CITY OF CLOVIS

MEMORANDUM

TO: Mayor and Members of the Clovis City Council

FROM: Department of Planning and Development Services
DATE: June 21, 1999

SUBJECT: GPA99-5, A request to amend the Clovis General Plan and Herndon-Shepherd
Specific Plan to re-designate an approximately 168 acre project site designated
from Low Density Residential, High Density Residential, and Park/Open Space
to Mixed-Use, add Mixed Use Area 36 to the list of mixed use areas in the
Clovis General Plan, and provide for a primary use of Research and
Technology Business Park, a Secondary Use of 15% Commercial/Retail, and
Special Uses of Hotels, Convention Center, and Open Space in Mixed Use
Area 36. The project site is generally bounded by SR 168 on the south,
Armstrong Avenue on the west, Nees Avenue on the north, and the Enterprise
Canal on the east. City of Clovis, applicant.

Summary

At the direction of the City Council, staff is moving forward with the planning, marketing,
and development of a Research and Technology Business Park. Approval of GPA99-5 is
necessary to proceed with this economic development program. Approval of land use
entitlements is also necessary to complete grant applications for funding infrastructure
improvements.

The Final Environmental Impact Report (FEIR) for this project identified potential
significant unavoidable effects on the environment (air quality and land use), accordingly
prior to approving this project the City Council must make written Findings and a

Statement of Overriding Considerations pursuant to the California Environmental Quality
Act.
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Recommendation

The Planning Commission and Staff recommend approval of General Plan Amendment
GPA99-5.

Background

The City Council, at its regular meeting of October 6, 1997, directed staff to prepare a
special study to evaluate the potential of designating approximately 168 acres of land
located generally north of the State Route 168 alignment, east and west of Temperance
Avenue, to a Research and Technology Business Park. In order to explore this proposal, a
planning and marketing consultant (Thomas Cooke Associates) was contracted to prepare
a feasibility study. The intended purpose of the study was to obtain a detailed analysis
and recommendations from an independent expert experienced in development of high
technology business park plans, and to examine the proposed business park and assess the
probability of attracting high technology businesses to Clovis.

The study was also a necessary component in the marketing program that would be
implemented to attract businesses and developers to the proposed park, and to give
property owners assurance that a change in land use designation would increase the
opportunity to sell their property. Staff and the consultants conducted public workshops
with property owners and neighbors. In addition a survey was conducted to determine
support for the project. The survey indicated that there is relatively strong support for the
Research and Technology Business Park project.

At their regular meeting of August 3, 1998, the City Council directed staff to proceed with
a four-track implementation effort recommended in the Clovis Research and Technology
Business Park Feasibility Study (the four tracks include: Securing Appropriate
Development Entitlements, Developing a Marketing Program, Organizing an Ownership
Participation Program, Developing a Financing Program).

The first track in this implementation plan requires the preparation of an Environmental
Impact Report (EIR) and processing of a General Plan Amendment (GPA) to consider
changing the land use designation of approximately 168 acres of land from Low and High
Density Residential to Mixed Use. At the Council’s direction, Staff contracted with Land
Use Associates, an environmental and planning firm, to assist the City with the
preparation of the EIR. Staff also prepared a City initiated General Plan Amendment
(GPA99-5) for consideration of the necessary land use change.



The Proposed Research and Technology Business Park Project

To promote economic development and fiscal vitality and to create a stronger employment
base, the City 1s moving forward with the planning and development of a Research and
Technology Business Park in the southeast quadrant of the Herndon Shepherd Specific Plan.
The project site is approximately 168 acres in size and is generally bounded by State Route
168 on the south, Armstrong Avenue on the west, Nees Avenue on the north, and the
Enterprise Canal on the east. The basic objectives of the project are:

1. Provide accommodations for research and technology oriented uses, and actively
promote such uses to broaden employment opportunities and strengthen the City's
economic and fiscal base.

2. Work with property owners in the designated R&T Park area to facilitate
consolidation of parcels and creation of development sites of sufficient size to
accommodate the space needs of major research and technology-based firms.

3. Employ public investment in infrastructure as a catalyst to attract research and
technology-based industries that will enhance the City's fiscal base.

The R&T Park would be developed in two phases with the first phase requiring 10 years for
completion. At full development, the project site would contain approximately 2,442,420
square feet of research and technology uses on 148 acres, and approximately 348,500 square
feet of hotel and retail use on approximately 20.0 acres. The retail uses would be secondary
uses oriented predominantly along the freeway right-of-way and not as a rule in the interior
of the Business Park. There would be an estimated 4,520 employees.

General Plan Amendment GPA99-5

An amendment to the City's General Plan and Herndon-Shepherd Specific Plan is required
to re-designate land inside the project site currently designated Low Density Residential,
High Density Residential, and park/open space to Mixed Use. Approval of this action
would create a new Mixed Use Area "36" to be added to the list of mixed use areas
designated in Table 2-3 in the Clovis General Plan. The Primary Use of the area would be
Research and Technology Business Park with a Secondary Use of Commercial/Retail (see
Table One and the discussion below for a complete description of recommended
amendment). The Herndon-Shepherd Specific Plan would also be amended to add this
mixed-use area. Table One below illustrates the recommended Mixed Use Area 36 with

descriptive information.



TABLE ONE
MIXED USE AREA 36

| .

Area | Primary Use ' Secondary Special | Max. | FAR Design Features and |
' No. ‘ Uses Uses Height/ Comments
| Stories l
: ' e Transit Orientation
36 Research | 15% Hotels, 5* 35-50 o Enterprise Canal
and Commercial/ . Convention [ Parkway
Technology Retail? Center, e Buffer Adjacent |
Business Open Residential |
I Park' Space’ » Entry Treatment ’
Opportunity
e Special Development
’ ‘ and Design Regulations
o | | _
i. Administrative and research activities occupying office type space and the balance to testing,

fabrication, assemblage and other production types of activities.

All commercial uses are ancillary to the research and technology uses. The retail uses are strictly
secondary uses to be oriented along the freeway 168 right-of-way only and not 1n the intenor of the
Business Park.

]

3. The location of hotel, conference, and personal services will be concentrated generally at the
freeway 168 and Temperance Avenue interchange.

4. Five (5) Stories applies to motel or hotel uses only. Maximum height in the Business Park is 35
feet.

Brief Explanation of Proposed Use Schedule

Primary Use - Research and Technology Business Park: This means that all 168 acres
of the project area could be development with research and technology uses (refer to
Exhibit “A” for a listing of proposed permitted uses).

Secondary Use — 15% Commercial/Retail: All commercial uses are ancillary to the
research and technology uses. Retail, personal services, business services, and food
services are permissible in the Business Park only if these uses serve park employees. As
a rule, retail uses will be concentrated at the State Route 168 and Temperance Avenue
interchange to serve the needs of both the primary park uses and motorists on State Route
168. Financial institutions and some food service operations (to serve the needs of
employees only) may be located inside the Business Park.

Special Uses — Hotels, Convention Center, Open Space: Lodging and conference
facilities will be ancillary to research and technology uses. The location of hotel,
conference, and personal services will be concentrated generally at the freeway 168 and



Temperance Avenue interchange. Open space/landscaping will be provided as a linear
greenbelt around the Business Park as an open space amenity, recreational facility and to
buffer adjacent residential uses from the park structures and activities.

Maximum Height and Stories — 5 Story Max.: Uses in the Business Park will occupy
either one-story spaces with interior heights of 18 feet or more, or one or two story offices
with interior heights of 10 to 12 feet floor (see Draft and Final EIRs Visual Resources
Sections). Permissible building heights will be limited to approximately 35 feet. Heights
up to 65 feet could be permitted for hotels to provide view rooms and identity from the
freeway.

Floor Area Ratio - The average floor area ratio (FAR) for any single parcel should not
normally exceed .35 to ensure development does not exceed the planned capacity of roads
and other infrastructure serving the R&T Park. Exceptions, however, may be made if it can
be demonstrated that additional floor areas will not adversely impact roadways and other
infrastructure. In no event should the accumulative FAR of the R&T Park exceed .50.

Citizen Concerns

The predominate concerns voiced by citizens through correspondence and at public
meetings have been related to potential visual impacts and potential noise 1mpacts.
Responding to these concerns staff has provided a discussion of Noise impacts and
prepared and included substantial mitigation measures in the final EIR as well as
expanded the mitigation measures recommended for Visual Resources and incorporated
these in the Final EIR. With the incorporation of these additional mitigation measures
into the project, potential impacts have been reduced to less-than-significant levels. The
Council is referred to this document (FEIR) to review all comments submitted and staff’s
Tesponses.

Approval of General Plan Amendment, GPA99-5

The Final EIR concluded that General Plan Amendment GPA99-5 - Research and
Technology Business Park Project would have a significant impact on air quality and land
use.  Although the EIR 1dentified these significant, unavoidable impacts to the
environment, CEQA allows projects to go forward if written Findings for each significant
effect are made. Pursuant to Section 15091 of the California Environmental Quality Act
(CEQA) Guidelines a Statement of Facts and Findings has been incorporated into the
resolution for project approval. Approval of GPA99-5 requires the City Council to
approve and delare these findings through adoption of the attached resolution.



Section 15092(b)(2)(B) of CEQA Guidelines states that a public agency shall not decide
to approve or carry out a project for which an EIR 1s prepared unless the agency has
eliminated or substantially lessened all significant effects on the environment where
feasible (Section 15091), and determine that any remaining significant effects on the
environment found to be unavoidable are acceptable due to overriding concerns (Sections

15091 and 15093).

If the FEIR identifies significant unavoidable impacts, the California Environmental
Quality Act requires decision makers to balance, as applicable, the economic, social,
technological, or other benefits of the proposed project against its unavoidable
environmental risks when determining whether to approve a project. If the specific
economic, social, technological, or other benefits of the proposed project outweigh the
unavoidable adverse environmental effects, the adverse environmental effects may be
considered “acceptable” (Section 15093[a]) as adopted through declaration of a Statement
of Overriding Considerations by the City Council. Staff has provided a Statement of
Overriding Considerations for the City Council’s consideration in the attached resolution
prepared for project approval.

Should the City Council determine to approve GAP99-5 the following steps are required:

Certification of the Final Environmental Impact Report.

Adoption of a Mitigation Reporting and Monitoring Program.
Approval and declaration of a Statement of Facts and Findings.
Approval of declaration of a Statement of Overriding Considerations.

Rl ol S M

Reasons for Recommendation

Approval of GPA99-5 is necessary to proceed with planning, marketing, and development
of a Research and Technology Business Park. Approval of land use entitlements is
necessary to complete grant applications for funding infrastructure improvements for the
R/T Park.

General Information

Existing Land Uses: Vacant, Rural Residential, and Agricultural
General Plan Designation: Low Density, High Density, and Open Space



Notice of Hearing

Property owners within

600 feet notified: 291
Interested individuals
notified: 9
CEQA

An Environmental Impact Report has been prepared for this project, per the California
Environmental Quality Act.

Prepared by: Michael Waiczis, AICP, Associate Planner

Submitted by: /{»( W\ Recommended by : W /A (W

wight Kroll Jeff Witte
City Planner, AICP Assistant City Manager



EXHIBIT “A”
Research and Technology Business Park
Tentative Listing of Permitted Uses

1. Permitted Uses (tentative listing)

The following uses are typical of the kinds of permitted uses that will be allowed in the
Research and Technology Business Park. This listing is not all-inclusive. Other uses may
be considered as the Planning Commission may deem to be similar and not obnoxious or
detrimental to the public health, safety, and welfare.

A. Laboratories, offices, and related facilities to accomplish research, development,
testing and evaluation functions. These uses include the production and assembly
of prototype products, pilot plants and maintenance facilities. The following uses
may also be included: manufacturing, assembling, repair and service of electronic
and fiber optic equipment, telecommunications, data processing equipment,
medical, pharmaceutical, and aeronautic equipment;

B.  Administrative and professional offices including, but not limited to,
engineering, planning and surveying facilities, corporate headquarters offices,
regional sales and administrative offices, educational and technical training
facilities, and professional offices;

C. Incidental and ancillary uses which support the principal permitted uses.
D. Professional services and retail uses in support of primary permitted uses
including, but not limited to, eating establishments, banks and savings and loans,
venture capital corporations, retail uses, hotels, motels, and day care centers;

E. Open space and recreational uses;

F. Unlity and infrastructure support uses including roads, public facilities and
institutional uses;

G. Assembly of small electrical and electronic equipment, communications
equipment buildings, electric distribution and transmission substations, electrical
supply houses, microwave relay structures;



H. Uses permitted in the M-P Industrial Park District Zone District as follows:
chemical and physical science office and laboratories, engineering and
cartographic offices and laboratories, manufacturing, assembling, and packaging
of electronic equipment, instruments, and devices, manufacturing, assembling,
and packaging of pharmaceuticals, professional, financial, and administrative
offices, research offices and laboratories, testing offices and laboratories.



Planning Commission
May 27, 1999
Page 4

A) P.C. Res. 99-18, Third General Plan Amendment Cycle for 1999:

GPA99-5, A request to amend the Clovis General Plan and Herndon-Shepherd Specific
Plan to re-designate portions of a 180 acre project site designated from Low Density
Residential, High Density Residential, and Park/Open Space to Mixed-Use, add Mixed Use
Area 36 to the list of mixed use areas in the Clovis General Plan, and provide for a primary
use of Research and Technology Business Park, a Secondary Use of 15%
Commercial/Retail, and Special Uses of Hotels, Convention Center, and Open Space in
Mixed Use Area 36. The project site is generally bounded by SR 168 on the south,
Armstrong Avenue on the west, Nees Avenue on the north, and the Enterprise Canal on the
east. City of Clovis, applicant.

City Planner Kroll gave a brief outline of the General Plan Amendment process.

Associate Planner Waiczis presented the staff report on this item and indicated that staff
recommended approval of GPA99-5.

Commission Ashbeck indicated that the impact on the Housing Element should be examined.

At this point the meeting was opened to anyone wishing to speak in favor of this item.

Mike Dozier, Community Development Director, spoke in favor of GPA99-5.

At this point the meeting was opened to those persons wishing to speak in opposition.

Mark Der Matoian, 1063 N. Filbert, indicated he is not necessarily speaking in opposition. Mr.
Der Matoian indicated his concerns focus on the fact that as each piece of the R & T Park is
approved, that the ability of the residents to coexist with this park should be considered. Mr. Der
Matoian indicated that he would like his written comments to be included in the EIR.

Kathryn Papenhausen, 7585 E. Nees, expressed concerns with negative traffic impacts from this
proposed project. Ms. Papenhausen requested that her neighborhood be notified of upcoming
development in this area. Ms. Papenhausen expressed a concern with the accuracy of the map

being used in relation to the EIR.

Stuart Gregory Farlev, 2316 El Paso, stated that he would be opposed to this change to the
General Plan. Mr. Farley indicated that noise control should be implemented.

Marsha Pope. 2350 Houston, indicated that she and about 90 percent of the residents in her area
were in favor of this general plan amendment and this is a positive project for the City of Clovis.

Gregg Boe. 2272 Cromwell, spoke in opposition and expressed concerns with businesses being
built directly behind his home and creating a negative impact on his residence.

At this point the public portion of the hearing was closed.



Planning Commission
May 27, 1999
Page 5

Commissioner Wallace indicated that a letter had been received from Mr. Roberti outlining
concerns with this proposal. Mr. Wallace indicated that the benefits will outweigh the negative
impacts and he would be in favor of GPA99-5.

Commissioner Ashbeck indicated she would also support this general plan amendment.
Commissioner Ashbeck made the following comments: The impact on the City's Housing
Element should be addressed. using housing as a buffer is not a good idea, and the mitigation
measures should protect the existing residences.

Chairperson Eide commented in regard to the affect on the City’s Housing Element and the
mitigation measures and indicated she would be in favor of this general plan amendment.

Commissioner Willoughby stated he would also support this general plan amendment.

At this point the Commission by a consensus of 4-0-1(Walden absent) voted for approval of
GPA99-5.

GPA99-6, A request to amend the Clovis General Plan and Herndon-Shepherd Specific
Plan to provide for an additional access point from Hemdon Avenue onto property located
in Mixed Use Area No. 14. Mixed Use Area 14 is located generally north of Herndon
Avenue between Clovis and Sunnyside Avenues. City of Clovis, applicant. (This item has
been withdrawn)

City Planner Kroll indicated that GPA99-6 had been withdrawn.

At this point a motion was made by Commissioner Ashbeck, seconded by Chairperson Eide, to
adopt P.C. Res. 99-18, recommending the following action on the Third General Plan
Amendment for 1999:

GPA99-5 4-0-1 (Walden absent) consensus for approval and recommending
certification of the Draft EIR.

This motion was passed by a vote of 4-0-1:
AYES: Commissioners Ashbeck, Wallace, Willoughby, Chairperson Eide

NOES: None
ABSENT: Commuissioner Walden
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RESOLUTION NO. 99-

A RESOLUTION OF THE CLOVIS CITY ISSUING A STATEMENT OF FACTS AND FINDINGS
AND A STATEMENT OF OVERRIDING CONSIDERATIONS, AND APPROVING GENERAL
PLAN AMENDMENT GPA99-5 - THE RESEARCH AND TECHNOLOGY BUSINESS PARK
PROJECT AND APPROVING THE SIXTY-SEVENTH AMENDMENT TO THE MAP OF THE
CLOVIS GENERAL PLAN AS SET FORTH HEREAFTER (AMENDMENT 1999 NO. 3)

A ISSUANCE OF FACTS AND FINDINGS AND A STATEMENT OF OVERRIDING
CONSIDERATIONS

WHEREAS, a Final Environmental Impact Report (EIR) was prepared for General Plan
Amendment GPA99-5 - Research and Technology Business Park Project, and this City Council found
and declared that the Final Environmental Impact Report (EIR) was completed in compliance with the
California Environmental Quality Act of 1970 (CEQA), as amended, and state and local environmental
guidelines and regulations. Said Final EIR was presented to this City Council and this City Council
reviewed and considered the information contained in the Final EIR prior to project approval. Based on
this Council’s review of the Final EIR, and after a review of the entire public record, this City Council
Certified that the Final EIR adequately assessed the potential significant environmental effects of the
General Plan Amendment GPA99-5 - Research and Technology Business Park Project and represents the
independent judgment of the City and sets forth an adequate range of alternatives to the project; and

WHEREAS, this City Council reviewed the mitigation measures listed in the Mitigation
Reporting and Monitoring Program, and determined to incorporate these mitigation measures into the
project; and

4 WHEREAS, a full and fair public hearing has been held on the Final Environmental Impact
Report for General Plan Amendment GPA99-5 - Research and Technology Business Park Project, and
this City Council considered all comments received thereon, which comments and responses thereto are
contained in the Final Environmental Impact Report; and

WHEREAS, this City Council Certified the Final Environmental Impact Report for the
General Plan Amendment GPA99-5 - Research and Technology Business Park Project, adopted the
Mitigation Reporting and Monitoring Program for General Plan Amendment GPA99-5 - Research and
Technology Business Park Project, and incorporated the mitigation measures contained therein into this
project; and

WHEREAS, Section 15091 of the California Environmental Quality Act (CEQA)
Guidelines requires that no public agency approve or carry out a project for which an Final
Environmental Impact Report has been completed which identifies one or more significant environmental
effects of the project unless the public agency makes one or more written findings (supported by
substantial evidence in the record) for each of these significant effects; and

WHEREAS, this City Council has made written findings for all significant environmental
effects of the proposed project pursuant to the requirements of the California Environmental Quality Act
(CEQA) Guidelines, Section 15091, and said findings are incorporated into this resolution as “Exhibit A”;
and



WHEREAS, Section 15092(b)(2)(B) of the California Environmental Quality Act, as
amended) states that a public agency shall not decide to approve or carry out a project for which an EIR
is prepared unless the agency has eliminated or substantially lessened all significant effects on the
environment where feasible and determined that any remaining significant effects on the environment
found to be unavoidable are acceptable due to overriding concerns; and

WHEREAS, the California Environmental Quality Act, as amended, (Section 15093[a])
requires decision makers to balance, as applicable, the economic, social, technological, or other benefits
of the proposed project against its unavoidable environmental risks when determining whether to approve
a project, and allows the approval of a project if the specific economic, social, technological, or other
benefits of the proposed project outweigh the unavoidable adverse environmental effects, the adverse
environmental effects are considered acceptable; and

WHEREAS, this City Council finds that the benefits of General Plan Amendment GPA99-
5 - Research and Technology Business Park Project outweigh the unavoidable adverse environmental
effects identified in the project Final Environmental Impact Report, and that the adverse environmental
effects are considered acceptable, and a Statement of Overriding Considerations was prepared by this
City Council presenting the community benefits that justify project approval as stipulated in CEQA
Guidelines Section 15093 (“Exhibit A”).

B. APPROVAL OF GENERAL PLAN AMENDMENT GPA99-5 - THE RESEARCH AND
TECHNOLOGY BUSINESS PARK PROJECT AND GENERAL PLAN AMENDMENT, 1999,
THIRD CYCLE

WHEREAS, after holding a public hearing duly noticed and held according to law, the
Planning Commission of the City of Clovis has recommended to the City Council certain amendments to
the General Plan Land Use Element of the Clovis General Plan, which General Plan was adopted by
Resolution of this Council and amended by Resolutions 75-20, 75-87, 75-106, 76-34, 76-77, 76-129, 77-
48, 77-108, 77-150, 78-30, 78-84, 79-56, 79-128, 80-64, 80-105, 80-141, 81-52, 81-88, 81-117, 82-19,
82-69, 83-17, 83-77, 83-106, 84-30, 84-78, 84-131, 85-36, 85-63, 85-85, 85-129, 86-44, 86-83, 86-127,
87-22, 87-60, 87-100, 88-72, 88-93, 88-104, 88-146, 89-13, 89-56, 89-74, 89-114, 90-26, 90-77, 90-
125, 91-40, 91-86, 91-115, 91-166, 92-73, 92-145, 92-190, 93-101, 93-128, 93-134, 94-117, 94-132,
94-144, 95-106, 96-61 96-100, 96-109, 97-107, 98-15, 98-27, 98-91, 99-20, and 99-37 of this Council,
and

WHEREAS, the City of Clovis prepared and Certified a Final Environmental Impact
Report for General Plan Amendment GPA99-5 - Research and Technology Business Park Project, herein
incorporated by reference; and

WHEREAS, this City Council reviewed and considered the Final Environmental Impact
Report with respect to approval of General Plan Amendment GPA99-5 - Research and Technology
Business Park Project; and

WHEREAS, pursuant to notice duly given, this City Council held a full and fair public
hearing to consider the proposed project, to take public testimony and make comments, and to consider
the potential environmental effects of General Plan Amendment GPA99-5 - Research and Technology
Business Park Project, and said public hearing occurred on June 21, 1999; and



WHEREAS, the City Council considered all comments received regarding the proposed
project and the potential environmental effects contained in the Final Environmental Impact Report,
which comments and responses thereto are contained in the Final Environmental Impact Report; and

WHEREAS, prior to said hearing by this Council, the Planning Commission held a duly
noticed public hearing to consider the proposed project, General Plan Amendment GPA99-5, Research
and Technology Business Park Project, and to specifically consider, comment on, hear public testimony,
and make a recommendation to the Clovis City Council on the following proposed amendment of the
Clovis General Plan and Herndon Shepherd Specific Plan:

General Plan Amendment GPA99-5, a request to amend the Clovis General Plan and Herndon-
Shepherd Specific Plan to re-designate an approximately 168 acre project site designated from Low
Density Residential, High Density Residential, and Park/Open Space to Mixed-Use, add Mixed Use
Area 36 to the list of mixed use areas in the Clovis General Plan, and provide for a primary use of
Research and Technology Business Park, a Secondary Use of 15% Commercial/Retail, and Special
Uses of Hotels, Convention Center, and Open Space in Mixed Use Area 36. The project site is
generally bounded by SR 168 on the south, Armstrong Avenue on the west, Nees Avenue on the
north, and the Enterprise Canal on the east.

WHEREAS, the Planning Commission considered information in the Draft Environmental
Impact Report prepared and presented to the Planning Commission, pursuant to the California
Environmental Quality Act (CEQA), as amended, for General Plan Amendment GPA99-5 - Research and
Technology Business Park Project, comments received, public testimony and recommendations made by
the City Planner for General Plan Amendment GPA99-5 - Research and Technology Business Park
Project; and

WHEREAS, the Planning Commission recommended approval of the General Plan
Amendment GPA99-5 - Research and Technology Business Park Project.

WHEREAS, the City Council considered recommendations made by the City Planner and
the Planning Commission for the General Plan Amendment GPA99-5 - Research and Technology
Business Park Project prior to making a decision on this matter.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
CLOVIS AS FOLLOWS:

a. The City Council of the City of Clovis has made written findings for all significant environmental
effects of the proposed project, General Plan Amendment GPA99-5 - Research and Technology
Business Park Project, pursuant to the requirements of the California Environmental Quality Act
(CEQA) Guidelines, Section 15091, and said findings are hereby approved and set forth in the
public record and incorporated into this resolution as “Exhibit A”; and

b. The City Council of the City of Clovis finds that the benefits of the General Plan Amendment
GPA99-5 - Research and Technology Business Park Project outweigh the unavoidable adverse
environmental effects identified in the project Final Environmental Impact Report, and that the
adverse environmental effects are considered acceptable, and a Statement of Overriding
Considerations presenting the community benefits that justify project approval as stipulated in
CEQA Guidelines Section 15093 is hereby approved and set forth into the public record by the
City Council and incorporated into this resolution as “Exhibit A”; and



C. After reviewing and Certifying the Final Environmental Impact Report for this project; making
Findings and issuing a Statement of Overriding Considerations; after reviewing the entire the
public record; and using independent judgement, the City Council of the City of Clovis hereby
orders approval of General Plan Amendment GPA99-5 (Research and Technology Business Park
Project) and the Sixty-Seventh Amendment to the Map of the Clovis General Plan.

* * * * * *

The foregoing resolution, which includes approval of a Statement Facts and Findings, a
Statement of Overriding Considerations, the Approval of General Plan Amendment GPA99-5, and
approval of the General Plan Amendment, 1999, Third Cycle, was introduced and adopted at a regular
meeting of the City Council of the City of Clovis held on June 21, 1999, by the following vote, to wit:

AYES:
NOES:

ABSENT:

DATED: June 21, 1999

Mayor City Clerk

A\RRRESO DISC. (MRW) - CCRES02.DOC



Res. EXHIBIT “A”

General Plan Amendment GPA99-5
City of Clovis Research and Technology Business Park Project

STATEMENT OF FACTS AND FINDINGS
STATEMENT OF OVERRIDING CONSIDERATIONS

1.0 REQUIREMENTS OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
Statement of Facts and Findings

Section 15091 of the California Environmental Quality Act (CEQA) Guidelines requires that no
public agency approve or carry out a project for which an EIR has been completed which
identifies one or more significant environmental effects of the project unless the public agency
makes one or more written findings (supported by substantial evidence in the record) for each of
these significant effects, accompanied by a brief explanation of the rationale for each finding.
The possible findings are:

*  Changes or alterations have been required in, or incorporated into the project, which
avoid or substantially lessen the significant environmental effect as identified in the Final
EIR.

=  Changes or alterations are within the responsibility and jurisdiction of another public
agency and not the agency making the finding. Such changes have been adopted by such
other agency or can and should be adopted by such other agency.

»  Specific economic, legal, social, technological or other considerations, including
provision of employment opportunities for highly trained workers, make infeasible the
mitigation measures or project alternatives identified in the Final EIR.

Project Approval and Statement of Overriding Considerations

Section 15092(b)(2)(B) of CEQA Guidelines states that a public agency shall not decide to
approve or carry out a project for which an EIR is prepared unless the agency has:

* Eliminated or substantially lessened all significant effects on the environment where feasible
(Section 15091), and

* Determine that any remaining significant effects on the environment found to be unavoidable
are acceptable due to overriding concerns (Section 15091 and 15093).

The California Environmental Quality Act requires decision makers to balance, as applicable, the
economic, social, technological, or other benefits of the proposed project against its unavoidable
environmental risks when determining whether to approve a project. If the specific economic,
social, technological, or other benefits of the proposed project outweigh the unavoidable adverse
environmental effects, the adverse environmental effects may be considered “acceptable”
(Section 15093(a])



2.0 STATEMENT OF FACTS AND FINDINGS

This section presents Statements of Facts And Findings and identifies the potentially significant
impacts of the project by topic and lists the mitigation measures as adopted. Following the
mitigation measures is a brief analysis of the level of significant after the incorporation of
mitigation and City Council findings.

2.1 Land Use
Statement of Facts and Discussion of Potentially Significant Impacts

The proposed General Plan Amendment GPA99-5 would change approximately 168 acres of land
to Mixed Use Area 36. Approval of GPA99-5 will amend the Clovis General Plan and Herndon-
Shepherd Specific Plan to re-designate an approximately 168 acre project site designated from Low
Density Residential, High Density Residential, and Park/Open Space to Mixed-Use; add Mixed Use
Area 36 to the list of mixed use areas in the Clovis General Plan; and provide for a primary use of
Research and Technology Business Park, a Secondary Use of 15% Commercial/Retail, and Special
Uses of Hotels, Convention Center, and Open Space in Mixed Use Area 36. The proposed changes
will allow the development in phases of a Research and Technology Business Park. Mixed Use
Area "36" is illustrated in Table One incorporated in this document below.

TABLE ONE - MIXED USE AREA 36

Area  Primary Use Secondary Special Uses Max. FAR Design Features and
No. Uses Height/ Comments
Stories
¢ Transit Orientation
36 Research and 15% Hotels, 54 .35-50 e Enterprise Canal Parkway
Technology = Commercial/  Convention e Buffer Adjacent
Business Retail® Center, Open Residential
Park' Space’® e  Entry Treatment
Opportunity
e  Special Development and
Design Regulations
1. Administrative and research activities occupying office type space and the balance to testing, fabrication,
assemblage and other production types of activities.
2. All commercial uses are ancillary to the research and technology uses. The retail uses are strictly secondary uses
to be oriented along the freeway 168 right-of-way only and not as a rule in the interior of the Business Park.
3. The location of hotel, conference, and personal services will be concentrated generally at the freeway 168 and
Temperance Avenue interchange.
4. Five (5) Stories applies to motel or hotel uses only. Maximum height in the Business Park is 35 feet.

The proposed changes would make the existing zoning on the subject land inconsistent with the new
“Mixed Use” land use designation. . The proposed changes will not conflict with adopted
environmental plans and goals of the City of Clovis. As shown in the Draft Environmental Impact
Report prepared for this project, the proposed land use changes generally result in fewer potential
impacts to the environment and public services than existing planned land uses. Sensitive land uses
such as existing and proposed residential will be separated from the proposed Research and
Technology Business Park on the south by the new freeway 168, on the east by the Enterprise
Canal, and on the north and southwest by major streets. The existing subdivision on the northwest



boundary of the site will be separated and buffered by landscaping, setbacks, and other design
features of the Business Park reducing potential land use impacts to an insignificant level.

The City does not have a mixed-use implementation ordinance for the mixed-use designation
proposed by the general plan amendment. Such an ordinance could guide future development
within the project area, and could establish development standards, design guidelines, and
appropriate implementing zone districts. Other regulatory tools available to guide development in
the Business Park include utilization of standard zone districts, planned commercial development
(PCC) zone districts, use permits, and site plan review procedures.

Lands encumbered by Williamson Act Agricultural Preserve Contracts within the project area
must remain in agricultural use unless a notice of non-renewal is filed and the contract is allowed
to terminate after 10 years, or the contracts are canceled by the City Council. Tentative
Cancellation has been approved by the Council for three of the four parcels subject to contract,
but no notices of non-renewal have been filed for any of the parcels.

Implementation of the project would bring about the conversion of prime agricultural soils to
urban use. This is a significant un-mitigatable impact.

Mitigation Measures

1. As soon as possible, the zoning on land within the Research and Technology Business Park
shall be made consistent with the Mixed Use land use designation.

2. To insure compatibility with existing and planned residential uses and to regulate the
physical development of individual projects in the Business Park, the City of Clovis shall
develop design and development guidelines for Mixed-Use Area No. 36. Design and
development guidelines shall be incorporated into the conditions of approval of
development entitlements, included in master plans for development of multiple projects,
and implemented with the development of individual projects.

3. Prior to development of a parcel encumbered by a Williamson Act Agricultural Preserve
Contract, a notice of non-renewal shall be filed and the contract terminated at the end of the
non-renewal period or tentatively canceled if the City Council makes findings in accordance
with state law requirements. Final cancellation shall be granted by the State of California
Department of Land Conservation before development takes place.

Level of Significance Following Mitigation

Even with implementation of the recommended mitigation measures, impacts to Land Use will be
significant due to the potential loss of prime agricultural land.

Findings

The City Council finds that even after application of mitigation measures to reduce impacts on land
use, development of the Research and Technology Business Park would bring about the conversion
of prime agricultural soils to urban use. This is a significant unmitigatable impact. The City
Council previously adopted Findings of Fact and Overriding Considerations in this regard with
approval of the Clovis General Plan and Herndon-Shepherd Specific Plan.



The City Council further finds that specific economic, legal, social, technological or other
considerations, including provision of employment opportunities for highly trained workers,
make infeasible mitigation measures that would reduce impacts on land use to less-than-
significant levels.

2.2  Traffic and Circulation
Statement of Facts and Discussion of Potentially Significant Impacts

Implementation of the proposed project would have the following environmental effects on traffic
and circulation before incorporation of mitigation into the project:

The Temperance Avenue/Alluvial Avenue intersection would experience unacceptable LOS F
operation as an all-way stop during both the AM and PM commute peak traffic hours. Volumes
would be increased above peak hour signal warrant criteria levels at this location during both
commute time periods. In addition to specific intersection operation, there will potentially be a
storage problem on the northbound approach to the Temperance Avenue/Alluvial Avenue
intersection.

There will be inadequate storage distance along Temperance Avenue between the SR 168
Westbound Off Ramp and Alluvial Avenue intersections for northbound vehicles turning left to
Alluvial Avenue during the AM commute period. Storage will be inadequate with or without a
signal at the Alluvial intersection with the proposed single northbound left turn lane. There will
tentatively be, at most, about 350 feet of storage distance between the two intersections, while the
northbound left turn storage demand will range from 450 up to 900 feet.

It is possible that one or more project intersections along Alluvial Avenue and at least one project
intersection along Temperance Avenue will require signalization at some point of area
development. Placement of project access intersections and driveways (in conjunction with
signalization of the major access intersections) will eventually create operational and storage
problems.

There will be inadequate storage distance along Temperance Avenue between the SR 168
Westbound Off-Ramp and Alluvial Avenue intersections for northbound vehicles turning left to
Alluvial Avenue during both the AM and PM commute periods. Storage will be inadequate with
the proposed single northbound left turn lane. Although storage deficiency for this left turn
movement has been identified as a problem for “without project” conditions, project traffic would
add an additional 245 (PM peak hour) and 540 (AM peak hour) vehicles to this movement.

Mitigation Measures

A. Year 2003

(Potentially Significant Environmental Effect: Unacceptable Operation of the Temperance
Avenue/Alluvial Avenue Intersection)

1. Signalize the Temperance/Alluvial intersection.



2. Add a second left turn lane on the northbound Temperance Avenue intersection approach.

3. Restripe the eastbound Alluvial Avenue intersection approach to provide a separate left turn,
a combined through/right turn and an exclusive right turn lane.

4. Provide loop detection in each left turn lane that will activate the northbound left turn green
arrow when vehicle queues are approaching available storage limits.

Resultant operation with signalization and geometric improvements:

AM Peak HourLOS B Average Vehicle Delay = 12.6 seconds
PM Peak Hour LOS D Average Vehicle Delay = 33.3 seconds

(Potentially Significant Environmental Effect: Project access along Temperance Avenue, Alluvial
Avenue, Armstrong Avenue and Nees Avenue)

5. The City Engineer shall provide input to the project planners at the time of specific site
development in order to incorporate acceptable spacing between access intersections and to
indicate likely intersections that will require signalization. Driveway connections to
Temperance Avenue, Alluvial Avenue and Armstrong Avenue should be minimized.

(Although not needed from a capacity standpoint, it is recommended that right turn
deceleration lanes be provided on the approaches to all major intersections within the project
area to minimize disruption to through traffic flow by turning vehicles. Provisions for
bicycle lanes and requests by local transit agencies [location of bus pullouts, etc.] should
also be incorporated into the final design plan).

B. Year 2020

(Potentially Significant Environmental Effect: Storage Deficiencies on Northbound Approach to
the Temperance Avenue/Alluvial Avenue Intersection)

6. Add a second left turn lane on the northbound Temperance Avenue intersection approach.

7. Provide loop detection in each left turn lane that will activate the northbound left turn green
arrow when vehicle queues are approaching available storage limits.

Resultant operation:

AM Peak HourLOS C Average Vehicle Delay = 16.1 seconds
PM Peak Hour LOS D Average Vehicle Delay = 27.0 seconds

Level of Significance Following Mitigation

With implementation of the proposed mitigation measures, impacts to traffic and circulation will be
reduced to less than significant levels.



Findings

The City Council finds that changes or alterations have been required in, or incorporated into, the
project by adoption of mitigation measures that avoid or substantially lessen potentially
significant environmental effects identified in the Final EIR.

2.3 Air Quality
Statement of Facts and Discussion of Potentially Significant Impacts

Short-term construction emissions for the project are significant for oxides of nitrogen (NOx) and
close to significance levels for reactive organic gases (ROG). Daily emissions of NOx are 556
pounds per day and daily emissions of ROG are 54 pounds per day. No mitigation is available
which would reduce this impact to a less than significant level.

The San Joaquin Valley Unified Air Pollution Control District (STVUAPCD) regulates construction
dust emissions through its Regulation VIII and considers compliance with this regulation as
adequate mitigation for construction impacts.

Project-related traffic increases would generate new regional emissions exceeding the
SIVUAPCD’s thresholds of significance for ozone precursors. This would represent a potentially
significant impact. Anticipated vehicle trips generated by the project would likely result in air
pollutant emissions that would have the potential to affect the entire San Joaquin Valley air basin.
While these emission increases are significant the emissions associated with the development
currently listed in the Clovis General Plan (a combination of high and low-density residential
development) would also have impacts exceeding significance levels, although not by as much as
the proposed development.

Mitigation Measures

L. Individual projects shall comply with the policies adopted in the Clovis General Plan Air
Quality Element.

2. As appropriate, individual projects shall provide the following:

*  bus stops and shelters along major bus routes as required by Clovis Transit and Fresno
Area Express to encourage transit use;

»  direct pedestrian access to individual projects from existing or future public transit stops,
sidewalks, or pedestrian trails. Such access shall consist of paved walkways or ramps
and should be physically separated from parking areas and vehicle access routes.

*  bicycle parking facilities in accordance with state standards for patrons and employees.
Enclosed bicycle parking, shower facilities, and bike and personal lockers shall be
provided, as deemed appropriate, by the individual developers for employee use.

*  bike lanes on roadways in the Business Park as deemed necessary by the City Engineer.
Linkages to bike lanes and the Enterprise Canal trail,



=  priority parking for rideshare employees;
®=  on-site automatic teller machines at convenient locations; and
=  promotion of the use of alternative hours/work weeks for employees.

3. Provide a mixture of uses, as feasible in the proposed commercial development that include
service-oriented facilities. Such uses as restaurants, banks, a post office, and a child care
facility should be included to reduce vehicle trips.

Level of Significance Mitigation

With implementation of the recommended mitigation measures, long-term mobile emissions will
continue to contribute to adverse air quality in a non-attainment area. This is an unavoidable
significant impact.

Finding

The City Council finds that even after application of mitigation measures to reduce impacts on air
quality, development of the Research and Technology Business Park would likely contribute to
significant regional air quality impacts. Pursuant to Section 15091(a)(2) of the CEQA Guidelines,
the City Council finds that the ability to identify and require additional mitigation measures to
reduce impacts on regional air quality is outside the jurisdiction of the City of Clovis and is the
ultimate responsibility of another public agency or agencies, principally the San Joaquin Valley
Unified Air Pollution Control District.

In addition, and pursuant to Section 15091(a)(3) of the CEQA Guidelines, the City Council finds
that specific economic, legal, social, technological or other considerations, including provision of
employment opportunities for highly trained workers, make infeasible mitigation measures that
would reduce impacts on Air Quality to less-than-significant levels.

‘2.4  Visual Resources
Statement of Facts and Discussion of Potentially Significant Impacts

Compared to existing and currently planned single family and multiple housing the proposed
Research and Technology Business Park would bring about an extensive urban change to the area,
replacing the rural landscape with a business park and the potential for localized multistory
construction. Larger office and light industrial type buildings anticipated in the Business Park will
result in highly visible urban development that will create an urban environment. Most directly
impacted are residents of the existing single family subdivision located at the northwest corner of
the Business Park. The potential for two story buildings adjacent to single family back yards will
alter views for some residences and may decrease back yard privacy.

Mitigation Measures

1.  All development associated with this project shall be required to be consistent with all
pertinent policies, development standards, and mitigation measures addressing site design,



visual resources, and aesthetics approved with the Herndon Shepherd Specific Plan, the
Clovis General Plan, and the Clovis Zoning Ordinance.

Building heights inside the Research and Technology Business Park shall be limited to
approximately 35 feet. Greater heights may be conditionally permitted only with findings
that the increased heights will not adversely affect nearby residences or other business
park tenants. Heights of up to 65 feet will only be permitted for hotels located at or near
the Temperance Avenue and State Route 168 interchange.

Where a business park development abuts a residential use in-house design review shall
be required to ensure provision of adequate buffers. Substantial landscape setbacks,
sound walls, screening, public roads, and height limitations, shall be required. Residential
development buffers or mitigation measures must at minimum be consistent with the
requirements of the Clovis General Plan, the Herndon Shepherd Specific Plan, and Clovis
Zoning Ordinance regulating the abutment of residential uses and non-residential business
park uses. Improvements to reduce negative impacts between uses shall be provided by
the new use, rather than existing use.

Outdoor areas for shipping and receiving operations shall be located to avoid adverse
noise, visual, and illumination impacts on nearby residences. These areas shall be
concealed from view of the public and adjoining land uses. Concealment and screening
may be accomplished by use of any of the following:

Design buildings to envelop outdoor service areas thereby providing for concealment;

Construction of perimeter 6 feet high walls architecturally coordinated with the primary
buildings and site landscaping; or

Screening with dense vegetative hedges, combined with walls or fences.

Loading facilities shall be screened with landscaping and/or berming and shall not be
located at the front of structures. When it is not possible or desirable to locate loading
facilities at the rear of the building, loading docks and loading doors shall be located on
the side of the building and shall be screened from the street by landscaping offset from
driveway openings.

No permanent outside storage of materials or products is allowed.

Parking areas shall be well landscaped with trees provided along the perimeter and interior
of multi-aisle parking areas such that the trees form an overhead canopy providing sun
and rain protection for the majority of the parking spaces.

Parking areas adjoining public rights-of-way shall be set back a minimum of 15 feet from
the right-of-way and the setback areas landscaped to partially screen the parked vehicles.
The landscaping should be coordinated with street landscaping to achieve an attractive,
unified landscape appearance.

On site parking for trucks and vehicles other than passenger cars shall not be permitted
within 25 feet of any property line on any street excluding freeways. Parking shall not be
permitted within 10 feet of the street side of any office portion of any building.
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Buildings, structures and loading facilities shall be designed and placed upon the site so
that vehicles, whether rear loading or side loading may be loaded or unloaded at any
loading dock or door, or loading area, without extending beyond the property line.

No loading area shall be located within twenty-five (25) feet of residential property

The architectural style of new buildings shall have a contemporary appearance while
utilizing elements that complement the existing character of Clovis. This may mean
relating to the relatively small scale of adjacent structures and incorporating such elements
as variation in textures and materials in the design of elements facing the public street.

Building construction and design shall be used to create a structure with substantially
equally attractive sides of high quality, rather than placing all emphasis on the front
elevation of the structure and neglecting or downgrading the aesthetic appeal of the side
elevations of the structure. Any accessory buildings and enclosures, whether attached to
or detached from the main building, shall be of similar compatible design and materials.

Large, continuous surface treatments of a single material shall be minimized. In the event
this is done, textural changes or relief techniques should be introduced to produce a play
of shadows on the surface. Large buildings shall have facades that include variations in

form and texture.

Perimeter landscaping is required adjacent to street frontages. These perimeter areas shall
be a minimum of 10 feet wide and include trees, shrubs, and ground cover. Landscaped
berms are encouraged to soften the transition between street and parking lot.

Both perimeter and interior landscaping shall include canopy-type trees. The location and
spacing of trees is dependent on the type of tree used, but the effect should be a consistent
tree cover that will provide shade. Generally, a tree should be installed for every five to
eight parking spaces.

Live plant materials shall be used in all landscaped areas. The use of gravel, colored rock,
bark and other similar materials is not acceptable as a sole ground cover material.

All exterior trash and storage structures and service areas shall be screened from view
with a City approved wall or fence.

Utility company equipment and roof-mounted equipment shall be screened from street
view.

The design of masonry walls, fencing, trash enclosures and similar accessory site elements
shall be compatible with the architecture of the building.

Lighting shall be placed where it can best aid in illuminating activity areas. The site
should not be overly lit. Fixtures should be scaled in size to match the size of areas to be
lit.

Area lighting shall be directed predominantly downward and placed to prevent glare or
excessive spray of light on neighboring sites.



23. Pad-mounted transformers, utility connections, and meter boxes shall be screened and
integrated into the site plan.

24.  All commercial uses shall be ancillary to the research and technology uses. The retail uses
shall be strictly secondary uses to be oriented along the freeway right-of~-way only and shall
be limited in the interior of the Business Park to businesses that serve the employees of the
Business Park.

25. The location of hotel, conference, and personal services shall be concentrated generally at
the freeway 168 and Temperance Avenue interchange.

26. The provision for five (5) stories in Mixed Use Area 36 applies to motel or hotel uses
only. Maximum height in the Business Park is 35 feet.

Level of Significance Following Mitigation

With implementation of the proposed mitigation measures, potential impacts to Visual Resources
will be reduced to less than significant levels.

Finding

The City Council finds that changes or alterations have been required in, or incorporated into, the
project by adoption of mitigation measures that avoid or substantially lessen potentially
significant environmental effects identified in the Final EIR.

2.5 Noise
Statement of Facts and Discussion of Potentially Significant Impacts

Changing the project site from vacant and rural residential land to an urbanized use will bring about

‘the introduction of noise into the project area. Those affected by this introduction of noise will most
likely be the existing residents of the single-family subdivision to the northwest and other nearby
residents. Because most operational activities will be required to take place inside the buildings, the
only notable source of noise will be that generated from employee vehicles and shipping and
receiving (truck) activities.

The proposed Research and Technology Business Park is not intended to be a traditional
industrial park. During the preliminary development of the scope of the business park project,
the City of Clovis concluded that the proposed Business Park would not generate significant
levels of noise. This conclusion was based on: 1) first hand observations secured from field
surveys of existing research and technology parks; 2) interviews of staff from jurisdictions where
similar parks have been constructed; and 3) an examination of the literature in which research
and technology parks are described.

The policies of the Clovis General Plan require that exterior living areas of single family uses
have a maximum noise level of 65dB CNEL and an interior living areas noise level of 45dB
CNEL (Community Noise Equivalent Level — 24 hours average noise level). It is the intention
of the City of Clovis to require a combination of site planning techniques, landscape setbacks



and berms and/or noise walls, and architecture treatments be incorporated into the design of all
developments in the Research and Technology Business Park project to ensure that the required
65dB CNEL (outside) and 45dB CNEL (inside) standard is achieved.

During construction there will be short-term noise impacts caused by construction equipment
such as earthmovers, trucks, and power equipment. These noise impacts will occur primarily
during daylight hours and could cause some short term nuisance effects to residents near the
construction site.

Potential noise impacts on residential areas located adjacent to the proposed Research and
Technology Business Park have been addressed through mitigation measures that have been
incorporated into the project.

Mitigation Measures

1. All development associated with this project shall be required to be consistent with all
pertinent policies, development standards, and mitigation measures addressing noise impacts
approved with the Herndon Shepherd Specific Plan, the Clovis General Plan, and Clovis
Zoning Ordinance.

2.  The City of Clovis shall evaluate potential noise conflicts for each proposed individual
development in the business park and require mitigation of all potentially significant noise
impacts as a condition of project approval.

3. All development projects occurring in the business park locating near existing or planned
residential areas shall demonstrate that the project, when constructed, will comply with the
City noise requirements.

4.  The City's noise standards for land use compatibility as adopted in Table 8-3 of the Clovis
General Plan shall be adhered to and implemented during the review of all proposed
development projects. Conditions of approval shall be incorporated into all development
projects to attenuate exterior/interior noise levels to acceptable levels.

5. Noise mitigation shall include a combination of site planning techniques, landscape setbacks
and berms and/or noise walls, and architecture treatments. Required mitigation shall be
incorporated into the design of all proposed developments in the Research and Technology
Business Park Project to ensure that the adopted 65dB CNEL (outside) and 45dB CNEL
(inside) City noise standard is achieved.

6.  The use of sound walls shall be discouraged. Berms, greenbelts, and public park areas
shall be utilized when feasible to reduce potential noise impacts.

7.  All business activities, other than shipping and receiving, shall take place inside the
buildings.

8. A minimum distance of approximately 200 feet shall be maintained between all structures and
existing residences. A portion of this setback area shall be improved as a greenbelt or park.
This distance can be decreased only with the submission of an acceptable noise study
indicating that there will not be any significant acoustical impacts on adjacent land uses.



9. The hours of operation of outside business activities shall be restricted to the hours
between 7 a.m. to 6 p.m. No nighttime (after 9 p.m.) shipping and receiving activities will
be allowed in the Business Park.

10.  All buildings near residential areas shall be oriented to shield outdoor living areas from noise
sources. Noise tolerant land use elements such as parking lots, maintenance facilities, and
utility areas shall be placed between noise sources and sensitive receptors.

11. Special orientation or design treatment of loading docks located in proximity to residential
areas shall be required to reduce noise impacts to less-than-significant levels.

12. During construction, the operation of heavy equipment shall be limited to the daytime hours
(Monday through Saturday, 7 a.m. to 6 p.m.). Stationary equipment (e.g., generators) shall
not be located adjacent to any existing residences unless enclosed in a noise attenuating
structure. The hours of construction activity near residential areas shall be limited to
Monday through Saturday, 7 a.m. to 6 p.m. with no activity allowed on Sundays and
holidays.

13. The City of Clovis shall provide quick response to noise complaints and rapid abatement
of noise nuisances within the scope of the City Police enforcement powers.

Level of Significance Following Mitigation

With implementation of the proposed mitigation measures, potential impacts to Noise will be
reduced to less than significant levels.

Finding

The City Council finds that changes or alterations have been required in, or incorporated into, the
project by adoption of mitigation measures that avoid or substantially lessen potentially
significant environmental effects identified in the Final EIR.

2.6 Public Services
A. Fire Protection

Implementation of the business park project has the potential to impact the Clovis Fire Department's
ability to provide adequate fire service. The Business Park would result in an increased demand for
services including additional personnel, equipment (including equipment for fire suppression in
multi-story buildings), and facilities. A fire station in the vicinity of Armstrong Avenue and Nees
Avenue is now planned for construction in 4-5 years, which will reduce impacts on fire protection.
Implementation of General Plan policies and actions will also help alleviate adverse impacts
associated with both increased demand on existing fire service providers and increased populations
at risk for fire hazards.



Mitigation Measures

1. The City of Clovis Fire Department shall be consulted prior to development of any
structures in the Business Park to assure that adequate fire protection services are available
to serve the proposed development.

2. The City of Clovis will consult with the City of Clovis Fire and Building departments to
ensure future projects in the Business Park meet necessary fire safety, Uniform Building
Code, and structural standards. The Fire and Building departments shall provide conditions
of approval to assure adequate fire safety during the processing of development
entitlements.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measure, potential impacts to fire protection
services will be reduced to a less than significant level.

Finding

The City Council finds that changes or alterations have been required in, or incorporated into, the
project by adoption of mitigation measures that avoid or substantially lessen potentially
significant environmental effects identified in the Final EIR.

B. Police Service

Continued development as anticipated in the project area could impact the Clovis Police
Department’s ability to provide police service to the project area. However, when compared to
residential development, business parks result in fewer calls per acre. The nature of calls also
change from primarily domestic disturbances to crimes against property such as burglary. The
Clovis General Plan contains policies and actions that encourages the development of adequate
police facilities as areas develop.

Mitigation Measures

1. The City of Clovis Police Department shall be consulted prior to development of any
structures in the Business Park to assure that adequate police protection services are
available to serve the proposed development.

2. The City of Clovis shall encourage the design of public and private spaces to minimize
opportunities for criminal activity in all future projects in the Business Park. The Police
Department shall provide conditions of approval during the processing of development
entitlements that address design and operational aspects of proposed projects to minimize
the potential for criminal activity in the Business Park.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential impacts to police
protection services will be reduced to less than significant levels.



Finding

The City Council finds that changes or alterations have been required in, or incorporated into, the
project by adoption of mitigation measures that avoid or substantially lessen potentially
significant environmental effects identified in the Final EIR.

C. Water

Previous studies conducted by the City of Clovis have determined that the conversion of agricultural
land to residential use can result in a decrease in land area water consumption requirements. As
urbanization occurs on the project site, total water use is expected to increase compared to current
uses. At full buildout of current planned land uses, the project area would be expected to use
approximately 490 acre-feet of water annually for domestic purposes. Commercial and business
park uses generally use less water than comparable acres of residential land uses due to reduced
requirements for domestic and landscaping uses.

Mitigation Measures

After studying the final EIR and after review of the entire public record, the City Council finds
that no potentially significant environmental effects on water are anticipated as a result of
implementation of the project. No mitigation measures are required.

D. Sewer

At full buildout of current planned land use, the project area would generate approximately 0.23
million gallons of wastewater per day. Commercial and business park uses usually generate less
wastewater than comparable acres of residential land uses due to reduced domestic requirements.
Based on use rates estimated by the City's Wastewater Master Plan Update, the Business Park
would generate approximately 0.22 million gallons of wastewater daily, a rate slightly less than
planned land uses.

Mitigation Measures

After studying the final EIR and after review of the entire public record, the City Council finds
that no potentially significant environmental effects on sewage are anticipated as a result of
implementation of the project. No mitigation measures are required.

E. Solid Waste

According to the Solid Waste Generation Study for Fresno Counties and Cities, residential uses
generate 2.26 tons of solid waste per acre per year. Existing planned residential uses would
generate approximately 393 tons of solid waste per year. The business park would generate an
estimated 294 tons per year (using the commercial generation rate of 1.63 tons/acre/year from the
Solid Waste Generation Study for Fresno Counties and Cities). The proposed project would
therefore generate less solid waste than planned land uses. Business parks have the potential to
generate hazardous and/or toxic solid waste. All uses would be required to file a business plan with
the Fresno County Environmental Health Division for disposal of such waste, if any.

Mitigation Measure



After studying the EIR and after review of the entire public record, the City Council finds that no
potentially significant environmental effects on solid waste are anticipated as a result of
implementation of the project. No mitigation measures are required.

F. Schools

The proposed Business Park would have fewer impacts on the Clovis Unified School District than
planned residential land uses in terms of student generation. However, new commercial and
industrial development does affect the District by generating employees. The children of employees
living in the District will need to be housed in District schools. The Clovis Unified School District
currently levies a development fee for commercial and industrial development. Any new
development in the Business Park area will be subject to the development fee in place at the time
fee certificates are obtained.

Mitigation Measures

After studying the EIR and after review of the entire public record, the City Council finds that no
potentially significant environmental effects on schools are anticipated as a result of
implementation of the project. No mitigation measures are required.

G. Drainage

The drainage facilities for the portion of the proposed business park lying within Drainage Area
"TH" (east of Temperance Avenue and south of the Enterprise Canal) were designed to serve High
Density Residential and Open Space park uses, consistent with the 1993 Clovis General Plan. The
storm drain has been installed downstream of this site and will need to be studied to determine
whether or not capacity is available to accommodate the increased runoff from the proposed land
use.

The portion of the business park which lies west of Temperance Avenue and north and south of
Alluvial Avenue is located within Drainage Area "7D". The drainage system planned to serve this
area is designed for low-density residential land uses, consistent with the 1993 Clovis General Plan.
‘A portion of the storm drain system to serve this area has been constructed downstream and does
not have capacity to serve this proposed land use.

The portion of the Business Park that lies north of the Enterprise Canal and west of Temperance
Avenue is within Drainage Area "BX". The District's system in Drainage Area "BX" has not been
constructed and can be modified to accommodate the proposed use.

If the proposed land use is adopted, it would be necessary to mitigate the impact of the land use
changes on the Drainage Area "7D" system and possibly the Drainage Area "7H" system. These
mitigation measures could be implemented either on an area wide basis for the entire business park
or on each individual development as it is developed.

Mitigation Measures

1. On-site detention ponds shall be constructed to reduce the peak flows from the development
to that anticipated in the design of the existing Master Plan storm drainage facilities.



2. Landscaping and open space areas in the business park shall be of sufficient size to make the
runoff characteristics of the site equivalent to those anticipated by the design of the existing
Master Plan storm drainage facilities.

3. Project developers shall construct non-Master Plan facilities to increase the system capacity
of the District's system.
4. The Fresno Metropolitan Flood Control District shall review and approve any improvement

plans and method of providing the proposed mitigation.
Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential drainage impacts will be
reduced to a less than significant level.

Finding

The City Council finds that changes or alterations have been required in, or incorporated into, the
project by adoption of mitigation measures that avoid or substantially lessen potentially
significant environmental effects identified in the Final EIR.

2.7  Alternatives to the Project

The following section identifies the various alternatives considered in the Final EIR and explains
the reasons that alternatives are infeasible or were not selected. In accordance with Section 15126
of the CEQA Guidelines, reasonable alternatives to the proposed project that could feasibly attain
the objectives of the project were analyzed.

The proposed Business Park project described in the Final EIR is considered the "project" and has
been analyzed in detail in the EIR document. Two alternatives to the project were examined to
provide a basis for further understanding the potential environmental effects of the project. The two
alternatives to the proposed project include No Project (required by CEQA), and a Research and
Technology Business Park Reduced Development alternative.

A. No Project

Under the No Project alternative, the project site would remain in its existing condition with
designations for high density and low density residential uses. Currently planned land uses have the
potential to provide for up to 945 residential uses that could be constructed with associated park and
open space uses in the project area. It is likely that development would occur at somewhat faster
rate with the No Project alternative assuming that the demand for residential development continues
strong within the Clovis community while the market for research and technology uses is less
certain.

Land Use. With the No Project alternative, policies of the Clovis General Plan and Herndon-
Shepherd Specific Plan as currently adopted would guide site development. Land use conflicts
would not be appreciably greater as the buffering effects of State Route 168, the Enterprise Canal
and major streets would remain in effect. Prime agricultural soils would be impacted as with the
proposed project. As with the proposed project, lands subject to Williamson Act contracts could not



develop unless the contract is allowed to terminate under non-renewal provisions or final
cancellation is received from the State of California.

Traffic and Circulation. Impacts to traffic and circulation would be less with the No Project
alternative. AM peak hour traffic for the proposed project is estimated at 1,675 trips while the No
Project alternative would generate an estimated 945 AM peak trips. PM peak hour trips would be
slightly higher for the No Project alternative.

Air Quality. Both the proposed project and No Project alternative will generate dust during
construction, requiring regulation by the STVUAPCD. Both projects would exceed threshold limits
established by the air district for ROG, NOx, and CO leading to unavoidable long-term air quality
impacts.

Urban Services. The No Project alternative (residential) is likely to use more water for domestic
purposes and generate more wastewater and solid waste than the proposed project. Drainage
impacts are greater with the proposed project due to the fact that systems in place were designed and
constructed for residential purposes. While fire protection impacts will be greater with the proposed
project due to the need for specialized equipment for multistory buildings, impacts to police services
and schools would be greater with the No Project alternative.

Visual Resources. Compared to the No Project alternative, the proposed project will not result in
more adverse visual impacts given that the project site is still planned for urban uses and
considering the mitigation measures incorporated into the project to protect adjacent residents from
adverse effects.

Increased Impacts as a Result of the Alternative

Compared to the proposed project, the No Project alternative would result in more substantial
impacts in the following areas.

*  More substantial demand on water and wastewater systems
=  More substantial demand on police services
®  More substantial demand for school services

Due to these factors, it has been determined that the No Project Alternative is not environmentally
superior to the proposed project.

B. Research and Technology Business Park with Reduced Development

A down-scaled alternative, Research and Technology Business Park with Reduced Development
alternative, was developed that assumed that the western most 50+ acres of the expanded business
park project area would be developed with low density residential consisting of approximately 187
units and 565 persons. The analysis was executed using a worse case scenario 180 acre project site.
The results of the analysis are presented below.

Land Use. With the Reduced Development alternative, land use conflicts would not be appreciably
greater as the buffering effects of State Route 168, the Enterprise Canal and major streets would
remain in effect. Prime agricultural soils would be impacted as with the proposed project. As with
the proposed project, lands subject to Williamson Act contracts could not develop unless the



contract is allowed to terminate under non-renewal provisions or final cancellation is received from
the State of California.

Traffic and Circulation. Impacts to traffic and circulation for the Reduced Development
alternative were analyzed. The Reduced Development alternative would substitute 187 single-
family residential units for research and technology park uses on either side of Alluvial Avenue in
the vicinity of Armstrong Avenue. Commercial center and hotel uses would stay the same as in the
proposed project. The project alternative would be expected to generate approximately 26,100 daily
two-way gross trips (6% less than the project), with 1,240 inbound and 485 outbound trips during
the AM peak traffic hour (19% less than the project on a two-way flow basis) and 935 inbound and
1,805 outbound trips during the PM peak traffic hour (11% less than the project on a two-way flow
basis).

Reductions in gross trip generation by the commercial developments due to internal trips and passby
trip capture would be expected to be about the same as for the proposed project. Year 2020 traffic
model runs for the proposed project alternative development indicated that the project alternative
would not significantly impact year 2020 AM or PM peak hour level of service at any analyzed
intersection compared to the “without project” condition.

At the Temperance Avenue/SR 168 Eastbound Ramps intersection where PM peak hour operation
would be LOS F with the project alternative, total traffic passing through the intersection would be
about 3% lower than with the “without project” development plan. Therefore, this would not be
considered a significant impact. A significant impact would occur, however, along Temperance
Avenue between the SR 168 Westbound Ramps and Alluvial Avenue intersections due to the lack
of storage for northbound left turns on the approach to Alluvial Avenue. This would also be a
significant impact for the proposed project.

It was concluded in the Final EIR that the project alternative would not produce significant impacts
on any segment of the SR 168 freeway or expressway in the vicinity of the Temperance Avenue
interchange. On the one segment of freeway projected to be operating unacceptably at LOS E for
“without project” conditions (eastbound directions PM peak hour west of Temperance Avenue),
operation would remain LOS E with the project alternatives. However, the volume level would be
-slightly lower with the project alternative and the speed of prevailing traffic would be slightly
higher.

Concerns regarding access to project development along Alluvial Avenue, Temperance Avenue,
Nees Avenue and Armstrong Avenue would be the same as for the proposed project (i.e. major
access locations and potential signal/sign control would need to be approved by the City Engineer
during the planning process).

The same mitigation measures would be required for the Reduced Development alternative as for
the proposed project.

Air Quality. Air quality impacts would be similar for both projects, as both would exceed
threshold limits established by the STVUAPCD and result in significant unavoidable air quality
impacts.

Urban Services. The Reduced Development alternative is likely to use more water for domestic
purposes and generate more wastewater and solid waste than the proposed project due to the
residential component. Drainage impacts are greater with the proposed project due to the fact that



systems in place were designed and constructed for residential purposes. While fire protection
impacts will be similar for both alternatives due to the need for specialized equipment for multistory
buildings, impacts to police services and schools will be greater with the Reduced Development
alternative given the residential component.

Visual Resources. Compared to the Reduced Development alternative, the proposed project will
not result in more adverse visual impacts considering the mitigation measures incorporated into the
project to protect adjacent residents from adverse effects.

Increased Impacts as a Result of the Alternative

Compared to the proposed project, the Reduced Development alternative would result in more
substantial in the following areas.

*  More substantial demand on water and wastewater systems
*  More substantial demand on police services
*  More substantial demand for school services

Due to these factors, it is determined that the Reduced Development Alternative is not
environmentally superior to the proposed project.

Findings
No Project Alternative

The City Council finds that the No Project alternative is not environmentally superior to the
proposed project and that feasible mitigation measures available would not substantially lessen
potential environmental effects identified for the No Project alternative. The project area would
likely development at somewhat faster rate with the No Project alternative assuming that the
demand for residential development continues strong within the Clovis community while the market
for research and technology uses is less certain. However, the need for a strong community
economic development program and better fiscal health for the City of Clovis, and increased
-employment opportunities, especially for highly trained individuals, makes the No Project
alternative project a less desirable project when considering community-wide benefit. It is the
finding of the City Council that:

1. Mitigation measures incorporated into the proposed project have substantially reduced
potential negative environmental effects. The No Project alternative would not result in
fewer significant impacts than the proposed project with mitigation.

2. Positive fiscal impacts - economic development benefits, employment opportunities,
particularly for highly trained persons, and increased fiscal health and tax increments -
associated with the proposed project would not occur with the No Project alternative.

Research and Technology Business Park with Reduced Development

The City Council finds that the Reduced Development alternative is not environmentally superior to
the proposed project and that feasible mitigation measures available would not substantially lessen
potential environmental effects identified for the Reduced Development alternative. The Reduced
Development alternative does not presume that the additional single family residences assumed in



the analysis would be used as a buffer between the existing residential uses in the area and the
Business Park. Further, the Reduced Development does not assume that this alternative would
prevent direct contact between the existing residential uses and the Business Park. The Reduced
Development alternative would likely conform to Phase One of the Research and Technology
Business Park that indicates development adjacent to the existing subdivision to the northwest. The
need for a stronger economic development strategy and better fiscal health for the City of Clovis,
and increased employment opportunities, especially for highly trained individuals, makes the
Reduced Development alternative project a less desirable project when considering community-
wide benefit. It is the finding of the City Council that:

1. Mitigation measures incorporated into the proposed project have substantially reduced
potential negative environmental effects. The Reduced Development alternative would
not result in fewer significant impacts than the proposed project with mitigation.

2. Positive fiscal impacts - economic development benefits, employment opportunities,
particularly for highly trained persons, and increased fiscal health and tax increments -
associated with the proposed project would not result in the same community-wide
benefits with the Reduced Development alternative as with the proposed project.

Section 15083.5. City or County Consultation with Water Agencies

Pursuant to Section 15083.3.5 of the California Environmental Quality Act, the City Council of
the City of Clovis makes the following findings:

1. The City of Clovis administers and maintains its own domestic water supply system.

2. The City of Clovis hereby declares that the proposed project can be adequately served by
current and planned water systems, and that the project will not generate any cumulative
impacts on domestic water systems.

3. The City of Clovis hereby declares that that projected water supplies will be sufficient to

‘ satisfy the demands of the proposed project, in addition to existing and planned future

uses

4. No significant impacts on water resources will result from project implementation.



STATEMENT OF OVERRIDING CONSIDERATIONS

The Final Environmental Impact Report for General Plan Amendment GPA99-5 - Research and
Technology Business Park Project identified the following unavoidable significant adverse effects
on the environment with project implementation:

3.0

Project related regional air emissions exceed the San Joaquin Valley Unified Air Pollution
Control District' thresholds of significance.

Conversion of prime agricultural soils to urban use.

STATEMENT OF OVERRIDING CONSIDERATIONS

The City Council finds that the benefits of General Plan Amendment GPA99-5 - Research and
Technology Business Park Project outweigh the unavoidable adverse environmental effects
identified in the project final EIR, and that the adverse environmental effects are considered
acceptable. This Statement of Overriding Considerations is adopted by the City Council for the
community benefits listed below that justify project approval as stipulated in CEQA Guidelines
Section 15093.

Employment Benefit

The proposed project will provide needed employment for City residents.

The proposed project has the potential to generate a substantial number of new
employment opportunities for the Clovis community.

A majority of the jobs that will be generated will be for highly trained individuals with
the potential for higher individual salaries.

The project will also serve as an employment multiplier that will generate additional,
related employment opportunities outside the project area.

Fiscal Benefit

The proposed project will be a catalyst for community wide economic growth.

The project will bring about the introduction of new research and technological
businesses into the community. This will promote a healthy economy that will bring
about positive fiscal benefits.

Community fiscal benefits will include the development of new businesses both inside
and outside the project area, increased employment opportunities, particularly for highly
trained persons, and increased tax increments.



=  Additional employment opportunities for Clovis residents will provide tax revenues for
the City, will provide a higher standard of living for citizens, will contribute to the
economic growth and fiscal health of the community, and will promote social harmony.

Other Benefits

= The proposed project includes the development of substantial open space and parkland.
Open space and parkland is a community amenity that increases the quality of life for all
citizens.

*  Implementation of the project would bring about the installation of substantial
infrastructure in the project area. The construction of roads, water and sewer lines,
communications facilities, including fiber optics, and segments of the planned Clovis trail
system associated with this project will benefit the Clovis community as a whole. The
installation of infrastructure will also promote the implementation of planned land uses
near the project area.

=  To promote a higher quality of life in the Clovis community, all reasonable mitigation
measures have been incorporated into this project.

D:\finding2.doc
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Summary
1. PROJECT DESCRIPTION

The proposed project is the amendment of the City of Clovis General Plan and
the Herndon-Shepherd Specific Plan to permit development of the Clovis Research and
Technology Business Park (R&T Park). The project site is located at the northeast and
northwest quadrants of the Temperance Avenue and SR 168 alignment in northeast
Clovis. The project site is 180.2 acres in size and generally bounded by SR 168 on
the south, Armstrong Avenue on the west, Nees Avenue on the north, and the
Enterprise Canal on the east.

An amendment to the City’s General Plan and Herndon-Shepherd Specific Plan
will be required to re-redesignate those portions of the site which are currently
designated for low and high density residential development to a General Plan land use
classification (Mixed Use) designed to accommodate research and technology-oriented
businesses. The proposed site would be designated as a mixed-use area and a new
"Area 36" would be added to the list of mixed use ares designated in Table 2-3 of the
General Plan.

The following table shows the proposed amendment to the General Plan Mixed
Use Design Guidelines (Table 2-3 of the Clovis General Plan).

Proposed General Plan Amendment
GPA99-5

Area
No.

Primary Use

Secondary Uses

Special Uses

Max. Height/
Stories

FAR

Design Features and
Comments

36

Research and
Technology Park

administrative,
research and
related
assemblage,
fabrication and
distribution
activities

15%
Commercial/Retail

Hotels
Convention Center
Open Space

5

.35-.50

oTransit Orientation

oEnterprise Canal
Parkway

oBuffer Adjacent
Residential

oEntry Treatment
Opportunity

oSpecial Design
Regulations

All commercial uses would be ancillary to the research and technology uses.

The Herndon-Shepherd Specific Plan would also be amended to add a mixed use area
to the project site.
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1.  LAND USE
Proposed GPA99-5 will result in the following land use changes:

1. Change 138 acres from low density residential to mixed-use research
and technology park.

2. Change 35.9 acres from high density residential to mixed-use research
and technology park. This property has been the subject of several land
use changes in the past, most recently in 1996 when the designation of
two separate parcels was changed to provide for the potential
construction of up to 462 apartment units.

3. Remove a 6.3-acre park designation located east of Temperance Avenue
and south of Nees Avenue and replace it with up to 12 acres of open
space to be used as buffers to adjacent residential neighborhood and
landscaped areas adjacent to major roadways and the Enterprise Canal.

The proposed changes will not conflict with adopted environmental plans and
goals of the City of Clovis. As discussed elsewhere within this EIR, the proposed land
use changes generally result in fewer potential impacts to the environment and public
services than existing planned land uses. The R&T Park will be buffered from adjacent
land uses on the south by the new SR 168, on the east by the Enterprise Canal, and
on the north and west by major streets. The existing subdivision on the northwest
boundary of the site will be buffered by landscaping, setbacks, and other design
features of the R&T Park (see mitigation measures in Visual Resources), reducing
potential land use impacts to an insignificant level.

The City does not have a mixed-use implementation ordinance for the mixed-
use designation proposed by the general plan amendment. Such an ordinance could
guide future development within the project area, including development standards,
design guidelines, and appropriate implementing zone districts. Other tools are
available to guide such development, however, including existing planned commercial
development zone districts, use permits, and site plan review procedures.

Lands subject to the Williamson Act within the project area must remain in
agricultural use unless a notice of non-renewal is filed and the contract is allowed to
terminate after 10 years, or the contracts are canceled by the City Council. Tentative
Cancellation has been approved by the Council for three of the four parcels subject
to contract, but no notices of non-renewal have been filed for any of the parcels. In
order for tentative cancellation to occur, the City Council must make findings
consistent with Government Code Section 51182,
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Mitigation

1. The City shall develop design and development guidelines for Mixed-Use Area
No. 36 which could include adaption of existing planned commercial zone
districts or development of a mixed-use implementation ordinance.

2. Prior to development on any parcel subject to a Williamson Act contract, a
notice of non-renewal shall be filed and the contract terminated at the end of
the non-renewal period or tentatively canceled if the City Council makes
findings in accordance with state law requirements.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, impacts to land
use will be mitigated to a less than significant level.

2. TRAFFIC AND CIRCULATION

The Temperance Avenue/Alluvial Avenue intersection would experience
unacceptable LOS F operation as an all-way stop during both the AM and PM
commute peak traffic hours. Volumes would be increased above peak hour signal
warrant criteria levels at this location during both commute time periods. In addition
to specific intersection operation, there will potentially be a storage problem on the
northbound approach to the Temperance Avenue/Alluvial Avenue intersection.

There will be inadequate storage distance along Temperance Avenue between
the SR 168 Westbound Off Ramp and Alluvial Avenue intersections for northbound
vehicles turning left to Alluvial Avenue during the AM commute period. Storage will
be inadequate with or without a signal at the Alluvial intersection with the proposed
single northbound left turn lane. There will tentatively be, at most, about 350 feet
of storage distance between the two intersections, while the northbound left turn
storage demand will range from 450 up to 900 feet.

It is possible that one or more project intersections along Alluvial Avenue and
at least one project intersection along Temperance Avenue will require signalization
at some point of area development. Placement of project access intersections and
driveways (in conjunction with signalization of the major access intersections)
eventually create operational and storage problems.
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There will be inadequate storage distance along Temperance Avenue between
the SR 168 Westbound Off-Ramp and Alluvial Avenue intersections for northbound
vehicles turning left to Alluvial Avenue during both the AM and PM commute periods.
~ Storage will be inadequate with the proposed single northbound left turn lane.
Although storage deficiency for this left turn movement has been identified as a
problem for “without project” conditions, project traffic would add an additional 245
(PM peak hour) and 540 (AM peak hour) vehicles to this movement.

Mitigation
A. Year 2003

(Unacceptable Operation of the Temperance Avenue/Alluvial Avenue Intersection)

1. Signalize the Temperance/Alluvial intersection.

2. Add a second left turn lane on the northbound Temperance Avenue intersection
approach.

3. Restripe the eastbound Alluvial Avenue intersection approach to provide a
separate left turn, a combined through/right turn and an exclusive right turn
lane.

4, Provide loop detection in each left turn lane that will activate the northbound
left turn green arrow when vehicle queues are approaching available storage
limits.

Resultant operation with signalization and geometric improvements:

AM Peak Hour LOS B Average Vehicle Delay = 12.6 seconds
PM Peak Hour LOS D Average Vehicle Delay = 33.3 seconds

(Project Access Along Temperance Avenue, Alluvial Avenue, Armstrong Avenue and
Nees Avenue)

5. The City Engineer shall provide input to the project planners at the time of
specific site development in order to incorporate acceptable spacing between
access intersections and to indicate likely intersections that will require
signalization. Driveway connections to Temperance Avenue, Alluvial Avenue
and Armstrong Avenue should be minimized.




Clovis Research and Technology Park
Draft EIR

Although not needed from a capacity standpoint, it is suggested that right turn
deceleration lanes be provided on the approaches to all major intersections
within the project area to minimize disruption to through traffic flow by turning
vehicles. Provisions for bicycle lanes and requests by local transit agencies
(location of bus pullouts, etc.) should also be incorporated into the final design
plan.

B. Year 2020

(Storage Problems on Northbound Approach to the Temperance Avenue/Alluvial
Avenue Intersection)

6. Add a second left turn lane on the northbound Temperance Avenue intersection
approach.

7. Provide loop detection in each left turn lane that will activate the northbound
left turn green arrow when vehicle queues are approaching available storage
limits.

Resultant operation:

AM Peak Hour LOS C Average Vehicle Delay = 16.1 seconds
PM Peak Hour LOS D Average Vehicle Delay = 27.0 seconds

Level of Significance Following Mitigation

With implementation of the proposed mitigation measures, impacts to traffic
and circulation will be reduced to a less than significant level.

3. AIR QUALITY

Short-term construction emissions for the project are significant for oxides of
nitrogen (NOx) and close to significance levels for reactive organic gases (ROG). Daily
emissions of NOx are 556 pounds per day and daily emissions of ROG are 54 pounds
per day. No mitigation is available which would reduce this impact to a less than
significant level.

The San Joaquin Valley Unified Air Pollution Control District (SJVUAPCD)

regulates construction dust emissions through its Regulation VIIl and considers
compliance with these regulations as adequate mitigation for construction impacts.
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Project-related traffic increases would generate new regional emissions
exceeding the SUVUAPCD'’s thresholds of significance for ozone precursors. This
would represent a potentially significant impact. Anticipated vehicle trips generated
~ by the project would likely result in air pollutant emissions that would have the
potential to affect the entire San Joaquin Valley air basin. While these emission
increases are significant it should be noted that the emissions associated with the
development currently listed in the General Plan (a combination of high and low-
density residential development) would also have impacts exceeding significance
levels, although not by as much as the proposed development.

Mitigation

1. Individual projects shall comply with policies of the Clovis General Plan Air
Quality Element.

2. As appropriate, individual projects shall provide the following:

o an area for public transit bus turnouts, including direct pedestrian access
from public transit to the sidewalk;

o bicycle racks and bicycle storage;
o linkages to bike lanes and the Enterprise Canal trail;
° priority parking for rideshare employees;
S on-site automatic teller machines at convenient locations; and
o promote the use of alternative hours/work weeks for employees.
3. Provide a mixture of uses, as feasible in commercial development that includes

service oriented facilities. ldeally, such uses as restaurants, banks, a post
office, and a child care facility should be considered to reduce vehicle trips.

4, Provide energy efficient outdoor lighting and implement energy conservation
measures.

Level of Significance Mitigation
With implementation of the recommended mitigation measures, long-term
mobile emissions will continue to contribute to adverse air quality in a non-attainment

area. This is an unavoidable significant impact.
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4. VISUAL RESOURCES

Compared to single family housing, the R&T Park would bring about an
~ extensive urban change to the area, replacing the rural landscape with a business park
and the potential for multistory construction. Larger, taller buildings anticipated in the
R&T Park will result in highly visible urban development that will form an urban skyline
for nearby residents and travellers. Most directly impacted are residents of the
existing single family subdivision located at the northwest corner of the R&T Park,
especially those along the common property boundary. The potential for taller
buildings adjacent to single family back yards could alter views for those residences
and decrease back yard privacy. The proposal to develop a linear park along this
common boundary will reduce most of these visual concerns to an insignificant level.

Mitigation

The following general guidelines are recommended for the R&T Park to be
refined within subsequent development guidelines and the conditions of approval of
future entitlements. Precise requirements will be imposed during zoning and/or site
plan review stages with approval of a specific development plan.

1. Building Setbacks. A minimum distance of approximately 200 feet
should be maintained between R&T structures and existing residences.
This distance can be decreased if it can be demonstrated there will be no
adverse visual or acoustic impacts on neighborhood residences.

2. Building Heights. It is anticipated that most R&T uses will occupy either
one-story spaces with interior heights of 18 feet or more, or one or two-
story offices with interior heights of 10 to 12 feet per floor. Permissible
building heights should therefore be limited to approximately 35 feet.
Greater heights could be conditionally permitted with findings that the
increased heights will not adversely affect nearby residences or other
R&T Park tenants. For example, greater latitude can be provided sites
east of Temperance Avenue that are more distant from existing
residences. In such areas, tenants with more extensive office space
needs could be allowed to consolidate such operations in 3-5 story
buildings. Heights of up to 65 feet could be permitted for hotels to
provide view rooms and identity from SR 168.
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Service and Outdoor Storage Areas. Exterior areas will be required for
truck service operations, outdoor storage, and mechanical equipment.
These outdoor operations should be well concealed from view of the
public and adjoining land uses. Outdoor areas for truck operations
should be located to avoid adverse noise, visual, and illumination impacts
on nearby residences. Concealment and screening should be
accomplished by use of any of the following:

° buildings enveloping the outdoor service areas thereby providing
for concealment of such areas;

o perimeter 6-10 feet high walls architecturally coordinated with the
primary buildings and site landscaping; or

° screening by use of dense vegetative hedges, usually combined
with walls or fences.

As needed, additional measures limiting the time of operations will be
required as conditions of approval for individual projects incorporated in
covenants and restrictions. (For example, trucking operations could be
limited to the hours of 7 am to 9 pm in those portions of the site where
neighboring residences would potentially subjected to undesirable noise
levels during the more sensitive evening and early morning hours.)

Parking. Parking areas shall be well landscaped with trees provided along
the perimeter and interior of multi-aisle parking areas such that the trees
form an overhead canopy providing sun and rain protection for the
majority of the parking spaces. Parking areas adjoining public rights-of-
way should be set back a minimum of 15 feet from the right-of-way and
the setback areas landscaped to partially screen the parked vehicles.
The landscaping should be coordinated with street landscaping to
achieve an attractive, unified landscape appearance.

Signage. Consistent with the City’s existing sign regulations, an
integrated signage program shall be prepared for each development
parcel. The signage program shall be provide for the following signage
easily identifying: (1) the facilities and major public entrances from major
roadways; (2) identification of individual building names or numbers upon
arrival within the site; (3) directory signs identifying the location of major
tenants or facilities, and (4) directional signage for parking and vehicular
and pedestrian circulation. Signs shall be designed to be easily legible
and well-coordinated with the landscape and building design of R&T
facilities.
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Level of Significance Following Mitigation

With implementation of the setback, buffering, building height, screening,
parking and signage proposals of the R&T Park plan, potential visual impacts will be
- reduced to a less than significant level.

5. PUBLIC SERVICES
A. Fire Protection

Implementation of the R&T Park could adversely impact the Clovis Fire
Department’s ability to provide adequate fire service. The business park would result
in an increased demand for services including additional personnel, equipment
(including equipment for fire suppression in multi-story buildings), and facilities. A fire
station in the vicinity of Armstrong Avenue and Nees Avenue is now planned for
construction in 4-5 years which will reduce impacts on fire protection.
implementation of General Plan policies and actions will also help alleviate adverse
impacts associated with both increased demand on existing fire service providers and
increased population at risk for fire hazards. Specifically, Goal 3, Policy 3.1 and 1.5
and related actions from the Public Safety Element help reduce impacts.

Mitigation

1. The City of Clovis will work with the Clovis Fire Department to ensure future
projects meet necessary fire safety and structure standards.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measure, potential impacts
to fire protection services will be reduced to a less than significant level.

B. Police Service

Continued development as anticipated in the project area could adversely
impact the Clovis Police Department to provide police service as noted, although when
compared to residential development, business parks result in fewer calls per acre.
The nature of calls also changes from primarily domestic disturbances to crimes
against property such as burglary. The General Plan contains several policies and
actions which encourage the development of adequate police facilities as areas
develop. Specifically, Goal 3, Policy 3.3 and related Actions help mitigate impacts
police services.
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Mitigation

1. The City will require new developments to ensure that adequate police service
facilities and personnel are maintained to provide service at sufficient levels.

2. The City will encourage the design of public and private spaces to minimize
opportunities for criminal activity in all future projects.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential
impacts to police protection services will be reduced to a less than significant level.

C. Water

Previous studies conducted by the City of Clovis have determined that the
conversion of agricultural land to residential use can result in a decrease in land area
water consumption requirements. As urbanization occurs on the project site, total
water use is expected to increase compared to current uses.

At full buildout of current planned land uses, the project area would be
expected to use approximately 490 acre feet of water annually for domestic purposes.
Commercial and business park uses generally use less water than comparable acres
of single family residential due to reduced requirements for domestic and landscaping
uses. At use rates estimated by the City’s Water Master Plan Update, the 180.2 acre
R&T Park would require approximately 335 acre feet of water annually, a rate less
than planned land uses.

Mitigation
No additional mitigation measures are required.

D. Sewer

At full buildout of current planned land use, the project area would generate
approximately 0.23 million gallons of wastewater per day. Commercial and business
park uses usually generate less wastewater than comparable acres of single family
residential due to reduced domestic requirements. Based on use rates estimated by
the City’s Wastewater Master Plan Update, the 180.2 acre R&T Park would generate
approximately 0.22 million gallons of wastewater daily, a rate slightly less than
planned land uses.
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Mitigation
No additional mitigation measures are required.
E. Solid Waste

According to the Solid Waste Generation for Fresno Counties and Citi
residential uses generate 2.26 tons of solid waste per acre per year. Existing planned
land uses include 173.9 acres of residential use. These uses would therefore generate
approximately 393 tons of solid waste per year. The 180.2 acre R&T Park would
generate an estimated 294 tons per year (using the commercial generation rate of
1.63 tons/acre/year from the Solid Waste Generation S for Fresno Counties an
Cities). The proposed project would therefore generate less solid waste than planned
land uses.

R&T Parks can generate hazardous and/or toxic solid waste. All uses would be
required to file a business plan with the Fresno County Environmental Health Division
for disposal of such waste.

Mitigation
No additional mitigation measures are required.
F. Schools

The proposed business park will have less of an impact on the District than the
existing residential designation in terms of student generation. However, new
commercial and industrial development does affect the District by generating
employees. The children of employees living in the District will need to be housed in
District schools.

The Clovis Unified School District currently levies a development fee of $0.31
per square foot for commercial and industrial development. Any new development on

the subject property will be subject to the development fee in place at the time fee
certificates are obtained.

Mitigation

No additional mitigation measures are required.
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G. Drainage

The drainage facilities for the portion of the proposed business park lying within
Drainage Area "7H" (east of Temperance Avenue and south of the Enterprise Canal)
- were designed to serve High Density Residential and Open Space park uses,
consistent with the 1993 Clovis General Plan. The storm drain has been installed
downstream of this site and will need to be studied to determine whether or not
capacity is available to accommodate the increased runoff from the proposed land
use.

The portion of the business park which lies west of Temperance Avenue and
north and south of Alluvial Avenue is located within Drainage Area "7D". The
drainage system planned to serve this areas is designed for low density residential
land uses, consistent with the 1993 Clovis General Plan. A portion of the storm drain
system to serve this area has been constructed downstream and does not have
capacity to serve this proposed land use.

The portion of the R&T Park which lies north of the Enterprise Canal and west
of Temperance Avenue is within Drainage Area "BX". The District’'s system in
Drainage Area "BX" has not been constructed and can be modified to accommodate
the proposed use.

If the proposed land uses are adopted, it would be necessary to mitigate the
impact of the land use changes on the Drainage Area "7D" system and possibly the
Drainage Area "7H" system. These mitigation measures could be implemented either
on an area wide basis for the entire business park or on each individual development
as it is developed. The cost of mitigation of the drainage impacts would not be
considered Master Plan costs and therefore would not be eligible for drainage fee
credit or reimbursement by the District.

Mitigation

1. Construction of on-site detention ponds to reduce the peak flows from the
development to that anticipated in the design of the existing Master Plan storm
drainage facilities.

2. Implementation of landscaping and open space areas of sufficient size to make
the runoff characteristics of the site equivalent to those anticipated by the
design of the existing Master Plan storm drainage facilities.

3. Construction of non-Master Plan facilities to increase the system capacity of

the District’s system.
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4, The District shall review and approve any improvement plans and method of
providing the proposed mitigation.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential
drainage impacts will be reduced to a less than significant level.

ALTERNATIVES TO THE PROPOSED PROJECT
A. No Project

Under the No Project alternative, the project site would remain in its existing
condition with designations for high density and low density residential uses. As
discussed in the Land Use section, up to 945 residential uses could be constructed
with associated park and open space uses.

It is likely that development would occur at somewhat faster rate with the No
Project as the demand for residential development continues strong within the Clovis
community while the market for research and technology uses is less certain.

Iincreased Impacts as a Result of the Alternative

Compared to the proposed project, the No Project alternative would increase
impacts in the following areas.

increased demand on water and wastewater systems
increased demand on police services
increased demand for school services

o O ©

Due to these factors, it is determined that the No Project Alternative is not
environmentally superior to the proposed project.

B. R&T Park with Reduced Development
A down-scaled alternative was developed wherein the western most 53.5 acres

would remain low density residential with 187 units and 565 persons. The 180.2
acre project area would then be developed as shown on the following table.
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R&T Park - Alternative Land Use

Land Use Density/Acre or FAR' | Units/Square Feet | Residents/
Employees
Phase 1
Hotel and 20.0 .40 FAR 348,500 sq. ft. 730 employees®
Retail Center
Research & 76.9 .35 FAR 1,172,420 sq. ft 1,820 employees?
Technology
Sub-total 96.9 acres 1,520,920 sq. ft. 2,550 employees
" Phase 11
Single Family [ 53.5 acres | 3.5 du/ac 187 units
Residential
Research & 29.8 acres | .35 FAR 454,330 sq. ft. 705 employees
Technology
Total 180.2 1,975,250 sq. ft. 3,255 employees
acres 187 units
—— S

! FARs from "Research and Technology Business Park Feasibility Study,” Thomas Cooke Associates
2 Council of Fresno County Governments factor of 36.38 employees per acre for community commercial
* Council of Fresno County Governments factor of 23.66 employees per acre for business park

Increased Impacts as a Result of the Alternative

Compared to the proposed project, the Reduced Development alternative would
increase impacts in the following areas.

increased demand on water and wastewater systems
o increased demand on police services
o increased demand for school services

Due to these factors, it is determined that the Reduced Development Alternative
is not environmentally superior to the proposed project.
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1. INTRODUCTION

This environmental impact report (EIR) evaluates the environmental impacts of
-~ a proposed amendment to the Clovis General Plan and Herndon Shepherd Specific
Plan for the Clovis Research and Technology Park. The project applicant is the City
of Clovis.

The EIR has been prepared by the City of Clovis as lead agency pursuant to
Health and Safety Code Sec. 33333.3 and all relevant sections of the California
Environmental Quality Act (CEQA). The report will serve as a public disclosure
document that informs City decision makers, responsible agencies, other agencies,
and the general public of the proposed project and the potential environmental
consequences of its approval. As stipulated by CEQA, the report identifies those
environmental impacts associated with the project that are expected to be significant,
identifies possible mitigation measures that could minimize or eliminate identified
significant impacts, and identifies and evaluates a range of reasonable alternatives to
the proposed project. The report will serve as the CEQA required environmental
documentation for City and responsible agency use in consideration of the project.
Under the CEQA Guidelines, "responsible agencies” include all public agencies, other
than the lead agency, that have discretionary approval power over aspects of the
project for which the lead agency has prepared the EIR.

The EIR has been prepared as a program EIR pursuant to CEQA Guidelines Sec.
15168. A program EIR is prepared on a series of actions that can be characterized
as one large project and are related either geographically; as logical parts in the chain
of contemplated events; or as individual activities carried out under the same
regulatory authority and having generally similar environmental effects which can be
mitigated in similar ways. The program EIR allows the lead agency to consider broad
policy alternatives and program wide mitigation measures at an early time when there
is opportunity to deal with basic problems or cumulative impacts.

Subsequent activities to implement the project (infrastructure improvements,
zoning, site plan review, conditional use permits, and so forth) must be examined in
light of the program EIR to determine if additional environmental analysis is needed.

A. EIR Scope - Significant Issues and Concerns

The scope of this EIR includes all environmental issues to be resolved and all
areas of controversy known to the City including those issues and concerns identified
as possibly significant by the City in its Initial Study and by other interested agencies
and individuals in response to the City’s Notice of Preparation of a Draft EIR.
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The Initial Study, NOP, and NOP responses are included in Appendix B.
Possible areas of controversy and issues of concern to be resolved are:

Land use issues, including cancellation of Williamson Act contracts
Traffic and circulation

Air quality

Visual resources

Public services

ol il

B. "Significant Impacts”

The EIR identifies potentially significant impacts and recommends mitigation
measures. Where it is determined that certain impacts would remain significant
because no reasonably feasible mitigation measures have been identified, or because
the mitigation measures that are identified may not reduce the impact to a level of
insignificance, the EIR describes such impacts as unavoidable. Impacts identified as
potentially significant, but which are not considered unavoidable, have been
determined to be capable of mitigation to insignificant levels by implementation of the
recommended mitigation measures.

C. Report Organization

Information in this EIR is generally organized for each environmental issue as
follows:

1. The setting

2. Impacts of the proposed project

3 Mitigation measures recommended to reduce or eliminate anticipated
significant impacts

4, Unavoidable adverse impacts

In addition, the report includes a section evaluating various alternatives to the
proposed project, growth inducing effects, unavoidable adverse effects, cumulative
impacts, and effects found not to be significant.
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2. PROJECT DESCRIPTION

The proposed project is the amendment of the City of Clovis General Plan and
- the Herndon/Shepherd Specific Plan to permit development of the Clovis Research and
Technology Business Park (R&T Park). The project description includes (a) the
location, boundaries, and local setting of the project site; (b) an historical overview of
the project; {c) a statement of the basic project objectives sought by the applicant;
(d) the project’s physical and technical characteristics as currently known; and (e)
various permits and approvals required to allow implementation of the project.

A. Regional and Local Setting

The project site is located in the City of Clovis in Fresno County (Figure 2-1).
The City of Clovis is located generally northeast of the City of Fresno in the central
San Joaquin Valley. Regional access to Clovis is provided by State Routes (SR) 99
and 41. As shown in Figure 2-1, the future alignment of SR 168 will extend in a
northeast-southwest direction through the City of Clovis past the project site. Figure
2-2 shows that the project site is located at the northeast and northwest quadrants
of the Temperance Avenue and SR 168 alignment in northeast Clovis. The project
site is approximately 180.2 acres in size and generally bounded by SR 168 on the
south, Armstrong Avenue on the west, Nees Avenue on the north, and the Enterprise
Canal on the east.

B. Project Background

The Clovis Community Development Agency retained the firm of Thomas Cooke
Associates to prepare Th lovis Research and Technol usiness Park and
Feasibility Study completed in July of 1998. The Executive Summary of that study
is included as Appendix A of the EIR. The study focused on a 140-acre study area
near the SR 168/Temperance Avenue intersection. The study analyzed physical
characteristics of the site, market demand for research and technology-based
development, interest of private land owners in the project area, and potential impacts
of the development on surrounding neighborhoaods.

The study determined that:

1. The overall development feasibility of an R&T Park should be considered
opportunistic and a mid-to long-term goal.
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Figure 2-1: Regional Location
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Figure 2-2: Specific Site Location
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2. A number of steps need to be taken before the project site is available
for R&T development. These include: amend the general plan and certify
a Final EIR for the project; cancel Williamson Act contracts or allow
termination through non-renewal; prepare development guidelines for site
development; and develop a specific marketing and financing plan.

3. Given the steps listed above, initial development of high-technology uses
at the project site could occur within 5 to 10 years of approval with total
project buildout not expected for at least 15 years. This timeframe for
development is likely slower than would be the time required for buildout
under current residential planning designations.

In subsequent discussions with property owners in the area, a decision was
made by the City of Clovis to expand the boundaries of the R&T Park by an additional
36.2 acres, adding vacant lands between Temperance Avenue and Armstrong Avenue
both north and south of the planned Alluvial Avenue alignment. The total project area
of 180.2 acres contains 38 parcels.

B. Basic Project Objectives

The_Clovis_Research and Technology Business Park and Feasibility Study

contains the following general policies:

1. Provide accommodations for research and technology oriented uses, and
actively promote such uses, to broaden employment opportunities and
strengthen the City’s economic and fiscal base.

2. Work with property owners in the designated R&T Park area to facilitate
consolidation of parcels and creation of development sites of sufficient
size to accommodate the space needs of major research and technology-
based firms.

3. Employ public investment in infrastructure as a catalyst to attract
research and technology-based industries that will enhance the City’s
fiscal base.

C. Proposed Project Physical Characteristics

The preliminary land use table for the project is shown in Table 2-1 and the land
use map is shown in Figure 2-3. The program is based on the land use provisions set
forth below.

2-4
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Table 2-1
Clovis R&T Park
Proposed Land Use

l Land Use Acres FAR' Square Feet Employees ’
Phase |
Hotel and 20.0 40 348,500 730?
Retail
h Center
Research & 76.9 .35-.50 1,172,420 1,820°
Technology
Sub-total 96.9 1,520,920 2,550
Phase Il (
Research & 83.3 .35 -.50 1,270,000 1,870
Technology
Total 180.2¢% 2,790,920 4,520 ]I

FARs from "Research and Technology Business Park Feasibility Study,” Thomas Cooke Associates
Council of Fresno County Governments factor of 36.38 employees per acre for community commercial
Council of Fresno County Governments factor of 23.66 employees per acre for business park

The R&T Park would also include up to 12 acres of linear open and park space. The location of this open
space would be determined et the time of specific development entitlements.

s WO -

The R&T Park would be developed in at least two phases with the first phase
requiring 10 years for completion. At full development, the project site would contain
an estimated 348,500 square feet of hotel and retail uses on approximately twenty
acres and 2,442,420 square feet of research and technology uses on 160.2 acres.
There would be an estimated 4,520 employees as follows: retail - 740 employees;
services - 1,500 employees; government - 310 employees; and other - 1,970
employees.

The above estimates of retail and business park development are conceptual
only and are developed to provide for analysis within the EIR. Any commercial
development is considered secondary and ancillary to research and technology uses.
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Figure 2-3: Conceptual Site Plan
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Permitted Uses

1. Approximately 30% or more of the total floor space would be devoted
to administrative and research activities occupying office type space and
the balance to testing, fabrication, assemblage and other production
types of activities.

2. Warehousing, storage and distribution activities would be limited solely
to those required by the primary use. Uses engaged primarily in the
warehousing and distribution of goods and materials would be prohibited.

3. The following ancillary uses would be permitted: (1) lodging facilities;
(2) conference facilities; (3) retail, personal service, and business
services to serve the needs of the primary uses and motorists on SR
168. The location of hotel, conference, retail and personal services
should be concentrated at the northwest and northeast quadrants of the
SR 168 and Temperance Avenue interchange.

4. Food services would also be permissible elsewhere in the R&T Park if
they serve primarily employees.

Land Use Intensity

Floor Area Ratio (FAR) measures the percentage of any individual site covered
by structures. The average FAR for any single parcel should not normally exceed .35
to ensure development does not exceed the planned capacity of roads and other
infrastructure serving the R&T Park. Exceptions, however, may be made if it can be
demonstrated that additional floor areas will not adversely impacts roadways and
other infrastructure. In no event should the accumulative FAR of the R&T Park
exceed .50.

Site Coverage

In order to maintain consistency with the capacity of existing and planned
storm drainage facilities and to maintain an attractive well-landscaped appearance, the
total impervious surface of any parcel (buildings and paving) shall not exceed 70% of
the entire area of the parcel.
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Circulation

The circulation system is designed to accommodate travel by automobile,
" bicycle, foot, and transit.

Temperance Avenue and Nees Avenue are to be constructed as arterials while
Alluvial Avenue would be a collector. All roads would be constructed consistent with
the right-of-way standards set forth in the Herndon-Shepherd Specific Plan or per
standards determined by the City Engineer. The rights-of-way, roadway, and pathway
requirements for Temperance Avenue and Alluvial Avenue will be as shown in the
Herndon-Shepherd Specific Pian.

The plan proposes an integrated network of footpath and bikeways consisting
of the following:

1. A parkway along the Enterprise Canal with separated footpath and
bikeway (Figure 2-4).

2. Combined footpath and bikeway located in a linear park along the north
side of Alluvial Avenue. The path would extend across Temperance
Avenue and link up with the Enterprise Canal Parkway.

3. Bike lanes within the roadway along Temperance Avenue accompanied
by b5-foot sidewalks separated from the roadway by an 8-foot
landscaped strip; and

4, A combined footpath and bikeway incorporated into the community park
along the west side of the R&T Park. The pathway would have a
combined minimum width of 12 feet.

Pedestrian circulation within individual sites should be designed to provide an
integrated system of footpaths with direct connections to the public pedestrian routes
along Alluvial Avenue, Temperance Avenue, the Enterprise Parkway, and in the linear
park shown on the northwest corner of the R&T Park.

Bus turnouts will be provided near each of the major entrances along with
shelters. Additionally, buildings should be located and designed such that the major
employee entrances are located convenient to the bus turnouts.
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Figure 2-4: Enterprise Canal Parkway

[°4 W 20 30 4 5¢ G 70
HORIZONTAL 7O' e 50 40 30 20 ey fad
©
T 8 2
& 8\ ¢
B <N\
i —
TE—8 3% - ‘
2 8 | I5
ca O wd 1
n i
VERTICAL S s =y b —
s P— 4_____Dralnagc Swale]
b gl
Madity mioting bark zl [ Tz
S0 21 mam. slops
[ v w (3
'.':4‘
Property Line Fence ;
Barrier Plants ] N
|
“ 8
2%
Se
3¢
2% 8
Bicycle Trail £ g™
S8
S
Equestrian Trail
Scale T J
o 10" 20 [ o
Figure 3-6

Section ENT-B
Segment #E-2; #£-3 From: Nees Avenue
#E-4 To: Herndon Avenue

NOTE: Property line fence not required if trail casement is bordered
" by a neighborhood or collector street street

Source: City of Ciovis Planning Department




Clovis Research and Technology Park Profect Description
Draft EIR

Approximately 12 acres are designated as linear park use. The park
configuration shown on the land use plan is conceptual. The exact location and
configuration will be determined in conjunction with site planning for the adjoining
- R&T Park parcel and as individual parcels are developed. The purposes of the park
space are to provide an amenity to attract high quality research and technology-based
users; serve the recreation needs of R&T Park employees; separate and buffer R&T
Park uses from nearby residences; and provide additional recreational open space for
Clovis residents.

E. General Plan Amendment GPA99-5

An amendment to the City’s General Plan and Herndon-Shepherd Specific Plan
will be required to re-redesignate those portions of the site which are currently
designated for low and high density residential development and park to a General
Plan land use classification (Mixed Use) designed to accommodate research and
technology-oriented businesses. The proposed site would be designated as a mixed-
use area and a new "Area 36" would be added to the list of mixed use ares
designated in Table 2-3 of the General Plan.

The mixed use design guidelines in Table 2-3 of the General Plan establish the
primary uses, secondary uses, maximum building height, floor area ratios, design
features and specific comments. "Not to Exceed"” targets for the percentage of the
total site area which should be devoted to the secondary land use are reflected in the
Secondary Use column. Secondary uses are considered those uses which are
compatible with the primary use, but never exclusively make up more than the primary
use. Special uses are called out for ares with unique conditions such as a proposed
transit center or hotel. Floor area ratios (FARs) are "targets" and do not represent
fixed ratios, although developments would attempt to be within a reasonable range
of the recommended FAR.

Table 2-1 shows the proposed amendment to the General Plan Mixed Use
Design Guidelines (Table 2-3 of the Clovis General Plan).
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Project Description

Table 2-1
Proposed General Plan Amendment GPA99-5

Area Primary Use Secondary Uses Special Uses Max. Height/ FAR Design Features and
No. Stories Comments
38 Research and 15% Hotels 5 .35-50 °Transit Orientation
Technology Park Commercial/Retail Convention Center oEnterprise Canal
Open Space Parkway
administrative, oBuffer Adjacent
research and Residential
related oEntry Treatment
assemblage, Opportunity
fabrication and oSpecial Design
distribution Regulations
activities
e e —

use area to the project site.

The Herndon-Shepherd Specific Plan would also be amended to add a mixed
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3.1 LAND USE (INCLUDING AGRICULTURAL RESOURCES)

The project area consists of 180.2 acres. All but the northerly 4.3 acres
- located north of the Enterprise Canal is located within the City of Clovis. That
unincorporated parcel is part of a proposed annexation and is expected to become part
of the City by July of 1999.

For the most part, the proposed site is vacant or accommodates only residual
agricultural uses. Several single family residences and a horse-training facility and
associated residence remain along Temperance Avenue. Several radio transmission
towers are located within the site east of Temperance Avenue.

The project site is bounded by the alignment of future SR 168 on the south,
and rural residential and agricultural uses to the east, north, and southwest. A
recently constructed single family subdivision has been constructed on the northwest
boundary of the project site.

The project site is designated for high density residential, low density residential
and open space uses on the Clovis General Plan. The site is also located within the
Herndon-Shepherd Specific Plan, a refinement of the General Plan (Figure 3.1-1).
Existing planned land uses for the project area are shown in the following table.

Table 3.1-1
Herndon-Shepherd Specific Plan - Planned Land Use
Land Use Acres Density/Acre or FAR | Units/Square Feet | Residents/
Employees
High Density | 35.9 Per GPAs!' 462 units 1,180 residents®
Residential
Low density 138.0 3.5 units/ac® 483 units 1,460 residents*
Residential
Park 63 |- e -
Total 180.2 acres 945 units 2,640 residents

! See GPA96-3 (312 units) and GPA96-4 (150 units)

2 Council of Fresno County Governments factor of 2.56 persons per unit
3 Herndon-Shepherd Specific Plan factor for Low Density Residential

4 Council of Fresno County Governments factor of 3.02 persons per unit
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The site area is zoned R-A, R-1-7500, R-1, and R-3.
Multifamily Entitlements

In 1996, the Clovis City Council approved two general plan amendments in the
project area east of Temperance Avenue for multifamily use. These amendment areas
are shown on Figure 3.1-2.

GPA96-3. This amendment changed the land use designation of 21.29 acres
from medium density to high density for development of a 312 unit multifamily
project. Part of the approval process required dedication of a portion of a park north
of the project area.

GPA96-4. This amendment changed the land use designation of an 11.29 acre
site from medium density to high density for development of a 150 unit multifamily
project.

Taken together, these projects constitute nearly 40 acres and would provide for
the construction of up to 462 apartment units and a neighborhood park in the eastern
portion of the project area. The subject sites were designated for low density with
adoption of the Herndon-Shepherd Specific Plan in 1988. In 1993, the sites were
redesignated to high density with adoption of the Clovis General Plan. Then, in 1994,
the two adjacent parcels were redesignated medium density (GPA94-5) with the
requirement to participate in development of a park site in this area of the community.

Agricultural Resources

An estimated 60 acres within the project area contains prime agricultural soils.
An additional five acres contain soils of statewide importance. These soils are
currently devoted to irrigated pasture land and orchards. These lands have been
planned for urbanization since 1988 in accordance with the Herndon-Shepherd
Specific Plan and Clovis General Plan.

Williamson Act Lands. The California Land Conservation Act {Williamson Act)
allows cities and counties to establish agricultural reserves to protect agricultural
lands. Under the act, contracts between the property owner and city require that the
property remain in agriculture for at least ten years, with an annual renewal of the
contract. In return, the property is assessed at its agricultural value.
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Figure 3.1-2: GPA96-3 and GPA96-4
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There are four properties in the R&T Park area subject to a Williamson Act
contract (Figure 3.1-3). These are:

APN 564-041-13 20.00 acres
APN 564-032-01 26.15 acres
APN 564-042-10 11.29 acres
APN 564-031-08 20.00 acres

PN =

77.44 acres

Total land subject to contract is 77.44 acres, or 43% of the project area. The
City Council approved Tentative Cancellation of the contracts on parcels 1, 2, and 3
in 1991, 1993 and 1995, respectively. In order to cancel a contract, however, a
notice of non-renewal must be filed and cancellation fees paid. No notices of non-
renewal have been filed on these properties, nor have cancellation fees been paid. No
Tentative Cancellation action or notice of non-renewal has been filed for parcel 4.

Enterprise Canal

The Enterprise Canal is operated by the Fresno Irrigation District and forms the
boundary of the northeast portion of the project area. The canal carries water for
most of the year delivery irrigation water within the District. The general canal
alignment is proposed for a recreational trail within the project and extending south
to Herndon Avenue.

IMPACTS

Criteria for Determining Significance

The State CEQA Guidelines, Appendix G, provide criteria for determining
significant effects on the environment. The project will normally have a significant

effect if it will:

° Conflict with adopted environmental plans and goals of the community
where it is located.
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Land Use

Figure 3.1-3 Williamson Act Properties
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Impact Analysis
Proposed GPA99-5 will result in the following land use changes:

1. Change 138 acres from low density residential to mixed-use research
and technology park.

2. Change 35.9 acres from high density residential to mixed-use research
and technology park. This property has been the subject of several land
use changes in the past, most recently in 1996 when the designation
was changed to allow the construction of 462 apartment units.

3. Remove a 6.3-acre park designation and replace it with up to 12 acres
of open space to be used as buffers to adjacent residential neighborhood
and landscaped areas adjacent to major roadways and the Enterprise
Canal.

The proposed changes will not conflict with adopted environmental plans and
goals of the City of Clovis. As discussed elsewhere within this EIR, the proposed land
use changes generally result in fewer impacts to the environment and public services
than existing planned land uses. The R&T Park will be buffered from adjacent land
uses on the south by the new SR 168, on the east by the Enterprise Canal, and on
the north and west by major streets. The existing subdivision on the northwest
boundary of the site will be buffered by landscaping, setbacks, and other design
features of the R&T Park (see mitigation measures in Visual Resources), reducing
potential land use impacts to an insignificant level.

The City does not have a mixed-use implementation ordinance for the mixed-
use designation proposed by the general plan amendment. Such an ordinance could
guide future development within the project area, including development standards,
design guidelines, and appropriate implementing zone districts. Other tools are
available to guide such development, however, including existing planned commercial
development zone districts, use permits, and site plan review procedures.

The current land use designation includes a 6.3 acre park located east of
Temperance Avenue and south of Nees Avenue. This park space will be eliminated
and replaced by up to 12 acres of linear park space located primarily in the northwest
portion of the project site adjacent to an existing neighborhood. The relocated park
space will better serve the R&T Park as well as adjacent residents and the elimination
of park space in its current designated location will not have an adverse effect on
open space and recreational resources.
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Agricultural Land Issues. Conversion of prime agricultural land and soils of
statewide importance is unavoidable with development of the project. This finding
was made with adoption of both the Herndon-Shepherd Specific Plan in 1988 and the
“Clovis General Plan in 1993. EIRs for both projects determined that significant
unavoidable impacts to agricultural soils would occur and the City Council adopted
Findings of Fact and Overriding Considerations in each case, finding that the overall
benefits of implementing the land use plans outweigh the possible adverse effects of
agricultural soil loss.

Lands subject to the Williamson Act within the project area must remain in
agricultural use unless a notice of non-renewal is filed and the contract is allowed to
terminate after 10 years, or the contracts are canceled by the City Council. Tentative
Cancellation has been approved by the Council for three of the four parcels subject
to contract, but no notices of non-renewal have been filed for any of the parcels.

In order for tentative cancellation to occur, the City Council must make findings
consistent with Government Code Section 51182 and forward their action to the
State Department of Conservation. The Council may grant tentative cancellation only
if it makes one of the following findings:

1. That the cancellation is consistent with the purposes of this chapter;

o that the cancellation is for land on which a notice of non-renewal has
been served;

° that cancellation is not likely to result in the removal of adjacent lands
from agricultural use;

o that cancellation is for an alternative use which is consistent with the
provisions of the General Plan;

° that cancellation will not result in discontiguous patterns of urban
development;

° that there is no proximate noncontracted land which is both available
and suitable for the use to which it is proposed the contacted land be
put, or that development of the contracted land would provide more
contiguous patterns of urban development than development of
proximate noncontracted land.
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2. That cancellation is in the public interest;

° that other concerns substantially outweigh the objectives of the
Williamson Act; and

o that there is no proximate noncontracted land which is both available
and suitable for the use to which it is proposed the contacted land be
put, or that development of the contracted land would provide more
contiguous patterns of urban development than development of
proximate noncontracted land.

Enterprise Canal. The proposed development project may affect FID’s ability
to access, operate and maintain this canal. Impacts include potential access
restrictions, unauthorized use of the canal banks, and sedimentation of the canal by
adjacent activities. FID does not consent to any use of its canal easement or banks
for the purposes of the City’s trail master plan. Figure 2-6 shows that development
of the parallel trail is outside of but adjacent to FID’s canal and easement and should
not affect FID operations. In addition, all development will be required by the City to
prepare a grading plan showing that drainage will be away from the canal to facilities
of the Fresno Metropolitan Flood Contro! District. These measures will reduce
potential impacts to the canal to a less than significant level.

Mitigation

1. The City shall develop design and development guidelines for Mixed-Use Area
No. 36 which could include adaption of existing planned commercial zone
districts or development of a mixed-use implementation ordinance.

2. Prior to development on any parcel subject to a Williamson Act contract, a
notice of non-renewal shall be filed and the contract terminated at the end of
the non-renewal period or tentatively canceled if the City Council makes
findings in accordance with state law requirements.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, impacts to land
use will be mitigated to a less than significant level.
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3.2 TRAFFIC AND CIRCULATION

This analysis has been prepared by Crane Transportation Group at the request
- of the City of Clovis and Caltrans to detail circulation impacts and needed mitigation
resulting from development of a research and technology park with associated
commercial uses along Temperance Avenue and Alluvial Avenue in the northeast
section of Clovis. Proposed development would replace primarily residential uses that
have been designated for this area in the City’s General Plan. Project impact
evaluation has been conducted for two future horizons; year 2003, one year after
scheduled completion of the State Route 168 freeway from Fresno to northeast
Clovis, and year 2020, to match the long-term analysis horizon currently used by
Caltrans.

A. Roadway Network

Regional access to the project site is provided by the State Route 168 highway
(SR 168, Tollhouse Road), Herndon Avenue and Temperance Avenue. Local area
access is also provided by the above three roadways as well as Armstrong Avenue,
Nees Avenue and Alluvial Avenue (see Figure 3.2-1).

Tollhouse Road (State Route 168) is a two-lane collector roadway in the project
area. |t extends westerly into central Clovis and the City of Fresno, and easterly into
the Sierra foothills. Tollhouse Road has all-way-stop control at Herndon Avenue, but
no control at Temperance Avenue. Tollhouse will ultimately terminate at the new SR
168 alignment.

Herndon Avenue is a major east-west limited access arterial roadway in the
project vicinity. It has four travel lanes plus left turn lanes at intersections to the west
of Tollhouse Road and two travel lanes with intermittent left turn pockets at
intersections to the east of Tollhouse Road.

Temperance Avenue is an arterial roadway to the south of the project vicinity
to SR 168 and an expressway south SR 168. It extends south of Herndon Avenue
along the east sides of both the City of Clovis and the City of Fresno. It has two
travel lanes in most locations, although it has intermittently been widened to as many
as six lanes adjacent to new development. Temperance Avenue also extends to the
north of Herndon Avenue as a two-lane rural road. Ultimately it will be built to arterial
standards. The north extension intersection with Herndon Avenue is offset by about
600 feet to the west from the southerly extension intersection. Temperance avenue
is stop-sign-controlled on its approaches to Herndon Avenue and Tollhouse Road.
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Armstrong Avenue is a north-south collector roadway in the project vicinity.
It has 2 travel lanes to the north of Herndon Avenue and 4 travel lanes to the south.
It has been intermittently widened adjacent to new subdivisions near Alluvial Avenue.
~ Armstrong Avenue is stop-sign-controlled at Herndon Avenue.

Alluvial Avenue is a two-lane collector roadway in the project vicinity. It
extends westerly from Temperance Avenue across the north sides of both the City of
Clovis and the City of Fresno. Alluvial Avenue is stop-sign-controlled on its
approaches to Temperance Avenue and Armstrong Avenue.

Neés Avenue is a two-lane east-west designated arterial in the project vicinity.
It ends just east of Temperance Avenue and extends westerly across northern Clovis
and Fresno. It is stop-sign-controlled at Temperance Avenue and Armstrong Avenue.

B. Existing Traffic Volumes

Weekday AM and PM commute period traffic counts were conducted by Crane
Transportation Group in late October, 1998, at the following intersections: Tollhouse
Road/Herndon Avenue, Tollhouse Road/Temperance Avenue, Temperance
Avenue/Alluvial Avenue, Temperance Avenue/Nees Avenue and Alluvial
Avenue/Armstrong Avenue. The peak traffic hours were determined to be 7:15-8:15
AM and 4:45-5:45 PM. Count results are presented in Figure 3.2-2 for AM and PM
peak hour conditions.

C. Intersection Operation Analysis Methodology

Signalized Intersections. Intersections, rather than roadway segments between
intersections, are almost always the capacity controlling locations for any circulation
system. Signalized intersection operation is graded based upon two different scales.
The first scale employs a grading system called Level of Service (LOS) which ranges
from Level A, indicating uncongested flow and minimum delay to drivers, down to
Level F, indicating significant congestion and delay on most or all intersection
approaches.

The LOS scale is also associated with an average vehicle delay tabulation (1994
Highway Capacity Manual [HCM] operations method) at each intersection. The
vehicle delay designation allows a more detailed examination of the impacts of a
particular project. Greater detail regarding the LOS/delay relationship is provided in
Appendix C.
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Unsignalized Intersections. Unsignalized intersection operation is also typically
graded using the LOS A through F scale. LOS ratings for all-way stop intersections
are determined using a methodology outlined in the 1994 updated of the Highway
~Capacity Manual (TRB Circular 209). Under this methodology, all-way stop
intersections receive one LOS designation reflecting operation of the entire
intersection. Average vehicle delay values are also calculated.

Intersections with side streets only stop sign controlled are also evaluated using
the LOS and delay scales using a methodology outlined in the 1994 Highway Capacity
Manual. However, unlike signalized or all-way stop analysis where the LOS and delay
designations pertain to the entire intersection, in side street stop sign control analysis
LOS and delay designations are computed for stop sign controlled approaches or
individual turn and through movements rather than for the entire intersection. The
Appendix C provides greater detail about unsignalized analysis methodologies.

Level of Service Standards. The City of Clovis uses LOS D as the poorest
acceptable operation at signalized intersections while Caltrans uses LOS C as the
poorest acceptable operation at signalized intersections. Neither the City nor Caltrans
has a minimum acceptable level of operation at unsignalized intersections. For
evaluation purposes in this study, signalized intersection standards have been used
for all-way stop evaluation, while LOS D has been used as the minimum acceptable
operation for turn movements at side street stop sign controlled intersections.

Evaluation of Intersection Signalization Needs. Traffic signals are used to
provide an orderly flow of traffic through an intersection. Many times they are needed
to offer side street traffic an opportunity to access a major road where high volumes
and/or high vehicle speeds block crossing or turn movements. They do not, however,
increase the capacity of an intersection (i.e., increase the overall intersection’s ability
to accommodate additional vehicles) and, in fact, often slightly reduce the number of
total vehicles that can pass through an intersection in a given period of time. Signals
can also cause an increase in traffic accidents if installed at inappropriate locations.

There are 11 possible tests for determining if a traffic signal is warranted.
These tests, called "warrants,” consider criteria such as actual traffic volume,
pedestrian volume, presence of school children and accident history. Usually, two or
more warrants must be met before a signal is installed. In this report, the test for
Peak Hour Volumes (Warrant #11) has been applied. When Warrant 11 is met there
is a strong indication that a detailed signal warrant analysis covering all possible
warrants is appropriate. These rigorous analyses are described in Appendix D of the
Caltrans Traffic Manual while Warrant 11 is presented in Appendix C of this report.
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D. Existing Intersection Operation
1. Level of Service

Table 3.2-1 shows that stop-sign-controlled movements at all analyzed
intersections in the project area are currently operating at good to acceptable levels
of service (LOS A or B) during both the morning and evening commute peak traffic
hours.

2. Signalization Needs

No analyzed intersection has existing volumes close to meeting peak hour signal
warrant criteria levels.

3. Sight Lines

All roadways in the project area are level and straight. Sight lines are excellent
(greater than 800 feet) for turn movements at all intersections.

4, Left Turn Lanes

All intersections within the study area (north of Herndon Avenue) along
Temperance Avenue and Armstrong Avenue lack left turn lanes on intersection
approaches. However, volume levels currently are not high enough to meet warrant
criteria' for provision of these lanes.

E. Existing Transit Service

Clovis Transit Route 10 runs along Herndon Avenue in the vicinity of Armstrong
Avenue, Tollhouse Road and Temperance Avenue. Route 10 extends from the Clovis
Community Hospital (just east of Temperance Avenue) westerly to the California State
University, Fresno campus along Shaw Avenue (via central Clovis). Service is on
weekdays only from approximately 6:00 AM to 6:00 PM. Buses run on a half hour
headway.

' Intersection Channelization Guide, TRB Report #279, November 1985-piease see Appendix
for Warrant charts.

3.2-6
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Table 3.2-1

m

@

3

@

INTERSECTION LEVEL OF SERVICE

EXISTING CONDITIONS

H
N. Temperance Ave./Nees Ave. A-3.2/A-3.90 A-3.5/A-43
N. Temperance Ave./Alluvial Ave. A-3.09 A-3.1

N. Temperance Ave./Toll House Rd. | B-6.2/B-6.4% B-6.1/B-7.0
N. Armstrong Ave./Alluvial Ave. B-5.3/A-4.3® B-5.5/A-4.4

L 3

Level of service-average vehicle delay in seconds: Nees Ave. EB stop sign controlled

approach/Nees Ave. WB stop sign controlled approach.

Level of service—-average vehicle delay in seconds: Alluvial Ave. EB stop sign controlled

intersection approach.

Level of service-average vehicle delay in seconds: N. Temperance NB stop sign controlled

intersection approach/N. Temperance SB stop sign controlled intersection approach.

Level of service-average vehicle delay in seconds: Alluvial Ave. EB stop sign controlled

approach/Alluvial Ave. WB stop sign controlled approach.

Source: Crane Transportation Group
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F. Existing Pedestrian and Bicycle Facilities

There are no signed or striped bicycle routes along any roadway in the project
- area. A bike route is proposed, however, along Herndon Avenue.

Sidewalks are provided along project area streets adjacent to new developments
along Armstrong Avenue near Alluvial Avenue and adjacent to commercial areas at the
Herndon Avenue/Tollhouse Road intersection. Most area roadways north of Herndon
Avenue only have intermittent dirt shoulder areas for pedestrian use. Paved shoulders
are provided along Tollhouse Road north of Herndon Avenue.

G. Planned Roadway Iimprovements
1. Caltrans

Caltrans is constructing the SR 168 freeway from central Fresno to the City of
Clovis. In the project area the freeway will have four travel lanes and will cross
Herndon Avenue just west of Clovis Avenue, turn easterly and run paraliel to and
north of Herndon Avenue to Temperance Avenue, and then turn to the northeast and
run parallel and adjacent to the north side of Tollhouse Road. In northern Clovis,
interchanges will be provided at Herndon Avenue, Fowler Avenue and Temperance
Avenue. To the east of the Temperance interchange, the new facility will become a
four lane expressway which will transition back into the existing two lane state
highway at the Tollhouse Road/Shepherd Avenue intersection. The
freeway/expressway is programmed for completion by 2002,

At the Temperance Avenue interchange the eastbound off- and on-ramps will
be a tight diamond design with their common intersection controlled by a signal.
Separate ramps will be provided on the north side of the interchange to access the
freeway in the westbound direction. A 270-degree loop on-ramp will be provided for
northbound Temperance to westbound freeway movements, while southbound
Temperance traffic will have an exclusive right-turn lane accessing a standard slip on-
ramp to the westbound freeway. The westbound off-ramp will have a signalized
intersection at the same location as the south to westbound on-ramp.

Both off-ramps will have two lanes on their approaches to Temperance Avenue.
The eastbound on-ramp and the south to westbound on-ramp will both have two
departure lanes from Temperance Avenue. The north to westbound loop on-ramp will
have a single departure lane from Temperance Avenue, will widen to two lanes
through the loop and then will merge to the freeway as a single lane. All on-ramps
will ultimately be controliled by ramp metering.

3.2-8
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Temperance Avenue will have two through travel lanes each direction through
the interchange area, although curb-to-curb width will be provided for ultimate
widening to three lanes in each direction. A preliminary interchange plan is presented
- in Appendix C, Figure A-1.

Once the new freeway/expressway is open, the SR 168 designation will be
removed from Tollhouse Road and other streets within the City of Clovis now
designated as the state highway.

2. City of Clovis

Temperance Avenue will be realigned from Herndon Avenue to just north of
Alluvial Avenue in conjunction with SR 168 construction. Temperance Avenue will
begin an easterly realignment just north of Alluvial Avenue, continue through the new
interchange with the SR 168, and then continue directly south to Herndon Avenue to
form the fourth (northerly} leg of the existing easterly Herndon/Temperance
intersection. In conjunction with this new segment of Temperance Avenue, the
existing section of Temperance Avenue between Herndon Avenue and Tollhouse Road
will be maintained as a collector street, but not extended farther north than Tollhouse
Road. The segment of Tollhouse Road just northeast of Herndon Avenue will also
terminate at this same location once the freeway is in operation.

Armstrong Avenue (north of Herndon Avenue), Nees Avenue, Alluvial Avenue
and Temperance Avenue (north of the freeway and south of Herndon Avenue) will be
widened adjacent to new development as it occurs.

H. Near Term Horizon (Year 2003) Traffic Conditions After Completion of the SR
168 FREEWAY

At the request of Caltrans, analysis has been conducted to determine Base Case
(without project) traffic volumes and operating conditions that could be expected on
the local roadway system after the opening of the SR 168 freeway and completion
of all approved but unbuilt local area developments. Projected year 2003 Base Case
intersection lane geometrics and intersection control used for analysis purposes are
presented in Appendix C, Figure A-2. In the project area, the Temperance Avenue/SR
168 interchange ramp intersections and the Temperance Avenue/Herndon Avenue
intersection are planned to be signalized by 2003.
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1. Year 2003 Traffic Projections
a) Approved Development Trip Generation & Distribution

City of Cilovis Planning staff developed a list of all approved but unbuilt
developments within the project area. The locations of these developments, all single
family residential subdivisions, are shown on Figure 3.2-3, while their expected AM
and PM commute peak hour trip generation is presented in Table 3.2-2. Trip
generation rates used for analysis purposes have been obtained from the traffic
engineering profession’s standard source of trip rate data, Trip Generation, 6th Edition
by the Institute of Transportation Engineers (1997).

Traffic from new local area subdivisions was distributed to the planned year
2003 roadway system in a pattern reflecting existing traffic flow adjusted to reflect
the presence of the new freeway. The vast majority of traffic from approved
residential development is expected to travel to/from the west and south. Detailed
trip distribution projections for approved development are presented in Appendix C,
Table A-1.

b) Existing Traffic Redistribution & Adjustments

Existing October 1998 traffic volumes counted for this study were adjusted and
redistributed to the planned year 2003 roadway network in the following manner.

October counts on Tollhouse Road (SR 168) were found to be lower than peak
counts taken by Caltrans in 1997 for the state highway? in the project area.
October counts were factored upwards to match the most recent peak season
counts.

Existing state highway counts were factored to year 2003 conditions using a
3% per year growth rate. Although historical Caltrans counts from 1992 to
1997 indicate little if any growth in peak hour volumes along SR 168 in the
project area, Caltrans staff indicated that a 3% per year growth rate into the
future should be used for analysis purposes®.

2 1997 Traffic Volumes by Caltrans.
3 Marc Birnbaum, District 6.

3.2-10
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Table 3.2-2

TRIP GENERATION
APPROVED LOCAL AREA DEVELOPMENT
EXPECTED TO OCCUR BY 2003
AM PEAK HOUR TRIPS
1 Single Family S/O Herndon 38 9.6 366 .19 7 .56 22 .65 25 .36 14
Residential w/0 :
(Yakou) Temperance
2 Single Family S/0 Nees 117 96 | 1124 |f .19 | 22 .56 66 .65 76 .36 42
Residential E/O
Temperance
3 Single Family N/O Nees 58 96 | 558 || .19 11 .56 33 65 38 36 21
Residential W/0
(Nova) Temperance
4 Single Family N/O Nees 41 96 | 394 § .19 8 .56 23 .65 27 36 15
Residential E/O
(Nova) Temperance
5 Single Family N/O Teague 89 96 | 856 || .19 17 .56 50 .65 58 .36 32
Residential w/0O
(Assemi) Temperance
6 Single Family N/O Copper 21 96 | 202 || .19 4 .56 12 .65 14 .36 8
Residential E/O
(Appalusa Armstrong
Acres)

Trip Rate Source: Trip Generation, 6th Edition by the Institute of Transportation Engineers, 1997

Project List Source: City of Clovis Planning Department

Compiled by: Crane Transportation Group

3.2-11
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All traffic now on Tollhouse Road east of Temperance Avenue was assumed
to use the new freeway/expressway.

Half of the through traffic traveling on Herndon Avenue to/from east of
Tollhouse Road was projected to divert to the new freeway via the Temperance
Avenue interchange.

All redistributed surface street volumes (after inclusion of traffic from approved
developments) were increased an additional 10% to provide a safety factor to
account for any unforeseen sub-regional redistribution of traffic to the
Temperance Avenue interchange.

2. Projected 2003 Base Case {Without Project) Volumes

Resultant year 2003 Base Case traffic volumes are presented in Figures 3.2-4
and 3.2-5 for AM and PM commute peak hour conditions, respectively.

3. Year 2003 Base Case (Without Project) Intersection Operation

Table 3.2-3 shows that all analyzed intersections within the project area are
projected to be operating at good to acceptable levels of service (LOS A or B) in the
year 2003 during both AM and PM commute peak hour conditions. The Temperance
Avenue signalized intersection with the westbound SR 168 freeway ramps is
projected to be operating at LOS A during both commute periods while the signalized
eastbound ramps intersection is projected to be operating at LOS B during both
commute periods.

None of the unsignalized intersections along Temperance Avenue or Armstrong
Avenue north of the freeway would have Base Case traffic levels approaching peak
hour signal warrant criteria levels in the year 2003.

4. Year 2003 Base Case Route 168 Freeway and Expressway Operation

Operation of the planned SR 168 (west of Temperance Avenue) and
expressway (east of Temperance Avenue) has been evaluated using methodology
contained in the 1994 Highway Capacity Manual. Based on discussion with
Caltrans,* LOS D will be acceptable operation on the new SR 168 freeway and
expressway mainline.

4 Shari Ehlert, District 6.
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Table 3.2-3

INTERSECTION LEVEL OF SERVICE
YEAR 2003 (AFTER OPENING OF ROUTE 168 FREEWAY)

I AMPEAK HOU

N. Temperance A-4.0/B-5.30 A-5.0/B-6.3 A-3.9/B-6.3 B-6.0/B-8.7
Ave./Nees Ave.

(all-way stop)

N. Temperance A-4.59 B-5.8® F@ F¥
Ave./Alluvial Ave. (Alluvial stop (Alluvial stop (all-way stop) (all-way stop)
(control varies with control) control)

vs. w/o project)

N. Temperance y B-7.49 B-8.8 C-24.1 B-12.0
Ave./S.R.168 EB

Ramps (signal)

N. Temperance A-3.19 A-3.5 A-2.6 A4.1
Ave./S.R.168 WB

Ramps (signal)

N. Armstrong Ave./ A-2.99 A-3.2 B-5.7 B-9.1
Alluvial Ave. (all-

way stop)

) Level of service-average vehicle delay in seconds: Nees Ave. EB stop sign controlled approach/Nees Ave. WB

stop sign controlled approach.

@ Level of service-average vehicle delay in seconds: Alluvial Ave. EB stop sign controlled approach.

®  Signalized level of service-average vehicle delay in seconds.
@ All-way stop level of service-average vehicle delay in seconds.

Source: Crane Transportation Group
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Table 3.2-4 shows that the SR 168 freeway and expressway should be
operating at LOS A conditions in 2003 for both directions of travel during both the
_ AM and PM commute peak traffic hours.

1. Long-term Horizon (Year 2020) Base Case (Without Project) Traffic Conditions

Year 2020 AM and PM peak hour Base Case (without project) traffic volumes
and operating conditions have been developed at the request of both the City of
Clovis and Caltrans. Traffic projections for 2020 have been developed by the Council
of Fresno County Governments (COFCG) using their regional traffic model. Residential
development was assumed for modeling purposes on the vast majority of the project
site being considered for the R&T Park. Traffic model projections have been based
on Department of Finance population estimates. Modeling results have been approved
by the COFCG model steering committee. While a set of regional 2020 traffic
modeling projections have been developed for Caltrans based on recent interim
population and demographic data, these projections have not been reviewed or
approved by the model steering committee.

Based on input from the Clovis City Engineer,® all major intersections within
the study area are projected to be signalized by 2020. In addition, Alluvial Avenue,
Nees Avenue, and Armstrong Avenue would all have four through travel lanes, while
Temperance Avenue and Herndon Avenue would both have six through travel lanes.
Projected 2020 Base Case intersection lane geometrics and intersection control used
for analysis purposes are presented in Appendix C, Figure A-3.

1. Projected 2020 Base Case (Without Project) Volumes

Resultant year 2020 Base Case traffic volumes are presented in Figures 3.2-6
and 3.2-7 for AM and PM commute peak hour conditions, respectively.

2. Year 2020 Base Case (Without Project) Intersection Operation

Table 3.2-5 shows that during the AM peak hour, all intersections should be
operating at good to acceptable levels (LOS A to C). During the PM peak traffic hour
all intersections would be operating at acceptable levels of service except Temperance
Avenue at the SR 168 Eastbound Ramps, which would be operating at LOS F.
Lengthy backups would be expected on the eastbound off-ram, with more than 1,500
vehicles projected to be using the single off-ramp right turn lane during this hour.

& Alan Weaver
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Table 3.2-4

S.R. 168 FREEWAY AND EXPRESSWAY LEVEL OF SERVICE
YEAR 2003

West of N. Temperance Ave. A/A® A/A B/B B/B
(freeway) '
East of N. Temperance Ave. A/A® A/A A/A A/A
(expressway) .

LY

M Freeway Level of Service-Westbound/Eastbound
@ Expressway Level of Service~Westbound/Eastbound

Analysis Methodology: 1994 Highway Capacity Manual

Source: Crane Transportation Group
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Table 3

.2-5

INTERSECTION LEVEL OF SERVICE
YEAR 2020

N. Temperance Ave/
Nees Ave

(signal)

C-20.3

N. Temperance Ave/
Alluvial Ave

(signal)

B-13.6

C-18.4

D-38.7

N. Temperance Ave/
S.R.168 WB Ramps

(signal)

A-3.40

B-7.0

A4.7

B-9.5

N. Temperance Ave/
S.R.168 EB Ramps

(signal)

C-24.80

C-21.7

N. Temperance Ave/
Herndon Ave

(signal)

C-19.3M

D-36.4

C-193

D-32.6

N. Armstrong Ave/
Alluvial Ave

(signal)

B-9.3®

B-11.9

B-9.8

B-14.0

® Signalized Level of Service-Average Vehicle Delay in Seconds.

Source: Crane Transportation Group
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A significant impact would also be expected during the PM peak hour due to
the lack of adequate storage along Temperance Avenue between the SR 168 West
Ramps and Alluvial Avenue intersections. The estimated storage distance of 350 feet
- would not be adequate to accommodate the projected demand of northbound vehicles
turning left to Alluvial Avenue, which would be served by a single left turn lane. The
Clovis City Engineer has indicated that the proposed alignment of Alluvial Avenue and
the location of the Alluvial/Temperance intersection are fixed®.

3. Year 2020 Base Case (Without Project) Freeway/Expressway Operation

Table 3.2-6 shows that during the AM peak traffic hour the SR 168 freeway
and expressway should be operating at acceptable levels in the year 2020. Poorest
operation would be in the westbound direction on the freeway west of Temperance
Avenue, which would be operating at a minimum acceptable LOS D during this time
period. During the 2020 PM peak traffic hour, both directions of the SR 168
expressway east of Temperance Avenue and the westbound freeway (west of the
interchange) would be operating acceptably. However, expected heavy eastbound
flow on the freeway (west of the Temperance interchange) would produce
unacceptable LOS E operation during the evening commute.

J. Needed Improvements-Year 2020 Base Case (Without Project) Operation
1. Intersections—-see Table 3.2-7
a) Temperance Avenue/SR 168 Eastbound Ramps
Provide a second off-ramp right turn lane.
Resultant Operation
PM Peak Hour LOS C
Average Vehicle Delay = 23.7 seconds
b) Temperance Avenue/Alluvial Avenue
Provide a second northbound left turn lane. Also, provide loop detection in

each left-turn lane that will activate the northbound left-turn green arrow when
vehicles queues are approaching available storage limits.

6 Alan Weaver
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Table 3.2-6

S.R. 168 FREEWAY AND EXPRESSWAY LEVEL OF SERVICE
YEAR 2020

West of N. Temperance Ave. DC® C/E D/C D/E
(freeway) (53.4)® (53.1)®
East of N. Temperance Ave. B/A® B/C B/A B/C “
(expressway) * .

™ Freeway Level of Service-Westbound/Eastbound
@ Expressway Level of Service-Westbound/Eastbound
® (53.4) = Speed of Prevailing Traffic with LOS E Operation.

Analysis Methodology: 1994 Highway Capacity Manual

Source: Crane Transportation Group
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Table 3.2-7

MITIGATED INTERSECTION LEVEL OF SERVICE
YEAR 2020

N. Temperance Ave/ C-23.7® C-22.8
S.R.168 EB Ramps

N. Temperance Ave/ A-5.09 | B-11.2 | C-16.1 | D-27.0
Alluvial Ave. .

® Tmproved with Second Eastbound Off-Ramp Right Turn Lane
® Improved with Second Northbound Left Turn Lane (to Mitigate Storage Deficiency)

Source: Crane Transportation Group
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Resultant Operation

AM Peak Hour LOS A

Average Vehicle Delay = 5.0 seconds

PM Peak Hour LOS B
Average Vehicle Delay = 11.2 seconds

2. SR 168 Freeway
a) Eastbound Freeway-West of Temperance Avenue Interchange

Caltrans’ proposed ramp metering at each interchange along the SR 168
freeway could potentially limit eastbound flow during the evening commute to
levels below those predicted by the regional traffic model. Without metering,
unacceptable operation could only be mitigated by the provision of a third
eastbound lane on the freeway extending easterly to the Temperance Avenue
interchange. The current freeway plan has a third eastbound travel lane ending
at the Herndon Avenue interchange.
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IMPACTS
A. Significance Criteria

Based on Appendix G of the CEQA Guidelines, the project would be considered
to have a significant impact on traffic conditions if:

(a) project-related transportation system changes will conflict with an adopted plan
or goal or the City pertaining to transportation, including violation of an
applicable City-adopted Level of Service standard, or

(b) the project would result in a traffic increase that is substantial in relation to the
existing traffic load and capacity of the street system.

City of Clovis and Caitrans Criteria

While all roadways analyzed in this EIR study are located within the City of
Clovis, Tollhouse Road (now SR 168) and the planned freeway/expressway (the future
SR 168) are subject to Caltrans’ jurisdiction. For years 2003 near-term (existing plus
currently approved development) and year 2020 (long-term) analysis, Caltrans criteria
will apply to the SR 168 freeway and expressway as well as to the freeway ramp
intersections with Temperance Avenue.

Based on discussions with both Clovis and Caltrans staff, the project would be
considered to have a significant impact if any of the following conditions occur:

(a) At a signalized intersection under Caltrans jurisdiction, project traffic would
reduce acceptable (LOS A to C) operation to LOS D or poorer operation.

(b) At a signalized or all-way stop controlled intersection under City of Clovis
jurisdiction, project traffic would reduce acceptable (LOS A to D) operation to
LOS E or poorer operation.

(c) At a side street stop-sign-controlled intersection, project traffic would reduce

acceptable (LOS A to D) operation to LOS E or F operation. All such locations
would be under City of Clovis jurisdiction.
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(d)

(e)

(f)

(g)

(h)

(i)

()

At a signalized intersection already operating at unacceptable levels, average
vehicle delay would increase by 0.1 second or more, or volumes would be
increased by .5% or more at intersections with LOS F operation and no
reportable delay values. A 0.1-second increment, while conservative, is used
for EIR analysis purposes in other California jurisdictions. It is also the criterion
used by the local Caltrans district (District 6) to determine impact significance.

At a side street stop-sign-controlled intersection already operating at baseline
unacceptable, LOS E or poorer, average vehicle delay would increase by 0.1
second or more. A 0.1-second increment, while conservative, is used for EIR
analysis purposes in other California jurisdictions. It is also the criterion used
by the local Caltrans district (District 6) to determine impact significance.

At an unsignalized intersection, volumes would increase above peak hour signal
warrant criteria levels. (Where baseline conditions already exceed warrant
criteria levels, the impact would be considered significant if volumes would
increase by 1% or greater.) A 1% increase significance criterion for signal
warrant needs is typically used in EIRs.

Operation of the SR 168 freeway or expressway mainline (under Caltrans’
jurisdiction) would reduce acceptable (LOS A to D) operation to LOS E or F
operation.

For segments of the SR 168 freeway or expressway already operating at an
unacceptable LOS E or F, travel speeds would be reduced by 1 mile per hour
or more.

In the opinion of the registered traffic engineer conducting the study, a
significant safety concern would be produced.

Preliminary project site design is inadequate such that it may cause significant
deterioration in internal or local street circulation, sight distance, or emergency
vehicle access.

Project Trip Generation and Distribution

For purposes of the EIR analysis, the proposed project would be comprised of

a research and technology park and commercial centers adjacent to and just north of
the SR 168 freeway. One center would be to the east and one to the west side of
Temperance Avenue. The larger center would be 135,900 square feet in size, the
other would be 108,000 square feet in size. A hotel with 100 rooms would be
located in each center (two hotels total).
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Project trip generation was determined using trip rates from the traffic
engineering profession’s standard source of trip rate data, the Trip Generation, 6th
Edition Manual.” As can be seen in Table 3.2-8, daily generation would be 27,800
~ two-way trips, with 1,675 inbound and 455 outbound trips during the AM commute
peak traffic hour and 865 inbound and 2,205 outbound trips during the PM commute
peak traffic hour. On a daily basis, 38% of total gross weekday trip generation would
be associated with research and technology (R&T) activities, 56% with the
commercial centers and 6% with the two motels. During the PM peak traffic hour,
51% of gross traffic would be R&T related, 45% commercial center related and 4%
hotel related.

Some of the gross commercial center trip generation listed in Table 3.2-8 would
be associated with back and forth traffic between the two centers and would not be
newly added to the street system outside the project boundary. An additional
component of commercial center gross trip generation listed in Table 3.2-8 would be
attracted from traffic already traveling on Alluvial Avenue and Temperance Avenue
through the project site (R&T employees or local area residential commute traffic).
Table 3.2-9 shows estimated reductions in gross commercial center trip generation
due to both factors. A 15% reduction has been utilized for internal trips {which would
still be traveling through the Alluvia Avenue/ Temperance Avenue intersection
between the two commercial centers), and a 20% reduction has been utilized for
passby traffic capture. Data from the Institute of Transportation Engineers® indicates
that a 20% passby capture rate is conservatively low based upon historical data
linking commercial center size and adjacent street traffic volumes to expected
commercial center passby trip capture.

After allowance for both adjustments, total project AM peak hour trip
generation traveling beyond the project boundary would be reduced by about 100
two-way trips (5% of total gross traffic generation) while PM peak hour total project
trip generation traveling beyond the project boundary would be reduced by about 460
two-way trips (or 15% of total gross traffic generation).

7 Institute of Transportation Engineers, 1997.
8 Trip Generation Handbook, October 1998.
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Table 3.2-9

-PROJECT COMMERCIAL CENTERS NET NEW TRIPS
ON AREAWIDE CIRCULATION SYSTEM

East Center Gross Trips

West Center Gross Trips

Total Commercial Gross Trips

Back & Forth Trips Between
Centers (15% of Gross Trips)

Pass-by Capture of Ambient
Local Traffic and Research &
Technology Park Commuters
(20% of Gross Trips)

Net New Commercial Centers
Traffic Traveling Beyond
Project Boundary

Source: Crane Transportation Group. Based on data contained in Trip Generation Handbook by
the Institute of Transportation Engineers, October 1998 (Pass By Trip Capture) and Trip
Generation, 6th Edition Manual by the Institute of Transportation Engineers, 1997 (Center to
Center Trips).

3.2-30




Clovis Research and Technology Park Traffic and Circulation
Draft EIR

Project trip generation projections were used directly for the year 2003 analysis
of project impacts as no regional modeling had been conducted for this time horizon.
For 2020 analysis of project impacts using volume projections from the COFCG
- regional traffic model, adjustments were made in concert with COFCG modeling staff
in order to ensure that the traffic zone representing R&T Park development had a
representative level of project trip generation based upon the Institute of
Transportation Engineers trip rate projections.

Project traffic was distributed to the local roadway network for near term (year
2003) analysis as presented in Table 3.2-10. Separate distribution patterns were
developed for the R&T, commercial center and motel land uses; R&T and hotel uses
were estimated to have a majority of trips traveling to and from the west on the new
SR 168 freeway while the commercial centers were projected to have a majority of
trips traveling on local surface streets to the residential areas in northeast Ciovis.
Project traffic distribution patterns for the year 2020 were determined by the regional
traffic model and reflected significant regional growth in the area as well as the
addition of many arterial roadways to the north and east of the project site. it
should be noted that 55 to 60 percent of all research and technology related
development would gain direct access to Alluvial Avenue, about 35 percent to
Temperance Avenue, 1 to 2 percent directly to Nees Avenue, and 4 to 8 percent
directly to Armstrong Avenue.

Year 2003 project traffic volumes are presented in Figures 3.2-4 and 3.2-5 for
AM and PM peak hour conditions, respectively. Year 2020 total traffic volumes,
which include development of the proposed R&T park, are presented in Figures 3.2-8
and 3.2-9 for AM and PM peak hour conditions, respectively.

C. Year 2003 Project Circulation Impacts
1. Intersections

Appendix C, Figure A-4 presents roadway and intersection geometrics utilized
for 2003 project analysis. Widening improvements (as verified by the City Engineer)
were projected to occur to all roadways within or adjacent to the proposed project.
Table 3.2-3 shows that all analyzed intersections would maintain acceptable operation
after the addition of project traffic with one exception.

The Temperance Avenue/Alluvial Avenue intersection would experience
unacceptable LOS F operation as an all-way stop during both the AM and PM
commute peak traffic hours. Volumes would be increased above peak hour
signal warrant criteria levels at this location during both commute time periods.
This would be a significant impact.
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Table 3

.2-10

PROJECT TRIP DISTRIBUTION
NEAR TERM HORIZON (2003)

S.R. 168 Freeway to/from the 55% 17% 60%
South/West

S.R. 168 to/from the East 3% 3% 10%
N. Temperance Ave. to/from 2% 5% 2%

the North

Alluvial Ave./Nees Ave. 10% 18% 8%

to/from the Whst

N. Temperance Ave. to/from 15% 25% 10%
the South

Herndon Ave. to/from the East 2% 7% 2%

Herndon Ave./Toll House Rd./ 13% 25% 8%

N. Armstrong Ave. to/from the

South/West

TOTAL 100% 100% 100%

Source: Crane Transportation Group
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In addition to specific intersection operation, there will potentially be a storage
problem on the northbound approach to the Temperance Avenue/Alluvial Avenue
intersection.

There will be inadequate storage distance along Temperance Avenue between
the SR 168 Westbound Off Ramp and Alluvial Avenue intersections for
northbound vehicles turning left to Alluvial Avenue during the AM commute
period. Storage will be inadequate with or without a signal at the Alluvial
intersection with the proposed single northbound left turn lane. There will
tentatively be, at most, approximately 350 feet of storage distance between
the two intersections, while the northbound left turn storage demand will range
from 450 up to 900 feet. This would be a significant impact.

2. SR 168 Freeway/Expressway

Table 3.2-4 shows that the SR 168 freeway and expressway in the vicinity of
the Temperance Avenue interchange will maintain acceptable (LOS A or B) operation
during both commute periods with the addition of project traffic.

3. Project Access Impacts Along Alluvial Avenue, Temperance Avenue,
Armstrong Avenue and Nees Avenue (Year 2003 or 2020)

Specific development plans have not been developed for either the research and
technology or commercial components of the proposed project. Therefore, specific
internal roadway or driveway locations are unknown. However, it is probable that one
or more project intersections along Alluvial Avenue and at least one project
intersection along Temperance Avenue will require signalization at some point of area
development. Placement of project access intersections and driveways (in conjunction
with signalization of the major access intersections) without input from the City
Engineer and employing good traffic engineering practice could eventually create
operational and storage problems. This is a potentially significant impact.

D. Year 2020 Project Circulation Impacts

1. Intersections

Appendix C, Figure A-5 presents roadway and intersection geometrics utilized
for 2020 project analysis. Geometrics were verified by the City Engineer. Table 3.2-5

shows that all analyzed intersections would maintain acceptable operation after the
addition of project traffic with one exception.
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The Temperance Avenue/SR 168 Eastbound Ramps signalized intersection
would maintain LOS F PM peak hour operation, the same as “without project”
conditions. This operating level is unacceptable to both Caltrans and the City
of Clovis. However, overall volumes passing through the intersection during
this time period would be slightly lower (about 1% lower) with the project than
without the project. Therefore, the project would produce no significant impact
during the PM commute peak traffic hour at this location.

There would be a storage deficiency for northbound left turning vehicles at the
Temperance Avenue/Alluvial Avenue intersection.

There will be inadequate storage distance along Temperance Avenue between
the SR 168 Westbound Off-Ramp and Alluvial Avenue intersections for
northbound vehicles turning left to Alluvial Avenue during both the AM and PM
commute periods. Storage will be inadequate with the proposed single
northbound left turn lane. Although storage deficiency for this left turn
movement has been identified as a problem for “without project” conditions,
project traffic would add an additional 245 (PM peak hour) and 540 (AM peak
hour) vehicles to this movement. This will be a significant impact.

2. SR 168 Freeway/Expressway

Table 3.2-6 shows that all freeway and expressway segments in the vicinity of
the Temperance Avenue interchange operating at acceptabile levels of service without
the project will maintain acceptable operation with the project in operation. The one
segment of freeway experiencing unacceptable LOS E operation without the project
(the eastbound direction just west of Temperance Avenue during the PM peak hour)
will maintain LOS E operation with the project in operation. Since prevailing traffic
speeds on this segment would only be projected to decrease 0.30 mile per hour, the
impact would not be considered significant.

Mitigation
A. Year 2003

(Unacceptable Operation of the Temperance Avenue/Alluvial Avenue Intersection)-see
Figure 3.2-10

1. Signalize the Temperance/Alluvial intersection.

2. Add a second left turn lane on the northbound Temperance Avenue
intersection approach.
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3. Restripe the eastbound Alluvial Avenue intersection approach to provide
a separate left turn, a combined through/right turn and an exclusive right
turn lane.

4, Provide loop detection in each left turn lane that will activate the

northbound left turn green arrow when vehicle queues are approaching
available storage limits.

Resultant operation with signalization and geometric improvements:

12.6 seconds
33.3 seconds

AM Peak Hour LOS B Average Vehicle Delay
PM Peak Hour LOS D Average Vehicle Delay

(Project Access Along Temperance Avenue, Alluvial Avenue, Armstrong Avenue and
Nees Avenue)

5. The City Engineer shall provide input to the project planners at the time
of specific site development in order to incorporate acceptable spacing
between access intersections and to indicate likely intersections that will
require signalization. Driveway connections to Temperance Avenue,
Alluvial Avenue and Armstrong Avenue should be minimized. Although
not needed from a capacity standpoint, it is suggested that right turn
deceleration lanes be provided on the approaches to all major
intersections within the project area to minimize disruption to through
traffic flow by turning vehicles. Provisions for bicycle lanes and requests
by local transit agencies (location of bus pullouts, etc.) should also be
incorporated into the final design plan.

B. Year 2020

(Storage Problems on Northbound Approach to the Temperance Avenue/Alluvial
Avenue Intersection)-see Table 3.2-7 and Figure 3.2-11

6. Add a second left turn lane on the northbound Temperance Avenue
intersection approach.

7. Provide loop detection in each left turn lane that will activate the

northbound left turn green arrow when vehicle queues are approaching
available storage limits.
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Resultant operation:

16.1 seconds
27.0 seconds

AM Peak Hour LOS C Average Vehicle Delay
PM Peak Hour LOS D Average Vehicle Delay

Level of Significance Following Mitigation

With implementation of the proposed mitigation measures, impacts to traffic

and circulation will be reduced to a less than significant level.

C.

Additional Recommendations

The City of Clovis should require that a travel demand management (TDM)
program be established at the research and technology park to promote car and
van pooling as well as telecommuting and flex time work hours for employees.
In addition, it is recommended that land uses (such as a health club) be
incorporated into the overall project in order to provide attractions for project
employees that will divert their commute travel to times other than the normal
commute periods.

Consideration should be given to restriping the southbound Temperance Avenue
approach to the SR 168 westbound on-ramp to provide a shared through/right
turn lane in addition to an exclusive right turn lane. Since PM peak volumes
turning to the on-ramp are as high or higher than southbound through traffic,
this restriping would provide a more balanced flow of traffic on the southbound
intersection approach.

Post Project 2020 Intersection Operation After Incorporation of Improvements
to Mitigate "Without Project” Unacceptable Operation

Temperance Avenue/SR 168 Eastbound Ramps (see Table 3.2-7 and Figure
3.2-11).

This intersection is projected to experience unacceptable LOS F PM peak hour

operation in the year 2020 with or without the project. Proposed improvement to
provide acceptable operation for “without project” conditions (construction of a third
off-ramp lane that would be striped as a right turn lane) would also provide acceptable
mitigation for “with project” conditions.

Resultant “with project” operation:
PM Peak Hour LOS C Average Vehicle Delay = 22.8 seconds
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3.3 AIR QUALITY

This report documents analysis of air quality impacts of the proposed Clovis
- Research and Technology Park project. The analysis has been performed by the air
quality consulting firm of Earth Matters at the Full Analysis Level as described in the
San Joaquin Valley Unified Air Pollution Control District’s (SJVUAPCD) Guide for
Assessing Air Quality Impacts. Emission and air quality impacts were assessed using
the California Air Resources Board (ARB) URBEMIS7G model. The section describes
existing air quality, construction-related impacts, direct and indirect emissions
associated with the project, the impacts of these emissions on both the local and
regional scale, and mitigation measures to reduce or eliminate any identified significant
impacts

The City of Clovis is located in Fresno County which makes up a portion of the
San Joaquin Valley Air Basin. The Air Basin is a federally recognized air quality
planning region. The borders of the basin are defined by mountain and foothill ranges
to the east and west. The northern border is consistent with the county line between
San Joaquin and Sacramento Counties. The southern border is less defined, but is
roughly bounded by the Tehachapi mountains and, to some extent, the Sierra Nevada
range.

Air Basin Characteristics

The climate of the project area is typical of inland valleys in California, with
hot dry summers and cool, mild winters. Daytime temperatures in the summer
often exceed 100 degrees, with lows in the 60s. In winter, daytime temperatures
are usually in the 50s, with lows around 35 degrees. Fog is common in the
winter, and may persist for days. Winds are predominately from the north in all
seasons, but more so in the summer and spring months. Winds in the fall and
winter are generally lighter and more variable in direction.

The pollution potential of the San Joaquin Valley is very high. Surrounding
elevated terrain in conjunction with temperature inversions frequently restrict
lateral and vertical dilution of pollutants. Abundant sunshine and warm
temperatures in the summer are ideal conditions for the formation of photochemical
oxidants and the Valley frequently suffers from photochemical poliution.
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Air Quality Standards and Pollutant Characteristics

Both the U.S. Environmental Protection Agency (EPA) and the ARB have

- established ambient air quality standards for common poliutants. These standards
establish the maximum contaminant levels that can be considered safe (i.e. avoid
specific adverse health effects associated with each pollutant).

Table 3.3-1 summarizes federal and state ambient air quality standards for
important pollutants. The federal and state ambient standards were developed
independently with differing purposes and methods, although both attempt to
avoid health-related effects. As a result, the federal and state standards differ in
some cases. In general, California standards are more stringent than the federal
standards. This is particularly true for ozone and PM-10.

Health Effects of Pollutants

The primary air quality problems in Fresno County are due to ozone and
suspended particulates (PM-10 & PM-2.5). Carbon monoxide has also been a
problem in the past within the Fresno-Clovis Metropolitan Area. Following is a
discussion on the health effects of these pollutants.

Ozone. Ozone is produced by a series of chemical reactions involving the
precursor pollutants nitrogen oxides (NOx)} and reactive organic gases (ROG) in the
presence of sunlight. NOx are created during the combustion of fuels, while ROGs
are emitted during the combustion and evaporation of organic solvents. Since
ozone is a result of photochemical reactions, and not directly emitted into the
atmosphere, it is considered a secondary pollutant. In the San Joaquin Valley Air
Basin, ozone is a seasonal problem, generally occurring from April through October.

Ozone is considered a respiratory irritant. Exposure to ozone damages lung tissue,
and aggravates the incidence of asthma, bronchitis, and other respiratory and
cardiovascular diseases. A healthy person exposed to high concentrations of
ozone may experience nausea, dizziness, headaches, coughs, or a burning
sensation in the chest. Ozone also damages vegetation and infrastructure.
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Table 3.3-1. Federal and State Ambient Air Quality Standards

Federal Primary

- Pollutant Averaging Time Standard State Standard
Ozone 1-hour 0.12 ppm 0.09 ppm
8-hour 0.08 ppm -
Carbon Monoxide 8-hour 9.00 ppm 9.00 ppm
1-hour 35.0 ppm 20.0 ppm
Nitrogen Dioxide Annual 0.053 ppm ---
1-hour 0.25 ppm
Sulfur Dioxide Annual 0.03 ppm -
24-hour 0.14 ppm 0.04 ppm
1-hour - 0.25 ppm
Particulate Matter-10  Annual 50 ug/m3 30 ug/m3
(arithmetic (geometric
mean) mean)
24-hour 150 ug/m3 50 ug/m3
Particulate Matter-2.5 Annual 15 ug/m3 -—--
24-hour 65 ug/m3 --
Lead 30-day average --- 1.5 ug/m3
3-month average 1.5 ug/m3 ---

Source: Ambient Air Quality Standards, California ARB, http.//www.arb.ca.qov, page updated 1/25/99

ppm: parts per million
ug/m3: micrograms per cubic meter
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Suspended Particulate Matter (PM). Suspended particulate matter consists of solid
and liquid particles small enough to remain suspended in the atmosphere indefinitely. The
major components of PM are dust particles, nitrates, and sulfates. PM is directly emitted into
- the atmosphere as a by-product of combustion, wind erosion of soil and vehicle travel along
unpaved roads. Small particles can also be created in the atmosphere through chemical
reactions.

Particles greater than 10 microns in diameter (PM-10) may cause irritation to the
nose, throat, and bronchial tubes. Natural mechanisms remove many of these particles.
Smaller particles (PM-2.5) are able to pass through the body’s natural defenses and the -
mucous membrane of the upper respiratory tract and enter into the lungs. These particles
can damage the lungs and may also carry carcinogens or other toxic compounds.

Carbon Monoxide (CO). Carbon monoxide is a colorless, odorless, poisonous gas.
It is considered a local pollutant since it disperses rapidly into the atmosphere. High
concentrations are generally found very near the source. A major source of carbon
monoxide emissions is road or highway congestion. Elevated concentrations of CO are
therefore usually measured near areas of high traffic volumes.

Carbon monoxide’s health effects are related to its high affinity for hemoglobin in the
blood. At high concentrations, CO reduces the amount of oxygen in the blood. Health
effects may include reduced lung capacity and impaired mental abilities.

CO concentrations are seasonal, with the highest concentrations occurring in the
winter. This is partly due to the fact that automobiles create more CO in colder weather,
and partly due to the stable atmospheric conditions which exist on cold winter evenings when
winds are calm. Concentrations typically are highest during stagnant air periods between
November and January.

Regional Air Quality planning

Both the federal and state governments have enacted laws mandating (a) the
identification of areas not meeting the ambient air quality standards, and (b) development of
regional air quality plans to eventually attain the standards. Based on the federal standards,
Fresno County is a serious non-attainment area for Ozone and PM-10. The Fresno-Clovis
Metropolitan Area is now considered a maintenance area for carbon monoxide. Previously,
Fresno was in non-attainment for CO. In July of 1996, the ARB submitted a request for
redesignation to the EPA, which was approved March 5, 1998.

3.3-4
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Under the California Clean Air Act, Fresno County is considered “non-attainment”
for ozone and PM-10. The California Legislature, when it passed the California Clean Air
Act in 1988, recognized the relative intractability of the PM-10 problem and excluded it from
- the basic planning requirements of the Act. The Act did require the California Air
Resources Board to prepare a report to the Legislature regarding the prospect of achieving
the state ambient air quality standard for PM-10. This report recommended a menu of
actions, but did not recommend imposing a planning process similar to that for ozone or
other pollutants for achievement of the standards within a certain time period.

Existing Air Quality

The STVUAPCD and ARB maintain several air quality monitoring sites in Fresno
County. Table 3.3-2 provides data from Fresno County monitoring sites which indicates the
relationship of measured pollutant levels to the appropriate state and federal standards. As
indicated in the table, the major air quality problems in the project vicinity are ozone and
PM-10, with many violations recorded each year. Carbon monoxide, which is a more local
pollutant, has in past years been a problem in downtown Fresno, but is no longer a
significant issue. Other pollutants generally meet state and federal ambient standards.
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Table 3.2-2 Air Quality Data for Fresno County Monitoring Sites, 1995-1997

Pollutant  Standard Site Days above standard during:
1995 1996 1997

Ozone State 1-hour Clovis 57 70 79
Sierra Sky Park 40 45 19
Fresno-E. Drummond 20 45 19
Fresno-First St. 65 59 30
Parlier 42 82 68

Ozone Federal 1-hour Clovis 7 16 9
Sierra Sky Park 3 5 1
Fresno-E. Drummond 0 8 1
Fresno-First St. 14 15 1
Parlier

Carbon Federal/State Clovis 0 0 0

Monoxide 8-hour Sierra Sky Park 0 0 0
Fresno-E. Drummond 0 0 0
Fresno-First St. 0 0 0
Parlier - - -

PM-10 State 24-hour Clovis 19 12 10
Fresno E. Drummond 23 15 18
Fresno - First St. 26 11 12

PM-10 Federal 24-hour Clovis 0 0 0
Fresno E. Drummond 0 0 0
Fresno - First St. 0 0 0

Source: CARB, Air Quality Data and Summaries, hitp://www.arb.ca.goviadam, March 30, 1999,

IMPACTS

Air quality impacts associated with the proposed project would result primarily from
temporary construction impacts and from changes in auto emissions. Carbon monoxide is
the pollutant of greatest concern on the local scale, while ozone precursors are the greatest
concern on the regional scale.
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Significance Criteria

The CEQA Guidelines, Appendix G, state that a project will normally have significant
adverse impacts on air quality if it will:

(@) Violate an ambient air quality standard, contribute substantially to an existing
or projected air quality violation, or expose sensitive receptors to substantial
pollutant concentrations.

(b) Result in substantial emissions or deterioration of ambient air quality. This
criterion is further defined by the San Joaquin Valley Unified Air Pollution
Control District as an emission of ROG or NOx in excess of 10 tons per year,
or 55 pounds per day.'

(©) Create objectionable odors.

d) Alter air movement, moisture, or temperature, or result in any change in
climate, either locally or regionally.

The following impacts were modeled to evaluate the potential for the project to
exceed any of the air quality significance levels:

Area source impacts (such as fuel combustion for heating or landscape maintenance,
or use of consumer products)

Emissions from mobile sources (due to increased vehicular traffic at and around the
completed facility)

Air quality impacts from mobile sources
These are discussed below.
Short-term Construction Impacts

Construction activities associated with project-facilitated development could generate
exhaust emissions and fugitive particulate matter emissions that would affect local and

regional air quality. The URBEMIS7G model was applied to evaluate construction impacts.
Relevant assumptions included:

! Joan Merchen, Environmental Planner, SIVUAPCD, Feb. 17, 1999. Reference from the Sierra Visa
Regional Shopping Center Expansion Project EIR, April, 1998.
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1. no demolition was included (land is vacant)

2. maximum daily acreage graded is two acres

3. annual days of earth moving is 50

4, 60 acres are to be paved

5. paving would occur on 30 days out of a 10 year construction phase

6. estimates of construction equipment types were available; therefore URBEMIS
default use factors for the land use type and size were utilized.

7. emissions from architectural coating are calculated
Using these assumptions, short-term construction emissions for the project are
significant for NOx and close to significance levels for ROG. Daily emissions of NOx are

556 pounds per day and daily emissions of ROG are 54 pounds per day.

No mitigation is available which would reduce this impact to a less than significant
level.

The SJVUAPCD regulates construction dust emissions through its Regulation VIII.
The provisions of Regulation VII pertaining to construction activities require:

Effective dust suppression for land clearing, grubbing, scraping, excavation, land
leveling, grading, cut-and-fill and demolition activities.

Effective stabilization of all disturbed areas of a construction site, including storage
piles, not used for seven days or more.

Control of fugitive dust from on-site unpaved roads and off-site unpaved access roads.

Removal of accumulations of mud or dirt at the end of the work day or once every 24
hours from public paved roads, shoulders and access ways adjacent to the site.

Area Source Impacts

Area sources contribute emissions of 1.25 pounds per day of ROG and 16.3 pounds
per day of NOx. By themselves, area sources do not cause the project to exceed significance
levels.
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Mobile Source Impacts

The project-related traffic increases would generate new regional emissions exceeding
the SIVUAPCD’s thresholds of significance for ozone precursors. This would represent a
- potentially significant impact (see item (b) under “Significance Criteria”).

Anticipated vehicle trips generated by the project would likely result in air poliutant
emissions that would have the potential to affect the entire San Joaquin Valley air basin.
Regional emissions associated with project vehicle use have been calculated using the
URBEMIS7G computer program.

Table 3.3-3 identifies the incremental daily emission increases in reactive organic
gases and oxides nitrogen (two precursors of ozone) and PM-10 associated with project
vehicle trips.

Table 3.3-3 Daily Emission Increases Associated with the Proposed Project in 2020

Pollutant Emissions (Ibs. per day)
ROG 69

NOx 107

PM 204

CO 898

While these emission increases are significant it should be noted that the emissions
associated with the development currently listed in the General Plan (a combination of high
and low-density residential development) would also have impacts exceeding significance
levels, although not by as much as the proposed development.

Mitigation

1. Individual projects shall comply with policies of the Clovis General Plan Air Quality
Element.

2. As appropriate, individual projects shall provide the following:

o an area for public transit bus turnouts, including direct pedestrian access from
public transit to the sidewalk;

° bicycle racks and bicycle storage;
° linkages to bike lanes and the Enterprise Canal trail;
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° priority parking for rideshare employees;
o on-site automatic teller machines at convenient locations; and
° promote the use of alternative hours/work weeks for employees.
3. Provide a mixture of uses, as feasible in commercial development that includes

service oriented facilities. Ideally, such uses as restaurants, banks, a post office, and
a child care facility should be considered to reduce vehicle trips.

4, Provide energy efficient outdoor lighting and implement energy conservation
measures.

Level of Significance Following Mitigation
With implementation of the recommended mitigation measures, long-term mobile

emissions will continue to contribute to adverse air quality in a non-attainment area. This is
an unavoidable significant impact.
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3.4 VISUAL RESOURCES

The grassy flat terrain of the project area has a grid street system of two lane
roads with no sidewalks. Most of the area is in irrigated pasture but orchards are also
present. Farm animals are in evidence throughout the area, including stables for horse
training. The few scattered single family homes are one-story ranch design and are
set back from the road 50 to 100 feet, with landscaping in front. The Enterprise
Canal meanders along the eastern boundary of the project area. The canal is a
permanently flowing concrete lined canal providing water from the Kings River to
lands throughout the Fresno Irrigation District.

The flatness of the land permits frequent views of the Sierra Nevada Foothills
to the east and of open sky. The straight rural roads focus land range vistas as well.
Approaching this area from the south, the traveller’s view extends into the foothills
beyond.

Scenic quality can best be described as the overall impression that an individual
retains after driving through, walking through, or flying over an area. Viewer
response is a combination of viewer exposure and viewer sensitivity. Judgments of
visual quality must be based on a regional frame of reference. The same landform or
visual resource appearing in different geographic areas couid have a different visual
resource quality and sensitivity in each setting. For example, a small hill may be a
significant visual element on a flat landscape but have very little significance in
mountainous terrain.

IMPACTS
Significance Criteria

The State CEQA Guidelines (Appendix G) state that a project normally has a
significant impact on the environment if it will:

(a) Have a substantial, demonstrable negative aesthetic effect.
Impact Analysis

The predominantly rural residential and agricultural visual character of the
project area over time will be radically changed if the proposed project is implemented.
Existing roadways will be widened and improved with sidewalks and landscaping.

Irrigated pasture and orchards will be replaced with modern office buildings,
commercial development, and urban open space.

3.4-1
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The landscape would be altered even with development of the area in
conformance with existing plans. In addition to single family neighborhoods which
could be constructed under the current general plan, the alignment and profile of SR
~ 168 will cause significant changes in the appearance as well as the pace of activity

in the highway corridor, including the project site. Where it is above grade, it will be
highly visible and will appear as a gateway to the project area.

Compared to single family housing, the R&T Park would bring about an
extensive urban change to the area, replacing the rural landscape with a business park
and the potential for multistory construction. Larger, taller buildings anticipated in the
R&T Park will result in highly visible urban development that will form an urban skyline
for nearby residents and travellers. Most directly impacted are residents of the
existing single family subdivision located at the northwest corner of the R&T Park,
especially those along the common property boundary. The potential for taller
buildings adjacent to single family back yards could alter views for those residences
and decrease back yard privacy. The proposal to develop a linear park along this
common boundary will reduce most of these visual concerns to an insignificant level.

Proposed improvements to the Enterprise Canal will result in localized landscape
improvements on the edge of the waterway which will improve adjacent property
values and neighborhood quality. It is also anticipated to create a quality community-
wide open space system which is associated with the project area but eventually is
regarded as a feature of Clovis at large.

Most directly impacted are residents of the existing single family subdivision
located at the northwest corner of the R&T Park, especially those along the common
property boundary. The potential for taller buildings adjacent to single family back
yards could alter views for those residences and decrease back yard privacy. The
proposal to develop a linear park along this common boundary will reduce most of
these visual concerns to an insignificant level.

Mitigation

The following general guidelines are recommended for the R&T Park to be
refined within subsequent development guidelines and the conditions of approval of
future entitlements. Precise requirements will be imposed during zoning and/or site
plan review stages with approval of a specific development plan.

1. Building Setbacks. A minimum distance of approximately 200 feet
should be maintained between R&T structures and existing residences.
This distance can be decreased if it can be demonstrated there will be no
adverse visual or acoustic impacts on neighborhood residences.




Clovis Research and Technology Park Visual Resources
Draft EIR

2. Building Heights. It is anticipated that most R&T uses will occupy either
one-story spaces with interior heights of 18 feet or more, or one or two-
story offices with interior heights of 10 to 12 feet per floor. Permissible
building heights should therefore be limited to approximately 35 feet.
Greater heights could be conditionally permitted with findings that the
increased heights will not adversely affect nearby residences or other
R&T Park tenants. For example, greater latitude can be provided sites
east of Temperance Avenue that are more distant from existing
residences. In such areas, tenants with more extensive office space
needs could be allowed to consolidate such operations in 3-5 story
buildings. Heights of up to 65 feet could be permitted for hotels to
provide view rooms and identity from SR 168.

3. Service and Outdoor Storage Areas. Exterior areas will be required for
truck service operations, outdoor storage, and mechanical equipment.
These outdoor operations should be well concealed from view of the
public and adjoining land uses. Outdoor areas for truck operations
should be located to avoid adverse noise, visual, and illumination impacts
on nearby residences. Concealment and screening shouid be
accomplished by use of any of the following:

o buildings enveloping the outdoor service areas thereby providing
for concealment of such areas;

° perimeter 6-10 feet high walls architecturally coordinated with the
primary buildings and site landscaping; or

o screening by use of dense vegetative hedges, usually combined
with walls or fences.

4. As needed, additional measures limiting the time of operations will be
required as conditions of approval for individual projects incorporated in
covenants and restrictions. (For example, trucking operations could be
limited to the hours of 7 am to 9 pm in those portions of the site where
neighboring residences would potentially subjected to undesirable noise
levels during the more sensitive evening and early morning hours.)
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5. Parking. Parking areas shall be well landscaped with trees provided along
the perimeter and interior of multi-aisle parking areas such that the trees
form an overhead canopy providing sun and rain protection for the
majority of the parking spaces. Parking areas adjoining public rights-of-
way should be set back a minimum of 15 feet from the right-of-way and
the setback areas landscaped to partially screen the parked vehicles.
The landscaping should be coordinated with street landscaping to
achieve an attractive, unified landscape appearance.

6. Signage. Consistent with the City’s existing sign regulations, an
integrated signage program shall be prepared for each development
parcel. The signage program shall be provide for the following signage
easily identifying: (1) the facilities and major public entrances from major
roadways; (2) identification of individual building names or numbers upon
arrival within the site; (3) directory signs identifying the location of major
tenants or facilities, and (4) directional signage for parking and vehicular
and pedestrian circulation. Signs shall be designed to be easily legible
and well-coordinated with the landscape and building design of R&T
facilities.

Level of Significance Following Mitigation
With implementation of the setback, buffering, building height, screening,

parking and signage proposals of the R&T Park plan, potential visual impacts will be
reduced to a less than significant level.
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3.5 PUBLIC SERVICES
Significance Criteria

Appendix G of the CEQA Guidelines contains the following criteria for
determining significant impacts on public services:

(a) breach published national, state, or local standards relating to solid
waste or litter control

(b) Substantially degrade or deplete groundwater resources
(c) Extend a sewer line with capacity to serve new development
A. FIRE PROTECTION

Fire protection within the project area is provided by the Clovis Fire Department.
The Clovis Fire Department also has a mutual aid agreement with the Fresno County
Fire Protection District and also with the Fresno Fire Department. The Clovis Fire
Department’s goal is to maintain a five minute response time to all emergencies 90%
of the time.

The Clovis Fire Department has the responsibility for emergency preparedness
and disaster planning. In addition, the department trains and responds jointly with the
City of Fresno hazardous materials team for hazardous materials spills.

A Fire Protection Master Plan was prepared by the Clovis Fire Department in
1988 and identified the need for three additional stations within the City’s Sphere of
Influence. One has been constructed and the other two remain in the planning stage.
A station planned near the Armstrong Avenue and Nees Avenue intersection (Station
# 35) would most directly serve the project area and is expected to be constructed
within the next 4-5 years.

Impacts

Implementation of the R&T Park could adversely impact the Clovis Fire
Department’s ability to provide adequate fire service. The business park would result
in an increased demand for services including additional personnel, equipment
(including equipment for fire suppression in multi-story buildings), and facilities.
According to Fire Chief Jim Schneider, a 105 foot aerial ladder will soon be put into
service, most likely at Station #31 at Bullard Avenue and Fowler Avenue. This
equipment will adequately serve taller buildings in the R&T Park.
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Implementation of General Plan policies and actions help alleviate adverse
impacts associated with both increased demand on existing fire service providers and
increased population at risk for fire hazards. Specifically, Goal 3, Policy 3.1 and 1.5
. and related actions from the Public Safety Element help reduce impacts.

Mitigation

1. The City of Clovis will work with the Clovis Fire Department to ensure future
projects meet necessary fire safety and structure standards.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measure, potential impacts
to fire protection services will be reduced to a less than significant level.

B. POLICE SERVICE

Police services are provided by the Clovis Police Department from the Civic
Center. The department has established a level of service standard of 1.46 sworn
officers per 1,000 population. Response times within the City boundaries for Priority
1 calls is less than five minutes.

Iimpacts

Continued development as anticipated in the project area could adversely
impact the Clovis Police Department to provide police service as noted. The
department has experienced a continuous growth in service population over the past
30 years and expects growth trends to continue. The department would be prepared
to handle continued growth in the project area as long as impacts are mitigated.

When compared to residential development, business parks result in fewer calls
per acre. The nature of calls also changes from primarily domestic disturbances to
crimes against property such as burglary.

The General Plan contains several policies and actions which encourage the
development of adequate police facilities as areas develop. Specifically, Goal 3, Policy
3.3 and related Actions help mitigate impacts police services.

Mitigation

1. The City will require new developments to ensure that adequate police service
facilities and personnel are maintained to provide service at sufficient levels.
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2. The City will encourage the design of public and private spaces to minimize
opportunities for criminal activity in all future projects.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential
impacts to police protection services will be reduced to a less than significant level.

C. WATER

The City depends totally on groundwater as the supply source for domestic
water. The groundwater is tapped by numerous wells located throughout the City and
is then pumped, on demand, to supply the City’s water consumption needs.

Presently, withdrawal of groundwater within the Fresno/Clovis metropolitan
area exceeds the amount replenished to the groundwater by recharge. This overdraft
amounts to approximately 5,000 to 10,000 acre feet of water per year.

Water supply wells of the City discharge water into a water distribution main
grid which is based on a minimum of 12" water mains spaced at half mile intervals.
These mains transmit water throughout the community and supply the City’s existing
water storage facilities.

The project area is partially served by a water distribution system. A 12" main
is located in Herndon Avenue which connects to a 14" main in Armstrong Avenue.
This main is downsized to a 12" main which serves the existing subdivision located
on Armstrong Avenue just northwest of the project area.

Water quality has generally been excellent although wells west of the site have
had DBCP and EDB concentrations discovered in the groundwater. Contaminated
wells have either been shut down or have had well head treatment facilities
constructed. Anticipated future water quality regulations established by the state and
federal government may require some form of well head treatment at all public water
wells owned and operated by the City.

Impacts

Previous studies conducted by the City of Clovis have determined that the
conversion of agricultural land to residential use can result in a decrease in land area
water consumption requirements. As urbanization occurs on the project site, total
water use is expected to slightly decline compared to agriculture, although domestic
water will come from the underground rather than from surface supplies from the
Fresno Irrigation District.
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The Clovis Water Master Plan Update provides estimates of water use as shown
below.

Land Use Acres Ac. Ft./ac/yr Total Ac. Ft/yr

Current Plan

Low Density 138 2.1 290
High Density 35.9 5.1 183
Park 2.8 2.8 18
491 ac. ft.
Proposed GPA99-5
Office/comm. 168.2 1.8 302
Park 12.0 2.8 34
336 ac. ft.

At full buildout of current planned land uses, the project area would be
expected to use approximately 491 acre feet of water annually for domestic purposes.
Commercial and business park uses generally use less water than comparable acres
of single family residential due to reduced requirements for domestic and landscaping
uses. At use rates estimated by the Clovis Water Master Plan Update, the 180.2 acre
R&T Park would require approximately 336 acre feet of water annually, a rate less
than planned land uses.

In that an overall water balance was projected in the 1993 General Plan EIR for
long term land uses in the community, the project will have no significant impacts on
water supply. Overall water quality will be maintained by drilling new wells in areas
known to avoid poor groundwater quality, by the use of treated surface water, by well
head treatment, or a combination of the above.

The City’s 1991 Water System Master Plan provides for a grid distribution of
minimum 12" water lines throughout the service area. In addition to the main grid,

internal distribution pipes than 12" will be installed by builders as the area develops.
As the system expands, the City will add wells to supply new growth areas. Timing
of the installation of upgraded pipelines would depend on the need to strengthen the
grids to serve particular growth areas. According to preliminary Planning Department
estimates, the expected water system improvements within the R&T Park will include
12" mains installed in Temperance Avenue and Alluvial Avenue by the City with
smaller internal mains installed by future developers.
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Mitigation

No additional mitigation measures are required.

- D. SEWER

The City of Clovis has a total average wastewater conveyance of 16 million
gallons per day, divided among four trunk sewers. These are the Peach trunk sewer
(3.00 mgd); the Herndon trunk sewer (2.80 mgd); the Sierra trunk sewer (0.50 mgd);
and the Fowler trunk sewer (9.57 mgd). The project site is located within the Fowler
trunk sewer service area. The regional treatment plant operated by the City of Fresno
has recently expanded its treatment capacity to 80 million gallons per day, sufficient
to handle population growth to the year 2010. Clovis has agreed to purchase 3.0
million gallons of this capacity which should satisfy the City’s growth needs for the
next 10 years.

According to the City's Wastewater Master Plan Update, Phase |, all land within

the City of Clovis and the present Sphere of Influence area, with one area of
exception, has wastewater collection and conveyance service either available or
planned. The area of exception is the Nees service area, located north and west of
the project site.

Current sewer collection lines in the project area are limited to a 24" line in
Armstrong Avenue serving the residential subdivision just northwest of the project
site, a 24" line in Alluvial extending 1/4 mile east of Armstrong, and a 24" line
extending from that point south between Alluvial and Toll House.

Impacts

The Wastewater Master Plan Upd Phase | provides estimates of wastewater
generation as shown below.

Land Use Acres Mad/Ac/d. Total Mad

Current Plan

Low Density 138 .00073 .10074

High Density 35.9 .00376 .134984

Park 2.8 .000 .000
.22024 mgd
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Proposed GPA99-5

Office 156.2 00120 .18744

Commercial 20.0 .00140 .02800

Park 12.0 .0000 .000
.21544 mgd

At full buildout at planned land use, the project area would generate
approximately 220,240 gallons of wastewater per day. Commercial and business
park uses usually generate less wastewater than comparable acres of single family
residential due to reduced domestic requirements. From the above analysis, the
180.2 acre R&T Park would generate approximately 215,440 gallons of wastewater
daily, a rate slightly less than planned land uses. in that the treatment and collection
system can accommodate planned use, the proposed project would not have
significant impacts of sewer service.

The Wastewater M r Plan Ph | proposes a planned system of
wastewater collection facilities to serve growth within the City’s planned Sphere of
Influence expansion. According to preliminary Planning Department estimates, a 20"
line would be installed in Alluvial Avenue connecting to an 8" line in Temperance
Avenue. This line would eventually be connected to a 10" line in Nees Avenue.
These primary collection facilities would be constructed by the City with smaller
collection lines constructed by individual builders as development occurs within the
project area.

Mitigation
No additional mitigation measures are required.
E. SOLID WASTE

The City of Clovis Department of Public Works, Solid Waste Division, provides
solid waste disposal services. The Clovis landfill is owned and operated by the City
of Clovis. Approximately 35,000 tons of solid waste are disposed of at the landfill
annually. An additional 40,000 tons generated in the City are disposed of at other
landfills. Currently, adequate disposal site capacity exists for the City and its Sphere
of Influence.

In order to meet the requirements of reduced solid waste disposal at landfills,
the City has instituted single family, multifamily and commercial/industrial recycling
programs. Hazardous, toxic, and biological waste is collected by various haulers and
taken to disposal sites outside the local area.
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Impacts

According to the Solid Waste Generation Study for Fresno Counties and Cities,

residential uses generate 2.26 tons of solid waste per acre per year. Existing planned
land uses include 173.9 acres of residential use. These uses would therefore generate
approximately 393 tons of solid waste per year. The 180.2 acre R&T Park would
generate an estimated 294 tons per year (using the commercial generation rate of
1.63 tons/acre/year from the Solid Waste Generation Study for Fresno Counties and
Cities). The proposed project would therefore generate less solid waste than planned
land uses, reducing potential impacts to an insignificant level.

R&T Parks can generate hazardous and/or toxic solid waste. All uses would be
required to file a business plan with the Fresno County Environmental Health Division
for disposal of such waste.

Schools

Mitigation
No additional mitigation measures are required.
F. SCHOOLS

The project area is served by the Clovis Unified School District.

Iimpacts

The proposed business park will have less of an impact on the District than the
existing residential designation in terms of student generation. However, new
commercial and industrial development does affect the District by generating
employees. The children of employees living in the District will need to be housed in
District schools.

The Clovis Unified School District currently levies a development fee of $0.31
per square foot for commercial and industrial development. Any new development on
the subject property will be subject to the development fee in place at the time fee
certificates are obtained.

Mitigation

No additional mitigation measures are required.
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G. DRAINAGE

Drainage and flood control services are provided to the site by the Fresno
Metropolitan Flood Control District. The District’s Storm Drainage Master Plan for this
- area is shown in Figure 3.5-1.

Impacts

The drainage facilities for the portion of the proposed business park lying within
Drainage Area "7H" (east of Temperance Avenue and south of the Enterprise Canal)
were designed to serve High Density Residential and Open Space park uses,
consistent with the 1993 Clovis General Plan. The storm drain has been installed
downstream of this site and will need to be studied to determine whether or not
capacity is available to accommodate the increased runoff from the proposed land
use.

The portion of the business park which lies west of Temperance Avenue and
north and south of Alluvial Avenue is located within Drainage Area "7D". The
drainage system planned to serve this areas is designed for Medium Density
Residential land uses, consistent with the 1993 Clovis General Plan. A portion of the
storm drain system to serve this area has been constructed downstream and does not
have capacity to serve this proposed land use.

The portion of the R&T Park which lies north of the Enterprise Canal and west
of Temperance Avenue is within Drainage Area "BX". The District’s system in
Drainage Area "BX" has not been constructed and can be modified to accommodate
the proposed use.

If the proposed land uses are adopted, it would be necessary to mitigate the
impact of the land use changes on the Drainage Area "7D" system and possibly the
Drainage Area "7H" system. These mitigation measures could be implemented either
on an area wide basis for the entire business park or on each individual development
as it is developed. The cost of mitigation of the drainage impacts would not be
considered Master Plan costs and therefore would not be eligible for drainage fee
credit or reimbursement by the District.

Mitigation
1. Construction of on-site detention ponds to reduce the peak flows from the

development to that anticipated in the design of the existing Master Plan storm
drainage facilities.
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2. Implementation of landscaping and open space areas of sufficient size to make
the runoff characteristics of the site equivalent to those anticipated by the
design of the existing Master Plan storm drainage facilities.

3. Construction of non-Master Plan facilities to increase the system capacity of
the District’s system.

4. The District shall review and approve any improvement plans and method of
providing the proposed mitigation.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential
drainage impacts will be reduced to a less than significant level.

3.5-10
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4.0 ENVIRONMENTAL INFORMATION
4.1 PROJECT ALTERNATIVES

In accordance with Section 15126 of the CEQA Guidelines, the EIR must
analyze a range of reasonable alternatives to the proposed project that could feasibly
attain the objectives of the project. The CEQA Guidelines provide the following
direction for analysis of the alternatives.

o Describe a range of reasonable alternatives to the project, or to the
location of the project.

o Evaluate the comparative merits of the alternatives.

° If there is a specific proposed project, as in the case of the R&T Park,
explain why other alternatives were rejected in favor of the proposal.

° Focus on alternatives capable of eliminating significant adverse
environmental effects or reducing them to a level of insignificance, even
if these alternatives would impede to some degree the attainment of the
project objectives, or would be more costly.

° If an alternative would cause one or more significant effects in addition
to those that would be caused by the project as proposed, the significant
effects of the alternative shall be discussed, but in less detail than the
significant effects of the project as proposed.

The proposed R&T Park project described in Chapter 2 of this EIR is considered
the "project” and has been analyzed in detail in previous chapters. Two alternatives
to the project are described to meet CEQA requirements and to provide a basis for
further understanding of project environmental affects. The two alternatives to the
proposed project include No Project (required by CEQA), and a R&T Park with reduced
development.

A. No Project

Under the No Project alternative, the project site would remain in its existing
condition with designations for high density and low density residential uses. As
discussed in the Land Use section, up to 945 residential uses could be constructed
with associated park and open space uses.
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It is likely that development would occur at somewhat faster rate with the No
Project alternative as the demand for residential development continues strong within
the Clovis community while the market for research and technology uses is less

- certain.

Land Use. With the No Project alternative, policies of the Clovis General Plan
and Herndon-Shepherd Specific Plan as currently adopted would guide site
development. Land use conflicts would not be appreciably greater as the buffering
effects of SR 168, the Enterprise Canal and major streets would remain in effect.
Agricultural soils would be impacted as with the proposed project. As with the
proposed project, lands subject to Williamson Act contracts could not develop unless
the contract is allowed to terminate under non-renewal provisions or the contract is
canceled by the Clovis City Council.

Traffic and Circulation. Impacts to traffic and circulation would be less with the
No Project alternative. AM peak hour traffic for the proposed project is estimated at
1,675 trips while the No Project alternative would generate an estimated 945 AM
peak trips. PM peak hour trips would be slightly higher for the No Project alternative.

Air Quality. Both the proposed project and No Project alternative will generate
dust during construction, requiring regulation by the SUVUAPCD. Both projects as
well will exceed threshold limits established by the air district for ROG, NOx, and CO
leading to unavoidable long-term air quality impacts.

Urban Services. As discussed in the EIR, the No Project alternative (residential)
is likely to use more water for domestic purposes and generate more wastewater and
solid waste than the proposed project. Drainage impact are greater with the proposed
project due to the fact that systems in place were designed and constructed for
residential purposes.

While fire protection impacts will be greater with the proposed project due to
the need for specialized equipment for multistory buildings, impacts to police services
and schools will be greater with the No Project alternative.

Visual Resources. Compared to the No Project alternative, the proposed project
will not result in more adverse visual impacts given the mitigation measures to protect
adjacent property owners.

Increased Impacts as a Result of the Alternative
Compared to the proposed project, the No Project alternative would increase

4-2
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impacts in the following areas.

increased demand on water and wastewater systems
increased demand on police services
o increased demand for school services

Due to these factors, it is determined that the No Project Alternative is not
environmentally superior to the proposed project.

B. R&T Park with Reduced Development

A down-scaled alternative was developed for traffic analysis. The western
most 53.5 acres would remain low density residential with 187 units and 565
persons. The 180.2 acre project area would then be developed as shown on the
foliowing table.

Table 4.1-1
R&T Park - Alternative Land Use

Land Use Acres Density/Acre or FAR' | Units/Square Feet | Residents/
Employees
Phase I
Hotel and 20.0 .40 FAR 348,500 sq. ft. 730 employees®
Retail Center
Research & 76.9 .35 FAR 1,172,420 sq. ft 1,820 employees®
Technology
Sub-total 96.9 acres 1,520,920 sq. ft. 2,550 employees
Phase 11
Single Family | 53.5 acres | 3.5 du/ac 187 units
Residential
Research & 29.8 acres | .35 FAR 454,330 sq. ft. 705 employees
Technology
Total 180.2 1,975,250 sq. ft. 3,255 employees
acres 187 units
_____————-—_———

! FARs from "Research and Technology Business Park Feasibility Study,"” Thomas Cooke Associates
2 Council of Fresno County Governments factor of 36.38 employees per acre for community commercial

4-3
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? Council of Fresno County Governments factor of 23.66 employees per acre for business park

Land Use. With the Reduced Development alternative, land use conflicts would
- not be appreciably greater as the buffering effects of SR 168, the Enterprise Canal
and major streets would remain in effect. Agricultural soils would be impacted as
with the proposed project. As with the proposed project, lands subject to Williamson
Act contracts could not develop unless the contract is allowed to terminate under non-
renewal provisions or the contract is canceled by the Clovis City Council.

Traffic and Circulation. Impacts to traffic and circulation for the Reduced
Development alternative were analyzed by Crane Transportation Group. The Reduced
Development alternative would substitute 187 single family residential units for
research and technology park uses on either side of Alluvial Avenue in the vicinity of
Armstrong Avenue. Commercial center and hotel uses would stay the same as in the
proposed project. Table 4.1-2 shows that the project alternative would be expected
to generate 26,100 daily two-way gross trips (6% less than the project), with 1,240
inbound and 485 outbound trips during the AM peak traffic hour (19% less than the
project on a two-way flow basis) and 935 inbound and 1,805 outbound trips during
the PM peak traffic hour (11% less than the project on a two-way flow basis).

Reductions in gross trip generation by the commercial centers due to internal
trips and passby trip capture would be expected to be about the same as for the
proposed project. Year 2020 traffic model runs were conducted by the Council of
Fresno County Governments for the proposed project alternative development.
Resultant AM and PM peak hour total volumes including the project alternative are
presented in Figures 4.1-1 and 4.1-2, respectively.

Table 4.1-3 shows that the project alternative would not significantly impact
year 2020 AM or PM peak hour level of service at any analyzed intersection compared
to the “without project” condition. At the Temperance Avenue/SR 168 Eastbound
Ramps intersection where PM peak hour operation would be LOS F with the project
alternative, total traffic passing through the intersection would be about 3% lower
than with the “without project” development plan. Therefore, this would not be
considered a significant impact. A significant impact would occur, however, along
Temperance Avenue between the SR 168 Westbound Ramps and Alluvial Avenue
intersections due to the lack of storage for northbound left turns on the approach to
Alluvial Avenue. This would also be a significant impact for the proposed project.

Table 4.1-4 shows that the project alternative would not produce significant
impacts on any segment of the SR 168 freeway or expressway in the vicinity of the
Temperance Avenue interchange.
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Table 4.1-3

INTERSECTION LEVEL OF SERVICE (WITH THE PROJECT & PROJECT ALTERNATIVE)
YEAR 2020

N. Temperance Ave/ B-11.5®
Nees Ave

(signal)
N. Temperance Ave/ A-5.00 B-13.6 C-18.4  D-38.7 C-16.1 D-37.0
Alluvial Ave
(signal)

N. Temperance Ave/ A-3.40 B-7.0 A-4.7 B-9.5 A4.0 B-8.0
S.R.168 WB Ramps
(signal)

N. Temperance Ave/ C-24.8® F - C217 F C-20.3 F
S.R.168 EB Ramps
(signal)

N. Temperance Ave/ C-19.3® D-36.4 C-19.3 D-32.6 C-194 D-358
Herndon Ave

(signal)

N. Armstrong Ave/ B-9.3® B-11.9 B-9.8 B-14.0 B-9.5 B-12.4

Alluvial Ave
signal)

® Signalized Level of Service-Average Vehicle Delay in Seconds.

Source: Crane Transportation Group
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Table 4.1-4

S.R. 168 FREEWAY AND EXPRESSWAY LEVEL OF SERVICE
(WITH THE PROJECT AND PROJECT ALTERNATIVE)
YEAR 2020

HOUR |
West of N. C/E D/C D/E D/C D/E
Temperance || (53.4)° (53.1)® . (53.5)®
Ave.
(freeway)
East of N. B/A® B/C B/A B/C B/A B/C
Temperance
Ave.
(expressway)

®  Freeway Level of Service—Westbound/Eastbound

@ Expressway Level of Service-Westbound/Eastbound

® (53.4) = Speed of Prevailing Traffic with LOS E Operation.
Analysis Methodology: 1994 Highway Capacity Manual

Source: Crane Transportation Group
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On the one segment of freeway projected to be operating unacceptably at LOS
E for “without project” conditions (eastbound directions-PM peak hour-west of
Temperance Avenue), operation would remain LOS E with the project alternatives.
- However, the volume level would be slightly lower with the project alternative and the
speed of prevailing traffic would be slightly higher.

Concerns regarding access to project development along Alluvial Avenue,
Temperance Avenue, Nees Avenue and Armstrong Avenue would be the same as for
the proposed project (i.e. major access locations and potential signal/sign control
would need to be approved by the City Engineer during the planning process).

The same mitigation measures would be required for the Reduced Development
alternative as for the proposed project.

Air Quality. Air quality impacts would be similar for both projects as both
would exceed threshold limits established by the SUVUAPCD and result in significant
unavoidable air quality impacts.

Urban Services. The Reduced Density alternative is likely to use more water
for domestic purposes and generate more wastewater and solid waste than the
proposed project due to the residential component. Drainage impacts are greater with
the proposed project due to the fact that systems in place were designed and
constructed for residential purposes.

While fire protection impacts will be similar for both alternatives due to the need
for specialized equipment for multistory buildings, impacts to police services and
schools will be greater with the Reduced Development alternative given the residential
component.

Visual Resources. Compared to the Reduced Development alternative, the
proposed project will not result in more adverse visual impacts given the mitigation
measures to protect adjacent property owners.

Increased Impacts as a Result of the Alternative

Compared to the proposed project, the Reduced Development alternative would
increase impacts in the following areas.

o increased demand on water and wastewater systems
° increased demand on police services
o increased demand for school services
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Due to these factors, it is determined that the Reduced Development Alternative
is not environmentally superior to the proposed project.

- Conclusion

The hierarchy of alternatives from highest to lowest environmental ranking
would be as follows:

° Proposed Project Fewer Impacts
° Reduced Development
o No Project Greater Impacts

4.2 GROWTH INDUCING IMPACTS

Section 15126(g) of the CEQA Guidelines states that an EIR should discuss
"...the ways in which the proposed project could foster economic development or
population growth, or the construction of additional housing, either directly or
indirectly in the surrounding environment"”.

The growth inducing impacts of the R&T Park would be limited to direct
employment increases. According to analysis in this EIR, the project would provide
up to 4,520 jobs. It is possible that some employees who do not already live nearby
would seek housing in Clovis or in neighborhood communities. The potential increase
in demand for housing would not, however, be expected to cause a significant
housing impact, especially given the project’s projected 15 year buildout. In addition,
these employees could generate demand for additional retail and other services in the
project vicinity; this would also be considered a less than significant impact.

4.3 UNAVOIDABLE SIGNIFICANT ADVERSE EFFECTS

Section 15126 of the CEQA Guidelines states that "unavoidable significant
adverse impacts” are those significant impacts for which no mitigation has been
identified in the EIR that would reduce the impacts to a less than significant level.
The EIR has identified the following unavoidable significant adverse effects:

o Project related regional air emissions exceeding the San Joaquin Valley
Unified Air Pollution Control District’ thresholds of significance.
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o Conversion of prime agricultural soils to urban use. The City Council
adopted previous Findings of Fact and Overriding Considerations in this
regard with approval of the Clovis General Plan and Herndon-Shepherd
Specific Plan.

4.4 IRREVERSIBLE ENVIRONMENTAL CHANGES

Section 21100(b)(2)(B) of CEQA requires that an EIR identify any significant
irreversible environmental changes that would result from implementation of the
project. Section 15126 (f)} of the CEQA Guidelines suggests that irreversible
environmental changes may involve uses of non-renewable resources or irreversible
damage resulting from environmental accidents. The project would convert
agricultural soil with development. However, the City Council has previously
determined that the benefits of urban development at the project location outweigh
the possible adverse effects of such conversion.

4.5 CUMULATIVE IMPACTS

Section 15255 of the CEQA Guidelines defines "cumulative impacts” as "two
or more individual effects which, when considered together, are considerable or which
compound or increase other environmental impacts”. In the case of the proposed
project, cumulative impacts could result from the project impacts in combination with
other recently approved and pending development in the City of Clovis. The
cumulative effects of the project and surrounding development are discussed where
applicable in Chapter 2 - Traffic and Circulation, and Chapter 3 - Air Quality.
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5. SOURCES CONSULTED
City of Clovis

Michael R. Waiczis, AICP, Associate Planner, Planning and Development Services
Department

Alan Weaver, City Engineer, Public Works Department

John Wright, AICP, Director of Planning and Development Services, Planning and
Development Services Department

Michael Dozier, Director, Ciovis Community Development Agency

Jim Schneider, Fire Chief, Clovis Fire Department

Other

Mike Bitner, Senior Transportation Planner, Council of Fresno County Governments

Shari Ehlert, Caltrans District 6

Mark Birnbaum, Caltrans District 6

David Mitchell, Environmental Planner, San Joaquin Valley Unified Air Pollution Control
District

Documents

1993 Clovis General Plan

Herndon-Shepherd Specific Plan

Clovis Municipal Code - Zoning Ordinance

Wagstaff and Associates, Sierra Vista Regional Shopping Center Expansion Draft EIR,
April 1998.

Blair, Church and Flynn, City of Clovis W water M r Plan Phase 1-B,
November 1996.

Kenneth D. Schmidt & Associates, The City of Clovis Water Master Plan date,
Phase ll, Facilities Plan, March 1999.

Caltrans, Draft Environmental Impact Statement/Environmental Impact Report, Ro

168 Between Route 180 and Temperance Avenue.

CH2M Hill, 1991 Water System Master Plan, February 1991.

Thomas Cooke Associates, City of Clovis Research and Technology Business Park

Feasibility Study, July 1998.
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Appendix A

City of Clovis
Research and Technology Business Park Feasibility. Study

Executive Summary




1. EXECUTIVE SUMMARY
STUDY PURPOSE AND SCOPE

The Clovis Research and Technology Business Park Feasibility Study was conducted to
determine If development of the approximately 140-acre study area shown below (hereafter
referred to as the R & T Park site), Is feaslble and beneficlal to the City. The feasibliity study
was undertaken for the Clty of Clovis by Thomas Cooke Assoclate, community pianners and
urban designers ( Oakland, Califomia) In assoclation with Economic Planning Systems, redl
estate economists ( Berkeley, Californla.) Addifional technical assistance on  site and buliding
space requirements of technology-based firms was provided by ADD, Inc. architects
(Cambridge, Massachusetts and San Francisco, Califomia).
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The study examined five basic questions.

1.

Are the physical characteristics of the site sultable for construction of major research
and technology-based uses? The factors examined Include reglonal and local
accessibllity, potential for providing development sttes of sufficlent size to
accommodate space needs of major users, ond abllity to provide required
Infrastructure In a timely and cost competitive manner.

Is the market demand for research and technology-based development sufficient to
Justity amending the City's curent General Pian residential designations for the R&T
Park site? -

Is there sufficlent market demand to justify designating the site for research and
technology-based uses and can the R&T Park site compete with other business parks
in the Fresno/Clovis metropolitan area?

Clovis Research & Technology Park Study - Executive Summary

ES-2



of acquiring the entire subject site and acting as master developer. The third target
group would be hotel developers ond operators and retail developers with the
capability of developing the southeast portion of the site for a hotel and retaill center.

v/ Owner Participation Program. Concurrent with the above programs the Clty should
undertake a program to involve and inform property owners ¢s to the methods by
which they can participate In development of the R&T Park. In this role the Clty would
also serve as necessary as an intermediary between property owners and prospective
tenants and investors.

v/ Financing Program. Development fees In the order of $71,000 per acre will pay for
future R&T Park site developers’ fair share of the cost for Improvement of Alluvial
Avenue, Temperance Avenue, off-site storm drainage faclilties, water and sewer
facliiies, and park Improvements. These fees, however, do not cover the full cost of
iImprovements for parks nor for Alluvial and Temperance Avenues, which serve a much
broader area. The financing program, therefore, would Identify and select methods,
such as securing of grants and use of an assessment mechanism, for financing
construction of all roads, Infrastructure, and park Improvement required for marketing
and developing the R&T Park site.

PROS AND CONS OF R&T DEVELOPMENT

The key findings described below are structured as responses to questions that have been
asked about the economic and market fegsibility of an R&T park, the implications of the
development on area landowners, neighboring residents, and the Clty, and the type of
actions likely to promote such a development. These commonly asked questions are listed
below, followed by answers Implied by the findings from this analysis.

1. What Is the probabiliity that an R&T park at the project site will be able to atiract the
type of high-technology firms necessary for lfs success?

Given current market conditions, site characteristics, ond the planning status of the project
areq. the probabllity that a high-technology user(s) would seek 1o locate at the site In the
near term future Is unlikely. Consequently, the overall development feasibllity of an R&T park
should be considered opportunistic and a mid- to long-term goal. The following points
underscore this conclusion:

v/ Market Conditions. Cumrent market conditions for R&T uses in the Fresno Region are the
single largest barier to successful development of an R&T park In the near term. At
present the market for research and development or related high-technology bullding
space (e.q.. "office fiex”) In the Fresno area ls virtually nonexistent. The Reglon’s relatively
small and undeveloped high-technology sector, in fum, inhibits further growth since the
firms In this field are generally attracted to areas with an existing nucleus of related
businesses and economic activity. In addition, high vacancy rates, relatively low lease
rates, and an abundant supply of land In the reglon have suppressed prices for office
and Industrial land in general. These factors make t unlikely that @ private land
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developer would Invest in the site on a specuiative basls.

/7  Site Characteristics. The project site Is notf located Immediately within the existing
clusters of office or Industrial activity in the Fresno area. In addition, the site Is cumently
not well served by business-supporting services and amenities, nor well positioned with
regard to the existing fransportation networks. However, the setting provided by the
project site's location and the pleasant residential neighborhoods and quality of life In
Clovis will be appealing to selected high-technology tenants. In addltion, the planned
extension of Route 148 In the year 2001 and associated interchange Improvements will
significantly enhance the site's access, visibllity, and development potential. Stte-related
Improvements will still be required; however, these costs fall within a nomal range for
such improvements and public/private investment strategy can reduce costs to the
private end-users.

v Planning Status. The site Is currentty designated for residential use In the General Plan
and will require amending the General Plan.  The site Is aiso within the Hemdon -
Shepherd Specific Plan area and thus ks also subject to that Plan’s standards and
guidelines. Approximately 70 percent of the site Is under Willamson Act contracts and
no applications have been filed for non-renewal. Consequently, the contracts still
remain In effect for. 10 years. In order to permit development .prior 1o the cument
explration date of the contracts, the City Council must approval cancellation of the
contracts In accordance with conditions and Iimitations contained in the Califomia
Land Conservation Act (Govermnment Code Section 51282 et. seq.). Timely planning
approvals will require time and effort on the part of the Clity to prepare and process the
necessary documentation Including CEQA review, the General Plan amendment and
preparation of a Specific Plan. As in any major planning decislon this process should
also achleve public consensus regarding the creation of the R&T Park.

Due 1o the Issues described above. the R&T Park should be regarded as an economic
development-orlented project requiring substantial public sector Involvement and
participation. The probabllity of success associated with such an effort will depend to a large-
degree on the fype. coordination, and effectiveness of the comesponding programs, policles,
and activities pursued by the Clty to realize the R&T Park. It will also depend on successful
coordination with existing property owners and the decislons of select third party participants,
such as a maoster developer, a mdjor corporate or institutional tenant, and/or a State or
Federal funding agency. The outcome of these efforts cannot be predicted a-prior.

2. What ks a reasonable time frame within which 1o expect development of the shte for the
proposed uses?

As discussed above, a number of steps will need to be taken before the project site Is
avallable for R&T development. These steps include Clly planning approvals, the completion
of Route 168 as expected In year 2001, the Implementation of a site development marketing
and financing strategy. and others. in addttion, the market conditions suggest that the
development potential should be considered long-term. Assuming that economic, public
policy, and Institutional contingencles discussed above are accommodating, Initial
development of high-technology uses at the project site could occur in the §- to 10-year time
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frame. Total project buildout should be considered likely within the 15-year time frame.

3. What are the potential advantages to the property owners within and surounding the
project site from pursuing the development of an R&T Park?

If successfully developed, an R&T park Is likely to generate significantly more vaiue to the
project site than development in residential uses consistent with current General Pian
- designations. For example, Improved R&T-oriented land with ready tenants Is likely to sell for
about $4.00 to $6.00 per square foot, compared to about §1.00 to $2.00 for residential uses.
In addition, residential development on the stte Is likely to compete with planned
development projects elsewhere in the Clity. With the exception of properly immediately
adjacent to the proposed expansion of Route 168, other commercial uses (e.g.. retail or
industrial) are not likely to be financlally feasible. In short, a successful R&T park can maximize
the financlal retum of the cument landowners.

The property adjacent to the project site aiso stands o benefit from a well-designed and
successfully developed R&T park. The nearby residential communities will benefit from
project-wide land Improvements such as Improved road access, landscaping, and the park
and fralkrelated faailities planned for the project. In addition. homes convenlently located
adjacent to a high-end employment generating use are often in high demand by local
employees. As a result, assuming that the project Is well designed, visually appealing, and
that potential use conflicts are properly mitigated. nearby home values will be unaffected
or may actually iIncrease relative to other portions of the Clty.

4, What are the potential disadvoniages to the property owners within the project site from
pursuing the development of an R&T Park?

The primary disadvantage to the current iandowners assoclated with pursuing an R&T park
development Is the potentlal time delay between resldential uses that would be allowed

under the current General Plan and the R&T use. Specifically, the R&T Park project may not

be able to develop as fast as a residential project, despite the planning efforts and
Investment. The converse Is also possible. With a slowing of the housing market and
aggressive marketing of R&T development by the City, the demand for R&T use might be
more favorable than for housing. If the former occurs, the costs to curent landowners will
equal the revenue that the property could have achieved from altemnative uses, In addition
to the fime and resources that selected landowners may have committed to the project. It
Is Important to note that these risks will only accrue to those landowners that choose 1o hold
on to thelr land In antficipation of future retum. For those who sell, this risk/value frade off will
presumably be reflected In the sales price.

An lll-concelved and/or falled R&T park project may also have a negative impact on
surrounding properties, especlally If aitemative uses are not found. If the slte sits vacant for
a long period of time In a partially developed state, It could present a poor appearance,
thus possibly affecting adjacent property values. In addltion, reverslon to an altemative use
once one development project has commenced and falled Is often more problematic than
if no development had been Initlated at all.
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5. WIIl the property taxes of the property owners within and surrounding the project site be
Increased as a result of the development of an R&T park?

Proposition 13 limits the Increase In property taxes 1o 2 percent per year unless (1) the land
undergoes Improverment. and/or (2) the property Is sold. If the land Is sold, the property taxes
become the responsibllity of the buyer. If the property undergoes significant Improvement,
presumably the improvement value offsets the Increcsed property taxes that are Incurred.
If an Improvement does not Increase the value of the property, It will generally quallfy for an
assessment appeal reducing property taxes to fair market value.

In addition to nomal property taxes, It Is possible that the City may utilize one form or another
of "land secured financing® for funding site Improvements. In all cases such land secured
financing (e.g. Mello Roos Community Facllities District) would be the responsibliity of land
buyers and/or future tenants, not existing property owners. There are no, nor will there be any
additional taxes on existing residential uses or vocant land related fo the financing of
Improvements needed to promote and accommodate the R&T uses.

6. What are the potentiol advantages and disadvantages to the City of Clovis from
pursuing the developmenf of an R&T park at the project site?

There are a number of fiscal and public policy-oriented benefits fhcﬁ would result from a
successfully developed R&T park. From a fiscal perspective, the development ks likely to
generate additional revenue to the Clty by inCreased property, sales, business license, and
other tax revenue sources. For example, high-fechnology uses often generate relatively high
property taxes due to the valuable personal property ltems associated with these types of
activities (e.g.. computers and laboratory equipment). In addttion, retall establishments and
polnt-of-sale activity by park tenants can generate substantial sales tax revenue.

From a broader economic perspective, an R&T park will enhance the jobs/housing balance
within the City relative to residential development scenarlos. In addition, if successful an R&T
park will support reglonal efforts to diversify the local economy and promote higher-paying
employment opportunities in the Reglon.

From the Clty's perspective. the most significant disadvantage assoclated with pursuing an
R&T park development Is the risk of not achleving development goals in areasonable time
frame. An unrealized project will sirand any Clty investment that may be Involved and could
weaken the Chy’s resolve to embark upon similar economic development-orlented projects
in the future.

7. What feofures. and conditions do research and technology-based firns look for when
selecting asite?

Since technology Industries tend to be in information or knowledge-based fieids, they often
require highly skilled workers, proximity to cutting edge research Institutions, and require being
near a critical mass of relaoted businesses. The cost of production (wages) and site
development costs Is often less Important than the Individual expertise and sclentific or
entrepreneurlal environment provided by an area. In addition, the percelved quality of life
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offered by a particular area Is also an Important factor In attracting the required technical
and professional employees, entrepreneurs, or CEOs, since most of these individuals have a
variety of options in terms of place of residence.

With regard to physical features, high-technology firms generally seek sltes of 15 or more
acres capable of accommodating a complex of large one to two story bulldings, often with
150.000 square feet or more per bullding. The prototyplcal R&D facliity generally has the
outward appearance of an office bullding but with an Interlor that offers more fiexibility with
regard to the configuration and use of space. For non-office and non-research portions of
the builldings one story construction with Interior floor helghts of 18 feet or more are common.
Development costs are generally lower than Class A office space but higher than
conventional manufacturing facllities. Visually pleasing landscaping and a campus
environment are also desirable.

8.  Whatsteps can the Clty of Clovis take to promote the development of an R&T park at
the project site?

As mentioned above, the City will need to take an active role in facilitating the development
of an R&T Park at the project site. Initially, the R&T Park should be regarded os a city-led
economic development program rather than a private sector development project. As the
project progresses, the private sector will, by necessity, play a more significant role. It Is
important to note that effective Clty Invoivement will be a necessary but not sufficlent
preconditlon for the project's success. The City's efforts will likely need to Include the
following:

(1) Gain fast-track planning approvai.

(2) Obtain landowner consensus, cooperation, and support.
(3) Conduct a national marketing campaign.

(4) Deslgn and implement a financing strategy.

(5 Seek business pariners and/or land developers.

(6) Recrult and/or negotiate with potential tenants

9.  Are there other types of cornmercial uses that could be pursued at the project site that
would enhance the overall feasibility and atiractiveness of an R&T park?

The Incluslon of business-supporting commercial uses such as a lodging facliity and
business-serving retail establishments on the project slte could greatly enhance the success
of the R&T Park development. First, such uses would make the site more aftractive fo
prospective tenants by providing convenlent access to amenities and services frequently
demanded by business. Second, these uses could serve as a successful first phase of the
development since the market support and feasibllity of freeway frontage retall or lodging
facllity Is less uncertain than an R&T park. Finally, this early development could help stimulate
additional Investment In the site and cover the Initlal costs of required land iImprovements.

10. Ilive near by. Willl be affected by noise, traffic, or other adverse effects If the area Is
developed for R&T uses?
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The Initial analysls Indicates automobile fraffic on nearby residential streets would be slightly
greater during the peak moming and evening travel perlods if the area for R&T uses rather
for housing In accordance with existing General Plan pollcies. The differences In fraffic
volume, however, are not considered significant. Truck traffic would use Route 168 and the
proposed Temperance Expressway south of the site and should not affect local residential
sireets.

Potentially nearby residents could be adversely affected by nolse and nighttime lighting.

- These Impacts, however, can be avolded by good site planning, city development and
design requirements, ond private covenants and restrictions attached to the lond at the time
of sale or lease. The Schematic Master Plan responds to these concems by locating the
proposed community park along the west side of the site to buffer existing residences from
the R&T uses. The Master Plan aiso recommends other measures for Inclusion In the
subsequent Specific Plan such as more detalled setback. lcndscoplng bullding design and
construction requirements to address these concems.

During the General Plan amendment and Specific Plan preparation phase there will ample
opportunities o address these lssues In further depth and to devise appropriate mitigation
measures.

11.  Ifthe project were to proceed approximately 1.79 milllon square feet of non-residential
space could be constructed? How will this project affect clty streets, Route 168, and
community water, sewer and storm drainage facllities?

The Initlal studies Investigated this question by comparing proposed R&T use with
development in accordance with existing General Plan policies. Water usage Is expected
to be lower with R&T use and no significant differences in elther the load imposed on the
clty’s trunk sewers or the sewer freatment plant Is projected. And based on the conditions
proposed In the Schematic Master Plan, the amount of Impervious surface, and thus storm
water runoff, would be equivalent for R&T and residential use.

The total number of vehicle tips per day would Increase with R&T use by about 24 percent
when compared to residential use. However, due to the location of the R&T Park slte, the
majority of motorists will be traveling In the reverse direction of the majority of trips, thereby
minimizing Impacts on the Clty’s more heavlly traveled routes. Conversely residential
development produces frafflc patterns which add traffic in the peak direction. The area of
most critical concem Is the Intersection of the eastbound Route 168 off-ramp at Temperance
Avenue. During the moming peak hour combined traffic destined for the R&T Park and the
Clovis Communlty Hospital area will require a high capacity intersection. More detailed
traffic analysis should be undertaken to determine If the off-ramp at the Intersection will
eventually need to Include an exclusive right turn lane and two left turn lanes leading onto
the Temperance Avenue undercrossing of Route 168.

12. The study area Is cumently designated for residential uses. What steps must the Clty take
to allow the proposed non-residential development?
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The City’s General Plan would need 1o be amended to change the current medium high and
high residential land use designations to @ designation appropriate for reseorch and
technology-based uses and other ancillary and complementary uses. This step will also
require preparation of an Environmental Impact (EIR) and Iis certification by the City Councll
prior to adoption of the General Plan amendment. About 8 months Is needed for
preparation of the General Plan amendment and EIR and cerfification and adoption. As
noted previously development on major portions of the site cannot proceed until existing
Williamson Act (farmiand preservation) contracts are canceled.

Before development applications could be proceed the City would also need to elther
amend the City’s zoning code to permit R&T type uses or prepare and adopt of a Specific
Plan/Master Plan which fuiflis the same regulatory function. The latter course is
recommended since a Specific Plan can more easlly Incorporate specific development and
design requirements designed to both address local Impacts issues and special site and
design requirements of R&T uses. Preparation of the Speclfic Plan/Master Plan could be
undertaken in about 9 months. Preparation of the Specific Plan/Master Plan could be
undertaken concurrently with later phases of the General Plan work, thereby permitting the
entire planning and entitlement process to be accomplished within a year.

13
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CITY OF CLOVIS

CITY HALL - 1033 FIFTH STREET « CLOVIS, CA 93612

NOTICE OF PREPARATION

ENVIRONMENTAL IMPACT REPORT

for the

RESEARCH AND TECHNOLOGY BUSINESS PARK PROJECT

Planning and Development Services Department
Planning Division - Agency Number: EA98-12

The City of Clovis has determined to prepare an Environmental Impact Report to evaluate the potential
environmental effects of the proposed Research and Technology Business Park Project. The project
site is located in the Herndon-Shepherd Specific Plan planning area, generally between Nees Avenue to the
north, Enterprise Canal to the east, Alluvial Avenue to the south, and Armstrong Avenue to the west. The
project site is located in the City of Clovis, Fresno County, California (see location map). We need to
know the views of your agency as to the scope and content of the environmental information which is
germane to your agency’s statutory responsibilities in connection with the proposed project.

PROJECT DESCRIPTION

The City of Clovis is considering the re-designation of approximately 144 acres of land located in the
Herndon-Shepherd Specific Plan planning area from residential to Mixed Use - Research and Technology
Business Park. The project includes the processing of a General Plan Amendment to amend the Clovis
General Plan and the Herndon-Shepherd Specific Plan, rezoning the property to the appropriate zone
district, tentative and final tract or parcel maps, and other entitlements such as site plan reviews. If
approved, the proposed project would provide an area for the ultimate development of high quality

industrial uses that conform to criteria set-down for development in the Research and Technology Business
Park.

The Research and Technology Business Park would consist of approximately 83 acres to be developed in
research and technology uses, approximately 20 acres would be developed in research/technology business
services, and approximately 12 acres would be developed in hotel and retail center uses, resulting in a total
of nearly 1,790,000 square feet of building space. An additional 12.3 acres would be designated for
community park purposes, including 8.4 acres for a community park and 3.9 acres for linear parks along
the Enterprise Canal, Alluvial Avenue, and the link from Alluvial Avenue north to Cromwell Avenue.
Temperance Avenue and Nees Avenue would be constructed to an arterial status and Alluvial Avenue to a
collector status, consistent with the right-of-way standards set forth in the Herndon-Shepherd Specific
Plan.

City Manager (209) 297-2320 + Community Services 297-2480 « Finance 297-2304 « Fire 297-2460
General Services 297-2320 + Plamning & Development Services 297-2340 « Police 297-2400 + Public Utilities 297-2376
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The proposed 144-acre site for the Research and Technology Business Park is bounded to the north and
east by the Enterprise Canal, to the south by the new Route 168 freeway right-of-way, and to the west by
largely vacant lands and a newly constructed single-family residential area. The existing North Temperance
Avenue right-of-way bisects the site from north to south, with approximately 70 percent of the site located
to the west. The site is divided into 20 parcels held by 14 property owners. A right-of-way allowance has
also been made for an extension of Alluvial Avenue west from North Armstrong Avenue to North
Temperance Avenue. Aside from several radio transmission towers, several single-family residences, and a
horse-training facility, the site is largely vacant or in residual agricultural uses. The majority of land
(approximately 110 acres) is currently zoned R-A (residential agricultural).

Approximately, 30 acres of land located north of Alluvial and southwest of the Enterprise Canal is zoned
R-3. This portion of the site is designated for high density residential development (15.1 to 25 dwelling
units per acre). A public trail has been proposed adjacent to this property along the Enterprise Canal as
part of a network of city-wide trails.

The Clovis General Plan identifies portions of the project site as “Prime Farmland”, based on the definition
provided by the California Department of Conservation’s Farmland Mapping and Monitoring Program. A
substantial portion of the project site is also under Williamson Act contracts. Although tentative

cancellation has been initiated by the majority of property owners, no notices of non-renewal have been
filed. :

A study has been conducted to determine the feasibility of using the project site for a Research and
Technology Business Park. In order to enable the development of the project site as a Research and
Technology Business Park, an amendment of the City’s General Plan will be required to re-designate those
portions of the site which are currently designated for low and high density residential development to a
General Plan land use classification (Mixed Use) designed to accommodate research and technology-
oriented administrative, research and related assemblage, fabrication and distribution activities. The
proposed site would be designated as a mixed-use area and a new Area “36 “ would be added to the list of
mixed use areas designated in Table 2-3 of the General Plan.

POTENTIAL ENVIRONMENTAL EFFECTS

The City of Clovis Planning and Development Services Department prepared an Initial Study (attached) for
the proposed project. The Initial Study concluded that the proposed activity may result in significant
environmental effects on air quality, transportation/circulation, and cumulative effects, and preparation of a
Environmental Impact Report was recommended.

Potentially Significant Impacts:

[J 1. Land Use & Planning [ 5. Air Quality 3 9. Safety/Hazards [0 13. Aesthetics
[ 2. Population & Housing [X] 6. Transportation/Circulation  [] 10. Noise (O 14. Cultural Resources
[J 3. Geologic Problems [] 7. Biological Resources 1 11. Public Services [ 15. Recreation

[ 4. Water O 8. Energy & Mineral Resources [] 12. Utilities/Service Systems [X]16. Cumulative Impacts



Previous Environmental Assessment

Previously, land uses approved with the Herndon-Shepherd Specific Plan were evaluated in the
Environment Impact Report certified for this specific plan. The Environmental Impact Report evaluated a
wide range of environmental issues. The proposed Environmental Impact Report for the Research and
Technology Business Park Project intends on utilizing the relevant information from this document in
combination with new assessments that will evaluate the potential impacts of the specific project being
proposed. The above referenced document is available for review at the City of Clovis, Planning and
Development Services Department, Planning Division, 1033 Fifth Street, Clovis Civic Center.

NOTICE OF PREPARATION COMMENT PERIOD
A copy of the Initial Study for this project has been enclosed in this packet for your review and comment.
Additional copies of this document may be reviewed at the City of Clovis Planning and Development
Services Department, 1033 Fifth Street, Clovis, California, weekdays during regular business hours
between 8 am. and 5 p.m. The response period for this Notice of Preparation will begin on
September 14, 1998 and will run 30+ days until October 19, 1998.
Written comments should be directed to:

Mike Waiczis, AICP, Associate Planner

Clovis City Hall, Planning Division
1033 Fifth Street, Clovis, CA 93612

Inquiries may also be directed to Mr. Waiczis in the Planning Division at 209-297-2347 (desk) or 209-297-
2340 (secretary). '

Date: 7/ l‘// 93 Signature: \N\N/Q‘gﬂxq - \v\)awc;;y_w

Title: xSSocnte PlaovierR

Telephone: 2oQ_-2K7) -~ 2347




INITIAL STUDY
RESEARCH AND TECHNOLOGY BUSINESS PARK PROJECT
(EA98-12)

PURPOSE AND SCOPE

In conformance with the California Environmental Quality Act (CEQA), this document has been
prepared to facilitate an objective assessment of the potential environmental impacts associated with the
proposed Research and Technology Business Park Project located in the Herndon-Shepherd Specific
Plan planning area. The Initial Study examines the environmental issues that appear on the CEQA
Checklist included in this document. An answer is provided for each question on the Checklist that
describes potential environmental impacts associated with the proposed project. The Initial Study is an
informational document designed to aid decision-makers in their efforts to comprehend the project and
render an informed decision.

PROJECT TITLE - PROJECT LOCATION AND/OR ADDRESS

The Research and Technology Business Park Project site is located in the Herndon-Shepherd Specific
Plan planning area, generally between Nees Avenue to the north, Enterprise Canal to the east, Alluvial
Avenue to the south and Armstrong Avenue to the west. The project site is located in the City of Clovis,
Fresno County, California (see location map).

LEAD AGENCY AND CONTACT PERSONS
The City of Clovis is the Lead Agency for this project.

For information concerning this project contact:

Mr. Michael R. Waiczs, AICP
Associate Planner

Planning and Development Services Department
209-297-2347

RESPONSIBLE/INTERESTED AGENCIES

Fresno County Public Works and Development Services
Caltrans District 6

Fresno Irrigation District

Fresno Metropolitan Flood Control District

SIVUAPCD

Clovis Unified School District

City of Fresno, Development Department, Planning Division



PROJECT DESCRIPTION

The City of Clovis is considering the re-designation of approximately 144 acres of land located in the Herndon-
Shepherd Specific Plan planning area from residential to Mixed Use - Research and Technology Business Park. The
project includes the processing of a General Plan Amendment to amend the Clovis General Plan and the Herndon-
Shepherd Specific Plan, rezoning the property to the appropriate zone district, tentative and final tract or parcel
maps, and other entitlements such as site plan reviews. If approved, the proposed project would provide an area for
the ultimate development of high quality industrial uses that conform to criteria set-down for development in the
Research and Technology Business Park.

The Research and Technology Business Park would consist of approximately 83 acres to be developed in research
and technology uses, approximately 20 acres would be developed in research/technology business services, and
approximately 12 acres would be developed in hotel and retail ceater uses, resulting in a total of nearly 1,790,000
square feet of building space. An additional 12.3 acres would be designated for community park purposes, including
8.4 acres for a community park and 3.9 acres for linear parks along the Enterprisc Canal, Alluvial Avenue, and the
link from Alluvial Avenue north to Cromwell Avenue. Temperance Avenue and Nees Avenue would be constructed
to an arterial status and Alluvial Avenue to a collector status, consistent with the right-of-way standards set forth in
the Herndon-Shepherd Specific Plan.

The proposed 144-acre site for the Research and Technology Business Park is bounded to the north and east by the
Enterprise Canal, to the south by the new Route 168 freeway right-of-way, and to the west by largely vacant lands
and a newly constructed single-family residential area. The existing North Temperance Avenue right-of-way bisects
the site from north to south, with approximately 70 percent of the site located to the west. The site is divided into 20
parcels held by 14 property owners. A right-of-way allowance has also been made for an extension of Alluvial
Avenue west from North Armstrong Avenue to North Temperance Avenue. Aside from several radio transmission
towers, several single-family residences, and a horse-training facility, the site is largely vacant or in residual
agricultural uses. The majority of land (approximately 110 acres) is currently zoned R-A (residential agricultural).

Approximately, 30 acres of land located north of Alluvial and southwest of the Enterprise Canal is zoned R-3. This
portion of the site is designated high density residential development (15.1 to 25 dwelling units per acre). A public
trail has been proposed adjacent to the property along the Enterprise Canal as part of a network of city-wide trails.

The Clovis General Plan identifies portions of the site as “Prime Farmland”, based on the definition provided by the
California Department of Conservation’s Farmland Mapping and Monitoring Program. A substantial portion of the
project site is also under Williamson Act contracts. Although tentative cancellation has been initiated by the majority
of property owners, no notices of non-renewal have been filed.

A study has been conducted to determine the feasibility of using the project site for a Research and Technology
Business Park. In order to enable the development of the project site as a Research and Technology Business Park,
an amendment of the City’s General Plan will be required to re-designate those portions of the site which are
currently designated for low and high density residential development to a General Plan land use classification
(Mixed Use) designed to accommodate research and technology-oriented administrative, research and related
assemblage, fabrication and distribution activities. The proposed sitc would be designated as a mixed-use area and a
new Area “36 “ would be added to the list of mixed use areas designated in Table 2-3 of the General Plan.

The project would be constructed incrementally over the course of the next 10 years.
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INITIAL STUDY

ENVIRONMENTAL REVIEW CHECKLIST

Research and Technology

EA98-12

Business Park

SUMMARY OF ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

(Boxes are checked below if the proposed project has the potential to cause significant impacts. If none then “No Significant

Impacts” may be checked)
O 1.LandUse & Planning [ 5. Air Quality 3 9. Safety/Hazards [ 13. Acsthetics
O 2. Population & Housing I3 6. Transportation/Circulation 3 10. Noise [3 14. Cultural Resources
O 3. Geologic Problems O 7. Biological Resources [0 11. Public Services ‘ [3 15. Recreation
O 4. Water 3 8. Energy & Mineral Resources 3 12. Utilities/Service Systems [J 16. No Significant Impacts

ENVIRONMENTAL REVIEW CHECﬁI(LIST: (Please provide a brie_;' answer to all questions - refer

to Section “Evaluation of Environmental Impacts” for questionnaire interpretations)

Categories and Issues:

1. Land Use and Planning. Would the proposal:

a
b.

C.

Conflict with the general plan designation or zoning?

Conflict with applicable environmental plans or policies
adopted by agencies with jurisdiction over the project?

Be incompatible with existing land use in the vicinity?

Affect agricultural resources or operations (¢.g., impacts to
soils, or farmlands, or from incompatible land uses)?

Disrupt or divide the physical arrangement of an established
community (including a low-income or minority community)?

2. Population and Housing. Would the proposal:

a

b.

Cumulatively exceed official regional or local population
projections

Induce substantial growth in an area either directly or
indirectly (e.g., through projects in an undeveloped area or
extension of major infrastructure)?

Displace existing housing, especially affordable housing?

Negative
Declaration:
Potentially
Significant
Potentially Unless
Significant Mitigation

Impact Incorporated
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Less Than
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Impact
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No

Impact
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Temporary
Impact
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O

00O



3.

S.

Geologic Problems. Would the proposal result in or expose
people to potential impacts involving:

mopoop

P

Fault rupture?

Seismic ground shaking?

Seismic ground failure, including liquefaction?

Seiche, tsunami, or volcanic rupture?

Landslides or mudflows?

Erosion, changes in topography, or unstable soil conditions
from excavation, grading, or fill?

Subsidence of the land?

Expansive soils?

Unique geologic or physical features?

L 3
Water. Would the proposal result in:

a.

b.

o

R

Changes in the absorption rates, drdinage patterns, or the ratc
and amount of surface runoff? '

Exposure of people or property to water-related hazards such
as flooding?

Discharge into surface waters or other alteration of surface
water quality (e.g., temperature, dissolved oxygen, or
turbidity)?

Changes in the amount of surface water in any water body?
Changes in the currents or the source or direction of water
movements?

Change in the quantity of ground waters, either through direct
additions or withdrawals, or through interception of an aquifer
by cuts or excavations, or through substantial loss of
groundwater recharge capability?

Altered direction or rate of flow of groundwater?

Impacts to groundwater quality?

Substantial reduction in the amount of groundwater otherwise
available for public water supplies?

Air Quality. Would the proposal:

a.

Violate any air quality standard or contribute to an existing or
projected air quality violation?

Expose sensitive receptors to pollutants?

Alter air movement, moisture, or temperature, or cause any
change in climate?

Create objectionable odors?

Potentially
Significant
Impact
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6.

7.

9.

Transportation/Circulation. Would the project result in:

op

Mo oo

Increased vehicle trips or traffic congestion?

Hazards to safety from design features (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm
equipment)?

Inadequate emergency access or access to nearby uses?
Insufficient parking capacity on-site or off-site?

Hazards or barriers for pedestrians or bicyclists?

Conflicts with adopted policies supporting alternative
transportation (e.g., bus turnouts, bicycle racks)?

Rail, waterborne, or air traffic impacts?

Biological Resources. Would the proposal result in impacts to:

a.

oo

d
e

Endangered, threatened, or rare species or their habitats
(including but not limited to plants, fish, insects, animals, and
birds)?

Locally designated species (e.g., heritage trees)?

Locally designated natural communities (e.g., oak forest,
coastal habitat)?

Wetland habitat (e.g., marsh, riparian, and vernal pool)?
Wildlife dispersal or migration corridors?

Energy and Mineral Resources. Would the proposal:

a
b.

C.

Conflict with adopted energy conservation plans?

Use nonrenewable resources in a wasteful and inefficient
manner?

Result in the loss of availability of a kmown mincral resource
that would be of future value to the region and the residents of
the state?

Safetv/Hazards. Would the proposal involve:

a

P 0

A risk of accidental explosion or release of hazardous
substances (including, but not limited to oils, pesticides,
chemicals, or radiation)?

Possible interference with an emergency response plan or
emergency evacuation plan?

The creation of or potential of any health hazard?

Exposure of people to existing sources of potential heaith
hazards?

Increased fire hazard in areas with flammable brush, grass, or
trees?

T-gative
. laration:
Potentially
Significant
Potentially Unless
Significant Mitigation
Impact Incorporated
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“gative

« . .aration:
Potentially
Significant Development
Potentially Unless Less Than Related/
Significant Mitigation Significant No Temporary
Impact Incorporated Impact Impact Impact
10. Noise. Would the proposal result in:
a. Increases in existing noise levels? O B O
b.  Exposure of people to severe noise levels? O O X O
11. Public Services. Would the proposal have an effect upon, or
result in a need for new or altered government services in any
of the following areas:
a.  Fire protection? O O O ® O
b.  Police protection? O O O 14 O
c.  Schools? O | Ol V] O
d. Maintenance of public facilities, including roads? O O O % O
¢.  Other governmental services? O O O O

12, Utilities and Service Sx§tcms. Would the proposal result in 2
need for new systems, or supplies, or substantial alterations to

the following utilities:
a.  Power or natural gas? O 1 O O
b. Communications systems? O O O B O
c.  Local or regional water treatment or distribution facilities? O | O v O
d. Sewer or septic tanks? O O O g O
¢.  Storm water drainage? O O O O
f  Solid waste disposal? g O O b O
g-  Local or regional water supplies? O O O 7, O
13. Aesthetics. Would the proposal:
a.  Affect a scenic vista or scenic highway? O O O Dl O
b. Have a demonstrable negative aesthetic effect? O O | [ | |
c.  Create light or glare? O O A O O
14. Cultural Resources. Will the proposal:
a.  Disturb paleontological resources? O O O R O
b.  Disturb archaeological resources? O O O Vi) O
¢.  Affect historical resources? O O O XA Ol
d.  Have the potential to cause a physical change that would affect
unique ethnic cultural values? O O O Va| O
e.  Restrict existing religious or sacred uses within the potential
impact area? O O O O
15. Recreation. Would the proposal:
a.  Increase the demand for neighborhood or regional parks or
recreational facilities? O O i O
b.  Affect existing recreational opportunities? O O O



" | ("

DISCUSSION OF ENVIRONMENTAL REVIEW CHECKLIST

Land Use and Planning. Would the proposal:

a

Conflict with general plan designation or zoning?

Less-Than Significant Impact: The project would require the processing of a General
Plan Amendment to allow the development of a Research and Technology Business Park at
this location. For the industrial park to develop, the area would need to be rezoned
consistent with the land use designation. With the approval of these entitlements, the
project will not conflict with the general plan designation or zoning for this area.

Conflict with applicable environmental plans or policies adopted by agencies with
Jurisdiction over the project?

No Impact: The project will not conflict with any environmental plans or policies adopted
for this area of the city. ’

Be incompatible with existing land use in the vicinity?

Less-Than Significant Impact: The project site is located adjacent to or near existing or
planned residential development. Potential impacts can be mitigated through conditions of
approval or mitigation measures identified in the Environmental Impact Report.

Affect agricultural resources or operbtions?

Less-Than Significant Impact: The project site was at one time an agricultural area.
With the adoption of the Herndon-Shepherd Specific Plan, the ultimate conversion of
former agricultural land to urban uses was approved. Although, no land inside the project
area has been actively farmed for a number of years, approximately 70 acres of land is
encumbered by two Williamson Act agricultural land contracts. To develop this land as part
of the Research and Technology Business Park, these contract will need to be removed.
Tentative cancellation of the contract on three parcels of land under AP-105, has previously
been granted. No notices of non-renewal have been filed at this time.

Disrupt or divide the physical arrangement of an established community (including a
low-income or minority community)?

No Impact: The project will not disrupt or divide the physical arrangement of an
established community.

No significant impacts to land use and planning will occur with implementation of
this project.



Population and Housilig. ‘Would the proposal:

a

Cumulatively exceed official regional or local population projections?

Less-Than Significant Impact: The project would remove the potential for single family
and multiple family developments in the area. Consequently the project would bring about a
reduction in the population of the area.

Induce substantial growth in an area either directly or indirectly (e.g., through projects
in an undeveloped area or extension of major infrastructure)?

No Impact: The proposed project will not induce unanticipated or substantial growth in
this area. The area has been planned for urban uses since the adoption of the Herndon-
Shepherd Specific Plan 1988.

Displace existing housing, especially affordable housing?

No Imp‘act: The project would displace several rural residential homes.

No significant impacts on population and housing will occur through implementation
of this project.

Geologic Problems. Would the proposal result in or expose people to potential impacts
involving:

a

Fault rupture?

No Impact: There are no known faults on the project site or in the Fresno\Clovis
Metropolitan area in general.

Seismic ground shaking?

No Impact: The project site is in an area that is subject to relatively low seismic hazards
compared to many other parts of California. Potential ground shaking produced by
earthquakes generated on regional faults lying outside the immediate vicinity in the project
area may occur. Due to the distance of the known faults in the region, no significant
ground shaking is anticipated on this site.

Seismic hazards on the built environment are addressed in The Uniform Building Code
which is utilized by the Clovis Building Division to monitor safe construction in the city.

Seismic ground failure, including liquefaction?
No Impact: The project area is not subject to ground failure, including liquefaction.

Seiche, tsunami, or volcanic eruption?



No Impact: The project will not result in or expose people to any impacts from seiche,
tsunami, or volcanic eruption.

Landslides or mudflows?

No Impact: The project will not result in or expose people to potential impacts from
landslides or mudflows.

Erosion, changes in topography, or unstable soil conditions from excavation, grading,
or fill?

No Impact: The project will not bring about a significant change in topography.
Subsidence of the land?

No Impact: The project will not result in, or expose people to, potential impacts from
subsidence of the land.

Expansiye soails?

No Impact: The project will not result in or expose people to potential impacts from
expansive soils. )

Unique geologic or physical features?

No Impact: No unique geologic or physical features exist on the project site.

Implementation of the project will not create any significant impacts from geologic
problems.

Water. Would the proposal result in:

a

Changes in the absorption rates, drainage patterns, or the rate and amount of surface

runoff?

Less-Than-Significant Impact: The development of a Research and Technology Business
Park would bring about changes in the absorption rates, drainage patterns, or the rate and
amount of surface runoff through the construction of asphalt roadways and concrete
surfaces. Grading and run-off will be installed per the Uniform Building Code, City of
Clovis engineering standards, and Fresno Metropolitan Flood Control District regulations.

Exposure of people or property to water-related hazards such as flooding?

No Impact: The project would not bring about the exposure of people or property to
water-related hazards such as flooding.

Discharge into surface waters or other alteration of surface water quality (eg.,
temperature, dissolved oxygen, or turbidity)?



No Impact: The project will not create any impacts on surface water quality.

Changes in the amount of surface water in any water body?

No Impact: The project will not change the amount of surface water in any water body.
Changes in currents or the source or direction of water movements?

No Impact : The project will not change any currents or the source or direction of any
water movement.

Change in the quantity of groundwater, either through direct additions or withdrawals,
or through interception of an aquifer by cuts or excavations, or through substantial loss
of groundwater recharge capability? '

No Impact: The project will not bring about a change in the quality of groundwater.

Altered direction or rate of flow of groundwater?

No Impact: No altered direction or rate of flow of groundwater will occur with
implementation of this project.

Impacts to groundwater quality?
No Impact: There will be no impacts to groundwater quality as a result of this project.

Substantial reduction in the amount of groundwater otherwise available for public water
supplies?

No Impact: There will not be a reduction in the amount of groundwater otherwise
available for public water supplies as a result of this project.

No significant impacts to water will occur from implementation of this project.

Air Quality. Would the proposal:

a

Violate any air quality standard or contribute to an existing or projected air quality
violation?

Potentially Significant Impact: The project has the potential to contribute to the
degradation of air quality in the metropolitan region.

Potential Construction Impact: Short-term construction impacts on air quality,
principally from dust generation, will be mitigated through watering. No significant impacts
will occur.

Expose sensitive receptors to pollutants?

No Impact: The project will not expose sensitive receptors to pollutants.



g

Rail, waterborne, or air traffic impacts?

No Impact: The project would not result in any impacts on rail, waterborne, or air traffic.

Biological Resources. Would the proposal result in impacts to:

a

Endangered, threatened, or rare species or their habitats (including but not limited to
plants, fish, insects, animals, and birds)?

No Impact: The project would not result in any impacts to biological resources.

Locally designated species (e.g., heritage trees)?

No Impact: No locally designated species exist on the project site.

Locally designated natural communities (e.g., oak forest, coastal habitat)?

No Imp;ct: No locally designated natural communities of any i)lant or animal species exist
on the project site.

Wetland habitat (e.g., marsh, riparian, and vernal pool)?

No Impact: The project site is not a wetland habitat.

Wildlife dispersal or migration corridors?

No Impact: The project will not result in impacts to wildlife dispersal or migration
corridors.

No significant impacts to biological resources will occur with implementation of this
project.

Energy and Mineral Resources. Would the proposal:

a

Conflict with adopted energy conservation plans?
No Impact: The project will not conflict with adopted energy conservation requirements.
Use nonrenewable resources in a wasteful and inefficient manner?

No Impact: The project will not bring about the use of nonrenewable resources in a
wasteful and inefficient manner.

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



9.

10.

No Impact: The project will not result in the loss of availability of a known mineral
resource that would be of future value to the region and to the residents of the state.

No significant impacts to energy and mineral resources will occur with
implementation of this project.

Safety/Hazards. Would the proposal involve:

a.

Noise.

A risk of accidental explosion or release of hazardous substances (including, but not
limited to oils, chemicals, or radiation)?

No Impact: The project will not involve or bring about a permanent risk of accidental
explosion or release of hazardous substances. During the course of construction,
mechanized equipment will be utilized. Fuel and chemicals related to this operation poses
the risk of accidental release. The risk of incident will be minimized by the adherence to
required safe construction practices and safety regulations that will be written into the
project specifications and monitored by the construction manager. No significant impacts
are anticipated.

Possible interference with an emergency response plan or emergency evacuation plan?

No Impact: The project will not result in inadequate emergency access or access to nearby
uses.

The creation of any health hazard or potential health hazard?

No Impact: The project will not brﬁxg about the creation of or potential of any health
hazard.

Exposure of people to existing sources of potential health hazards?

No Impact: The project will not bring about the exposure of people to existing sources of
potential health hazards. There are no hazardous material sites identified in the project area.

Increased fire hazard in areas with flammable brush, grass, or trees?

No Impact: The project will not bring about an increase in fire hazards in areas with
flammable brush, grass, or trees.

No significant impacts related to safety/hazards will occur with implementation of this
project.
Would the proposal result in:

Increases in existing noise levels?



11.

Less-Than Significant Impact: The proposed Research and Technology Business Park
has the potential to increase noise levels in the area. The types of businesses proposed for
this park will not generate significant outside noise since all activity will be restricted to take
place inside the buildings. The potential exists, however, for increases in noise levels due to
delivery and shipping activities and automobiles trips that will be generated by the presence
of the business park. It is not anticipated that significant impacts from an increase in noise
levels will occur. Conditions of approval and mitigation measures will mitigate potential
impacts to less-than-significant levels.

Potential Construction Impact: There will be temporary increases in noise due to
construction activities.

Exposure of peaple to severe noise levels?
No Impact: The project will not bring about an exposure of people to severe noise levels.

No significant impacts related to noise will occur with implementation of this project.

3

Public Services. Would the proposal have an effect upon, or result in a need for, new or
altered government services in any of the following areas: ‘

a

Fire protection?

No Impact: The project will not require a significant increased demand for fire protection
services.

Police protection?

No Impact: The project will not bring about a significant increased demand for police
protection services.

Schools?

No Impact: The project will not bring about an increase in the number of school aged
children in this area. The project will not significantly impact any present or planned school
facilities.

Maintenance of public facilities, including roads?

No Impact: No significant impacts will occur.

Other governmental services?

No Impact: The project will not bring about any significant impacts on other government
services.

No significant impacts related to public services will occur with implementation of
this project.



12.

13.

Utilities and Service Systems. Would the proposal result in a need for new systems, or
supplies, or substantial alterations to the following utilities:

a

a

Power or natural gas?

No Impact: The project will not generate a need for new systems of power or natural gas.
Pacific Gas and Electric Company will continue service to this facility.

Communications systems?

No Impact: The project will not bring about the need for new communications systems.
(The Research and Technology Business Park will be wired with fiber optic facilities).

Local or regional water treatment or distribution facilities?
No Impact: The project will not impact water treatment facilities.
Sewer or septic tanks?

No Impact: The préject would not generate the need for any new sewer or septic tank
systems.

Storm water drainage?
No Impact: The project would not have a negative impact on storm water drainage.
Solid waste disposal?

No Impact: The project will not bring about a significant increased demand for solid waste
disposal.

Local or regional water supplies?
No Impact: Local water delivery will not be affected by this project.

No significant impacts related to utilities and service systems will occur with
implementation of this project.

Aesthetics. Would the proposal:

Affect a scenic vista or scenic highway?
No Impact: The project will not affect a scenic vista or scenic highway.

Have a demonstrable negative aesthetic effect?



14.

15.

Less-Than Significant Impact: The Research and Technology Business Park will consist
of a number of industrial/office structures. Specific design standards will be adopted
through conditions of approval or mitigation measures that will ensure that the development
will not be aesthetically offensive.

Create light or glare?

Less-Than Significant Impact: The project will create new light. It is not anticipated that
the introduction of light from the Research and Technology Business Park will be
substantially different form residential lighting (e.g. street lights, residential security lights).
Specific lighting standards will be adopted through conditions of approval or mitigation
measures that will ensure that the development will not generate significant impacts from

lighting.

No significant impacts related to aesthetics will occur with implementation of this
project.

Cultural Resources
*

a.

Disturb paleontologi:_:a] resources?

No Impact: The project will not disturb paleontological resources.
Disturb archaeological resources?

No Impact: The project will not disturb archaeological resources.
Affect historical resources?

No Impact: The project will not affect historical resources.

Have the potential to cause a physical change which would affect unique ethnic cultural
values?

No Impact: The project does not have the potential to cause a physical change that would
affect unique ethnic cultural values.

Restrict existing religious or sacred uses within the potential impact area?

No Impact: The project will not restrict existing religious or sacred uses within the
potential impact area.

No significant impacts related to cultural resources will occur with implementation of
this project. ’

Recreation. Would the proposal:

a

Increase the demand for neighborhood or regional parks or recreational facilities?



No Impact: The project would not increase the demand for recreational facilities in the

city.
Affect existing recreational opportunities?

No Impact: The project includes the construction of a new park land and linear open
spaces, and thus will have a positive affect on recreation opportunities.

No significant impacts related to recreation will occur with implementation of this
project.



16.

a.

Mandatory Findings of Significance.

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?

No

Does the project have the potential to achieve short-term, to the disadvantage of long-term,
environmental goals?

No
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.)

Potentially Significant Impacts

The cumulative effects of the project on transportation/circulation and on air quality have
the potential to be individually limited, but cumulatively considerable.

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

No



17.  INITIAL STUDY CONCLUSIONS

On the basis of the preceding Initial Study, it is determined that:

A

Prepared by:

Signature:

No potentially significant environmental effects resulting from the proposed activity have
been identified, and the approval of a Negative Declaration is recommended.

The proposed activity could have a significant effect on the environment but because the
Mitigation Measures specifically described in the proposed Negative Declaration have been
incorporated into the project description by the project proponent, the project will not have
a significant effect on the environment, and the approval of the Negative Declaration is
recommended.

The proposed activity may result in significant environmental effects and preparation of a
focused Environmental Impact Report is recommended.

The proposed activity is part of a phased project or group of projects for which an EIR has
previously been prepared and certified, and there are no substantial changes in the proposed
project or circumstances surrounding the project which involve environmental effects not
considered in the previous EIR; the reuse of the previous EIR is recommended.

The identified potential environmental effects of the proposed activity are sufficiently similar
to the effects of another project for which an EIR has been prepared and certified to
warrant similar treatment, and the reuse of the previous EIR is recommended.

Mike Waiczis, AICP, Associate Planner
Planning Division

Planning and Development Services Department
City of Clovis

» Date: ‘7// / 'f/ 78

SIERRA VISTA EIR DISC - MRW - RT-1S .DOC
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CLOVIS

UNIFIED
SCHOOL DISTRICT

October 14, 1698

Mike Waiczis, AICP

Associate Planner

City of Clovis

Planning and Development Services Department
1033 Fifth Street

Clovis, CA 93612

Subject: NOP for Research and Technology Business Park Project EIR

Dear Mr, Waiczis:

This letter responds to the Notice of Preparation of an Environmental Impact Report
for the proposed Research and Tech.iology Business Park Project. This project would
involve the re-designation of approximately 144 acres, located near the intcrsection of
Temperance Avenue and future Stale Routc 168, from residential to Mixed Use-
Research and Technology Business Park. Full development of the project site would
result in the construction of approximately 1,790,000 square feet of building space.

‘The proposed business purk will have less of an impact on the District than the
existing residential designation in terms of student generation. Tlowever, new
commercial and industrial devclopment does affect the District by generating
employees. The children of employees living in the District will need to be housed in
District schools. ' '

The Clovis Unified School District currently levies a devclopment fee of $0.31 per
square foot for commercial/industrial development. Any ncw development on the
subject property will be subject to the development fee in place at the time fee
certificates are obtained.

Thank you for the opportunity to comment.

Sincerely,

&ML@%@

Terry Bradley, Ed.D.
Deputy Superintendent
Administrative Services

COVIRNING BUARD ADMINISTRATION

Susan M. Walkes, D.H.5c. Sandra A, Benyel Waner L Buster, Ld.L Virginia R, Bonis, £d.D,
Prasndeen Oustriet Sugerintendaret Assaclate Superimenders

Ginny L. Howseplan Eit1aDemn |. Sandaval Terry Bradiey, £d.D. Dantel £, Kaiser, £4.D,
Vice Prasitont Sugmrirtendent Apsociste Superintendent

Richard Lake Wiltam €, McCutre
Chark Betan D. Herytordt Anrariate Juneanendem

|im Van Vokinburg, D.D'S
|ames S, Fugman, Ld.f).
Duputy Sxiet endent

SIA070 40

LT
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STATE OF CALIFORNIA-BUSINESS, TRANSPORTATION AND HOUSING AG AT PETE WILSON, Govemer

DEPAARTMENT OF TRANSPORTATION
1352 Waest Olive Avenue

Post Office Box 12616

Fresno, California 93778

CITY OF CLOVIS

TDD (209) 488-4066 PLANNING DEPT.

FAX (209) 488-4088
October 7, 1998 2131-IGR/CEQA

6-FRE-168-8.510
NOP/EIR, EA 98-12

City of Clovis

Planning and Development Services

1033 Fifth Street

Clovis, CA 93612

Attention: Michael R. Waiczis

We have reviewed the traffic and circulation scope of services for the proposed 144-acre
Research and Technology Park Project. The project site is located between Nees Avenue to the
north, Enterprise Canal to the east, Alluvial Avenue to the south and Armstrong Avenue to the
west. Caltrans has the following comments:

¢ The traffic impact study shall follow the Caltrans’ Guide for Traffic Impact Studies. The
traffic consultant shall consult with Caltrans on specific assumptions or parameters during
the preparation of the traffic impact study.

+ The study intersections as identified in the scope of services are acceptable.

« The traffic impact study shall address the following traffic analysis scenarios depending
on the expected construction date of the Research and Technology Park:

Existing conditions

Project Only Volumes

Existing plus Approved Projects plus Project Conditions (This scenario may include the .
completion of the SR 168 freeway)

Year 2020 with existing residential zoning

Year 2020 with proposed General Plan Amendment for the R&T Park

Year 2020 with the proposed alternative plan amendment for an expanded R&T Park

+ The COFCG peak hour model with the special Measure C network as developed in
January 1998 shall be used for the study instead of the 2014 traffic model as suggested in
the scope of services. This is the same network that was used for the SR 168 frecway

project.

« Traffic impacts caused by the development must be identfied and mitigation must be
proposed as part of the traffic study. A financing scheme needs to be outlined, as well
as the project’s pro-rata share contribution for the proposed roadway improvements.

Please send a response to our comments and a copy of the adopted City Council resolution
related to this project. Questions regarding the traffic study need to be referred to Sharri
Bender-Ehlert at (209) 488-4334. If you huve any other questions, please call me at (209)
445-6666.

Sincerely,

U s S,

MOSES STITES
Office of Transportation Planning
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FRESNO METROPOLITAN FILOOT CONTROL DISTRICT

File No. 210.83 "7D"

October 13, 1998

Mike Waiczis, AICP, Associate Planner
CLOVIS CITY HALL

Planning Division

1033 Fifth Street

Clovis, CA 93612

Gentlemen,

Research & Technology Business Park North of
Highway 168 Alignment, East and West of T'emperance
Drainage Areay "7D", "7H", and "BX" '

The District has reviewed the Notice of Preparation Environmental Impact Report (EA98-12) dated
September 14, 1998 for the subject Business Park and would like to provide the following
information for consideration in formulating a project at this location.

Please refer to the attached sketch regarding the Storm Drainage Master Plan for this area. The
drainage facilities for the portion of the proposed business park lying within Drainage Area "7H"
(east of Temperance Avenue and south of the Enterprise Canal) were designed to serve "Iligh
Density Residential” and "Open Space" park site uses, consistent with the 1993 Clovis General
Plan. The storm drain has been installed downstream of this site and will have to be studied to
determine whether or not capacity is available to accommodate the increased runoff from the
proposed land usc.

‘The portion ol the proposed business park which lics west of Temperance and north and south of
Alluvial Avenue is located within Drainage Area "7D". The drainage system planned to serve this
area is designed for "Medium Density Residential” land uses, consistent with the Clovis 1993
General Plan. A portion of (he storm drain system to serve this arca has been constructed
downstream and does not have capacity to scrve the proposed land uses.

diana¥8\mark\waiciz-ltr
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Mike Waiczis
October 13, 1998
Page 2

I the proposed land uses are adopted it would be necessary to mitigate the impact of the land use
- changes on the Drainage Arca "7D" system and possibly the Drainage Area "7H" system. Thesc
mitigation measures could be implemented either on an area wide basis for the entire business park
or on each individual development as it is developed. The cost of mitigation of the drainage
impacts would not be considered Master Plan costs and therefore would not be eligible for drainage
fee credit or reimbursement by the District,

Possible mitigation measures could consist of the following:

1) Construction of on-site detention ponds to reduce the peak flows from the development to
that anticipated in the design of the existing Master Plan storm drainage facilitics.

. .
2) Implementation of landscaping and open space areas of sufficient size to make the runofft
characteristics of the site equivalent to those anticipated by the design of the existing

Master Plan storm drainage facilities.

3) Construction of non-Master Plan facilities to increase the system capacity of the District's
system.

The District will need to review and approve any improvement plans and method of providing the
proposed mitigation,

The portion of the proposed Business Park which lies north of the Enterprise Canal and west of
Temperance Avenue is within Drainage Area "BX". The District's system in Drainage Area "BX"
has not been constructed and can be modified to accommodate the proposed use.

Please keep our office notified of any further development concering this project. We would like
to be included in the preparation and review process for the proposed Master Planning of the
Business Park.

If you have any [urther questions, or desire any additional information, please contact us at (209)
456-3292.

Very truly yours

Mark Will
Engincer 1I, R.C.LE.

MWw/dl
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Your Most Valuablo Rosource - Water

October 15, 1998

Mike Waiczis
City of Clovis
Planning Division
1033 Fifth Street
Clovis, CA 93612

SUBJECT: EA No. 98-12

FID's Enterprise Canal No, 109 traverses the boundaries of Development Parcels A - I as shown on
Site Plan Option C.

FID's comments and requests are as follows:

L. The proposed development project may adversely affect FID's ability to access, operate and
maintain these canals. These impacts may be mitigated by the following:

a. The owners of Development Parcels A - E providing documentary easements for the
impacted canal,

b. The owners of Development Parcels A - E be prohibited from using the Enterprise
Canal easement for access.

c. The owners of Development Parcels A - E submit a grading and drainage plan to I'ID

for approval which shows that the proposed development will not endanger the
structural integrityh of cunal embankments, or result in drainage patterns that will
adversely affect FID or the applicant.

2. FID requests that the owners of Development Parcels A - E grant to FID a documentary
easement for canal purposes within FID's existing prescriptive easement. FID will set
monuments as nccessary to facilitate identification of its prescriptive cascment.

3 FID requests that the owners of Development Parcels A - E be exempted from any condition
that would require the construction of public facilitics or conveyance of deeds or casements
within FID's canal easement to any other party without FID's written consent.

ROAND OF Prasidsnt JACOL 5. ANDRE SEN, Vies Prasidunt EDGAN WALDRON, JAME S HACKER,
QINECTONS WILLIAM MAGNUSON. GILOO NONINL Ganaral Manager ROBCAT 0. MOUNT
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Mike Waiczis
October 15, 1998
Page 2

4. FID will not consent to any use of its canal easement or banks for the purposes of the City's
trail masterplan. If City desires to procced with development of a parallel trail outside of,
but adjacent to, FID's canal and easement, FID will work with the City to avoid adverse
impacts on FID's operation and maintenance to the canal and related facilities.

Thank you for submitting this for our review.

Sincerely,

FRESNO IRRIGATION DISTRICT

Kenneth R. Sani
Enginecring Technician I

KRS:vvs
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County of
EFECAL
FNEJi<=%y
Public Works & Development Services Department
Carolina Jimenez-Hogg
October 19, 1998 Direclor

Mike Waiczis, AICP, Associate Planner
Clovis City Hall, Planning Division
1033 Fifth Street

Clovis, CA 93612

Dear Mr. Waiczis:

Subject: Review of Notice of Preparation of Environmental Impact Report for the
Research and Technology Business Park Project

The above-referenced project was circulated for review within the Fresno County Public
Works & Development Services Department. The following are comments from the
Department in regards to the project:

a. A traffic study is required for this project.

" b. Development Engineering has stated the determination of an impact to air
quality should be developed after the traffic study. If the total trip impact is
not significant to the area in general, the argument can be made that any air
quality impact would be minimal.

c. Design Division would like the traffic study to determine the projects impact
on County roadways.

For any questions regarding the Development Engineering comment, please contact Larry
Braun at (209) 262-4167, and for the Design Division comment contact Stan Nakagawa,
at (209) 262-4866.

If you have any questions or concerns please contact me at (209) 262-4270.

Very truly yours,

el Q@\?wo@@\_

RocQuel Johnson
Staff Analyst

RJ.um
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Larry Braun, Development Engineering 10]240 [#nge
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Appendix C

Traffic Data




DESCRIPTION OF LEVEL OF SERVICE FOR
MINOR MOVEMENTS AT UNSIGNALIZED INTERSECTIONS

Level of Service Average Total Delay (seconds per vehicle)

A ' <5
B > S5and < 10
C > 10and < 20
D ‘ | > 20 and < 30
E - > 30 and s 45
F > 45

Total delay is defined as the total elapsed time from when a vehicle stops at the end of the queue until the vehicle
departs from the stop line; this time includes the time required for the vehicle to travel from the last-in-queue position
to the first-in-queue position. '

Source: 1994 Highway Capacity Manual



SIGNALIZED INTERSECTION LEVEL OF SERVICE DEFINITIONS

Level of Service Description

A Very low delay, less than 5.0 seconds per vehicle. Progression is extremely
favorable, and most vehicles arrive during the green phase. Most vehicles do not
stop at all. Short cycle lengths contribute to low delay.

B Delay in the range of 5.1 to 15.0 seconds per vehicle. Good progression and/or
short cycle lengths. More vehicles stop causing higher levels of average delay.

C Delay in the range of 15.1 to 25.0 seconds per vehicle. Fair progression and/or
longer cycle lengths. Individual cycle failures, resulting in drivers having to wait
through more than one red signal indication, begin to appear. The number of
vehicles stopping is significant, although many still pass through the intersection
without stopping.

D Delay in the range of 25.1 to 40.0 seconds per vehicle. The influence of
congestion becomes more noticeable. Unfavorable progression, long cycle
lengths, or high volumes. Many vehicles stop, the proportion of vehicles not
stopping declines. Individual cycle failures noticeable.

E Delay in the range of 40.1 to 60.0 seconds per vehicle. The limit of acceptable -
delay. Poor progression, long cycle lengths, and high volumes. Individual cycle
failures are frequent.

F Delay in excess of 60.0 seconds per vehicle. Unacceptable to most drivers.
Oversaturation, arrival flow rates exceed the capacity of the intersection. Many
individual cycle failures. Poor progression and long cycle lengths.

Source: 1994 Highway Capacity Manual



ALL-WAY STOP LEVEL OF SERVICE - AVERAGE DELAY RELATIONSHIP

Level of Service Average Total Delay (seconds per vehicle)
A s5 ~
B > Sand < 10
C > 10 and < 20
D . > 20 and < 30
E . > 30and < 45
F | > 45 )

Total delay is defined as the total elapsed time from when a vehicle stops at the end of the queue until the vehicle
departs from the stop line; this time includes the time required for the vehicle to travel from the last-in~queue position
to the first-in-queue position.

Source: 1994 Highway Capacity Manual
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MINOR STREET
HIGH VOLUME APPROACH - VPH
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APPENDIX

Table A-1
APPROVED RESIDENTIAL PROJECTS TRIP DISTRIBUTION
NEAR TERM HORIZON (2003)
:‘DIRECTIO}
S.R. 168 Freeway to/from the 45% 25%
South/West
S.R. 168 to/from the East 3% 3%
N. Temperance Ave. to/from the North 5% 5%
Alluvial Ave./Nees Ave. to/from the 10% 15%
West
N. Temperance Ave. to/from the South 15% 20%
Herndon Ave. to/from the East 2% 2%
Herndon Ave./Toll House Rd./ N. 20% 30%
Armstrong Ave. to/from the South/West
TOTAL - 100% 100%

Source: Crane Transportation Group
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FINAL ENVIRONMENTAL IMPACT REPORT
General Plan Amendment GPA99-5

Clovis Research and Technology Business Park
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GPA99-5 Clovis Research and Technology Park
Final EIR

FINAL EIR - GPA99-5 - Clovis Research and Technology Business Park

1. Introduction and Purpose

The California Environmental Quality Act (CEQA) requires that a Final EIR be prepared,
certified and considered by decision makers prior to taking an action on a project. The Final EIR
provides the lead agency an opportunity to respond to comments received on the Draft EIR and
to incorporate any changes or additions necessary to clarify and/or supplement the information
contained in the document. This Final EIR, therefore, represents the culmination of all
environmentally related issues raised during the comment period on the Draft EIR for GPA99-5
Clovis Research and Technology Business Park. In addition, the Final EIR incorporates
responses to comments provided by interested agencies and persons.

This document has been prepared by Land Use Associates to address comments received
regarding the Draft EIR prepared for GPA99-5 Clovis Research and Technology Business Park
area. The 45-day public review period for the Draft EIR ended on June 7, 1999. In addition, the
Clovis Planning Commission at its public hearing of May 27, 1999 on the project, considered the
Draft EIR. The minutes of the Planning Commission hearing are included in Exhibit “A”.

Further, this document contains changes to the Draft EIR which address concemns arising from
written or oral comments.

2. Revisions to the EIR

During the EIR comment period, several issues were raised by oral and written comments,
particularly in regards to visual resources and potential noise impacts. As a result, additional
mitigation measures have been added to the Final EIR to address potential concerns. The
following summary contains these additional measures which are shown in italics.

3. Summary (changes to the EIR shown in italics)

For each impact section, a summary description from the Draft EIR is provided with applicable
. mitigation measures.

1. PROJECT DESCRIPTION

The proposed project is the amendment (GPA99-5) of the City of Clovis General Plan and
the Herndon-Shepherd Specific Plan to permit development of the Clovis Research and Technology
Business Park (R&T Park). The project site is located at the northeast and northwest quadrants of
the Temperance Avenue and SR 168 alignment in northeast Clovis. The project site is 180.2 acres
in size and generally bounded by SR 168 on the south, Armstrong Avenue on the west, Nees
Avenue on the north, and the Enterprise Canal on the east.
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An amendment to the City's General Plan and Herndon-Shepherd Specific Plan will be required to
redesignate those portions of the site which are currently designated for low and high density
residential development and park/open space to a General Plan land use classification (Mixed Use)
designed to accommodate research and technology-oriented businesses. The proposed site would
be designated as a mixed-use area and a new "Area 36" would be added to the list of mixed use
areas designated in Table 2-3 of the General Plan.  All commercial uses would be ancillary to the
research and technology uses. The Herndon-Shepherd Specific Plan would also be amended to add
a mixed use area to the project site.

The following table shows the proposed amendment to the General Plan Mixed Use Matrix
Guidelines (Table 2-3 of the Clovis General Plan).

Proposed General Plan Amendment
TABLE ONE - MIXED USE AREA 36

Area Primary Use  Secondary Special Uses  Max. FAR Design Features and

No. Uses Height/ Comments
Stories
e  Transit Orientation
36 Researchand 15% Hotels, 5 .35-50 e  Enterprise Canal Parkway
Technology Commercial/l Convention e Buffer Adjacent
Business Retail® Center, Open Residential
Park Space e Entry Treatment
Opportunity
e Special Development and
Design Regulations
1. Administrative and research activities occupying office type space and the balance to testing, fabrication,
assemblage and other production types of activities.
2. All commercial uses are ancillary to the research and technology uses. The retail uses are strictly secondary uses
to be oriented along the freeway 168 right-of-way only and not as a rule in the interior of the Business Park.
3. The location of hotel, conference, and personal services will be concentrated generally at the freeway 168 and
Temperance Avenue interchange.
4, Five (5) Stories applies to motel or hotel uses only. Maximum height in the Business Park is 35 feet

1. LAND USE

Proposed GPA99-5 will result in the following land use changes:

1. Change approximately 138 acres from low density residential to mixed-use research
and technology park.
2. Change approximately 35.9 acres from high density residential to mixed-use

research and technology park. This property has been the subject of several land use
changes in the past, most recently in 1996 when the designation of two separate
parcels was changed to provide for the potential construction of up to 462 apartment
units.
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3. Remove a 6.3-acre park designation located east of Temperance Avenue and south
of Nees Avenue and replace it with up to 12 acres of open space to be used as
buffers to adjacent residential neighborhood and landscaped areas adjacent to major
roadways and the Enterprise Canal.

The proposed changes will not conflict with adopted environmental plans and goals of the
City of Clovis. As discussed elsewhere within this EIR, the proposed land use changes generally
result in fewer potential impacts to the environment and public services than existing planned land
uses. The R&T Park will be buffered from adjacent land uses on the south by the new SR 168, on
the east by the Enterprise Canal and on the north and west by major streets. The existing
subdivision on the northwest boundary of the site will be buffered by landscaping, setbacks, and
other design features of the R&T Park (see mitigation measures in Visual Resources), reducing
potential land use impacts to an insignificant level.

The City does not have a mixed-use implementation ordinance for the mixed-use
designation proposed by the general plan amendment. Such an ordinance could guide future
development within the project area, including development standards, design guidelines, and
appropriate implementing zone districts. Other tools are available to guide such development,
however, including existing planned commercial development zone districts, use permits, and site
plan review procedures.

Lands subject to the Williamson Act within the project area must remain in agricultural use
unless a notice of non-renewal is filed and the contract is allowed to terminate after 10 years, or the
contracts are canceled by the City Council. Tentative Cancellation has been approved by the
Council for three of the four parcels subject to contract, but no notices of non-renewal have been
filed for any of the parcels. In order for tentative cancellation to occur, the City Council must make
findings consistent with Government Code Section 51182.

Mitigation

L. As soon as possible, the zoning on land within the Research and Technology Business
Park shall be made consistent with the Mixed Use land use designation.

2. To insure compatibility with existing and planned residential uses and to regulate the
physical development of individual projects in the Business Park, the City of Clovis shall
develop design and development guidelines for Mixed-Use Area No. 36. Design and
development guidelines shall be incorporated into the conditions of approval of
development entitlements, included in master plans for development of multiple projects,
and implemented with the development of individual projects.

3. Prior to development of a parcel encumbered by a Williamson Act Agricultural Preserve
Contract, a notice of non-renewal shall be filed and the contract terminated at the end of the
non-renewal period or tentatively canceled if the City Council makes findings in accordance
with state law requirements. Final cancellation shall be granted by the State of California
Department of Land Conservation before development takes place.
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Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, impacts to land use will be
mitigated to a less than significant level.

2 TRAFFIC AND CIRCULATION

The Temperance Avenue/Alluvial Avenue intersection would experience unacceptable LOS
F operation as an all-way stop during both the AM and PM commute peak traffic hours. Volumes
would be increased above peak hour signal warrant criteria levels at this location during both
commute time periods. In addition to specific intersection operation, there will potentially be a
storage problem on the northbound approach to the Temperance Avenue/Alluvial Avenue
intersection.

There will be inadequate storage distance along Temperance Avenue between the SR 168
Westbound Off Ramp and Alluvial Avenue intersections for northbound vehicles turning left to
Alluvial Avenue during the AM commute period. Storage will be inadequate with or without a
signal at the Alluvial intersection with the proposed single northbound left turn lane. There will
tentatively be, at most, about 350 feet of storage distance between the two intersections, while the
northbound left turn storage demand will range from 450 up to 900 feet.

It is possible that one or more project intersections along Alluvial Avenue and at least one
project intersection along Temperance Avenue will require signalization at some point of area
development. Placement of project access intersections and driveways (in conjunction with
signalization of the major access intersections) eventually create operational and storage problems.

There will be inadequate storage distance along Temperance Avenue between the SR 168
Westbound Off-Ramp and Alluvial Avenue intersections for northbound vehicles turning left to
Alluvial Avenue during both the AM and PM commute periods. Storage will be inadequate with
the proposed single northbound left turn lane. Although storage deficiency for this left turn
movement has been identified as a problem for “without project” conditions, project traffic would
add an additional 245 (PM peak hour) and 540 (AM peak hour) vehicles to this movement.

Mitigation
A. Year 2003

(Unacceptable Operation of the Temperance Avenue/Alluvial Avenue Intersection)

1. Signalize the Temperance/Alluvial intersection.
2. Add a second left turn lane on the northbound Temperance Avenue intersection approach.
3. Restripe the eastbound Alluvial Avenue intersection approach to provide a separate left turn,

a combined through/right turn and an exclusive right turn lane.
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4. Provide loop detection in each left turn lane that will activate the northbound left turn green
arrow when vehicle queues are approaching available storage limits.

Resultant operation with signalization and geometric improvements:

AMPeak Hour LOS B Average Vehicle Delay = 12.6 seconds
PMPeak Hour LOS D Average Vehicle Delay = 33.3 seconds

(Project Access Along Temperance Avenue, Alluvial Avenue, Armstrong Avenue and Nees
Avenue)

5. The City Engineer shall provide input to the project planners at the time of specific site
development in order to incorporate acceptable spacing between access intersections and to
indicate likely intersections that will require signalization. Driveway connections to
Temperance Avenue, Alluvial Avenue and Armstrong Avenue should be minimized.

Although not needed from a capacity standpoint, it is suggested that right turn deceleration
lanes be provided on the approaches to all major intersections within the project area to
minimize disruption to through traffic flow by turning vehicles. Provisions for bicycle lanes
and requests by local transit agencies (location of bus pullouts, etc.) should also be
incorporated into the final design plan.

B. Year 2020

(Storage Problems on Northbound Approach to the Temperance Avenue/Alluvial Avenue
Intersection)

6. Add a second left turn lane on the northbound Temperance Avenue intersection approach.

7. Provide loop detection in each left turn lane that will activate the northbound left turn green
arrow when vehicle queues are approaching available storage limits.

Resultant operation:

AMPeak Hour LOS C Average Vehicle Delay = 16.1 seconds
PMPeak Hour LOS D Average Vehicle Delay = 27.0 seconds

Level of Significance Following Mitigation

With implementation of the proposed mitigation measures, impacts to traffic and circulation
will be reduced to a less than significant level.
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3. AIR QUALITY

Short-term construction emissions for the project are significant for oxides of nitrogen
(NOx) and close to significance levels for reactive organic gases (ROG). Daily emissions of NOx
are 556 pounds per day and daily emissions of ROG are 54 pounds per day. No mitigation is
available which would reduce this impact to a less than significant level.

The San Joaquin Valley Unified Air Pollution Control District (STVUAPCD) regulates
construction dust emissions through its Regulation VIII and considers compliance with these
regulations as adequate mitigation for construction impacts.

Project-related traffic increases would generate new regional emissions exceeding the
SIVUAPCD’s thresholds of significance for ozone precursors. This would represent a potentially
significant impact. Anticipated vehicle trips generated by the project would likely result in air
pollutant emissions that would have the potential to affect the entire San Joaquin Valley air basin.
While these emission increases are significant it should be noted that the emissions associated with
the development currently listed in the General Plan (a combination of high and low-density
residential development) would also have impacts exceeding significance levels, although not by as
much as the proposed development.

Mitigation

1. Individual projects shall comply with the policies adopted in the Clovis General Plan Air
Quality Element.

2. As appropriate, individual projects shall provide the following:

" bus stops and shelters along major bus routes as required by Clovis Transit and Fresno
Area Express to encourage transit use;

»  direct pedestrian access to individual projects from existing or future public transit stops,
sidewalks, or pedestrian trails. Such access shall consist of paved walkways or ramps
and should be physically separated from parking areas and vehicle access routes.

»  bicycle parking facilities in accordance with state standards for patrons and employees.
Enclosed bicycle parking, shower facilities, and bike and personal lockers shall be
provided, as deemed appropriate, by the individual developers for employee use.

s bike lanes on roadways in the Business Park as deemed necessary by the City Engineer.
Linkages to bike lanes and the Enterprise Canal trail;

= priority parking for rideshare employees;
. on-site automatic teller machines at convenient locations; and

s promotion of the use of alternative hours/work weeks for employees.
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3 Provide a mixture of uses, as feasible in the proposed commercial development that include
service-oriented facilities. Such uses as restaurants, banks, a post office, and a child care
Jacility should be included to reduce vehicle trips.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, long-term mobile emissions
will continue to contribute to adverse air quality in a non-attainment area. This is an unavoidable
significant impact.

4. VISUAL RESOURCES

Compared to single family housing, the Research and Technology Business Park would
bring about an extensive urban change to the area, replacing the rural landscape with a business park
and the potential for multistory construction. Larger, taller buildings anticipated in the Business
Park will result in highly visible urban development that will form an urban skyline for nearby
residents and travelers. Most directly impacted are residents of the existing single family
subdivision located at the northwest corner of the Business Park. The potential for taller buildings
adjacent to single family back yards could alter views for those residences and decrease back yard
privacy. The proposal to develop a linear park along this common boundary will reduce most of
these visual concerns to an insignificant level.

Mitigation

1. All development associated with this project shall be required to be consistent with all
pertinent policies, development standards, and mitigation measures addressing site
design, visual resources, and aesthetics approved with the Herndon Shepherd Specific
Plan, the Clovis General Plan, and the Clovis Zoning Ordinance.

2. Building heights inside the Research and Technology Business Park shall be limited to
approximately 35 feet. Greater heights may be conditionally permitted only with findings
that the increased heights will not adversely affect nearby residences or other business
park tenants. Heights of up to 65 feet will only be permitted for hotels located at or near
the Temperance Avenue and State Route 168 interchange.

3. Where a business park development abuts a residential use in-house design review shall
be required to ensure provision of adequate buffers. Substantial landscape setbacks,
sound walls, screening, public roads, and height limitations, shall be required.
Residential development buffers or mitigation measures must at minimum be consistent
with the requirements of the Clovis General Plan, the Herndon Shepherd Specific Plan,
and Clovis Zoning Ordinance regulating the abutment of residential uses and non-
residential business park uses. Improvements to reduce negative impacts between uses
shall be provided by the new use, rather than existing use.

4. Qutdoor areas for shipping and receiving operations shall be located to avoid adverse
noise, visual, and illumination impacts on nearby residences. These areas shall be
concealed from view of the public and adjoining land uses. Concealment and screening
may be accomplished by use of any of the following:
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10.

11.

12.

13.

Design buildings to envelop outdoor service areas thereby providing for concealment;

Construction of perimeter 6 feet high walls architecturally coordinated with the primary
buildings and site landscaping; or

Screening with dense vegetative hedges, combined with walls or fences.

Loading facilities shall be screened with landscaping and/or berming and shall not be
located at the front of structures. When it is not possible or desirable to locate loading
Jacilities at the rear of the building, loading docks and loading doors shall be located on
the side of the building and shall be screened from the street by landscaping offset from
driveway openings.

No permanent outside storage of materials or products is allowed.

Parking areas shall be well landscaped with trees provided along the perimeter and
interior of multi-aisle parking areas such that the trees form an overhead canopy
providing sun and rain protection for the majority of the parking spaces.

Parking areas adjoining public rights-of-way shall be set back a minimum of 15 feet from
the right-of-way and the setback areas landscaped to partially screen the parked vehicles.
The landscaping should be coordinated with street landscaping to achieve an attractive,
unified landscape appearance.

On site parking for trucks and vehicles other than passenger cars shall not be permitted
within 25 feet of any property line on any street excluding freeways. Parking shall not be
permitted within 10 feet of the street side of any office portion of any building.

Buildings, structures and loading facilities shall be designed and placed upon the site so
that vehicles, whether rear loading or side loading may be loaded or unloaded at any
loading dock or door, or loading area, without extending beyond the property line.

No loading area shall be located within twenty-five (25) feet of residential property

The architectural style of new buildings shall have a contemporary appearance while
utilizing elements that complement the existing character of Clovis. This may mean
relating to the relatively small scale of adjacent structures and incorporating such
elements as variation in textures and materials in the design of elements facing the public
Street.

Building construction and design shall be used to create a structure with substantially
equally attractive sides of high quality, rather than placing all emphasis on the front
elevation of the structure and neglecting or downgrading the aesthetic appeal of the side
elevations of the structure. Any accessory buildings and enclosures, whether attached to
or detached from the main building, shall be of similar compatible design and materials.

10
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14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

Large, continuous surface treatments of a single material shall be minimized. In the event
this is done, textural changes or relief techniques should be introduced to produce a play
of shadows on the surface. Large buildings shall have facades that include variations in
Jform and texture.

Perimeter landscaping is required adjacent to street frontages. These perimeter areas
shall be a minimum of 10 feet wide and include trees, shrubs, and ground cover.
Landscaped berms are encouraged to soften the transition between street and parking lot.

Both perimeter and interior landscaping shall include canopy-type trees. The location
and spacing of trees is dependent on the type of tree used, but the effect should be a
consistent tree cover that will provide shade. Generally, a tree should be installed for

every five to eight parking spaces.

Live plant materials shall be used in all landscaped areas. The use of gravel, colored
rock, bark and other similar materials is not acceptable as a sole ground cover material.

All exterior trash and storage structures and service areas shall be screened from view
with a City approved wall or fence.

Utility company equipment and roof-mounted equipment shall be screened from street
view.

The design of masonry walls, fencing, trash enclosures and similar accessory site
elements shall be compatible with the architecture of the building.

Lighting shall be placed where it can best aid in illuminating activity areas. The site
should not be overly lit. Fixtures should be scaled in size to match the size of areas to be
lit.

Area lighting shall be directed predominantly downward and placed to prevent glare or
excessive spray of light on neighboring sites.

Pad-mounted transformers, utility connections, and meter boxes shall be screened and
integrated into the site plan.

All commercial uses shall be ancillary to the research and technology uses. The retail uses
shall be strictly secondary uses to be oriented along the freeway right-of-way only and shall
be limited in the interior of the Business Park to businesses that serve the employees of the
Business Park.

The location of hotel, conference, and personal services shall be concentrated generally
at the freeway 168 and Temperance Avenue interchange.

The provision for five (5) stories in Mixed Use Area 36 applies to motel or hotel uses only.
Maximum height in the Business Park is 35 feet.

11
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Level of Significance Following Mitigation

With implementation of the setback, buffering, building height, screening, parking and
signage proposals of the Research and Technology Business Park plan, potential visual impacts will
be reduced to a less than significant level.

S. PUBLIC SERVICES
A. Fire Protection

Implementation of the business park could adversely impact the Clovis Fire Department's
ability to provide adequate fire service. The Business Park would result in an increased demand for
services including additional personnel, equipment (including equipment for fire suppression in
multi-story buildings), and facilities. A fire station in the vicinity of Armstrong Avenue and Nees
Avenue is now planned for construction in 4-5 years that will reduce impacts on fire protection.
Implementation of General Plan policies and actions will also help alleviate adverse impacts
associated with both increased demand on existing fire service providers and increased populations
at risk for fire hazards. Specifically, Goal 3, Policy 3.1 and 1.5 and related actions from the Public
Safety Element help reduce impacts.

Mitigation

1. The City of Clovis Fire Department shall be consulted prior to development of any
structures in the Business Park to assure that adequate fire protection services are available
to serve the proposed development.

2. The City of Clovis will consult with the City of Clovis Fire and Building departments fo
ensure future projects in the Business Park meet necessary fire safety, Uniform Building
Code, and structural standards. The Fire and Building departments shall provide
conditions of approval to assure adequate fire safety during the processing of development
entitlements

Level of Significance Following Mitigation

With implementation of the recommended mitigation measure, potential impacts to fire
protection services will be reduced to a less than significant level.

B. Police Service

Continued development as anticipated in the project area could adversely impact the Clovis
Police Department to provide police service as noted, although when compared to residential
development, business parks result in fewer calls per acre. The nature of calls also changes from
primarily domestic disturbances to crimes against property such as burglary. The General Plan
contains several policies and actions which encourage the development of adequate police facilities
as areas develop. Specifically, Goal 3, Policy 3.3 and related Actions help mitigate impacts police
services.

12
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Mitigation

1. The City of Clovis Police Department shall be consulted prior to development of any
structures in the Business Park to assure that adequate police protection services are
available to serve the proposed development.

2. The City of Clovis shall encourage the design of public and private spaces to minimize
opportunities for criminal activity in all future projects in the Business Park. The Police
Department shall provide conditions of approval during the processing of development
entitlements that address design and operational aspects of proposed projects to minimize
the potential for criminal activity in the Business Park.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential impacts to police
protection services will be reduced to a less than significant level.

C. Water

Previous studies conducted by the City of Clovis have determined that the conversion of
agricultural land to residential use can result in a decrease in land area water consumption
requirements. As urbanization occurs on the project site, total water use is expected to increase
compared to current uses.

At full buildout of current planned land uses, the project area would be expected to use
approximately 490 acre-feet of water annually for domestic purposes. Commercial and business
park uses generally use less water than comparable acres of single family residential due to reduced
requirements for domestic and landscaping uses. At use rates estimated by the City's Water Master
Plan Update, the 180.2 acre R&T Park would require approximately 335 acre feet of water annually,
a rate less than planned land uses.

Mitigation

No additional mitigation measures are required.

D. Sewer

At full buildout of current planned land use, the project area would generate approximately
0.23 million gallons of wastewater per day. Commercial and business park uses usually generate
less wastewater than comparable acres of single family residential due to reduced domestic
requirements. Based on use rates estimated by the City's Wastewater Master Plan Update, the 180.2
acre R&T Park would generate approximately 0.22 million gallons of wastewater daily, a rate
slightly less than planned land uses.

13



GPA99-5 Clovis Research and Technology Park
Final EIR

Mitigation
No additional mitigation measures are required.
E. Solid Waste

According to the Solid Waste Generation Study for Fresno Counties and Cities, residential
uses generate 2.26 tons of solid waste per acre per year. Existing planned land uses include 173.9
acres of residential use. These uses would therefore generate approximately 393 tons of solid waste
per year. The 180.2 acre R&T Park would generate an estimated 294 tons per year (using the
commercial generation rate of 1.63 tons/acre/year from the Solid Waste Generation Studv for
Fresno Counties and Cities). The proposed project would therefore generate less solid waste than
planned land uses.

Research and technology parks can generate hazardous and/or toxic solid waste. All uses
would be required to file a business plan with the Fresno County Environmental Health Division for
disposal of such waste.

Mitigation
No additional mitigation measures are required.
F. Schools

The proposed Business Park will have less of an impact on the District than the existing
residential designation in terms of student generation. However, new commercial and industrial
development does affect the District by generating employees. The children of employees living in
the District will need to be housed in District schools.

The Clovis Unified School District currently levies a development fee of $0.31 per square
foot for commercial and industrial development. Any new development on the subject property will
be subject to the development fee in place at the time fee certificates are obtained.

Mitigation

No additional mitigation measures are required.
G. Drainage

The drainage facilities for the portion of the proposed business park lying within Drainage
Area "TH" (east of Temperance Avenue and south of the Enterprise Canal) were designed to serve
High Density Residential and Open Space park uses, consistent with the 1993 Clovis General Plan.
The storm drain has been installed downstream of this site and will need to be studied to determine

whether or not capacity is available to accommodate the increased runoff from the proposed land
use.

14
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The portion of the business park which lies west of Temperance Avenue and north and
south of Alluvial Avenue is located within Drainage Area "7D". The drainage system planned to
serve this area is designed for low-density residential land uses, consistent with the 1993 Clovis
General Plan. A portion of the storm drain system to serve this area has been constructed
downstream and does not have capacity to serve this proposed land use.

The portion of the Business Park which lies north of the Enterprise Canal and west of
Temperance Avenue is within Drainage Area "BX". The District's system in Drainage Area "BX"
has not been constructed and can be modified to accommodate the proposed use.

If the proposed land uses are adopted, it would be necessary to mitigate the impact of the
land use changes on the Drainage Area "7D" system and possibly the Drainage Area "7H" system.
These mitigation measures could be implemented either on an area wide basis for the entire
business park or on each individual development as it is developed. The cost of mitigation of the
drainage impacts would not be considered Master Plan costs and therefore would not be eligible for
drainage fee credit or reimbursement by the District.

Mitigation

1. Construction of on-site detention ponds to reduce the peak flows from the development to
that anticipated in the design of the existing Master Plan storm drainage facilities.

2. Implementation of landscaping and open space areas of sufficient size to make the runoff
characteristics of the site equivalent to those anticipated by the design of the existing Master
Plan storm drainage facilities.

3. Construction of non-Master Plan facilities to increase the system capacity of the District's
system.

4. The District shall review and approve any improvement plans and method of providing the
proposed mitigation.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential drainage impacts
will be reduced to a less than significant level.

H Noise

Changing the project site from vacant and rural residential land to an urbanized use will bring
about the introduction of noise into the project area. Those affected by this introduction of noise
will most likely be the existing residents of the single-family subdivision to the northwest and
other nearby residents. Because most operational activities will be required to take place inside
the buildings, the only notable source of noise will be that generated from employee vehicles and
shipping and receiving (truck) activities.

15
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The proposed Research and Technology Business Park is not intended to be a traditional
industrial park. During the preliminary development of the scope of the business park project,
the City of Clovis concluded that the proposed Business Park would not generate significant
levels of noise. This conclusion was based on: 1) first hand observations secured from field
surveys of existing research and technology parks, 2) interviews of staff from jurisdictions where
similar parks have been constructed; and 3) an examination of the literature in which research
and technology parks are described.

The policies of the Clovis General Plan require that exterior living areas of single family uses
have a maximum noise level of 65dB CNEL and an interior living areas noise level of 45dB
CNEL (Community Noise Equivalent Level — 24 hours average noise level). It is the intention of
the City of Clovis to require a combination of site planning techniques, landscape setbacks and
berms and/or noise walls, and architecture treatments be incorporated into the design of all
developments in the Research and Technology Business Park project to ensure that the required
65dB CNEL (outside) and 45dB CNEL (inside) standard is achieved.

During construction there will be short-term noise impacts caused by construction equipment
such as earthmovers, trucks, and power equipment. These noise impacts will occur primarily
during daylight hours and could cause some short term nuisance effects to residents near the
construction site.

Potential noise impacts on residential areas located adjacent to the proposed Research and
Technology Business Park have been addressed through mitigation measures that have been
incorporated into the project.

Mitigation

1. All development associated with this project shall be required to be consistent with all
pertinent policies, development standards, and mitigation measures addressing noise
impacts approved with the Herndon Shepherd Specific Plan, the Clovis General Plan, and
Clovis Zoning Ordinance.

2. The City of Clovis shall evaluate potential noise conflicts for each proposed individual
development in the business park and require mitigation of all potentially significant noise
impacts as a condition of project approval.

3. All development projects occurring in the business park locating near existing or planned
residential areas shall demonstrate that the project, when constructed, will comply with the
City noise requirements.

4. The City's noise standards for land use compatibility as adopted in Table 8-3 of the Clovis
General Plan shall be adhered to and implemented during the review of all proposed
development projects. Conditions of approval shall be incorporated into all development
projects to attenuate exterior/interior noise levels to acceptable levels.

16
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10.

11.

12.

13.

Noise mitigation shall include a combination of site planning techniques, landscape
setbacks and berms and/or noise walls, and architecture treatments. Required mitigation
shall be incorporated into the design of all proposed developments in the Research and
Technology Business Park Project to ensure that the adopted 65dB CNEL (outside) and
45dB CNEL (inside) City noise standard is achieved.

The use of sound walls shall be discouraged. Berms, greenbelts, and public park areas
shall be utilized when feasible to reduce potential noise impacts.

All business activities, other than shipping and receiving, shall take place inside the
buildings.

A minimum distance of approximately 200 feet shall be maintained between all structures
and existing residences. A portion of this setback area shall be improved as a greenbelt or
park. This distance can be decreased only with the submission of an acceptable noise
study indicating that there will not be any significant acoustical impacts on adjacent land
uses.

The hours of operation of outside business activities shall be restricted to the hours
between 7 a.m. to 6 p.m. No nighttime (after 9 p.m.) shipping and receiving activities will
be allowed in the Business Park.

All buildings near residential areas shall be oriented to shield outdoor living areas from
noise sources. Noise tolerant land use elements such as parking lots, maintenance facilities,
and utility areas shall be placed between noise sources and sensitive receptors.

Special orientation or design treatment of loading docks located in proximity to residential
areas shall be required to reduce noise impacts to less-than-significant levels.

During construction, the operation of heavy equipment shall be limited to the daytime hours
(Monday through Saturday, 7 a.m. to 6 p.m.). Stationary equipment (e.g., generators) shall
not be located adjacent to any existing residences unless enclosed in a noise attenuating
structure. The hours of construction activity near residential areas shall be limited to
Monday through Saturday, 7 a.m. to 6 p.m. with no activity allowed on Sundays and

holidays.

The City of Clovis shall provide quick response to noise complaints and rapid abatement
of noise nuisances within the scope of the City Police enforcement powers.

Level of Significance Following Mitigation

With implementation of the recommended mitigation measures, potential noise impacts will

be reduced to a less than significant
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ALTERNATIVES TO THE PROPOSED PROJECT
A. No Project

Under the No Project alternative, the project site would remain in its existing condition with
designations for high density and low density residential uses. As discussed in the Land Use
section, up to 945 residential uses could be constructed with associated park and open space uses.

It is likely that development would occur at somewhat faster rate with the No Project as the
demand for residential development continues strong within the Clovis community while the market
for research and technology uses is less certain.

Increased Impacts as a Result of the Alternative

Compared to the proposed project, the No Project alternative would result in more
substantial impacts in the following areas.

O more substantial demand on water and wastewater systems
O more substantial demand on police services
O more substantial demand for school services

Due to these factors, it is determined that the No Project Alternative is not environmentally
superior to the proposed project.

B. Research and Technology Business Park with Reduced Development

A down-scaled alternative was developed wherein the western most 53.5 acres would
remain low density residential with 187 units and 565 persons. The project area would then be
developed as shown on the following table.

Increased Impacts as a Result of the Alternative

Compared to the proposed project, the Reduced Development alternative would result in
more substantial impacts in the following areas.

O more substantial demand on water and wastewater systems
O more substantial demand on police services
O more substantial demand for school services

Due to these factors, it is determined that the Reduced Development Alternative is not
environmentally superior to the proposed project.
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Research and Technology Business Park - Alternative Land Use

- Land Use

Phase 1

- Hotel and
_ Retail Center

Research &
- Technology

Sub-total
. Phasell

Single Family
" Residential

Research &
- Technology

Total

Acres Density/Acre or
FAR'

20.0 40 FAR

76.9 35FAR

96.9 acres

53.5acres 3.5 du/ac

29.8 acres .35 FAR

180.2
acres

Associates

commercial

park

Units/Square
Feet

348,500 sq. ft.

1,172,420 sq. ft

1,520,920 sq. ft.

187 units

454330 sq. ft.

1,975,250 sq. ft.
187 units

Residents/
Employees

730 employees®

1,820 employees®

2,550 employees

705 employees

3,255 employees

FARs from "Research and Technology Business Park Feasibility Study," Thomas Cooke

Council of Fresno County Governments factor of 23.66 employees per acre for business

Council of Fresno County Governments factor of 36.38 employees per acre for community
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4. Written Comments and Responses
Response letters were received from the following agencies and individuals:
1. The Governor’s Office of Planning and Research

The Department of Transportation (letter of May 21, 1999)

The Department of Transportation (letter of June 1, 1999)

The San Joaquin Valley Air Pollution Control District

The Fresno Metropolitan Flood Control District

The County of Fresno Public Works and Development Services Department
Lance W. Johnson

Mark Der Matoian

Gino Roberti

0 ® N oA WD

it
<

Susan Chapman

Following are responses to comments. The comment letters are attached as Attachment “A”.
1. The Governor’s Office of Planing and Research

The Office of Planning and Research (OPR) is responsible for circulation of the Draft EIR to
State Agencies and to administer the EIR process in accordance with CEQA. OPR’s letter
indicates compliance with the State Clearinghouse requirements and also lists the agencies that
were provided a copy of the Draft EIR.

2. The Department of Transportation (letter of Mayv 21, 1999

The EIR contains mitigation measures that will reduce potential traffic impacts to a less than
significant level.

3. The Department of Transportation (letter of June 1. 1999)

Response 1. Comment noted.

Response 2. Comment noted. Precluding a fourth (easterly) leg at the future Temperance/
Alluvial intersection should provide better operating conditions than detailed for the four-leg
Temperance/Alluvial intersection analyzed in the EIR. It will then be necessary, however, to

provide a major intersection along Temperance Avenue to the north of Alluvial providing access
to the property east of Temperance and north of the freeway.

20



GPA99-5 Clovis Research and Technology Park
Final EIR

Response 3. The Caltrans proposed S.R.168 Eastbound Off-Ramp striping would provide
acceptable year 2003 AM and PM peak hour operating conditions with inclusion of project
traffic (as would the striping presented in the DEIR in Figure 3.2-10). Since the Caltrans design
for the Eastbound Off-Ramp already includes two lanes, the only cost associated with their
request would be to restripe the off-ramp lanes if and when needed.

Response 4. Comment noted. We agree that the S.R.168 Westbound Ramps/Temperance
Avenue intersection would operate acceptably from a level of service standpoint with or without
the striping change proposed in Figure 3.2-10. During preparation of the EIR document,
Caltrans staff indicated that they probably were not going to use one of the Westbound On-Ramp
lanes to serve high occupancy vehicles (HOV) which would have allowed implementation of the
recommended restriping in Figure 3.2-10. With use of one on-ramp lane for HOVs, Caltrans=
recommended striping plan is preferred.

Response 5. Comment noted.
Response 6. Comment noted.

Response 7. Year 2020 traffic projections utilized in the DEIR were obtained from the COFCG
traffic model. Special runs were conducted by COFCG specifically to determine the traffic
implications of the Research & Technology Park project. The 2020 traffic model base employed
for the R&T DEIR is different than that utilized for Caltrans to determine year 2020 projections
for the design of the S.R.168 freeway interchanges. While the Caltrans runs reflect more recent
year 2020 regional land use growth projections, they have not been officially approved by the
COFCQG traffic modeling committee. The base model used for the R&T EIR has had its land use
projections approved by the COFCG committee. Therefore, there is a measurable to significant
difference between the 2020 traffic projections between the model runs due to the different land
use bases.

In regards to specific locations where year 2003 existing + project volumes are higher than year
2020 projections: It is agreed that some Anear term= specific movements are higher than those
projected for 2020. However, if the project would fully develop by the year 2003 (not remotely
likely, but requested for analysis by Caltrans), virtually all project-related traffic would be
traveling to/from points south and west (the location of the vast majority of existing residential
units). This would produce extremely high directional traffic flow for certain movements at the
Temperance/S R.168 interchange during the near-term horizon commute traffic periods. In
contrast, by 2020, the regional traffic model is predicting a much more diffuse spread of traffic
from the R&T park in all directions as development has been assumed to also extend well to the
north and east of the project area. Major roadway infrastructure improvements have also been
assumed completed in the 2020 traffic model projections to the north, south, east and west of the
project site. Therefore, it is not out of the question that a few select movements for the near-term
horizon analysis (unlikely as this development scenario may be) may be higher than those
projected by the regional travel model for the year 2020.
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4, The San Joaauin Valley Air Pollution Control District

The mitigation measures to reduce the LOS at Temperance and Alluvial to D or better are part of
the Mitigation Monitoring program for the project and will be attached as conditions of project
approval. By ensuring an acceptable level of service at this intersection, concerns for CO
hotspots will be mitigated to a less than significant level.

5. The Fresno Metronolitan Flood Control District
The suggested word errors are acknowledged but do not change the conclusions of the EIR.

The correct boundaries for the project are shown on Figures 2-2 and 2-3 of the Draft EIR and
extend to Armstrong Avenue on the west.

6. County of Fresno Public Works and Development Services Department
Response 1. Comment noted.

Response 2. Project gross trip generation is presented in Table 3.2-8 while the net new trip
generation on the local roadway system from the project commercial centers is presented in
Table 3.2-9. Figures 3.2-4 and 3.2-5 present both year 2003 Base Case (without project)
volumes as well as the increment of traffic due to the proposed project on all local roads near the
project site.

Responses 3 & 4. The three requested locations for analysis along Willow Avenue are 3 to 3.5
miles west of the project site. It would not be expected that Willow Avenue (Shepherd to
Cooper), the Cooper/Willow or Willow/Shepherd intersections would experience more than 7 to
8 new additional trips due to the proposed project (at full development) during either the AM or
PM commute peak traffic hours. The Temperance/Shepherd intersection (about 1.25 miles north
of the project) might be expected to receive up to 50 AM peak hour and 80 PM peak hour trips
from a totally developed project. Approximately 15 percent of the project would need to be
developed before the Temperance/Shepherd intersection would receive 10 new trips (due to the
project). The County is requesting analysis of any intersection that would experience 10 or more
new trips added during a peak traffic period. Based upon observation, this intersection could
easily accommodate 10 additional peak hour trips, or even traffic from the maximum
development level.

7. Lance W. Johnson
General Comments

Many of the author’s comments regarding deficiencies of the Draft Environmental Impact Report
are not substantiated with specific examples of alleged deficiencies (specific citations from the
DEIR), references to published documents, pertinent Sections of the California Environmental
Quality Act, qualified professional interpretation, or verifiable facts in the public record, and thus
must be considered personal opinion only.
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Participation by Non-landowners

All statutory requirements for public participation and public and agency review of the proposed
project and the EIR for this project per the California Environmental Quality Act have been
complied with. No further response is necessary.

Initial Study Failures to Identify Impacts

Section 15063 of the California Environmental Quality Act states that if the “Lead Agency can
determine that an EIR will clearly be required for a project, an Initial Study is not required but
may still be desired”. In this case an Initial Study was prepared as part of the Notice of
Preparation to solicit comments from agencies and the public in general, and to focus the scope
of the EIR for the proposed project. Per CEQA Guidelines Section 15063(3), the Initial Study
prepared was “neither intended nor required to include the level of detail included in an EIR.”

According to CEQA Guidelines, Section 15063 (C), the purpose of an Initial Study is to “provide
the Lead Agency with information to use as the basis for deciding whether to prepare an EIR or a
Negative Declaration.” [See also 15063(C) (1)]. An Initial Study acts to assist in the preparation
of an EIR by “focusing the EIR on the effects determined to be significant, [see 15063 (C) (3)
(A)]. An Initial Study also helps determine “whether a previously prepared EIR could be used
with the project.” [See 15063 (C) (7)].

The Initial Study for the proposed project is not inadequate or defective. Pursuant to Section
15006(d), it provided basic environmental analysis that allowed for the focusing of the analyses
in the EIR. The EIR focused on Land Use, Traffic and Circulation, Air Quality, Visual
Resources, and Public Services (including water). Other environmental topics were either
determined not to be significantly effected by the proposed project or it was concluded that they
have been adequately analyzed in other environmental documents (EIRs) covering the project
area previously certified by the Clovis City Council.

DEIR Deficiencies (General Response)

CEQA requires that public agencies reduce delays and paperwork when preparing environmental
documents (Section 15006). Re-evaluating environmental topics that have been adequately
analyzed in previous documents (e.g., population, housing, biology) is not necessary and would
be in direct conflict with this Section.

Section 15006(f) of CEQA Guidelines allows and encourages the use of “a previously prepare
EIR when it adequately addresses the proposed project.” (See also Section 15153) The purpose
of this allowance is to eliminate “repetitive discussions of the same issues by using
Environmental Impact Reports on programs, policies, or plan and tiering from reports of broad
scope to those of narrower scope [15006(m)].” CEQA also allows “mentioning only briefly
issues other than significant ones in EIRs” [15006(p)]. Finally, Section 15063(C) of CEQA
Guidelines notes that if the initial study indicates that a project may have a significant effect on
the environment the Lead Agency shall determine “which of the project’s effects were
adequately examined by an earlier EIR. The lead agency shall then ascertain which effects, if
any, should be analyzed in a later EIR.”
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The EIR prepared for the business park project did not revisit a number of environmental issues
already adequately covered in previous EIRs certified by the Clovis City Council. Two previous
EIRs were relied on in determining the focus of the current environmental analysis. These are
described below.

The project site is located in the Herndon Shepherd Specific Plan planning area for which a final
EIR was prepared and certified in 1988. The Final EIR for the specific plan examined a full
range of environmental topics as a prelude to the ultimate urbanization of the entire specific plan
area, including the project site.

The entire general plan planning area was evaluated in 1992 in the Clovis General Plan
Environmental Impact Report, a program EIR, certified by the Clovis City Council on April 26,
1993.

Failure to Evaluate Biological Impacts (paragraphs 1,2,3)

Biological impacts were not evaluated beyond the Initial Study analysis because: a) the project
site has been in agricultural or rural residential use for a number of years and all natural habitat
has been previously disturbed or removed; b) biological impacts for the project area have been
evaluated in two previous certified EIRs (Herndon Shepherd Specific Plan Final EIR and the
Clovis General Plan Final EIR); and c) the California Department of Fish and Game did not
respond to the Notice of Preparation of the Draft EIR with comments or concerns.

Potential impacts to biological resources were examined in the EIR (1988) prepared for the
Herndon Shepherd Specific Plan. The analysis concluded that “due to extensive cultivated
agricultural uses of much of the plan area and the presence of developed roadways that act as
ecological barriers, wildlife resources within the area are quite limited.” At that time the
CDFG’s Natural Diversity Data Base “revealed no known rare or endangered species within or
close to the (Herndon Shepherd Specific Plan) area.” It should be noted that at the time of the
environmental analysis (1987) no correspondence was received that identified rare or endangered
species in the specific plan area from any governmental agency responsible for protecting
wildlife resources. (Reference: Herndon Shepherd Specific Plan Final EIR, 3.2 Biological
Environment, March 1988).

The Clovis General Plan EIR (1992) identified the business park project area as agricultural and
concluded that “wildlife that occur in these agricultural habitats are generally common species
that tolerate human disturbance.” The analysis presented in the Biological Resources section in
the EIR was based on “information obtained from the Department of Fish and Game and the US
Fish and Wildlife Service.” The analysis concluded that “no threatened or endangered are
known to occur within the (General Plan) project area.” It should be noted that at the time of the
environmental analysis (1992) no correspondence was received that identified rare or endangered
species in the General Plan area from any governmental agency responsible for protecting
wildlife resources. (Reference: Clovis General Plan Final EIR, 4.4 Biological Resources,
December, 1992).
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Concerning wetlands and vernal pools, there are no wetland areas or vernal pools in the business
park project site area or in the surrounding areas inside the current City of Clovis Sphere of
Influence (reference: Final Wetland Resources Planning Recommendations for Chico. Clovis.
Fresno. and Surrounding Areas of Butte and Fresno Counties, Jones and Stokes, submitted to the
U.S. EPA Region IX, San Francisco, CA September 30, 1994).

Other studies evaluating biological resources have been executed near the project area. In 1992,
the Clovis Unified School District prepared an Environmental Impact Report to examine the
potential effects of a proposed 154 acre educational complex located approximately one half
mile from the project site at the southwest corner of Temperance and Shepherd Avenues. The
general characteristics of the site, size (154 acres), historical agricultural land (now follow) use,
and rural residential uses, are similar to the proposed business park site.

The District employed a professional biologist (H.T. Harvey) to perform the evaluation.
Information for the assessment “was assembled from on-site field observations, a survey of
pertinent literature, and consultation with personnel from the California Department of Fish and
Game.” Background research and reconnaissance-level surveys were conducted on July 15,
1992. The study concluded, “although four special-status animals may be found in the project
vicinity on an occasional basis, no threatened, endangered, or otherwise sensitive species are
likely to inhabit the project site.” No significant impacts to biological resources were identified
in the EIR. (Reference: Clovis Unified School District, Northeast Educational Center EIR,
Section F, Biological Resources, February 1993).

In June 1983 an Environmental Impact Report was prepared for the Clovis Community Hospital
Project. The project site is located approximately one-quarter mile from the proposed business
park area, east of Temperance Avenue and north of Herndon Avenue. The general
characteristics of the site including size (140 acres) and historical agricultural land use are
similar to the proposed business park site. The EIR included an analysis of Biology. The EIR
noted that, “wildlife habitat is extremely limited due to the agricultural use of the land and
associated human intervention... the only animals observed during field reconnaissance were
insect species.” The EIR concluded that “no rare, threatened, or endangered species were
identified, nor are any known to exist on adjacent parcels.” (Reference: City of Clovis, Clovis
Community Hospital EIR, Chapter 4 Environmental Setting, Biology, June, 1983).

It is noted for the record that the project site and vicinity does not contain any designated State or
National Parks, or National Game Preserves. There are no Wilderness Areas, as designated or
proposed under the Wilderness Act or wild or scenic rivers, as designated or proposed under the
Wild and Scenic River Act that are located on or in the vicinity of the proposed project.

As stipulated in the distribution list attached to the comment letter from the Governor’s Office of

Planning and Research, the California Department of Fish and Game was supplied a copy of the
Draft EIR. CDFG had no comments on the project.
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Selective Use of Reference Documents

The Research and Technology Business Park Feasibility Study is a separate document from the
EIR for General Plan Amendment GPA99-5 Research and Technology Business Park Project.
The project evaluated in the EIR is described in the Project Description presented in the EIR, and
not in the Feasibility Study. The Executive Summary was included in the EIR appendages for
quick reference and to enhance a reader’s general understanding of the project. All
documentation related to the business park project is available for public review in the Planning
and Development Services Department, Clovis City Hall 1033 Fifth Street, and the Clovis
Community Development Agency office, 725 Pollasky Avenue, Suite 107.

Incomplete Sourcing
All sources used to prepare the EIR for this project have been noted.
Need for Redraft and Recalculation

Section 15088.5 of CEQA Guidelines requires that an EIR only be recirculated when “significant
new information is added to the EIR after public notice is given.” Significant new information
requiring recirculation include disclosures such as 1) a new significant environmental impact
would result from the project or from a new mitigation measures proposed to be implemented or
2) a substantial increase in severity of an environmental impact would result unless mitigation
measures are adopted to reduce the impact to a level of insignificance [15088.5(1)(2)].
Recirculation is not required unless the draft EIR is so fundamentally and basically inadequate
and conclusory in nature that meaningful public review and comment are precluded.

After public review of the EIR document for this project, no new significant environmental
impacts have been identified that would result from the project and there is nothing in the public
record that indicates that recirculation of the EIR is necessary under the provisions of CEQA
Guidelines (see 15088.5).

8. Mark Der Matoian

1 Comments noted.
2. Comments noted.

3. 1" Paragraph — A substantial number of specific mitigation measures have been included in
the Final EIR document that address a wide variety of environmental concerns. Many of these
relate directly to the issue of locating Business Park uses near existing residential areas. Please
refer to the Summary of project impacts and recommended mitigation measures in the Final EIR.

2™ Paragraph — The mixed use zoning ordinance is only one regulatory method for regulating
development in the proposed Business Park. Other regulatory tools include various zone districts
in the Clovis Municipal Code, conditional use permits, and site plan review.

3™ Paragraph — Request is noted.
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4. A key component to establishing the Business Park at the proposed location is the
availability of a major transportation system (freeway 168), a substantial area of vacant or
sparsely improved land, and limited interfacing with sensitive land uses (e.g., residential). The
success of the Business Park is related directly to access to a major transportation corridor. An
alternate site of the size necessary and access to necessary transportation facilities would not be
possible anywhere else in the city. The proposed project will generate relatively limited
exposure of business park uses to residential uses. It would be difficult to locate another project
site with less potential impacts. Mitigation measures incorporated into the project will mitigate
significant impacts on existing residential uses to less-than-significant levels.

5. The Reduced Development alternative does not presume that the additional single family
residences assessed in the analysis would be used as a buffer between the existing residential
uses in the area and the Business Park. Further, the Reduced Development does not assume that
this alternative would prevent direct contact between the existing residential uses and the
Business Park. The Reduced Development alternative would likely conform to Phase One of the
Research and Technology Business Park that indicates development adjacent to the existing
subdivision to the northwest.

Planning new residential land uses adjacent to the Business Park would not solve any of the
issues examined in the DEIR of locating a business park near residential uses. Using single
family residential land uses, as a buffer would not be an acceptable mitigation measure.

The analysis in the DEIR concluded that the Reduced Development alternative is not
environmentally superior to the proposed project and feasible mitigation measures available
would not substantially lessen potential environmental effects identified for the Reduced
Development alternative.

The terminology used in the DEIR that described potential impacts a “increased demand” has
been corrected to read:

Compared to the proposed project, the Reduced Development alternative would result in more
substantial impacts in the following areas.

»  More substantial demand on water and wastewater systems
*  More substantial demand on police services
»  More substantial demand for school services

6. Paragraphs 1-3: The predominate land use in the City of Clovis, and the land use most
available for development, is residential. There are hundreds of acres of land currently
designated for residential development that are available for housing inside the current sphere of
influence and substantially more acreage in the planned urban centers that will be available to
meet any increase in housing generated by the proposed project. The increased demand for
services was generally assessed in the environmental documents and policies of the Clovis
General Plan and subordinate specific plans.
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Paragraph 4: While differences in the effects on housing may exist between alternatives, the
demand for housing as a result of any alternative would not be considered significant. Issues
related to impacts on housing and the availability and demand for housing are not environmental
issues that requires further analysis in the final Environmental Impact Report for this project (see
previous response).

Paragraph 5 - Planning new residential land uses adjacent to the Business Park would not solve
any of the issues examined in the DEIR of locating a business park near residential uses. Using
single family residential land uses, as a buffer would not be an acceptable mitigation measure.

7. The reasoning behind the decision to expand the project is not an environmental issue.
The potential environmental effects of the expanded project were evaluated in the EIR for this
project.

8. The mitigation measures for Visual Resources have been substantially revised and
included in the final EIR for this project. Where appropriate, the revised mitigation measures
have replaced “would” with “shall”.

9. The timing and specific location of the retail/commercial components of the project are
not environmental issues that require specific evaluation at this time. It should be noted,
however, that these concerns have been addressed in the revised language of Mixed Use Area 36
under consideration with General Plan Amendment GPA99-5, and in mitigation measures in the
Final EIR recommended for this project:

TABLE ONE - MIXED USE AREA 36

Area Primary Use  Secondary Special Uses  Max. FAR Design Features and

No. Uses Height/ Comments
Stories
o  Transit Orientation
36 Researchand 15% Hotels, 54 .35-50 e Enterprise Canal Parkway
Technology = Commercial/  Convention o Buffer Adjacent
Business Retail® Center, Open Residential
Park Space e  Entry Treatment
Opportunity
o  Special Development and
Design Regulations
1. Administrative and research activities occupying office type space and the balance to testing, fabrication,
assemblage and other production types of activities.
2. All commercial uses are ancillary to the research and technology uses. The retail uses are strictly secondary
uses to be oriented along the freeway 168 right-of-way only and not in the interior of the Business Park.
3. The location of hotel, conference, and personal services will be concentrated generally at the freeway 168
and Temperance Avenue interchange.
4. Five (5) stories applies to motel or hotel uses only. Maximum height in the Business Park is 35 feet.
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10.  Where appropriate, all revised mitigation measures in the final EIR have incorporated the
word “shall”.

11.  Itis the intention of the City to use open space/parkland in the project area as both
setback buffers between existing residential uses and business park development and as a
recreational facility for the community. The ultimate disposition of open space will be
determined as master plans for development of the Business Park are developed.

12.  The methodology for the traffic study was discussed with and approved by the Clovis
City engineer and Caltrans staff. The intersection of Armstrong and Nees was not included in
the study, as traffic at that location will continue to be primarily residential in character. This
factor is supported by intersection analysis both south and east of the Armstrong/Nees
intersection. Table 3.2-5 in the Draft EIR shows intersection level of service in the year 2020 for
both Temperance/Nees and Armstrong/Alluvial. Both intersections will operate at LOS B in the
AM peak hour. Temperance/Ness will operate at LOS C in the PM peak hour and
Armstrong/Alluvial will operate at LOS B. Both intersections will be signalized. As a major %2
mile street, Armstrong/Nees will also be signalized in the future and can be expected to operate
similarly to Temperance/Nees or Armstrong/Alluvial, or at LOS C or better in both the AM and
PM hours.

13.  See response above. With signalization of the Armstrong/Nees intersection and with
expected operation at LOS B in the AM peak hour in the year 2020, conditions will be
acceptable for elementary school operation.

14.  Some limited truck traffic is to be expected in a business park and has been anticipated on
the major street system, including the new Freeway 168. Large trucks will be limited to major
thoroughfares, including the freeway and Temperance Avenue, the major entrance to the
Business Park.

15. A mitigation measure has been incorporated into the project requiring a 200-foot setback
from buildings to property lines. The view shed from the existing residential subdivision to the
Sierra Nevada will likely be less effected by a 35 foot (maximum) structure and setback in the
business park area adjacent to the existing subdivision than if the area developed with single
family homes. Current plans would allow two story single family homes to be constructed 40
feet from existing single family homes, thus creating a much more restricted view of the
foothills.

16.  The location of the hotel and any other structure that would be higher than 35 feet is
restricted via mitigation measures to the vicinity of the freeway 168 and Temperance Avenue
interchange.

17. A discussion of potential noise impacts has been included in the Final EIR for this
project. The proposed Research and Technology Business Park is not intended to be a traditional
industrial park. During the preliminary development of the scope of the business park project,
the City of Clovis concluded that the proposed Business Park would not generate significant
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levels of noise. This conclusion was based on: a) first hand observations secured from field
surveys of existing research and technology parks; b) interviews of staff from jurisdictions where
similar parks have been constructed (e.g., Salt Lake City); and c¢) an examination of the literature
in which research and technology parks are described.

Changing the project site from vacant and rural residential land to an urbanized use will bring
about the introduction of noise into the project area. Those affected by this introduction of noise
will most likely be the existing residents of the single-family subdivision to the northwest and
other nearby residents. Because most operational activities will be required to take place inside
the buildings, the only notable source of noise will be that generated from employee vehicles and
shipping and receiving (truck) activities.

In response to concerns voiced by the public regarding potential noise impacts on residential areas
located adjacent to the proposed Research and Technology Business Park, a substantial listing of
mitigation measures have been included in the Final EIR for this project that reduce noise impacts
to less-than-significant levels.

18.  Alternative work hours and weeks typically means working 10-hour shifts (e.g., 7:30 a.m.
to 5:30 p.m.) four days a week, rotating Fridays off among employees.

9. Gino Roberti

1. Noise impacts will be mitigated by measures included in the Final EIR. These measures
address, among others, noise limits on outdoor activities.

2. Separation and required landscaping will mitigate visual and privacy concerns adjacent to
homes to a less than significant level.

3. Any fencing of the research and technology park will be in addition to existing residential
fencing. Fence height will be limited to 6-10 feet and will generally not be visible to
adjacent homeowners.

10. Susan Chapman

Paragraph No. 1: The concept of the research and technology park was analyzed in a research
. report that concluded that there was demand for such a facility in Clovis. The feasibility report
indicated that the existence of the park with public facilities in place, combined with a
marketing program, are necessary components of successful business recruitment. The general
plan amendment process also ensures that the City and its residents have the opportunity to
carefully study the land use and environmental issues and provide comments prior to adopting
any changes to the Clovis General Plan.

Paragraph No. 2: A distinction must be made between an industrially zoned area and the type
of business park contemplated by the R&T facility. There are no comparable business parks in
Clovis currently which can combine the large parcels, public facilities, mixed use potential,
and freeway access which is available at the proposed site. Existing industrial zoned areas
within the City will not attract the kind of research and technology uses planned for the R&T
park.
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Paragraph No. 3: With completion of Highway 168 past the site, no area in the City will
enjoy easier freeway access than the proposed location. The freeway itself will create a buffer
between the project and many residential areas to the south and southwest. No plans for the
Business Park were contemplated when the existing subdivision at the southeast corner of
Armstrong and Ness was completed. The EIR shows that residential uses and the R&T park
are compatible with mitigation measures in place.

Paragraph No. 4: The alternative for a smaller business park is considered in the EIR and will
be presented as a project alternative to the City Council.

Paragraph No. 5: There are few examples in the Fresno-Clovis area of a successful business
park of the type proposed for the R&T facility. The Woodward Business Park in north Fresno
between Blackstone and Ingram Avenues, however, has had no demonstrable negative effects
on the residential areas to the north which remain desirable neighborhoods. In Clovis,
residential areas adjacent to heavy commercial centers, including the Sierra Vista Mall, have
retained their quality and not deteriorated as suggested by the writer. With proper
development standards and mitigation measures, business parks can become good neighbors to
residential areas.

Paragraph No. 6: Construction impacts will be monitored by the City as well as other
agencies such as the San Joaquin Valley Air Pollution Control District, to ensure that dust,
noise, and traffic are kept to acceptable levels. The types of construction impacts will not
differ substantially from those that would occur with residential construction on the site.

Paragraph No. 7: Should the proposed general plan amendment be adopted, the area
surrounded by Armstrong, Fowler, Nees, and Alluvial would become a mixed land use area
with adoption of the general plan amendment to include existing residential and new business
park and commercial uses. No existing housing areas will be changed to an alternative land
use by the City. A minimum 200-foot separation between offices and the existing homes at the
northwest corner of the site will prevent the types of visual and privacy impacts experienced at
the Herndon/Palm center in Fresno.

Paragraph No. 8: There is no evidence that the business park with development standards and
other mitigation measures would become a blighting influence in this part of the community

nor that existing residents would move to outlying areas as a result of its development.

Paragraph No. 9: Comments noted.
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ATTACHMENT “A”

Comment Letters, Planning Commission Minutes (5/27/99 hearing)
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Loretta Lynch

Gray Davis
GOVERNOR DIRECTOR

June 9, 1999

M.R. Waiczis
City of Clovis
1033 Fifth Street
Clovis, CA 93612

Subject: City of Clovis Research and Technology Business Park
SCH#: 99041096

Dear M.R. Waiczis:

The enclosed comment (s) on your draft environmental document was (were) received by the State
Clearinghouse after the end of the state review period, which closed on June 07, 1999. We are forwarding
these comments to you because they provide information or raise issues that should be addressed in your
final environmental document.

The California Environmental Quality Act does not require Lead Agencies to respond to late comments.
However, we encourage you to incorporate these additional comments into your final environmental
document and to consider them prior to taking final action on the proposed project.

Please contact the State Clearinghouse at (916) 445-0613 if you have any questions concerning the
environmental review process. If you have a question regarding the above-named project, please refer to

the eight-digit State Clearinghouse number (99041096) when contacting this office.

Sincerely,

Terry Robertts

Senior Planner, State Clearinghouse

Enclosures
cc: Resources Agency
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Mail to: State Clearinghouse, 1400 Tenth Street, Room 121, Sacramento, CA 95814 — 916/445-0613
Notice of Completion and Environmental Document Transmittal Form

1. Project Title:

2. Lead Agency:
3a. Saeet Address:
3c. County: Fresno

Project Location
4. County: Fresno

4b. Assessor's Parcel No. 264

6. Within 2 Miles:
c. Railways:

7. Document Type

CEQA:
[Jo1. NOP
[ 02. Early Cons
[J 03. Neg Dec
BX) 04. Draft EIR
[3J0S. Supplement/Subsequent
EIR (Prior SCH No.)
[J 06. NOE

07. NOC

08. NOD
NEPA:
3 09. NO1
[ 10. PONSI
[ 11. Draft EIS
J12.EA
Other:
[ 13. Joint Document
[ 14. Final Document
[ 15. Other

10. Total Acres: 180.2

-~ wvarious
Sa. Cross Streets: lemperance & Alluvial
a. State Hwy #:

City of Clovis Research and Technology Business Park
City of Clovis
1033 Fifth Street

3d. Zip:

See NOTE below

scgH 041 09|6

3. Contact Person: M. R. Waijczis C MDD
. 3b. Cirty: Clovis
93612 3e. Phone:  (559) 297-2347
4a. City/Community: City of Clovis
4c. Section: Twp. 125 Range: 21E Base:

SR 168

8. Local Action Type

[J 01. General Plan Update

[J 02. New Element

[ 03. General Plan Amendment

[] 04. Master Plan

[J 05. Annexation

[ 06. Specific Plan

[ 07. Community Plan
{7 08. Redevelopment
{3 09. Rezone

O 10. Land Division (Subdivision,
Parcel Map, Tract Map, etc.)

(] 11. Use Permit
O 12. Waste Mgmt Plan

[ 13. Cancel Ag Preserve

[ 14. Other

12. Project Issues Discussed in Document

Y O1. Aesthetic/Visual
] 02. Agricultural Land
03. Air Quality
04. Archeological/Historical
{J 05. Coastal Zone
[ 06. Economic
[ 07, Fire Hazard
K 08. Flooding/Drainage

13. Funding (approx.):

[J 09. Geologic/Seismic
[ 10. Jobs/Housing Balance
[ 11. Minecrals
[J 12, Noise
P3 13. Public Services
X3 14. Schools
15. Septic Systems
16. Sewer Capacity

Federal § 2,000,000

14. Present Land Use and Zoning:
Rural, Agricultural -

5b. For Rural, Nearest Community:

b. Airponts: Fresno Yosemite International

d. Waterways:

9. Development Type
[ O1. Residential: Units,

Acres,

Acres.

[ 02. Office: Sq.ft.
Employees______

3 os. Shopping/Com_r7n§rocial: Sq.ft.

Employees.
[CJ 04. Industrial: Sq.f7.
Employee:_l_,__

Acres 2 O

Acres_76.9

[} 05. Water Facilities: Type

MGD_______

1 07. Mining: Mineral
] 08. Power: Type /
[J 09. Waste Treatment:
[ 10. OCS Related

3 11. Other:

\

11. Total Jobs Created: 3, 2

J 17. Social
[] 18. Soil Erosion
KJ 19. Solid Waste
[ 20. Toxic/Hazardous
K3 21. Traffic/Circulation
[ 22. Vegetation

23. Water Quality

24. Water Supply

080000

State $

Type T

{1 06. Transportation: Type '

Pl

7 N Watts.

55

25. Wetland/Riparian

26. Wildlife

27. Growth Inducing

28. Incompatjbie Landuse
29. Cumulative Effects
30. Other

Total $ 3,000, 000

Low Density Residential, High Density Residential, Parkland

15. Project Description: The proposed project is the amendment of the City of Clovis General Plan and
the Herndon-Shepherd Specific Plan to permit development of the Clovis Research and Technology

Business Park (R&T Park).

of the Temperance Avenue and SR 168 alignment in northeast Clovis.
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STATE OF CALIFORNIA-BUSINESS, TRANSPORTATION AND HOUSING AGENCY GRAY DAVIS, Govemor

DEPARTMENT OF TRANSPORTATION
1352 West Olive Avenue

Post Office Box 12616

Fresno, California 93778

TDD (559) 488-4066
FAX (559) 488-4088

May 21, 1999

2131-IGR/CEQA
6-FRE-168-8.5
GPA 99-5

-

City of Clovis

Planning and Development Services
1033 Fifth Street

Clovis, CA 93612

Attention; Make Waiczis

We have reviewed the General Plan Amendment to redesignate 180 acres to mixed use
designed to accommodate research and technology-oriented businesses. The project site is
generally bounded by State Route (SR) 168 on the south, Armstrong Avenue on the west,
Nees Avenue on the north and the Enterprise Canal on the east. Caltrans has the following
comments:

We have no objection to this amendment, as long as the proposed development addresses
and mitigates traffic related impacts.

Please send a response to our comments and a copy of the adopted City Council resolution
related to this project. If you have any questions, please call me at (559) 445-6666.

Sincerely,

W=7

MOSES STITES
Office of Transportation Planning



STATE OF GALIFORNIABUSINESS, TRANSPORTATION AND HOUSING AGENCY GRAY DAVIS, aovemor
DEPARTMENT OF TRANSPORTATION

52 West Olive A i
Post Office Box 12618 ﬁECEIVED E

Fresno, California 93778 _
JUN <3 1999

TDD (559) 488-4066
FAX (559) 488-4088 ;9,_';{, ,8”; g'bOE\gi
June 1, 1999 '
2131-IGR/CEQA
6-FRE-168-7.9
CLOVIS RESEARCH &
TECHNOLOGY BUS PK
SCH 99041096
City of Clovis
Planning & Development
Services Department
1033 Fifth Street

Clovis, CA 93612
Attention: Michael R. Waiczis

We have reviewed the Draft Environmental Impact Report (DEIR) for the proposed Clovis
Research and Technology Business Park. The project is located at the northeast and northwest
quadrants of the Temperance Avenue and State Route (SR) 168 alignment in northeast Clovis.
Caltrans has the following comments:

» The Transportation/Circulation Element shall be amended to include the realignment of
the Alluvial/Temperance Avenue intersection. The current SR 168 design plans indicate
that the Alluvial/Temperance intersection will be realigned 160 meters north of the SR 168
westbound ramps/Temp<rance Avenue intersection and will be completed prior to year
2003.

» Caltrans has purchased access control rights on the east side of Temperance Avenue,
which will extend north of the realigned Alluvial/Temperance intersection. The
Alluvial/Temperance Avenue intersection is currently designed as a T-intersection. The
addition of a fourth leg (westbound approach) will not be allowed due to the access control
rights at this location.

* Year 2003 with project scenario has been analyzed using one-hour micro simulation.
The interchange will operate at or above the adopted level of service standard of “C” or
better with project in the year 2003 provided the following changes are applied to the
proposed lane configurations detailed in figure 3.2-10 on page 3.2-37.

- Restripe SR 168 eastbound off-ramp to include an exclusive left-turn pocket and one
shared left/through/right lane. This shall be the responsibility of the project.

- A southbound dual right at SR 168 westbound on-ramp/Temperance Avenue intersection
will not be allowed since the SR 168 westbound on-ramp will provide for one high
occupancy vehicle lane and one mixed flow lane in the year 2003. Analysis shows the
intersection will operate at or above the adopted level of service standard of “C” with the
proposed striping for the SR 168 construction project.
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- A northbound exclusive right-turn lane at the Alluvial/Temperance intersection may not be
constructable because of right-of-way constraints and access control.

- A dual northbound left turn lane is required at the Alluvial/Temperance Avenue
intersection as shown in figure 3.2-10. This will require some roadway widening within
the existing right-of-way and will be 100% funded by the project.

* Year 2020 plus project scenario could not be analyzed due to substantial shortcomings in
the projected future peak hour traffic volumes. Mitigation will be evaluated and addressed
once the future traffic volumes have been revised. The following discrepancies shall be
addressed:

- 