result from the proposed project, together with 
other past, present and probable future projects. The year 2011 has been used for the cumulative 
impact analysis because all reasonably foreseeable retail development projects are expected to be 
fully constructed and operational by that date. Future development beyond 2011 is currently 
unknown and the uncertainty inherent in economic forecasting increases with the forecast period 
horizon. The geographic area for the cumulative impact analysis is City of Stockton, since it is the 
primary area of concern for any incidence of potential future urban decay impacts. According to 
the City of Stockton Planning Department, several major new retail developments that would 
compete with the Weston Ranch retail development are considered probable: 
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• The Lodi Wal-Mart Supercenter Relocation. This planned shopping center development 
would construct 340,000 sq. ft. of new project competing commercial retail.  

• Spanos Park West (Phase 2). A new Wal-Mart Supercenter and Sam’s Club is planned for 
construction next to the recently completed Spanos Park West (Phase 1) shopping center. If 
approved, 512,486 sq. ft. of new retail would potentially compete with Weston Ranch. 

• Cannery Park. A 450-acre mixed-use development project is proposed for the Cannery 
Park property in northeast Stockton. A maximum of approximately 500,000 square feet of 
potential project competing new retail is projected (Stockton, 2006). 

• Origone Ranch. Situated in northeast Stockton due to the lack of information on the Origone 
Ranch it has been assumed that its future commercial development would be of a comparable 
as that planned for Cannery Park.  

These potential new retail developments represent the likely major new retail developments that 
could contribute to the project’s future cumulative impact on Stockton. Projected sales for these 
four future retail developments are shown in Table 5-1. If all completed before 2011, together 
could add up to $633.5 million in project competing sales of which $538.5 million would be 
expected to be Stockton-originating project competing sales (i.e. using a reduced market area 
adjustment of 85% as a conservative assumption). Together with these other future major retail 
developments considered probable the total potential cumulative sales impact of the project could 
be up to $739.4 million (i.e. $538.5 million + $200.9 million) in future Stockton-originating sales 
which would represent approximately a 32% increase in current (2005) baseline retail sector 
conditions (see Table 5-3).  

In the case of the cumulative impact analysis, the most meaningful indication of the likely effect 
on Stockton’s existing businesses is the degree of imbalance between future retail sales and 
demand. As shown in Table 5-4, the potential sales shift in 2011 (i.e. after all currently foreseen 
major future retail developments are assumed to have been completed and fully operational) 
would be up to $394.1 million – representing a 14.8% increase in the 2011 Stockton retail sector. 

The retail sales shift analysis suggests that over the longer term, the cumulative impacts will 
likely decrease as a result of future retail demand growth. However, given the magnitude of the 
projected imbalance in 2011 between retail supply and demand, the cumulative sales impacts of 
the proposed project together with other probable retail development could result in closures of 
existing businesses. Although the real estate market in Stockton is strong and will likely remain 
so, it is uncertain whether demand for retail space would be sufficient to ensure re-tenanting (by 
retail or other uses) or redevelopment of all or most properties vacated by business closures due 
to the cumulative effects of the proposed project and other future retail centers. 

However, vacant properties, even properties that are vacant long-term, do not, in and of 
themselves, necessarily result in urban decay impacts. If adequately managed and maintained, 
underused or underdeveloped properties may persist in urban areas without contributing to urban 
decay. In general, urban decay is less likely to occur in areas, like Stockton, that have redevelopment 
and other programs to prevent it and that actively enforce compliance with building and zoning 
codes. Typical urban decay indicators such as abandoned and deteriorating properties, litter and 
graffiti, and unauthorized property uses can be avoided if property owners adequately maintain 
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their properties. Such urban decay impacts are also more likely to occur under conditions in 
which property values are not appreciating and owners see such property management costs as 
unrecoverable and/or unnecessary expenses. These conditions do not occur in Stockton and are 
not expected to do so in the foreseeable future.   

As in the case of the project’s direct effects, numerous non-project related factors and analysis 
assumptions have been identified that would tend to limit business closures and long-term (see 
Section 5). These factors include: actual level of Stockton’s current retail market saturation; 
competing retailers’ profitability and capabilities to respond to new competition; level of future 
real estate demand; role of governmental agencies in economic development and prevention of 
blight. On-going redevelopment and urban renewal programs in Stockton and the City’s assertive 
code and ordinance enforcement activities would further reduce the potential for an increase in 
blight.  

Given the major contributory role that these and other non-project factors potentially would have 
both in determining any future retail impacts to existing retailers and on Stockton’s urban decay 
conditions it is concluded that the project’s cumulative impacts on existing retailers would not be 
expected to result in business closures and related long term property vacancies that would lead to 
urban decay impacts of a sufficient magnitude and/or prevalence to result in a substantial increase 
in Stockton’s urban decay conditions. 
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SECTION 1 
Introduction 

Purpose and Use of This Report 
This report presents key data, analysis, and findings of the urban decay analysis for the proposed 
Weston Ranch Towne Center Project (project) retail development and was used in the preparation 
of the environmental impact report (EIR) (Section 4.4, Urban Decay) for the project. 

Report Organization 
This urban decay analysis report is organized into six sections as discussed below. 

• Section 1, Introduction.  This section provides a brief introduction into this report’s 
purpose and organization. 

• Section 2, Project Description. This section provides a brief description of the 
proposed project for which this urban decay analysis report was prepared. 

• Section 3, Setting. This section provides the setting information used when 
conducting the analysis. 

• Section 4, Urban Decay Analysis. This section provides a detailed analysis 
regarding the project’s potential for causing urban decay and other surrounding 
retail/real estate factors. 

• Section 5, Cumulative Impact Analysis. This section provides an analysis of the 
future cumulative impacts of the potential additional future major new retail 
development in Stockton. 

• Section 6, References. This section provides a complete list of references used when 
preparing this report. 

Report Preparation 
This report has been prepared by consulting staff from ESA under contract to Vestar Development 
Company, the project proponent. The draft report has been prepared for the City of Stockton 
(City) and used as the basis for Section 4.4, Urban Decay, in the EIR. 
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SECTION 2 
Project Description 

Location 
The proposed project is located in Stockton, north of French Camp Road, west of I-5 at the northwest 
quadrant of the I-5/French Camp Road interchange, and east of McDougald Boulevard and the 
Weston Ranch residential subdivision (Figure 2-1). The Weston Ranch residential subdivision is 
north of the project site and agricultural land is adjacent to the southwest and southern portions of 
the project site. Regional access to the project site is provided by I-5 (French Camp Road and 
Downing Avenue off-ramps). Local project access is provided by French Camp Road on the 
south and Manthey Road via Downing Avenue and William Moss Boulevard on the north. 

Objectives 
The objectives of the project include economic goals that may have an effect on urban decay, as 
follows: 

• Providing needed regional commercial and retail space in south Stockton. 

• Augmenting the City’s available commercial space for continuing growth demands. 

• Providing job opportunities for members of Stockton’s work force. 

• Providing an expanded economic base for the City by generating substantial property 
and sales tax and fee revenue and by increasing the proportion of local income 
invested and spent locally. 

• Provide retail and commercial services at a currently vacant location that is 
convenient and where economic viability can be sustained. 

• Providing large-scale retail activities that will complement existing smaller scale 
retail activities located throughout the City. 
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Description 
The project would develop the currently vacant project 
site (Table 2-1) with a regional shopping center 
including large-scale retail stores; in-line shops (located 
contiguously between large-scale retail stores) retail 
pad stores; restaurants (including fast food restaurants 
and traditional restaurants); service stations; and 
parking. The principal retail stores planned to “anchor” 
the project include a Wal-Mart Supercenter (a large-
scale discount department store with a large grocery 
department) and a Sam’s Club (a warehouse-style retail 
club store). Other smaller retail stores may include 
clothing stores, home furnishings and domestic 
supplies, pet supplies, electronics, and other types of retail sales, although specific prospective 
tenants have not been determined. Construction of the project is projected to be complete in 2008. 

The project would also include the installation of all necessary infrastructures to serve the 
development. It is anticipated that new (proposed) adjoining streets, existing streets within the 
project site, realigned streets, and utilities will be improved in conjunction with the development 
of the project site. These infrastructure improvements are expected to be made conditions of 
approval by the City’s Department of Public Works and included in the Development Agreement.  

Parking will be provided in accordance with the requirements described in section 16-345.040 of 
the Development Code and will include a minimum of 2,000 parking spaces for 400,000 square 
feet of building space plus 1 additional parking space for each additional 250 square feet of office 
space. A maximum development of 710,000 square feet (as proposed) will therefore include a 
minimum of 3,240 parking spaces. 

The project applicant and representative are listed below. 

Applicant: Representative: 
Vestar Development Company 
7575 Carson Boulevard 
Long Beach, CA  90808 
 

Jeffrey M. Axtell 
Vestar Development Company 
7575 Carson Boulevard 
Long Beach, CA  90808 

 

TABLE 2-1 
PROPOSED LAND USES 

Proposed Land Use 

Proposed Maximum 
Space Use 

(Square Feet) 

Large-Scale Retail 
In-Line Shops 
Retail Pads, including  

two fuel stations 
Restaurants 
Total 

500,000 
100,000 

60,000 
 

50,000 
710,000 
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SECTION 3 
Existing Conditions 

Background 
According to the California Environmental Quality Act (CEQA) Guidelines (15358 [b]), impacts 
to be analyzed in an environmental impact report (EIR) must be “related to physical changes” in 
the environment. While the CEQA Guidelines (15131 [a]) do not directly require an analysis of a 
project’s social or economic effects because such impacts are not in and of themselves considered 
significant effects on the environment, the guidelines also state: 

An EIR may trace a chain of cause and effect from a proposed decision on a project 
through anticipated economic or social changes resulting from the project to physical 
changes caused in turn by the economic or social changes. The intermediate 
economic or social changes caused in turn by economic or social changes need not be 
analyzed in any detail greater than necessary to trace the chain of cause and effect. 
The focus of the analysis shall be on the physical changes. 

Rather, a determination that a significant urban decay impact is likely to result from a proposed 
project relies upon a showing that the following sequence of events is likely to occur: 

• The project would introduce new retail competition that would cause existing retailers to go 
out of business. 

• The failed retailers’ vacated properties would not be re-tenanted (or otherwise reused) due 
to insufficient real estate demand. 

• These untenanted properties would be vacant for prolonged periods of time and would be 
abandoned or otherwise permitted to deteriorate significantly by their owners. 

Urban Decay Analysis Approach 
Since the project is likely to compete with a number of existing businesses within Stockton, ESA 
performed an urban decay impact analysis for the project. Particular attention was devoted to 
assessing the extent of the contributory effect associated with the project and other proposed retail 
development on local urban decay. 

The analysis presented in this chapter of the EIR: 

• Evaluates the expected economic effects of the project on Stockton’s retail businesses. 
• Considers the extent to which these effects would be expected to result in changes in the 

extent and severity of urban decay in Stockton.  
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The project would provide additional retail competition with existing retail businesses within 
Stockton and in the general Stockton area. Depending on the nature of this new competition and 
the retail market at the time of project completion, the project could cause the closure of businesses. 
If insufficient retail demand exists for the vacated properties to be re-tenanted, these business 
closures could result in long-term or permanent vacancies, which could, in turn, contribute to, or 
be the cause of, urban decay within Stockton. A number of factors in addition to changes in retail 
sales influence changes in levels of urban decay and are therefore considered in this analysis. 
These factors include property value trends, demographic changes, and governmental programs 
and actions aimed at ameliorating or preventing urban decay. 

Method 
The analysis presented in this Urban Decay Analysis is based upon detailed assessment of 
economic factors relevant to urban decay. The following tasks were conducted as part of the 
detailed assessment:  

• Compilation of a comprehensive inventory and assessment of the major local retail 
businesses and shopping centers to identify the competing retailers that could potentially be 
most impacted by the project (see: Existing Competing Retailers and Shopping Centers). 

• Analysis of Stockton’s current retail sector and demand conditions (see: Current Retail 
Sales in Stockton, Retail Leakage Analysis, Retail Demand Trends). 

• Identification of Stockton’s current economic development policies and programs for urban 
renewal (see: Current Redevelopment Policies and Projects). 

• “Leakage” analysis assessing the inflows and outflows of consumer retail spending to and 
from the Stockton economy (see: Retail Leakage Analysis). 

• Analysis of the current commercial and residential real estate markets in the Stockton 
region (see: Real Estate Analysis). 

• Estimation of the project’s future sales by retail category (see: Retail Sales for the Project). 

• Projection of future sales by potential/likely future new Stockton retailers by retail category 
(see: Sales by Potential Future Stockton Retail Developments). 

• Market analysis to identify the project’s expected market area (see: Market Analysis). 

• Estimation of the average annual expected growth in Stockton’s future retail demand (see: 
Future Retail Demand Growth). 

• Projection of potential “sales shift” impacts on existing retailers both from the project and 
from potential new Stockton retailers, in order to evaluate the likelihood of project-related 
business closures (see: Potential Sales Shift Impacts to Existing Retailers). 

• Real estate analysis to evaluate the potential for re-tenanting of vacated properties and the 
likelihood of project-related long-term building vacancies and related urban decay impacts 
(see: Real Estate Analysis). 
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Regional Context  
The existing conditions analysis identifies the current retail sector conditions to identify and 
understand the baseline conditions for the subsequent impact analysis. In addition to evaluating 
the Stockton retail sector and major potential project competing retailers, the section also 
identifies Stockton’s economic development policies and its program for fostering urban renewal 
within Stockton. 

Project Vicinity 
The Weston Ranch residential community lies to the west and north of the project site (see 
Figure 3-1). The community consists primarily of a recent major residential development. These 
homes are in good condition and mostly house middle-income homeowners, many of whom have 
moved to the area recently. Interstate 5 runs directly to the east of the project site. The good 
visibility of the site from the highway would be beneficial for the site’s proposed future retail 
development. The existing interstate interchange would be significantly improved and upgraded 
to provide better site access. 

Directly east and south of the project site, most of the nearby developed land uses are industrial. 
The Stockton General Hospital is located south of the project site along Interstate 5. For a few 
miles beyond the hospital, most of the land is farmland. At the outskirts of Lathrop, the land uses 
change to mixed commercial, industrial, and some residential development.  

Northward toward Stockton’s city center, increasingly older residential neighborhoods emerge. 
Most of these residential areas are lower-income neighborhoods and are predominantly Latino in 
ethnicity. Although some sections of the area are in better condition than others and few properties 
are vacant, many of the homes are in relatively poor condition. El Dorado Drive, a major 
thoroughfare extending to downtown Stockton, is lined with businesses. The project area also has 
several existing vacant and very run-down buildings and businesses. Most of the local retail and 
other businesses in the area generally appear in relatively poor condition and are poorly 
maintained. 

Existing Competing Retailers and Shopping Centers 

Approach 
ESA conducted an extensive inventory and site assessments of the retailers and shopping centers 
currently operating in Stockton and the neighboring cities of Manteca, Tracy, Lodi, and Lathrop 
to evaluate general retail conditions for Stockton and south San Joaquin County.1 The inventory 
included background research, data collection, and site visits to most of the principal retailers and 
shopping centers. In addition, key contacts were identified and, when possible, interviewed to 

                                                      
1  An initial assessment of the greater Stockton region was performed to understand the Stockton retail sector’s 

broader context.  
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gather additional information on the region’s retail market. However, most of this information is 
qualitative in nature. Some financial information was obtained from Info-USA on store sales, 
although the data may under-report actual sales due to survey response biases and data collection 
approaches. Retailers were selected, based on their reported Standard Industrial Classification 
(SIC) codes and operations.2,3 The retailers selected for analysis were those expected to be in 
direct competition with the Weston Ranch project due to similarities in goods and customer base. 
Several visits were also made to the project site, its vicinity, and the major retail areas within 
Stockton, Manteca, Lodi, and Tracy. The purpose of these visits was to identify and evaluate the 
locations to determine their likely future interrelationships with the proposed project. In addition 
to viewing the principal shopping centers, most of the principal retailers were also inspected to 
qualitatively evaluate their condition, operations, product selection, and clientele. The purpose of 
these assessments was to determine the stores expected to be most competitively affected by the 
project and to evaluate the ability of these businesses to absorb and respond to additional retail 
competition. The assessment findings are presented below.  

Major Stockton Area Retailers 
The database search identified 139 businesses that met the initial selection criteria. The Info-USA 
database reported each store’s address, contact information, number of employees, annual sales, 
and the first year that each store had been included in their database. The data was reviewed to 
identify the major retailers expected to be potentially affected by the proposed retail development. 
As discussed in the market analysis later in this report, most retailers in Lodi and the outlying 
areas of San Joaquin County distant from the project site were excluded since these businesses 
are outside the Weston Ranch retail development’s likely primary market area and are more likely 
to be served by other major retail areas such as the northern Stockton retail areas. 

Efforts were made to verify the sales data and obtain additional financial information from the 
individual stores, but few managers would discuss their store’s general performance, operations, 
or the likely impact of new retail development in the Stockton retail market. As a result of limited 
availability of information, it is very difficult to quantify retailers’ current financial situation. 

The analysis concluded that most of the retail stores in the Stockton region are relatively well-
established in the market. Numerous major large-scale discount retailers have been operating in 
Stockton and the region for many years. Furthermore, during the last several years, several 
national retailers have added new stores or upgraded their facilities, thereby indicating confidence 
in and a commitment to the local retail market. Tables 3-1 and 3-2 identify most of the major 
general department store retailers, groceries, and drugstores in the Stockton area expected to 
compete with the proposed project. Figures 3-2 to 3-4 show the major competing retailers’ 
locations. As the figures indicate, most of Stockton’s retailers are clustered in north Stockton, 
with a very limited number serving the south and central Stockton areas despite the considerable 
residential populations living in those areas.  
                                                      
2  SIC Codes for General Merchandise Stores (53), Food Stores (54), Apparel & Accessory Stores (56) and 

Miscellaneous Retail (59) were searched. 
3 Initial data was collected for all such business with 10 or more employees 
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Figure 3-2
Major Large Scale Discount and Department Store Retailers

Operating in the Stockton Region (2005)

SOURCE: InfoUSA, 2005; MapQuest, 2005; and ESA, 2006
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Figure 3-3
Major Grocery Stores

Operating in the Stockton Region (2005)

SOURCE: InfoUSA, 2005; MapQuest, 2005; and ESA, 2006 
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The City of Stockton was contacted in order to obtain information on the square footage estimates 
for the major retailers within Stockton and thus develop estimates of sales per square foot for the 
major retailers. The retailer list was cross-verified for selected retailers that were either missing 
from the Info-USA database or that appeared to have inaccurate or incomplete data. ESA 
contacted individual store managers and reviewed public financial reports to obtain the best 
available data for these retailers. The primary retailers expected to experience the majority of the 
project-related retail impact will be major general merchandise department store retailers (i.e., 
those other retailers most similar to Wal-Mart and Sam’s Club), major supermarkets, and 
drugstores. Therefore ESA did not include smaller grocery stores and drugstores (with less than 
15,000 square feet) in the inventory of competing retailers (see Tables 3-1 and 3-2).  

Additional information was also collected during the site assessments on most of the principal 
retailers operating in Stockton during March 2005 to qualitatively evaluate their condition, 
operations, product selection, and clientele. The purpose of these assessments was to determine 
which stores would be expected to be most competitively affected by the project and to evaluate 
the ability of these businesses to absorb and respond to additional retail competition.  

Specific Retailers 
The following section provides an assessment of the general department store retailers with 
multiple existing stores in the Stockton region expected to potentially be primary competitors to 
the proposed project. The findings and observations presented below identify the key aspects of 
each retailer’s general business strategy and operations (including typical products and services, 
clientele, etc.) that define them. This information was collected to aid the evaluation of the nature 
and extent of these retailers’ expected competitiveness with the project.  

Target  
Target is a national large-scale discount retailer that competes nationally with Wal-Mart. Target 
offers a selection of goods and products similar to those in a regular Wal-Mart store. However, 
Target does not have the extensive grocery sales offered by Wal-Mart’s Supercenter stores. While 
providing similar shopping opportunities, Target’s customer base has a greater proportion of 
middle-income and younger shoppers. Target stores are large warehouse facilities that are mostly 
new and well operated. Target stores generally do not operate 24 hours and are closed on major 
holidays. 

K Mart (on E. Mariposa Road) 
This K-Mart is in poor condition and was generally understocked with a more limited than usual 
selection of goods. The building and its parking area are old and poorly maintained. The store’s 
site is relatively isolated from other retail businesses except a few neighboring stores at the 
Mariposa intersection with Framington and 8th Streets. All these stores (Don Juan Foods, El 
Dorado Drugs, and Big Value) are in poor condition with limited stock. There were numerous 
vacant and blighted neighboring properties. 
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TABLE 3-1 
MAJOR DEPARTMENT STORE RETAILERS IN THE GREATER STOCKTON AREA (2004) 

Store Name Address 

First Year 
of 

Businessa 
Number of 
Employees Annual Salesb Square Footage 

Costco Warehouse 1616 E. Hammer Lane, 
Stockton 2002 276 $44,712,000 138,905 

Dillard's  4950 Pacific Avenue, 
Stockton 1998 200 $32,400,000 na 

Gottschalk’s 5354 Pacific Avenue, 
Stockton 1988 93 $15,066,000 81,400 

JC Penney 4915 Claremont 
Avenue, Stockton 1991 150 $24,300,000 96,000 

Kmart 255 Northgate Drive, 
Manteca 2003 90 $14,580,000 86,000 

Kmart 2180 E. Mariposa Rd, 
Stockton 1990 97 $15,714,000 84,000 

Kmart 5757 Pacific Avenue, 
Stockton 1990 100 $16,200,000 71,000 

Kohl’s 10850 Trinity Parkway,  
Stockton 2004 na na 90,000 

Macy's 5242 Pacific Avenue, 
Stockton na na na 166,500 

Sears 1305 W. Yosemite Ave, 
Manteca 1997 10 $1,620,000 na 

Sears 5110 Pacific Ave, 
Stockton 2000 70 $11,340,000 89,300 

Target 4707 Pacific Avenue, 
Stockton 1988 150 $24,300,000 102,800 

Target 10424 Trinity Parkway, 
Stockton 2004 na na 125,000 

Wal-Martc 3702 E. Hammer Lane, 
Stockton 1991 401 $64,962,000 125,000 

Wal-Mart 1205 S. Main Street, 
Manteca 1992 320 $51,840,000 119,704 

Wal-Mart 
Supercenterd 

3223 E. Hammer Lane, 
Stockton 2004 480 $7,776,000 207,540 

Total - All Major Department Stores 2,437005 $324,810,000 1,493,149 
 
 
a As recorded by InfoUSA; stores may have been operating before. 
b As estimated by Info-USA; actual annual sales likely higher. 
c This store closed when the nearby Supercenter opened in 2004. 
c The reported sales are not for a full year of operation. 
 
SOURCES: ESA, Info-USA, City of Stockton. 
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TABLE 3-2 
MAJOR GROCERY STORES AND DRUGSTORES IN THE GREATER STOCKTON AREA (2004) 

Grocery Store Street Address City 
First Year of 
Businessa 

Number of 
Employees 

Annual 
Salesb 

Square 
Footage 

Centro-Mart 2150 W Alpine Ave Stockton 1984 50 $7,700,000 17,000 
Centro-Mart 2907 Waterloo Rd Stockton 2000 28 $5,096,000 21,600 
Centro-Mart 4232 E Main St Stockton 1984 27 $4,914,000 16,800 
Food 4 Less 131 Spreckles Ave Manteca 2000 75 $13,650,000 65,000 
Food 4 Less 255 E March Ln Stockton 2001 79 $14,378,000 48,400 
Food 4 Less 3434 Manthey Rd Stockton 2001 79 $14,378,000 58,810 
Food 4 Less 678 N Wilson Way Stockton 2001 125 $22,750,000 53,160 
Food 4 Less 8014 Lower Sacramento Rd Stockton 1995 164 $45,100,000 64,525 
Food Maxx 1189 E March Ln Stockton 1999 100 $18,200,000 52,760 
Grocery Outlet 909 W March Ln Stockton 2002 19 $3,458,000 15,420 
Lions 
Supermarket 7924 N El Dorado St Stockton 1995 15 $2,730,000 23,200 
Marina Market 
Place 3201 W Benjamin Holt Dr. Stockton 1996 93 $16,926,000 28,700 
New Grand Save 
Market 2318 S.Airport Way Stockton 2000 Na na 16,600 
Pak 'n Save 
Foods 1187 S Main St Manteca 2000 100 $18,200,000 50,000 
Podesto's Market 104 Lincoln Ctr Stockton 1985 77 $14,014,000 20,000 
Raley's 2323 W Hammer Ln Stockton 1999 125 $22,750,000 61,797 
Raley's 1280 W Lathrop Rd Manteca 1991 120 $21,840,000 50,000 
Rancho San 
Miguel 1230 E. Charter Way Stockton na Na na 40,972 
Safeway 2808 Country Club Blvd Stockton 1987 89 $16,198,000 na 
Safeway 6445 Pacific Ave Stockton na Na na 46,500 
Save Mart 1172 N Main St Manteca 1988 70 $3,920,000 na 
Save Mart 1431 W Yosemite Ave Manteca 1989 14 $2,548,000 na 
S-Mart Foods 3233 Hammer Ln Stockton 1989 Na na 44,100 
S-Mart Foods 1616 E. March Ln Stockton 1997 Na na 49,690 
S-Mart Foods 3215 Pacific Ave Stockton 1997 Na na 22,900 
S-Mart Foods 4555 N. Pershing Ave Stockton 2004 Na na 44,000 
S-Mart Foods 8004 N. West Lane Stockton 2004 85 na 43,800 
S-Mart Foods 4725 Quail Lakes Dr Stockton 1999 50 $9,150,000 43,000 
Super King Food 
Center 6045 N. El Dorado St Stockton na Na na 19,500 
Super King Food 
Center 8626 Lower Sacramento Rd Stockton na Na na 28,000 
Trader Joe's Co 6535 Pacific Ave Stockton 1994 33 $6,006,000 55,275 
Winco Foods 5110 Montauban Ave Stockton 2002 140 $25,480,000 95,838 
Total - All Grocery Stores   1,792 $312,116,000 1,213,847 

DRUG STORES            
Longs Drug 1190 N Main St Manteca 1984 45 $8,235,000 25,818 
Longs Drug 5070 West Ln Stockton 1990 25 $4,575,000 27,950 
Longs Drug 7464 Pacific Ave Stockton na 48 na 32,700 
Longs Drug 4713 Quail Lakes Stockton na 58 na 26,900 
Longs Drug 1885 W 11th St Tracy 1986 35 $6,405,000 23,412 
Rite Aid 
Pharmacy 1050 N Wilson Way Stockton 1986 35 $6,405,000 33,500 
Rite Aid 
Pharmacy 7932 N El Dorado St Stockton 1984 20 $3,660,000 23,500 
Walgreens 560 N Main St Manteca 1992 22 $4,026,000 14,000 
Walgreens 15 W Harding Way Stockton 1993 60 $10,980,000 17,500 
Total - All Major Drugstores   348 $44,286,000 225,280 

 
 
a As recorded by Info-USA; stores may have been operating before. 
b As estimated by Info-USA; actual annual sales likely higher. 
 
na = data not available  
 
SOURCES:  ESA, Info-USA, City of Stockton. 
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Costco 
Costco operates as a warehouse-style club discount retailer very similar to Sam’s Club. Its stores 
offer a very limited selection of goods that are generally available only as bulk quantity purchases. 
Shoppers tend to make “big cart’ shopping trips. As a warehouse club retailer, customers must 
pay a yearly membership fee. The stores have few floor staff but are usually fully stocked 
(although selection and specific items may change frequently). While the customer base will 
include shoppers of all incomes, most Costco shoppers tend to be large families and lower income 
or small business owners.   

Food 4 Less 
Food 4 Less is a large-volume grocery retailer with significant bulk quantity goods for sale. Many 
stores are open 24 hours and have a significant Latino customer base. Their limited product 
selection and pricing is particularly targeted to serve lower- and middle-income customers. Few 
“premium” products are offered with a warehouse store style of operation. Most stores are 
relatively new and well operated. The Food 4 Less customer base and style of grocery retailing 
are likely to be highly comparable to those of the project’s planned grocery operations.   

Pak ‘n’ Save 
This store is located next to the Manteca Wal-Mart (shares parking) and owned and operated by 
Safeway. Pak ‘n’ Save is open 24 hours as a very large warehouse-style grocery retailer with a 
deli counter. Highly stocked with goods, Pak ‘n’ Save also offers customers a selection of 
premium goods and a limited selection of ethnic goods in addition to some bulk quantity goods.  

Raley’s 
Raley’s is a more “up market” retailer, carrying a wide variety of food including a high proportion 
of premium and gourmet food items. It operates as a traditional full-service neighborhood grocery 
store with very limited bulk quantity goods for sale. Instead, it has a wide selection of goods 
serving a more middle- and upper-income customer base. Raley’s stores are not open 24 hours 
and attract less price-conscious customers.  

Rancho San Miguel  
This store is a large, high-volume grocery retailer located in relatively close proximity to the 
project site. It sells Hispanic goods almost exclusively and has a full-service deli, bakery, butcher, 
and seafood counters. The store is highly stocked, in very good condition, and well-managed. The 
store was very busy at the time of the site visit. 

S-Mart Foods 
S-Mart Foods operates a chain of traditional neighborhood grocery stores throughout the Central 
Valley and other parts of Northern California. Most of the S-Mart grocery stores in Stockton occupy 
grocery stores previously owned by Safeway, Lucky’s, or other grocers. As a result, several of the 
stores are near other S-Marts or other competing grocery stores. Most stores are in old buildings 
that are adequately maintained but generally offer only some of the amenities typical of full-
service stores. Most of the stores offer limited selections with few bulk quantity goods. Some of 
the stores were relatively understocked and generally offered few premium goods. The S-Mart 
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Foods customer base is mostly low- to middle-income customers likely attracted by the store’s 
convenience and proximity as a local neighborhood store for “small cart” shopping trips.  

Winco 
Winco is a very large, full-service discount grocery retailer that is open 24 hours. This store has a 
very large fresh produce section, in-store bakery, deli, and fresh meat and seafood departments. 
Winco sells a wide variety of products including more upscale premium goods as well as some 
organic goods. Winco also sells many bulk quantity items (typically stocking more than 500 
different such goods). For its size, the store offers a relatively limited number and selection of 
non-grocery sales, concentrating mostly on household and drugstore items. The store is very new 
(opened in 2002) and is highly stocked and well maintained. Winco is an employee-owned 
business. This store has a customer base and style of grocery retailing likely to be similar to those 
of the project’s planned grocery operations.      

Other Grocery Stores 
Numerous other regional and local grocery stores operate in the project’s expected market area. 
These include Centro-Mart, Grocery Outlet, Trader Joe’s, Food King, and Lion’s Supermarket.  

Several of these grocery stores are ethnic grocery retailers (e.g., Food King and Lion’s). A 
majority of these retailers’ goods are ethnic brands not sold in non-ethnic grocery stores such as 
those planned for the Weston Ranch project. These stores are generally converted former grocery 
stores that, while in relatively poorer condition, are typically highly stocked with goods. Their 
customer base is likely to be separate from Wal-Mart’s for food sales, and therefore, they are 
expected to be less competitive with the project.  

Others stores such as Centro-Mart operate smaller grocery stores serving lower-income 
communities. These stores are in poor condition and typically offer a limited selection of goods 
that are often understocked. Customers likely shop at these stores because of their convenience as 
nearby local stores and because of their limited shopping options. 

Grocery Outlet and Trader Joe’s are specialty grocery retailers. Grocery Outlet is a bargain 
grocery outlet with a limited selection of goods that changes regularly. It is not a traditional full-
service grocery store but instead offer bargain sales, and its customer base is predominantly 
lower- and middle-income customers. Trader Joe’s has a wider selection of goods specializing in 
sales of its own brand foods. Trader Joe’s offers a greater selection of premium-type goods at 
lower prices. Customer base tends to be middle and upper income. Due to the specialty nature of 
these stores, they may be expected to be less competitive with the project. 

Large-scale discount retailers such as Wal-Mart, Target, and K-Mart are classified as “general 
merchandise stores” by the California Board of Equalization and these retailers compete extensively 
through the country. Other big-box retailers and grocery stores such as Costco, Food 4 Less and 
Winco are present in the Stockton region and may also be expected to compete with the proposed 
project. In addition, many smaller grocery stores or specialized retailers are currently operating in 
Stockton that could be affected by increased retail competition from the proposed project. 
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According to several local commercial real-estate brokers consulted in preparation of this report, 
as well as in ESA’s professional judgment, most of the retail and grocery stores in the Stockton 
region are well-established in the market. Most of the major large-scale discount retailers have 
been operating locally for many years. More recently, several national retailers have upgraded or 
added new stores, thereby showing their confidence in and commitment to the local retail market. 
The long-standing presence of large-scale discount retailers has likely ensured that most of the 
less profitable retailers that were unable to compete effectively with these large-scale discount 
retailers have already ceased their retail operations in the region.  

Major Stockton Shopping Centers 
The major shopping centers in Stockton were also identified and inspected (i.e., those with more 
than 100,000 square feet in size). The names, primary anchor tenants, estimated size, and date of 
construction of the principal major shopping centers in Stockton are presented (see Table 3-3). 
The occupancy levels and physical condition of facilities are noted in these descriptions, as well 
as the types of retail activity and goods stocked are also noted. Figure 3-5 shows their locations; 
the centers are listed in order of their increasing distance from the proposed Weston Ranch 
project. 

As can be seen from the Figures 3-2 through 3-5, there is relatively little retail development in 
south and central Stockton. The great majority of retail development is located in north Stockton, 
generally along the principal retail corridors of Hammer Lane, Pershing Lane, Pacific Avenue, 
and March Lane. Stockton’s central downtown area currently has relatively little retail business 
activity, and the area has been undergoing significant redevelopment efforts under the City’s 
waterfront redevelopment plan. Recent and planned new development includes the new City 
Center Cinema complex, the Stockton Ballpark, hotel redevelopment, and the Stockton Events 
Center, now under construction.  

Many of Stockton’s shopping centers were constructed before 1991, after which relatively little 
new retail development occurred until the late 1990s. During the 1990s, Stockton went through a 
prolonged period when little retail development occurred. As a result, many of the real estate 
brokers who were interviewed for the retail market analysis indicated that the recent, ongoing 
retail development boom can be partially attributed to the market “catching up” after years of 
inactivity. This period of low retail development activity in the 1990s also likely explains much 
of the deferred maintenance at many of the area’s shopping centers. Considerable new retail 
development in Stockton occurred in the late 1990s. This retail expansion is continuing as the 
strong local housing and commercial real estate markets generate demand for new retail 
development. 
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Weston Ranch Center 
The Weston Ranch shopping center is the closest shopping center to the project site and is located 
less than one-quarter mile away. The Weston Ranch Center is anchored by a Food 4 Less grocery 
that was in good condition and well-stocked, like most of its sister stores in the Stockton area. 
The shopping center also has a Curves gym but is mostly tenanted by small, ethnic specialty 
stores and service businesses (such as manicurists and dry cleaners). The shopping center was 
recently constructed and is in good condition. 

College Square 
This shopping center is located along the Pershing Avenue commercial corridor near its intersection 
with the March Lane retail corridors. This large and older shopping center is anchored by a 
Mervyn’s, Office Depot, Grocery Outlet, and Big 5 Sporting Goods. The shopping center was in 
average condition and was fully tenanted.   

Quail Lakes Shopping Center 
This shopping center is located along the March Street retail corridor next to the Interstate 5 
access ramps and is anchored by S-Mart Foods, Longs Drugs, and Office Max stores. The total 
estimated retail space is approximately 144,000 square feet. The S-Mart grocery store is relatively 
large and in good condition. The store includes an in-store pharmacy and deli counter. Both the 
building and interior are well-maintained and the store appears well-managed. The shelves were 
well-stocked with a mix of both premium and economy/budget goods, suggesting that the store 
serves a mixed-income customer base. 

The shopping center as a whole was generally in good condition and is fully tenanted by other 
small retailers and a few independent ethnic retail stores and services. The Quail Lakes Shopping 
Center was substantially renovated in 1998. 

Weberstown Mall 
Weberstown Mall is located at the intersection of March Lane and Pacific Avenue, one of 
Stockton’s busiest intersections. Located about one mile east of Interstate 5 and three miles west 
of Highway 99, it is at the heart of Stockton’s traditional retail areas. The enclosed mall consists 
of approximately 845,000 square feet of retail, and as a regional center, it is a major shopping 
destination for the San Joaquin Valley. The mall is anchored by four major retailers: Dillard’s, 
JC Penney, Sears, and Barnes & Noble. The mall (and peripheral retail) also has numerous 
specialty retailers including Gap, Baby Gap, Gap Kids, Talbots, Circuit City, Kids “R” Us, and 
Victoria’s Secret. The mall is in good condition and is fully tenanted. 

Sherwood Mall 
Sherwood Mall is a traditional enclosed shopping mall complex anchored by Macy’s and 
Gottschalks department stores as well as a Toys “R” Us. It is located on Pacific Avenue next to 
the Weberstown Mall. The mall has a total estimated retail space of about 650,000 square feet. 
Built in 1976, Sherwood Mall was renovated in 1995. In August 2002, a major addition was 
constructed that added a new Best Buy store. An additional 25,000-square-foot expansion is near 
completion that is planned to be occupied by a HomeGoods store (home décor specialty retailer). 
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Although currently less attractive and with fewer upscale tenants and clients than Weberstown 
Mall, the building and its facilities are currently undergoing a major renovation to redevelop the 
mall facilities that was scheduled to be completed in fall 2005. Currently, 36,000 square feet of 
retail is available for lease at this mall.  

Village at Weber Ranch 
Located at West Lane and March Street, the center is anchored by a Longs Drugstore and an 
S-Mart grocery store. The S-Mart store is in average condition with a product selection typical of 
a chain. There were several vacancies amongst the mostly ethnic and independently owned stores 
tenanting the shopping center.  

Calaveras Square 
This shopping center is in poor condition with several vacant properties available for lease. Food 
Maxx is the primary anchor and a 99¢ Store has recently vacated. The Food Maxx itself is in fair 
condition and well-stocked. The store’s stock included a high proportion of ethnic products. 

Sherwood Plaza 
This shopping plaza is anchored by a Big K department store. The store has limited food, was 
generally understocked, and was in poor condition. The neighboring shopping plaza was in 
generally poor condition although fully tenanted. According to some local realtors, 
redevelopment of the plaza is planned.  

Colonial Plaza 
Located along the Hammer Lane commercial corridor, this shopping center is anchored by an 
S-Mart grocery store. The adjacent Colonial Plaza East development has some vacancies and 
more office use than retail.  

Venetian Square 
This shopping center, located on March Lane near the College Square Shopping Center, consists 
of approximately 117,000 square feet of retail. Anchored by Dollar Tree and John’s Pizza 
(located in a converted retail store), the center also had several vacant retail spaces and is mostly 
tenanted by small independent retailers, ethnic grocers, and service businesses. 

Stonewood Center 
This shopping center is located off the Hammer Lane retail corridor and is generally in average to 
poor condition. The center is anchored by a Super King Food Center that has recently been 
reopened as an ethnic supermarket that was highly stocked with a wide variety of ethnic specialty 
goods. Numerous small retail businesses and ethnic grocers are located at the shopping center.  

Hammer Ranch 
This shopping center was primarily tenanted by an S-Mart grocery store, Longs Drugstore, and 
Clothes World. The center was in average to poor condition with several other small service and 
retail businesses at the location. 
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Pacific Town Center 
Located at the intersection of the Pacific and Hammer Lane retail corridors, the new shopping 
center was completed in August 2003 and consists of approximately 170,000 square feet of retail 
space. It is fully tenanted, mostly by national chain “category killers”4 and specialty retail stores 
including Toys’R’Us, Linens and Things, TJ Maxx, Pier 1 Imports, and Good Guys. 

West Lane Plaza  
This shopping center is located along the Hammer Lane commercial corridor and is anchored by 
Lion’s Supermarket and Rite Aid. The Rite Aid is an old building that is significantly run-down 
with very limited stock and selection. The Lion’s Supermarket has recently converted to an 
independently run Asian supermarket and it carries few non-ethnic products. Highly stocked with 
Asian products, it also has butcher and seafood counters operating in the store. The shopping 
center was tenanted by mostly independent, ethnic retailers and services. The shopping center 
buildings and facilities are in relatively poor condition.  

Normandy Village Shopping Center 
This shopping center is located along the Hammer Lane commercial corridor and is anchored by 
an S-Mart grocery store. The other principal tenant is the Delta Thrift store. The store is a former 
Safeway with a small pharmacy and deli counter. The grocery store is not open 24 hours. The 
store building is in mediocre to poor shape and was understocked in many sections and had a 
limited product selection. The grocery store carries few premium products; the stock selection is 
mostly more inexpensive brands targeted for serving lower-income clients. The shopping center 
has several vacant properties and generally is in poorer than average condition. Other tenants 
were mostly small independent and ethnic specialty stores.   

Northtown 
This shopping complex predominantly consists of several large big box retailers (Home Depot 
and PetsMart). The former north Stockton Wal-Mart is located here and is currently empty after 
the new Wal-Mart Supercenter was built nearby. The complex is generally in average condition.  

Raley’s Shopping Center (Hammer Lane) 
This recently built Raley’s grocery store anchors a smaller shopping center at the intersection of 
Hammer Lane and Don Avenue. The other major tenants at the shopping center are Blockbuster, 
Auto-Zone, and Fashion Bug. As discussed in more detail in the specific store descriptions, 
Raley’s is a full-service grocery store including bakery, pharmacy, café, and meat and seafood 
departments. Raley’s has a wide product selection with a strong emphasis on more upscale goods 
including natural foods and other premium items. 

                                                      
4 “Category Killer” stores are generally large specialty (niche) stores that buy and sell in huge volumes at low prices. Prices are 

further reduced by dealing directly with product manufacturers. Generally as specialty operators, these retailers also offer greater 
brand selection for a limited range of goods than other retailers. 
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Park West Place 
This newly constructed shopping center is located next to Interstate 5 in north Stockton. The retail 
development has approximately 700,000 square feet of retail. Major anchor stores for the center 
are Target, Kohl’s, Babies ‘R’ Us, Ross, Borders Books, and Bed, Bath & Beyond. The shopping 
center is still establishing itself. A future Wal-Mart Supercenter has been approved for the 
neighboring site but is currently under a court injunction. A large office park (Spanos West) is 
also under development next to the shopping center. 

Eastland Plaza 
The 200,000-square-foot shopping center located at Fremont Street and North Wilson Way  
has been operating since 1990. The shopping center’s primary tenants are Food 4 Less  
and a Walgreen’s store. Eastland Plaza has been incorporated within the City’s Eastland 
Redevelopment Project to develop a 94-acre commercial, retail, and residential complex on 
Wilson Way. This project was recently merged with the Midtown Redevelopment Project.    

Lincoln Shopping Center 
The Lincoln Shopping Center on Pacific Avenue and Benjamin Holt Drive is one of the oldest 
shopping centers in Stockton. Originally constructed in the early 1950s, the shopping center was 
redeveloped in 1992. The shopping center is approximately 300,000 square feet in size and its 
primary tenants are S-Mart Foods and Podestrio’s. It also has numerous small, non-chain service 
and retail stores. 

Current Redevelopment Programs and Projects  
In addition to the inventory and assessment of major retailers in Stockton, site visits were 
conducted to evaluate the project surroundings and to evaluate the extent of existing urban decay 
and current City of Stockton urban renewal efforts. Extensive background research and telephone 
interviews were conducted with local government agencies and organizations to obtain background 
information and analysis on the nature of existing urban decay within Stockton. Agencies 
contacted included: the City of Stockton Redevelopment Department, the City of Stockton 
Economic Development Department, the City of Stockton Neighborhood Services Section, the 
San Joaquin Council of Governments, and the San Joaquin Partnership.  

While there is very limited data or analysis on current urban decay conditions within Stockton, 
respondents generally confirmed that the City of Stockton’s Redevelopment Areas encompass the 
major areas of concern and potential concern within Stockton. Stockton’s redevelopment areas 
and major recently completed and ongoing redevelopment projects are identified and discussed 
below. In addition to providing indications of the types and locations of current urban decay in 
Stockton, this information also reflects the City’s ongoing efforts to prevent and remediate urban 
decay within Stockton. 

Although there are urban decay conditions associated with some of the commercial and other 
businesses in Stockton, Karen Daly of the City of Stockton’s Neighborhood Services Section 
indicated that it was poor and run-down residential housing conditions that were the predominant 
contributors to existing blight and urban decay conditions in most of Stockton. Over the last ten 
years, several efforts have been made to improve the agency response to local urban decay. The 
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Neighborhood Services Division is responsible for enforcing code compliance. After four 
reorganizations during the last ten years (most of which included relocating the Neighborhood 
Services Division under other departments including the Building Department, Housing Department, 
Public Works), the division is now administered by the Police Department, which, in Ms. Daly’s 
opinion, has had a very positive impact in improving the division’s compliance and enforcement 
efforts. In particular, the department has provided increased enforcement responses during non-
office hours. Since 1995, the division’s staff has also increased from 3 to 16 employees, which 
has greatly increased the division’s capabilities and resources for monitoring and enforcing code 
compliance. Previously, enforcement was relatively weak, and consequently, there was uneven 
compliance by local residents. The combination of these two realities served as an additional 
discouragement for many other residents to maintain their homes and surroundings.  

During the period of reorganization for the Neighborhood Services Division, other staff resources 
and program funding have also improved considerably (Daly, 2005). The City’s key economic 
development programs and funding sources focused on urban decay are also discussed below. 

City of Stockton Redevelopment Programs and Funding 
The City works in partnership with housing organizations and relies on numerous federal, state, 
local and private entities to fund its housing and community development programs. It currently 
operates several programs that are specifically intended to assist and encourage Stockton 
residents to improve and maintain their homes. The City’s main funding sources and principal 
redevelopment programs include: 

• The Community Development Block Grant (CDBG) program provides federal funding 
specifically targeted to: (1) provide benefits to low- and moderate-income persons; 
(2) eliminate slums and blight; and (3) meet urgent community needs. Stockton successfully 
obtained a total $15.5 million budget for the 2005–2006 fiscal year. For the 2004-2005 fiscal 
year, the City’s total Community Development Block Grant (CDBG) funding budget was 
approximately $14.2 million. The City gained an additional $1.3 million in its annual CDBG 
funding, resulting in a total $15.5 million budget for the 2005–2006 fiscal year. The CDBG 
resources are an important funding source for the City’s redevelopment efforts to address 
urban decay. These efforts involve its Code Enforcement and Housing and Economic 
Development Divisions. In addition, specific current redevelopment programs and initiatives 
relying on CDBG funding include an economic development program for the West End 
Project Area, Housing and Neighborhood Revitalization, Housing Loan Pool, and Capital 
Improvement Programs (City of Stockton, 2005). 

• The Home Investment Partnership (HOME) Program provides funding for housing 
rehabilitation, new construction, and/or the acquisition of affordable housing for tenant-based 
rental assistance. For the 2004–2005 fiscal year, the City’s total HOME Program funding 
budget was approximately $7.7 million. The City successfully acquired nearly $1.85 million 
in additional annual HOME Program funding, resulting in a total $9.6 million budget for the 
2005–2006 fiscal year. In addition to providing additional general program operational and 
administrative funding, the HOME Program provides important funding for the City’s 
Housing and Neighborhood Revitalization loan pool programs (City of Stockton, 2005). 

• The U.S. Department of Housing and Urban Development provides additional loan 
assistance to CDBG entitlement communities for large-scale economic development. The 
Section 108 Loan Program/Brownfields Economic Development Initiative (BEDI) and 
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Economic Development Initiative (EDI) administered by the U.S. Department of Housing 
and Urban Development provide loan assistance to CDBG entitlement communities for 
large-scale economic development activities that might otherwise not be financially 
feasible. Since 1998, the City has received two Section 108 loans totaling $13 million and 
$1.5 million of BEDI and EDI funds, respectively, which have been used for numerous 
downtown economic development projects including the City Center Cinemas and Mercy 
California Housing Project. In addition, the City has also received special EDI funding for 
the historic restoration of the Fox Theater and Hotel Stockton. Recently, the City was 
awarded a new $2 million BEDI and a $12.5 million Section 108 loan to assist with 
additional economic and development efforts in the downtown and surrounding areas. It is 
expected that the development projects will include public facilities and new retail, office, 
and commercial development. Since 1998, the City has received Section 108 loans totaling 
$29 million for numerous urban renewal projects in the downtown and surrounding areas. 

• The City and its residents also receive funding support from other federal programs such as 
the Shelter Plus Care Program, Section 8 Rental Voucher Program, and Urban Parks and 
Recreation Recovery Program. These programs assist the City both directly and indirectly 
in providing housing or services to reduce the urban decay effects within the City. 

• Stockton also receives support for its housing and economic development efforts from a variety 
of state loans and grant assistance programs including: the Low Income Housing Tax Credit 
Program; Tax Exempt Bond Program; Proposition 46 Housing Bond; Cal Home Program and 
tax incentives from the State Enterprise Zone Program. These programs offer a variety of state 
loans and grant assistance to city agencies, non-profits, and residents. The State of California’s 
Enterprise Zone Program provides state income tax incentives for businesses operating in 
established Enterprise Zones formed in partnerships with city and county governments. These 
incentives can include hiring credits, state sales and use tax credits, business expense 
deductions, development fee reductions, planning assistance, and utility tax fee rebates. 

• The Stockton Redevelopment Agency uses tax increment funds earned from businesses and 
property owners within designated redevelopment areas to foster redevelopment within 
these areas. The City also offers tax and fee deferral incentives to foster new housing and 
business development within Stockton. 

Redevelopment Areas within Stockton 
City governments throughout California establish redevelopment areas to assist in eliminating 
blight and urban decay by encouraging reconstruction and rehabilitation of deteriorated and 
underused urban areas. Under California state law, city and county redevelopment agencies can 
designate redevelopment areas to attract investment and facilitate economic development of areas 
with social, physical, environmental and/or economic conditions that otherwise discourage new 
development by the private sector. Generally businesses and properties (which can include both 
residential and non-residential properties) within redevelopment areas will receive planning and 
financial assistance aimed to reverse urban decay and deterioration, create employment 
opportunities, revitalize the business environment, improve the housing stock, as well as 
encourage greater public involvement and private investment. 

As a result, redevelopment areas are frequently strong indicators of a city’s economic health. 
Areas of urban blight or areas that are vulnerable to potential future decay impacts are often 
targeted by redevelopment agencies, specifically to avoid and address potential future adverse 
economic impacts to both businesses and residents. Frequently, it is these areas that require a 
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disproportionate amount of code enforcement activity. In addition, these areas typically have 
older and more deteriorated housing stock that is more susceptible to fire and other safety 
hazards. These buildings are particularly costly to repair. Due to their age and condition, it is 
difficult to remedy deficient and unsafe structural conditions.  

Stockton currently has six redevelopment areas. During the last few years, the City consolidated 
its eight former redevelopment areas into four larger redevelopment areas:  West End Redevelopment 
Area, Midtown Redevelopment Area, South Stockton Redevelopment Area and the Port Industrial 
Redevelopment Area. In addition, the City created two new redevelopment areas: North Stockton 
and Rough and Ready Island.  

Figure 3-6 shows the location and boundaries of the six redevelopment areas that encompass most 
of the current urban decay within Stockton. Each of these areas is discussed below and major City 
redevelopment projects and programs aimed at addressing urban decay and blight are also 
identified and discussed. 

• Midtown Redevelopment Project Area. After it was formed in 2002, this area was 
merged with the Eastland Redevelopment project area (a 94-acre commercial, retail, 
and residential redevelopment area on Wilson Way). The project area also includes a 
3,500-acre area located between Interstate 5 and Highway 99 to the north of the 
Crosstown Freeway and south of Harding Way. Currently, there are no major 
redevelopment projects ongoing in the area. 

• Port Industrial Redevelopment Project Area. This redevelopment area was created 
in 2001 and primarily consists of a 1,185-acre commercial and industrial zone 
surrounding the Port of Stockton. 

• South Stockton Redevelopment Project Area.  Located south of the Crosstown 
Freeway, this recently approved redevelopment area includes a 2,252-acre area of 
newly designated redevelopment lands as well as the former All Nation, McKinley, 
and Sharps Lane Villa Redevelopment Project Areas that were originally created in 
the 1970s. While no new specific redevelopment projects are currently planned for 
the area, past redevelopment efforts resulted in the rehabilitation of housing and the 
construction of new affordable housing. 

• Amended West End Redevelopment Project Area.  Since its formation in 1961, this 
redevelopment area has grown several times to encompass the downtown area bordered 
by Park Street, Sacramento Street, Interstate 5, and the Crosstown Highway. Currently, 
a major portion of the City’s redevelopment projects are located within this project 
area. These projects include the renovation of the Hotel Stockton, restoration of the Fox 
Theater, and construction of the new multi-screen Cineplex development. 

• North Stockton Redevelopment Project Area.  Formed in July 2004, this project area 
includes nearly 3,700 acres north of Harding Way and east of Interstate 5. No specific 
redevelopment policies or projects have been implemented for this redevelopment area.  

• Rough and Ready Island Redevelopment Project Area.  Also formed in July 
2004, this recently formed redevelopment area consists of approximately 1,450 acres 
at the former naval base along the Stockton deep-water channel. Future 
redevelopment will be planned and implemented jointly by the City and Port of 
Stockton, which control use of the old naval base site.   
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Recent and Ongoing City Redevelopment Projects 
Over the last several years, the City has completed numerous major redevelopment projects 
designed to foster economic redevelopment within Stockton. These projects and programs have 
been specifically designed to address urban decay and attract new investment and development to 
Stockton. In recent years, the City’s redevelopment efforts have largely concentrated on 
revitalization efforts for downtown Stockton. After many years of planning and construction, 
many of these past projects have recently been completed and are succeeding in revitalizing 
downtown Stockton. This section identifies and summarizes major projects in order to 
demonstrate the City’s ongoing efforts to address current and potential future blight within 
Stockton. Most notable of the recently completed redevelopment projects are: 

• Children’s Museum. Opened in 2001, the museum is near the downtown waterfront 
and includes a fully landscaped, 11,570-square-foot outdoor recreation area with a 
children’s play area. 

• City Center Cinemas Project. Located in downtown Stockton, the new 
entertainment complex was completed in December 2003 and includes 18,500 square 
feet of retail space. 

• The Stockton Event Center. Construction of the Stockton Baseball Stadium and 
10,000-seat Stockton Arena has been completed and is located by the downtown 
waterfront area. A new hotel and conference center is currently under construction 
and is expected to be completed by 2007. 

• Gateway Block. A 60,000-square-foot commercial development was completed in 
2001 near downtown by the Crosstown Highway and Lafayette Street. The 
development includes a fast-food restaurant and gas station and is intended to serve 
as a gateway entry attracting visitors and local residents to downtown. 

• Weber Point Event Center.  This amphitheater and public space development is 
part of the extensive efforts to redevelop Stockton’s downtown waterfront and 
improve Weber Avenue and neighboring streets. Associated redevelopment 
initiatives include the ongoing $1.7 million Weber Avenue Streetscape Beautification 
project, future Weber Point Grill Restaurant, and the recently completed Fox Theater 
restoration. 

• Edmund Coy Parking Garage.  Located downtown at Hunter and Channel Streets, 
this five-story parking garage will provide 596 parking spaces when completed. 

• Hotel Stockton.  Renovation of this historic property in downtown Stockton is under 
way for adaptive reuse that will include 156 low-income and senior apartments as 
well as 20,000 square feet of new retail including a high-end restaurant. 

• Downtown Transit Center.  This new transit center is designed to enhance 
downtown transit service, improve transit access to downtown businesses and 
government agencies, and provide a catalyst for downtown redevelopment activity. 
The project combines operational functionality with historic preservation, retaining 
the facades of three of the buildings on Weber Avenue and thereby contributing to 
and integrating with the Weber Avenue redevelopment projects. 
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Additional ongoing economic development projects include: 

• Gleason Park Master Development Area.   The project’s ongoing initial phase is 
building 96 affordable housing units and an elementary school. The next 
development phase will add additional residential, commercial, and retail space. 

• University Park at the CSUS Campus.  Once completed, this office development 
will add approximately 500,000 square feet, primarily for office use with some other 
mixed uses.     

While a considerable portion of the City’s current economic development efforts is focused on 
the downtown Stockton area, the City is also creating redevelopment goals and plans for its other 
redevelopment areas throughout the City. These goals and plans will be used to direct the City’s 
future redevelopment efforts to reduce current urban decay and avoid potential future urban decay 
impacts by focusing the City’s technical and financial resources appropriately. In addition, the 
successful revitalization of Stockton’s downtown is expected to have a positive influence 
throughout the City by improving the quality of life for residents and visitors, as well as 
improving the area’s attractiveness to commercial businesses.  

The magnitude and variety of the current economic development programs and projects being 
actively pursued by the City, as well as the increasing effectiveness of its code compliance 
efforts, demonstrate both the City’s commitment and its capabilities to address effectively current 
and potential future urban decay impacts, given budget and funding constraints.      

Current Retail Sales in Stockton 
The following section adjusts published taxable sales data for 2003, obtained from the California 
State Board of Equalization, into 2008 dollar terms. In addition, the taxable sales estimated were 
adjusted to account for untaxed sales to estimate the total annual gross sales by Stockton retailers.  

The major new retailers entering the Stockton retail market were identified and their annual sales 
have been estimated and combined with the year 2003 sales data to estimate the Stockton retail 
sector’s total gross sales in 2005. These gross sales estimates were then reduced to isolate only 
the retail sales of project-competing goods and thus determine the baseline conditions for the 
subsequent retail impact analysis.      

Taxable Sales 
Taxable sales information for 2003 published by the California State Board of Equalization provides 
the most current, as well as the most reliable and comprehensive, retail sales information available for 
Stockton (California State Board of Equalization, 2005). The California State Board of Equalization 
reports quarterly on retail sales activity within California, which is measured by observing the sales 
transactions subject to state sales and use tax. Taxable sales statistics are reported (categorized 
according to type of business) for all California counties and most cities. State Board of Equalization 
data represents a primary source of sales data for retail businesses operating in California.  
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Since only sales subject to sales or use tax are tabulated, non-taxable items (such as food for  
home consumption and prescription medicines) are not included. As a result, the reported taxable 
transactions will not fully represent the actual gross sales for grocery stores or other retailers that 
sell a significant proportion of non-taxable items. The taxable sales data is also reported by the type 
of store not by the specific category of goods sold. Each business is classified by the State Board of 
Equalization based on its principal line of merchandise (or services) and all sales by that business 
are reported by its retail store type. Under the State Board of Equalization’s business classification 
scheme, department stores and large-scale discount retailers such as Wal-Mart, Target, and K-Mart 
are classified as “general merchandise stores.” Together with drug stores, these retailers comprise 
the general merchandise grouping. Grocery stores are reported separately within the “food stores” 
grouping and typically consist of the “food stores selling all types of liquor” category.  

Large-scale discount retailers such as Wal-Mart and Target sell a wide variety of goods–typically as 
many as 30,000. These goods will include items, such as apparel or home furnishings, that other 
specialist retailers would report as sales in other retail store categories. As a result, changes in retail 
sales between large-scale discount retailers and more specialized retailers would be expected to 
result in similar shifts to their respective taxable sales categories as reported by the California Board 
of Equalization. However, due to the limited available sales information on retailers and their 
goods, more detailed data specifying the source of retail sales by category is not available.  

According to several local commercial real estate specialists consulted in preparing this report, as well 
as ESA’s professional judgment, most of the retail and grocery stores in the Stockton region are well-
established in the market. Most of the major large-scale discount retailers have been operating in the 
region for many years, and more recently, several national retailers have added new or upgraded 
stores, thereby showing confidence in and a commitment to the local retail market. The relatively 
long-standing presence of large-scale discount retail stores has ensured that most of the less profitable 
retailers that were unable to compete successfully with these large-scale discount retailers will have 
already ceased their retail operations in the region. Past retail impact studies of discount retailers have 
often examined their effects in more rural communities where typically there has been relatively 
limited previous competition among the existing businesses, leading to local monopoly conditions 
fostering inefficiency (Stone, 1989 and 1997). Under these circumstances, a new discount retailer’s 
entry into the local retail market has had major competitive impacts on local prices and the existing 
businesses. Other studies have found that the extent of these retail impacts have been significantly 
lessened in more mature retail environments where many of the relatively inefficient businesses have 
been forced to leave or adjust their businesses (Gruidl and Kline, 1992). Therefore, particularly in 
urban and more mature retail market such as Stockton’s (i.e., which has had numerous large-scale 
discount retailers that have been operating locally for many years), while smaller and independent 
business will likely be affected, a major portion of the competition for customers is likely to be 
between other similar retailers from within their sales retailer category group. 

Because consumers would likely already be familiar with the goods and service options 
associated with the general and more specialized retailers, new retailers will be more likely to 
attract sales within a sales category than across sales categories. This trend has been further 
strengthened by the increasingly significant role that specialized “category killer” stores such as 
Office Max or CompUSA play in retailing. By virtue of the narrower range of products they 
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offer, combined with a greater variety of selection for that category and competitive pricing, 
“category killer” stores serve a specific customer market niche that will likely differ from the 
primary customer base for large-scale discount retailers. For the purposes of this urban decay 
impact analysis and as a conservative assumption, it is assumed that the majority of the large-
scale discount retailers’ new sales impact will affect the general merchandise and food retail 
categories. This also suggests that a major portion of any retail sales shifts to the project’s new 
large-scale discount retail stores would likely occur from within the general merchandise and 
food retail categories rather than across other retail store categories. 

The 2003 taxable sales figures were used as the basis for estimating total gross sales in Stockton 
through 2005, the year the revised Notice of Preparation for this EIR was issued and thus the 
baseline year for the analysis. The 2003 taxable retail sales by all retail groups for Stockton and 
California are presented in Table 3-4. Stockton’s reported $2.5 billion in total taxable retail in 
2003 qualified it as the sixteenth largest retail market in California and the fourth largest in 
Northern California (Eureka Group, 2005). The City of Tracy reported $850 million in taxable 
retail sales in 2003; combined retail sales for Stockton and Tracy were almost as large as the City 
of Sacramento’s retail sales in the same year.  

TABLE 3-4 
GROSS RETAIL SALES IN STOCKTON AND CALIFORNIA (2003) 

California Stockton 

Gross Sales Gross Sales 

Retail Sector Categories 

Taxable 
Sales Total 

(2003 $) 
Total  

(2008 $)a 

Per 
Capita 

(2008 $)a 

Taxable 
Sales 
Total 

(2003 $) 
Total  

(2008 $)a 

Per 
Capita 

(2008 $)a 

Apparel $15,179.7 m $17,580.7 m $489 $87.0 m $100.9 m $377 
General Merchandiseb $50,550.8 m $61,514.0 m $1,712  $450.4 m $548.0 m $2,047 
Foodc $19,407.8 m $69,212.5 m $1,926 $158.3 m $564.4 m $2,109 
Eating and Drinking $40,049.7 m $46,413.1 m $1,292 $233.7 m $270.9 m $1,012 
Home Furnishings and 
Appliances $15,104.2 m $17,506.7 m $487 $83.7 m $96.8 m $362 
Building Materialsd $30,693.8 m $35,568.6 m $990 $381.8 m $442.9 m $1,653 
Auto Dealers and Auto 
Supplies $67,052.1 m $77,725.2 m $2,163 $594.4 m $689.1 m $2,574 
Service Stations $27,714.6 m $32,126.4 m $894 $151.3 m $175.1 m $655 
Other Retail Storese $54,464.3 m $63,142.5 m $1,757 $370.7 m $429.5 m $1,605 
Total – All Retail $320,217.1 m $420,863.7 m $11,712 $2,511.3 m $3,318.7 m $12,397 

 
 
NOTES: Totals may not add up exactly, due to rounding; m = millions. 
 Stockton MSA population for July 2003 estimated to be 267,675. 
 San Joaquin County Population for July 2003 estimated to be 627,124.  
 State of California population for July 2003 estimated to be 35,934,000. 
 
a 2003 dollar terms adjusted into 2008 dollar terms assuming a 3% annual rate of inflation. 
b General Merchandise taxable sales increased by 5% to account for non-taxed drug store sales. 
c Grocery sales increased to account for sales of non-taxable goods which are estimated to account for 65% to 70% of total sales. 
d Gross sales shown in this table include farm equipment dealers. 
e Gross sales shown in this table include specialty goods (such as sporting goods, office supplies, jewelry) as well as garden supplies. 
 
SOURCE: ESA; State Board of Equalization, 2005; California Department of Finance, Demographic Research Unit, 2005. 
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In terms of retail sales growth, over the five year period from 1998 to 2003, the Stockton region 
had the third highest annual growth rate in California. San Joaquin County’s retail sales grew by 
an average of 10.8 percent per year between 1998 and 2003, with Stockton itself the fastest 
growing area of the County. In comparison, California’s annual retail growth in the same period 
was 6.9 percent (Eureka Group 2005). Furthermore, Stockton itself has been the fastest growing 
area San Joaquin County. These figures indicate both the increasing importance that the retail 
sector plays in the Stockton region’s economy and the importance of the Stockton region as a 
major retail center in California. 

Gross Sales 
As shown in Table 3-4, the total taxable retail spending in Stockton was over $2,511 million. On a 
per capita basis, Stockton’s average taxable sales are approximately $9,382 per capita (in 2003 
dollars) and were more than 5 percent higher than the corresponding statewide average of $8,911. A 
significant portion of grocery store and general merchandise retail sales consist of non-taxable items 
that are unreported in the California Board of Equalization figures. Therefore, taxable sales were 
adjusted to determine gross retail sales estimates that account for sales of non-taxable goods. Based 
on discussions with State Board of Equalization analysts, it was determined that to estimate gross 
general merchandise sales, taxable sales should be increased by 5 percent to account for un-taxed 
drug store sales. State Board of Equalization analysts estimated that taxable sales at grocery stores 
likely range between 30 percent and 35 percent of their total sales revenues (California State Board 
of Equalization, 2005). The reported taxable grocery sales were approximately tripled to estimate 
gross sales of grocery items per capita. It is estimated that gross average grocery sales reported in 
the food category were $2,109 (i.e., assuming taxable sales are 32.5 percent of the total sales).  

Based on these gross retail sales estimates and census population figures shown in Table 3-4, 
total average per-capita gross retail spending in Stockton was estimated to be $12,397 (in 2008 
dollars).5 For the general merchandise and food categories, it was estimated that the average 
person spent $2,047 and $2,109, respectively, per year (in 2008 dollars). 

Sales by Major New Stockton Retailers 
To estimate the total Stockton retail sales for 2005, the 2003 retail sales were adjusted to 
incorporate additional sales from the new retail sales by the major new retail development that 
has occurred within Stockton since January 2003.6 The new Stockton retail development 
consisted primarily of the three major shopping centers and several minor stores identified below:  

• Pacific Town Shopping Center. Approximately 170,000 square feet of new retail opened at 
the shopping center in August 2003. Since the Pacific Town retailers operated and reported 
retail sales during part of 2003, the net pro-rata adjustment for annual retail sales for subsequent 
years is estimated to be $20.0 million in 2008 dollars (furniture sales were excluded because 
such sales will not compete with the proposed project’s expected future retail development). 

                                                      
5  Retail sales estimates for the impact analysis are expressed in 2008 dollars to facilitate comparisons of past and 

future retail sales projections. 2008 dollars are used because, if approved, the project would be completed in 2008. 
6  New retailers since January 2003 were identified so that annualized adjustments to the State Board of Equalization 

2003 data could be made, to represent the retail sales of Stockton for 2005.  
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• Spanos Park West. Approximately 765,000 square feet of new retail construction at the 
site was completed between 2004 and 2006. Based on national sales per square foot 
averages and the retail configurations detailed in the NOP submission for the Spanos 
Business Park (LSA, 2006), it is estimated that the new Park West Place will generate 
approximately $217.8 million in annual total retail sales, of which $157.6 million will be 
from goods that would also be sold by Weston Ranch retailers (i.e., excluding sales at 
Lowe’s and large-item furniture stores). 

• Hammer Lane Wal-Mart Supercenter. The relocation of the North Stockton to the new 
3223 East Hammer Lane site added another 83,000 square feet of retail for a total of 
208,000 square feet that would have annual sales of up to $85.9 million. It has been 
conservatively estimated that the former site at 3702East Hammer Lane has been back-
filled by new retail that competes with the project.7  

• Other minor miscellaneous retail development. Several other individual new retail and 
restaurants have also opened since 2003 throughout Stockton. However, most of these 
businesses are small (i.e. less than 3,000 sq. ft.). Due to their small size and local market 
focus, these minor developments would be expected to have negligible effects on major 
retail centers. The Downtown City Centre Cineplex added approximately 18,000 square 
feet of retail development, which is primarily focused to serve downtown visitors and 
therefore is not considered likely to compete directly with the project. In 2004, Food-4-
Less opened a new store of its Rancho San Miguel supermarket franchise in South 
Stockton. The 41,000 square foot grocery store also has an associated gas station operation. 
Together, Rancho San Miguel is estimated to add $19.4 million in sales annually.  

As shown in Table 3-5, new retail development within Stockton between 2003 and 2005 is 
estimated to have added $283.3 million in gross sales to the Stockton 2003 retail sector’s 
economy. As discussed in detail in the Market Analysis, a considerable portion of these sales may 
be expected to be generated from secondary and tertiary market customers who are not Stockton 
residents. A conservative reduced market area assumption of 15 percent for these customers has 
been applied. Accordingly, it is projected that approximately $241.8 million (85 percent) of these 
new sales have been generated as new sales from Stockton residents. Otherwise, these new retail 
developments would be expected to draw retail sales away from existing Stockton retailers.  

The per capita gross retails sales for Stockton estimated in Table 3-4 were multiplied by the 
Stockton’s estimated 2003 population to estimate the total gross sales in Stockton for all goods as 
shown in Table 3-6. It is estimated that the gross retail sales for all goods were approximately 
$3,319 million (in 2008 dollars). Based on analysis identifying the expected retail goods to be 
sold by the proposed Weston Ranch project, the total gross sales were then adjusted to determine 
the gross sales project competing goods. As shown in Table 3-6, Stockton’s estimated annual 
gross sales of project competing goods is estimated to be approximately $2,071 million.  

                                                      
7 The former North Stockton Wal-Mart building (at 3223 East Hammer Lane) was sold in May 2005 to Lifestyle 

Furniture who current operates a furniture store at the location.  
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TABLE 3-6 
SALES OF PROJECT-COMPETING GOODS BY STOCKTON RETAILERS –  

2005 BASELINE  

Gross Sales in Stockton 

Project Competing Goodsa 

Retail Sector Categories 

All Retail Goods 
(2003)b 

(a) 

Stockton 
Retailers (2003)

(b) 

New  Stockton 
Retailers (2003–

2005)c 
(c) 

All Stockton 
Retailers (2005) 

– Baseline 
Conditionsd 

(d = b + c) 

Apparel $100.9 m $100.9 m  $23.5 m   $124.4 m 

General Merchandise $548.0 m $548.0 m  $68.9 m   $616.9 m  

Food $564.4 m $564.4 m  $45.1 m   $609.5 m 

Eating and Drinking $270.9 m $270.9 m ~  $270.9 m 

Home Furnishings $96.8 m $96.8 m  $15.7 m   $112.5 m 

Building Materials $442.9 m ~  ~  ~ 

Auto Dealers and Auto Supplies $689.1 m $58.6 m   ~  $58.6 m 

Service Stations $175.1 m $175.1 m   $2.8 m   $177.9 m 

Other Retail Stores $429.5 m  $256.0 m   $85.9 m   $341.9 m 

Total – All Retail $3,318.7 m  $2,070.7 m   $241.8 m  $2,312.5 m 
 
 
NOTES: Figures expressed in 2008 dollar terms; totals may not add up exactly due to rounding; m = millions of dollars. 
 
a Retail sales have been adjusted to include only those sales of goods sold by the Weston Ranch project.  
b Figures taken from Table 3-4.  
c Figures taken from Table 3-5.  
d Annual new retail demand growth adjusted to include only project-competing goods. 
 
SOURCES: ESA. 
 

Stockton’s retail sector gross sales are estimated to be $2,313 million in 2005, as shown in 
Table 3-6. The 2005 gross sales were determined by adding the new Stockton retailers’ (i.e., the 
major retail developments between 2003 and 2005) estimated $240.8 million of competing goods 
sales from Stockton residents to the 2003 baseline of gross sales of project competing goods. 

Retail Leakage Analysis 
A retail sales leakage analysis was performed to determine the extent to which Stockton residents 
currently shop within Stockton or travel to other destinations to make their retail purchases. A 
leakage analysis evaluates an area’s retail market performance by comparing the actual reported 
retail sales in an area to the potential purchases that residents would be expected to make, based 
on average shopper behavior. If actual sales are greater than would be expected, this “sales 
surplus” suggests that the area is attracting people from outside to shop within the area and/or that 
the local residents have a higher than average amount of per capita retail spending. Conversely, a 
“retail leakage” (i.e., when actual sales are less than would otherwise be predicted) indicates that 
local residents are making their retail purchases outside their local shopping area. 
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Using the estimates of California and Stockton per capita gross spending from Table 3-4, the 
leakage analysis was performed to estimate the amount of retail sales attraction or leakage by the 
Stockton retail sectors (see Table 3-7). As can be seen in Table 3-7, Stockton is a sales attractor 
for all retail categories.8 While the “auto dealers” and “building materials” retail sectors have the 
strongest retail attraction, both the general merchandise and food categories also show a high 
degree of sales attraction. Overall, it is estimated that Stockton retail businesses draw more than 
$1 billion annually in retail sales (in 2008 dollars) from non-residents and/or from greater than 
average local spending. This effect could indicate that little consumer retail demand by Stockton 
residents is unmet locally and, therefore, that only minor retail sales are leaking out of Stockton. 
The findings may also indicate that Stockton’s retail market currently has a major impact on the 
regional economy as non-Stockton residents are being drawn to make purchases from Stockton 
retailers. Stockton’s current position as a major regional retail hub would also suggest that there 
are limits to the extent that any new Stockton retailers may be expected to increase retail sales 
from current residents in the region.  

Interviews conducted with City economic development specialists and local commercial realtors 
suggest that north Stockton’s strong regional retail attraction effect may be obscuring significant 
ongoing retail leakage, particularly among south Stockton residents. Unfortunately, due to 
insufficient sales data as well as restrictions on proprietary information, a south Stockton-specific 
leakage analysis could not be performed to quantify the magnitude of this effect. Several local 
real estate brokers have suggested that much of Stockton’s current shopping attraction is being 
generated from Lodi and residents of unincorporated San Joaquin County areas, particularly the 
northern and eastern areas. Additional retail sales may be coming from Sierra foothill residents 
traveling significant distances westward to shop in Stockton due to the limited retail options 
locally. Stockton retail real estate brokers also stated that residents of south and central Stockton 
that are currently under-served by retailers may do a major portion of their retail shopping at 
other locations outside Stockton such as Tracy or Livermore. This spending behavior is 
considered particularly likely to be prevalent among recently relocated homeowners who 
commute daily to typically higher-paying jobs in Contra Costa or Alameda Counties. Local real 
estate brokers expect that new and more convenient retail development in south Stockton could 
recapture a major proportion of these Stockton residents’ spending that is currently lost from the 
Stockton economy. 

                                                      
8 Apparel sales, home furnishing, and service stations categories show a very minor sales attraction effect. 
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SECTION 4 
Project Urban Decay Analysis 

A comprehensive and in-depth urban decay analysis was performed for the project, specifically 
analyzing and assessing potential retail impacts to the retailers within Stockton and the surrounding 
area. The urban decay analysis consisted of several related investigations and assessments 
designed to evaluate and quantify (to the extent possible, given data limitations) each of the 
principal causality steps necessary to determine significant urban decay impacts attributed to the 
proposed retail development. 

Proposed New Retail Development 

Description 
The principal retail development planned to “anchor” the project is a large-scale discount 
superstore (such as a Wal-Mart Supercenter) and a warehouse-style club store (such as Sam’s 
Club). Superstores typically are larger versions of regular large-scale discount department stores 
(150,000 to 225,000 square feet) with full grocery sections. In addition, a couple of mid-sized 
specialty retail or “category killer” stores and several smaller in-line retail shops would be located 
contiguously. Several retail pad stores, restaurants, and fuel stations with sufficient parking would 
also be developed on the site. 

The proposed retail configuration for the project generally conforms to the industry standard 
categorization of a “power center.” According to the International Council of Shopping Centers  
(a trade industry for the international shopping center industry), retail power centers generally 
consist of 250,000 to 600,000 square feet of retail property dominated by three or more large 
anchor stores. These anchor stores are generally freestanding buildings and typically consist of 
discount department stores, warehouse clubs, and “category killers.” 

The primary trade areas for these retailers are generally 5 to 10 miles (ICSC, 2004). The Urban 
Land Institute similarly defines a power center as a retail location that: 

[C]ontains at least four category-specific, off-price anchors of 20,000 or  
more square feet. These anchors typically emphasize hard goods such as 
consumer electronics, sporting goods, office supplies, home furnishings,  
home improvement goods, bulk goods, drugs, health and beauty aids, toys,  
and personal computer hardware/software. They tend to be narrowly focused  
but deeply merchandised “category killers” together with more broadly 
merchandised, price oriented warehouse club and discount department stores. 
Anchors in power centers typically occupy 85% or more of the total GLA  
(gross leasable area). (Urban Land Institute, 2001) 
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The total proposed maximum potential build-out for the project is 710,000 square feet for the 
retail and restaurant development as shown in Table 4-1.  

TABLE 4-1 
PROPOSED LAND USES BY STORE TYPE 

Store Types Predominant Retail Categories 

Proposed 
Maximum 
Space Use 

Large Retail    
Wal-Mart Supercenter Food, Other Retail, General Merchandise, Home, Apparel 232,000 
Sam's Club Food, General Merchandise, Home, Other, Apparel, Service Stations, Auto 142,000 
Specialty Retailers General, Home, Other, Apparel 126,000 

Total  500,000 
In-line Shops   

Specialty Retailers General, Home, Other, Apparel 100,000 
Retail Pads   

Specialty Retailers General, Home, Other, Apparel 50,000 
2 x Fuel Stations Service Stations 10,000 

Total  60,000 
Restaurants Eating and Drinking 50,000 

Total Retail   710,000 
 
 
SOURCE:  ESA, Vestar 
 

These areas represent maximum potential development footprints for the project. The actual retail 
development build-out is likely to be less than these maximums. However, to be conservative in 
this analysis, the maximum Weston Ranch retail build-out has been used to ensure that the retail 
sales impacts to other retailers are not underestimated.  

For the purposes of this analysis, it is assumed that project completion would occur in 2008. As 
with any new retail development, it is considered likely that sales will ramp over time until the 
stores are fully established and sales have stabilized at their projected levels. Barring any 
unforeseen development delays or major changes to the region’s economy, it may reasonably be 
assumed that a full steady-state sales condition could be fully attainable by mid-2008.  

Retail Sales for the Project 
The Wal-Mart Supercenter and Sam’s Club store are central to the urban decay analysis because 
they would be the project’s “anchor” tenants that will (1) draw consumers away from other 
nearby competing retailers and/or (2) attract/serve new consumers to the area. At the present 
stage of the project’s development, the type of the other likely retailer tenants for the Weston 
Ranch retail development is unknown. While these other retail stores will have some contributing 
impact on the existing local retailers, they are less likely to be primary draws for consumers and, 
as more specialized retailers, they will likely affect a narrower and more limited set of other retail 
stores. Furthermore, their more comparable size and operations to those of the existing local 
retailers means that they will likely have less competitive advantage over their competitors. 
Finally, consumers seeking specialized retail purchases would be expected to select and/or 
comparison shop for goods unlike more “general purchase” shoppers that would instead select a 
single location for their shopping trip. 
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While the large-scale discount retailers may be the primary anchor tenants likely to predominantly 
determine Weston Ranch’s retail development success in attracting customers (and thereby its 
sales impact on other retailers in Stockton), the entire Weston Ranch retail development has been 
analyzed in order to be conservative in the retail impact analysis. Due to confidentiality concerns, 
actual and detailed annual sales figures for the north Stockton Wal-Mart Supercenter and other 
similar local stores (such as Target, K-Mart, and Costco) are not available. Therefore, national 
average per square foot sales data was obtained and is used to project the expected future sales for 
the proposed Wal-Mart Supercenter and Sam’s Club. As shown in Table 4-2, according to 
national sales data reported in Wal-Mart’s annual 10-K report for its 2004 financial year (which 
ended January 31, 2004), the average sales per square foot of all Wal-Mart Stores (both Discount 
and Supercenter) was approximately $415 (in 2003 dollar terms). For its Sam’s Club operations, 
Wal-Mart reported nationwide average store sales per square foot of approximately $507 (in 2003 
dollars). These estimates are comparable to the most current census data of national retail data, 
which reports average sales for warehouse and superstores (e.g., such as Sam’s Club) of $429 per 
square foot. For national chain or discount department stores (which may be more similar to the 
Wal-Mart Supercenter), average sales were approximately $270 per square foot (National Retail 
Foundation Federation, 2004).9 

TABLE 4-2 
WAL-MART STORE COUNT IN UNITED STATES (FISCAL YEAR 2004) 

 

Number 
of 

Stores 

Annual 
Sales 

(in 
Millions) 

Total Area 
(Square 

Feet) 

Average Area 
per Store 

(Square Feet) 

Average 
Sales per 

Store  
(in Millions) 

Average 
Sales per 
Square 

Foot 

Sam's Club 538 $34,537 68,144,309 126,662 $64.20 $506.82 
Wal-Mart Discount Stores  1,478  145,064,854 98,149   
Wal-Mart Supercenters 1,471  275,067,679 186,994   
     Wal-Mart Totals 2,949 $174,220 420,132,533 142,466 $59.08 $414.68 

 
 
SOURCE:  U.S. Securities and Exchange Commission, 2004. 
 

However, average per capita income levels for Stockton residents are generally significantly 
below national averages. According to the 2000 census, the average per capita income level for 
Stockton residents was $15,405, which was approximately 71.5 percent of the national average 
income level of $21,587 (American Factfinder, 2005). All else being equal, Stockton residents’ 
lower average income levels might be expected to result in correspondingly reduced future  
Wal-Mart sales, because its stores will have less local spending income from which to generate 
sales. The reasonableness of this assumption is strengthened by Wal-Mart’s large number of 
stores distributed widely throughout the United States, although the retailer’s market niche (i.e., 
as a discount retailer to middle- and lower-income customers) might offset some of the income 
effect. In addition, the influence of other factors and unknown determinants (such as the extent of 
other retail competition, competition faced by a “proto-typical” Wal-Mart, or the degree of non-

                                                      
9  This data is based on 1997 Census Data and it is unclear if the reported sales are in nominal or 2004 dollar terms. The average 

warehouse sales converted from 1997 dollars into 2008 dollars would be $569 per square foot and discount retailer sales would be 
$357 per square foot. Both of these are still comparable to the base estimates used for the Sam’s Club and Wal-Mart operations. 
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local spending) may also contribute to the proposed retail development’s future sales levels. 
Therefore, as a conservative assumption (i.e., to avoid underestimating the project’s expected 
local retail sales), the project’s future sales projections have been adjusted by a lesser proportion 
than the actual per capita income levels. Instead of a 28.5 percent adjustment, a more 
conservative 14 percent adjustment has been used to project the proposed retail development’s 
future retail sales levels.  

In recent years, average Wal-Mart store sales per square foot have consistently increased 
annually. Future store sales may be expected to continue this trend for the foreseeable future, 
partly as result of inflation effects. Therefore, assuming a future increase of 3 percent per annum 
and applying the 14 percent adjustment discussed previously, then the average store sales per 
square foot for a Wal-Mart Supercenter-type store would be, in 2008 dollars, approximately $414 
per year and approximately $505 for a Sam’s Club-type warehouse club store. Based on their 
projected store sizes, as shown in Table 4-3, the annual sales for the project’s proposed Wal-Mart 
and Sam’s Club would be expected to be approximately $96.0 million and $71.8 million (in 2008 
dollars), respectively. Together, the two retailers would earn approximately an estimated 
$167.8 million of annual regional retail sales (in 2008 dollars) (see Table 4-3). 

TABLE 4-3 
LARGE DISCOUNT RETAILER SALES AT WESTON RANCH (2008 DOLLARS) 

Wal-Mart 
(Average Estimated Sales 
= $414 per Square Foot) 

Sam's Club 
(Average Estimated Sales 
= $505 per Square Foot) Combined 

Sales Type 

Retail Area  
(Square 

Feet) 
Projected 

Sales 

Retail Area 
(Square 

Feet) 
Projected 

Sales 

Retail Area  
(Square 

Feet) 
Projected 

Sales 

General 
Merchandise (70%) 162,400  $67.2 m 99,400 $50.3 m 261,800  $117.5 m 

Grocery (30%) 69,600  $28.8 m 42,600 $21.5 m 112,200  $50.3 m 

Total:  All Retail 232,000  $96.0 m 142,000 $71.8 m 374,000  $167.8 m 
 
 
NOTES: All sales expressed in 2008 dollars; figures may not total exactly due to rounding. m = millions of dollars; Grocery and non-

grocery sales distribution are estimates primarily for representative purposes.  
 
SOURCE: ESA, 2005. 
 

Total future retail sales for the project at buildout in 2008 are estimated to be approximately 
$268 million in 2008 dollars (see Table 4-4). This retail sales projection was based on national 
average sales-per-foot for Wal-Mart, Sam’s Club, and average specialty retailers, partially 
adjusted to account for the Stockton region’s relatively lower income levels.  
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TABLE 4-4 
PROJECT FUTURE ANNUAL SALES BY STORE TYPE 

Store Types Predominant Retail Categories 

Proposed 
Maximum 
Space Use 

Dollars per 
Square Foot 

Annual 
Sales 

Large Retail      

Wal-Mart Supercenter Food, Other Retail, General 
Merchandise, Home, Apparel 232,000 $414 $96.0 m 

Sam's Club 
Food, General Merchandise, Home, 

Other, Apparel, Service Stations, 
Auto 

142,000 $505 $71.8 m 

Specialty Retailers General, Home, Other, Apparel 126,000 $264 $33.2 m 
Total  500,000  $201.0 m 

In-line Shops     
Specialty Retailers General, Home, Other, Apparel 100,000  $264  $26.4 m 

Retail Pads     
Specialty Retailers General, Home, Other, Apparel 50,000 $264  $13.2 m 

2 x Fuel Stations Service Stations 10,000 @ $3.2 m each $6.4 m 
Total  60,000  $19.6 m 

Restaurants Eating and Drinking 50,000 $421 $21.0 m 

Total Retail   710,000   $267.9 m 
 
 
NOTES: All sales figures are expressed in 2008 dollars; total may not add up exactly due to rounding; m = millions of dollars. 
 
SOURCES: ESA; Urban Land Institute, 2002.  
 

Market Analysis for the Project 
The market analysis identifies the key factors determining the proposed project’s trade areas and 
performance. The primary trade area defines the area around the store from which the majority of 
a store’s sales are expected to be generated. Typically, the primary trade area is the area from 
which 60 to 80 percent of the store’s sales originate. Besides the project’s primary market, 
secondary and tertiary market trade areas are also determined for the Weston Ranch project as 
well as the proportion of store sales expected to be generated from each trade area. These market 
areas reflect differences in the origin of customers, their shopping patterns and the proportion of 
sales they generate for the retailer. 

Factors Affecting Store Trade Areas and Sales Performance 
For a specific store, the trade area and its sales performance may be determined by several factors: 

• Other Stores: The locations of the other store branches are likely to be major factors in 
determining the trade area as these will represent a ready substitute retail option.  

• Competing Retailers: The proximity and/or accessibility of alternate comparable and 
competing retailers will also be an important factor in determining a store’s market area. 
Consumers in more rural locations with few retail store options will likely be willing to drive 
greater distances to shop. Accordingly, retailers near rural locations and/or few competing 
business will have larger trade areas than stores in predominantly urban locations. 
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• Convenience: All else being equal, consumers generally will choose to shop at a closer 
and/or more convenient retail location. However, if a store is located in a frequently 
congested part of town or the store itself is frequently overcrowded, consumers may 
redirect their business to other stores.  

• Type of Goods: The type of goods will also affect a store’s trade area. Typically, general 
retailers have larger trade areas than grocery stores, reflecting consumer shopping habits 
and preferences for convenience in everyday shopping. For more frequent shopping and 
service needs, consumers typically travel shorter distances. According to ICSC, trade areas 
of three miles are common for supermarkets. 

• Attraction of Complementary Businesses: Under certain circumstances, another business 
may enlarge the customer capture area by drawing customers to a store’s location, which 
will increase the store’s potential customers. This is the foundation of shopping center 
anchor stores that can pull customers from a wider geographical area.  

When determining a store’s expected trade area, these factors are considered in order to represent the 
nature of retailing–both in terms of customer shopping patterns and existing retailers. ESA has used its 
professional judgment to consider these factors, as well as other relevant qualitative and quantitative 
information, to determine a reasonable market area for the project’s proposed retail development.    

Site-Specific Trade Area Factors 
As mentioned previously, according to ICSC (2004), the primary trade areas for power centers 
like the project typically are between 5 and 10 miles. Stores in more rural areas or with limited 
competition will tend to have larger primary trade areas, while more urban sites in more mature 
retail markets with other competing retailers (such as Stockton) will be expected to have a smaller 
primary trade area. Typically, larger stores or stores with attractive additional retail components 
(such as Superstores) may be expected to have somewhat wider trade areas because they can 
attract customers to travel somewhat further to their store.  

According to industry experts, value-oriented anchor tenants, such as those proposed for the 
project, generally have smaller trade areas than typical department stores anchoring traditional 
malls. Value-oriented retailers generally have less demanding demographic and market 
requirements. Typically, these retailers are located in rapid growth markets (Lam, 2002). 

According to the Department of Transportation’s most recent National Household Transportation 
Survey, estimates that typical Californian consumers living in urban areas such as Stockton (i.e., 
with populations between 0.25 and 0.5 million) travel on average 4.9 miles to buy goods such as 
groceries, clothing and hardware. The average trip duration for these shopping trips was also 
estimated to be 11.7 minutes. For other retail shopping and general errands, these consumers 
traveled an average of 4.8 miles with a typical trip duration of 10.6 minutes. This suggests that 
the typical market areas for retail stores would be about five miles.  

The most recent publicly available market analysis of the Stockton retail market was performed 
for the new Wal-Mart Supercenter development on Hammer Lane (Insite Environmental, 2000). 
In its market analysis for the Supercenter, D. Taussig Associates identified a primary trade area 
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corresponding to the city of Stockton that was projected to generate 60 percent of the store’s 
sales. The analysis further identified a secondary trade area (consisting of nearby communities 
including Manteca, Lodi, French Camp, Lathrop, and Ripon) and a tertiary trade area (consisting 
primarily of Tracy, East Contra Costa, Calveras, and Amador County foothill communities) that 
would account for 35 percent (sic) and 15 percent (sic) of the store’s future sales.  

Keyser Marston Associates review of the analysis concluded that the Taussig Associates market 
analysis trade areas were overly broad and, as a result, did not accurately represent the existing 
shopper patronage patterns. Keyser Marston performed a license plate survey of Stockton 
shoppers at 12 grocery and large-scale discount retail stores to identify the customers’ origins. 
The survey concluded that a much higher proportion of shoppers were Stockton residents 
(68 percent for large-scale retail shoppers and 77 percent for grocery), with a corresponding 
smaller secondary trade area residents (13 percent for large-scale retail stores and 8 percent of 
grocery shoppers). While the license plate survey found a near negligible proportion of tertiary 
residents (2 percent for all shoppers), it also reported a relatively high proportion of out-of-region 
shoppers (16 percent for large-scale retail stores and 13 percent for grocery). Generally, license 
plate surveys match vehicles with their current place of registration (not location of purchase). 
However, the proportion of out-of-region shoppers seems high and more typical of a city with 
many workers commuting into the community, local tourism destinations, or a prevalence of 
second homes. Alternatively, some proportion of apparent non-region vehicles may partly reflect 
for delay in new resident re-registrations or other reasons. 

Keyser Marston’s review also noted the significant imbalance in the geographic distribution of 
retail and residential population within Stockton. Historically, most of Stockton’s retail 
development has been located in the northern part of the city (i.e., north of the Calaveras River) 
with very little retail serving the south Stockton area. In recent years, this trend has continued as 
nearly all of new retail development has occurred in north Stockton along (or in the near vicinities 
of) Hammer Lane, March Lane, and Pershing Avenue retail corridors. While there has also 
continued to be significant residential growth in north Stockton as well, south Stockton continues 
to be underserved by retail. As a result, these residents frequently must travel to do their retail 
shopping.  

Project Trade Area 
As shown in Figure 4-1, ESA identified all the existing and planned Wal-Mart stores in the San 
Joaquin County. For each store, a five-mile radius (representing a likely typical urban trade area) 
is shown to assist in determining an appropriate market area for the proposed retail development.  

With the exception of the proposed Wal-Mart Supercenter at Eight Mile Road in northwest 
Stockton, the Wal-Marts shown in Figure 4-1 have relatively limited overlaps of populated area 
within their common areas. As is also discussed in the assessment of the competing retailers, 
south Stockton is currently underserved by retailers (see Figure 3-1). This is also reflected in the 
Wal-Mart locations–the five-mile primary trade area radius for the project site encloses an area 
that otherwise would not be covered by any other Wal-Marts.     
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As discussed earlier, since the Keyser Marston and Taussig analyses were performed, several 
major new retail and residential developments have been constructed in Stockton and neighboring 
communities. Besides the completion of the north Stockton Wal-Mart Supercenter, the most 
notable new retail developments are the Hammer Lane Costco, a new power center at Park West 
Place near Eight Mile Road (anchored by Target and Kohl’s), Pacific Town Shopping Center, and 
redevelopment of numerous Food 4 Less stores and other grocery stores. Nearly all of this new 
retail development has been located in north Stockton. Furthermore, as discussed in the existing 
conditions section, south Stockton is currently underserved by retailers. While there has been 
considerable residential development in north Stockton, the housing-retail imbalance within 
Stockton continues and south and central Stockton remain underserved by retail stores. As a 
result, area residents must either travel north or out of the city to shop. While there has been 
significant growth in Stockton, given the continuing overall similarity of the structure of 
Stockton’s retail market, the Keyser Marston survey findings are expected to remain applicable  
to the project’s proposed retail development.  

Based on general and site-specific considerations discussed above, for purposes of this urban 
decay analysis, ESA staffs’ professional judgment is that the primary trade area for the 
proposed retail development is defined as the City of Stockton and nearby unincorporated  
areas within a five-mile radius of the site (see Figure 4-2). This trade area is broadly defined, 
reflecting the likely interrelationships and interdependencies of travel times that existing 
shopping patterns and competing retailers will have with the project’s proposed retail 
development in south Stockton. 

Furthermore, given the trade area for the proposed Supercenter (whose larger size and full 
grocery, as compared to a regular Wal-Mart store, may be expected to have some additional 
attractiveness to potential customers), the proposed retail development is expected to obtain 
75 percent of its future sales from residents within its primary trade area. Given the project’s 
location in south Stockton, its secondary trade area is expected to consist of the remaining areas 
of Lathrop, Lodi, Manteca, Tracy, and unincorporated county areas near the site’s five-mile 
radius. So defined, the secondary trade area may be expected to generate 15 percent of the 
proposed retail development’s retail sales. For purposes of this urban decay analysis, a 
10 percent tertiary market area was used to represent the sales to other non-area residents.10 
Based on these sales origin projections, an estimated $200.9 million in future retail sales would 
be generated by the project from the primary market area of Stockton (see Table 4-5). The 
project’s estimated future sales by retail category originating from Stockton residents are 
shown in Table 4-6. 

 

 

                                                      
10  This approach is conservative as it will tend to increase the magnitude of projected sales impacts on local businesses because it 

reduces the proportion of the project’s future sales expected to be obtained from out-of-region customers. 
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TABLE 4-5 
SALES ORIGINS OF PROJECT FUTURE SALES 

Market Composition Estimated Market Share Estimated Annual Sales 

Primary market:  Stockton and southern areas 
within 5 miles of project site 

75% $200.9 million 

Secondary market:  Lathrop, Lodi, Manteca, 
Tracy, and southern San Joaquin County 

15% $40.2 million 

Tertiary Market:  Non-area residents 10% $26.8 million 

Total 100% $267.9 million 
 
 
NOTES: Sales estimates are for fully established retailers and are expressed in 2008 dollar terms.  
 
SOURCE: ESA. 

Total Sales of Project-Competing Goods in  
Primary Market Area 
The project’s impact on the Stockton economy and retailers is evaluated by comparing its 
projected retail sales to the 2005 baseline retail conditions (existing conditions), as identified in 
Table 3-6. As can be seen from Table 3-6, based on the Stockton retailers operating in 2003, it is 
estimated that the total annual sales of the competing retail store was approximately $2,071 
million (in 2008 dollars). However, this is based on the retail stores operating in 2003. To 
estimate the baseline conditions (i.e., the market of competing retailers for the project after it 
opens in mid 2008), the list of 2003 Stockton retailers was adjusted to recognize recent retailer 
changes (i.e., major new retailers entering or exiting the Stockton retail market between 2003 and 
2005) and the new retailers reasonably expected to come to Stockton in the foreseeable future. 
However, in addition to such retail sector changes, the project’s future retail impact may also be 
affected by future growth in customer retail demand (discussed later in this section). 

Stockton’s retail sector’s baseline conditions were analyzed, based on the sector’s current 
conditions (i.e., the reported 2003 sales data shown in Table 3-6) and with adjustments to 
incorporate changes since 2003 in the Stockton retail market from other new retailers and exiting 
retailers. The sales projections for the major new retail developments in Stockton since 2003 were 
estimated based on national sales-per-square-foot averages (Urban Land Institute, 2002).  

ESA adjusted the total gross sales estimates of the Stockton retail sales to represent only those retail 
sales that would be potentially competitive to the project’s proposed retail development and to focus 
on those potential retail sectors that might be affected by the project. ESA proportionally reduced the 
reported retail sales of goods that would not be expected to be sold by the proposed new retail 
development, using the more detailed San Joaquin County retail estimates of annual sales taxes 
(California State Board of Equalization, 2005). Table 3-6 shows the expressed annual gross retail sales 
in Stockton by retailers potentially competitive to the project (based on 2003 retail sales), and as such, 
these sales represent the reported baseline retail conditions for 2003; several new retail developments 
built since 2003 may be expected to affect the expected retail sales that would be projected for 2008 
when the proposed project is expected to open. These new retail developments may be expected to 
increase the projected baseline of annual gross retail sales within Stockton. It is estimated that Stockton 
retailers in 2005 sold approximately a total of $2,313 million dollars of project competing retail. 
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Future Retail Demand Growth 
As noted in the discussion of existing conditions, considerable new retail demand is expected  
to be associated with continuing population growth in the Stockton region. Using the same 
methodology as the leakage analysis (see Table 3-7), the additional potential sales growth 
associated with the future population growth is estimated in Table 4-7. It is assumed that the 
recent and future population growth rate for the City will be 2.65% in accordance with the current 
projections for the Stockton General Plan. This is a conservative assumption given that the actual 
Stockton growth rate was 3.1% between 2000 and 2004. In addition, it is also conservatively 
assumed that both new migrants and new natural population growth would have average per-
capita incomes similar to the county averages. In fact and as previously noted, for new domestic 
migrants, future per-capita incomes would be expected to be significantly higher than the current 
San Joaquin County average, which is 25 percent below the state average (Factfinder, 2005). For 
new domestic migrants, an average per capita income level of $33,971 (in 2008 dollars) was 
assumed, which is comparable to (but slightly lower than) the per capita incomes of Alameda, 
Contra Costa and Santa Clara residents. 

Based on these income assumptions and consistent with the leakage analysis, an estimated 
$83.6 million of new retail sales could potentially be associated with future Stockton population 
growth annually, as shown in Table 4-7. This estimate does not include the additional market 
growth from population growth and demographic changes occurring within the secondary market 
areas of Manteca, Stockton and elsewhere in San Joaquin County.11 While future Stockton 
population growth will increase total retail demand by an estimated $83.6 million per year, 
Table 4-8 adjusts the total demand growth to exclude demand for non-project competing goods.  
On this basis, it is estimated that $57.5 million of new retail demand growth of Weston Ranch 
competing goods will occur annually from future Stockton population growth.12  

Potential Retail Sales Shift Impacts to Existing  
Stockton Retailers 
The Weston Ranch project’s impacts on Stockton retailers will depend on both the magnitude and 
the origin of its future sales. Weston Ranch’s future retail sales can be generated from three 
principal sources: (1) new customers (i.e., typically from previously unserved markets or 
population growth); (2) transferred sales from the retailers’ other nearby locations; or (3) sales 
captured from competing retailers (“sales shifts’). The following section identifies the approach 
and findings of the sales shift analysis used to evaluate the project’s impact both by itself as well 
as cumulatively with other possible future major retail developments in Stockton.  

 

                                                      
11 As discussed earlier, the allocations of sales amongst retail sector categories are estimates based on the State Board of 

Equalization categories. Actual sales shifts associated with future retail sales could differ, especially among the “General 
Merchandise,” “Food,” and “Other Retail Stores” retail categories. 

12 Additional market growth would also be expected from similar population and demographic changes to the secondary and 
tertiary market areas of Manteca, Stockton, and elsewhere in San Joaquin County. 
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TABLE 4-8 
STOCKTON RETAIL DEMAND GROWTH FOR PROJECT-COMPETING GOODS  

Stockton Gross Sales New Stockton Retail Demand 

Retail Sector Categories 
All Retail 
Goodsa 

Project-
Competing 

Goodsb 
% 
(a) 

All Retail 
Goodsc 

(b) 

Project-Competing 
Goods 

(c = a x b) 

Apparel $100.9 m $100.9 m 100% $3.5 m $3.5 m 
General Merchandise $548.0 m $548.0 m 100% $12.2 m $12.2 m 
Food $564.4 m $564.4 m 100% $13.8 m $13.8 m 
Eating and Drinking $270.9 m $270.9 m 100% $9.2 m $9.2 m 
Home Furnishings and Appliances $96.8 m $96.8 m 100% $3.5 m $3.5 m 
Building Materials $442.9 m  ~  0% $7.7 m ~ 
Auto Dealers and Auto Supplies $689.1 m $58.6 m 8.5% $15.4 m $1.3 m 
Service Stations $175.1 m $175.1 m 100% $6.4 m $6.4 m 
Other Retail Stores $429.5 m  $256.0 m 59.6% $12.5 m $7.5 m 
Total - All Retail $3,318.7 m $2,070.7 m ~ $83.6 m $57.5 md 

 
 
NOTES: Figures expressed in 2008 dollar terms; Totals may not add exactly due to rounding; m = millions of dollars..  
 
a See Table 3-4. 
b See Table 4-6. 
c See Table 4-7. 
d The sales distribution for Stockton’s new retail demand is based on California averages and therefore differs from the past Stockton 

sales as shown Table 3-4. 
 
SOURCES: ESA; State Board of Equalization 2005.  
 

 

Approach 
Sales transfers among a retailer’s stores can be a significant source of a new store’s future retail 
sales. The project’s Wal-Mart Supercenter may be expected to attract some current Wal-Mart 
customers from other stores especially because the proposed new retail store would offer 
significantly expanded goods. There are currently three Wal-Marts operating in the project’s 
primary and secondary market area with a total estimated square footage of approximately 
470,000 square feet and estimated annual sales of at least $194 million.13 Even a minor transfer  
of 5 percent of sales would provide more than $9.7 million in retail sales for the new store. 
However, no inter-store sales redistributions have been assumed to occur.  

The maximum potential sales captured from competing retailers may therefore be determined by 
estimating the net new sales that the project would be expected to generate (after adjusting for 
new customer growth). For the purposes of the impact analysis, it is assumed that the current 
Stockton retail market is saturated and that no sales transfers would occur from other stores of 
Weston Ranch’s retail tenants. On this basis, all net new retail sales surpluses would be expected 
to be derived as sales shifts from the competing Stockton retailers.  

                                                      
13  Based on our regionally adjusted national average sale projections of $414 per square foot (in 2008 dollar terms). 
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The magnitude of the identified retail impacts has been assessed as a proportional change to the 
2005 baseline conditions. These estimated percentage impacts to the 2005 baseline conditions 
provide an indication of the maximum magnitude of the project’s retail impact that would be 
expected in its first year of operation. As a result, they are very conservative representations of 
the potential project impact and very likely overstate the actual retail impacts that might 
reasonably be expected to occur. This impact represents the estimated maximum potential retail 
impact solely attributable to the Weston Ranch project on existing Stockton retailers as of its 
projected opening in July 2008. It is also important to emphasize that retail sales do not in 
themselves cause urban decay impacts; additional causal links are required, as discussed below, 
for a change in retail sales to affect the potential for urban decay to occur. 

Overall Sales Shift Impact 
As shown in Table 4-9, the proposed project is expected to generate approximately 
$200.9 million in annual sales from Stockton residents. Compared with the $2,312.5 million 
baseline conditions in 2005, the project would be expected to result in up to 8.7% increase in new 
retail sales. If the existing Stockton retail market is saturated and there has been no growth in 
retail demand, then the entire $200.9 million of added retail sales from the proposed project 
would be expected to result in a sales shift from the other Stockton retailers.  

The actual magnitude of the project’s retail impact to the existing Stockton retailers will likely  
be less than the $200.9 million estimated above for several reasons. The impact analysis has 
conservatively evaluated the impacts on an annual basis, as if the Weston Ranch retail development 
would immediately achieve full sales levels at its opening in mid-2008. However, in actuality, it 
is likely that it would take six months to a year for sales to fully “ramp up,” in which case, there 
would be a lesser retail shift impact as customers gradually alter their shopping patterns. Thus, 
existing retailers would likely see a more gradual reduction to their revenues over time resulting 
from any sales shift impacts.  

If no other major new retail development occurs, then expected retail demand growth above 2005 
levels from future Stockton population growth at the assumed General Plan rate would result in 
up to $143.8 million in new retail demand by mid 2008 (i.e. $57.5 million per year over 
2.5 years). This new growth in retail demand could absorb all but $57.1 million of Weston 
Ranch’s estimated future new sales. In this case, this “surplus” of project sales would represent 
the maximum potential “sales shift” impact on the existing retailers.  
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TABLE 4-9 
WESTON RANCH IMPACT ON COMPETING STOCKTON RETAILERS (2005) 

Retail Sector Categories 

Competing Retailers’ 
Sales – Baseline 

Conditions (2005)a 
(a) 

Project’s Sales 
(Stockton 

Originating) 
(b) 

Project’s Sales as % of 
Baseline 
(c = b / a) 

Apparel  $124.4 m $13.2 m 10.6% 
General Merchandise  $616.9 m  $57.6 m 9.3% 
Food  $609.5 m $52.1 m 8.5% 
Eating and Drinking  $270.9 m $15.8 m 5.8% 
Home Furnishings and Appliances  $112.5 m $18.0 m 16.0% 
Building Materials ~ ~ ~ 
Auto Dealers and Auto Supplies  $58.6 m $0.7 m 1.2% 
Service Stations  $177.9 m $6.5 m 3.7% 
Other Retail Stores  $341.9 m $37.0 m 10.8% 
Total – All Retail $2,312.5 m $200.9 m 8.7% 

 
 
NOTES: Figures expressed in 2008 dollar terms, m = millions of dollars  
 
a Baseline conditions consist of all project-competing retail sales by Stockton retailers. See Table 3-6. 
 
SOURCE: ESA. 
 

 

Over the course of the project’s first operating year that it might take for the estimated retail sales 
shift impacts to accumulate, additional retail demand would be generated by continued Stockton 
population growth and demographic changes. By mid-2009, if no other new major retail 
development had been completed, a year after its opening any project-related net new sales 
“surplus” would be offset by another $57.5 million in new Stockton retail demand growth. 
Compared with the project’s estimated net $57.1 million of unabsorbed sales shift, subsequent 
retail demand growth would more than offset the project’s remaining “surplus” retail impact 
within a year of operation, therefore resulting in no future sales shift impacts on Stockton’s other 
retailers. The offsetting growth in retail demand also suggests that even if there were some retail 
impacts to existing retailers (perhaps as a result of other new competing retail developments), the 
project’s retail impact would be short-term. 

The key issue for determining the project’s potential for contributing to a substantial increase in 
urban decay conditions in Stockton is the likely consequences of the expected retail impacts. As 
discussed above, the projected 8.7% maximum sales shift effect is a high estimate of Weston 
Ranch’s overall impact on existing Stockton retailers and thus provides a conservative basis for 
evaluating potential impacts. While this magnitude of retail sales shifts could be expected to 
result in some possible store closures, the impact is expected to be short term in duration and is of 
a type and magnitude that is within the range for typical retail sector business cycles.  

Furthermore, as discussed in the market analysis, several other factors specific to existing 
Stockton retailers will determine their vulnerability to new competition from the proposed project 
or other future new retailers moving into the Stockton retail market. Existing retailers may have 
some control and flexibility over certain factors (e.g., their store management, types of goods and 
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customer service). However, other factors may be largely independent of their control or 
resources (e.g. convenience of their location, proximity to attractive complementary businesses). 
As a result, it is difficult to identify the stores most vulnerable to new competition and determine 
other stores likely response.  

Given both the conservative assumptions used for the retail impact analysis and the 
comparatively short term and limited magnitude of its potential sales shift impact findings, most 
of the proposed project’s retail impact to the overall Stockton retail sector is expected to be 
absorbed. As a result, relatively few businesses would be expected to be affected, especially over 
the longer term as future demand growth and demographic change would significantly increase 
Stockton retail demand.  

Even if businesses were to leave the area as a result of the increased competition, based on the 
findings of the real estate analysis, it is anticipated that their vacated properties would be re-
tenanted within a reasonable period of time – if not by other retailers then by other users. Even if 
some properties were to remain vacant for more extended periods of time, the underlying strength 
of the real estate market would ensure that owners would maintain their properties adequately and 
in compliance with the City’s code-compliance requirements. Accordingly, even under the 
relatively rare circumstances that properties were to be unused for a more extended period of 
time, the vacated properties would not contribute Stockton’s urban decay conditions. 

Distribution of Retail Sales Shifts 
The expected distribution of the Weston Ranch project’s retail impact across Stockton’s retail 
sales categories has also been projected to evaluate the potential effects within Stockton on the 
various retail sales categories. The projected allocation of sales impacts from the proposed project 
are based on past spending patterns and retail conditions, which are subject to change. These 
estimates also represent expected maximum potential retail impacts because they assume that the 
Stockton retail market is fully saturated at present (i.e., no sales leakage from existing Stockton’s 
residents is occurring that could be captured by a new retailer). On this assumption, all of the 
project’s sales would represent sales captured from the existing retailers. However, if the 
Stockton market were not saturated and sales leakage has been occurring then the potential 
impact on existing retailers would likely be reduced.  

Retail Category-Specific Sales Shift Impacts 
Table 4-9 shows the estimated retail impacts of the Western Ranch project distributed among the 
retail sector categories. Despite the data and methodological limitations previously discussed, the 
analysis findings provide indicators of the possible magnitude of the expected sales impacts.  

Generally, across most of the retail sector categories the proportional impacts are fairly 
comparable in size to the overall 8.7% impact on Stockton’s retail sector of competing goods. 
This suggests that the findings for the retail sector overall are likely to be applicable to individual 
categories.  
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The highest proportional impact on a retail sector category, the home furnishing retail sector 
(16.0 percent), likely corresponds to that sector’s weak sales attraction, which could also indicate 
that the home furnishing sector currently experiences sales leakage (see Table 3-6). In that event, 
the actual retail impact on Stockton’s economy would be reduced because the project would then 
capture current and/or future sales from current Stockton residents and workers that would 
otherwise leak out of Stockton. Also, it should be recognized that this sector’s relatively smaller 
size means that the project’s net new sales impact will represent a greater proportional change to 
baseline conditions than would occur to a larger retail sector. 

The project’s greatest absolute retail sales impact is expected to be on the general merchandise retail 
category, within which the Weston Ranch retail development is projected to add over $57 million in 
annual sales, an increase of approximately 9.3 percent over total 2005 sales. The second largest 
impact (by proportion) is projected to the “other retail” sector, where the $37.0 million in net new 
sales from the proposed project would represent a 10.8 percent increase over 2005 total sales.  

The expected $52.1 million in net new food sales resulting from the proposed project represents 
an approximately 8.5 percent increase to the food retail sector. This suggests that even if the food 
sector is fully saturated, the proposed project would be expected to at most require a 8.5 percent 
sales shift among the all food retailers. Some food retailers may find it difficult to absorb such a 
decrease in their future sales because of the traditionally narrow profit margins for grocery stores.  

Future Growth in Retail Demand 
If Stockton’s retail sector for project competing goods was fully saturated in 2005, as assumed in 
this analysis, retail demand will nonetheless continue to grow by $57.5 million in project competing 
goods in Stockton each year over the foreseeable future (as shown in Table 4-8). By mid-2008, 
when the proposed project is expected to be completed, up to $143.8 million in new retail demand 
will have been generated (i.e. 2.5 years of accumulated annual demand growth). If no new major 
retail development were constructed by this year, there would be approximately $143.8 million in 
“excess” retail demand.  

Such “excess demand” could be readily absorbed by the proposed project, thus reducing its net 
impact on other Stockton retailers to approximately $57.1 million. This smaller “net” retail 
impact corresponds to a sales shift of less than 2.5 percent sales shift impact to Stockton’s 
competing retail sector baseline  

Real Estate Analysis 
Current residential real estate trends influence population growth and socioeconomic changes  
that will support continued strong growth in overall consumer demand by local residents. New 
consumers added to the market and/or changes in existing consumer demand are likely to expand 
activity in Stockton’s retail sector. In addition to the increased retail demand effects associated with 
local housing growth, real estate demand for commercial properties (and especially retail properties) 
also directly determines the likelihood of re-tenanting properties vacated by current retailers leaving 
the area as a result of the competition from new retail development including the proposed project. 
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Stockton’s housing market has been growing strongly for many years. Between 1998 and 2005, 
the median price of existing detached homes rose from approximately $100,000 to $350,000. 
Between 2004 and 2005, the median home price increased by 26.6 percent with even faster rates 
of appreciation in the neighboring cities of Manteca, Lodi, and Tracy (California Association of 
Realtors, 2005). As noted above, Stockton has experienced an increasingly large influx of new 
residents with generally high incomes from other parts of California and outside the state who are 
purchasing homes in the area.  

According to the California Department of Finance, San Joaquin County’s population grew by 
approximately 3.1 percent annually between 2000 and 2004, and approximately one-third of this 
population growth was based on natural population changes (i.e., births and deaths). Nearly one-
half of the population growth was the result of domestic migration (i.e., by individuals relocating 
from other parts of California or elsewhere in the nation), while the remaining population growth 
came from other means of immigration (California Department of Finance, 2004). 

All of these new residents represent new customers for Stockton retailers. Furthermore, the higher 
incomes generally associated with new residents relocating from the Bay Area will add retail 
spending potential to the Stockton area. Housing price increases may also positively affect 
commercial real estate prices by making residential redevelopment alternatives for underused 
properties more attractive. 

San Joaquin County’s proximity to the Bay Area and particularly Contra Costa, Alameda, and 
Santa Clara Counties is a major factor influencing its current and future economic and 
demographic conditions. San Joaquin County is increasingly developing as a major bedroom 
community for Bay Area workers. Increasingly high real estate prices in the Bay Area and 
continuing strong job demand in the Bay Area (in spite of the recent post dot-com economic 
downturn) are primary factors driving housing and population growth within San Joaquin County. 
While housing prices vary between communities, median housing prices in the East Bay area 
typically exceed $440,000 and continue to rise in price dramatically. Between March 2004 and 
2005, the median price for a Bay Area home rose from $474,000 to $568,000, an increase of 
nearly 20 percent. In comparison, the median home price for San Joaquin County was $359,000 
in March 2005 (East Bay Real Estate Directory, 2005). While San Joaquin houses remain 
significantly less expensive than Bay Area houses (the median house price in San Joaquin County 
is approximately 70 percent of those in Alameda and Contra Costa Counties), house prices in 
recent years have appreciated even more rapidly than the Bay Area real estate market.  

Local commercial real estate specialists were contacted and when possible interviewed. In depth 
telephone interviews about Stockton’s commercial and residential real estate markets and the 
city’s general retail market were conducted with five local real estate brokers very familiar with 
Stockton: Lisa Hodgson (Colliers International); Kevin Dougherty (First Commercial); Paul 
Herman (Paul Herman, Inc.); Chuck Lenman (American Brokers) and John Fondale (Tri 
Commercial, Inc.). The Stockton real estate brokers interviewed generally agreed that both 
current residential and commercial real estate markets are very strong and are expected to 
continue to remain so. The residential market in Stockton and throughout San Joaquin County has 
grown vigorously since the late 1990s, and real estate brokers consulted in preparing this study 



4.  Urban Decay Analysis 
 

Weston Ranch Towne Center Project 4-21 ESA / 204152 
Urban Decay Analysis Report  October 2006 

reported that currently and for the foreseeable future the commercial retail real estate market will 
remain strong with very low property vacancy rates (Hodgson, 2005). They expect strong local 
housing demand to continue and to support continued growth in both general commercial and 
retail real estate demand (Dougherty, 2005). 

Strong demand for retail space in particular is evident in CB Richard Ellis’s most recent annual 
real estate report (CB Richard Ellis, 2005), which estimates that Stockton’s current retail vacancy 
rate is less than 1 percent (excluding the former Wal-Mart store on 3701 Hammer Lane). 
Similarly, the retail real estate markets in Manteca and Tracy are estimated to have 1 percent and 
0.5 percent vacancy rates, respectively. CB Richard Ellis projected that vacancy rates would 
continue to decrease throughout 2005, resulting in increased net absorption, lease rates and new 
construction activity (CB Richard Ellis, 2005). Similarly, Grubb & Ellis’s retail property 
assessment (Grubb & Ellis, 2004) for Northern California notes that the retail real estate market 
has generally been strong, and it emphasizes in particular strong investor demand for grocery-
anchored centers. While it acknowledges the potential competitive effects of large-scale retailers, 
the report concludes that the future economy may be expected to provide continued support to the 
commercial real estate market. 

These indicators suggest that the current strong demand for commercial retail properties in 
Stockton will continue for the foreseeable future. Vacancy rates are low and expected to remain 
so; since real estate demand is strong then vacated properties will likely be re-tenanted or 
redeveloped. Over the last few years, several major retail locations vacated by Stockton retailers 
have been successfully re-tenanted shortly after coming on the real estate market. Within 
approximately a year after Montgomery Wards bankruptcy resulted in its store closure at 
Sherwood Mall, Best Buy occupied the location in mid-2002. Similarly, following Wal-Mart’s 
departure from its former Hammer Lane location, Lifestyle Furniture purchased the site and has 
re-tenanted the building (although the business subsequently closed in September 2006). 

Lisa Hodgson at Colliers International also reported that the K-Mart on Pacific Avenue is 
expected to close in the near future and that there are already plans for redevelopment of the site 
for a “Lifestyle Center” anchored by a Whole Food Grocery that would cater to higher-income 
customers (Hodgson, 2005).14 Re-tenanting can occur by several different means including 
occupancy by new retailers with similar products and customers but also adaptive re-use by other 
businesses (such as service businesses or offices). In addition, the strong real estate market also 
suggests that site redevelopment may be expected, particularly for well-situated, in-fill properties 
within north Stockton. 

The above real estate analysis determines that there is currently strong demand and low vacancy 
rates for both commercial retail and residential properties within Stockton. The associated 
continued rapid appreciation in housing demand and immigration of new residents is also 
expected to continue for the foreseeable future. These findings suggest that there will likely be 
strong demand for any recently vacated buildings by businesses leaving Stockton as a result of 
the Weston Ranch project’s direct competitive impact. It expected that most new vacated building 
                                                      
14  K-Mart officials contacted would not confirm the store’s future closure. 
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would likely be re-tenanted or redeveloped (although their use may not necessarily be as 
commercial retail). The findings also provide evidence supporting continue local housing and 
demographic change within Stockton for the foreseeable future that will add retail demand 
growth to local retailers. 

While the extent of potential future business closures associated with the greater retail impact 
from the combined potential future retail development could not be determined, the increased 
magnitude of the potential additional retail sales may be expected to have commensurate greater 
impact on existing businesses. The increase in retail impact could result in greater vacancies that 
would add to the supply of available properties. If the demand for the properties is less than the 
new supply, this would lengthen the duration that vacant properties could be on the market and 
could cause property prices to adjust with price decreases. However, given strong underlying real 
estate demand conditions (both for commercial retail and other properties) then it might be 
expected that provided adequate price adjustment occur then most of the vacated properties 
would in time be re-tenanted. In any case, any such price adjustment may be expected to be 
relatively minor (especially in the context of the property appreciation over the last five years) 
and would not be expected to be so great as to reduce owners’ economic incentives or financial 
ability to maintain their properties adequately. 

Vacant Properties Analysis 
While the magnitude and extent of the additional retail sales that full near-term build-out of these 
potential retail developments could be considerable, it is inheritently difficult to identify the 
specific businesses and areas where any vacancies would occur. As discussed in the retail impact 
analysis, numerous factors and variables relating to Stockton’s existing businesses, in retail 
customers and the potential retail developments are unknown or poorly defined. Furthermore,  
the complex inter-relationships of store locations, customer preferences, business management 
responses and extent of current retail market saturation add to the difficulty in identifying the 
nature and extent of any vacancies resulting from the project’s direct or combined retail impact 
on Stockton’s existing retailers. As a result, it may not be reasonably foreseeable what businesses 
and what locations would be vacated as a result of the retail impacts, in which case, it will not be 
possible to properly ascribe urban decay impacts from the project and the potential future new 
major retail developments.  

The attribution of urban decay impact findings for vacant properties would also require additional 
causal effects to occur. Vacant properties, even long-term vacant properties, do not, in and of 
themselves, necessarily result in impacts associated with urban decay. If adequately managed  
and maintained, underused or underdeveloped properties may persist in urban areas without 
contributing to the cycle of adverse physical conditions that result in, and are indicative of,  
urban decay.  

As discussed later in the Significance Criteria section of the Impacts and Mitigation Chapter, 
typical urban decay indicators such as abandoned and deteriorating properties, litter and graffiti, 
and unauthorized property uses can be avoided if owners adequately maintain their property 
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(which is generally advisable for owners wanting to maintain the value of their properties). Such 
urban decay impacts may also be expected to result when property values are not appreciating 
and, as a result, owners see these property management costs as unrecoverable and/or unnecessary 
expenses. However, given Stockton’s recent and foreseeable strong commercial real estate market, 
it seems unlikely that property owners would generally permit their properties to deteriorate in a 
manner that would result in urban decay impacts. 

In rural communities, a major concern associated with discount retailers’ impact on the community 
has focused on declining downtown areas as consumers are diverted to shop at stores on the town 
or city’s periphery. However, while similar issues can affect more urban communities, downtown 
areas in larger communities and local economies will have more potential and opportunities for 
adaptation and redevelopment. Provided local zoning and planning ordinances permit such re-use 
and sufficient economic development resources are available, downtowns with their varied 
building types and sizes can be used for a wider variety of re-uses. Stockton’s recent and ongoing 
downtown revitalization initiatives are examples of the possibilities for downtown adaptation and 
redevelopment.  

In more urban communities, such as Stockton, urban decay concerns are generally more likely 
associated with “greyfield” or “ghost box” impact. “Greyfields” are typically a declining regional 
mall and “ghost boxes” are abandoned large-scale retail stores or retail buildings. Building 
obsolescence, local population change, and general retailing trends such as those favoring 
“power-center” style developments can have major influences on the type, location, and duration 
of commercial retail vacancy. Nationally “greyfields” and “ghost boxes” are increasingly 
occurring (Price Waterhouse Coopers, 2001) and can be contributors to urban decay. While 
numerous studies have found an association between neighborhood decline and urban decay with 
the incidence of abandoned and decaying buildings (Greenberg and Popper, 1994), the causality 
is not clear and may depend on the specific local circumstances. Generally, vacant buildings are 
often associated with declining populations and rising unemployment and may further contribute 
to local disinvestment. The extent and persistence of vacant properties however, can also be 
importantly influenced by other factors. In areas (unlike Stockton) where land is plentiful and 
readily developed, it will be more financially attractive to develop a new site than redevelop an 
existing location (Armstrong, 2001). Local land use regulations and other local ordinances can 
also have a significant role in encouraging retailers to redevelop commercial locations.   

The important role that other factors independent of the project can have in determining  
local land use and urban deterioration should also be recognized. As discussed earlier, local 
planning, oversight and economic development efforts can have a major influence both property 
re-tenanting and physical deterioration occurring within the City. Stockton’s extensive economic 
development efforts and recently completed projects (particularly in the downtown area) are 
significantly improving the City of Stockton past blight conditions, fostering new businesses and 
adding major infrastructural improvements and attractions to improve the quality of life within 
Stockton. City agencies’ efforts to foster building preservation and infrastructural can have an 
important effect on attracting and retaining businesses and residents. City and County 
government efforts at better planning, marketing and developing effective business incentives 
may be expected to have a positive contribution in addressing existing and potential urban blight 
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within the city. In particularly, the expanded City of Stockton Neighbor Services Section has 
improved code compliance programs and enforcement that is directly reducing existing urban 
blight within much of the City. These programs and initiatives may be expected to have a more 
effective potential role affecting the extent of urban decay within Stockton by fostering new 
businesses, residents and investment for the City. In contrast, Stockton’s potential future retail 
developments will have a more indirect, contingent and undirected effects on the City’s urban 
decay conditions. 

The important and more direct contribution that these City programs and other non-project related 
factors can play in determining the City’s urban decay conditions also weakens the demonstrable 
casual link between the project’s economic competition and any adverse physical environmental 
effects (i.e., urban decay impacts) within Stockton.  

Project Impact Analysis 
Under criteria based on the CEQA Guidelines and the professional judgment of City staff and 
consultants, a project would be considered to have a significant urban decay impact if it would 
result in the following: 

• A substantial adverse change in the physical condition of any shopping area(s) in Stockton. 

Urban decay impacts result in physical deterioration sufficient in magnitude and extent to 
diminish the proper use of the properties affected. Physical changes typically indicative of urban 
decay may include (but are not limited to) higher than average business vacancies; abandoned and 
deteriorating properties; inadequately maintained buildings (frequently chained off by unsightly 
chain-linked fencing; widespread graffiti, litter, and trash; unkempt trees and shrubbery and 
excessive weeds; parked trucks and long-term unauthorized use of property and parking lots; and 
homeless encampments. 

Several interrelated causal links must be demonstrated to properly establish and ascribe future 
urban decay impacts on a retail development from a proposed new project. As the Court of 
Appeal for the recent Bakersfield urban decay ruling states in its findings: 

“CEQA is not a fair competition statutory scheme.” (citation omitted). Therefore, 
the economic and social effects of proposed projects are outside of CEQA’s 
purview (unless they will lead to adverse physical changes in the environment 
[italicized qualification added]). 

The court’s judgment also states that (1) it “explicitly reject(s) certain philosophical and 
sociological beliefs that some of the parties have vigorously expressed” and (2) existing CEQA 
case law clearly establishes that construction of a new shopping centers does not in and of itself 
trigger a conclusive presumption of urban decay. Rather, a determination that a significant urban 
decay impact is likely to result from a proposed project relies upon a showing that the following 
sequence of events is likely to occur: 
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• The project would introduce new retail competition that would cause existing retailers to go 
out of business. 

• The failed retailers’ vacated properties would not be re-tenanted (or otherwise reused) due 
to insufficient real estate demand. 

• These untenanted properties would be vacant for prolonged periods of time and would be 
abandoned or otherwise permitted to deteriorate significantly by their owners. 

In summary, the findings of the urban decay analysis conclude that a direct short-term retail 
impact to existing retailers of up to $200.9 million could result from the project. This impact 
would, at most, represent up to an 8.7 percent shift in Stockton’s competing retail sales compared 
to 2005 existing conditions. This is a conservative impact assessment since it assumes that no 
retail sales leakage among current Stockton residents or workers would absorb any of the 
estimated net new sales.  

Taking growth in demand into account, the proposed project is expected to result in at most a 
2.5% sales shift affecting Stockton retailers and thus to have no or only negligible effects in terms 
of business closures. The real estate analysis suggests that the strong residential and commercial 
retail markets will likely ensure that any vacated retail properties would be re-tenanted or 
redeveloped. In addition to the probability that the project would not result in long-term 
vacancies, vacancies in themselves do not cause urban decay impacts. Additional conditions are 
necessary for urban decay to occur, including owner neglect that leads to physical deterioration, 
the absence of government code enforcement and regulatory programs, lack of investment in 
economic redevelopment, stagnant or declining property values and a general decline in 
consumer demand. These factors are absent in the Stockton region at present and for the 
foreseeable future. 
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SECTION 5 
Cumulative Urban Decay Analysis 

The year 2011 has been used for the cumulative impact analysis because all reasonably 
foreseeable retail development projects are expected to be fully constructed and operational by 
that date. Future development beyond 2011 is currently unknown. Moreover, the uncertainty 
inherent in economic forecasting increases with the forecast period horizon. The geographic area 
for the cumulative impact analysis is City of Stockton, since it is the primary area of concern for 
any incidence of potential future urban decay impacts.  

Sales by Potential Future Stockton Retail 
Developments 
According to the City of Stockton Planning Department, several major new retail developments 
that would compete with the Weston Ranch retail development are considered probable: 

• The Lodi Wal-Mart Supercenter Relocation. This planned shopping center development 
would construct 340,000 sq.ft. of commercial retail with a variety of retail sales and 
services.15 The major retailer for the proposed project would be a Wal-Mart Supercenter, 
which would occupy a 226,868-square-foot new Supercenter to replace its existing Lodi 
Wal-Mart store (120,352 square feet). 

• Spanos Park West (Phase 2). A new Wal-Mart Supercenter and Sam’s Club is planned for 
construction next to the recently completed Spanos Park West (Phase 1) shopping center 
(located at Eight Mile Road and Interstate 5 in northwest Stockton). If approved, up to 
615,486 sq.ft. of new development is proposed under the project of which 103,000 sq.ft. 
would consist of Auto Dealers that would not compete with the project. Therefore, 
512,486 sq.ft. of the new development proposed for Spanos Park West (Phase 2) would 
potentially compete with Weston Ranch. 

• Cannery Park. A 450-acre mixed-use development project is proposed for the Cannery 
Park property, which lies directly southwest of the Eight Mile Road and Route 99 
interchange in northeast Stockton. The projected potential maximum of approximately 
500,000 sq.ft. of new retail (Stockton, 2006) is assumed that the retail development would 
consist of one similar large-scale discount store (assumed to be approximately 150,000 
square feet) with the remaining retail composed of specialty retailers. 

 

                                                      
15  Up to 13,160 sq.ft. of this new Lodi development could include non-retail uses (e.g. hairdressers or financial institutions that 

would not be competitive with the project.  
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• Origone Ranch. The site is situated directly southwest of the Hammer Lane and Route 99 
interchange in northeast Stockton. Due to the lack of information on the Origone Ranch 
development, for the purposes of the impact analysis it is assumed that its future commercial 
development would be of a comparable type and size as that planned for Cannery Park. 
According to the City of Stockton Planning Department, the Origone Ranch project is 
proceeding rapidly and may be completed as soon as July 2009.  

These potential new retail developments represent the likely major new retail developments that 
could contribute to the project’s future cumulative impact on Stockton. Projected sales for these 
four future retail developments are shown in Table 5-1. The Lodi Wal-Mart Supercenter project’s 
future sales are estimated to be $125.8 million in competing sales (ADE, 2004). The future sales 
projections for the other potential major new retail developments are based on national sales per 
square foot averages consistent with the projections for Weston Ranch. It is estimated that the 
new Spanos Park West Phase 2 project will generate approximately $199.1 million in retail sales 
annually. Projected sales for the proposed Cannery Park and Origone Ranch retail development 
are approximately $154.2 million. 

TABLE 5-1 
SALES BY POTENTIAL FUTURE MAJOR RETAIL DEVELOPMENTS 

Retail Sales by Future Major Retail Developments in Area 

State Board of 
Equalization Category 

Lodi Wal-Mart 
Expansiona 

Spanos Park 
West (Phase 2) Cannery Park Origone Ranch Total 

Planned Area 
(Square Feet) 326,806 512,486 Approx. 

500,000 Approx. 500,000 Up to 
1,839,300 

Estimated Completion October 2008 July 2008 Jan 2009 July 2009  

Apparel $8.2 m $14.1 m $13.6 m $13.6 m $49.5 m 
General $15.8 m $54.2 m $54.1 m $54.1 m $178.2 m 
Food $44.9 m $74.1 m  $26.0 m $26.0 m $171.0 m  
Eating and Drinking $6.0 m $20.6 m -- -- $26.6 m 
Home $10.0 m -- $14.9 m $14.9 m $39.8 m  
Building -- -- -- -- -- 
Auto Dealers -- $0.8 m -- -- $0.8 m  
Service Stations -- $2.4 m -- --  $2.4 m 
Other Retail $41.0 m $33.0 m $45.6 m $45.6 m $165.2 m 
Total $125.8 m $199.1 m $154.2 m $154.2 m $633.5 m 

 
 
NOTES: Figures expressed in 2008 dollar terms; m = millions of dollars; Totals may not add up exactly, due to rounding. 
 
a Assumes full increase in retail square footage and sales except for the 13,160 sq. ft. for non-retail services.  
 
SOURCES: ESA; City of Stockton, 2005; Urban Land Institute, 2002 
 

If all four of these potential retail development projects were constructed, together they would be 
expected to generate approximately $633.5 million in new retail sales annually. The expected 
distribution of new sales among the major retail categories is also shown in Table 5-1. The 
majority of competing retail sales are projected to be food sales ($171.0 million), general 
merchandise sales ($178.2 million), and other retail ($165.2 million). 
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A considerable portion of these retailers’ future sales may be expected to be generated from 
their secondary and tertiary market customers (i.e., non-Stockton residents) (see the market 
analysis section). As a result, only a portion of these new future retailers’ sales will compete 
with the project in serving Stockton residents’ retail demand. Using a reduced market area 
assumption of 15 percent for these customers, as shown in Table 5-2, approximately $538.5 
million of these major new future retailers’ total $633.5 million of new sales would be expected 
to be directly competitive with the proposed Weston Ranch retail development and existing 
Stockton retailers. 

TABLE 5-2 
STOCKTON ORIGINATING SALES BY POTENTIAL FUTURE MAJOR RETAIL DEVELOPMENTS 

Potential Sales by Future Major Retail Developments 

State Board of Equalization Category Total Project-Competinga Stockton-Originatingb 

Apparel 
General 
Food 
Eating & Drinking 
Home Furnishings 
Building 
Auto Dealers 
Service Stations 
Other Retail 

$49.5 m 
$178.2 m 
$171.0 m 

$26.6 m 
$39.8 m 

-- 
$0.8 m 
$2.4 m 

$165.2 m 

$42.1 m 
$151.5 m 
$145.4 m 

$22.6 m 
$33.8 m 

-- 
$0.7 m 

 $2.0 m 
$140.4 m 

Total $633.5 m $538.5 m 
 
 
NOTES: Figures expressed in 2008 dollar terms; m = millions of dollars; Totals may not add up exactly due to rounding. 
 
a See Table 5-1. 
b Estimated Stockton sales, conservatively assuming 85 percent of sales generated in Stockton. 
 
SOURCE: ESA. 
 

The 2011 retail sector conditions for Weston Ranch competing sales in 2005 are shown in 
Table 5-3 in the Baseline Stockton Retail Sector column. The estimated total competing sales are 
approximately $2,312.5 million per year (in 2008 dollar terms).16 If all the future new retail 
developments identified in Table 5-1 were developed as assumed, the combined impact of these 
retailers plus the proposed project would add $739.4 million annually to total 2005 retail sales by 
existing Stockton retailers. This cumulative retail impact would represent approximately a 32.0% 
increase to Stockton’s existing retail sector. 

                                                      
16 This does not include the additional retail demand for project competing goods expected to be brought to Stockton 

retailers by new Stockton residents (see Table 4-17). If a major proportion of this new retail demand is captured by 
Stockton retail business, then the actual 2008 baseline conditions would correspondingly be higher. 
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TABLE 5-3 
CUMULATIVE RETAIL IMPACT ON STOCKTON RETAILERS – 2005 BASELINE 

Gross Sales of Project-Competing Goods 

Future Stockton-Originating Sales 

Retail Sector Categories 

Competing 
Stockton Retailers 

– 
Baseline 

Conditions (2005)a

(a) 

Potential New 
Retailers 
(2005-11)b 

(b) 
Project Salesc 

(c) 

Total 
Potential 

Cumulative 
Sales 

(d = b + c) 

% of 
Baseline 

Conditions  
(e = d / a) 

Apparel  $124.4 m $42.1 m $13.2 m $55.3 m 44.5% 
General Merchandise  $616.9 m  $151.5 m $57.6 m $209.1 33.9% 
Food  $609.5 m $145.4 m $52.1 m $197.5 m 32.4% 
Eating and Drinking  $270.9 m $22.6 m $15.8 m $38.4 14.2% 
Home Furnishings   $112.5 m $33.8 m $18.0 m $51.8 m 46.0% 
Building Materials ~ ~ ~ ~ ~ 
Auto Dealers   $58.6 m 0.7 m $0.7 m $1.4 m 2.4% 
Service Stations  $177.9 m $2.0 m $6.5 m $8.5 m 4.8% 
Other Retail Stores  $341.9 m $140.4 m $37.0 m $177.4 m 51.9% 
Total - All Retail  $2,312.5 m $538.5 m $200.9 m $739.4 m 32.0% 

 
 
NOTES: Figures expressed in 2008 dollar terms; m = millions of dollars; Totals may not add up exactly due to rounding. 
 
a See Table 3-6. 
b See Table 4-11. 
c See Table 4-6. 
 
SOURCES: ESA.  
 

It should be recognized that distribution of the future cumulative retail impact among the retail 
sector categories is uncertain due to the limited availability of information on future retail 
development. However, given the assumed allocation of the sales projections, the analysis 
indicates that the largest retail impact would occur in the general merchandise sector where over 
$209 million in additional sales would be expected. The retail impacts to the food and “other 
retail” sectors would be only slightly less at $197.5 million and $177.4 million, respectively. The 
greatest proportional change would occur to the “other retail” sector, where the projected total 
new sales would be nearly 52% of the 2005 sales. The central issue for the urban decay analysis 
is whether substantial changes in the level of physical urban decay in Stockton would be expected 
to result from these cumulative sales increases. 

Major increases in retail sales in a local economy will not in and of themselves result in adverse 
impacts on existing retailers. If the existing retail market is leaking sales out of the economy or 
major new retail demand growth is expected that would offset the new competition, then no retail 
impacts would occur. The key factor in determining the severity of adverse retail impacts (and 
hence the likelihood of vacancies by existing businesses closing down) is whether there are 
“sales-shift” impacts that could redirect sales to such an extent that some businesses are forced 
out of the market. 
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In the case of the cumulative impact analysis, the most meaningful indication of the likely effect 
on Stockton’s existing businesses is the degree of imbalance between future retail sales and 
demand. Table 5-4 provides an assessment of the potential sales shift in 2011 (i.e. when all the 
currently foreseen major future retail developments are assumed to have been completed and 
would be fully operational).  

TABLE 5-4 
CUMULATIVE RETAIL IMPACT TO STOCKTON RETAILERS – 2011 BASELINE  

Estimated Gross Sales of Project-Competing Goods 

Retail Sector 
Categories 

Baseline 
Stockton 

Salesa 
(2011)  

(a) 

Potential 
Cumulative New 
Sales (2005-11) 

(b) 

Stockton Retail 
Demand Growth b 

(2005-11)  
(c) 

Future Sales 
Shift Impact 

(2011)  
(d = b – c) 

% of Baseline 
Conditions 
(e = d / a) 

Apparel $145.3 m $55.3 m $21.0 m $34.3 m 23.6% 
General $690.4 m $209.1 $73.5 m $135.6 m 19.6% 
Food $692.3 m $197.5 m $82.8 m $114.7 m 16.6% 
Eating and Drinking $326.5 m $38.4 $55.6 m -$17.2 m -5.3% 
Home Furnishings $133.5 m $51.8 m $21.0 m $30.8 m 23.1%  
Building Materials ~ ~ ~ ~ ~ 
Auto Dealers $66.6 m $1.4 m $8.0 m -$6.6 m  -10.0% 
Service Stations $216.2 m $8.5 m $38.3 m $29.8 m 13.8% 
Other Retail Stores $387.0 m $177.4 m $45.1 m $132.3 m 34.2% 
TOTAL $2,657.8 m $739.4 m $345.3 m $394.1 m 14.8% 

 
 
NOTES: Figures expressed in 2008 dollar terms; m = millions of dollars; Totals may not add up exactly due to rounding. 
 
a 2011 baseline conditions based on 2005 baseline (Table 3-6) adjusted to include future retail demand growth (column c).  
b Future retail demand growth based on Table 4-8 and six years of annual growth from 2005 to 2011.  
 
SOURCES: ESA. 
 

The discussion in the preceding section concludes that implementation of the proposed Weston 
Ranch project would not in itself cause significant urban decay impacts, in part because the retail 
sales shift effects of the project would be minor. Few (if any) existing retail businesses would be 
expected to close as a result of competition from the project and in the event of any closures, the 
strong commercial real estate market in Stockton would prevent extended retail facility vacancies.   

After project build-out any retail facilities that became vacant due to business closures would 
likely be re-tenanted, either by another retailer or a different type of tenant, or redeveloped in a 
relatively short period of time. However, the cumulative impact on existing retailers of the 
proposed project together with other retail projects considered reasonably foreseeable would be 
greater than the effects of the project alone, especially if the new retailers entered the Stockton 
market concurrently or in rapid succession in the near term future. In that case, the cumulative 
effects of new retail sales competition, including the proposed project, could be expected to result 
in existing retail businesses leaving the market.  
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The retail sales shift analysis of 2011 conditions suggests that over the longer term, any 
cumulative impacts may be expected to decrease in magnitude as a result of future retail demand 
growth sales. However, given the magnitude of the projected imbalance in 2011 between retail 
supply and demand, the cumulative sales impacts of the proposed project together with other 
probable retail development could result in closures of existing businesses. Although the real 
estate market in Stockton is strong and will likely remain so, it is uncertain whether demand for 
retail space would be sufficient to ensure re-tenanting (by retail or other uses) or redevelopment 
of all or most properties vacated by business closures due to the cumulative effects of the 
proposed project and other future retail centers.  

As noted previously in the discussion of the urban decay impact significance criteria, adverse 
effects of increased competition on existing Stockton retailers are not in themselves sufficient to 
cause an increase in blight, or more specifically, a substantial adverse change in the physical 
condition of existing Stockton shopping areas. For a significant urban decay effect to result, the 
general causal chain described in the discussion of significance criteria must occur.  Schematically, 
the causal chain begins with retail market effects that lead to business closures.  But business 
closures alone do not produce urban decay. Business closures must first result in vacancies and 
then these vacancies must lead to physical deterioration of property. There is abundant evidence 
that at present and in the future, the strong commercial real estate market in Stockton makes rapid 
re-tenanting or conversion to a new use of vacant facilities highly likely. 

If longer term property vacancies were to occur as a result of cumulative retail development 
including the proposed project, additional causal effects would be necessary for urban decay 
impacts to result. Vacant properties, even long-term vacant properties, do not, in and of 
themselves, necessarily result in the impacts associated with urban decay. If adequately managed 
and maintained, underused or underdeveloped properties may remain in urban areas without 
contributing to the cycle of adverse physical conditions that result in, and are indicative of, urban 
decay. Typical urban decay indicators such as abandoned and deteriorating properties, litter and 
graffiti, and unauthorized property uses can be avoided if property owners adequately maintain 
their properties (which is generally advisable for owners wanting to maintain the value of their 
properties). Such urban decay impacts may also be expected to occur when property values are 
not appreciating and, as a result, owners see these property management costs as unrecoverable 
and/or unnecessary expenses. In addition, the City’s substantial urban redevelopment programs 
and its recently expanded code compliance and enforcement efforts are all additional factors that 
are likely to prevent or at least minimize urban decay even if there were to be an increase in 
vacant retail space due to competitive pressures.  

In addition to these considerations, it is important to emphasize that the cumulative scenario is in 
effect a worst case analysis of future conditions for the Stockton retail sector because it assumes 
that all of the future projects considered reasonably foreseeable for CEQA purposes will be 
constructed as and when proposed; in fact, the facility sizes and buildout years assumed in this 
analysis are extremely optimistic. As a result, the analysis findings likely represent the upper  
limit of the potential magnitude of cumulative competitive impacts to the existing Stockton  
retail sector. 
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The assumptions used in this analysis include: 

• The Stockton retail market was fully saturated under the 2005 baseline conditions. The 
retail impact analysis determined a maximum estimate of the potential sales shift impact 
since it conservatively assumes that under the 2005 existing conditions Stockton’s retail 
market was fully saturated. Therefore, none of the new retail sales would be absorbed by 
current residents or workers. However, if the current Stockton retail market is not already 
saturated, then some of the projected new retail sales surplus would be absorbed by 
Stockton residents who are otherwise “leaking” their sales to other non-Stockton retailers. 
As discussed in the real estate analysis section, many of the local real estate experts 
interviewed stated their view that the Stockton retail market was not fully saturated and  
was still in a process of “catching up” after many years of stagnation in retail development 
during the 1990s. The respondents also suggested that the “under-retailing” of south 
Stockton and, to a lesser extent, central Stockton currently results in significant retail 
leakage by its residents.   

• No future growth in Stockton residents’ real income levels occurs. Current average 
Stockton per capita income is approximately 71% of California average. Successful 
economic development programs and improvements in Stockton’s local economy could 
improve local residents’ income levels and thereby increase local retail demand. In that 
event, the projected sales shifts to new retailers would be reduced as a greater proportion of 
the potential new retail sales could be absorbed.   

• Current residents’ net worth and purchasing power will not increase. Home value 
appreciation and increased refinancing opportunities have significantly raised most 
California home owner’s effective income (i.e., disposable income available for retail 
purchases). This factor may help explain the apparent considerable sales attraction by 
existing Stockton retail identified in the leakage analysis. Continued increases in effective 
income (i.e., from continued home appreciation) could also increase future retail demand.  

• Build-out and operation of all the new retail development projects considered probable will 
occur by 2011 and as assumed by the analysis.  

• Most (85 percent) of the proposed Lodi Wal-Mart Supercenter and other potential new 
Stockton retailers’ future sales total sales would be obtained from the proposed project’s 
primary market (i.e. Stockton residents). 

• The retail analysis is limited solely to those other retailers selling project-competing goods.  

• Recently vacated stores would generally be re-tenanted by competitive retailers. 

In addition to these assumptions, which result in a worst-case analysis of the competitive effects 
on existing retailers of cumulative retail development, a number of uncertainties make it difficult 
to determine whether an increase in business closures in Stockton by 2011 would result in an 
increase in urban blight.  These uncertainties include the following:  

• Existing retailers’ profitability/vulnerability to increased competition. The complex inter-
relationships of store locations, customer preferences, business management responses and 
extent of current retail market saturation add to the difficulty of identifying the nature and 
extent of vacancies that could result from cumulative retail sales impacts.  
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• Existing retailers’ likely business response to new competition. The extent that specific 
retailers can withstand and respond to any cumulative future sales shift losses will depend 
on several factors. Each store’s profitability will be an important factor determining the 
extent to which it can absorb sales reductions and yet continue to generate sufficient 
earnings. Specific businesses (and even individual stores) will have differing abilities to 
adapt their management, operations, and fixed costs to respond to sales reductions from 
sales shifts resulting from increased competition. The competing businesses’ corporate 
management assistance, investment and other resource may help some business to 
reposition themselves or otherwise respond so as to limit the competitive effect of the 
project to their business. Similarly, while sales shift impacts could be a major and/or 
deciding factor in a given retailer’s continued operation, other independent factors (e.g., 
poor management, long-term deferred maintenance, building obsolescence, corporate 
performance) may also affect and determine their future financial performance. 

• Allocation of retailer and future customer sales across retail sector categories. As 
discussed earlier in the analysis, due to the differences California State Board of 
Equalization retail categories used for tax reporting purposes and the actual categories of 
retail goods sold, allocation of sales by different retailers is necessarily approximate. 
Furthermore, the actual distribution of future retail sales could differ considerably from the 
existing distribution. 

Finally and as previously noted, a number of factors affect whether increased retail competition 
from the proposed Weston Ranch project together with other probable future projects would 
result in an increase in urban decay in Stockton, and specifically in adverse physical effects to 
any existing shopping area. These factors include the following. 

• Strong demand for commercial and residential real estate. Based on interviews with local 
real estate brokers, the real estate analysis concludes that there is currently relatively strong 
demand for both commercial retail and residential properties within Stockton, as reflected 
in low vacancy rates, and that demand will continue to be strong throughout the cumulative 
analysis period. Since the demand for commercial retail is strong and will likely continue to 
be so, any buildings vacated by businesses leaving Stockton as a result of the cumulative 
competitive effects would most likely be re-tenanted over time. Re-tenanting could involve 
both new retailers and adaptive re-use by other businesses such as service businesses or 
offices. The strong real estate market also suggests that site redevelopment may occur, 
particularly for well-situated, in-fill properties in north Stockton. The strong residential 
market, which is expected to generate increased future retails demand, could also create 
demand for in-fill redevelopment of former retail areas in Stockton. 

• Cumulative retail sales impacts could result in increased retail space vacancies that would 
add to the supply of available properties. If the demand for the properties were less than 
the new supply, vacant properties could be on the market longer and prices might adjust 
downward.  However, in that event, reduced rents coupled with continuing strong demand 
would encourage re-tenanting or re-use. 

• Location and extent of any resulting vacancies. The influence that any increase in long 
term vacancies may be expected to have on urban decay in Stockton may be affected by 
both the magnitude and location of any vacancies. Generally, clustering of vacancies would 
be expected to increase the potential for urban decay conditions to develop. If any future 
vacancies are instead distributed throughout the entire community, new urban decay would 
be less likely to develop.  
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• Property Neglect. Property vacancies, even long-term vacancies, do not, in and of 
themselves, necessarily result in urban decay impacts. If adequately managed and 
maintained, underused or underdeveloped properties may persist in urban areas without 
suffering physical deterioration. Typical urban decay indicators (such as abandoned 
properties, litter and graffiti, breakage and disrepair, and unauthorized property use) can be 
avoided if property owners adequately maintain their properties, which they are likely to do 
if, as in Stockton, their properties are holding their value or appreciating in value.  

• Role of Government Agencies in Urban Decay Abatement and Economic Development. 
Local government planning, oversight and economic development programs can have a 
major effect both on property re-tenanting and the prevention of blight. Stockton’s 
extensive economic development efforts and recently completed projects (particularly in 
the downtown area) are significantly improving past blighted conditions in the City, 
fostering new businesses and adding major infrastructure improvements and attractions to 
improve the quality of life within Stockton. City agencies’ efforts to foster building 
preservation and infrastructure can have an important effect on attracting and retaining 
businesses and residents. City and County government efforts at better planning, marketing 
and developing effective business incentives may be expected to have a positive 
contribution in addressing existing and potential future urban blight within the city. In 
particularly, the expanded City of Stockton Neighbor Services Section has improved code 
compliance and enforcement capabilities that are focused on reducing existing urban blight 
conditions in the City. These programs and initiatives will continue in the future and are 
expected to prevent or retard any ultimate urban decay effects of increased retail 
competition from the project and other probable retail developments.  

In summary, the findings of the urban decay analysis conclude that up to a $739 million 
cumulative retail impact of additional retail sales competition to existing retailers could result 
from the project and other potential future new Stockton retailers. This impact could represent up 
to a 14.8 percent short term sales shift in Stockton’s competing retail sales to the Stockton’s 
future 2011 retail sector. This is a highly conservative assessment of the future cumulative impact 
due to the many conservative assumptions and methodology used in the urban decay impact 
analysis which have been identified and discussed previously. As a result, this figure represents a 
“worst case” impact estimated on the assumption that the four planned large retail projects would 
be completed and fully operational. The analysis assumes that no retail sales leakage among 
Stockton residents or workers currently exists that would absorb any of the projected sales shift. 

While future sales shift impacts of the magnitude of 14.8 percent could result in business closures 
among competing retailers, the real estate analysis suggests that Stockton’s relatively strong 
residential and commercial retail markets will likely ensure that most of any vacated retail 
properties would be re-tenanted or redeveloped. In addition, even under the unlikely possibly that 
the project has the cumulative effect of resulting in long-term vacancies, vacancies in themselves 
do not cause urban decay impacts. Additional conditions are necessary for urban decay to occur, 
including owner neglect that leads to physical deterioration, the absence of government code 
enforcement and regulatory programs, lack of investment in economic redevelopment, stagnant or 
declining property values and a general decline in consumer demand. These factors are absent in 
the Stockton region at present and for the foreseeable future.  
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Given the major contributory role that other non-project factors may potentially have both 
determining any future retail impacts to existing retailers and on Stockton’s urban decay 
conditions, the causal linkage between any future cumulative retail impacts of the project on 
existing retailers is not clear, especially since other factors can have a greater role in influencing 
the urban decay conditions within Stockton. As a result, it is concluded that the project’s 
cumulative impacts on existing retailers will not be expected to result in business closures and 
related long term property vacancies that would lead to urban decay impacts of a sufficient 
magnitude and/or prevalence to result in a substantial increase in Stockton’s physical urban decay 
conditions. 
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APPENDIX B: 
INTERSECTION LEVELS OF SERVICE
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Cumulative w/o Proj AM Fri Mar 3, 2006 17:52:39 Page 3-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2025 Without Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #2 Carolyn Weston/S. Manthey
********************************************************************************
Cycle (sec): 120 Critical Vol./Cap. (X): 0.609
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 33.2
Optimal Cycle: 60 Level Of Service: C
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Ovl Include Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 1 0 1 1 0 1 0 1 1 0 1 1 0 1 0 1 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 50 60 360 60 40 60 75 1010 70 290 70 30
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 50 60 360 60 40 60 75 1010 70 290 70 30
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 50 60 360 60 40 60 75 1010 70 290 70 30
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 50 60 360 60 40 60 75 1010 70 290 70 30
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 50 60 360 60 40 60 75 1010 70 290 70 30
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 50 60 360 60 40 60 75 1010 70 290 70 30
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 1.00 0.85 0.95 1.00 0.85 0.95 0.94 0.94 0.95 0.91 0.91
Lanes: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.87 0.13 1.00 1.40 0.60
Final Sat.: 1805 1900 1615 1805 1900 1615 1805 3342 232 1805 2413 1034
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.03 0.03 0.22 0.03 0.02 0.04 0.04 0.30 0.30 0.16 0.03 0.03
Crit Moves: **** **** **** ****
Green/Cycle: 0.06 0.08 0.33 0.06 0.08 0.08 0.30 0.47 0.47 0.25 0.43 0.43
Volume/Cap: 0.47 0.38 0.67 0.57 0.25 0.45 0.14 0.64 0.64 0.64 0.07 0.07
Delay/Veh: 58.1 53.6 37.3 62.3 52.3 54.7 30.9 24.7 24.7 43.1 20.3 20.3
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 58.1 53.6 37.3 62.3 52.3 54.7 30.9 24.7 24.7 43.1 20.3 20.3
HCM2kAvg: 3 2 12 3 2 3 2 15 15 11 1 1
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative w/o Proj AM Fri Mar 3, 2006 17:52:39 Page 6-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2025 Without Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Unsignalized Method (Future Volume Alternative)

********************************************************************************
Intersection #5 Downing/Turnpike
********************************************************************************
Average Delay (sec/veh): 4.9 Worst Case Level Of Service: D[ 26.3]
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Stop Sign Stop Sign Uncontrolled Uncontrolled
Rights: Include Include Include Include
Lanes: 0 0 1! 0 0 0 0 1! 0 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 60 20 50 10 10 50 80 470 30 10 190 70
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 60 20 50 10 10 50 80 470 30 10 190 70
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 60 20 50 10 10 50 80 470 30 10 190 70
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 60 20 50 10 10 50 80 470 30 10 190 70
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Final Vol.: 60 20 50 10 10 50 80 470 30 10 190 70
Critical Gap Module:
Critical Gp: 7.1 6.5 6.2 7.1 6.5 6.2 4.1 xxxx xxxxx 4.1 xxxx xxxxx
FollowUpTim: 3.5 4.0 3.3 3.5 4.0 3.3 2.2 xxxx xxxxx 2.2 xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: 920 925 485 925 905 225 260 xxxx xxxxx 500 xxxx xxxxx
Potent Cap.: 254 271 586 252 278 819 1316 xxxx xxxxx 1075 xxxx xxxxx
Move Cap.: 219 252 586 205 259 819 1316 xxxx xxxxx 1075 xxxx xxxxx
Volume/Cap: 0.27 0.08 0.09 0.05 0.04 0.06 0.06 xxxx xxxx 0.01 xxxx xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
Queue: xxxxx xxxx xxxxx xxxxx xxxx xxxxx 0.2 xxxx xxxxx 0.0 xxxx xxxxx
Stopped Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 7.9 xxxx xxxxx 8.4 xxxx xxxxx
LOS by Move: * * * * * * A * * A * *
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT
Shared Cap.: xxxx 296 xxxxx xxxx 472 xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx
SharedQueue:xxxxx 2.1 xxxxx xxxxx 0.5 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd StpDel:xxxxx 26.3 xxxxx xxxxx 14.0 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS: * D * * B * * * * * * *
ApproachDel: 26.3 14.0 xxxxxx xxxxxx
ApproachLOS: D B * *

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative w/o Proj PM Fri Mar 3, 2006 17:54:35 Page 3-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2025 Without Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #2 Carolyn Weston/S. Manthey
********************************************************************************
Cycle (sec): 120 Critical Vol./Cap. (X): 0.782
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 41.7
Optimal Cycle: 88 Level Of Service: D
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Ovl Include Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 1 0 1 1 0 1 0 1 1 0 1 1 0 1 0 1 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 150 110 320 210 90 190 225 590 80 520 880 150
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 150 110 320 210 90 190 225 590 80 520 880 150
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 150 110 320 210 90 190 225 590 80 520 880 150
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 150 110 320 210 90 190 225 590 80 520 880 150
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 150 110 320 210 90 190 225 590 80 520 880 150
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 150 110 320 210 90 190 225 590 80 520 880 150
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 1.00 0.85 0.95 1.00 0.85 0.95 0.93 0.93 0.95 0.93 0.93
Lanes: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.76 0.24 1.00 1.71 0.29
Final Sat.: 1805 1900 1615 1805 1900 1615 1805 3122 423 1805 3016 514
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.08 0.06 0.20 0.12 0.05 0.12 0.12 0.19 0.19 0.29 0.29 0.29
Crit Moves: **** **** **** ****
Green/Cycle: 0.11 0.11 0.48 0.15 0.15 0.15 0.18 0.24 0.24 0.37 0.43 0.43
Volume/Cap: 0.78 0.54 0.42 0.78 0.31 0.78 0.68 0.78 0.78 0.78 0.68 0.68
Delay/Veh: 70.8 53.7 21.0 62.5 46.1 64.2 51.6 47.3 47.3 39.6 29.1 29.1
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 70.8 53.7 21.0 62.5 46.1 64.2 51.6 47.3 47.3 39.6 29.1 29.1
HCM2kAvg: 8 5 8 10 3 9 9 13 13 19 16 16
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative w/o Proj PM Fri Mar 3, 2006 17:54:35 Page 6-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2025 Without Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Unsignalized Method (Future Volume Alternative)

********************************************************************************
Intersection #5 Downing/Turnpike
********************************************************************************
Average Delay (sec/veh): 6.8 Worst Case Level Of Service: D[ 30.6]
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Stop Sign Stop Sign Uncontrolled Uncontrolled
Rights: Include Include Include Include
Lanes: 0 0 1! 0 0 0 0 1! 0 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 70 10 10 60 50 70 30 280 130 10 390 10
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 70 10 10 60 50 70 30 280 130 10 390 10
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 70 10 10 60 50 70 30 280 130 10 390 10
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 70 10 10 60 50 70 30 280 130 10 390 10
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Final Vol.: 70 10 10 60 50 70 30 280 130 10 390 10
Critical Gap Module:
Critical Gp: 7.1 6.5 6.2 7.1 6.5 6.2 4.1 xxxx xxxxx 4.1 xxxx xxxxx
FollowUpTim: 3.5 4.0 3.3 3.5 4.0 3.3 2.2 xxxx xxxxx 2.2 xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: 880 825 345 830 885 395 400 xxxx xxxxx 410 xxxx xxxxx
Potent Cap.: 270 310 702 292 286 659 1170 xxxx xxxxx 1160 xxxx xxxxx
Move Cap.: 202 299 702 273 276 659 1170 xxxx xxxxx 1160 xxxx xxxxx
Volume/Cap: 0.35 0.03 0.01 0.22 0.18 0.11 0.03 xxxx xxxx 0.01 xxxx xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
Queue: xxxxx xxxx xxxxx xxxxx xxxx xxxxx 0.1 xxxx xxxxx 0.0 xxxx xxxxx
Stopped Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 8.2 xxxx xxxxx 8.1 xxxx xxxxx
LOS by Move: * * * * * * A * * A * *
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT
Shared Cap.: xxxx 229 xxxxx xxxx 355 xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx
SharedQueue:xxxxx 1.8 xxxxx xxxxx 2.7 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd StpDel:xxxxx 30.6 xxxxx xxxxx 25.1 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS: * D * * D * * * * * * *
ApproachDel: 30.6 25.1 xxxxxx xxxxxx
ApproachLOS: D D * *

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative AM Fri Mar 3, 2006 17:56:05 Page 3-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2025 With Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #2 Carolyn Weston/S. Manthey
********************************************************************************
Cycle (sec): 120 Critical Vol./Cap. (X): 0.658
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 35.0
Optimal Cycle: 66 Level Of Service: D
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Ovl Include Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 1 0 1 1 0 1 0 1 1 0 1 1 0 1 0 1 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 50 60 360 60 40 60 75 1010 70 290 70 30
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 50 60 360 60 40 60 75 1010 70 290 70 30
Added Vol: 4 0 56 0 0 0 0 0 7 69 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 54 60 416 60 40 60 75 1010 77 359 70 30
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 54 60 416 60 40 60 75 1010 77 359 70 30
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 54 60 416 60 40 60 75 1010 77 359 70 30
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 54 60 416 60 40 60 75 1010 77 359 70 30
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 1.00 0.85 0.95 1.00 0.85 0.95 0.94 0.94 0.95 0.91 0.91
Lanes: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.86 0.14 1.00 1.40 0.60
Final Sat.: 1805 1900 1615 1805 1900 1615 1805 3317 253 1805 2413 1034
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.03 0.03 0.26 0.03 0.02 0.04 0.04 0.30 0.30 0.20 0.03 0.03
Crit Moves: **** **** **** ****
Green/Cycle: 0.06 0.08 0.37 0.06 0.08 0.08 0.30 0.44 0.44 0.29 0.43 0.43
Volume/Cap: 0.51 0.38 0.70 0.57 0.25 0.45 0.14 0.69 0.69 0.69 0.07 0.07
Delay/Veh: 59.1 53.6 35.7 62.3 52.3 54.7 30.9 28.6 28.6 42.2 20.3 20.3
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 59.1 53.6 35.7 62.3 52.3 54.7 30.9 28.6 28.6 42.2 20.3 20.3
HCM2kAvg: 3 2 14 3 2 3 2 17 17 13 1 1
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative AM Fri Mar 3, 2006 17:56:05 Page 6-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2025 With Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Unsignalized Method (Future Volume Alternative)

********************************************************************************
Intersection #5 Downing/Turnpike
********************************************************************************
Average Delay (sec/veh): 4.9 Worst Case Level Of Service: D[ 26.3]
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Stop Sign Stop Sign Uncontrolled Uncontrolled
Rights: Include Include Include Include
Lanes: 0 0 1! 0 0 0 0 1! 0 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 60 20 50 10 10 50 80 470 30 10 190 70
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 60 20 50 10 10 50 80 470 30 10 190 70
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 60 20 50 10 10 50 80 470 30 10 190 70
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 60 20 50 10 10 50 80 470 30 10 190 70
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Final Vol.: 60 20 50 10 10 50 80 470 30 10 190 70
Critical Gap Module:
Critical Gp: 7.1 6.5 6.2 7.1 6.5 6.2 4.1 xxxx xxxxx 4.1 xxxx xxxxx
FollowUpTim: 3.5 4.0 3.3 3.5 4.0 3.3 2.2 xxxx xxxxx 2.2 xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: 920 925 485 925 905 225 260 xxxx xxxxx 500 xxxx xxxxx
Potent Cap.: 254 271 586 252 278 819 1316 xxxx xxxxx 1075 xxxx xxxxx
Move Cap.: 219 252 586 205 259 819 1316 xxxx xxxxx 1075 xxxx xxxxx
Volume/Cap: 0.27 0.08 0.09 0.05 0.04 0.06 0.06 xxxx xxxx 0.01 xxxx xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
Queue: xxxxx xxxx xxxxx xxxxx xxxx xxxxx 0.2 xxxx xxxxx 0.0 xxxx xxxxx
Stopped Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 7.9 xxxx xxxxx 8.4 xxxx xxxxx
LOS by Move: * * * * * * A * * A * *
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT
Shared Cap.: xxxx 296 xxxxx xxxx 472 xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx
SharedQueue:xxxxx 2.1 xxxxx xxxxx 0.5 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd StpDel:xxxxx 26.3 xxxxx xxxxx 14.0 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS: * D * * B * * * * * * *
ApproachDel: 26.3 14.0 xxxxxx xxxxxx
ApproachLOS: D B * *

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative PM Fri Mar 3, 2006 17:58:08 Page 3-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2025 With Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #2 Carolyn Weston/S. Manthey
********************************************************************************
Cycle (sec): 120 Critical Vol./Cap. (X): 0.928
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 48.6
Optimal Cycle: 120 Level Of Service: D
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Ovl Include Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 1 0 1 1 0 1 0 1 1 0 1 1 0 1 0 1 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 150 110 320 210 90 190 225 590 80 520 880 150
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 150 110 320 210 90 190 225 590 80 520 880 150
Added Vol: 17 0 200 0 0 0 0 0 17 201 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 167 110 520 210 90 190 225 590 97 721 880 150
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 167 110 520 210 90 190 225 590 97 721 880 150
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 167 110 520 210 90 190 225 590 97 721 880 150
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 167 110 520 210 90 190 225 590 97 721 880 150
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 1.00 0.85 0.95 1.00 0.85 0.95 0.93 0.93 0.95 0.93 0.93
Lanes: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.72 0.28 1.00 1.71 0.29
Final Sat.: 1805 1900 1615 1805 1900 1615 1805 3035 499 1805 3016 514
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.09 0.06 0.32 0.12 0.05 0.12 0.12 0.19 0.19 0.40 0.29 0.29
Crit Moves: **** **** **** ****
Green/Cycle: 0.10 0.09 0.53 0.13 0.13 0.13 0.19 0.21 0.21 0.43 0.45 0.45
Volume/Cap: 0.93 0.61 0.61 0.88 0.37 0.93 0.65 0.93 0.93 0.93 0.65 0.65
Delay/Veh: 100.2 58.3 21.3 80.5 49.0 94.8 49.1 64.4 64.4 49.6 26.7 26.7
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 100.2 58.3 21.3 80.5 49.0 94.8 49.1 64.4 64.4 49.6 26.7 26.7
HCM2kAvg: 10 5 14 11 3 10 9 16 16 31 15 15
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative PM Fri Mar 3, 2006 17:58:08 Page 6-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2025 With Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Unsignalized Method (Future Volume Alternative)

********************************************************************************
Intersection #5 Downing/Turnpike
********************************************************************************
Average Delay (sec/veh): 6.8 Worst Case Level Of Service: D[ 30.6]
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Stop Sign Stop Sign Uncontrolled Uncontrolled
Rights: Include Include Include Include
Lanes: 0 0 1! 0 0 0 0 1! 0 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 70 10 10 60 50 70 30 280 130 10 390 10
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 70 10 10 60 50 70 30 280 130 10 390 10
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 70 10 10 60 50 70 30 280 130 10 390 10
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 70 10 10 60 50 70 30 280 130 10 390 10
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Final Vol.: 70 10 10 60 50 70 30 280 130 10 390 10
Critical Gap Module:
Critical Gp: 7.1 6.5 6.2 7.1 6.5 6.2 4.1 xxxx xxxxx 4.1 xxxx xxxxx
FollowUpTim: 3.5 4.0 3.3 3.5 4.0 3.3 2.2 xxxx xxxxx 2.2 xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: 880 825 345 830 885 395 400 xxxx xxxxx 410 xxxx xxxxx
Potent Cap.: 270 310 702 292 286 659 1170 xxxx xxxxx 1160 xxxx xxxxx
Move Cap.: 202 299 702 273 276 659 1170 xxxx xxxxx 1160 xxxx xxxxx
Volume/Cap: 0.35 0.03 0.01 0.22 0.18 0.11 0.03 xxxx xxxx 0.01 xxxx xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
Queue: xxxxx xxxx xxxxx xxxxx xxxx xxxxx 0.1 xxxx xxxxx 0.0 xxxx xxxxx
Stopped Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 8.2 xxxx xxxxx 8.1 xxxx xxxxx
LOS by Move: * * * * * * A * * A * *
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT
Shared Cap.: xxxx 229 xxxxx xxxx 355 xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx
SharedQueue:xxxxx 1.8 xxxxx xxxxx 2.7 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd StpDel:xxxxx 30.6 xxxxx xxxxx 25.1 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS: * D * * D * * * * * * *
ApproachDel: 30.6 25.1 xxxxxx xxxxxx
ApproachLOS: D D * *

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative w/o Proj AM Fri Mar 3, 2006 17:43:45 Page 3-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 Without Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #2 Carolyn Weston/S. Manthey
********************************************************************************
Cycle (sec): 120 Critical Vol./Cap. (X): 0.675
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 31.2
Optimal Cycle: 68 Level Of Service: C
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Ovl Ovl Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 2 0 1 1 0 2 0 1 1 0 1 1 0 2 0 1 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 150 80 340 80 70 80 100 1190 110 500 990 100
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 150 80 340 80 70 80 100 1190 110 500 990 100
Added Vol: -4 0 -57 0 0 0 0 -2 -7 -70 -3 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 146 80 283 80 70 80 100 1188 103 430 987 100
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 146 80 283 80 70 80 100 1188 103 430 987 100
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 146 80 283 80 70 80 100 1188 103 430 987 100
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 146 80 283 80 70 80 100 1188 103 430 987 100
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 0.95 0.85 0.95 0.95 0.85 0.95 0.94 0.94 0.92 0.94 0.94
Lanes: 1.00 2.00 1.00 1.00 2.00 1.00 1.00 1.84 0.16 2.00 1.82 0.18
Final Sat.: 1805 3610 1615 1805 3610 1615 1805 3282 285 3502 3232 327
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.08 0.02 0.18 0.04 0.02 0.05 0.06 0.36 0.36 0.12 0.31 0.31
Crit Moves: **** **** **** ****
Green/Cycle: 0.11 0.11 0.28 0.08 0.08 0.19 0.11 0.50 0.50 0.17 0.56 0.56
Volume/Cap: 0.72 0.19 0.61 0.55 0.23 0.26 0.51 0.72 0.72 0.72 0.54 0.54
Delay/Veh: 63.5 48.3 39.7 57.6 51.8 41.8 52.9 24.9 24.9 51.4 16.8 16.8
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 63.5 48.3 39.7 57.6 51.8 41.8 52.9 24.9 24.9 51.4 16.8 16.8
HCM2kAvg: 7 1 10 4 1 3 4 19 19 9 13 13
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative w/o Proj AM Fri Mar 3, 2006 17:43:45 Page 6-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 Without Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Unsignalized Method (Future Volume Alternative)

********************************************************************************
Intersection #5 Downing/Turnpike
********************************************************************************
Average Delay (sec/veh): OVERFLOW Worst Case Level Of Service: F[xxxxx]
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Stop Sign Stop Sign Uncontrolled Uncontrolled
Rights: Include Include Include Include
Lanes: 0 0 1! 0 0 0 0 1! 0 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 110 320 60 80 100 140 150 390 240 150 270 70
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 110 320 60 80 100 140 150 390 240 150 270 70
Added Vol: 0 0 0 0 0 0 0 -8 0 0 -13 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 110 320 60 80 100 140 150 382 240 150 257 70
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 110 320 60 80 100 140 150 382 240 150 257 70
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Final Vol.: 110 320 60 80 100 140 150 382 240 150 257 70
Critical Gap Module:
Critical Gp: 7.1 6.5 6.2 7.1 6.5 6.2 4.1 xxxx xxxxx 4.1 xxxx xxxxx
FollowUpTim: 3.5 4.0 3.3 3.5 4.0 3.3 2.2 xxxx xxxxx 2.2 xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: 1514 1429 502 1584 1514 292 327 xxxx xxxxx 622 xxxx xxxxx
Potent Cap.: 99 136 573 89 121 752 1244 xxxx xxxxx 969 xxxx xxxxx
Move Cap.: 0 101 573 0 90 752 1244 xxxx xxxxx 969 xxxx xxxxx
Volume/Cap: xxxx 3.16 0.10 xxxx 1.11 0.19 0.12 xxxx xxxx 0.15 xxxx xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
Queue: xxxxx xxxx xxxxx xxxxx xxxx xxxxx 0.4 xxxx xxxxx 0.5 xxxx xxxxx
Stopped Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 8.3 xxxx xxxxx 9.4 xxxx xxxxx
LOS by Move: * * * * * * A * * A * *
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT
Shared Cap.: xxxx 0 xxxxx xxxx 0 xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx
SharedQueue:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd StpDel:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS: * * * * * * * * * * * *
ApproachDel: xxxxxx xxxxxx xxxxxx xxxxxx
ApproachLOS: F F * *

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative w/o Proj AM Fri Mar 3, 2006 17:43:45 Page 17-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 Without Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #16 Yettner/Manthey
********************************************************************************
Cycle (sec): 60 Critical Vol./Cap. (X): 0.497
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 19.9
Optimal Cycle: 50 Level Of Service: B
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Include Include Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 1 1 0 1 0 1 1 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 60 250 50 50 440 230 110 50 60 50 100 50
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 60 250 50 50 440 230 110 50 60 50 100 50
Added Vol: 0 -43 0 0 -30 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 60 207 50 50 410 230 110 50 60 50 100 50
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 60 207 50 50 410 230 110 50 60 50 100 50
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 60 207 50 50 410 230 110 50 60 50 100 50
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 60 207 50 50 410 230 110 50 60 50 100 50
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 0.92 0.92 0.95 0.90 0.90 0.95 0.92 0.92 0.95 0.95 0.95
Lanes: 1.00 1.61 0.39 1.00 1.28 0.72 1.00 0.45 0.55 1.00 0.67 0.33
Final Sat.: 1805 2823 682 1805 2188 1227 1805 793 951 1805 1203 602
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.03 0.07 0.07 0.03 0.19 0.19 0.06 0.06 0.06 0.03 0.08 0.08
Crit Moves: **** **** **** ****
Green/Cycle: 0.12 0.26 0.26 0.19 0.33 0.33 0.12 0.17 0.17 0.12 0.17 0.17
Volume/Cap: 0.28 0.28 0.28 0.15 0.56 0.56 0.52 0.38 0.38 0.24 0.50 0.50
Delay/Veh: 25.0 17.7 17.7 20.7 17.1 17.1 27.3 23.1 23.1 24.7 24.0 24.0
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 25.0 17.7 17.7 20.7 17.1 17.1 27.3 23.1 23.1 24.7 24.0 24.0
HCM2kAvg: 1 2 2 1 6 6 3 2 2 1 3 3
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative w/o Proj PM Fri Mar 3, 2006 17:46:06 Page 3-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 Without Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #2 Carolyn Weston/S. Manthey
********************************************************************************
Cycle (sec): 120 Critical Vol./Cap. (X): 0.742
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 40.5
Optimal Cycle: 80 Level Of Service: D
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Ovl Ovl Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 2 0 1 1 0 2 0 1 1 0 1 1 0 2 0 1 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 250 140 420 240 120 220 250 1130 100 670 860 200
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 250 140 420 240 120 220 250 1130 100 670 860 200
Added Vol: -17 0 -201 0 0 0 0 -7 -17 -201 -7 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 233 140 219 240 120 220 250 1123 83 469 853 200
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 233 140 219 240 120 220 250 1123 83 469 853 200
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 233 140 219 240 120 220 250 1123 83 469 853 200
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 233 140 219 240 120 220 250 1123 83 469 853 200
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 0.95 0.85 0.95 0.95 0.85 0.95 0.94 0.94 0.92 0.92 0.92
Lanes: 1.00 2.00 1.00 1.00 2.00 1.00 1.00 1.86 0.14 2.00 1.62 0.38
Final Sat.: 1805 3610 1615 1805 3610 1615 1805 3328 246 3502 2842 666
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.13 0.04 0.14 0.13 0.03 0.14 0.14 0.34 0.34 0.13 0.30 0.30
Crit Moves: **** **** **** ****
Green/Cycle: 0.16 0.08 0.26 0.17 0.10 0.29 0.19 0.44 0.44 0.17 0.42 0.42
Volume/Cap: 0.83 0.47 0.53 0.77 0.33 0.46 0.72 0.77 0.77 0.77 0.72 0.72
Delay/Veh: 67.6 53.6 39.6 58.7 50.8 35.4 52.4 31.1 31.1 53.4 30.8 30.8
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 67.6 53.6 39.6 58.7 50.8 35.4 52.4 31.1 31.1 53.4 30.8 30.8
HCM2kAvg: 11 3 7 11 2 7 10 20 20 10 17 17
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 Without Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Unsignalized Method (Future Volume Alternative)

********************************************************************************
Intersection #5 Downing/Turnpike
********************************************************************************
Average Delay (sec/veh): 268.3 Worst Case Level Of Service: F[1180.6]
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Stop Sign Stop Sign Uncontrolled Uncontrolled
Rights: Include Include Include Include
Lanes: 0 0 1! 0 0 0 0 1! 0 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 280 20 60 60 10 150 180 300 140 60 400 60
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 280 20 60 60 10 150 180 300 140 60 400 60
Added Vol: 0 0 0 0 0 0 0 -34 0 0 -35 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 280 20 60 60 10 150 180 266 140 60 365 60
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 280 20 60 60 10 150 180 266 140 60 365 60
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Final Vol.: 280 20 60 60 10 150 180 266 140 60 365 60
Critical Gap Module:
Critical Gp: 7.1 6.5 6.2 7.1 6.5 6.2 4.1 xxxx xxxxx 4.1 xxxx xxxxx
FollowUpTim: 3.5 4.0 3.3 3.5 4.0 3.3 2.2 xxxx xxxxx 2.2 xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: 1291 1241 336 1251 1281 395 425 xxxx xxxxx 406 xxxx xxxxx
Potent Cap.: 142 176 711 151 167 659 1145 xxxx xxxxx 1164 xxxx xxxxx
Move Cap.: 87 141 711 104 134 659 1145 xxxx xxxxx 1164 xxxx xxxxx
Volume/Cap: 3.21 0.14 0.08 0.57 0.07 0.23 0.16 xxxx xxxx 0.05 xxxx xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
Queue: xxxxx xxxx xxxxx xxxxx xxxx xxxxx 0.6 xxxx xxxxx 0.2 xxxx xxxxx
Stopped Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 8.7 xxxx xxxxx 8.3 xxxx xxxxx
LOS by Move: * * * * * * A * * A * *
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT
Shared Cap.: xxxx 105 xxxxx xxxx 251 xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx
SharedQueue:xxxxx 35.7 xxxxx xxxxx 7.4 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd StpDel:xxxxx 1181 xxxxx xxxxx 71.8 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS: * F * * F * * * * * * *
ApproachDel: 1180.6 71.8 xxxxxx xxxxxx
ApproachLOS: F F * *

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative w/o Proj PM Fri Mar 3, 2006 17:46:07 Page 17-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 Without Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #16 Yettner/Manthey
********************************************************************************
Cycle (sec): 60 Critical Vol./Cap. (X): 0.648
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 26.5
Optimal Cycle: 54 Level Of Service: C
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Include Include Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 1 1 0 1 0 1 1 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 60 600 50 50 520 250 300 100 60 50 100 50
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 60 600 50 50 520 250 300 100 60 50 100 50
Added Vol: 0 -116 0 0 -115 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 60 484 50 50 405 250 300 100 60 50 100 50
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 60 484 50 50 405 250 300 100 60 50 100 50
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 60 484 50 50 405 250 300 100 60 50 100 50
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 60 484 50 50 405 250 300 100 60 50 100 50
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 0.94 0.94 0.95 0.90 0.90 0.95 0.94 0.94 0.95 0.95 0.95
Lanes: 1.00 1.81 0.19 1.00 1.24 0.76 1.00 0.62 0.38 1.00 0.67 0.33
Final Sat.: 1805 3226 333 1805 2105 1299 1805 1121 673 1805 1203 602
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.03 0.15 0.15 0.03 0.19 0.19 0.17 0.09 0.09 0.03 0.08 0.08
Crit Moves: **** **** **** ****
Green/Cycle: 0.12 0.21 0.21 0.15 0.24 0.24 0.21 0.22 0.22 0.15 0.17 0.17
Volume/Cap: 0.28 0.71 0.71 0.19 0.80 0.80 0.80 0.40 0.40 0.18 0.50 0.50
Delay/Veh: 25.0 25.2 25.2 22.8 26.9 26.9 33.8 20.7 20.7 22.4 24.0 24.0
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 25.0 25.2 25.2 22.8 26.9 26.9 33.8 20.7 20.7 22.4 24.0 24.0
HCM2kAvg: 1 6 6 1 8 8 8 3 3 1 3 3
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative AM Fri Mar 3, 2006 17:48:21 Page 3-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 With Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #2 Carolyn Weston/S. Manthey
********************************************************************************
Cycle (sec): 120 Critical Vol./Cap. (X): 0.704
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 32.6
Optimal Cycle: 73 Level Of Service: C
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Ovl Ovl Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 2 0 1 1 0 2 0 1 1 0 1 1 0 2 0 1 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 150 80 340 80 70 80 100 1190 110 500 990 100
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 150 80 340 80 70 80 100 1190 110 500 990 100
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 150 80 340 80 70 80 100 1190 110 500 990 100
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 150 80 340 80 70 80 100 1190 110 500 990 100
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 150 80 340 80 70 80 100 1190 110 500 990 100
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 150 80 340 80 70 80 100 1190 110 500 990 100
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 0.95 0.85 0.95 0.95 0.85 0.95 0.94 0.94 0.92 0.94 0.94
Lanes: 1.00 2.00 1.00 1.00 2.00 1.00 1.00 1.83 0.17 2.00 1.82 0.18
Final Sat.: 1805 3610 1615 1805 3610 1615 1805 3262 301 3502 3233 327
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.08 0.02 0.21 0.04 0.02 0.05 0.06 0.36 0.36 0.14 0.31 0.31
Crit Moves: **** **** **** ****
Green/Cycle: 0.11 0.11 0.30 0.08 0.08 0.19 0.11 0.48 0.48 0.19 0.57 0.57
Volume/Cap: 0.75 0.19 0.69 0.56 0.23 0.26 0.51 0.75 0.75 0.75 0.54 0.54
Delay/Veh: 66.9 48.4 41.2 57.9 51.8 41.8 52.9 27.1 27.1 50.9 16.6 16.6
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 66.9 48.4 41.2 57.9 51.8 41.8 52.9 27.1 27.1 50.9 16.6 16.6
HCM2kAvg: 7 1 12 4 1 3 4 20 20 11 13 13
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative AM Fri Mar 3, 2006 17:48:21 Page 6-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 With Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Unsignalized Method (Future Volume Alternative)

********************************************************************************
Intersection #5 Downing/Turnpike
********************************************************************************
Average Delay (sec/veh): OVERFLOW Worst Case Level Of Service: F[xxxxx]
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Stop Sign Stop Sign Uncontrolled Uncontrolled
Rights: Include Include Include Include
Lanes: 0 0 1! 0 0 0 0 1! 0 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 110 320 60 80 100 140 150 390 240 150 270 70
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 110 320 60 80 100 140 150 390 240 150 270 70
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 110 320 60 80 100 140 150 390 240 150 270 70
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 110 320 60 80 100 140 150 390 240 150 270 70
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Final Vol.: 110 320 60 80 100 140 150 390 240 150 270 70
Critical Gap Module:
Critical Gp: 7.1 6.5 6.2 7.1 6.5 6.2 4.1 xxxx xxxxx 4.1 xxxx xxxxx
FollowUpTim: 3.5 4.0 3.3 3.5 4.0 3.3 2.2 xxxx xxxxx 2.2 xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: 1535 1450 510 1605 1535 305 340 xxxx xxxxx 630 xxxx xxxxx
Potent Cap.: 96 132 567 86 117 740 1230 xxxx xxxxx 962 xxxx xxxxx
Move Cap.: 0 98 567 0 87 740 1230 xxxx xxxxx 962 xxxx xxxxx
Volume/Cap: xxxx 3.27 0.11 xxxx 1.15 0.19 0.12 xxxx xxxx 0.16 xxxx xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
Queue: xxxxx xxxx xxxxx xxxxx xxxx xxxxx 0.4 xxxx xxxxx 0.6 xxxx xxxxx
Stopped Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 8.3 xxxx xxxxx 9.4 xxxx xxxxx
LOS by Move: * * * * * * A * * A * *
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT
Shared Cap.: xxxx 0 xxxxx xxxx 0 xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx
SharedQueue:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd StpDel:xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS: * * * * * * * * * * * *
ApproachDel: xxxxxx xxxxxx xxxxxx xxxxxx
ApproachLOS: F F * *

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative AM Fri Mar 3, 2006 17:48:21 Page 17-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 With Project

AM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #16 Yettner/Manthey
********************************************************************************
Cycle (sec): 60 Critical Vol./Cap. (X): 0.508
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 20.0
Optimal Cycle: 50 Level Of Service: B
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Include Include Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 1 1 0 1 0 1 1 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 60 250 50 50 440 230 110 50 60 50 100 50
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 60 250 50 50 440 230 110 50 60 50 100 50
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 60 250 50 50 440 230 110 50 60 50 100 50
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 60 250 50 50 440 230 110 50 60 50 100 50
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 60 250 50 50 440 230 110 50 60 50 100 50
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 60 250 50 50 440 230 110 50 60 50 100 50
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 0.93 0.93 0.95 0.90 0.90 0.95 0.92 0.92 0.95 0.95 0.95
Lanes: 1.00 1.67 0.33 1.00 1.31 0.69 1.00 0.45 0.55 1.00 0.67 0.33
Final Sat.: 1805 2933 587 1805 2250 1176 1805 793 951 1805 1203 602
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.03 0.09 0.09 0.03 0.20 0.20 0.06 0.06 0.06 0.03 0.08 0.08
Crit Moves: **** **** **** ****
Green/Cycle: 0.12 0.26 0.26 0.19 0.33 0.33 0.12 0.17 0.17 0.12 0.17 0.17
Volume/Cap: 0.28 0.32 0.32 0.15 0.59 0.59 0.52 0.38 0.38 0.24 0.50 0.50
Delay/Veh: 25.0 17.9 17.9 20.7 17.4 17.4 27.3 23.1 23.1 24.7 24.0 24.0
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 25.0 17.9 17.9 20.7 17.4 17.4 27.3 23.1 23.1 24.7 24.0 24.0
HCM2kAvg: 1 2 2 1 6 6 3 2 2 1 3 3
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative PM Fri Mar 3, 2006 17:50:44 Page 3-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 With Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #2 Carolyn Weston/S. Manthey
********************************************************************************
Cycle (sec): 120 Critical Vol./Cap. (X): 0.817
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 45.0
Optimal Cycle: 97 Level Of Service: D
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Ovl Ovl Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 2 0 1 1 0 2 0 1 1 0 1 1 0 2 0 1 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 250 140 420 240 120 220 250 1130 100 670 860 200
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 250 140 420 240 120 220 250 1130 100 670 860 200
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 250 140 420 240 120 220 250 1130 100 670 860 200
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 250 140 420 240 120 220 250 1130 100 670 860 200
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 250 140 420 240 120 220 250 1130 100 670 860 200
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 250 140 420 240 120 220 250 1130 100 670 860 200
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 0.95 0.85 0.95 0.95 0.85 0.95 0.94 0.94 0.92 0.92 0.92
Lanes: 1.00 2.00 1.00 1.00 2.00 1.00 1.00 1.84 0.16 2.00 1.62 0.38
Final Sat.: 1805 3610 1615 1805 3610 1615 1805 3277 290 3502 2847 662
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.14 0.04 0.26 0.13 0.03 0.14 0.14 0.34 0.34 0.19 0.30 0.30
Crit Moves: **** **** **** ****
Green/Cycle: 0.16 0.09 0.32 0.15 0.08 0.28 0.20 0.40 0.40 0.22 0.43 0.43
Volume/Cap: 0.86 0.41 0.82 0.89 0.40 0.49 0.71 0.86 0.86 0.86 0.71 0.71
Delay/Veh: 71.2 52.0 48.3 77.5 53.0 36.9 51.5 38.5 38.5 54.6 29.8 29.8
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 71.2 52.0 48.3 77.5 53.0 36.9 51.5 38.5 38.5 54.6 29.8 29.8
HCM2kAvg: 12 3 16 12 3 7 10 23 23 15 17 17
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative PM Fri Mar 3, 2006 17:50:44 Page 6-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 With Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Unsignalized Method (Future Volume Alternative)

********************************************************************************
Intersection #5 Downing/Turnpike
********************************************************************************
Average Delay (sec/veh): 308.4 Worst Case Level Of Service: F[1406.6]
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Stop Sign Stop Sign Uncontrolled Uncontrolled
Rights: Include Include Include Include
Lanes: 0 0 1! 0 0 0 0 1! 0 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 280 20 60 60 10 150 180 300 140 60 400 60
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 280 20 60 60 10 150 180 300 140 60 400 60
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 280 20 60 60 10 150 180 300 140 60 400 60
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 280 20 60 60 10 150 180 300 140 60 400 60
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Final Vol.: 280 20 60 60 10 150 180 300 140 60 400 60
Critical Gap Module:
Critical Gp: 7.1 6.5 6.2 7.1 6.5 6.2 4.1 xxxx xxxxx 4.1 xxxx xxxxx
FollowUpTim: 3.5 4.0 3.3 3.5 4.0 3.3 2.2 xxxx xxxxx 2.2 xxxx xxxxx
------------|---------------||---------------||---------------||---------------|
Capacity Module:
Cnflict Vol: 1360 1310 370 1320 1350 430 460 xxxx xxxxx 440 xxxx xxxxx
Potent Cap.: 127 160 680 135 152 629 1112 xxxx xxxxx 1131 xxxx xxxxx
Move Cap.: 76 127 680 92 121 629 1112 xxxx xxxxx 1131 xxxx xxxxx
Volume/Cap: 3.67 0.16 0.09 0.65 0.08 0.24 0.16 xxxx xxxx 0.05 xxxx xxxx
------------|---------------||---------------||---------------||---------------|
Level Of Service Module:
Queue: xxxxx xxxx xxxxx xxxxx xxxx xxxxx 0.6 xxxx xxxxx 0.2 xxxx xxxxx
Stopped Del:xxxxx xxxx xxxxx xxxxx xxxx xxxxx 8.9 xxxx xxxxx 8.4 xxxx xxxxx
LOS by Move: * * * * * * A * * A * *
Movement: LT - LTR - RT LT - LTR - RT LT - LTR - RT LT - LTR - RT
Shared Cap.: xxxx 92 xxxxx xxxx 225 xxxxx xxxx xxxx xxxxx xxxx xxxx xxxxx
SharedQueue:xxxxx 37.1 xxxxx xxxxx 8.8 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shrd StpDel:xxxxx 1407 xxxxx xxxxx 99.6 xxxxx xxxxx xxxx xxxxx xxxxx xxxx xxxxx
Shared LOS: * F * * F * * * * * * *
ApproachDel: 1406.6 99.6 xxxxxx xxxxxx
ApproachLOS: F F * *

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Cumulative PM Fri Mar 3, 2006 17:50:45 Page 17-1
--------------------------------------------------------------------------------

Weston Ranch Towne Center EIR
Future 2035 With Project

PM Peak Hour
--------------------------------------------------------------------------------

Level Of Service Computation Report
2000 HCM Operations Method (Future Volume Alternative)

********************************************************************************
Intersection #16 Yettner/Manthey
********************************************************************************
Cycle (sec): 60 Critical Vol./Cap. (X): 0.691
Loss Time (sec): 16 (Y+R = 4 sec) Average Delay (sec/veh): 29.7
Optimal Cycle: 58 Level Of Service: C
********************************************************************************
Approach: North Bound South Bound East Bound West Bound
Movement: L - T - R L - T - R L - T - R L - T - R
------------|---------------||---------------||---------------||---------------|
Control: Protected Protected Protected Protected
Rights: Include Include Include Include
Min. Green: 7 10 10 7 10 10 7 10 10 7 10 10
Lanes: 1 0 1 1 0 1 0 1 1 0 1 0 0 1 0 1 0 0 1 0
------------|---------------||---------------||---------------||---------------|
Volume Module:
Base Vol: 60 600 50 50 520 250 300 100 60 50 100 50
Growth Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Initial Bse: 60 600 50 50 520 250 300 100 60 50 100 50
Added Vol: 0 0 0 0 0 0 0 0 0 0 0 0
PasserByVol: 0 0 0 0 0 0 0 0 0 0 0 0
Initial Fut: 60 600 50 50 520 250 300 100 60 50 100 50
User Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
PHF Volume: 60 600 50 50 520 250 300 100 60 50 100 50
Reduct Vol: 0 0 0 0 0 0 0 0 0 0 0 0
Reduced Vol: 60 600 50 50 520 250 300 100 60 50 100 50
PCE Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
MLF Adj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Final Vol.: 60 600 50 50 520 250 300 100 60 50 100 50
------------|---------------||---------------||---------------||---------------|
Saturation Flow Module:
Sat/Lane: 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Adjustment: 0.95 0.94 0.94 0.95 0.90 0.90 0.95 0.94 0.94 0.95 0.95 0.95
Lanes: 1.00 1.85 0.15 1.00 1.35 0.65 1.00 0.62 0.38 1.00 0.67 0.33
Final Sat.: 1805 3292 274 1805 2318 1115 1805 1121 673 1805 1203 602
------------|---------------||---------------||---------------||---------------|
Capacity Analysis Module:
Vol/Sat: 0.03 0.18 0.18 0.03 0.22 0.22 0.17 0.09 0.09 0.03 0.08 0.08
Crit Moves: **** **** **** ****
Green/Cycle: 0.12 0.23 0.23 0.15 0.26 0.26 0.19 0.21 0.21 0.15 0.17 0.17
Volume/Cap: 0.28 0.80 0.80 0.19 0.87 0.87 0.87 0.42 0.42 0.19 0.50 0.50
Delay/Veh: 25.0 27.3 27.3 22.8 30.4 30.4 43.6 21.3 21.3 22.8 24.0 24.0
User DelAdj: 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
AdjDel/Veh: 25.0 27.3 27.3 22.8 30.4 30.4 43.6 21.3 21.3 22.8 24.0 24.0
HCM2kAvg: 1 8 8 1 10 10 9 3 3 1 3 3
********************************************************************************

Traffix 7.7.0715 (c) 2004 Dowling Assoc. Licensed to FEHR & PEERS, LAFAYETTE
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Downing - Turnpike2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name
Downing 
Avenue

French  Camp 
Turnpike

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 551 72
PM 461 142

������� �������

Time

Vehicles Per Hour
Peak Hour

FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

400 600 800 1000 1200 1400 1600 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

2 OR MORE LANES & 2 OR MORE LANES
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1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



Henry Long - McDougald2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name Henry Long
McDougald 
Boulevard

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 246 201
PM 167 135
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Vehicles Per Hour
Peak Hour
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



Henry Long - Manthey2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name Manthey Henry Long

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 300 86
PM 488 73
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



French Camp - McDougald2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name
French Camp 

Road
McDougald 
Boulevard

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 567 114
PM 555 76
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Vehicles Per Hour
Peak Hour
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



French Camp - Manthey2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name
French Camp 

Road
Manthey Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 588 376
PM 615 598
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Vehicles Per Hour
Peak Hour
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



French Camp I-5 SB Ramps2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name
French Camp 

Road
I-5 SB Ramps

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 1,012 584
PM 1,119 411
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Vehicles Per Hour
Peak Hour
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



French Camp I-5 NB Ramps2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name
French Camp 

Road
I-5 NB Ramps

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 1,460 280
PM 1,313 336
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Time

Vehicles Per Hour
Peak Hour

FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



French Camp Road - Val Dervin Parkway2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name
French Camp 

Road
Val Dervin 
Parkway

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 984 72
PM 837 222
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Time

Vehicles Per Hour
Peak Hour

FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



Yettner Road-Manthey Road2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name Manthey Road Yettner Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 514 7
PM 599 6
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Peak Hour

�������

FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



Mathews Road-South Manthey Road2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name Mathews Road Manthey Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 548 101
PM 554 217
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Peak Hour
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

400 600 800 1000 1200 1400 1600 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



Mathews Road-I-5 SB Ramps2.xls
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name Mathews Road I-5 SB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 461 402
PM 719 212
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing



Mathews Road-I-5 NB Ramps2.xls

����������	�
��������������

��������

Scenario: Existing Peak Hour

Major Street Minor Street

Street Name Mathews Road I-5 NB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 468 159
PM 866 68
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing
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Scenario: Existing Peak Hour

Major Street Minor Street

Street Name Howard Road Wolfe Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 192 49
PM 567 21
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

100 300 500 700 900 1100 1300 1500 1700
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

2 OR MORE LANES & 2 OR MORE LANES
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1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Existing
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name
Downing 
Avenue

French  Camp 
Turnpike

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,053 137
PM 937 263
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name Henry Long
McDougald 
Boulevard

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 295 274
PM 400 358
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

400 600 800 1000 1200 1400 1600 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor s19treet 
approach with two or more lanes and 100 vph applies as the lower threshold 
volume for a minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name Manthey Henry Long

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 358 158
PM 611 242
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name
French Camp 

Road
McDougald 
Boulevard

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 768 137
PM 884 221
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*100
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name
French Camp 

Road
Manthey Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 663 516
PM 853 663

�������

Time

Vehicles Per Hour
Peak Hour

���

FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name
French Camp 

Road
I-5 SB Ramps

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,379 842
PM 1,505 642
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

400 600 800 1000 1200 1400 1600 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

*100
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name
French Camp 

Road
I-5 NB Ramps

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,537 295
PM 1,789 463
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*100
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name
French Camp 

Road
Val Dervin 
Parkway

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,600 116
PM 1,263 295
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name Manthey Road Yettner Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 547 21
PM 579 21
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name Mathews Road Manthey Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 905 126
PM 663 221
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name Mathews Road I-5 SB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 758 579
PM 1,032 295
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name Mathews Road I-5 NB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 874 1,400
PM 1,579 432
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term Without Project

Major Street Minor Street

Street Name Howard Road Wolfe Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 358 189
PM 663 189
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

Near-Term Without Project
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name
Downing 
Avenue

French  Camp 
Turnpike

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,053 137
PM 937 263
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



Henry Long - McDougald2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name Henry Long
McDougald 
Boulevard

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 433 295
PM 741 326
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



Henry Long - Manthey2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name Manthey Henry Long

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 220 75
PM 292 187
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



French Camp - McDougald2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name
French Camp 

Road
McDougald 
Boulevard

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 888 257
PM 1,195 418
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



French Camp - Manthey2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name
French Camp 

Road
Manthey Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,026 237
PM 1,526 463
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



French Camp I-5 SB Ramps2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name
French Camp 

Road
I-5 SB Ramps

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,715 925
PM 2,626 862
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



French Camp I-5 NB Ramps2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name
French Camp 

Road
I-5 NB Ramps

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,686 408
PM 2,316 762
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



French Camp Road - Val Dervin Parkway2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name
French Camp 

Road
Val Dervin 
Parkway

No of lanes 2 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,697 116
PM 1,572 295
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



Yettner Road-Manthey Road2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name Manthey Road Yettner Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 574 21
PM 662 21
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



Mathews Road-South Manthey Road2.xls

����������	�
��������������

��������

Scenario: Near-Term With Project

Major Street Minor Street

Street Name Mathews Road Manthey Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 916 139
PM 667 273
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



Mathews Road-I-5 SB Ramps2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name Mathews Road I-5 SB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 775 579
PM 1,088 295
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



Mathews Road-I-5 NB Ramps2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name Mathews Road I-5 NB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 879 1,407
PM 1,598 451
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

400 600 800 1000 1200 1400 1600 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project



Wolfe-Howard2.xls
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Scenario: Near-Term With Project

Major Street Minor Street

Street Name Howard Road Wolfe Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 363 191
PM 676 189
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

Near-Term With Project
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Downing - Turnpike2.xls
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Scenario: Cumulative Without Project

Major Street Minor Street

Street Name
Downing 
Avenue

French  Camp 
Turnpike

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 850 130
PM 850 180
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 Without Project



Henry Long - McDougald2.xls
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Scenario: Cumulative Without Project

Major Street Minor Street

Street Name McDougald Henry Long

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 630 250
PM 1,060 150
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 Without Project



Henry Long - Manthey2.xls
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Scenario: Cumulative Without Project

Major Street Minor Street

Street Name Manthey Henry Long

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 140 60
PM 100 400
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 Without Project



Mathews Road-South Manthey Road2.xls
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Scenario: Cumulative Without Project

Major Street Minor Street

Street Name Mathews Road Manthey Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,070 120
PM 1,200 210
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

400 600 800 1000 1200 1400 1600 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 Without Project



Wolfe-Howard2.xls
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Scenario: Cumulative Without Project

Major Street Minor Street

Street Name Howard Road Wolfe Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 540 60
PM 740 30
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Time

Vehicles Per Hour
Peak Hour

FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 Without Project



Mathews Road-I-5 SB Ramps2.xls
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Scenario: Cumulative Without Project

Major Street Minor Street

Street Name Mathews Road I-5 SB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 640 880
PM 1,130 290
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Vehicles Per Hour
Peak Hour

FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 Without Project



Mathews Road-I-5 NB Ramps2.xls

����������	�
��������������

��������

Scenario: Cumulative Without Project

Major Street Minor Street

Street Name Mathews Road I-5 NB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 950 180
PM 1,470 60
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 Without Project
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Scenario: Cumulative Without Project

Major Street Minor Street

Street Name Manthey Road Yettner Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 830 50
PM 770 50
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

400 600 800 1000 1200 1400 1600 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 Without Project



 
 
 
 
 
 
 
 
 
 

 
 
 

2025 PLUS PROJECT



 



Downing - Turnpike2.xls
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name
Downing 
Avenue

French  Camp 
Turnpike

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 850 130
PM 850 180
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT

0

100

200

300

400

500

600

700

400 600 800 1000 1200 1400 1600 1800
MAJOR STREET - TOTAL OF BOTH APPROACHES (VPH)

M
IN

O
R

 S
TR

E
E

T 
- H

IG
H

E
R

 V
O

LU
M

E
 

A
P

P
R

O
A

C
H

 (V
P

H
)

AM PM

2 OR MORE LANES & 2 OR MORE LANES

2 OR MORE LANES & 1 LANE

1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 With Project
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name McDougald Herny Long

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 641 250
PM 1,094 150
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 With Project
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name Manthey Henry Long

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 222 125
PM 335 634
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 With Project
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name Manthey Road Yettner Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 868 50
PM 890 50
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 With Project



Mathews Road-South Manthey Road2.xls

����������	�
��������������

��������

Scenario: Cumulative With Project 

Major Street Minor Street

Street Name Mathews Road Manthey Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,089 136
PM 1,251 270
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���

FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 With Project
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name Mathews Road I-5 SB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 670 880
PM 1,225 290
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 With Project



Mathews Road-I-5 NB Ramps2.xls
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name Mathews Road I-5 NB Ramps

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 955 193
PM 1,488 99
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 With Project
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name Howard Road Wolfe Road

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 545 61
PM 752 34
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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1 LANE & 1 LANE

The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2025 With Project
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Scenario: 2035 Without Project

Major Street Minor Street

Street Name
Downing 
Avenue

French  Camp 
Turnpike

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,249 490
PM 1,071 360
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2035 Without Project



Henry Long - McDougald2

Warrant 3B: Peak Hour Volume

Analysis

Scenario: 2035 without Project

Major Street Minor Street

Street Name Henry Long McDougald 
Boulevard

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 535 260
PM 706 250
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for
minor street approach with one or lane. 

2035 without project
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name Manthey Henry Long

No of lanes 2 2

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 629 219
PM 612 131
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour on 
the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of approach 
lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street 
approach with two or more lanes and 100 vph applies as the lower threshold 
volume for a minor street approach with one or lane. 
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Scenario: 2035 With Project

Major Street Minor Street

Street Name
Downing 
Avenue

French  Camp 
Turnpike

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 1,270 490
PM 1,140 360
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for a 
minor street approach with one or lane. 

2035 with Project



Henry Long - McDougald2

Warrant 3B: Peak Hour Volume

Analysis

Scenario: 2035 with Project

Major Street Minor Street

Street Name Henry Long McDougald 
Boulevard

No of lanes 1 1

Major Street 
(Sum of both 
approaches)

Minor street (High 
volume approach)

AM 550 260
PM 730 250

Warrant Met

Time

Vehicles Per Hour
Peak Hour

FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour 
on the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of 
approach lanes.

*100
*150

*Note: 150 vph applies as the lower threshold volume for a minor street approach 
with two or more lanes and 100 vph applies as the lower threshold volume for
minor street approach with one or lane. 
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Scenario: Cumulative With Project 

Major Street Minor Street

Street Name Manthey Henry Long

No of lanes 2 2

Major Street 
(Sum of both 
approaches)

Minor street 
(High volume 

approach)
AM 670 250
PM 740 260

������� �������

Peak Hour

Time
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FIGURE 4-5. PEAK HOUR VOLUME WARRANT
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The peak hour volume warrant is satisfied when the plotted point representing the vehicles per hour on 
the major street (total of both approaches) and the corresponding vehicles per hour of the higher 
volume minor street approach (one direction only) for one hour (any four consecutive 15-minute 
periods) of an average day falls above the curve in Figure 4-5 for the existing combination of approach 
lanes.

*100

*150

*Note: 150 vph applies as the lower threshold volume for a minor street 
approach with two or more lanes and 100 vph applies as the lower threshold 
volume for a minor street approach with one or lane. 
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Appendix E 
Supplemental 2035 Analysis 
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E-1 Supplemental 2035 Transportation and Circulation 
Analysis 
This supplemental section addresses the 2035 condition both without and with the proposed 
project: 

• Future 2035 Without Project – Future (Year 2035) forecast conditions, based on the 
Stockton 2035 General Plan Update and Infrastructure Master Plans Project (City 
of Stockton, 2005) taking into account future development in the City of Stockton 
and the surrounding jurisdictions in addition to planned roadway improvements.   

• Future 2035 With Project – Future (Year 2035) forecasted conditions plus project-
related traffic. 

The 1990 General Plan build-out, which was the basis for the 2025 analysis, includes about 
160,000 residential units and about 170 million square feet of non-residential uses. The 2035 
General Plan Update build-out is proposed to include about 210,000 residential units and 
200 million square feet of non-residential uses.  These plans take into account future development 
in the City of Stockton and the surrounding jurisdictions in addition to planned roadway 
improvements.   

The 2035 General Plan Update EIR is currently being prepared; however, it is uncertain when the 
EIR will be completed and the 2035 General Plan Update adopted. When complete, the EIR 
provide an assessment of the updated General Plan, the infrastructure master plans, and the 
expansions to the City’s existing Urban Services Boundary and Sphere of Influence.  Because the 
2035 General Plan Update has not yet been adopted, a supplemental cumulative analysis for 
2035 conditions both without and with the project was conducted and is provided in below for 
informational purposes.   

Project Traffic 
Trip generation of the proposed project in 2035 is the same as shown in Table 4.7-7 of section 4.7 
for the near-term and 2025 scenarios,  

Trip Distribution 

The proposed Stockton 2035 General Plan Update traffic model was used as a preliminary means 
to determine general trip distribution patterns for the Weston Ranch Towne Center in 2035.  
Market data as well as existing traffic patterns were used to refine the trip distribution 
percentages.  Trip distribution percentages are presented in Table E-1 and Figure E-1 for the 
Future 2035 conditions.  
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TABLE E-1 
WESTON RANCH TOWNE CENTER TRIP DISTRIBUTION PERCENTAGES 

Roadway Facility Future 2035 

I-5, northbound via Downing Avenue 8% 
I-5, northbound via French Camp Road 17% 
I-5, southbound via French Camp Road 23% 
I-5, southbound via Mathews Road 2% 
Downing Avenue, East 4% 
Manthey Road, South 1% 
French Camp Road, East 1% 
Sperry Road, East 14% 
Weston Ranch Area 24% 
El Dorado Street, North 0% 
Val Dervin Parkway to El Dorado Street 4% 
Howard Road, West 1% 
Mathews Road, East 1% 
Total 100% 
  
Note: N/A = Not Applicable. The Sperry Road and Val Dervin Parkway extensions would not be constructed 
until the Future 2025 scenario. 
Source: Fehr & Peers, 2006. 

 

Trips generated by the project were assigned to the roadway system based on the directions of 
approach and departure shown in Table E-1. AM and PM peak hour project trip assignments are 
shown on Figure E-2 for the Future 2035 analysis. 
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Future 2035 Analysis 
This section discusses the methods used to develop the Future 2035 traffic forecasts with and 
without the project, based on the 2035 General Plan Update. As the 2035 General Plan Update 
has not yet been approved, this analysis was conducted as a supplemental cumulative analysis, 
based on projected 2035 conditions and is for information purposes only.  

The 2035 General Plan Update, with a planning horizon year of 2035, envisions population 
growth in Stockton beyond that included in the 1990 General Plan.  Current estimates are that the 
2035 scenario from the 2035 General Plan Update includes citywide population of over 600,000 
(210,000 residential units), while the 2025 scenario from the 1990 General Plan included total 
population of approximately 430,000 (160,000 residential units).  In the 2035 General Plan 
Update, substantial new development activity is anticipated in the areas west of I-5 and south of 
French Camp Road, as well as the areas east of I-5 and south of Sperry Road.  The additional 
growth in these areas will contribute higher traffic volumes to study area roadways than was 
projected in the Future 2025 scenario based on the 1990 General Plan.  In addition, the 2035 
General Plan Update accounts for continued growth outside of Stockton to the year 2035. 

Planned Transportation Improvements 
Several major roadway improvements in the study area are being considered as part of the 2035 
General Plan Update and are described in Table E-2.  Future lane configurations at the study 
intersections are shown on Figure E-3.  These improvements were used in developing the Future 
2035 traffic forecasts.   

Intersection Forecasts 
Future 2035 intersection traffic forecasts were developed using the 2035 General Plan Update 
traffic model as of December 2005.  Traffic forecasts from the model were adjusted using the 
delta method, which considers the difference between the base year and the future year traffic 
model. In addition, these forecasts were compared to the Near-term and Future 2025 Without 
Project volumes to ensure appropriate travel patterns and growth.  The Future 2035 Without 
Project forecasts are shown on Figure E-4. 

The peak hour project traffic volumes from Figure E-2 were added to the Future 2035 Without 
Project volumes to determine future traffic volumes with the project.  Future 2035 With Project 
peak hour traffic volumes are shown on Figure E-5. 
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TABLE E-2 
PLANNED ROADWAY IMPROVEMENTS FOR 2035 SCENARIO 

Location Lane Configuration 

I-5 Ten lanes between Downing Avenue and Mathews Road 

French Camp Road Eight lanes between Manthey Road and Sperry Road 
Six Lanes between Wolfe Road and Manthey Road 

I-5/French Camp Road Interchange 

Construction of an L-9 Interchange including loop on-ramps in the southeast and 
northwest quadrants.  In conjunction with this improvement, Manthey Road 
would be realigned to the west and Val Dervin Parkway to the east across from 
the Sperry Road/French Camp Road intersection. 

El Dorado Street Six lanes north of the proposed Sperry Road extension 
Four lanes south of the proposed Sperry Road extension 

Manthey Road  Four lanes between Carolyn Weston Boulevard and Mathews Road 

Sperry Road/Arch-Airport Road Eight lanes between French Camp Road and Airport Way 

Mathews Road Eight lanes from west of Manthey Road to I-5 
Six lanes from west of Manthey Road to Wolfe Road 

I-5/Mathews Road Interchange 
Construction of a diamond interchange with a seven-lane cross section 
(including turn lanes) under the freeway, and northbound and southbound free 
right-turn lanes. 

  
SOURCE:  City-wide Traffic Model for the 2035 General Plan Update, conversations with City staff. 

 

Analysis of Future 2035 Conditions 
Intersection Analysis 
The Future 2035 Without Project conditions analysis results are shown in Table E-3.  The results 
indicate that all study intersections but one (French Camp Turnpike/Downing Avenue) would 
operate at acceptable LOS ranges (i.e., LOS D or better) prior to the addition of project traffic.  
No additional intersections are projected to operate at deficient service levels with the addition of 
project traffic. 

Signal Warrants 
To assess the need for signalization of stop-controlled intersections, the MUTCD presents eight 
signal warrants.  The Peak Hour Volume Warrant (Warrant 3) is used in this study as a 
supplemental analysis tool to assess operations at the unsignalized intersections.1  The results of 
the peak hour volume warrant analysis are shown in Table E-4. 

As shown in Table E-4 peak hour signal warrants would be satisfied at the Downing Avenue/ 
Turnpike Drive intersection, although they would not be satisfied at the McDougald Boulevard 
intersection with Henry Long Boulevard in the Future 2035 condition. The addition of project 
traffic is not expected to cause the McDougald Boulevard/Henry Long Boulevard intersection to 
satisfy peak hour signal warrants. 

 

                                                      
1 See footnote 3 of Section 4.7. 
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TABLE E-3 
FUTURE 2035 PEAK HOUR INTERSECTION OPERATIONS 

Future 2035  
Without Project 

Future 2035  
With Project 

Intersection 
Contr

ol 
Peak 
Hour Delay LOS Delay LOS 

1. McDougald Boulevard/  
Carolyn Weston Boulevard Signal AM 

PM 
41 
41 

D 
D 

42 
42 

D 
D 

2. Manthey Road/Carolyn Weston 
Boulevard Signal AM 

PM 
31 
41 

C 
D 

33 
45 

C 
D 

3. I-5 Southbound Ramps/  
Downing Avenue Signal AM 

PM 
21 
21 

C 
C 

22 
24 

C 
C 

4. I-5 Northbound Ramps/  
Downing Avenue Signal AM 

PM 
16 
29 

B 
C 

16 
43 

B 
D 

5. French Camp Turnpike/ 
Downing Avenue SSSC AM 

PM 
> 50 (> 50) 
> 50 (>50) 

F (F) 
F (F) 

> 50 (> 50) 
> 50 (>50) 

F (F) 
F (F) 

6. McDougald Boulevard/  
William Moss Boulevard Signal AM 

PM 
25 
23 

C 
C 

25 
23 

C 
C 

7. Manthey Road/William Moss 
Boulevard Signal AM 

PM 
13 
16 

B 
B 

13 
16 

B 
B 

8. McDougald Boulevard/ 
Henry Long Boulevard AWSC AM 

PM 
10 
12 

A 
B 

10 
12 

A 
B 

10. Wolfe Road/EWS Woods Boulevard/ 
French Camp Road Signal AM 

PM 
33 
30 

C 
C 

34 
32 

C 
C 

11. McDougald Boulevard/ 
French Camp Road Signal AM 

PM 
26 
16 

C 
B 

26 
16 

C 
B 

12. Manthey Road/French Camp Road Signal AM 
PM 

30 
31 

C 
C 

33 
39 

C 
D 

13. I-5 Southbound Ramps/ 
French Camp Road Signal AM 

PM 
24 
29 

C 
C 

26 
42 

C 
D 

14. I-5 Northbound Ramps/ 
French Camp Road Signal AM 

PM 
26 
18 

C 
B 

28 
29 

C 
C 

15. French Camp Road/Val Dervin 
Parkway/Sperry Road Signal AM 

PM 
35 
38 

C 
D 

39 
49 

D 
D 

16. Manthey Road/Yettner Road Signal AM 
PM 

20 
27 

B 
C 

20 
30 

B 
C 

17. Manthey Road/Mathews Road Signal AM 
PM 

24 
24 

C 
C 

23 
26 

C 
C 

18. I-5 Southbound Ramps/Mathews 
Road Signal AM 

PM 
15 
24 

B 
C 

15 
24 

B 
C 

19. I-5 Northbound Ramps/ 
Mathews Road Signal AM 

PM 
44 
13 

D 
B 

44 
17 

D 
B 

20. Wolfe Road/Howard Road Signal AM 
PM 

44 
47 

D 
D 

44 
47 

D 
D 

21. Secondary Project Driveway/  
French Camp Road Signal AM 

PM N/A N/A 12 
19 

B 
B 

  
Notes: 
Signal = signalized intersection; SSSC = side street stop-controlled intersection; AWSC = all-way stop-controlled intersection 
Delay for worst movement (average intersection delay) at SSSC intersections. 
N/A = Not Applicable, this driveway only exists with the proposed project  
Bold = deficient operations; Bold/italics = significant impact 
SOURCE:  Fehr & Peers, 2006 
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TABLE E-4 
FUTURE 2035 PEAK HOUR SIGNAL WARRANT ANALYSIS 

Peak Hour Warrant Met? 

Intersection 
Future 2035  

Without Project 
Future 2035  
With Project 

5. French Camp Turnpike/Downing Avenue Met Met 
8. McDougald Boulevard/Henry Long Boulevard Not Met Not Met 
  
SOURCE:  Federal Highway Administration, 2000 

 

Freeway Analysis 
The I-5 freeway mainline segments from north of Downing Avenue to south of Mathews Road 
were analyzed based on the peak hour volumes shown in Table E-5 and the LOS criteria shown in 
Table 4.7-3 of section 4.7, assuming that I-5 was widened to ten lanes through the study area by 
2035.  The analysis results indicate that most sections of I-5 in the study area would operate at 
LOS D or better during both peak hours with or without project traffic in the Future 2035 
scenarios, with a few exceptions:   

• I-5 northbound north of Downing Avenue would operate at LOS E during the PM 
peak hour without.  This segment would degrade to LOS F with the addition of 
project traffic, although the project would increase traffic volumes on this segment 
by less than 5 percent.  Therefore, the project impact is considered less than 
significant.   

• I-5 southbound north of Downing Avenue would operate at LOS E during both the 
AM and PM peak hours, both without and with the proposed project. The project 
would increase traffic volumes on this segment by less than 5 percent; therefore, the 
project impact is considered less than significant.  

Detailed service level calculations are presented in Appendix E. 
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TABLE E-5 
FUTURE 2035 PEAK HOUR FREEWAY ANALYSIS 

Without Project With Project 

Segment 
Direction 
of Travel 

Peak 
Hour Volume Density LOS Volume Density LOS 

Percentage 
Increase 

North of Downing 
Avenue North AM 

PM 
9,778 

10,926 
34 
43 

D 
E 

9,830 
11,140 

34 
> 45 

D 
F 

0.5 
1.9 

North of Downing 
Avenue South AM 

PM 
10,838 
10,824 

42 
42 

E 
E 

10,920 
11,040 

43 
44 

E 
E 

0.8 
2.0 

North of French 
Camp Road North AM 

PM 
8,664 
9,542 

28 
32 

D 
D 

8,700 
9,690 

28 
33 

D 
D 

0.4 
1.5 

North of French 
Camp Road South AM 

PM 
9,493 
9,741 

32 
34 

D 
D 

9,550 
9,890 

33 
35 

D 
D 

0.6 
1.5 

South of French 
Camp Road North AM 

PM 
7,663 
8,557 

24 
28 

C 
D 

7,740 
8,760 

24 
28 

C 
D 

1.0 
2.3 

South of French 
Camp Road South AM 

PM 
9,521 
8,349 

32 
27 

C 
D 

9,570 
8,550 

33 
27 

D 
D 

0.5 
2.4 

South of Mathews 
Road North AM 

PM 
7,528 
8,504 

24 
27 

C 
D 

7,610 
8,720 

24 
28 

C 
D 

1.1 
2.5 

South of Mathews 
Road South AM 

PM 
9,478 
7,056 

32 
22 

D 
C 

9,530 
7,270 

32 
23 

D 
C 

0.5 
2.9 

  
Notes: 
Density measured in passenger cars per mile per lane. 
Mainline segment level of service based on vehicle density, according to the Highway Capacity Manual (Transportation Research 
Board, 2000). 
Bold = deficient operations; Bold/italics = significant impact 
SOURCE:  Fehr & Peers, 2006 

 

Site Plan Review 
This section analyses site access and internal circulation in the 2035 condition. This analysis is 
based on a site plan dated June 2006, shown on Figure E-6. This analysis is also based on 
projected 2035 traffic volumes on the public roadways adjacent to the site.  

Site Access 
Recommendations for project site access and on-site circulation, including recommended lane 
configurations and turn pocket storage lengths for intersection internal and adjacent to the site, 
are summarized on Figure E-6. Each recommendation is discussed below. 
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Vehicle Access 
The project would have 13 vehicle access points from French Camp Road, realigned Manthey 
Road, and the vacated Henry Long Boulevard, as depicted on Figure E-6:  

1. Signalized intersection at French Camp Road/Secondary Driveway 
2. Unsignalized right-in/right-out driveway on French Camp Road west of Manthey 

Road 
3. Signalized intersection at realigned Manthey Road/French Camp Road 
4. Unsignalized Manthey Road/Driveway A 
5. Unsignalized Manthey Road/Driveway B 
6. Signalized Manthey Road/Driveway C 
7. Unsignalized Manthey Road/Driveway D (right-in/right-out only) 
8. Signalized Manthey Road/Vacated Henry Long Boulevard (west intersection) 
9. Unsignalized Driveway F/Vacated Henry Long Boulevard 
10. Unsignalized Driveway G/Vacated Henry Long Boulevard 
11. Unsignalized Manthey Road/Vacated Henry Long Boulevard (east intersection) 
12. Unsignalized Manthey Road/Service Entrance 1 
13. Unsignalized Manthey Road/Service Entrance 2 

PM peak hour operations of the main access locations (intersections 1 through 10 above) were 
analyzed based on the projected traffic volumes and the recommended lane configurations. An 
AM peak hour analysis was not performed because AM peak hour trip generation for this 
proposed retail development is relatively low in comparison to the PM peak hour trip generation 
(at approximately 31 percent of PM peak hour trip generation).  Traffic volumes at driveways 
where detailed analysis was not performed are expected to be low, due to the proposed location 
(serving delivery areas only). Results of this analysis are presented in Table E-7. 
Recommendations for each location are discussed below and shown on Figure E-6. 

1. French Camp Road/Secondary Entrance – The recommended lane configuration 
and turn pocket storage lengths for this intersection are shown on Figure E-6. 
Interconnecting and coordinating the traffic signal at this location to the French 
Camp Road/Realigned Manthey Road intersection is recommended.  Although this 
intersection is located away from the main circulation areas of the site, congestion at 
the Manthey Road/French Camp Road intersection will make this a heavily used 
access location.  

2. Right-in/right-out driveway on French Camp Road west of Manthey Road – 
This driveway would serve a substantial amount of project traffic because it provides 
direct access to several uses including the proposed Wal-Mart building.  The project 
applicant proposes to provide a right-turn lane on French Camp Road for vehicles 
using this driveway. 

3. French Camp Road/Realigned Manthey Road – The ultimate lane configuration 
and turn pocket storage lengths for this intersection are shown on Figure E-6. 
Interconnecting and coordinating the traffic signal at this location to the French 
Camp Road/Secondary Entrance intersection is recommended.  The proposed design 
would allow for a southbound through lane to be converted to a left-turn lane, 
resulting in three left-turn lanes, and a through-right shared lane should future traffic 
volumes warrant a modified circulation scheme.   
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TABLE E-7 
PM PEAK HOUR SITE ACCESS OPERATIONS 

With Recommended Configuration and Traffic Control 

Intersection Traffic Control Delay LOS 

1. French Camp Road/ 
Secondary Entrance Signal 17 B 

2. French Camp Road/Right-in/right-out 
driveway SSSC 1 (13) A (B) 

3. French Camp Road/ 
Realigned Manthey Road Signal 39 D 

4. Manthey Road/Driveway A SSSC 1 (13) A (B) 

5. Manthey Road/ 
Driveway B  SSSC 1 (16) A (C) 

6. Manthey Road/Driveway C (main Wal-Mart 
entry)  Signal 37  D 

7. Manthey Road/Driveway D SSSC 1 (13) A (B) 

8. Manthey Road/Vacated Henry Long 
Boulevard (west intersection)  Signal 22 C 

9. Driveway F/Vacated Henry Long Boulevard SSSC 1 (16) A (C) 

10. Driveway G/Vacated Henry Long Boulevard SSSC 1 (13) A (B) 

  
Note: Delay for intersection average (worst movement) at SSSC intersections. 
Source: Fehr & Peers, 2006. 

 

4. Realigned Manthey Road/Driveway A – This driveway is in close proximity (less 
than 300 feet) of the signalized French Camp Road/Realigned Manthey Road 
intersection. A northbound left-turn lane to provide access to the site is proposed.  No 
left-turns from this driveway to Manthey Road would be permitted.  A median would 
be constructed on Manthey Road to prevent outbound left-turn movements.   

5. Realigned Manthey Road/Driveway B – This driveway is located approximately 
400 feet from the signalized French Camp Road/Realigned Manthey Road 
intersection and would provide access to the eastern portion of site, currently 
proposed to contain approximately 90,000 square feet of retail uses.  As currently 
proposed, this driveway would provide right-in/right-out access, in addition to left-
turns in.  No left-turns out would be permitted.  A median would be constructed on 
Manthey Road to prevent outbound left-turn movements.  Left-turns out of this area 
would be provided at Driveway C, which is proposed to be signalized, in addition to 
a driveway on the vacated Henry Long Boulevard. 

6. Realigned Manthey Road/Driveway C – This driveway would be the primary 
driveway to the proposed Wal-Mart and would also provide access to the Sam’s 
Club. As such, it is anticipated that vehicle turning movements would be substantial 
at this location.  The peak hour volume warrant is satisfied during the PM peak hour 
at this location.  A traffic signal is proposed for installation at this intersection.  This 
signal would be located approximately 800 feet from the signalized French Camp 
Road/Manthey Road intersection.  This signal should be interconnected and 
coordinated with the traffic signal at Manthey Road/Vacated Henry Long Boulevard. 
In addition to traffic signal installation, the driveway and adjacent parking area 
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should be reconfigured to provide a through depth of at least 150 feet to 
accommodate projected vehicle queues at the signalized intersection. 

7. Driveway D/Manthey Road Entrance – This driveway is proposed to be right-in/ 
right-out only.  Although this driveway is in close proximity to Driveway C and the 
intersection Manthey Road/Vacated Henry Long Boulevard (west intersection), 
volumes through this intersection are projected to be low and it is projected to 
operate acceptably with minimal queuing.   

8. Realigned Manthey Road/Vacated Henry Long Boulevard (west intersection) – 
In the 2035 condition, this driveway is projected to operate at LOS F with all-way 
stop control, primarily due to the through traffic on Manthey Road making the 
northbound right-turn and westbound left-turn movements.  The peak hour volume 
warrant is satisfied during the PM peak hour at this location with projected volumes.   

It is recommended that all the necessary underground components of a traffic signal 
shall be installed at this intersection during project construction so that a traffic signal 
can be installed when actual conditions warrant.  This signal should be 
interconnected and coordinated with the traffic signal at Driveway C to ensure that 
traffic flows are maintained on Manthey Road. 

9. Driveway F/Vacated Henry Long Boulevard – It is recommended that the 
westbound approach be modified to provide a left-turn pocket. Two westbound and 
two eastbound travel lanes should be provided on vacated Henry Long Boulevard.  

10. Driveway G/Vacated Henry Long Boulevard – It is recommended that the 
eastbound approach be modified to provide a left-turn pocket. Two westbound and 
two eastbound travel lanes should be provided on vacated Henry Long Boulevard. 

11. Manthey Road/Vacated Henry Long Boulevard (east intersection) – With 
development of the I-5/French Camp Road interchange project, Manthey Road would 
be rerouted through the project site and would continue along a portion of the vacated 
Henry Long Boulevard. The resulting intersection would operate with southbound 
right-turns and eastbound left-turns only, with no conflicting movements.   

12. Manthey Road/Service Entrance 1 – This driveway should be restricted to right-
in/right-out operation only and should be side-street stop controlled.  

13. Manthey Road/Project Driveway – A northbound left-turn pocket should be 
provided into this driveway in addition to side-street stop control. Additionally, it 
should be designed to accommodate the turning movements of large delivery 
vehicles. 

Vehicle Queuing – 2035 Conditions 
A detailed queuing analysis was also performed for the French Camp Road corridor between the 
proposed Sperry Road extension and Manthey Road, including the I-5 interchange under 2035 
conditions.  Table 4.7-22 summarizes the results based on CORSIM analysis. 

Analysis results show that the 95th percentile vehicle queues at the French Camp Road/I-5 
interchange would exceed the storage length at some locations, including westbound French 
Camp Road through the interchange and the northbound and southbound off-ramps.  Mitigation 
to address queue spillback is presented in Section 4.7.4.  
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TABLE 4.7-22 
2035 PEAK HOUR QUEUING ANALYSIS 

Without Project With Project 

Intersection Movement 
Storage 
Length1 AM PM AM PM 

French Camp Road/ 
Realigned Manthey Road 

Westbound Left 
Westbound Through 
Westbound Right 
Southbound Left 

400 
800 
400 
500 

200 
225 
50 

250 

350 
475 
50 

150 

225 
250 
75 

325 

350 
550 
200 
450 

French Camp Road/ 
I-5 Southbound Ramps 

Southbound Left 
Southbound Right 
Eastbound Through 
Eastbound Right 
Westbound Through 

500 
500 
800 
600 
900 

350 
250 
350 
350 
575 

425 
400 
400 
75 

675 

350 
300 
450 
450 
700 

525 
575 
725 
250 

1,100 

French Camp Road/ 
I-5 Northbound Ramps 

Northbound Left 
Eastbound Through  
Westbound Through 

300 
900 
600 

525 
700 
600 

325 
400 
475 

600 
750 
600 

575 
450 
625 

  
Notes: 
95th percentile vehicle queues calculated using CORSIM.   
Bold = deficient operations; Bold/italics = significant impact 
Source:  Fehr & Peers, 2006 

 

Pedestrian, Bicycle, and Transit Access 
The project would include improvements to Manthey Road and French Camp Road, including 
roadway paving and construction of sidewalks, curbs, and gutters along the southern and eastern 
property lines. Based on the City of Stockton Existing and Future Bikeway Plan dated April 26, 
2002 (<www.stocktongov.com/parks/pdf/bikepath.pdf>), a Class I bicycle path would be 
constructed on French Camp Road along the project frontage and would be located within an 
8-foot meandering sidewalk/path on the north and south sides of French Camp Road.  Manthey 
Road is designated as a Class III bicycle route. These improvements would enhance bicycle and 
pedestrian access to the site and throughout the area. Although sidewalks would be provided on 
French Camp Road and Manthey Road along the project frontage with project implementation, 
pedestrian paths connecting the project site to the adjacent developments are not shown on the 
conceptual project site plan, dated 2005. 

The San Joaquin Regional Transit District has requested that the project applicant provide 
appropriate transit features, including bus pull-outs on both Manthey Road and French Camp 
Road, with development of the project. Provision of bus pull-outs with appropriate transit 
amenities, such as bus shelters, would improve transit accommodation in the area. The location of 
the proposed bus-pullouts on French Camp Road and Manthey Road should be identified on the 
project site plan and pedestrian connections from the site to bus facilities should also be provided. 

Emergency Access 
Factors such as number of access points, roadway widths, and proximity to fire stations determine 
whether a project provides sufficient emergency access. The project provides multiple points of 
entry from two major roadways. If one of these roadways or entrances is blocked or obstructed, 
an emergency vehicle could use the other roadway or an alternate entrance to access the site. The 
internal project roadways have minimum lane widths of 25 feet with adjacent parking provided, 
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which is adequate for emergency vehicle access. A fire station is located on Manthey Road, south 
of Carolyn Weston Boulevard, less than one mile from the project site, which would allow for 
timely emergency response to the project site. The applicant should consult with the City of 
Stockton fire department to ensure that the site plan provides adequate emergency access. 

Other On-Site Circulation Considerations 
On-site circulation was reviewed with respect to the following: drive aisles, dead-end drive aisles, 
vehicle/pedestrian conflicts, delivery vehicles, and parking stall dimensions. Due to the limited 
detail of the site plan provided, only a general discussion of these elements is included. The City 
of Stockton Municipal Code is the basis for this analysis. 

Drive Aisles 
The surface parking area provides major and minor circulation roadways. It appears that all aisles 
are at least 25 feet wide (the minimum width generally allowed for two-way travel with 
perpendicular parking), a sufficient width to accommodate vehicle circulation. Although drive 
aisles provide sufficient width, some aisles are offset with an opposing aisle, which creates 
potential sight distance constraints. These off-set locations should be eliminated, wherever 
possible. 

Dead-End Drive Aisles 
Dead-end drive aisles are parking aisles that are obstructed at one end, thereby increasing 
difficulty navigating through the site.  No dead-end drive aisles are shown on the project site plan. 

Vehicle/Pedestrian Conflicts 
Sufficient detail is not provided on the site plan to ascertain the specific location of potential 
vehicle/pedestrian conflict points. A detailed review of the final plan is recommended to ensure 
that pedestrian crossings are provided and pedestrian paths are identified throughout the site. 

Delivery Vehicles 
Given the nature of the project, deliveries in large semi-trucks would be expected on a regular 
basis in addition to smaller delivery vehicles. Any large semi-truck deliveries should be 
scheduled for off-peak periods to minimize conflicts between delivery trucks and passenger 
vehicles. Additionally, the project driveways should be designed to accommodate the turning 
radii of large delivery vehicles.   

Truck counts at an existing Wal-Mart store show that the Wal-Mart portion of the project could 
expect to have up to 40 deliveries per day, with approximately 50 percent heavy duty trucks, 
40 percent medium duty trucks, and 10 percent light duty trucks.  Although Wal-Mart retailers 
tend to have higher delivery truck volumes than other retailers, the other portions of the project 
were anticipated to have truck deliveries at the same ratio of deliveries to square footage as the 
Wal-Mart store for the purposes of this analysis, to present a worst-case estimate of truck traffic.  
This equates to approximately 60 non Wal-Mart deliveries per day, for a total of 100 delivery 
truck trips to the site.  This level of truck trip generation was accounted for in the off-site 
analysis.  Truck routes should be identified through the site and internal intersection and drive 
aisles should be designed to accommodate the turning radii of large delivery vehicles.  
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Parking Stall Dimensions  
The City of Stockton requires that 90-degree-angle parking stalls be at least 19 feet long and 
9 feet wide with 25-foot-wide drive aisles. Parking stalls throughout the site appear to meet these 
design criteria. A maximum of 25 percent of the site’s parking can be designated “compact” 
spaces, with dimensions of 9 feet wide and 15 feet long. 

Impacts and Mitigation Measures 
Future 2035 with Project Conditions 
The following describes the impacts and mitigation measures for the proposed project under the 
Future 2035 With Project condition.  

Impact E-1.  The proposed project would contribute to the need to construct planned 
roadway improvements under Future 2035 conditions. This impact is considered 
significant.   

The proposed project would generate 17,600 new daily trips, 540 new AM peak hour trips, and 
1,721 new PM peak hour trips, which would accelerate the need for construction of planned 
improvements along I-5, French Camp Road, El Dorado Street, and Sperry Road.     

Mitigation Measures 

Mitigation Measure E-1.  The project applicant shall contribute its fair share towards the 
implementation of the following improvements:  

• Widening of I-5 to ten lanes from Roth Road to French Camp Road and from French 
Camp Road to Charter Way (2 percent) 

• Widening of French Camp Road to eight lanes between Manthey Road and Sperry 
Road (21 percent) 

• Widening of French Camp Road to six lanes between Wolfe Road and Manthey Road 
(21 percent) 

• Construction of an L-9 interchange including loop on-ramps in the southeast and 
northwest quadrants. In conjunction with this improvement, Manthey Road would be 
realigned to the west and Val Dervin Parkway to the east across from the Sperry 
Road/French Camp Road intersection (20 percent) 

• Widening of Manthey Road to four lanes from Carolyn Weston Boulevard to south of 
Mathews Road (26 percent) 

• Widening of El Dorado Street to six lanes north of proposed Sperry Road extension 
and four lanes south of the proposed Sperry Road extension (1 percent) 

• Widening of Sperry Road/Arch-Airport Road between French Camp and Airport 
Way to eight lanes (5 percent) 
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• Widening of Mathews Road to six lanes between Wolfe Road and Manthey Road, 
and eight lanes between Manthey Road and I-5 (2 percent) 

• Construction of a diamond interchange with a seven lane cross section (including 
turn lanes) under the freeway, and northbound and southbound free right-turn lane a 
the Mathews Road/I-5 interchange (1 percent) 

This measure may be satisfied by direct contribution, payment of adopted impact fee 
programs to the extent the improvements are included in the programs, or other means 
deemed appropriate by the City.  

Impact Significance after Mitigation:  With implementation of this mitigation measure, 
this impact would be reduced to a less-than-significant level. 

____________________ 

Impact E-2.  The addition of project traffic would result in vehicle queue spillback at the 
French Camp Road/I-5 interchange.  This impact is considered significant. 

The addition of project traffic would worsen the 95th percentile vehicle queues through the 
interchange area, resulting in vehicle queues exceeding the proposed vehicle storage including 
westbound French Camp Road through the interchange and the northbound and southbound off-
ramps. 

Mitigation Measures 

Mitigation Measure E-2.  Monitoring of the traffic signals to ensure arterial progression 
through the interchange area could reduce the amount of queue spillback in the area.  It 
should be noted that all intersections in the French Camp Road/I-5 interchange area are 
projected to operate at acceptable service levels during the morning and evening peak hours 
in 2035.   

Impact Significance after Mitigation:   Although monitoring of the traffic signals to 
ensure minimize vehicle queues through the I-5/French Camp Road interchange area may 
minimize queue spillover, implementation of this measure can not be ensured.  Therefore, 
the impact would remain significant and unavoidable.   

____________________ 

Onsite Impacts and Mitigation Measures 
The following discusses onsite impacts and mitigation measures. 

Impact E-3. The proposed project site access would result in safety and operational 
deficiencies. This impact is considered potentially significant.   

PM peak hour analysis of the project access locations shows that with the recommended lane 
configurations, all access locations would operate at acceptable service levels.  In addition, 
emergency access and onsite circulation could also be improved.   
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Mitigation Measures 

Mitigation Measure E-3. The project applicant shall modify the site plan as shown on 
Figure E-6 and described below.   

1. French Camp Road/Secondary Entrance – The recommended lane configuration 
and turn pocket storage lengths for this intersection are shown on Figure E-6. 
Interconnecting and coordinating the traffic signal at this location to the French 
Camp Road/Realigned Manthey Road intersection is recommended.  Although this 
intersection is located away from the main circulation areas of the site, congestion at 
the Manthey Road/French Camp Road intersection will make this a heavily used 
access location.  

2. Right-in/right-out driveway on French Camp Road west of Manthey Road – 
This driveway would serve a substantial amount of project traffic because it provides 
direct access to several uses including the proposed Wal-Mart building.  The project 
applicant proposes to provide a right-turn lane on French Camp Road for vehicles 
using this driveway. 

3. French Camp Road/Realigned Manthey Road – The ultimate lane configuration 
and turn pocket storage lengths for this intersection are shown on Figure E-6. 
Interconnecting and coordinating the traffic signal at this location to the French 
Camp Road/Secondary Entrance intersection is recommended.  The proposed design 
would allow for a southbound through lane to be converted to a left-turn lane, 
resulting in three left-turn lanes, and a through-right shared lane should future traffic 
volumes warrant a modified circulation scheme.   

4. Realigned Manthey Road/Driveway A – This driveway is in close proximity (less 
than 300 feet) of the signalized French Camp Road/Realigned Manthey Road 
intersection. A northbound left-turn lane to provide access to the site is proposed.  No 
left-turns from this driveway to Manthey Road would be permitted.  A median would 
be constructed on Manthey Road to prevent outbound left-turn movements.   

5. Realigned Manthey Road/Driveway B – This driveway is located approximately 
400 feet from the signalized French Camp Road/Realigned Manthey Road 
intersection and would provide access to the eastern portion of site, currently 
proposed to contain approximately 90,000 square feet of retail uses.  As currently 
proposed, this driveway would provide right-in/right-out access, in addition to left-
turns in.  No left-turns out would be permitted.  A median would be constructed on 
Manthey Road to prevent outbound left-turn movements.  Left-turns out of this area 
would be provided at Driveway C, which is proposed to be signalized, in addition to 
a driveway on the vacated Henry Long Boulevard. 

6. Realigned Manthey Road/Driveway C – This driveway would be the primary 
driveway to the proposed Wal-Mart and would also provide access to the Sam’s 
Club. As such, it is anticipated that vehicle turning movements would be substantial 
at this location.  The peak hour volume warrant is satisfied during the PM peak hour 
at this location.  A traffic signal is proposed for installation at this intersection.  This 
signal would be located approximately 800 feet from the signalized French Camp 
Road/Manthey Road intersection.  In addition to traffic signal installation, the 
driveway and adjacent parking area should be reconfigured to provide a through 
depth of at least 150 feet to accommodate projected vehicle queues at the signalized 
intersection. 
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7. Driveway D/Manthey Road Entrance – This driveway is proposed to be right-
in/right-out only.   

8. Realigned Manthey Road/Vacated Henry Long Boulevard (west intersection) – 
In the 2035 condition, this driveway is projected to operate at LOS F with all-way 
stop control, primarily due to the through traffic on Manthey Road making the 
northbound right-turn and westbound left-turn movements.  The peak hour volume 
warrant is satisfied during the PM peak hour at this location with projected volumes.   

It is recommended that all the necessary underground components of a traffic signal 
shall be installed at this intersection during project construction so that a traffic signal 
can be installed when actual conditions warrant.  This signal should be 
interconnected and coordinated with the traffic signal at Driveway C. 

9. Driveway F/Vacated Henry Long Boulevard – It is recommended that the 
westbound approach be modified to provide a left-turn pocket. Two westbound and 
two eastbound travel lanes should be provided on vacated Henry Long Boulevard.  

10. Driveway G/Vacated Henry Long Boulevard – It is recommended that the 
eastbound approach be modified to provide a left-turn pocket. Two westbound and 
two eastbound travel lanes should be provided on vacated Henry Long Boulevard. 

11. Manthey Road/Vacated Henry Long Boulevard (east intersection) – With 
development of the I-5/French Camp Road interchange project, Manthey Road would 
be rerouted through the project site and would continue along a portion of the vacated 
Henry Long Boulevard. The resulting intersection would operate with southbound 
right-turns and eastbound left-turns only, with no conflicting movements.   

12. Manthey Road/Service Entrance 1 – This driveway should be restricted to right-
in/right-out operation only and should be side-street stop controlled.  

13. Manthey Road/Project Driveway – A northbound left-turn pocket should be 
provided into this driveway in addition to side-street stop control. Additionally, it 
should be designed to accommodate the turning movements of large delivery 
vehicles. 

Impact Significance after Mitigation:  Implementation of this measure would reduce the 
impact to a less-than-significant level. 
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APPENDIX F 
Air Quality Analysis 

Diesel Particulate Matter Health Risk Assessment 

Introduction 
The project proposes development of the project site with large retail stores (including a Wal-
Mart and Sam’s Club); in-line shops (located contiguously between large retail stores); retail pad 
stores (possibly including clothing, pet supplies, and other domestic supply stores), pet supplies, 
and an electronic store); restaurants; fuel centers; and parking within the Weston Ranch Towne 
Center. The proposed project is located in Stockton, north of French Camp Road, west of I-5 at 
the northwest quadrant of the I-5/French Camp Road interchange, and east of McDougald 
Boulevard and the existing Weston Ranch residential subdivision. The project site consists of 
approximately 60 acres. 

This document was prepared to identify potential air quality impacts that may result from 
implementation of the Weston Ranch Towne Center project. The loading docks are the primary 
location where diesel trucks concentrate. At the loading docks, diesel trucks sometimes idle for 
long periods of time (although this wastes fuel, studies have shown trucks idle to maintain 
temperature in the driver area) and food trucks also have diesel engines that run constantly to 
power the transportable refrigeration units (TRUs) that cool the trailer and keep foods from 
spoiling. This supplemental air quality analysis was conducted to assess the diesel particulate 
matter (DPM) impacts on nearby sensitive receptors. 

Emissions of diesel particulates would occur from the following project activities: 

• Truck traffic on local streets and arterials in transit to or from the loading dock, 
• Truck idling and movement on-site at the loading dock, and 
• Operation of transportation refrigeration units (TRU) at the loading dock. 

Given source emissions, meteorology and site geometry, dispersion models can predict pollutant  
concentrations at receptors as a result of vehicular traffic along nearby roadways and at the 
proposed project’s loading/unloading area. The contribution of project trucks to DPM was 
estimated using the U.S. Environmental Protection Agency’s (EPA) dispersion model Industrial 
Source Complex-3 (ISC3). Vehicular emissions were computed using the California Air Resource 
Board’s (CARB) emission factor model, EMFAC2002. The health risk increments from the 
proposed project were estimated based on the toxic potency factor for DPM and the dispersion 
modeling results. This report presents the analysis methodology, assumptions, and results. 
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Regulatory Background 
In August of 1998, the CARB identified particulate emissions from diesel-fueled engines  
(DPM) as toxic air contaminants (TACs). CARB developed the Risk Reduction Plan to  
Reduce Particulate Matter Emissions from Diesel-Fueled Engines and Vehicles and the Risk 
Management Guidance for the Permitting of New Stationary Diesel-Fueled Engines. CARB 
approved these documents on September 28, 2000. The documents represent proposals to reduce 
diesel particulate emissions, with the goal being to reduce emissions and the associated health 
risk by 75 percent in 2010 and by 85 percent in 2020. The program aims to require the use of 
state-of-the-art catalyzed diesel particulate filters and ultra-low sulfur diesel fuel. 

In December 2000, the EPA promulgated regulations requiring that the sulfur content in motor 
vehicle diesel fuel be reduced to less than 15 ppm by June 1, 2006. Control of DPM emissions 
focuses on two strategies, reducing the amount of sulfur in diesel fuel and developing filters for 
operating diesel engines to reduce the amount of particulate matter that is emitted. The EPA has 
also finalized a comprehensive national emissions control program, the 2007 Highway Diesel 
(HD 2007) program, which regulates highway heavy-duty vehicles and diesel fuel as a single 
system. Under the HD 2007 program, the EPA established new emission standards that would 
significantly reduce PM and NOx from highway heavy-duty vehicles. 

In 2001, CARB assessed the state-wide health risks from exposure to diesel exhaust and to other 
toxic air contaminants. It is difficult to distinguish the health risks of diesel emissions from those 
of other air toxics, since diesel exhaust contains about 40 different TACs. The CARB study 
detected diesel exhaust by using ambient air carbon soot measurements as a surrogate for diesel 
emissions. The study reported that in 2000, the state-wide cancer risk from exposure to diesel 
exhaust was about 540 cases per million population as compared to a total risk for exposure to all 
ambient air toxics of 760 per million. This estimate, which accounts for about 70 percent of the 
total risk from TACs, included both urban and rural areas in the state. It can be considered as an 
average worst-case for the state, since it assumes constant exposure to outdoor concentrations of 
diesel exhaust and does not account for expected lower concentrations indoors, where most of 
time is spent. 

Very small particles of certain substances (e.g., sulfates and nitrates) can cause lung damage 
directly, or can contain adsorbed gases (e.g., chlorides or ammonium) that may be injurious to 
health. Particulates also can damage materials and reduce visibility. Dust comprised of large 
particles (diameter greater than 10 microns) settles out rapidly and is easily filtered by human 
breathing passages. This dust is of concern more as a soiling nuisance rather than a health hazard. 
The remaining fraction, PM10 and PM2.5, are a health concern particularly at levels above the 
federal and state ambient air quality standards. PM2.5 (including diesel exhaust particles) is 
thought to have greater effects on health. Because these particles are so small, they are able to 
penetrate to the deepest parts of the lungs. Scientific studies have suggested links between fine 
particulate matter and numerous health problems including asthma, bronchitis, acute and chronic 
respiratory symptoms such as shortness of breath and painful breathing. Children are more 
susceptible to the health risks of PM2.5 because their immune and respiratory systems are still 
developing. 
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Existing Air Quality 
CARB and the San Joaquin Valley Air Quality Management District (SJVAQMD) operate 
regional monitoring networks that measure the ambient concentrations of criteria pollutants. 
Existing air quality in the project area can be inferred from ambient air quality measurements at 
monitoring stations. 

The ambient monitoring station for PM2.5 data located closest to the project site is in Stockton on 
Hazelton Street, approximately six miles to the north of the project site. Since the climate, wind 
characteristics, and types/magnitude of air emission sources of the area surrounding the project 
site and the monitoring station are similar, these data are expected to be representative of the air 
quality conditions at the project site. Table F-1 presents a four-year summary of PM2.5 monitoring 
data collected from the Hazelton Street station, compared with Ambient Air Quality Standards. It 
should be noted that DPM consists of only a portion of the reported PM2.5 data, and the specific 
fraction of the total PM2.5 that is actually DPM has not been calculated. Based on a USEPA 
study, the average contribution of DPM to total PM2.5 mass is reported to range from 9 percent 
in nonurban areas to 36 percent in urban areas in California. For comparison purposes, in 
California, ambient DPM concentrations have been reported to range between 1.8 and 
3.6 μg/m3for urban areas and 0.2 through 2.6 μg/m3 for nonurban areas. Based on the data in 
Table F-1, the annual average DPM concentration within the project area is approximately 
5 μg/m3. 

TABLE F-1 
AIR QUALITY DATA SUMMARY (2000–2003) FOR THE PROJECT AREA 

Monitoring Data by Year 

Particulate Matter (PM2.5) Standard 2000 2001 2002 2003 

Highest 24 Hour Average (µg/m3)/ 
Highest 24-Hour Average (µg/m3) 65 78 76 64 45 

Days over State Standard 
 Exceedances/Samplese  1 2 0 0 

Annual Average (µg/m3) 
Annual Average (µg/m3) 12 15.5 13.9 16.7 13.6 

  
NOTES: Values in bold are in excess of applicable standard. 
µg/m3 = micrograms per cubic meter. 
NA = Not available. 
SOURCE: California Air Resources Board Air Quality Data Summaries, January 2005. 

 

Actual ambient monitoring data of PM2.5 or DPM at the residential receptors was not collected 
for several reasons. First, short sample periods (less than one year) do not provide a representative 
basis from which to estimate annual average concentrations (when accounting for variations in 
annual operations of the project site and other nearby sources, as well as meteorological 
conditions and other factors affecting dispersion and dilution of pollutants). Secondly, accurate 
measurements of DPM are difficult to acquire; and measurements of PM2.5 can overestimate the 
contribution of DPM. DPM usually consists of a carbon core, surrounded by approximately 40 
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different gas phase or semi-volatile compounds, and can not be measured directly; its 
concentration can only be estimated through the use of a surrogate measurement (often as 
particulates elemental carbon). Thirdly, ambient monitoring results would be difficult to 
apportion the contribution from the existing project site and the contribution from the many other 
sources in the area, and thus, determine the project site contribution to any incremental cancer 
risk. Fourth, ambient monitoring does not account for the substantially improving emission 
efficiency of on-road trucks and other emission sources in future years, as set forth in current 
regulations. Thus, this analysis made use of a dispersion model and an emission estimation 
program to predict the annual DPM concentrations that would be attributable to the project site 
while accounting for project operation variations, meteorology, improving diesel engine 
technology, and the chemical properties of DPM. 

Truck Delivery Characteristics 
In order to estimate truck traffic volumes and distribution patterns in the project vicinity, a 
manual truck classification count was conducted at a similar existing Wal-Mart Supercenter (store 
#1554 at 3223 East Hammer Lane in Stockton) on Thursday, March 3, 2005, during a 24-hour 
period from midnight to midnight. The purpose of this count was to characterize the number and 
type of trucks delivering specifically to Wal-Mart, to observe idling characteristics and TRU 
operations, and the existing arrival and departure distribution patterns of these trucks. This data is 
summarized below and depicted in Table F-2. 

The existing Wal-Mart received 39 daily deliveries with a majority of the deliveries during two 
separate periods: between 3 a.m. and 6 a.m. and between 10 a.m. and 1 p.m. These delivery 
trucks ranged from 18-wheeled tractor trailers to 4-wheeled delivery trucks. Delivery hours were 
assumed to be unrestricted. Trucks were categorized using the Federal Highway Administration 
(FHWA) vehicle classification system for trucks. Approximately 50 percent of the deliveries 
were heavy-duty trucks, 40 percent were medium-duty trucks, and 10 percent were light-duty 
trucks. Six of the 39 trucks included TRU with an average operation time during the observations 
of 145 minutes. It should be noted that a single delivery truck was estimated to idle the truck 
engine for 225 minutes and also operate its TRU for 559 minutes (perhaps during a scheduled 
sleep as the period began around midnight). This single observation of the truck with 225 minutes 
of idle was considerably different than the other truck operations. The average conditions for the 
remaining trucks were determined to be 4.8 minutes of idle and 56 minutes of TRU operation. 
Truck volumes for the other retail stores; Sam’s Club, Ross/Linens (also known as major retail 3 
and 4), and pet supplies and electronics stores (also known as major retail 5, 6, and 7 and shop 5) 
were developed based on the ratio of store size to that of the Wal-Mart. The Ross and electronic 
store were assumed not to be visited by TRU equipment trucks. Future truck volumes were 
assumed to remain constant. 
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TABLE F-2 
WALMART SUPERCENTER LOADING DOCK TRUCK AND TRU ACTIVITY 

Minutes in Loading Area 

Truck 
Code1 # Wheels Idle 

Minutes 

Parked, 
Non-Idle 
Minutes Total 

TRU Minutes 
Total Truck 

+ TRU Minutes 

2a 18 20 28 53 0 53 
3a 18 17 12 31 0 31 
6a 18 225 363 589 589 1178 
6b 18 32 387 422 0 422 
7a 18 0 46 48 0 48 
7b 18 2 29 33 0 33 
7c 18 0 142 142 142 284 
7d 18 0 15 17 0 17 
7e 18 0 63 66 66 132 
7f 10 0 10 10 0 10 
8a 18 1 43 46 0 46 
8b 6 0 210 211 0 211 
8c 6 0 223 224 0 224 
8d 6 0 10 10 0 10 
8e 4 0 34 34 0 34 
8f 6 0 67 67 0 67 
8g 6 0 75 75 0 75 
8h 6 0 95 95 0 95 
8i 18 16 0 18 0 18 
8j 4 0 34 34 0 34 
8k 6 0 55 55 0 55 
8l 6 26 0 27 27 54 

8m 6 0 56 56 0 56 
8n 6 0 43 43 0 43 
8o 6 0 12 12 0 12 
8p 6 1 29 30 30 60 
8q 6 0 17 17 0 17 
8r 4 0 44 44 0 44 
8s 18 4 131 136 0 136 
8t 10 5 187 192 0 192 
9a 6 0 6 6 0 6 
9b 10 0 14 14 0 14 
9c 10 13 0 13 13 26 
9d 4 0 1 1 0 1 
9e 18 10 45 55 0 55 
9f 18 7 34 41 0 41 

10a 18 0 13 13 0 13 
10b/7g 6 8 40 50 0 50 

*1 18 21 0 24 0 24 
  
1 Truck code represents the number of truck at a particular loading station. An example would be 9b, which would be 
the 2nd truck at loading dock 9. 
SOURCE: ESA, 2005 
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Emission Estimates 
Vehicular emissions were computed using the CARB’s emission factor model, EMFAC2002, to 
estimate past, present, and future on-road emissions of PM and other pollutants. Ambient 
conditions assumed a temperature of 85ºF (although PM emissions are not effected by ambient 
temperature), a humidity of 30 percent, and a vehicle speed of 10 mph along access points and 
idling at the loading dock. Idling trucks at the loading bays may include operation of TRU. 
During the truck survey, vehicles were assigned a classification based on the FHWA designations. 
These classifications were then assigned a class to match the EMFAC2002 model. 

Table F-2 displays the emissions factors for the project. Additionally, operation of TRU results in 
DPM emissions. Based on current emission factors of 0.76 grams per hp-hr, a typical engine size of 50 
hp and a load factor of 0.28, the DPM emission for TRU was estimated at 10.6 grams per hour. CARB 
has recently adopted regulations for TRU, which would reduce DPM emissions in future years. For 
engines less than 25 hp, the regulated DPM emissions beginning in 2008 would be limited to 0.3 
grams per hp-hr. For engines greater than 25 hp, the regulated DPM emissions would be 0.22 grams 
per hp-hr (3.08 grams per hour) in 2008 and the regulated DPM emissions would be 0.02 grams per 
hp-hr (0.28 grams per hour) in 2012. 

TABLE F-3 
VEHICLE EMISSION FACTORS 

Year Vehicle Type 
Running 

(Grams per Mile) 
Idle  

(Grams per Hour) 

2006 Light Duty Diesel Trucks 
Medium-Duty Diesel Trucks 
Heavy Duty Diesel Trucks 

0.093 
0.460 
0.423 

0.370 
1.82 
1.68 

2011 Light Duty Diesel Trucks 
Medium-Duty Diesel Trucks 
Heavy Duty Diesel Trucks 

0.0795 
0.381 
0.314 

0.316 
1.51 
1.25 

2016 Light Duty Diesel Trucks 
Medium-Duty Diesel Trucks 
Heavy Duty Diesel Trucks 

0.0565 
0.267 
0.174 

0.225 
1.06 
0.693 

2026 Light Duty Diesel Trucks 
Medium-Duty Diesel Trucks 
Heavy Duty Diesel Trucks 

0.0395 
0.195 
0.111 

0.158 
0.773 
0.440 

2036 Light Duty Diesel Trucks 
Medium-Duty Diesel Trucks 
Heavy Duty Diesel Trucks 

0.0375 
0.184 
0.104 

0.148 
0.730 
0.413 

  
SOURCE:  California Air Resources Board EMFAC2002 

Dispersion Modeling Analysis 
Modeled impacts were predicted to document the contribution of DPM at the nearby receptors 
from truck sources. DPM concentrations were modeled for the diesel vehicles estimated from the 
daily truck classification count; in addition to DPM associated with idling trucks at the loading 
bays; and operation of truck TRU at the loading bays. The modeled DPM concentrations do not 
account for other diesel vehicle sources outside this study area, or other potential stationary 
sources of DPM within or outside this study area. 
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Dispersion is the process by which atmospheric pollutants disseminate due to wind and vertical 
stability. The results of a dispersion analysis are used to assess pollutant concentrations at or  
near an emission source. The results of an analysis allow a direct comparison of predicted 
concentrations of pollutants to air quality standards and other criteria such as health risks based 
on modeled concentrations. 

Refined dispersion modeling uses hourly averaged meteorological data, terrain elevation data, 
and emissions and source release data to compute downwind pollutant concentrations over 
averaging periods ranging from one hour to one year. The modeling methodology is consistent 
with procedures documented in the EPA Guideline on Air Quality Models and SJVUAPCD’s 
Guide for Assessing Air Quality Impacts. 

The ISC3 dispersion model (Version 02035) was used for the modeling analysis. ISC3 is the EPA 
preferred dispersion model for general industrial purposes. The ISC3 model is the appropriate model 
for this analysis based on the coverage of simple, intermediate, and complex terrain. It also predicts 
both short-term and long-term (annual) average concentrations. The model was executed using the 
regulatory default options (stack-tip downwash, buoyancy-induced dispersion, final plume rise), 
default wind speed profile categories, default potential temperature gradients, and no pollutant decay. 

Meteorological Data 
In general, the transport and concentration of pollutants from vehicular sources are influenced by 
three principal meteorological factors: wind direction, wind speed, and atmospheric stability, 
which accounts for the effects of dispersion or mixing in the atmosphere. 

The rate at which emissions are dispersed in the atmosphere depends upon the intensity of the 
ambient turbulence, the velocity of the wind, the position relative to obstacles in the flow field, 
and any dilutions attributable to the source itself. The most important factor leading to plume 
spread in the atmosphere is the amount of ambient turbulence. In a stable atmosphere, the 
horizontal and vertical turbulence is very limited. The plume remains near its emission height and 
undergoes minimal mixing. This situation is common during the nighttime and early morning 
hours. If the layer below the plume height becomes neutral to unstable, the plume mixes rapidly 
to the surface. This is known as a fumigation condition and can cause high concentrations. This 
occurs for short duration during the early morning. As heating of the surface persists, a fully 
unstable mixing layer develops, and the plume loops up and down in response to large-scale 
convective eddies. A neutral stability atmosphere yields moderate amounts of turbulence and 
results in a cone-shaped plume. Finally, if an inversion is present below the emission height, a 
lofting condition exists and the plume is cut off from ground level impacts. 

Stability class frequencies were calculated from the deviation of the horizontal wind direction 
(sigma theta). The Sigma Theta method was used to categorize stability class as a function of 
wind speed and time of day. Stability classes range from extremely unstable (A) to moderately 
stable (F). These classes are used in dispersion models to estimate how much a plume will spread 
over time and space. In general, the more stable the atmosphere is, the less potential for plume 
spread, creating higher plume concentrations. 
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Surface meteorological data and upper air meteorological (mixing height) data from Stockton and 
Sacramento, California, respectively, were used for the modeling analysis (<www.valleyair.org 
/busind/pto/Tox_Resources/toxics_resources.htm>). Meteorological data were obtained from 
SJVUAPCD and used for modeling impacts of the Port of Stockton operations. The windrose 
(Figure 2) shows winds predominantly from the west and northwest with 6.10 percent calm winds 
and an average wind speed of 3.85 m/s (<www.wrcc.dri.edu/cgi-bin/clilcd.pl?ca23237>). 
Secondly, the distribution of atmospheric stability includes approximately 32.8 percent of neutral 
stability (“D”) and 20.4 percent of moderately stable (“F”) conditions. 

 
Figure 1 

Windrose from Stockton, California 

Diesel Exhaust Concentration Results 
Modeled impacts were predicted to document the contribution of DPM at the nearby receptors 
from truck sources. DPM concentrations were modeled for the diesel vehicles estimated from the 
daily truck classification count; in addition to DPM associated with idling trucks at the Wal-Mart 
loading bays; and operation of truck TRU at the loading bays. The modeled DPM concentrations 
do not account for other diesel vehicle sources outside this study area, or other potential stationary 
sources of DPM within or outside this study area. Based on the modeling analysis, the predicted 
maximum unmitigated DPM concentrations as a result of this project would be 0.0409 μg/m3 on 
an annual basis; resulting in a health risk of 12.3 cancers per million (above the significance 
threshold). The non-cancer health risks are well below the hazard index of 1.0 at all receptors. 
Based on the modeling analysis, the predicted maximum mitigated DPM concentrations as a 
result of this project would be 0.0242 μg/m3 on an annual basis; resulting in a health risk of 7.3 
cancers per million (below the significance threshold). 

The analysis provides for a lifetime exposure of 70 years. However, demographics may show that 
the duration of a household staying in the area to be much shorter, which would lower the overall 
risk. Secondly, dispersion modeling and the emission factors which it is based upon tend to be 
conservative in their prediction of pollutant concentrations. 
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Health Risk 
The SJVAQMD has a significance threshold for health risk exposure to diesel emissions of 
10 cases of cancer per million populations for 70-year exposure. Accordingly, CEQA Guidelines 
indicate the primary concern from diesel engine exhaust emissions is a potential long-term health 
risk to sensitive receptors. 

The DPM cancer risk is the probability of an individual developing cancer as a result of exposure 
to DPM. The cancer risks from DPM occur exclusively through the inhalation pathway. The 
cancer risk based on a one-year exposure can be estimated by multiplying:  [the annual average 
DPM concentration in μg/m3] x [the unit risk factor for DPM1] x [the lifetime exposure 
adjustment (LEA) for limited exposure over a one-year interval]. 

The inhalation unit risk factor for diesel particulate was established by CARB as 300 in one 
million per continuous exposure of 1 μg/m3 of DPM over a 70-year period. In order to protect 
public health, and in accordance with the recommendations of the State of California Office of 
Environmental Health Hazard Assessment (OEHHA), a 70-year lifetime exposure is assumed for 
receptor locations (a generally conservative assumption). The LEA for most residential or 
sensitive receptors is 1.0. 

The average overall risk of typical person in California should be understood. CARB conducted a 
study to estimate cancer risks from exposure to DPM in the State and to develop a risk reduction 
plan. The Study reported that the statewide average ambient air concentration of DPM was 
determined by using measured ambient air concentrations of surrogates to DPM in a receptor 
model to estimate exposure levels. For the year 2000, the statewide average cancer risk from 
exposure to diesel exhaust was estimated to be 540 in a million. The Study also states that  
cancer risks from diesel exhaust are about 70 percent of the total risks from exposure to toxic air 
contaminants in the ambient air. 

Non-Cancer Risks 
The Hazard Index is an expression used for the potential for non-cancer health effects. The 
relationship for the non-cancer health effects of DPM is given by the following equation:  Hazard 
Index = Annual DPM concentration (μg/m3) / Reference Exposure Level (REL) for DPM.2 The 
chronic REL for DPM was established by OEHHA as 5 μg/m3. 

Air Quality—Criteria Pollutant Emission Modeling 
The following pages contain the output from the URBEMIS2002 and Caline4 models. 

                                                      
1  Estimated probability that a person will contract cancer as a result of inhalation of a DPM concentration of one μg/m3 

continuously over a period of 70 years. 
2  REL for DPM is the DPM concentration at which no adverse health effects are anticipated. 
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URBEMIS2002—Construction and Operational Emissions Output 

Construction and Year 2008 Operational Emissions 
Page: 1 
 
 
 
               URBEMIS 2002 For Windows   7.5.0 
                
File Name:                      C:\Documents and 
Settings\mxm\Desktop\Weston\URBEMIS Files\Weston 8-29-06.urb 
Project Name:                   weston construction and ops 
Project Location:               San Joaquin Valley 
On-Road Motor Vehicle Emissions Based on EMFAC2002 version 2.2 
                
                       SUMMARY REPORT     
                         (Tons/Year)      
 
CONSTRUCTION EMISSION ESTIMATES 
                                                                        PM10      
PM10      PM10  
 *** 2007 ***                    ROG       NOx        CO       SO2     TOTAL    
EXHAUST     DUST  
 TOTALS (tpy, unmitigated)      7.54     54.98     57.42      0.00      3.80      
2.37      1.43 
  
 
                                                                        PM10      
PM10      PM10  
 *** 2008 ***                    ROG       NOx        CO       SO2     TOTAL    
EXHAUST     DUST  
 TOTALS (tpy, unmitigated)     17.56     30.56     34.38      0.00      1.25      
1.25      0.00 
  
 
 
AREA SOURCE EMISSION ESTIMATES 
                                 ROG       NOx        CO       SO2      PM10 
 TOTALS (tpy, unmitigated)      0.10      1.25      0.54      0.00      0.00 
  
  
OPERATIONAL (VEHICLE) EMISSION ESTIMATES 
                                 ROG       NOx        CO       SO2      PM10 
 TOTALS (tpy, unmitigated)     42.33     51.87    452.89      0.25     43.36 
 TOTALS (tpy, mitigated)       42.33     51.87    452.89      0.25     43.36 
 
SUM OF AREA AND OPERATIONAL EMISSION ESTIMATES 
                                 ROG       NOx        CO       SO2      PM10    
 TOTALS (tpy, unmitigated)     42.43     53.13    453.42      0.25     43.37 
 Both Area and Operational Mitigation must be turned on to get a combined 
mitigated total. 
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               URBEMIS 2002 For Windows   7.5.0 
                
File Name:                      C:\Documents and 
Settings\mxm\Desktop\Weston\URBEMIS Files\Weston 8-29-06.urb 
Project Name:                   weston construction and ops 
Project Location:               San Joaquin Valley 
On-Road Motor Vehicle Emissions Based on EMFAC2002 version 2.2 
                
                        DETAIL REPORT     
                         (Tons/Year)      
 
Construction Start Month and Year: May, 2007 
Construction Duration: 12 
Total Land Use Area to be Developed: 60 acres 
Maximum Acreage Disturbed Per Day: 10 acres 
Single Family Units: 0 Multi-Family Units: 0 
Retail/Office/Institutional/Industrial Square Footage: 710000 
 
CONSTRUCTION EMISSION ESTIMATES UNMITIGATED (tons/year) 
                                                                       PM10     
PM10        PM10 
    Source                       ROG       NOx        CO       SO2     TOTAL   
EXHAUST      DUST 
 *** 2007*** 
Phase 1 - Demolition Emissions 
Fugitive Dust                      -         -         -         -      0.00         
-      0.00 
Off-Road Diesel                 0.00      0.00      0.00         -      0.00      
0.00      0.00 
On-Road Diesel                  0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
Worker Trips                    0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
  Total tons/year               0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
 
Phase 2 - Site Grading Emissions 
Fugitive Dust                      -         -         -         -      1.43         
-      1.43 
Off-Road Diesel                 0.34      2.33      2.65         -      0.09      
0.09      0.00 
On-Road Diesel                  0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
Worker Trips                    0.00      0.00      0.05      0.00      0.00      
0.00      0.00 
  Total tons/year               0.34      2.33      2.70      0.00      1.52      
0.09      1.43 
 
Phase 3 - Building Construction 
Bldg Const Off-Road Diesel      7.10     52.59     53.53         -      2.28      
2.28      0.00 
Bldg Const Worker Trips         0.10      0.06      1.19      0.00      0.00      
0.00      0.00 
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Arch Coatings Off-Gas           0.00         -         -         -         -         
-         - 
Arch Coatings Worker Trips      0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
Asphalt Off-Gas                 0.00         -         -         -         -         
-         - 
Asphalt Off-Road Diesel         0.00      0.00      0.00         -      0.00      
0.00      0.00 
Asphalt On-Road Diesel          0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
Asphalt Worker Trips            0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
  Total tons/year               7.20     52.65     54.72      0.00      2.28      
2.28      0.00 
 
  Total all phases tons/yr      7.54     54.98     57.42      0.00      3.80      
2.37      1.43 
 
 
 *** 2008*** 
Phase 1 - Demolition Emissions 
Fugitive Dust                      -         -         -         -      0.00         
-      0.00 
Off-Road Diesel                 0.00      0.00      0.00         -      0.00      
0.00      0.00 
On-Road Diesel                  0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
Worker Trips                    0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
  Total tons/year               0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
 
Phase 2 - Site Grading Emissions 
Fugitive Dust                      -         -         -         -      0.00         
-      0.00 
Off-Road Diesel                 0.00      0.00      0.00         -      0.00      
0.00      0.00 
On-Road Diesel                  0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
Worker Trips                    0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
  Total tons/year               0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
 
Phase 3 - Building Construction 
Bldg Const Off-Road Diesel      4.24     29.96     32.96         -      1.24      
1.24      0.00 
Bldg Const Worker Trips         0.04      0.04      0.69      0.00      0.00      
0.00      0.00 
Arch Coatings Off-Gas          13.13         -         -         -         -         
-         - 
Arch Coatings Worker Trips      0.01      0.01      0.17      0.00      0.00      
0.00      0.00 
Asphalt Off-Gas                 0.07         -         -         -         -         
-         - 
Asphalt Off-Road Diesel         0.06      0.36      0.52         -      0.01      
0.01      0.00 
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Asphalt On-Road Diesel          0.01      0.19      0.04      0.00      0.00      
0.00      0.00 
Asphalt Worker Trips            0.00      0.00      0.00      0.00      0.00      
0.00      0.00 
  Total tons/year              17.56     30.56     34.38      0.00      1.25      
1.25      0.00 
 
  Total all phases tons/yr     17.56     30.56     34.38      0.00      1.25      
1.25      0.00 
 
 
 
 
 
Page: 3 
 
 
 
Phase 1 - Demolition Assumptions:  Phase Turned OFF 
 
Phase 2 - Site Grading Assumptions 
Start Month/Year for Phase 2: May '07 
Phase 2 Duration: 1.3 months 
On-Road Truck Travel (VMT): 0 
Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
     2    Graders                               174          0.575            8.0 
     2    Off Highway Trucks                    417          0.490            8.0 
     2    Other Equipment                       190          0.620            8.0 
     2    Rubber Tired Dozers                   352          0.590            8.0 
     2    Tractor/Loaders/Backhoes               79          0.465            8.0 
 
Phase 3 - Building Construction Assumptions 
Start Month/Year for Phase 3: Jun '07 
Phase 3 Duration: 10.7 months 
  Start Month/Year for SubPhase Building: Jun '07 
  SubPhase Building Duration: 10.7 months 
  Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
    16    Concrete/Industrial saws               84          0.730            8.0 
    32    Other Equipment                       190          0.620            8.0 
    16    Rough Terrain Forklifts                94          0.475            8.0 
  Start Month/Year for SubPhase Architectural Coatings: Mar '08 
  SubPhase Architectural Coatings Duration: 1.1 months 
  Start Month/Year for SubPhase Asphalt: Apr '08 
  SubPhase Asphalt Duration: 0.5 months 
  Acres to be Paved: 50 
  Off-Road Equipment 
  No.     Type                               Horsepower    Load Factor     
Hours/Day 
     5    Pavers                                132          0.590            8.0 
     5    Rollers                               114          0.430            8.0 
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AREA SOURCE EMISSION ESTIMATES 
    Source                       ROG       NOx        CO       SO2      PM10 
 Natural Gas                    0.09      1.25      0.50         -      0.00 
 Wood Stoves                    0.00      0.00      0.00      0.00      0.00 
 Fireplaces                     0.00      0.00      0.00      0.00      0.00 
 Landscaping                    0.00      0.00      0.03      0.00      0.00 
 Consumer Prdcts                0.00         -         -         -         - 
 TOTALS (tpy, unmitigated)      0.10      1.25      0.54      0.00      0.00 
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               UNMITIGATED OPERATIONAL EMISSIONS 
 
                                 ROG       NOx        CO       SO2      PM10 
Regnl shop. center             42.33     51.87    452.89      0.25     43.36 
 
TOTAL EMISSIONS (tons/yr)      42.33     51.87    452.89      0.25     43.36 
 
Includes correction for passby trips. 
Does not include double counting adjustment for internal trips. 
 
OPERATIONAL (Vehicle) EMISSION ESTIMATES 
 
Analysis Year: 2008  Temperature (F): 85   Season: Annual 
 
EMFAC Version: EMFAC2002 (9/2002) 
 
Summary of Land Uses:  
 
Unit Type                       Trip Rate                    Size    Total Trips 
 
Regnl shop. center          49.58 trips / 1000 sq. ft.       710.00    35,201.80 
 
Vehicle Assumptions: 
 
Fleet Mix:  
 
Vehicle Type             Percent Type    Non-Catalyst     Catalyst         Diesel 
Light Auto                  55.00            1.60           98.00            0.40 
Light Truck < 3,750   lbs   15.00            2.70           95.30            2.00 
Light Truck  3,751- 5,750   16.20            1.20           97.50            1.30 
Med Truck    5,751- 8,500    7.20            1.40           95.80            2.80 
Lite-Heavy   8,501-10,000    1.10            0.00           81.80           18.20 
Lite-Heavy  10,001-14,000    0.40            0.00           50.00           50.00 
Med-Heavy   14,001-33,000    1.00            0.00           20.00           80.00 
Heavy-Heavy 33,001-60,000    0.90            0.00           11.10           88.90 
Line Haul > 60,000    lbs    0.00            0.00            0.00          100.00 
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Urban Bus                    0.20            0.00           50.00           50.00 
Motorcycle                   1.70           76.50           23.50            0.00 
School Bus                   0.10            0.00            0.00          100.00 
Motor Home                   1.20            8.30           83.30            8.40 
 
Travel Conditions 
                                 Residential                  Commercial 
                          Home-     Home-     Home-   
                          Work      Shop      Other   Commute  Non-Work Customer 
Urban Trip Length (miles) 10.8       7.3       7.5       9.5       7.4       7.4 
Rural Trip Length (miles) 16.8       7.1       7.9      14.7       6.6       6.6 
Trip Speeds (mph)         35.0      35.0      35.0      35.0      35.0      35.0 
% of Trips - Residential  32.9      18.0      49.1 
 
% of Trips - Commercial (by land use) 
Regnl shop. center                                       2.0       1.0      97.0 
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Changes made to the default values for Land Use Trip Percentages 
 
The Primary Trip % for Regnl shopping cntr changed from 55 to 50 
The Diverted Trip % for Regnl shopping cntr changed from 35 to 40 
 
Changes made to the default values for Construction 
 
 
Changes made to the default values for Area 
 
The landscape year changed from 2004 to 2008. 
 
Changes made to the default values for Operations 
 
The pass by trips option switch changed from off to on. 
The operational emission year changed from 2004 to 2008. 
The travel mode environment settings changed from  both to: non-residential 
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Analysis Year 2025 Operational Emissions 
Page: 1 
 
 
 
               URBEMIS 2002 For Windows   7.5.0 
                
File Name:                      C:\Documents and 
Settings\mxm\Desktop\Weston\URBEMIS Files\Weston 2025 8-29-06.urb 
Project Name:                   weston construction and ops 
Project Location:               San Joaquin Valley 
On-Road Motor Vehicle Emissions Based on EMFAC2002 version 2.2 
                
                       SUMMARY REPORT     
                         (Tons/Year)      
 
AREA SOURCE EMISSION ESTIMATES 
                                 ROG       NOx        CO       SO2      PM10 
 TOTALS (tpy, unmitigated)      0.09      1.25      0.53      0.00      0.00 
  
  
OPERATIONAL (VEHICLE) EMISSION ESTIMATES 
                                 ROG       NOx        CO       SO2      PM10 
 TOTALS (tpy, unmitigated)     12.05     12.33    116.78      0.25     43.16 
 TOTALS (tpy, mitigated)       12.05     12.33    116.78      0.25     43.16 
 
SUM OF AREA AND OPERATIONAL EMISSION ESTIMATES 
                                 ROG       NOx        CO       SO2      PM10    
 TOTALS (tpy, unmitigated)     12.14     13.58    117.31      0.25     43.16 
 Both Area and Operational Mitigation must be turned on to get a combined 
mitigated total. 
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               URBEMIS 2002 For Windows   7.5.0 
                
File Name:                      C:\Documents and 
Settings\mxm\Desktop\Weston\URBEMIS Files\Weston 2025 8-29-06.urb 
Project Name:                   weston construction and ops 
Project Location:               San Joaquin Valley 
On-Road Motor Vehicle Emissions Based on EMFAC2002 version 2.2 
                
                        DETAIL REPORT     
                         (Tons/Year)      
 
 
AREA SOURCE EMISSION ESTIMATES 
    Source                       ROG       NOx        CO       SO2      PM10 
 Natural Gas                    0.09      1.25      0.50         -      0.00 
 Wood Stoves                    0.00      0.00      0.00      0.00      0.00 
 Fireplaces                     0.00      0.00      0.00      0.00      0.00 
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 Landscaping                    0.00      0.00      0.02      0.00      0.00 
 Consumer Prdcts                0.00         -         -         -         - 
 TOTALS (tpy, unmitigated)      0.09      1.25      0.53      0.00      0.00 
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               UNMITIGATED OPERATIONAL EMISSIONS 
 
                                 ROG       NOx        CO       SO2      PM10 
Regnl shop. center             12.05     12.33    116.78      0.25     43.16 
 
TOTAL EMISSIONS (tons/yr)      12.05     12.33    116.78      0.25     43.16 
 
Includes correction for passby trips. 
Does not include double counting adjustment for internal trips. 
 
OPERATIONAL (Vehicle) EMISSION ESTIMATES 
 
Analysis Year: 2025  Temperature (F): 85   Season: Annual 
 
EMFAC Version: EMFAC2002 (9/2002) 
 
Summary of Land Uses:  
 
Unit Type                       Trip Rate                    Size    Total Trips 
 
Regnl shop. center          49.58 trips / 1000 sq. ft.       710.00    35,201.80 
 
Vehicle Assumptions: 
 
Fleet Mix:  
 
Vehicle Type             Percent Type    Non-Catalyst     Catalyst         Diesel 
Light Auto                  53.50            0.00          100.00            0.00 
Light Truck < 3,750   lbs   15.70            0.00           99.40            0.60 
Light Truck  3,751- 5,750   16.50            0.00          100.00            0.00 
Med Truck    5,751- 8,500    7.50            0.00           98.70            1.30 
Lite-Heavy   8,501-10,000    1.00            0.00           80.00           20.00 
Lite-Heavy  10,001-14,000    0.30            0.00           66.70           33.30 
Med-Heavy   14,001-33,000    0.90            0.00           22.20           77.80 
Heavy-Heavy 33,001-60,000    0.80            0.00            0.00          100.00 
Line Haul > 60,000    lbs    0.00            0.00            0.00          100.00 
Urban Bus                    0.20            0.00           50.00           50.00 
Motorcycle                   1.50           40.00           60.00            0.00 
School Bus                   0.10            0.00            0.00          100.00 
Motor Home                   2.00            0.00           90.00           10.00 
 
Travel Conditions 
                                 Residential                  Commercial 
                          Home-     Home-     Home-   
                          Work      Shop      Other   Commute  Non-Work Customer 
Urban Trip Length (miles) 10.8       7.3       7.5       9.5       7.4       7.4 
Rural Trip Length (miles) 16.8       7.1       7.9      14.7       6.6       6.6 
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Trip Speeds (mph)         35.0      35.0      35.0      35.0      35.0      35.0 
% of Trips - Residential  32.9      18.0      49.1 
 
% of Trips - Commercial (by land use) 
Regnl shop. center                                       2.0       1.0      97.0 
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Changes made to the default values for Land Use Trip Percentages 
 
The Primary Trip % for Regnl shopping cntr changed from 55 to 50 
The Diverted Trip % for Regnl shopping cntr changed from 35 to 40 
 
Changes made to the default values for Construction 
 
 
Changes made to the default values for Area 
 
The landscape year changed from 2004 to 2020. 
 
Changes made to the default values for Operations 
 
The pass by trips option switch changed from off to on. 
The operational emission year changed from 2004 to 2025. 
The travel mode environment settings changed from  both to: non-residential 
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Caline4—Carbon Monoxide Emission Modeling Output 

Existing—2005 
 
           CALINE4: CALIFORNIA LINE SOURCE DISPERSION MODEL 
                    JUNE 1989 VERSION 
                    PAGE   1 
 
               JOB: Weston Ranch - Existing                  
               RUN: Hour 1           (WORST CASE ANGLE) 
         POLLUTANT: Carbon Monoxide                
 
 
   I.  SITE VARIABLES 
 
          U=    .5 M/S             Z0= 100. CM            ALT=     3. (M)  
        BRG= WORST CASE            VD=   .0 CM/S 
       CLAS=     7 (G)             VS=   .0 CM/S 
       MIXH= 1000. M              AMB=   .0 PPM 
      SIGTH=    5. DEGREES       TEMP= 12.0 DEGREE (C) 
 
 
  II.  LINK VARIABLES 
 
       LINK      *  LINK COORDINATES (M)   *              EF     H     W   
    DESCRIPTION  *   X1    Y1    X2    Y2  * TYPE  VPH  (G/MI)  (M)   (M)  
 ----------------*-------------------------*------------------------------ 
 A. Segment 1    *   366  1922   549  1952 *  AG   1542   4.8     .0  22.0 
 B. Segment 1    *   549  1952   732  2074 *  AG   1542   4.8     .0  22.0 
 C. Segment 8    *   549   355   732   355 *  AG   1259   4.1     .0  13.0 
 D. Segment 8    *   732   355  1464   366 *  AG   1259   4.1     .0  13.0 
 E. Segment 3    *   612  1281   612  1098 *  AG    336   5.0     .0  16.0 
 F. Segment 3    *   612  1098   669   915 *  AG    336   5.0     .0  16.0 
 
 
 III.  RECEPTOR LOCATIONS  
 
             *    COORDINATES (M)  
   RECEPTOR  *    X      Y      Z 
 ------------*--------------------- 
 1. Recpt 1  *    458   1941   1.8 
 2. Recpt 2  *    732    360   1.8 
 3. Recpt 3  *    623   1098   1.8 
 
 
  IV.  MODEL RESULTS (WORST CASE WIND ANGLE ) 
 
             *       * PRED  *           CONC/LINK 
             *  BRG  * CONC  *             (PPM) 
  RECEPTOR   * (DEG) * (PPM) *   A    B    C    D    E    F 
-------------*-------*-------*------------------------------ 
 1. Recpt 1  *   78. *   1.0 *   .8   .2   .0   .0   .0   .0 
 2. Recpt 2  *   91. *   1.4 *   .0   .0   .0  1.4   .0   .0 
 3. Recpt 3  *  170. *    .3 *   .0   .0   .0   .0   .0   .2 
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Near Term Plus Project 
 
           CALINE4: CALIFORNIA LINE SOURCE DISPERSION MODEL 
                    JUNE 1989 VERSION 
                    PAGE   1 
 
               JOB: Weston Ranch - Near Term + Proj          
               RUN: Hour 1           (WORST CASE ANGLE) 
         POLLUTANT: Carbon Monoxide                
 
 
   I.  SITE VARIABLES 
 
          U=    .5 M/S             Z0= 100. CM            ALT=     3. (M)  
        BRG= WORST CASE            VD=   .0 CM/S 
       CLAS=     7 (G)             VS=   .0 CM/S 
       MIXH= 1000. M              AMB=   .0 PPM 
      SIGTH=    5. DEGREES       TEMP= 12.0 DEGREE (C) 
 
 
  II.  LINK VARIABLES 
 
       LINK      *  LINK COORDINATES (M)   *              EF     H     W   
    DESCRIPTION  *   X1    Y1    X2    Y2  * TYPE  VPH  (G/MI)  (M)   (M)  
 ----------------*-------------------------*------------------------------ 
 A. Segment 1    *   366  1922   549  1952 *  AG   3325   2.7     .0  22.0 
 B. Segment 1    *   549  1952   732  2074 *  AG   3325   2.7     .0  22.0 
 C. Segment 8    *   549   355   732   355 *  AG   4266   2.6     .0  13.0 
 D. Segment 8    *   732   355  1464   366 *  AG   4266   2.6     .0  13.0 
 E. Segment 3    *   612  1281   612  1098 *  AG    858   3.2     .0  16.0 
 F. Segment 3    *   612  1098   669   915 *  AG    858   3.2     .0  16.0 
 
 
 III.  RECEPTOR LOCATIONS  
 
             *    COORDINATES (M)  
   RECEPTOR  *    X      Y      Z 
 ------------*--------------------- 
 1. Recpt 1  *    458   1941   1.8 
 2. Recpt 2  *    732    360   1.8 
 3. Recpt 3  *    623   1098   1.8 
 
 
  IV.  MODEL RESULTS (WORST CASE WIND ANGLE ) 
 
             *       * PRED  *           CONC/LINK 
             *  BRG  * CONC  *             (PPM) 
  RECEPTOR   * (DEG) * (PPM) *   A    B    C    D    E    F 
-------------*-------*-------*------------------------------ 
 1. Recpt 1  *   79. *   1.2 *   .9   .2   .0   .0   .0   .0 
 2. Recpt 2  *   92. *   2.5 *   .0   .0   .0  2.5   .0   .0 
 3. Recpt 3  *  171. *    .4 *   .0   .0   .0   .0   .0   .3 
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Year 2025 Plus Project 
 
           CALINE4: CALIFORNIA LINE SOURCE DISPERSION MODEL 
                    JUNE 1989 VERSION 
                    PAGE   1 
 
               JOB: Weston Ranch - Cumul 2025 + Proj         
               RUN: Hour 1           (WORST CASE ANGLE) 
         POLLUTANT: Carbon Monoxide                
 
 
   I.  SITE VARIABLES 
 
          U=    .5 M/S             Z0= 100. CM            ALT=     3. (M)  
        BRG= WORST CASE            VD=   .0 CM/S 
       CLAS=     7 (G)             VS=   .0 CM/S 
       MIXH= 1000. M              AMB=   .0 PPM 
      SIGTH=    5. DEGREES       TEMP= 12.0 DEGREE (C) 
 
 
  II.  LINK VARIABLES 
 
       LINK      *  LINK COORDINATES (M)   *              EF     H     W   
    DESCRIPTION  *   X1    Y1    X2    Y2  * TYPE  VPH  (G/MI)  (M)   (M)  
 ----------------*-------------------------*------------------------------ 
 A. Segment 1    *   366  1922   549  1952 *  AG   3750    .9     .0  22.0 
 B. Segment 1    *   549  1952   732  2074 *  AG   3750    .9     .0  22.0 
 C. Segment 8    *   549   355   732   355 *  AG   5486    .9     .0  13.0 
 D. Segment 8    *   732   355  1464   366 *  AG   5486    .9     .0  13.0 
 E. Segment 3    *   612  1281   612  1098 *  AG    758   1.1     .0  16.0 
 F. Segment 3    *   612  1098   669   915 *  AG    758   1.1     .0  16.0 
 
 
 III.  RECEPTOR LOCATIONS  
 
             *    COORDINATES (M)  
   RECEPTOR  *    X      Y      Z 
 ------------*--------------------- 
 1. Recpt 1  *    458   1941   1.8 
 2. Recpt 2  *    732    360   1.8 
 3. Recpt 3  *    623   1098   1.8 
 
 
  IV.  MODEL RESULTS (WORST CASE WIND ANGLE ) 
 
             *       * PRED  *           CONC/LINK 
             *  BRG  * CONC  *             (PPM) 
  RECEPTOR   * (DEG) * (PPM) *   A    B    C    D    E    F 
-------------*-------*-------*------------------------------ 
 1. Recpt 1  *   79. *    .4 *   .3   .0   .0   .0   .0   .0 
 2. Recpt 2  *   92. *   1.1 *   .0   .0   .0  1.1   .0   .0 
 3. Recpt 3  *  171. *    .1 *   .0   .0   .0   .0   .0   .1 
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APPENDIX G 
Potentially Occurring Special-Status Species 
Weston Ranch Towne Center Project 

The “Potential for Occurrence” category is defined as follows: 

Unlikely:  The project site and/or immediate area do not support suitable habitat for a 
particular species or project site is outside the species’ known range. 

Low Potential:  The project site and/or immediate area provide only limited habitat for a 
particular species. In addition, the known range for a particular species may be outside the 
project area. 

Medium Potential:  The project site and/or adjacent areas that could be affected by the 
project provide suitable habitat for a particular species; species has not been documented in 
the project area. 

High Potential:  The project site and/or immediate area provide ideal habitat conditions for 
a particular species; species has been documented in the project area. 
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Scientific Name  
Common Name 

Listing 
Status 

(Federal/ 
State/CNPS) General Habitat Potential for Occurrence 

Covered 
by 

SJMSCP?

Plants     

Aster lentus 
Suisun Marsh aster 

FSC/--/1B Brackish and freshwater 
marshes and swamps. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Astragalus tener var. 
tener 

Alkali milk-vetch 

FSC/--/1B Alkali playa, valley and foothill 
grassland, and vernal pools. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Atriplex joaquiniana 
San Joaquin 
spearscale 
(=saltbrush) 

FSC/--/1B Seasonal alkali wetlands or 
sink scrub within chenopod 
scrub, meadows, and 
grasslands. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Blepharizonia plumosa 
ssp. plumosa 

Big tarplant 

FSC/--/1B Valley and foothill grassland 
habitats. Usually occurs on 
slopes and often in burned 
areas. 

Unlikely. 
Not detected during surveys. 

N 

Carex comosa 
Bristly sedge 

--/--/2 Marshes and swamps. Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Castilleja campestris ssp. 
Succulenta 

Succulent (=fleshy) 
owl’s-clover 

FT/SE/1B Vernal pools (often acidic). Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Cirsium crassicaule 
Slough thistle 

FSC/--/1B Endemic to the San Joaquin 
Valley. Found in chenopod 
scrub, marshes, swamps, and 
riparian scrub habitats. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Cordylanthus palmatus 
Palmate-bracted 
bird’s-beak 

FE/SE/1B Pescadero silty clay within 
chenopod scrub and 
grasslands. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Erodium macrophyllum 
Round-leaved filaree 

--/--/2 Open habitat with friable clay 
soils in valley and foothill 
grasslands and foothill 
woodlands. 

Unlikely. 
Not detected during surveys. 

N 

Eryngium racemosum 
Delta coyote-thistle 
(=button-celery) 

--/SE/1B Riparian scrub habitats. Often 
found on clay soils in 
seasonally inundated 
floodplains. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Hibiscus lasiocarpus 
Rose-mallow 

--/--/2 Marshes and swamps. Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Lathyrus jepsonii var. 
jepsonii 

Delta tule pea 

FSC/--/1B Freshwater and brackish 
marshes. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Lilaeopsis masonii 
Mason’s lilaeopsis 

FSC/SR/1B Freshwater and brackish 
marshes and riparian scrub. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Limosella subulata 
Delta mudwort 

--/--/2 Riparian scrub, freshwater 
marsh, and brackish marsh 
habitats. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Sagittaria sanfordii 
Valley Sagittaria 
(=Sanford’s 
arrowhead) 

FSC/--/1B Marshes and swamps. Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 
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Scientific Name  
Common Name 

Listing 
Status 

(Federal/ 
State/CNPS) General Habitat Potential for Occurrence 

Covered 
by 

SJMSCP?

Scutellaria lateriflora 
Blue skullcap 

--/--/2 Found in wet meadow and 
marsh habitats. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Trichocoronis wrightii var. 
wrightii 

Wright’s trichocoronis 

--/--/2 Alkaline soils in marshes, 
riparian forest, meadows, 
seeps, and vernal pools. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Tropidocarpum 
capparideum 

Caper-fruited 
tropidocarpum 

FSC/--/1A Alkaline hills of valley and 
foothill grassland habitats. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Animals—Invertebrates     

Anthicus antiochensis 
Antioch Dunes anthicid 
beetle 

FSC/--/-- Loose, sandy soil occurring as 
dunes or along riparian areas. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Anthicus sacramento 
Sacramento anthicid 
beetle 

FSC/--/-- Restricted to sand dune areas 
of the Sacramento/San 
Joaquin Delta. Uses sand slip 
faces among bamboo and 
willow. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Branchinecta lynchi 
Vernal pool fairy 
shrimp 

FT/--/-- Vernal pools, swales, and 
other seasonal aquatic 
habitats in grasslands. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Branchinecta 
mesovallensis 

Mid-valley fairy shrimp 

FSC/--/-- Lifecycle restricted to shallow 
vernal pools. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Desmocerus californicus 
dimorphus 

Valley elderberry 
longhorn beetle 

FT/--/-- Elderberry shrubs. Unlikely. 
Project Area does not contain 
suitable habitat. No elderberry 
shrubs were detected during 
the reconnaissance surveys. 

Y 

Lepidurus packardi 
Vernal pool tadpole 
shrimp 

FE/--/-- Life cycle restricted to vernal 
pools. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Linderiella occidentalis 
California linderiella 
fairy shrimp 

FSC/--/-- Lifecycle restricted to vernal 
pools. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Lytta molesta 
Molestan blister beetle 

FSC/--/-- Lifecycle restricted to vernal 
pools. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Animals—Fish     

Acipenser medirostris 
Green sturgeon 

FC/CSC/-- Spawn in the Sacramento 
River and the Klamath River. 
Preferred spawning substrate 
is large cobble, but can range 
from clean sand to bedrock. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Hypomesus 
transpacificus 

Delta smelt (Critical 
Habitat) 

FT/ST/-- Open surface waters in the 
Sacramento/San Joaquin 
Delta. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Lampetra ayresi 
River lamprey 

FSC/CSC/ 
-- 

Lower Sacramento River, San 
Joaquin River, and Russian 
River. May also occur in 
coastal streams north of San 
Francisco Bay. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 
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Scientific Name  
Common Name 

Listing 
Status 

(Federal/ 
State/CNPS) General Habitat Potential for Occurrence 

Covered 
by 

SJMSCP?

Lampetra hubbsi 
Kern brook lamprey 

FSC/CSC/ 
-- 

Lower reaches of the Merced 
River, Kaweah River, Kings 
River, and San Joaquin River. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Lampetra tridentate 
Pacific lamprey 

FSC/--/-- Estuaries and nearby ocean 
areas, migrates upstream to 
spawn. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Oncorhynchus 
tshawytscha 

Central Valley fall/late-
fall run chinook salmon 

FC/CSC/-- Sacramento and San Joaquin 
Rivers and their tributaries. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Oncorhynchus 
tshawytscha 

Winter-run chinook 
salmon 

FE/SE/-- Spawns in Sacramento River 
and tributaries where gravelly 
substrate and shaded riparian 
habitat occurs. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Oncorhynchus 
tshawytscha 

Central Valley spring-
run chinook salmon 

FT/ST/-- Sacramento and San Joaquin 
Rivers and their tributaries. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Oncorhynchus mykiss 
irideus 

Central Valley 
steelhead 

FT/--/-- Sacramento and San Joaquin 
Rivers and their tributaries. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Pogonichthys 
macrolepidotus 

Sacramento splittail 

FSC/CSC/-- Delta and associated 
marshes. Requires flooded 
vegetation for spawning and 
juvenile foraging habitat. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Spirinchus thaleichthys 
Longfin smelt 

FSC/CSC/-- Found in all major bays and 
estuaries from San Francisco 
Bay northward. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Animals—Amphibians     

Ambystoma californiense 
California tiger 
salamander 

FT/CSC/-- Annual grassland and grassy 
understory of valley-foothill 
hardwood habitats in central 
and northern California. Need 
underground refuges and 
vernal pools or other seasonal 
water sources. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Rana aurora draytonii 
California red-legged 
frog 

FT/CSC/-- Breeds in slow moving 
streams, ponds, and marshes 
with emergent vegetation; 
forages in nearby uplands 
within about 200 feet. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Spea (=Scaphiopus) 
hammondii 

Western spadefoot 
toad 

FSC/CSC/-- Breed in shallow, temporary 
pools formed by winter rains. 
Takes refuge in burrows. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Animals—Reptiles     

Anniella pulchra pulchra 
Silvery legless lizard 

FSC/CSC/-- Burrows in loose soils (sand, 
loam, or humus) associated 
with drainages and valley 
bottoms. 

Low Potential. 
Very limited and disturbed 
potential habitat in Project 
Area. 

N 



G. Potentially Occurring Special-Status Species 

Weston Ranch Towne Center Project G-5 ESA / 204152 
Administrative Draft Environmental Impact Report II  September 2006 

Scientific Name  
Common Name 

Listing 
Status 

(Federal/ 
State/CNPS) General Habitat Potential for Occurrence 

Covered 
by 

SJMSCP?

Emys (=Clemmys) 
marmorata 

Western pond turtle 

FSC/CSC/-- Ponds, marshes, rivers, 
streams, and irrigation ditches 
with aquatic vegetation. 
Requires basking sites and 
suitable upland habitat for 
egg-laying. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Masticophis flagellum 
ruddocki 

San Joaquin 
coachwhip 
(=whipsnake) 

FSC/CSC/-- Dry, open areas in brushland 
and rocky hillsides. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Phrynosoma coronatum 
frontale 

California horned 
lizard 

FSC/CSC/-- Nests in loose soil within 
riparian and oak woodland 
habitats. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Thamnophis gigas 
Giant garter snake 

FT/ST/-- Freshwater marsh, low 
gradient streams, drainage 
canals, and irrigation ditches; 
uplands within about 200 feet 
of aquatic habitat. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Animals—Birds     

Agelaius tricolor 
Tricolored blackbird 

FSC/CSC/-- 
(nesting 
colony) 

Largely endemic to California, 
most numerous in the Central 
Valley and nearby vicinity. 
Requires open water, 
protected nesting substrate, 
and foraging grounds within 
vicinity of the nesting colony. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Amphispiza belli belli 
Bell’s sage sparrow 

FSC/CSC/-- Sage scrub habitat. Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Athene cunicularia 
Burrowing owl 

FSC/CSC/-- 
(burrow 
sites) 

Open, dry annual or perennial 
grasslands characterized by 
low-growing vegetation. 
Subterranean nester, 
dependent upon burrowing 
mammals. 

Medium Potential. 
Very limited and disturbed 
potential habitat in Project 
Area. Unidentified burrow was 
detected during the 
reconnaissance survey along 
the eastern boundary of the 
Project Area. 

Y 

Branta canadensis 
leucopareia 

Aleutian Canada 
goose 

FD/--/-- 
(wintering) 

Winter resident in the Central 
Valley. Tends to graze in open 
fields near water. 

Low Potential. 
Potentially suitable, but limited 
and disturbed foraging habitat 
occurs in the Project Area. 

Y 

Buteo regalis 
Ferruginous hawk 

FSC/CSC/-- 
(wintering) 

Uncommon wintering species 
throughout the Central Valley. 
Forages for rodents over open 
country. 

Medium Potential. 
Potentially suitable foraging 
habitat occurs in the Project 
Area. 

Y 

Buteo swainsoni 
Swainson’s hawk 

--/ST/-- Forages in grasslands and 
open agricultural fields. 
Breeds in oak savanna and 
riparian areas. 

High Potential. 
Potential nesting and foraging 
habitat present in the Project 
Area. Juvenile observed on a 
stick nest on Blake Circle 
within ½ mile of the Project 
Area by ESA biologists during 
a site visit on July 2, 2003. 

Y 
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Scientific Name  
Common Name 

Listing 
Status 

(Federal/ 
State/CNPS) General Habitat Potential for Occurrence 

Covered 
by 

SJMSCP?

Carduelis lawrencei 
Lawrence’s goldfinch 

FSC/--/-- 
(nesting) 

Breeds in open, dry 
woodlands, especially oaks. 

Unlikely. 
Project Area is outside of 
known breeding range. 

N 

Chaetura vauxi 
Vaux’s swift 

FSC/CSC/-- 
(nesting) 

Nests primarily in coniferous 
habitats from May through 
August. 

Unlikely. 
Project Area is outside of 
known breeding range. 

N 

Charadrius montanus 
Mountain plover 

FSC/CSC/-- 
(wintering) 

Winters in barren agricultural 
fields and grasslands with 
sparse vegetation between 
September and March. 

Medium Potential. 
Potentially suitable foraging 
habitat occurs in the Project 
Area. 

Y 

Elanus leucurus 
White-tailed (=black 
shouldered) kite 

FSC/CFP/-- 
(nesting) 

Nests in dense oak, willow, or 
other tree stands near open 
grasslands, meadows, 
farmlands, and emergent 
wetlands for foraging. 

Medium Potential. 
Potentially suitable habitat 
occurs in the Project Area. 

Y 

Empidonax traillii 
brewsteri 

Little willow flycatcher 

--/SE/-- 
(nesting) 

Wet meadow and montane 
riparian habitats at 600–2,500 
meters. 

Unlikely. 
Project Area is outside of 
known breeding range. 

N 

Falco peregrinus anatum 
American peregrine 
falcon 

FD/SE/-- 
(nesting) 

Breeds on high cliffs, banks, 
dunes, mounds, and human-
made structures near 
wetlands, lakes, rivers, or 
other sources of water. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Grus canadensis tabida 
Greater sandhill crane 

--/ST, CFP/-- 
(nesting & 
wintering) 

Winters in Central Valley 
within annual and perennial 
grasslands, croplands, and 
freshwater emergent wetlands.

Medium Potential. 
Potentially suitable foraging 
habitat occurs in the Project 
Area. 

Y 

Haliaeetus leucocephalus 
Bald eagle 

FT, FPD/SE, 
CFP/--  

(nesting & 
wintering) 

Nests near lakes, reservoirs, 
and large rivers. Winters near 
similar habitats at lower 
latitudes. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Lanius ludovicianus 
Loggerhead shrike 

FSC/CSC/-- 
(nesting) 

Nests in dense shrub or tree 
foliage; forages in scrub, open 
woodlands, grasslands, and 
croplands. 

High Potential. 
Potentially suitable breeding 
and foraging habitat occurs in 
the Project Area. One 
individual was observed 
perched on a power line 
during the reconnaissance 
survey. 

Y 

Laterallus jamaicensis 
coturniculus 

California black rail 

FSC/ST, 
CFP/-- 

Saline, brackish, and fresh 
emergent wetlands. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Limosa fedoa 
Marbled godwit 

FSC/--/-- A common to abundant 
migrant and winter visitant 
from mid-August to early May 
in estuarine habitats the length 
of the state. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Melanerpes lewis 
Lewis’ woodpecker 

FSC/--/-- 
(nesting) 

Uncommon local winter 
resident of oak savannas and 
coniferous habitat. 

Unlikely. 
Project Area does not contain 
suitable breeding habitat. 

N 

Numenius americanus 
Long-billed curlew 

FSC/CSC/-- 
(nesting) 

Winters in the Central Valley in 
croplands and wetlands, 
breeds in northeastern 
California. 

Unlikely. 
Project Area does not contain 
suitable breeding habitat. 

Y 
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Scientific Name  
Common Name 

Listing 
Status 

(Federal/ 
State/CNPS) General Habitat Potential for Occurrence 

Covered 
by 

SJMSCP?

Plegadis chihi 
White-faced ibis 

FSC/CSC/-- 
(rookery site) 

Nest and forages in freshwater 
marshes and rivers. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Selasphorus rufus 
Rufous hummingbird 

FSC/--/-- 
(nesting) 

Spring migrant through region; 
forages in oak woodlands, 
riparian, and chaparral 
habitats. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Toxostoma redivivum 
California thrasher 

FSC/--/-- Nests in dense chaparral 
habitats from March through 
August. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

N 

Animals—Mammals     

Corynorhinus (=Plecotus) 
townsendii townsendii 

Townsend’s (=Pacific) 
western big-eared bat  

FSC/CSC/-- Found throughout CA, highly 
associated with mines and 
caves. Commonly feeds on 
moths. Maternity colony most 
active from May through July. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Eumops perotis 
californicus 

Greater western 
mastiff-bat 

FSC/CSC/-- Roosts primarily in crevices 
within cliffs and canyons, 
occasionally in buildings. 
Primarily feeds on moths. 
Maternity colonies active May 
through July. 

Medium Potential. 
Project Area contains limited 
roosting and foraging habitat. 
Potential roosting in structures 
to be demolished. 

Y 

Myotis ciliolabrum 
Small-footed myotis 
bat 

FSC/--/-- Primarily found in mid to high 
elevations (6,000 feet). Roosts 
in cavities within trees and 
mines. 

Unlikely. 
Project Area is outside of 
known range. 

Y 

Myotis volans 
Long-legged myotis 
bat 

FSC/--/-- Primarily found in forested 
habitats. Mostly roosts in large 
diameter trees and snags. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Myotis yumanensis 
Yuma myotis 

FSC/--/-- Often found near reservoirs. 
Roosts in buildings, trees, 
mines, caves, bridges, and 
rock crevices. Maternity 
colonies active May through 
July. 

Medium Potential. 
Project Area contains limited 
roosting and foraging habitat. 
Potential roosting in structures 
to be demolished.  

Y 

Perognathus inornatus 
inornatus 

San Joaquin pocket 
mouse 

FSC/--/-- Typically found in grasslands 
and blue oak savanna; needs 
friable soils. 

Low Potential. 
Very limited and disturbed 
potential habitat in Project 
Area. 

Y 

Neotoma fuscipes riparia 
Riparian (San Joaquin 
Valley) woodrat 

FE/CSC/-- Dense shrub cover with some 
trees. Requires cavities for 
breeding. Currently known 
only from the San Joaquin and 
Stanislaus rivers in the 
northern San Joaquin Valley. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Sylvilagus bachmani 
riparius 

Riparian brush rabbit 

FE/SE/-- Riparian communities within 
natural floodplains, dominated 
by willows, with clearings. 
Currently only known from the 
Stanislaus River. 

Unlikely. 
Project Area does not contain 
suitable habitat. 

Y 

Vulpes macrotis mutica 
San Joaquin kit fox 

FE/ST/-- Annual grasslands or grassy 
open stages with scattered 
shrubby vegetation. Requires 
suitable prey base and loose-
textured soils for burrowing. 

Unlikely. 
Project Area is outside of 
known range. 

Y 
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Common Name 

Listing 
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State/CNPS) General Habitat Potential for Occurrence 

Covered 
by 

SJMSCP?

  
SOURCE: U.S. Fish and Wildlife Service, 2004; California Natural Diversity Database, 2004; California Native Plant Society, 2004; San 

Joaquin Council of Governments, 2000. 

STATUS CODES: 
FEDERAL:  (U.S. Fish and Wildlife Service) 

FC = Candidate for Federal Listing 
FD = Federal Delisted 
FE = Listed as Endangered by the Federal Government 
FPD = Federal Proposed for Delisting 
FPT = Proposed for Listing as Threatened 
FSC = Federal Species of Special Concern 
FT = Listed as Threatened by the Federal Government 
-- = No listing 

STATE:  (California Department of Fish and Game) 
SE = Listed as Endangered by the State of California 
CFP = California Fully Protected 
SR = Listed as Rare by the State of California (plants only) 
CSC = California Species of Special Concern 
ST = Listed as Threatened by the State of California 
-- = No listing 

 
CNPS:  (California Native Plant Society) 

List 1A = Presumed extinct in California 
List 1B = Plants rare, threatened, or endangered in 

California and elsewhere 
List 2 = Plants rare, threatened, or endangered in 

California but more common elsewhere 
-- = No listing 
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APPENDIX H 
Noise Analysis 

Noise Modeling and Measurements 
The following pages contain the outputs from the FHWA model and Metrosonics db-308  
noise meters.
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FHWA Model 
Traffic Noise  Level Estimates rev 2/1/06 3-4 meters per lane 15m= 49.2 FEET

#1- Carolyn Weston Blvd (b/t 
McDougald and Manthey)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study 
Intersection 1 and 2) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 1,542 98.9 1,525 1.0 15 0.1 2 40 64 40 64 40 64 67.8 56.8 53.2 68.3 20 67.0 66.4
Near-Term PM 2,890 98.9 2,858 1.0 29 0.1 3 40 64 40 64 40 64 70.5 59.5 55.9 71.0 20 69.8 69.1
Near-Term + Project PM 3,325 98.9 3,288 1.0 33 0.1 3 40 64 40 64 40 64 71.1 60.2 56.5 71.6 20 70.4 69.7
Cum 2025 w/o Project PM 3,315 98.9 3,279 1.0 33 0.1 3 40 64 40 64 40 64 71.1 60.1 56.5 71.6 20 70.4 69.7
Cum 2025 + Project PM 3,750 98.9 3,709 1.0 38 0.1 4 40 64 40 64 40 64 71.7 60.7 57.0 72.1 20 70.9 70.3

#2- Carolyn Weston Blvd (b/t I-5 and 
Manthey)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study 
Intersection 2 and 3) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 1,753 98.9 1,734 1.0 18 0.1 2 40 64 40 64 40 64 68.4 57.4 53.7 68.8 20 67.6 67.0
Near-Term PM 2,270 98.9 2,245 1.0 23 0.1 2 40 64 40 64 40 64 69.5 58.5 54.8 70.0 20 68.7 68.1
Near-Term + Project PM 2,671 98.9 2,642 1.0 27 0.1 3 40 64 40 64 40 64 70.2 59.2 55.5 70.7 20 69.4 68.8
Cum 2025 w/o Project PM 2,670 98.9 2,641 1.0 27 0.1 3 40 64 40 64 40 64 70.2 59.2 55.5 70.7 20 69.4 68.8
Cum 2025 + Project PM 3,071 98.9 3,037 1.0 31 0.1 3 40 64 40 64 40 64 70.8 59.8 56.2 71.3 20 70.0 69.4

#3- McDougald (b/t  Carolyn Weston 
and Henry Long)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study 
Intersection 1 and 8) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 336 98.75 332 1.0 3 0.3 1 30 48 30 48 30 48 57.6 48.3 49.4 58.6 20 57.4 56.7
Near-Term PM 730 98.75 721 1.0 7 0.3 2 30 48 30 48 30 48 61.0 51.6 52.7 62.0 20 60.7 60.1
Near-Term + Project PM 858 98.75 847 1.0 9 0.3 2 30 48 30 48 30 48 61.7 52.3 53.4 62.7 20 61.4 60.8
Cum 2025 w/o Project PM 690 98.75 681 1.0 7 0.3 2 30 48 30 48 30 48 60.7 51.4 52.5 61.7 20 60.5 59.9
Cum 2025 + Project PM 758 98.75 749 1.0 8 0.3 2 30 48 30 48 30 48 61.1 51.8 52.9 62.2 20 60.9 60.3

#4- Manthey Rd (b/t Carolyn Weston 
and Henry Long)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study 
Intersection 2 and 9) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 727 98.9 719 1.0 7 0.1 1 45 72 45 72 45 72 66.0 54.4 50.4 66.4 20 65.2 64.5
Near-Term PM 660 98.9 653 1.0 7 0.1 1 45 72 45 72 45 72 65.6 53.9 49.9 66.0 20 64.7 64.1
Near-Term + Project PM 1,189 98.9 1,176 1.0 12 0.1 1 45 72 45 72 45 72 68.2 56.5 52.5 68.6 20 67.3 66.7
Cum 2025 w/o Project PM 800 98.9 791 1.0 8 0.1 1 45 72 45 72 45 72 66.4 54.8 50.8 66.8 20 65.6 65.0
Cum 2025 + Project PM 1,269 98.9 1,255 1.0 13 0.1 1 45 72 45 72 45 72 68.4 56.8 52.8 68.8 20 67.6 67.0

#5- McDougald (b/t  Henry Long and 
French Camp)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study 
Intersection 8 and 11) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 147 98.75 145 1.0 1 0.3 0 30 48 30 48 30 48 54.0 44.7 45.8 55.0 20 53.8 53.2
Near-Term PM 450 98.75 444 1.0 5 0.3 1 30 48 30 48 30 48 58.9 49.5 50.6 59.9 20 58.6 58.0
Near-Term + Project PM 854 98.75 843 1.0 9 0.3 2 30 48 30 48 30 48 61.6 52.3 53.4 62.7 20 61.4 60.8
Cum 2025 w/o Project PM 730 98.75 721 1.0 7 0.3 2 30 48 30 48 30 48 61.0 51.6 52.7 62.0 20 60.7 60.1
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#6- William Moss Blvd (b/t McDougald and 
Manthey)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study Intersection 6 
and 7) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 440 98.75 435 1.0 4 0.3 1 30 48 30 48 30 48 58.8 49.4 50.5 59.8 20 58.5 57.9
Near-Term PM 360 98.75 356 1.0 4 0.3 1 30 48 30 48 30 48 57.9 48.6 49.7 58.9 20 57.7 57.0
Near-Term + Project PM 634 98.75 626 1.0 6 0.3 2 30 48 30 48 30 48 60.3 51.0 52.1 61.4 20 60.1 59.5
Cum 2025 w/o Project PM 470 98.75 464 1.0 5 0.3 1 30 48 30 48 30 48 59.0 49.7 50.8 60.1 20 58.8 58.2
Cum 2025 + Project PM 504 98.75 498 1.0 5 0.3 1 30 48 30 48 30 48 59.4 50.0 51.1 60.4 20 59.1 58.5

#7- Henry Long Blvd (b/t McDougald and 
EWS Woods Blvd)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors

ROAD SEGMENT (Study Intersection 8) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT
% Auto % MT % HT

Existing PM 317 98.75 313 1.0 3 0.3 1 30 48 30 48 30 48 57.3 48.0 49.1 58.4 20 57.1 56.5
Near-Term PM 560 98.75 553 1.0 6 0.3 1 30 48 30 48 30 48 59.8 50.5 51.6 60.8 20 59.6 59.0
Near-Term + Project PM 560 98.75 553 1.0 6 0.3 1 30 48 30 48 30 48 59.8 50.5 51.6 60.8 20 59.6 59.0
Cum 2025 w/o Project PM 340 98.75 336 1.0 3 0.3 1 30 48 30 48 30 48 57.6 48.3 49.4 58.7 20 57.4 56.8
Cum 2025 + Project PM 380 98.75 375 1.0 4 0.3 1 30 48 30 48 30 48 58.1 48.8 49.9 59.2 20 57.9 57.3

#8a- French Camp Rd (b/t McDougald andI-
5)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study Intersection 
11 and 13) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 1,259 98.9 1,245 1.0 13 0.1 1 45 72 45 72 45 72 68.4 56.7 52.7 68.8 20 67.6 66.9
Near-Term PM 1,630 98.9 1,612 1.0 16 0.1 2 45 72 45 72 45 72 69.5 57.9 53.9 69.9 20 68.7 68.0
Near-Term + Project PM 4,266 98.9 4,219 1.0 43 0.1 4 45 72 45 72 45 72 73.7 62.0 58.0 74.1 20 72.9 72.2
Cum 2025 w/o Project PM 2,920 98.9 2,888 1.0 29 0.1 3 45 72 45 72 45 72 72.1 60.4 56.4 72.5 20 71.2 70.6
Cum 2025 + Project PM 5,486 98.9 5,426 1.0 55 0.1 5 45 72 45 72 45 72 74.8 63.1 59.1 75.2 20 73.9 73.3

#8b- French Camp Rd (b/t McDougald andI-
5)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study Intersection 
11 and 13) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 1,259 98.9 1,245 1.0 13 0.1 1 45 72 45 72 45 72 68.4 56.7 52.7 68.8 20 67.6 66.9
Near-Term PM 1,630 98.9 1,612 1.0 16 0.1 2 45 72 45 72 45 72 69.5 57.9 53.9 69.9 20 68.7 68.0
Near-Term + Project PM 4,087 98.9 4,042 1.0 41 0.1 4 45 72 45 72 45 72 73.5 61.8 57.9 73.9 20 72.7 72.0
Cum 2025 w/o Project PM 2,920 98.9 2,888 1.0 29 0.1 3 45 72 45 72 45 72 72.1 60.4 56.4 72.5 20 71.2 70.6
Cum 2025 + Project PM 5,486 98.9 5,426 1.0 55 0.1 5 45 72 45 72 45 72 74.8 63.1 59.1 75.2 20 73.9 73.3

#9- French Camp Rd (b/t McDougald and 
EWS Woods Blvd)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study Intersection 
10 and 11) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 471 98.9 466 1.0 5 0.1 0 45 72 45 72 45 72 64.1 52.5 48.5 64.5 20 63.3 62.7
Near-Term PM 810 98.9 801 1.0 8 0.1 1 45 72 45 72 45 72 66.5 54.8 50.8 66.9 20 65.6 65.0
Near-Term + Project PM 888 98.9 878 1.0 9 0.1 1 45 72 45 72 45 72 66.9 55.2 51.2 67.3 20 66.0 65.4
Cum 2025 w/o Project PM 1,920 98.9 1,899 1.0 19 0.1 2 45 72 45 72 45 72 70.2 58.6 54.6 70.6 20 69.4 68.8
Cum 2025 + Project PM 638 98.9 631 1.0 6 0.1 1 45 72 45 72 45 72 65.5 53.8 49.8 65.8 20 64.6 64.0

#10- Manthey Rd (b/t French Camp Rd and 
Yettner Rd)

TOTAL VEHICLE TYPE % VEHICLE SPEED calveno factors
ROAD SEGMENT (b/t Study Intersection 
12 and 16) # VEHICLES Auto Medium Truck Heavy Truck Auto k/h MT k/h HT k/h Auto MT HT

% Auto % MT % HT
Existing PM 568 98.9 562 1.0 6 0.1 1 45 72 45 72 45 72 64.9 53.3 49.3 65.3 20 64.1 63.5
Near-Term PM 550 98.9 544 1.0 6 0.1 1 45 72 45 72 45 72 64.8 53.1 49.2 65.2 20 64.0 63.3
Near-Term + Project PM 670 98.9 663 1.0 7 0.1 1 45 72 45 72 45 72 65.7 54.0 50.0 66.1 20 64.8 64.2
Cum 2025 w/o Project PM 770 98.9 762 1.0 8 0.1 1 45 72 45 72 45 72 66.3 54.6 50.6 66.7 20 65.4 64.8
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Noise Measurement Data 
Long Term – Site 1 

METROSONICS db-308 SN 3154 V3.0  4/88 
REPORT PRINTED  7/24/03 @ 20:48:09 
 
DOUBLING RATE:   3dB    FILTER:  A WGHT 
DOSE CRITERION: 90dB    RESPONSE:  SLOW 
PRE-CALIBRATION TIME:   1/01/88 @  0:40:13 
PRE-CALIBRATION RANGE:  40.9dB TO 140.9dB 
NO POST-CALIBRATION 
 
CALIBRATOR TYPE & SERIAL # : _________________________  
 
CALIBRATOR CALIBRATION DATE: _________________________  
 
TEST BEGAN   7/22/03 @ 16:00:03 
TEST LENGTH:     1DAYS 10:00:00 
TEST ENDED   7/24/03 @  2:00:03 
TEST INTERRUPTIONS:   1  
 
Lav = 59.6dB   Lav ( 80)= 47.5dB 
SEL =110.3dB   Lav ( 90)= 40.9dB 
Lmax = 84.7dB  ON  7/23/03 @  9:24:11 
 Lpk =110.3dB  ON  7/22/03 @ 18:18:36 
TIME OVER 115dB  0D  0:00:00.00 
 
 8 HR DOSE ( 80dB CUTOFF)=  0.02%       
 8 HR DOSE ( 90dB CUTOFF)=  0.00%       
 
"TIME HISTORY REPORT 
 
"# OF PERIODS:   34   MODE: CONTINUOUS 
"PERIOD LENGTH:  1:00:00 
"TIME HISTORY CUTOFF: NONE   
"Ln(1): 10.0%  Ln(2): 90.0% 
 
"DATE:  7/22/03  TAG #:    0 
 
"INT"   "TIME"   "Lav" "Lmx" "Lpk" "L1" "L2" 
    1 "16:00:03"  60.7  79.7 "UNR"   65   43 
    2 "17:00:03"  61.3  82.0 "UNR"   65   42 
    3 "18:00:03"  61.2  84.6 110.3   64   41 
    4 "19:00:03"  59.1  83.5 "UNR"   62   41 
    5 "20:00:03"  58.6  81.9 "UNR"   62   40 
    6 "21:00:03"  60.0  79.2 "UNR"   63   40 
    7 "22:00:03"  54.8  74.6 "UNR"   54   40 
    8 "23:00:03"  55.7  78.7 "UNR"   53   40 
    9 " 0:00:03"  51.7  71.6 "UNR"   50   40 
   10 " 1:00:03"  50.9  72.2 "UNR"   49   40 
   11 " 2:00:03"  53.0  71.0 "UNR"   53   41 
   12 " 3:00:03"  55.8  74.1 "UNR"   55   43 
   13 " 4:00:03"  59.5  78.7 "UNR"   62   41 
   14 " 5:00:03"  60.0  77.4 "UNR"   61   54 
   15 " 6:00:03"  62.0  82.9 "UNR"   64   55 
   16 " 7:00:03"  61.9  82.8 "UNR"   65   53 
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   17 " 8:00:03"  62.2  84.3 "UNR"   66   46 
   18 " 9:00:03"  61.3  84.7 "UNR"   63   43 
   19 "10:00:03"  58.9  76.1 "UNR"   62   41 
   20 "11:00:03"  60.0  84.5 "UNR"   61   41 
   21 "12:00:03"  57.8  79.1 "UNR"   60   41 
   22 "13:00:03"  60.5  80.9 "UNR"   64   41 
   23 "14:00:03"  60.4  81.1 "UNR"   64   42 
   24 "15:00:03"  60.6  80.2 "UNR"   64   43 
   25 "16:00:03"  61.1  84.2 "UNR"   65   43 
   26 "17:00:03"  60.8  80.8 "UNR"   64   45 
   27 "18:00:03"  60.8  81.5 "UNR"   64   44 
   28 "19:00:03"  60.8  81.3 "UNR"   63   45 
   29 "20:00:03"  59.6  80.1 "UNR"   63   46 
   30 "21:00:03"  59.7  81.1 "UNR"   63   47 
   31 "22:00:03"  55.9  73.5 "UNR"   56   48 
   32 "23:00:03"  55.5  75.8 "UNR"   56   47 
   33 " 0:00:03"  61.0  75.6 "UNR"   66   45 
   34 " 1:00:03"  54.1  79.3 "UNR"   50   44 
 
** AMPLITUDE DISTRIBUTION REPORT ** 
 
TOTAL SAMPLES =   1958400 
 
   dB   SAMPLES                                        % OF TOTAL 
_________________________________________________________________ 
   40    121579 ******                                       6.21 
   41     92787 *****                                        4.74 
   42     81886 ****                                         4.18 
   43     91767 *****                                        4.69 
   44     99250 *****                                        5.07 
   45    120302 ******                                       6.14 
   46    110690 ******                                       5.65 
   47    118114 ******                                       6.03 
   48    106852 *****                                        5.46 
   49    101694 *****                                        5.19 
   50     92339 *****                                        4.72 
   51     77702 ****                                         3.97 
   52     69812 ****                                         3.56 
   53     69324 ****                                         3.54 
   54     59383 ***                                          3.03 
   55     68684 ****                                         3.51 
   56     65605 ***                                          3.35 
   57     52940 ***                                          2.70 
   58     42050 **                                           2.15 
   59     31912 **                                           1.63 
   60     32458 **                                           1.66 
   61     28809 *                                            1.47 
   62     27511 *                                            1.40 
   63     27161 *                                            1.39 
   64     25520 *                                            1.30 
   65     28832 *                                            1.47 
   66     33172 **                                           1.69 
   67     21065 *                                            1.08 
   68     17813 *                                             .91 
   69     13579 *                                             .69 
   70      9618 +                                             .49 
   71      6041 +                                             .31 
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   72      3784 +                                             .19 
   73      2432 +                                             .12 
   74      1625 .                                             .08 
   75      1047 .                                             .05 
   76       912 .                                             .05 
   77       659 .                                             .03 
   78       566 .                                             .03 
   79       401 .                                             .02 
   80       296 .                                             .02 
   81       180 .                                             .01 
   82       139 .                                             .01 
   83        75                                               .00 
   84        33                                               .00 
 
Ln( 0.0) =  84dB 
Ln(10.0) =  62dB 
Ln(50.0) =  49dB 
Ln(99.9) =  40dB 
 
             NO        80.0dB      90.0dB 
           CUTOFF      CUTOFF      CUTOFF 
 
Ldod       56.9dB      42.2dB      40.0dB 
Losha      55.6dB      40.7dB      40.0dB 
Leq(6)     54.6dB      40.4dB      40.0dB 
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Long Term – Site 2 

 
METROSONICS db-308 SN 2593 V2.3  3/87 
 
CURRENT DATE:  7/24/03 
CURRENT TIME: 20:53:31 
 
_____________________________________ 
 
_____________________________________ 
 
_____________________________________ 
 
_____________________________________ 
 
 
CALIBRATED:   2/15/85  @  20:14:00 
 
DISPLAY RANGE:  42.6dB TO 138.6dB  
 
DOUBLING RATE:  3 dB 
 
FILTER: A WGHT 
 
RESPONSE:  SLOW 
 
SCHEDULED RUN: OFF 
 
   START DATE: 7/22/03  
   START TIME:14:00:00  
   LENGTH:    34:00:00  
 
 
** OVERALL REPORT ** 
 
TEST STARTING DATE:   7/22/03 
TEST STARTING TIME:  14:00:19 
TEST LENGTH:     1DAYS 10:00:00 
 
Lav    = 60.8dB 
Lav  80= 42.6dB 
Lav  90= 42.6dB 
SEL    =111.5dB 
 
Lmax = 80.3dB  ON  7/23/03 @  9:16:56 
Lpk  <  117dB  
 
TIME OVER 115dB  0D  0:00:00.00 
 
DOSE CRITERION:  90dB 
 
 8 HR DOSE ( 80dB CUTOFF)=  0.00%       
 8 HR DOSE ( 90dB CUTOFF)=  0.00%       
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** TIME HISTORY REPORT ** 
 
MODE: CONTINUOUS 
PERIOD LENGTH:  1:00:00 
TIME HISTORY CUTOFF: NONE   
Ln(1): 10.0%  Ln(2): 90.0% 
 
 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
    1  7/22/03   56.2    63.1 <117                 *       + 
    0 14:00:19  1:00:00  58     53 
 
    2  7/22/03   58.2    64.7 <117                    *     + 
    0 15:00:19  1:00:00  60     56 
 
    3  7/22/03   56.3    63.6 <117                  *      + 
    0 16:00:19  1:00:00  58     53 
 
    4  7/22/03   53.5    64.4 <117               *          + 
    0 17:00:19  1:00:00  55     51 
 
    5  7/22/03   52.9    68.6 <117              *               + 
    0 18:00:19  1:00:00  54     51 
 
    6  7/22/03   52.1    67.3 <117             *               + 
    0 19:00:19  1:00:00  53     49 
 
    7  7/22/03   53.2    70.8 <117              *                  + 
    0 20:00:19  1:00:00  55     49 
 
    8  7/22/03   49.5    57.4 <117          *        + 
    0 21:00:19  1:00:00  50     48 
 
    9  7/22/03   49.4    64.2 <117          *               + 
    0 22:00:19  1:00:00  50     47 
 
   10  7/22/03   57.6    69.6 <117                   *            + 
    0 23:00:19  1:00:00  61     49 
 
   11  7/23/03   56.7    64.5 <117                  *       + 
    0  0:00:19  1:00:00  59     51 
 
   12  7/23/03   53.2    70.4 <117              *                 + 
    0  1:00:19  1:00:00  56     46 
 
   13  7/23/03   62.3    71.6 <117                        *         + 
    0  2:00:19  1:00:00  65     53 
 
   14  7/23/03   63.8    70.0 <117                         *      + 
    0  3:00:19  1:00:00  66     60 
 
   15  7/23/03   67.7    73.3 <117                              *    + 
    0  4:00:19  1:00:00  70     64 
 
 INT#   START    Lav    Lmax   Lpk 
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 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
   16  7/23/03   68.8    75.4 <117                               *      + 
    0  5:00:19  1:00:00  70     66 
 
   17  7/23/03   67.7    75.0 <117                              *      + 
    0  6:00:19  1:00:00  69     65 
 
   18  7/23/03   66.5    71.3 <117                            *    + 
    0  7:00:19  1:00:00  68     64 
 
   19  7/23/03   59.6    73.3 <117                     *             + 
    0  8:00:19  1:00:00  62     56 
 
   20  7/23/03   55.1    80.3 <117                *                          + 
    0  9:00:19  1:00:00  56     51 
 
   21  7/23/03   54.6    69.4 <117                *              + 
    0 10:00:19  1:00:00  55     51 
 
   22  7/23/03   53.0    68.1 <117              *               + 
    0 11:00:19  1:00:00  54     49 
 
   23  7/23/03   54.3    65.5 <117               *           + 
    0 12:00:19  1:00:00  56     51 
 
   24  7/23/03   53.6    69.1 <117               *               + 
    0 13:00:19  1:00:00  54     51 
 
   25  7/23/03   56.6    68.2 <117                  *           + 
    0 14:00:19  1:00:00  59     52 
 
   26  7/23/03   57.7    73.2 <117                   *               + 
    0 15:00:19  1:00:00  60     51 
 
   27  7/23/03   55.8    68.7 <117                 *             + 
    0 16:00:19  1:00:00  58     50 
 
   28  7/23/03   55.5    66.0 <117                 *          + 
    0 17:00:19  1:00:00  57     52 
 
   29  7/23/03   56.0    70.5 <117                 *              + 
    0 18:00:19  1:00:00  57     52 
 
   30  7/23/03   59.6    75.1 <117                     *               + 
    0 19:00:19  1:00:00  61     54 
 
   31  7/23/03   59.2    70.2 <117                     *          + 
    0 20:00:19  1:00:00  61     56 
 
   32  7/23/03   59.7    65.8 <117                     *      + 
    0 21:00:19  1:00:00  61     56 
 
   33  7/23/03   60.1    67.0 <117                      *      + 
    0 22:00:19  1:00:00  62     56 
 



Weston Ranch Towne Center Project 

Weston Ranch Towne Center Project H-10 ESA / 204152 
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 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
   34  7/23/03   58.2    65.6 <117                    *      + 
    0 23:00:19  PARTIAL  61     53 
 
** AMPLITUDE DISTRIBUTION REPORT ** 
 
TOTAL SAMPLES =    979200 
 
   dB   SAMPLES                                                      % OF TOTAL 
_______________________________________________________________________________ 
   43       111 .                                                           .01 
   44       459 .                                                           .04 
   45      1898 +                                                           .19 
   46      3135 +                                                           .32 
   47      8026 *                                                           .81 
   48     26612 ***                                                        2.71 
   49     43732 ****                                                       4.46 
   50     51861 *****                                                      5.29 
   51     70719 *******                                                    7.22 
   52     81618 ********                                                   8.33 
   53     82244 ********                                                   8.39 
   54     69574 *******                                                    7.10 
   55     62064 ******                                                     6.33 
   56     70474 *******                                                    7.19 
   57     66102 *******                                                    6.75 
   58     59768 ******                                                     6.10 
   59     47343 *****                                                      4.83 
   60     33518 ***                                                        3.42 
   61     29027 ***                                                        2.96 
   62     19879 **                                                         2.03 
   63     18441 **                                                         1.88 
   64     17797 **                                                         1.81 
   65     20604 **                                                         2.10 
   66     24770 ***                                                        2.52 
   67     21764 **                                                         2.22 
   68     21864 **                                                         2.23 
   69     13825 *                                                          1.41 
   70      8768 *                                                           .89 
   71      2740 +                                                           .27 
   72       302 .                                                           .03 
   73        77                                                             .00 
   74        65                                                             .00 
   75        10                                                             .00 
   76         2                                                             .00 
   77         2                                                             .00 
   78         2                                                             .00 
   79         2                                                             .00 
   80         1                                                             .00 
 
Ln( 0.0) =  80dB 
Ln(10.0) =  65dB 
Ln(50.0) =  55dB 
Ln(99.9) =  45dB 
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             NO        80.0dB      90.0dB 
           CUTOFF      CUTOFF      CUTOFF 
 
Ldod       59.3dB      42.0dB      42.0dB 
Losha      58.6dB      42.0dB      42.0dB 
Leq(6)     58.2dB      42.0dB      42.0dB 

 



H.  Noise Analysis 

 

Weston Ranch Towne Center Project H-12 ESA / 204152 
Draft Environmental Impact Report  November 2006 

Long Term – Site 3 

METROSONICS db-308 SN 3178 V3.0  4/88 
REPORT PRINTED  7/24/03 @ 21:00:56 
 
DOUBLING RATE:   3dB    FILTER:  A WGHT 
DOSE CRITERION: 90dB    RESPONSE:  SLOW 
PRE-CALIBRATION TIME:   1/01/88 @  0:03:37 
PRE-CALIBRATION RANGE:  41.2dB TO 141.2dB 
NO POST-CALIBRATION 
 
CALIBRATOR TYPE & SERIAL # : _________________________  
 
CALIBRATOR CALIBRATION DATE: _________________________  
 
TEST BEGAN   7/22/03 @ 14:00:03 
TEST LENGTH:     1DAYS 10:00:00 
TEST ENDED   7/24/03 @  0:00:03 
TEST INTERRUPTIONS:   1  
 
Lav = 67.8dB   Lav ( 80)= 46.1dB 
SEL =118.5dB   Lav ( 90)= 42.0dB 
Lmax = 91.9dB  ON  7/23/03 @ 17:28:44 
 Lpk =115.5dB  ON  7/23/03 @ 17:28:43 
TIME OVER 115dB  0D  0:00:00.00 
 
 8 HR DOSE ( 80dB CUTOFF)=  0.01%       
 8 HR DOSE ( 90dB CUTOFF)=  0.00%       
 
"TIME HISTORY REPORT 
 
"# OF PERIODS:   34   MODE: CONTINUOUS 
"PERIOD LENGTH:  1:00:00 
"TIME HISTORY CUTOFF: NONE   
"Ln(1): 10.0%  Ln(2): 90.0% 
 
"DATE:  7/22/03  TAG #:    0 
 
"INT"   "TIME"   "Lav" "Lmx" "Lpk" "L1" "L2" 
    1 "14:00:03"  65.0  79.8 110.6   67   60 
    2 "15:00:03"  65.8  80.7 113.9   68   61 
    3 "16:00:03"  65.0  78.8 111.5   67   60 
    4 "17:00:03"  64.7  76.6 "UNR"   67   60 
    5 "18:00:03"  64.4  76.2 "UNR"   67   59 
    6 "19:00:03"  63.6  80.4 "UNR"   66   58 
    7 "20:00:03"  64.1  75.4 "UNR"   66   59 
    8 "21:00:03"  64.2  77.3 "UNR"   67   59 
    9 "22:00:03"  63.0  73.9 "UNR"   66   57 
   10 "23:00:03"  65.2  78.2 "UNR"   68   59 
   11 " 0:00:03"  65.3  73.4 "UNR"   68   59 
   12 " 1:00:03"  64.8  81.2 "UNR"   68   58 
   13 " 2:00:03"  66.4  74.4 "UNR"   69   59 
   14 " 3:00:03"  68.1  75.6 "UNR"   70   63 
   15 " 4:00:03"  70.6  76.4 "UNR"   72   67 
   16 " 5:00:03"  71.9  77.8 "UNR"   73   69 
   17 " 6:00:03"  72.2  79.5 "UNR"   73   69 



H.  Noise Analysis 

Weston Ranch Towne Center Project H-13 ESA / 204152 
Draft Environmental Impact Report  November 2006 

   18 " 7:00:03"  71.5  78.5 "UNR"   73   69 
   19 " 8:00:03"  68.6  76.2 "UNR"   70   64 
   20 " 9:00:03"  67.4  74.6 "UNR"   69   63 
   21 "10:00:03"  68.1  75.8 "UNR"   70   63 
   22 "11:00:03"  67.3  78.7 "UNR"   69   63 
   23 "12:00:03"  69.0  78.7 "UNR"   71   65 
   24 "13:00:03"  68.5  77.6 "UNR"   70   64 
   25 "14:00:03"  69.7  77.6 "UNR"   71   66 
   26 "15:00:03"  69.3  78.4 "UNR"   71   65 
   27 "16:00:03"  67.7  78.1 "UNR"   70   63 
   28 "17:00:03"  67.5  91.9 115.5   69   63 
   29 "18:00:03"  67.3  76.5 "UNR"   69   63 
   30 "19:00:03"  67.7  77.3 "UNR"   69   64 
   31 "20:00:03"  68.2  85.2 "UNR"   70   64 
   32 "21:00:03"  67.8  83.5 "UNR"   70   64 
   33 "22:00:03"  67.1  74.2 "UNR"   69   62 
   34 "23:00:03"  65.3  74.6 "UNR"   68   60 
 
** AMPLITUDE DISTRIBUTION REPORT ** 
 
TOTAL SAMPLES =   1958400 
 
   dB   SAMPLES                                        % OF TOTAL 
_________________________________________________________________ 
   50        45                                               .00 
   51       110 .                                             .01 
   52       305 .                                             .02 
   53       599 .                                             .03 
   54      1788 .                                             .09 
   55      4884 +                                             .25 
   56      8024 +                                             .41 
   57     16125 *                                             .82 
   58     29345 **                                           1.50 
   59     46249 **                                           2.36 
   60     67128 ***                                          3.43 
   61     92432 *****                                        4.72 
   62    119834 ******                                       6.12 
   63    144386 *******                                      7.37 
   64    162353 ********                                     8.29 
   65    184270 *********                                    9.41 
   66    192285 **********                                   9.82 
   67    202576 **********                                  10.34 
   68    185116 *********                                    9.45 
   69    157684 ********                                     8.05 
   70    128486 *******                                      6.56 
   71     97568 *****                                        4.98 
   72     66829 ***                                          3.41 
   73     34739 **                                           1.77 
   74     11005 *                                             .56 
   75      2425 +                                             .12 
   76       983 .                                             .05 
   77       370 .                                             .02 
   78       172 .                                             .01 
   79        68                                               .00 
   80        47                                               .00 
   81        22                                               .00 
   82        22                                               .00 



Weston Ranch Towne Center Project 
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   83        35                                               .00 
   84        29                                               .00 
   85        17                                               .00 
   86         5                                               .00 
   87         6                                               .00 
   88         5                                               .00 
   89         6                                               .00 
   90         8                                               .00 
   91        15                                               .00 
 
Ln( 0.0) =  91dB 
Ln(10.0) =  71dB 
Ln(50.0) =  66dB 
Ln(99.9) =  54dB 
 
             NO        80.0dB      90.0dB 
           CUTOFF      CUTOFF      CUTOFF 
 
Ldod       67.0dB      42.1dB      41.3dB 
Losha      66.8dB      41.3dB      41.0dB 
Leq(6)     66.6dB      41.1dB      41.0dB 
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Long Term – Site 4 

METROSONICS db-308 SN 3160 V3.0  4/88 
REPORT PRINTED  7/24/03 @ 20:53:58 
 
DOUBLING RATE:   3dB    FILTER:  A WGHT 
DOSE CRITERION: 90dB    RESPONSE:  SLOW 
PRE-CALIBRATION TIME:   4/08/03 @ 18:50:27 
PRE-CALIBRATION RANGE:  39.7dB TO 139.7dB 
NO POST-CALIBRATION 
 
CALIBRATOR TYPE & SERIAL # : _________________________  
 
CALIBRATOR CALIBRATION DATE: _________________________  
 
TEST BEGAN   7/22/03 @ 14:00:03 
TEST LENGTH:     1DAYS 10:00:00 
TEST ENDED   7/24/03 @  0:00:03 
TEST INTERRUPTIONS:   1  
 
Lav = 70.7dB   Lav ( 80)= 59.7dB 
SEL =121.4dB   Lav ( 90)= 56.9dB 
Lmax =103.6dB  ON  7/23/03 @ 20:12:25 
 Lpk =128.3dB  ON  7/23/03 @ 20:12:25 
TIME OVER 115dB  0D  0:00:00.00 
 
 8 HR DOSE ( 80dB CUTOFF)=  0.38%       
 8 HR DOSE ( 90dB CUTOFF)=  0.20%       
 
"TIME HISTORY REPORT 
 
"# OF PERIODS:   34   MODE: CONTINUOUS 
"PERIOD LENGTH:  1:00:00 
"TIME HISTORY CUTOFF: NONE   
"Ln(1): 10.0%  Ln(2): 90.0% 
 
"DATE:  7/22/03  TAG #:    0 
 
"INT"   "TIME"   "Lav" "Lmx" "Lpk" "L1" "L2" 
    1 "14:00:03"  70.3  85.8 116.9   73   62 
    2 "15:00:03"  70.2  88.3 111.7   73   63 
    3 "16:00:03"  70.2  83.8 112.4   73   63 
    4 "17:00:03"  70.2  89.3 109.1   73   62 
    5 "18:00:03"  69.4  84.7 111.7   72   61 
    6 "19:00:03"  69.0  86.3 115.8   72   60 
    7 "20:00:03"  69.4  87.6 110.9   72   60 
    8 "21:00:03"  68.3  81.6 "UNR"   72   60 
    9 "22:00:03"  66.8  84.7 110.9   70   58 
   10 "23:00:03"  67.2  82.3 "UNR"   70   59 
   11 " 0:00:03"  66.8  80.3 "UNR"   70   57 
   12 " 1:00:03"  66.2  82.8 "UNR"   70   56 
   13 " 2:00:03"  66.4  77.1 "UNR"   70   58 
   14 " 3:00:03"  68.6  80.2 "UNR"   72   61 
   15 " 4:00:03"  70.8  82.3 "UNR"   73   65 
   16 " 5:00:03"  72.4  83.9 "UNR"   74   68 
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   17 " 6:00:03"  72.8  85.0 "UNR"   75   69 
   18 " 7:00:03"  73.1  82.5 108.5   75   69 
   19 " 8:00:03"  72.3  83.4 108.0   74   67 
   20 " 9:00:03"  71.5  91.3 109.5   74   65 
   21 "10:00:03"  71.4  84.7 109.5   74   65 
   22 "11:00:03"  71.2  86.6 "UNR"   74   65 
   23 "12:00:03"  71.8  85.2 "UNR"   74   66 
   24 "13:00:03"  72.0  87.0 111.7   74   66 
   25 "14:00:03"  72.4  85.3 109.1   75   67 
   26 "15:00:03"  72.5  83.5 "UNR"   75   67 
   27 "16:00:03"  71.3  82.0 "UNR"   74   65 
   28 "17:00:03"  72.2  97.2 122.1   74   65 
   29 "18:00:03"  71.2  86.3 108.0   74   64 
   30 "19:00:03"  70.8  82.1 "UNR"   73   65 
   31 "20:00:03"  73.1 103.6 128.3   73   64 
   32 "21:00:03"  71.4  98.6 121.3   72   63 
   33 "22:00:03"  68.9  80.4 "UNR"   72   62 
   34 "23:00:03"  67.7  80.1 "UNR"   71   60 
 
** AMPLITUDE DISTRIBUTION REPORT ** 
 
TOTAL SAMPLES =   1958400 
 
   dB   SAMPLES                                        % OF TOTAL 
_________________________________________________________________ 
   49        79                                               .00 
   50       525 .                                             .03 
   51       854 .                                             .04 
   52      1058 .                                             .05 
   53      1843 .                                             .09 
   54      2821 +                                             .14 
   55      5156 +                                             .26 
   56      7769 +                                             .40 
   57     13003 *                                             .66 
   58     20725 *                                            1.06 
   59     29482 **                                           1.51 
   60     43257 **                                           2.21 
   61     54381 ***                                          2.78 
   62     72599 ****                                         3.71 
   63     84196 ****                                         4.30 
   64     96779 *****                                        4.94 
   65    107292 *****                                        5.48 
   66    124405 ******                                       6.35 
   67    141148 *******                                      7.21 
   68    159369 ********                                     8.14 
   69    174122 *********                                    8.89 
   70    183348 *********                                    9.36 
   71    175793 *********                                    8.98 
   72    160192 ********                                     8.18 
   73    122178 ******                                       6.24 
   74     80633 ****                                         4.12 
   75     45287 **                                           2.31 
   76     24484 *                                            1.25 
   77     11596 *                                             .59 
   78      5657 +                                             .29 
   79      3404 +                                             .17 
   80      1905 +                                             .10 
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   81      1068 .                                             .05 
   82       646 .                                             .03 
   83       466 .                                             .02 
   84       273 .                                             .01 
   85       180 .                                             .01 
   86       122 .                                             .01 
   87        62                                               .00 
   88        31                                               .00 
   89        27                                               .00 
   90        22                                               .00 
   91        21                                               .00 
   92        14                                               .00 
   93        14                                               .00 
   94        14                                               .00 
   95        17                                               .00 
   96        22                                               .00 
   97        19                                               .00 
   98        16                                               .00 
   99         4                                               .00 
  100         5                                               .00 
 
 
   dB   SAMPLES                                        % OF TOTAL 
_________________________________________________________________ 
  101         5                                               .00 
  102         5                                               .00 
  103         7                                               .00 
 
Ln( 0.0) = 103dB 
Ln(10.0) =  73dB 
Ln(50.0) =  69dB 
Ln(99.9) =  52dB 
 
             NO        80.0dB      90.0dB 
           CUTOFF      CUTOFF      CUTOFF 
 
Ldod       69.7dB      49.4dB      42.7dB 
Losha      69.3dB      40.2dB      40.6dB 
Leq(6)     69.1dB      41.9dB      39.5dB 



Weston Ranch Towne Center Project 
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Long Term – Site 5 

METROSONICS db-308 SN 3178 V3.0  4/88 
REPORT PRINTED  4/27/05 @  9:41:19 
 
DOUBLING RATE:   3dB    FILTER:  A WGHT 
DOSE CRITERION: 90dB    RESPONSE:  SLOW 
PRE-CALIBRATION TIME:  10/07/04 @ 13:49:16 
PRE-CALIBRATION RANGE:  41.1dB TO 141.1dB 
NO POST-CALIBRATION 
 
CALIBRATOR TYPE & SERIAL # : _________________________  
 
CALIBRATOR CALIBRATION DATE: _________________________  
 
TEST BEGAN   4/19/05 @  0:00:03 
TEST LENGTH:     2DAYS  0:00:00 
TEST ENDED   4/21/05 @  0:00:03 
TEST INTERRUPTIONS:   1  
 
Lav = 62.5dB   Lav ( 80)= 61.9dB 
SEL =114.7dB   Lav ( 90)= 61.1dB 
Lmax =102.3dB  ON  4/19/05 @ 12:37:20 
 Lpk =142.4dB  ON  4/19/05 @ 12:37:20 
TIME OVER 115dB  0D  0:00:00.00 
 
 8 HR DOSE ( 80dB CUTOFF)=  0.90%       
 8 HR DOSE ( 90dB CUTOFF)=  0.76%       
 
"TIME HISTORY REPORT 
 
"# OF PERIODS:   48   MODE: CONTINUOUS 
"PERIOD LENGTH:  1:00:00 
"TIME HISTORY CUTOFF: NONE   
"Ln(1): 10.0%  Ln(2): 90.0% 
 
"DATE:  4/19/05  TAG #:    0 
 
"INT"   "TIME"   "Lav" "Lmx" "Lpk" "L1" "L2" 
    1 " 0:00:03"  49.8  60.8 129.0   51   47 
    2 " 1:00:03"  47.9  57.1 "UNR"   50   45 
    3 " 2:00:03"  49.0  58.1 "UNR"   51   45 
    4 " 3:00:03"  51.9  61.1 "UNR"   53   49 
    5 " 4:00:03"  54.1  61.3 "UNR"   55   51 
    6 " 5:00:03"  54.5  58.4 "UNR"   55   53 
    7 " 6:00:03"  56.7  66.3 "UNR"   57   55 
    8 " 7:00:03"  57.3  67.6 114.5   58   55 
    9 " 8:00:03"  55.4  67.9 "UNR"   57   53 
   10 " 9:00:03"  54.2  62.9 109.4   55   51 
   11 "10:00:03"  54.6  69.5 134.4   56   51 
   12 "11:00:03"  53.5  66.9 133.0   55   50 
   13 "12:00:03"  77.9 102.3 142.4   59   49 
   14 "13:00:03"  70.9 100.3 140.6   57   50 
   15 "14:00:03"  54.2  68.6 113.1   56   49 
   16 "15:00:03"  54.1  66.3 110.9   56   50 



H.  Noise Analysis 

Weston Ranch Towne Center Project H-19 ESA / 204152 
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   17 "16:00:03"  53.1  68.5 "UNR"   55   49 
   18 "17:00:03"  53.0  68.7 110.5   54   50 
   19 "18:00:03"  50.2  58.3 "UNR"   52   47 
   20 "19:00:03"  50.6  68.4 "UNR"   51   47 
   21 "20:00:03"  46.7  59.2 "UNR"   49   41 
   22 "21:00:03"  49.0  70.8 "UNR"   46   42 
   23 "22:00:03"  44.3  65.8 "UNR"   44   42 
   24 "23:00:03"  44.6  58.7 "UNR"   45   42 
   25 " 0:00:03"  52.0  61.0 "UNR"   55   44 
   26 " 1:00:03"  55.2  62.5 "UNR"   57   51 
   27 " 2:00:03"  55.3  67.7 "UNR"   57   51 
   28 " 3:00:03"  57.8  67.8 "UNR"   59   55 
   29 " 4:00:03"  59.8  67.0 "UNR"   61   57 
   30 " 5:00:03"  60.4  67.0 "UNR"   62   57 
   31 " 6:00:03"  58.8  65.3 "UNR"   60   57 
   32 " 7:00:03"  53.2  75.8 111.9   55   47 
   33 " 8:00:03"  47.5  65.0 "UNR"   48   44 
   34 " 9:00:03"  48.7  67.9 "UNR"   49   44 
   35 "10:00:03"  52.1  76.5 "UNR"   48   42 
   36 "11:00:03"  47.9  68.9 "UNR"   49   43 
   37 "12:00:03"  53.2  76.4 "UNR"   48   42 
   38 "13:00:03"  45.8  60.0 "UNR"   47   43 
   39 "14:00:03"  61.7  86.0 "UNR"   55   43 
   40 "15:00:03"  54.4  77.4 "UNR"   52   43 
   41 "16:00:03"  49.6  72.2 "UNR"   49   41 
   42 "17:00:03"  46.0  64.1 "UNR"   47   41 
   43 "18:00:03"  49.5  63.7 "UNR"   51   44 
   44 "19:00:03"  51.9  66.8 "UNR"   52   49 
   45 "20:00:03"  50.0  56.3 "UNR"   51   48 
   46 "21:00:03"  49.7  71.3 "UNR"   50   47 
   47 "22:00:03"  47.2  66.9 "UNR"   48   43 
   48 "23:00:03"  43.5  64.0 "UNR"   44   41 
 
** AMPLITUDE DISTRIBUTION REPORT ** 
 
TOTAL SAMPLES =   2764800 
 
   dB   SAMPLES                                        % OF TOTAL 
_________________________________________________________________ 
   41     58330 **                                           2.11 
   42    128703 *****                                        4.66 
   43    173553 ******                                       6.28 
   44    169780 ******                                       6.14 
   45    148847 *****                                        5.38 
   46    131014 *****                                        4.74 
   47    150677 *****                                        5.45 
   48    154388 ******                                       5.58 
   49    182618 *******                                      6.61 
   50    186454 *******                                      6.74 
   51    178885 ******                                       6.47 
   52    173479 ******                                       6.27 
   53    182028 *******                                      6.58 
   54    155204 ******                                       5.61 
   55    144656 *****                                        5.23 
   56    111780 ****                                         4.04 
   57    110206 ****                                         3.99 
   58     76334 ***                                          2.76 



Weston Ranch Towne Center Project 
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   59     53651 **                                           1.94 
   60     42943 **                                           1.55 
   61     24089 *                                             .87 
   62      9513 +                                             .34 
   63      4794 +                                             .17 
   64      2078 .                                             .08 
   65      1361 .                                             .05 
   66       993 .                                             .04 
   67       856 .                                             .03 
   68       673 .                                             .02 
   69       487 .                                             .02 
   70       552 .                                             .02 
   71       393 .                                             .01 
   72       420 .                                             .02 
   73       395 .                                             .01 
   74       408 .                                             .01 
   75       382 .                                             .01 
   76       308 .                                             .01 
   77       279 .                                             .01 
   78       225 .                                             .01 
   79       218 .                                             .01 
   80       215 .                                             .01 
   81       166 .                                             .01 
   82       175 .                                             .01 
   83       175 .                                             .01 
   84       185 .                                             .01 
   85       178 .                                             .01 
   86       164 .                                             .01 
   87       158 .                                             .01 
   88       149 .                                             .01 
   89       151 .                                             .01 
   90       151 .                                             .01 
   91       154 .                                             .01 
   92       150 .                                             .01 
   93       143 .                                             .01 
   94       140 .                                             .01 
   95       111                                               .00 
   96        90                                               .00 
   97        82                                               .00 
   98        60                                               .00 
   99        32                                               .00 
  100        10                                               .00 
  101         6                                               .00 
  102         1                                               .00 
 
Ln( 0.0) = 102dB 
Ln(10.0) =  57dB 
Ln(50.0) =  50dB 
Ln(99.9) =  41dB 
 
             NO        80.0dB      90.0dB 
           CUTOFF      CUTOFF      CUTOFF 
 
Ldod       55.8dB      50.7dB      49.2dB 
Losha      53.3dB      45.7dB      44.6dB 
Leq(6)     52.3dB      43.1dB      42.5dB 



H.  Noise Analysis 

Weston Ranch Towne Center Project H-21 ESA / 204152 
Draft Environmental Impact Report  November 2006 

 

Long Term – Site 6 

 
METROSONICS db-308 SN 2668 V2.3  3/87 
 
CURRENT DATE:  3/07/05 
CURRENT TIME: 14:32:52 
 
_____________________________________ 
 
_____________________________________ 
 
_____________________________________ 
 
_____________________________________ 
 
 
CALIBRATED:   3/01/05  @  14:11:39 
 
DISPLAY RANGE:  42.8dB TO 138.8dB  
 
DOUBLING RATE:  3 dB 
 
FILTER: A WGHT 
 
RESPONSE:  SLOW 
 
SCHEDULED RUN: OFF 
 
   START DATE: 3/02/05  
   START TIME: 0:00:00  
   LENGTH:    72:00:00  
 
 
** OVERALL REPORT ** 
 
TEST STARTING DATE:   3/02/05 
TEST STARTING TIME:   0:00:19 
TEST LENGTH:     3DAYS  0:00:00 
 
Lav    = 64.5dB 
Lav  80= 52.5dB 
Lav  90= 45.3dB 
SEL    =118.5dB 
 
Lmax = 94.9dB  ON  3/03/05 @ 17:16:36 
Lpk  =  118dB  ON  3/03/05 @ 17:19:37 
 
TIME OVER 115dB  0D  0:00:00.00 
 
DOSE CRITERION:  90dB 
 
 8 HR DOSE ( 80dB CUTOFF)=  0.15%       
 8 HR DOSE ( 90dB CUTOFF)=  0.02%       



Weston Ranch Towne Center Project 

Weston Ranch Towne Center Project H-22 ESA / 204152 
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** TIME HISTORY REPORT ** 
 
MODE: CONTINUOUS 
PERIOD LENGTH:  1:00:00 
TIME HISTORY CUTOFF: NONE   
Ln(1): 10.0%  Ln(2): 90.0% 
 
 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
    1  3/02/05   63.3    79.1 <117                   *           + 
    0  0:00:19  1:00:00  65     58 
 
    2  3/02/05   61.6    77.0 <117                 *           + 
    0  1:00:19  1:00:00  64     56 
 
    3  3/02/05   62.1    77.8 <117                  *           + 
    0  2:00:19  1:00:00  64     56 
 
    4  3/02/05   63.6    80.9 <117                   *            + 
    0  3:00:19  1:00:00  65     58 
 
    5  3/02/05   65.6    77.5 <117                    *         + 
    0  4:00:19  1:00:00  67     62 
 
    6  3/02/05   66.5    80.4 <117                     *          + 
    0  5:00:19  1:00:00  67     64 
 
    7  3/02/05   67.8    79.2 <117                      *        + 
    0  6:00:19  1:00:00  69     65 
 
    8  3/02/05   68.3    82.4 <117                       *          + 
    0  7:00:19  1:00:00  71     64 
 
    9  3/02/05   64.9    83.3 <117                    *             + 
    0  8:00:19  1:00:00  67     56 
 
   10  3/02/05   62.8    83.6 <117                  *                + 
    0  9:00:19  1:00:00  64     55 
 
   11  3/02/05   63.8    88.6 <117                   *                  + 
    0 10:00:19  1:00:00  65     56 
 
   12  3/02/05   62.4    87.3 <117                  *                  + 
    0 11:00:19  1:00:00  63     54 
 
   13  3/02/05   60.7    78.1 <117                 *            + 
    0 12:00:19  1:00:00  63     52 
 
   14  3/02/05   62.3    88.4 <117                  *                   + 
    0 13:00:19  1:00:00  64     51 
 
   15  3/02/05   62.4    82.9 <117                  *               + 
    0 14:00:19  1:00:00  66     53 
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 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
   16  3/02/05   63.2    83.8 <117                   *               + 
    0 15:00:19  1:00:00  67     53 
 
   17  3/02/05   63.4    82.4 <117                   *              + 
    0 16:00:19  1:00:00  66     55 
 
   18  3/02/05   64.9    82.5 <117                    *             + 
    0 17:00:19  1:00:00  68     59 
 
   19  3/02/05   64.5    81.0 <117                    *            + 
    0 18:00:19  1:00:00  67     60 
 
   20  3/02/05   64.6    85.4 <117                    *               + 
    0 19:00:19  1:00:00  66     60 
 
   21  3/02/05   63.4    79.5 <117                   *           + 
    0 20:00:19  1:00:00  65     60 
 
   22  3/02/05   63.2    82.2 <117                   *             + 
    0 21:00:19  1:00:00  65     59 
 
   23  3/02/05   61.4    79.2 <117                 *             + 
    0 22:00:19  1:00:00  62     57 
 
   24  3/02/05   58.2    76.1 <117               *             + 
    0 23:00:19  1:00:00  58     55 
 
   25  3/03/05   58.2    78.4 <117               *              + 
    0  0:00:19  1:00:00  59     53 
 
   26  3/03/05   60.2    76.6 <117                *            + 
    0  1:00:19  1:00:00  63     54 
 
   27  3/03/05   60.1    75.7 <117                *           + 
    0  2:00:19  1:00:00  62     54 
 
   28  3/03/05   62.7    77.5 <117                  *           + 
    0  3:00:19  1:00:00  65     57 
 
   29  3/03/05   65.2    76.0 <117                    *        + 
    0  4:00:19  1:00:00  67     61 
 
   30  3/03/05   66.5    79.5 <117                     *         + 
    0  5:00:19  1:00:00  68     63 
 
   31  3/03/05   68.7    92.3 <117                       *                 + 
    0  6:00:19  1:00:00  69     66 
 
   32  3/03/05   68.0    81.0 <117                      *          + 
    0  7:00:19  1:00:00  69     65 
 
   33  3/03/05   66.8    88.4 <117                     *                + 
    0  8:00:19  1:00:00  68     63 
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 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
   34  3/03/05   66.2    81.9 <117                     *           + 
    0  9:00:19  1:00:00  67     63 
 
   35  3/03/05   65.6    83.0 <117                    *             + 
    0 10:00:19  1:00:00  67     62 
 
   36  3/03/05   65.0    80.9 <117                    *           + 
    0 11:00:19  1:00:00  67     60 
 
   37  3/03/05   64.8    84.8 <117                    *               + 
    0 12:00:19  1:00:00  66     60 
 
   38  3/03/05   65.3    84.8 <117                    *               + 
    0 13:00:19  1:00:00  66     61 
 
   39  3/03/05   66.3    83.9 <117                     *             + 
    0 14:00:19  1:00:00  68     62 
 
   40  3/03/05   66.9    81.5 <117                     *           + 
    0 15:00:19  1:00:00  68     62 
 
   41  3/03/05   67.3    83.0 <117                      *           + 
    0 16:00:19  1:00:00  69     63 
 
   42  3/03/05   67.6    94.9  118                      *                    + 
    0 17:00:19  1:00:00  68     61 
 
   43  3/03/05   65.1    87.0 <117                    *                + 
    0 18:00:19  1:00:00  67     59 
 
   44  3/03/05   65.3    89.8 <117                    *                  + 
    0 19:00:19  1:00:00  67     59 
 
   45  3/03/05   64.0    80.7 <117                   *            + 
    0 20:00:19  1:00:00  65     60 
 
   46  3/03/05   62.0    78.9 <117                  *            + 
    0 21:00:19  1:00:00  64     53 
 
   47  3/03/05   61.7    89.2 <117                 *                     + 
    0 22:00:19  1:00:00  60     53 
 
   48  3/03/05   61.4    86.9 <117                 *                   + 
    0 23:00:19  1:00:00  60     53 
 
   49  3/04/05   58.7    83.4  118               *                  + 
    0  0:00:19  1:00:00  60     52 
 
   50  3/04/05   59.6    75.9 <117                *            + 
    0  1:00:19  1:00:00  61     53 
 
   51  3/04/05   60.2    74.7 <117                *           + 
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    0  2:00:19  1:00:00  62     54 
 
 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
   52  3/04/05   58.4    78.2 <117               *              + 
    0  3:00:19  1:00:00  59     51 
 
   53  3/04/05   62.8    75.7 <117                  *         + 
    0  4:00:19  1:00:00  64     58 
 
   54  3/04/05   62.8    81.1 <117                  *              + 
    0  5:00:19  1:00:00  63     59 
 
   55  3/04/05   62.9    81.7 <117                  *              + 
    0  6:00:19  1:00:00  63     57 
 
   56  3/04/05   65.5    84.8 <117                    *               + 
    0  7:00:19  1:00:00  68     60 
 
   57  3/04/05   63.5    82.1 <117                   *             + 
    0  8:00:19  1:00:00  66     55 
 
   58  3/04/05   62.3    82.7 <117                  *               + 
    0  9:00:19  1:00:00  63     56 
 
   59  3/04/05   64.9    86.2 <117                    *                + 
    0 10:00:19  1:00:00  65     60 
 
   60  3/04/05   66.1    83.0 <117                     *            + 
    0 11:00:19  1:00:00  67     62 
 
   61  3/04/05   66.2    89.1 <117                     *                 + 
    0 12:00:19  1:00:00  67     61 
 
   62  3/04/05   65.4    83.9 <117                    *              + 
    0 13:00:19  1:00:00  66     61 
 
   63  3/04/05   65.9    82.5 <117                     *            + 
    0 14:00:19  1:00:00  68     61 
 
   64  3/04/05   66.4    90.6 <117                     *                  + 
    0 15:00:19  1:00:00  69     60 
 
   65  3/04/05   65.7    81.3 <117                     *           + 
    0 16:00:19  1:00:00  68     61 
 
   66  3/04/05   65.3    82.7 <117                    *             + 
    0 17:00:19  1:00:00  67     61 
 
   67  3/04/05   66.1    90.2 <117                     *                  + 
    0 18:00:19  1:00:00  68     60 
 
   68  3/04/05   63.5    78.9 <117                   *           + 
    0 19:00:19  1:00:00  66     59 
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   69  3/04/05   63.4    88.1 <117                   *                  + 
    0 20:00:19  1:00:00  64     57 
 
 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
   70  3/04/05   62.1    84.5 <117                  *                + 
    0 21:00:19  1:00:00  62     57 
 
   71  3/04/05   61.8    89.7 <117                 *                     + 
    0 22:00:19  1:00:00  60     55 
 
   72  3/04/05   59.8    82.6 <117                *                 + 
    0 23:00:19  PARTIAL  60     53 
 
** AMPLITUDE DISTRIBUTION REPORT ** 
 
TOTAL SAMPLES =   2073600 
 
   dB   SAMPLES                                                      % OF TOTAL 
_______________________________________________________________________________ 
   44        12                                                             .00 
   45        76                                                             .00 
   46        96                                                             .00 
   47       293 .                                                           .01 
   48       678 .                                                           .03 
   49      1638 .                                                           .07 
   50      4555 +                                                           .21 
   51     11282 *                                                           .54 
   52     23611 *                                                          1.13 
   53     41330 **                                                         1.99 
   54     59861 ***                                                        2.88 
   55     67641 ***                                                        3.26 
   56     96373 *****                                                      4.64 
   57    114578 ******                                                     5.52 
   58    112911 *****                                                      5.44 
   59    135339 *******                                                    6.52 
   60    169454 ********                                                   8.17 
   61    201396 **********                                                 9.71 
   62    189629 *********                                                  9.14 
   63    190046 *********                                                  9.16 
   64    172759 ********                                                   8.33 
   65    139559 *******                                                    6.73 
   66    103313 *****                                                      4.98 
   67     78081 ****                                                       3.76 
   68     50641 **                                                         2.44 
   69     31962 **                                                         1.54 
   70     23513 *                                                          1.13 
   71     18018 *                                                           .86 
   72     12574 *                                                           .60 
   73      9113 +                                                           .43 
   74      4761 +                                                           .22 
   75      2960 +                                                           .14 
   76      1750 .                                                           .08 
   77      1237 .                                                           .05 
   78       710 .                                                           .03 
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   79       462 .                                                           .02 
   80       413 .                                                           .01 
   81       310 .                                                           .01 
   82       223 .                                                           .01 
   83       101                                                             .00 
   84        80                                                             .00 
   85        60                                                             .00 
   86        52                                                             .00 
   87        36                                                             .00 
   88        40                                                             .00 
   89        32                                                             .00 
   90        13                                                             .00 
   91         9                                                             .00 
   92        10                                                             .00 
   93         4                                                             .00 
   94         5                                                             .00 
 
Ln( 0.0) =  94dB 
Ln(10.0) =  67dB 
Ln(50.0) =  61dB 
Ln(99.9) =  49dB 
 
             NO        80.0dB      90.0dB 
           CUTOFF      CUTOFF      CUTOFF 
 
Ldod       63.3dB      45.6dB      42.6dB 
Losha      62.8dB      43.3dB      42.1dB 
Leq(6)     62.6dB      42.6dB      42.0dB 
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Weston Ranch Towne Center Project H-28 ESA / 204152 
Draft Environmental Impact Report  November 2006 

 

Long Term – Loading Dock 

 
METROSONICS db-308 SN 2673 V2.3  3/87 
 
CURRENT DATE:  3/07/05 
CURRENT TIME: 14:05:47 
 
_____________________________________ 
 
_____________________________________ 
 
_____________________________________ 
 
_____________________________________ 
 
 
CALIBRATED:   2/27/05  @  23:52:44 
 
DISPLAY RANGE:  42.7dB TO 138.7dB  
 
DOUBLING RATE:  3 dB 
 
FILTER: A WGHT 
 
RESPONSE:  SLOW 
 
SCHEDULED RUN: OFF 
 
   START DATE: 3/03/05  
   START TIME: 0:00:00  
   LENGTH:    24:00:00  
 
 
** OVERALL REPORT ** 
 
TEST STARTING DATE:   3/03/05 
TEST STARTING TIME:   0:00:19 
TEST LENGTH:     1DAYS  0:00:00 
 
Lav    = 60.5dB 
Lav  80= 57.3dB 
Lav  90= 48.4dB 
SEL    =109.7dB 
 
Lmax = 93.3dB  ON  3/03/05 @ 23:58:51 
Lpk  =  129dB  ON  3/03/05 @ 23:59:14 
 
TIME OVER 115dB  0D  0:00:00.00 
 
DOSE CRITERION:  90dB 
 
 8 HR DOSE ( 80dB CUTOFF)=  0.15%       
 8 HR DOSE ( 90dB CUTOFF)=  0.01%       
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** TIME HISTORY REPORT ** 
 
MODE: CONTINUOUS 
PERIOD LENGTH:  1:00:00 
TIME HISTORY CUTOFF: NONE   
Ln(1): 10.0%  Ln(2): 90.0% 
 
 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
    1  3/03/05   57.3    72.8 <117               *           + 
    0  0:00:19  1:00:00  61     53 
 
    2  3/03/05   53.7    73.5 <117            *              + 
    0  1:00:19  1:00:00  53     51 
 
    3  3/03/05   55.6    84.0 <117             *                      + 
    0  2:00:19  1:00:00  54     50 
 
    4  3/03/05   56.1    74.6 <117              *             + 
    0  3:00:19  1:00:00  58     52 
 
    5  3/03/05   58.8    74.0 <117                *           + 
    0  4:00:19  1:00:00  59     57 
 
    6  3/03/05   54.9    69.6 <117             *          + 
    0  5:00:19  1:00:00  54     52 
 
    7  3/03/05   59.2    73.7 <117                *           + 
    0  6:00:19  1:00:00  61     54 
 
    8  3/03/05   61.8    82.6 <117                  *                + 
    0  7:00:19  1:00:00  61     54 
 
    9  3/03/05   55.9    81.9 <117              *                   + 
    0  8:00:19  1:00:00  56     48 
 
   10  3/03/05   51.1    69.0 <117          *             + 
    0  9:00:19  1:00:00  52     46 
 
   11  3/03/05   53.3    75.3 <117            *                + 
    0 10:00:19  1:00:00  55     46 
 
   12  3/03/05   56.8    72.6 <117              *            + 
    0 11:00:19  1:00:00  60     48 
 
   13  3/03/05   55.5    75.9 <117             *               + 
    0 12:00:19  1:00:00  59     47 
 
   14  3/03/05   54.5    76.3 <117             *                + 
    0 13:00:19  1:00:00  54     47 
 
   15  3/03/05   54.8    69.0 <117             *          + 
    0 14:00:19  1:00:00  57     48 
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 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
   16  3/03/05   52.5    72.5 <117           *               + 
    0 15:00:19  1:00:00  55     47 
 
   17  3/03/05   71.2    91.2 <117                          *              + 
    0 16:00:19  1:00:00  72     48 
 
   18  3/03/05   64.0    91.2 <117                    *                    + 
    0 17:00:19  1:00:00  62     48 
 
   19  3/03/05   53.8    71.7 <117            *             + 
    0 18:00:19  1:00:00  56     46 
 
   20  3/03/05   53.5    71.7 <117            *             + 
    0 19:00:19  1:00:00  58     45 
 
   21  3/03/05   59.1    83.1 <117                *                  + 
    0 20:00:19  1:00:00  61     45 
 
   22  3/03/05   54.7    78.1 <117             *                 + 
    0 21:00:19  1:00:00  59     44 
 
   23  3/03/05   50.5    70.7 <117         *               + 
    0 22:00:19  1:00:00  51     44 
 
   24  3/03/05   64.1    93.3  129                    *                      + 
    0 23:00:19  PARTIAL  53     45 
 
** AMPLITUDE DISTRIBUTION REPORT ** 
 
TOTAL SAMPLES =    691200 
 
   dB   SAMPLES                                                      % OF TOTAL 
_______________________________________________________________________________ 
   43       662 .                                                           .09 
   44      9382 *                                                          1.35 
   45     27986 ****                                                       4.04 
   46     40238 ******                                                     5.82 
   47     55317 ********                                                   8.00 
   48     51594 *******                                                    7.46 
   49     42636 ******                                                     6.16 
   50     33188 *****                                                      4.80 
   51     38968 ******                                                     5.63 
   52     58563 ********                                                   8.47 
   53     85907 ************                                              12.42 
   54     49454 *******                                                    7.15 
   55     31605 *****                                                      4.57 
   56     24081 ***                                                        3.48 
   57     34093 *****                                                      4.93 
   58     25121 ****                                                       3.63 
   59     20347 ***                                                        2.94 
   60     14660 **                                                         2.12 
   61     11788 **                                                         1.70 
   62      7912 *                                                          1.14 
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   63      5184 *                                                           .75 
   64      4288 *                                                           .62 
   65      3856 *                                                           .55 
   66      2388 +                                                           .34 
   67      1716 +                                                           .24 
   68      2166 +                                                           .31 
   69      1554 +                                                           .22 
   70      1342 +                                                           .19 
   71       751 +                                                           .10 
   72       732 +                                                           .10 
   73       591 .                                                           .08 
   74       545 .                                                           .07 
   75       379 .                                                           .05 
   76       287 .                                                           .04 
   77       202 .                                                           .02 
   78       201 .                                                           .02 
   79       179 .                                                           .02 
   80       280 .                                                           .04 
   81       255 .                                                           .03 
   82       175 .                                                           .02 
   83       182 .                                                           .02 
   84       143 .                                                           .02 
   85        72 .                                                           .01 
   86        62                                                             .00 
   87        46                                                             .00 
   88        53                                                             .00 
   89        34                                                             .00 
   90        17                                                             .00 
   91        13                                                             .00 
   92         4                                                             .00 
   93         1                                                             .00 
 
Ln( 0.0) =  93dB 
Ln(10.0) =  59dB 
Ln(50.0) =  52dB 
Ln(99.9) =  44dB 
 
             NO        80.0dB      90.0dB 
           CUTOFF      CUTOFF      CUTOFF 
 
Ldod       56.9dB      47.6dB      43.2dB 
Losha      55.5dB      45.4dB      42.3dB 
Leq(6)     54.8dB      43.8dB      42.1dB 
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Short Term Measurements 

 
METROSONICS db-308 SN 1456 V2.2 12/85 
 
CURRENT DATE:  4/27/05 
CURRENT TIME:  9:33:06 
 
_____________________________________ 
 
_____________________________________ 
 
_____________________________________ 
 
_____________________________________ 
 
 
CALIBRATED:   1/01/85  @   0:02:16 
 
DISPLAY RANGE:  43.9dB TO 139.9dB  
 
DOUBLING RATE:  3 dB 
 
FILTER: A WGHT 
 
RESPONSE:  SLOW 
 
SCHEDULED RUN: OFF 
 
   START DATE: 4/19/05  
   START TIME: 0:00:00  
   LENGTH:     0:01:00  
 
 
** OVERALL REPORT ** 
 
TEST STARTING DATE:   4/21/05 
TEST STARTING TIME:  11:37:02 
TEST LENGTH:     0DAYS  0:25:45 
 
Lav    = 64.0dB 
Lav  80= 43.9dB 
Lav  90= 43.9dB 
SEL    = 95.8dB 
 
Lmax = 79.0dB  ON  4/21/05 @ 14:05:02 
Lpk  <  118dB  
 
TIME OVER 115dB  0D  0:00:00.00 
 
DOSE CRITERION:  90dB 
 
 8 HR DOSE ( 80dB CUTOFF)=  0.00%       
 8 HR PROJ. DOSE ( 80dB CUTOFF)=  0.00% 
 8 HR DOSE ( 90dB CUTOFF)=  0.00%       
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 8 HR PROJ. DOSE ( 90dB CUTOFF)=  0.00% 
 
** TIME HISTORY REPORT ** 
 
MODE: CONTINUOUS 
PERIOD LENGTH:  0:01:00 
TIME HISTORY CUTOFF: NONE   
Ln(1): 10.0%  Ln(2): 90.0% 
 
 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
    1  4/21/05   48.1    51.4 <118        *   + 
    0 11:37:02  0:01:00  49     46 
 
    2  4/21/05   46.0    48.9 <118      *  + 
    0 11:38:02  0:01:00  46     45 
 
    3  4/21/05   52.8    58.9 <118             *      + 
    0 11:39:02  0:01:00  55     48 
 
    4  4/21/05   47.4    49.3 <118       * + 
    0 11:40:02  0:01:00  48     46 
 
    5  4/21/05   55.5    60.9 <118                *     + 
    0 11:41:02  0:01:00  58     48 
 
    6  4/21/05   59.1    64.0 <118                    *     + 
    0 11:42:02  0:01:00  62     49 
 
    7  4/21/05   47.8    51.8 <118        *   + 
    0 11:43:02  0:01:00  49     46 
 
    8  4/21/05   46.6    50.1 <118      *   + 
    0 11:44:02  0:01:00  47     45 
 
    9  4/21/05   48.0    55.1 <118        *       + 
    0 11:45:02  0:01:00  51     45 
 
   10  4/21/05   54.3    63.1 <118               *         + 
    0 11:46:02  0:01:00  60     46 
 
   11  4/21/05   47.2    48.2 <118       *+ 
    0 11:47:02  PARTIAL  47     46 
 
   12  4/21/05   62.7    75.1 <118                        *             + 
    0 12:33:58  0:01:00  62     58 
 
   13  4/21/05   59.5    66.4 <118                     *      + 
    0 12:34:58  0:01:00  63     55 
 
   14  4/21/05   57.6    66.1 <118                   *        + 
    0 12:35:58  0:01:00  59     53 
 
   15  4/21/05   60.7    67.4 <118                      *       + 
    0 12:36:58  0:01:00  63     57 
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 INT#   START    Lav    Lmax   Lpk 
 TAG#   TIME      ET     L1    L2 
______________________________________ 
 
   16  4/21/05   59.1    66.4 <118                    *       + 
    0 12:37:58  0:01:00  61     56 
 
   17  4/21/05   61.2    63.7 <118                       * + 
    0 12:38:58  0:01:00  62     58 
 
   18  4/21/05   61.2    65.6 <118                       *    + 
    0 12:39:58  0:01:00  63     58 
 
   19  4/21/05   62.9    69.1 <118                         *     + 
    0 12:40:58  0:01:00  65     60 
 
   20  4/21/05   60.3    65.8 <118                      *     + 
    0 12:41:58  0:01:00  62     57 
 
   21  4/21/05   61.2    66.2 <118                       *    + 
    0 12:42:58  0:01:00  64     58 
 
   22  4/21/05   56.8    58.1 <118                  *+ 
    0 12:43:58  PARTIAL  57     55 
 
   23  4/21/05   68.1    79.0 <118                              *           + 
    0 14:04:59  0:01:00  67     66 
 
   24  4/21/05   68.4    73.3 <118                               *    + 
    0 14:05:59  0:01:00  70     66 
 
   25  4/21/05   68.7    72.9 <118                               *    + 
    0 14:06:59  PARTIAL  70     66 
 
   26  4/21/05   70.8    71.4 <118                                 *+ 
    0 14:12:13  0:01:00  71     70 
 
   27  4/21/05   70.4    70.9 <118                                 + 
    0 14:13:13  0:01:00  70     70 
 
   28  4/21/05   70.6    71.4 <118                                 *+ 
    0 14:14:13  PARTIAL  71     70 
 
** AMPLITUDE DISTRIBUTION REPORT ** 
 
TOTAL SAMPLES =     12364 
 
   dB   SAMPLES                                                      % OF TOTAL 
_______________________________________________________________________________ 
   44         8 .                                                           .06 
   45       715 ******                                                     5.78 
   46       963 ********                                                   7.78 
   47       865 *******                                                    6.99 
   48       582 *****                                                      4.70 
   49       329 ***                                                        2.66 
   50       174 *                                                          1.40 
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   51       158 *                                                          1.27 
   52        98 *                                                           .79 
   53       174 *                                                          1.40 
   54       260 **                                                         2.10 
   55       354 ***                                                        2.86 
   56       395 ***                                                        3.19 
   57       608 *****                                                      4.91 
   58       873 *******                                                    7.06 
   59       636 *****                                                      5.14 
   60       831 *******                                                    6.72 
   61       621 *****                                                      5.02 
   62       519 ****                                                       4.19 
   63       218 **                                                         1.76 
   64       175 *                                                          1.41 
   65       106 *                                                           .85 
   66       427 ***                                                        3.45 
   67       511 ****                                                       4.13 
   68       121 *                                                           .97 
   69       124 *                                                          1.00 
   70      1252 **********                                                10.12 
   71       192 **                                                         1.55 
   72        40 +                                                           .32 
   73        16 +                                                           .12 
   74         8 .                                                           .06 
   75         4 .                                                           .03 
   76         2 .                                                           .01 
   77         1                                                             .00 
   78         3 .                                                           .02 
   79         1                                                             .00 
 
Ln( 0.0) =  79dB 
Ln(10.0) =  70dB 
Ln(50.0) =  58dB 
Ln(99.9) =  45dB 
 
             NO        80.0dB      90.0dB 
           CUTOFF      CUTOFF      CUTOFF 
 
Ldod       62.4dB      43.0dB      43.0dB 
Losha      61.4dB      43.0dB      43.0dB 
Leq(6)     60.6dB      43.0dB      43.0dB 
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