
AGENDA 
SEPTEMBER 13, 2017 - 7:00 PM

CITY OF CITRUS HEIGHTS 
PLANNING COMMISSION MEETING AGENDA

City Hall Council Chambers 
6360 FOUNTAIN SQ DRIVE, CITRUS HEIGHTS, CA

CALL MEETING TO ORDER

OATH OF OFFICE ADMINISTERED TO PORSCHE MIDDLETON

ROLL CALL
Commission Members: Blair, Cox, Duncan, Lagomarsino, Middleton, Schaefer, Weiland 

FLAG SALUTE

PUBLIC COMMENT
Under Government Code Section 54954.3, members of the audience may address the 
Commission on any item within the jurisdiction of the Commission or on any agenda 
item.  If you wish to address the Commission, please fill out a speaker identification form 

and hand it to the Commission Secretary.  When you are called upon to speak, step 

forward to the podium and state your name clearly for the record.  Those wishing to 

speak on non-agenda items will be called upon at the beginning of the meeting.  Those 

wishing to speak for or against an agenda item will be called upon after the presentation 
by the City Planning department and the Applicant for that agenda item. 

CONSENT CALENDAR
Approval of the minutes for June 28, 2017 

PUBLIC HEARING

VERIZON TREE CELL TOWER - 7000 VERNER AVENUE
The applicant is requesting approval of a Use Permit to allow construction and 
operation of a wireless telecommunications facility, consisting of a 60' tall "tree" 
stealth monopole at the Foothill Golf Center.  The project is Categorically Exempt 

from CEQA pursuant to Section 15303 "Class 3" categorical exemption for "new 
construction or conversion of small structures". Project Planner Lagura 

STAFF REPORT, VERIZON WIRELIESS MONOPINE_7000 VERNER 
AVE.PDF
ATTACHMENT 1.PDF
ATTACHMENT 2.PDF
ATTACHMENT 3 WITH EXHIBITS.PDF
ATTACHMENT 4.PDF

CAPITAL NURSERY PLAZA - 7935 MADISON AVENUE AND 5406 SUNRISE 
BOULEVARD

The applicant is requesting approval of a Tentative Parcel Map to create two additional 
parcels at Capital Nursery Plaza.  This project is Categorically Exempt under CEQA 

(Section 15315) as a Class 15 Minor Land Division. 

CAPITAL NURSERY PM STAFF REPORT.PDF
CAPITAL NURSERY VICINITY MAP.PDF
CAPITAL NURSERY TENT PARCEL MAP.PDF

STOCK RANCH (AUBURN COMMERCE DISTRICT) - 7000 AUBURN BOULEVARD
The applicant is requesting approval of a Design Review Permit Modification to modify 
the site circulation, decrease the buildable square footage for the site and increase 
the number of restaurants at Stock Ranch (Auburn Commerce District). An 
Environmental Impact Report Addendum has been prepared for the project.  Project 

Planner: Kempenaar 

STAFF REPORT -STOCK GUIDE AMENDMENT AND SITE PLAN 
UPDATE.PDF
EXHIBIT A -17-01- RESOLUTION - STOCK RANCH DRP.PDF
EXHIBIT A-1 -STOCK RANCH 2017 EIR ADDENDUM-CHECKLIST 08 10 
17.PDF
EXHIBIT B - PROPOSED MASTER CONCEPTUAL SITE PLAN.PDF
EX C - SRP PROJECT DESCRIPTION AUGUST 2017.PDF

REGULAR CALENDAR
None 

ADJOURNMENT
The agenda for this meeting of the Planning Commission for the City of Citrus Heights 
was posted at the sites listed below on or before the close of business at 5:00 p.m. on 
the Friday preceding the meeting.

City of Citrus Heights, 6360 Fountain Square Drive, Citrus Heights, CA

Rusch Park Community Center, 7801 Auburn Boulevard, Citrus Heights, CA
Sacramento County Library, Sylvan Oaks Branch, 6700 Auburn Boulevard, Citrus 
Heights, CA

Any writings or documents provided to a majority of the City of Citrus Heights Planning 
Commission regarding any item on this agenda will be made available for public 
inspection at City Hall located at 6360 Fountain Square Drive, Citrus Heights, CA 95621.

If you need a disability-related modification or accommodation, including auxiliary aids or 
services to participate in this meeting, please contact Karen Ramsay at 916-727-4742, at 
least 2 days prior to the meeting.

Pursuant to Sections 65009 (b) (2), of the State Government Code "If you challenge any 
of the above projects in court, you may be limited to raising only those issues you or 
someone else raised at the public hearing(s) described in this notice, or in written 
correspondence delivered to the city Planning Commission at or prior to, this public 
hearing".

1.

2.

3.

4.

5.

6.

7.

a.

Documents:

b.

Documents:

c.

Documents:

8.

9.
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 Prepared by:  Nick Lagura, Associate Planner 

 
 
REQUEST 
 
The applicant requests approval of a Use Permit for installation and operation of a 60-foot stealth 
cellular communications pole disguised as a pine tree located at the Foothill Golf Center. 
 
File Number & Name: UP-16-01 – Verizon Wireless 

 
Project Address & APN: 7000 Verner Avenue – APN # 211-0153-015 

 
Applicant: Chet Goldman, Representative 

Epic Wireless Group, 8700 Auburn Folsom Rd, Granite Bay, CA 
95746 
 

Property Owner: Sunrise Recreation Park District, 7801 Auburn Blvd., Citrus Heights, 
CA 95610 

 

SUMMARY RECOMMENDATION 
 
The Planning Division recommends that the Planning Commission:  
 
A. Find the proposed project is exempt from the California Environmental Quality Act (CEQA) 

pursuant to Section 15303, New Construction or Conversion of Small Structures. 
 

B. Approve the USE PERMIT for installation of a 60-foot stealth communication pole (Monopine) 
and associated ground equipment subject to findings and conditions of approval in the staff 
report.   

 
BACKGROUND 
 
The applicant proposes installation of a 60-foot tall, unmanned telecommunications facility to 
improve cellular communications in an area where a significant gap in coverage exists.  This area 
is generally along the I-80 corridor between Greenback Lane and Antelope Road (see Attachment 
3-Coverage Maps).  The lease area for the communications facility is approximately 200 feet from 
Verner Avenue and behind the clubhouse building.  The antennas will be placed on a 60-foot tall, 
stealth communications pole disguised as a pine tree also known as a “Monopine” to blend in the 
surrounding area. 
 
The project setting is summarized below: 
 

Location: 7000 Verner Avenue, east of I-80 (see attachment 1)  

Parcel Description: The site is the Foothill Golf Center, and the project area is the 
northernmost portion of the property where the parking lot and 
clubhouse are located. 

REACH Neighborhood: The project is within the boundaries of the Neighborhood 

CITY OF CITRUS HEIGHTS  
PLANNING DIVISION STAFF REPORT 
PLANNING COMMISSION MEETING      September 13, 2017 
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Association Number Three (CHANT).  The neighborhood 
association was notified of the project and no comments were 
received. 

 
The following chart below illustrates surrounding land uses and actual uses of surrounding 
properties. 
 
ZONING AND LAND USES 
 

LOCATION ZONING GENERAL PLAN  ACTUAL USE  

On-Site CR GC Foothill Golf Center 

North  SPA Low Density Residential & Medium 
Density Residential 

Calvary Catholic 
Cemetery 

Private Roadway 

South  SPA Low Density Residential  Greenback Woods Park  

Single-Family 

East SPA & MH Low Density Residential & Medium 
Density Residential 

Single-Family & Mobile 
Home Park 

West n.a. n.a. Interstate 80 

 
Project Description 
 
The applicant requests approval of a Use Permit for installation and operation of a 60-foot stealth 
communications pole or “Monopine” with 6 wireless antennas at the Foothill Golf Center.  The 
communications pole will be disguised as a pine tree to blend in with the surrounding natural and 
developed areas (see photo simulations, Attachment 2).  The branches on the Monopine will have 
sufficient artificial foliage to conceal the cellular antennas mounted at a height of 60 feet from 
grade. 
 
The cellular communications facility including ground equipment and a 30 KW diesel back-up 
generator will be contained in a secured, lease area 25’ x 45’ in size located approximately 200 feet 
from Verner Avenue and immediately north of an existing clubhouse building for the golf center.  
The project proposes a 6-foot, perimeter chain-link fence and gates with green vinyl slats.  Access 
will be provided via a 15-foot non-exclusive, access and utility easement from Verner Avenue 
through the golf center parking lot to the lease area access gates. 
  
Use Permit – Analysis 
 
Per Chapter 106.44 of the Zoning Code cellular communications facilities are permitted within 
the Commercial Recreation zoning district with approval of a Use Permit. Additionally, the 
Zoning Code requires findings be made by the Planning Commission in order to approve the 
Use Permit. The required findings are listed below in bold italics and are followed by the 
evaluation of the applicant’s request. 
 

 The proposed cellular communications pole is allowed within the CR zoning 
district and complies with all other provisions of the Zoning Code and Municipal 
Code, including the General Plan and is not located within a specific plan. 
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Zoning 
The proposed location has a commercial recreation zoning of “CR”, and a cellular 
communications pole is allowed in the CR zone. 
 

Development Standards 

 Project Proposal Allowed 

Height 60 feet  60 feet 

Setbacks North: 65 ft. 

South: +900 ft. 

West: +200 ft. 

East: +300 ft. 

North: 25 ft. 

South: 50 ft. 

West: 50 ft. 

East: 25 ft. 

 
As demonstrated above, the project conforms to Section 106.44.050.B of the Zoning Code, 
which provides criteria for the placement of new wireless communication facilities.   
 

 The design, location, size and operating characteristics of the cellular 
communications pole are compatible with the existing and future land uses in the 
vicinity.   

 
Site Coverage 
Verizon Wireless has provided color coded coverage maps illustrating an area along the I-80 
corridor which has a significant service gap (Exhibit 2 of Attachment 3).  Yellow areas on the 
coverage maps show poor service coverage for Verizon customers and green areas show 
enhanced service coverage along the I-80 corridor from Greenback Lane to Antelope Road after 
installation of the proposed cellular communications pole.  As demonstrated in the color coded 
coverage maps installation of the proposed communications facility significantly improves 
cellular communications service in the area. 
 
Alternative Sites and other Verizon Locations 
The Zoning Code provides the preferred methods of placement for cellular communications 
antennas with a new communications pole being the least favored.  Preferred locations include 
antennas collocated on existing cellular or utility poles or mounted on existing structures.  As 
discussed in the Justification Statement & Alternative Site Analysis (Attachment 3 
), the applicant searched for alternative sites that would be more favorable.  Site alternatives 
included collocating antennas to an existing monopole already within the golf center; however, 
Verizon engineers determined the existing cellular communications pole is unable to structurally 
support the new antennas.  Additionally, the applicant approached the East Lawn Mortuary and 
Sierra View Memorial Park (5757 Greenback Lane) and the Calvary Catholic Cemetery (7101 
Verner Road) to locate a new cellular communications facility; however, Verizon was unable to 
get approval from either property owners. 
 
Security and Screening 
Typically a lease area for a cellular communications facility is secured by a 6’ masonry enclosure.  
The project proposes a 6-foot chain link fence and gates with slats to secure the lease area and 
screen ground equipment.  The Sunrise Recreation and Park District has requested that a wrought 
iron enclosure at least 6 feet tall be utilized to secure the lease area instead of the proposed chain 
link fence and gates enclosure.  Staff has supported the district’s preference in past projects.  Staff 
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is acceptable to the district’s preferred enclosure provided that additional landscaping and irrigation 
will be installed around the facility to adequately screen ground equipment minimizing the visual 
impacts of the cellular communications facility.  Landscaping will visually enhance the project area 
and will aid the facility to the blend with the surrounding area. A landscaping condition is included in 
the conditions of approval. 
 

 The site is physically suitable for the installation and operation of a cellular 
communications pole including access, utilities, and the absence of physical 
constraints.   
 

 Granting the Use Permit for the installation on operation of a cellular 
communication pole at the subject site as described herein and conditioned will 
not be detrimental to the health, safety, peace, morals, comfort or general welfare 
of persons residing or working in the neighborhood. 

 
The cellular communications pole and ground equipment will be located approximately 200 feet 
east of Verner Avenue, and immediately north of the clubhouse.  The cellular communications pole 
will be most visible from Verner Avenue as shown in the photo-simulations (Attachment 2); 
however, the proposed design will screen the antennas.  From other vantage points the 
“Monopine” will be partially hidden by the existing tree canopy present throughout the golf center 
property and surrounding neighborhood. The stealth, cellular communications tower will be painted 
“Log Cabin” brown and will consist of faux, medium dense branches to blend with the surrounding 
vegetation.  Additionally, installation of landscaping consisting of small to medium size trees, 
shrubs and ground cover to screen the lease area and ground equipment have been made part of 
the conditions of approval.  The landscaping enhancements will minimize the visual impacts of the 
cellular communications facility and will aid to visually blend the facility with the surrounding area 

 
Use Permit - Conclusion 
 
As proposed and conditioned, staff believes findings can be made to approve the Use Permit.  
Staff recommends approval of the Use Permit subject to the conditions of approval contained in 
the staff report. 
 
ENVIRONMENTAL DETERMINATION 
 
The project is categorically exempt from further environmental review pursuant to Section 
15303, New Construction or Conversion of Small Structures, of the California Environmental 
Quality Act. 
 
PUBLIC OUTREACH 
 
A public hearing notice for the proposed project was mailed to property owners within 500 feet 
of the project boundaries. The project is within the boundaries of Neighborhood Association 
Number 3.  Planning staff has not received comments opposing the project from the 
Neighborhood Association or from any other interested group or individual.  
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission: 
 
A. Approve the USE PERMIT (file no. UP-16-01) for the installation of a 60-foot “Monopine” 

cellular communication pole for the purpose of concealing up to six (6) wireless antennas and 
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installation of associated ground equipment subject to the findings and conditions of approval in 
the report. 
 

FINDINGS FOR USE PERMIT 

 
 The proposed stealth, cellular communications pole is allowed within the CR 

zoning district and complies with all other provisions of the Zoning Code and 
Municipal Code, including the General Plan and is not located within a specific 
plan. 

 
 The design, location, size and operating characteristics of the stealth, cellular 

communications pole are compatible with the existing and future land uses in the 
vicinity.   
 

 The site is physically suitable for the installation and operation of a stealth, 
cellular communications pole including access, utilities, and the absence of 
physical constraints.   
 

 Granting the Use Permit for the installation on operation of a stealth cellular, 
communications pole as described herein and conditioned will not be detrimental 
to the health, safety, peace, morals, comfort or general welfare of persons 
residing or working in the neighborhood. 

 

CONDITIONS OF APPROVAL FOR USE PERMIT No. UP-16-01 

 
1) This application is valid for two years from date of approval (expires 9-13-2019) unless the 

property owner and/or applicant obtains a time extension. (Planning) 
 
2) The applicant shall comply with all City of Citrus Heights Codes and Regulations, including 

but not limited to the Citrus Heights Municipal Code and Zoning Code, Uniform Building 
Code; Uniform Fire Code and Sacramento County Environmental Health Department 
standards. 

 
3) Minor modifications to the design of the project, including site layout, may be approved by 

the Community and Economic Development Director provided such changes are consistent 
with the overall design as approved herein. Major modifications will require Planning 
Commission approval. (Planning). 

 
4) The following design features shall be incorporated into the “Monopine”. 

 The “tree” shall have enough branches of foliage as needed to cover all sets of 
antennas 

 The branches shall begin at a maximum height of 20 feet from ground level 

 The tree trunk shall be designed to look like bark 

 The tree branches shall be a color that blends in with the surrounding tree 
environment 

 The antennas shall be covered with a screening material 

 The tree branches shall be angled a minimum of 15 degrees for the appearance 
of natural branches 
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The applicant shall be responsible for the long term maintenance of the “tree”.  The 
appearance of the tree shall be maintained in a green (healthy) condition that may include 
replacement of branches as needed. 

 
5) Prior to the Final of Building Permits, the applicant shall call for inspection by the Planning 

Department to verify compliance with the approved plans. (Planning) 
 

6) The applicant shall pay all appropriate development fees at the time of building permit 
issuance. (Planning)  

 
7) The applicant shall secure the lease area by installing a wrought iron enclosure at least 6 

feet in height around the facility in place of the originally proposed chain-link fence 
enclosure. The Planning Division shall approve final design of the enclosure prior to 
issuance of a Building Permit. (Planning) 

 
8) The applicant shall provide landscaping around the cellular communications facility enclosure 

to screen and reduce the visual impacts of the facility. The applicant shall submit Landscaping 
and Irrigation Plans to the satisfaction of the Planning Division prior to issuance of a Building 
Permit. (Planning) 

 
9) The applicant shall provide an emergency access road at all times. (Fire) 

 
10) The applicant shall provide a KNOX padlock at access gate to fenced lease area. (Fire) 

 
11) The applicant shall provide a fire extinguisher on backup generator. (Fire) 

 
12) The applicant shall display an address visible from the street. (Fire) 
 
Operation and maintenance standards 
 
13) The owner or operator of the facility shall submit and maintain current at all times basic 

contact and site information.  The applicant shall notify the City of any changes to the 
information submitted within 30 days of any change, including change of the name or legal 
status of the owner or operator.  This information shall include the following: 

 Identity, including name, address, and telephone number, and legal status of the 
owner of the facility including official identification numbers and FCC certification, 
and if different from the owner, the identity and legal status of the person or entity 
responsible for operating the facility; 

 Name, address, and telephone number of a local contact person for 
emergencies; 

 Type of service provided; and 

 Identification signs, including emergency phone numbers of the utility provider, 
shall be posted at all communication facility sites.  

 
14) No advertising signage or identifying logos shall be displayed on the facility except for small 

identification plates used for emergency notification.  
 
15) All communication facilities and related equipment, including lighting, fences, shields, 

cabinets, and poles shall be maintained in good repair, free from trash, debris, litter, graffiti, 
and other forms of vandalism, and any damage from any cause shall be repaired as soon as 
reasonably possible so as to minimize occurrences of dangerous conditions or visual blight.  
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Graffiti shall be removed by the service provider from any facility or equipment as soon as 
practicable, and in no instances more than 48 hours from the time of notification by the City. 

 
16) All landscaping elements on a communication facility site, whether or not used as screening, 

shall be maintained in good condition at all times in compliance with the approved plans.  
The facility owner or operator shall be responsible for replacing any damaged, dead, or 
decayed landscaping as promptly as reasonably possible.  Amendments or modifications to 
the landscape plan shall be submitted for approval to the Director or for Design Review.   

 
17) The cellular communications facility shall be operated so as to minimize the generation of 

noise that is audible from off the site.  Backup generators shall only be operated during 
periods of power outages, and shall not be tested on weekends or holidays, or between the 
hours of 10:00 p.m. and 7:00 a.m. on weekday nights.  At no time shall equipment noise 
from any source exceed an exterior noise level of 55 dB at the property line. 

 
18) The owner or operator of the facility shall routinely and regularly inspect each site to ensure 

compliance with the standards identified herein and within the regulations of the City’s 
telecommunications regulations.  (Planning)  

 
19) Any exterior lighting shall be manually operated and used only during night maintenance or 

emergencies, unless otherwise required by applicable Federal law or FCC rules. The lighting 
shall be constructed or located so that only the intended area is illuminated and off-site glare 
is fully controlled.  Light fixtures shall be low wattage, hooded, and downward directed.  

 
20) The facility or combination of facilities shall not at any time exceed the FCC adopted NIER 

(Nonionizing Electromagnetic Radiation) standard for human exposure.  The owner of each 
facility shall demonstrate continued compliance with the FCC NIER standard by submitting 
an annual report to the City that documents compliance with the standard. 

 
21) Tower and equipment shall be properly secured to prevent unauthorized access. 

 
22) A facility not operated for a continuous period of six months shall be considered abandoned, 

and the owner shall remove the facility within 90 days of notice from the City.  If the facility is 
not removed within 90 days, the City may remove the facility at the owner’s expense.  If 
there are two or more users of a single wireless communication facility, then this provision 
shall not become effective until all users cease using the facility. 

 
23) Developer agrees to indemnify, defend, and hold harmless the City, its officials, officers, 

employees, agents and consultants from any and all administrative, legal or equitable 
actions or other proceedings instituted by any person not a party to this permit challenging 
the validity of the Permit or any Project Approval or any Subsequent Project Approval, or 
otherwise arising out of or stemming from this Permit.  Developer may select its own legal 
counsel to represent Developer’s interests at Developer’s sole cost and expense.  The 
parties shall cooperate in defending such action or proceeding.  Developer shall pay for 
City's costs of defense, whether directly or by timely reimbursement on a monthly 
basis.  Such costs shall include, but not be limited to, all court costs and attorneys' fees 
expended by City in defense of any such action or other proceeding, plus staff and City 
Attorney time spent in regard to defense of the action or proceeding.  The parties shall use 
best efforts to select mutually agreeable defense counsel but, if the parties cannot reach 
agreement, City may select its own legal counsel and Developer agrees to pay directly or 
timely reimburse on a monthly basis City for all such court costs, attorney fees, and time 
referenced herein. 
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Attachments: 
 

1. Vicinity Map 
2. Photo Simulations 
3. Justification Statement and Alternative Site Analysis  

 Exhibit 1 - Google Earth Map 

 Exhibit 2 - Coverage Maps 

 Exhibit 3 – Search Ring Map 
4. Reductions of plans  

 
Exhibits: 
 

A. Full Size Plans 
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    Prepared by: Casey Kempenaar, Senior Planner

REQUEST

The applicant requests approval of a Tentative Map to allow the subdivision of the property into
four individual parcels.

File Name & Number: Capital Nursery Plaza Map: PM 17-02 and 17-03

Project Address & APN: 5406 Sunrise Boulevard – APN# 233-0044-015
7935 Madison Avenue – APN # 233-0044-016

Applicant: AMS Associates
801 Ygnacio Valley Road, Suite 220
Walnut Creek, CA 94596

SUMMARY RECOMMENDATION

The Planning Division recommends that the Planning Commission take the following action:

A. Find that the project is Categorically Exempt from CEQA per Section 15315 of the
California Environmental Quality Act, relating to Minor Land Divisions.

B. Approve the TENTATIVE MAP for the Capital Nursery Plaza Project located at 5406
Sunrise Boulevard and 7935 Madison Avenue subject to the findings and conditions of
approval contained in the staff report.

BACKGROUND

The project site is the location of former Capital Nursery, located near the northeast corner of
Sunrise Boulevard and Madison Avenue. (See Vicinity Map – Attachment 1). In 2015 the
Planning Commission approved the redevelopment of the former Capital Nursery. The 2015
project allowed for approximately 50,000 square feet of development and associated
improvements which have since been completed. In addition the 2015 project subdivided the
site into four individual parcels. The property is zoned Shopping Center (SC). The General Plan
designation is General Commercial. 

The project setting is summarized below:

Location: 5406 Sunrise Boulevard  and 7935 Madison Avenue
Parcel Size: Approximately 2 acres
REACH Neighborhood: The project is within the boundaries of the Birdcage Heights

Neighborhood Association (#11). No comments were received.

CITY OF CITRUS HEIGHTS
PLANNING DIVISION STAFF REPORT
PLANNING COMMISSION MEETING                                     September 13, 2017
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ZONING AND LAND USES

LOCATION ZONING GENERAL PLAN
LAND USE

ACTUAL USE OF
PROPERTY

On-Site Shopping Center (SC) General Commercial Capital Nursery Plaza
Development

North SC General Commercial Office and Commercial

South SC General Commercial Shopping Center
(Sacramento County)

East RD-20 Medium Density
Residential

Apartments
(The Grove at Sunrise)

West SC General Commercial Shopping Center
(Sunrise Village)

EXISTING CONDITIONS

The site is the former location of Capital Nursery, a retail nursery that occupied the property
between the mid-1960s and 2012. In 2015 the Planning Commission approved the Capital
Nursery Plaza development which included the existing Smart and Final, McDonalds, and the
retail buildings along the perimeter of the site. The project was completed in 2016 and is mostly
occupied. 

The site is currently served by four driveways, two on Madison Avenue and two on Sunrise
Boulevard. None of the existing driveways provide for left turns out of the site due to the
presence of medians on both Sunrise Boulevard and Madison Avenue. The site is currently
subdivided into four existing parcels:

Parcel 1: Smart and Final (Not a part of this Application)
Parcel 2: McDonalds (Not a part of this Application)
Parcel 3: Black Bear Diner and Retail
Parcel 4: Moes, Jimmy Johns, Max Muscle

The four parcels are covered under Covenants, Conditions, and Restrictions to provide for
shared access and maintenance between the parcels.

Tentative Map – PM 17-02 and 17-03

Tentative Map – Description of Request

Currently, the Capital Nursery Plaza Development is comprised of four existing parcels. Parcels
1 (Smart and Final) and 2 (McDonalds) each have a single building contained within the parcel.
Parcels 3 and 4 have two buildings each. The applicant requests approval of a parcel map to
subdivide Parcels 3 and 4 into two additional parcels so each building is on its own individual
parcel. This would result in a total of 6 parcels for the entire center.

No additional physical improvements or site changes are proposed as part of the tentative map.
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Tentative Map - Analysis

Title 22 of the Citrus Heights Municipal Code and the California Subdivision Map Act require
that findings be made in order to approve a Tentative Map. The required findings are listed
below in italicized bold print and are followed by an evaluation of the map in relation to each
finding.

1. The proposed map is consistent with the General Plan and Zoning Ordinance and
the design or improvement of the proposed subdivision with the General Plan.

The site is presently designated General Commercial. The proposed tentative map is
consistent with the General Plan in that the creation of two additional commercial parcels
that total six (6) commercial parcels will be contained wholly within the project site, an
existing shopping center.

The property contains a Shopping Center (SC) zoning designation. There is no minimum lot
area, width and depth in the Shopping Center zone.

The property is fully developed with landscaping, parking and site improvements. No new
physical improvements are proposed. The site provides 276 parking stalls spread across the
site. The parking is shared across all existing and proposed parcels and is maintained and
access granted through the CC&Rs for the site. The CC&R’s are required to be updated to
reflect the additional parcels added to the site (Condition of Approval #3).

2. The site is physically suited for the type and proposed density of development.

The purpose of the subdivision request is to allow for the applicant to sell portions of the
parcel to other owners. There are no minimum lot dimensions in a commercial zone so long
as new development complies with the City’s commercial development standards. The table
below depicts the proposed lot size and resulting Floor Area Ratio for each parcel:

Parcel Size Maximum Floor
Area Ratio

Proposed Floor
Area Ratio

Parcel A 26,082 SF

0.6

0.19
Parcel B 23,766 SF 0.15

Parcel C 22,564 SF 0.27
Parcel D 16,243 SF 0.16

The proposed development of the site is consistent with the allowable density of the
Shopping Center Zoning District. The proposed subdivision results in four parcels each well
below the maximum allowable FAR of 0.6.

3. The design of the subdivision or the proposed improvements are not likely to
cause substantial environmental damage and the type of improvements are not
likely to cause serious public health problems.

The purpose of the requested tentative map is to provide separate ownership of the existing
development. The proposed subdivision does not have the potential to cause substantial
environmental damage or cause public health problems.

The existing Capital Nursery Plaza is controlled by CC&R’s to ensure the center is
maintained (both landscaping and circulation/parking) and treated like a center despite
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varying ownerships. The proposed subdivision is conditioned (Condition of Approval #3), to
update the CC&R’s to reflect the further subdivision to ensure the new parcels follow the
same maintenance requirements as the rest of the center. 

4. The design of the subdivision or type of improvements will not conflict with
easements acquired by the public at large for access through or use of property
within the proposed subdivision.

The project retains existing access to both Sunrise Boulevard and Madison Avenue. The
project is conditioned to update the CC&R’s to ensure access and maintenance
requirements are met when the parcels are sold in the future.

Tentative Map - Conclusion

Based on the information provided in the analysis above, staff recommends approval of the
Tentative Map subject to the findings and conditions of approval contained in the staff
report.

ENVIRONMENTAL DETERMINATION

The project is categorically exempt from the requirements of the California Environmental
Quality Act per Section 15315 of the CEQA Guidelines, relating to Minor Land Divisions.

PUBLIC OUTREACH
Public hearing notices were mailed to property owners within 500 feet of the site. A notice
was also sent to a general circulating newspaper, the Sacramento Bee, for posting. A
development review sign has been displayed on-site since the City received the application
for the requested development entitlements. 

RECOMMENDATION

The Planning Division recommends that the Planning Commission take the following action:

A. Find that the project is Categorically Exempt from CEQA per Section 15315 of the
California Environmental Quality Act, relating to Minor Land Divisions.

B. Approve the TENTATIVE MAP for the Capital Nursery Plaza Project located at 5406
Sunrise Boulevard and 7935 Madison Avenue subject to the findings and conditions of
approval contained in the staff report.

FINDINGS FOR TENTATIVE MAP (FILE # PM-17-02 and 17-03)

1. The proposed map, which would allow for the creation of two new commercial lots, is
consistent with the General Plan and the design or improvement of the proposed
subdivision within the General Plan.

2. The site is physically suited for the type and proposed density of development. The
site is an existing shopping center and provides existing improvements such as
access, both roadway and pedestrian access, landscaping and building setbacks.

3. The design of the subdivision is not likely to cause substantial environmental
damage and the type of improvements are not likely to cause serious public health
problems in that the project will provide direct access to the public right-of-way and
provide all necessary public easements.

4. The design of the subdivision will not conflict with easements acquired by the public
at large for access through or use of property within the proposed map. All parcels
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currently have access to the public right-of-way and public utility easements are
included as standard conditions of approval

CONDITIONS OF APPROVAL FOR MAP (FILE # PM-17-02 and 17-03)

1) The Tentative Map approval shall be effectuated within a two (2) year period from this date
and if not effectuated shall expire on September 13, 2019.

2) The project is approved as shown in Exhibit A and as conditioned or modified below.

3) Prior to recordation of the final map, the applicant shall update the existing Declaration of
Covenants, Conditions, and Restrictions (CC&Rs) and Common Area Operating and
Maintenance (CAM) Agreement and submit them to the City for review and approval.
Applicant shall have the approved updated CC&Rs and CAM Agreement recorded with the
Sacramento County Recorder's Office concurrent with the final map (Planning).

4) Prior to recordation of the final map, the applicant shall update the map to reflect any utility
easements necessary for cross-parcel utility access. (Planning).

5) SASD requires each parcel with a building or sewage source to have a separate connection
to the public sewer system. Therefore, each building on the resultant parcels requires a
separate connection to the SASD public sewer line.

6) Any construction and/or modification to the public sewer system shall be required to the
satisfaction of SASD. SASD Design Standards apply to any onsite and offsite sewer
construction. Field modifications to new or existing precast manhole bases are not allowed.

7) With this split of APN 233-0044-015 the resultant parcel to the north will become landlocked.
Therefore, sewer easements will be required to service this parcel. All public sewer
easements will be dedicated to SASD in a form approved by the District Engineer. All public
sewer easements will be at least 20 feet in width and requires continuous access for
installation and maintenance. SASD will only provide maintenance in public right-of-ways
and SASD dedicated sewer easements

8) Developer agrees to indemnify, defend, and hold harmless the City, its officials, officers,
employees, agents and consultants from any and all administrative, legal or equitable
actions or other proceedings instituted by any person not a party to this Permit challenging
the validity of the Permit or any Project Approval or any Subsequent Project Approval, or
otherwise arising out of or stemming from this Permit.  Developer may select its own legal
counsel to represent Developer’s interests at Developer’s sole cost and expense.  The
parties shall cooperate in defending such action or proceeding.  Developer shall pay for
City's costs of defense, whether directly or by timely reimbursement on a monthly basis. 
Such costs shall include, but not be limited to, all court costs and attorneys' fees expended
by City in defense of any such action or other proceeding, plus staff and City Attorney time
spent in regard to defense of the action or proceeding.  The parties shall use best efforts to
select mutually agreeable defense. (Planning)
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Attachments:

1. Vicinity Map
2. Reduced Copy of Tentative Map

Exhibits:

A. Tentative Map



CITY OF CITRUS HEIGHTS
5406 Sunrise and 7935 Madison

PM 17-02 and 17-03

Capital Nursery Plaza Tentative Map



&

EX. PATIO

PROPOSED
PATIO EASEMENT

PROPOSED PROPERTY LINE

PROPOSED
PROPERTY LINE

PARCEL A

PARCEL C

PARCEL B

26,082 S.F.

0.599 AC.

23,766 S.F.

0.546 AC.

22,564 S.F.

0.520 AC.

16,243 S.F.

0.373 AC.

PARCEL D

THIS TENTATIVE PARCEL MAP TO SPLIT PARCEL 2 OF (226 PM 2) INTO TWO
PARCELS (PARCEL "C" & "D") AND SPILT PARCEL 3 OF (226 PM 2) INTO
TWO PARCELS (PARCEL "A" & "B").

PARCEL SUMMARY FAR SUMMARY
PARCEL "A"                      0.60± AC  PARCEL "A" 0.19
PARCEL "B"                      0.55± AC PARCEL "B" 0.15
PARCEL "C"                      0.52± AC     PARCEL "C" 0.27
PARCEL "D"                      0.37± AC PARCEL "D" 0.16
TOTAL                               2.04± AC
GENERAL NOTE:
1. OWNER:

SUNRISE MADISON RETAIL, LLC
7935 & 7925 MADISON AVENUE, CITRUS HEIGHTS, CA
5406 & 5410 SUNRISE BLVD. CITRUS HEIGHTS, CA

2. AGENCIES PROVIDING UTILITIES  AND SERVICES:

WATER SUPPLY: CITY OF CITRUS HEIGHTS
SEWER SERVICE: CITY OF CITRUS HEIGHTS
STORM DRAINAGE: CITY OF CITRUS HEIGHTS
GAS & ELECTRIC: PACIFIC GAS & ELECTRIC COMPANY
TELEPHONE: AT&T
FIRE PROTECTION: CITY OF CITRUS HEIGHTS

3. ASSESSOR'S PARCEL NUMBERS:
APN 233-0044-015
APN 233-0044-016

4. PROJECT ACREAGE:
PARCEL 2 0.89± AC
PARCEL 3 1.15±  AC

2.04± AC
5. ZONING:

ZONED SC (SHOPPING CENTER)

6. EXISTING USE:
COMMERCIAL SHOPPING CENTER

7. BOUNDARY INFORMATION:
BASED ON PARCEL MAP FILED MARCH 29 2016 IN BK 226, PG 2

8. DATUM:
     HORIZONTAL:

BASED ON A.L.T.A SURVEY BY AMS ASSOCIATES.
     BASIS OF BEARINGS:

THE WEST LINE OF PARCEL 1, AS SHOWN ON THE MAP RECORDED
IN BOOK 226 AT PAGE 2, SACRAMENTO COUNTY RECORDS, TAKEN
AS SOUTH  01°32'55" EAST WAS USED AS THE BASIS OF BEARINGS
FOR THIS SURVEY..

     BENCHMARK:
NAIL AND TAG IN THE ISLAND AT THE CENTERLINE OF MADISON
AVENUE APPROXIMATELY 550 FEET EST OF THE CENTERLINE OF
SUNRISE BOULEVARD.

9. FLOOD ZONE:
ROPERTY IS LOCATED IN FLOOD ZONE X (OUTSIDE THE 500 YEAR
FLOOD PLAIN) PER FEMA FLOOD RATE INSURANCE MAP NO.  
06067C0092H, DATED AUGUST 16, 2012.
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    Prepared by: Casey Kempenaar, Senior Planner 
 
REQUEST 
 
The applicant requests a Design Review Permit Modification to amend the Conceptual Master Site 
Plan to improve circulation within the Auburn Commerce District portion of Stock Ranch. The 
project includes minor reductions to the allowable square footage of buildings proposed on the site 
and the potential for additional restaurant users for the site. The request includes an EIR 
addendum to provide updated information related to traffic and circulation. 
 

Applicant:  California C & S Properties –c/o Kris Steward (Law Offices        
of George Phillips)   

   5301 Montserrat Lane 
    Loomis, CA 95650 
 
Property Owner: California C & S Properties   
   1939 Harrison Street  
   Oakland, CA  94612 

   
SUMMARY RECOMMENDATION 
 
The Planning Division recommends that the Planning Commission: 
 
A. Adopt Resolution No. 2017-01 adopting the Stock Ranch Guide for Development EIR 

Addendum 
 

B. Approve the Design Review Permit Modification allowing the amendment to the Stock Ranch 
Conceptual Master Site Plan as depicted in Exhibit B and subject to the Findings and 
Conditions in the Staff Report. 

 
BACKGROUND 
 
The project site is located within the boundaries of the Stock Ranch Guide for Development. 
The Guide for Development contains a land use concept, infrastructure and service plans, 
roadway improvements, design guidelines, and development regulations for approximately 129 
acres of land. Arcade Creek runs through the property in an east-west fashion. North of Arcade 
Creek the Guide envisions development of a more than 400,000 square foot shopping center. 
The Guide refers to this area north of the creek as the “Auburn Commerce District”.  
 
The Stock Ranch Guide for Development (“Guide”) was adopted by the City Council in February 
2001. In conjunction with adopting the Guide for Development, the City Council also rezoned 
the area within the Guide into the “Stock Ranch Special Planning Area”, certified an 
Environmental Impact Report and adopted a Mitigation Monitoring Program. In September 
2002, the Planning Commission and City Council approved two minor amendments to the Guide 
for Development, approved a minor modification to the Mitigation Monitoring Program, approved 
the Development Agreement, and certified a Negative Declaration that tiered off the original EIR 
for the project.  In February 2003, the City Council approved the overall conceptual site plan and 
architectural theme for the Auburn Commerce District. In February 2003, the City Council also 

CITY OF CITRUS HEIGHTS  
PLANNING DIVISION STAFF REPORT 
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approved a Development Plan Review Permit and Conditional Use Permit for the Costco 
Wholesale Warehouse. In February 2005, the City Council approved a Development Plan 
Review Permit for the Wal-Mart store; an EIR Addendum was also approved in conjunction with 
the Wal-Mart development. A site plan modification was also approved in 2015.  
 
The proposed project involves a Design Review Permit to allow the modification of the 
previously approved Conceptual Master Site Plan to improve circulation throughout the site. The 
project includes minor reductions in square footage proposed for the remaining vacant portions 
of the site (See Applicant Project Description, Exhibit C). The project also requires an EIR 
Addendum to the previously adopted Stock Ranch Environmental Impact Report to reflect the 
reduction of allowable development, increase the amount of restaurants permitted, and evaluate 
changing traffic patterns in the project vicinity. 
 
The project setting is summarized below: 
 

 

Location: 
 

 

7000 Auburn Boulevard – south side of Auburn Boulevard, west of 
Sylvan Road and east of Van Maren Lane. See Vicinity Map 
(Attachment 1).  

 

Parcel Size: 
 

129 acres (entire Stock Ranch) 
 

 
REACH Neighborhood: 

 

The project is within the boundaries of the Arcade Creek 
Neighborhood Association (#4). The Rusch Park Neighborhood 
Association (#2) is directly north of the project (north side of Auburn 
Boulevard). No comments have been received. 
 

 
ZONING AND LAND USES 
 

LOCATION ZONING GENERAL PLAN 
LAND USE 

ACTUAL USE OF 
PROPERTY 

On-Site Stock Ranch Special 
Planning Area (SR -SPA) 

allowing general 
commercial uses 

General Commercial 
(GC) 

Walmart/Costco/ 
Applebee’s and vacant 

building pads 

North  RD-5  Low Density Residential 
(LDR)  

Single family residential 

South  SPA (commercial, open 
space, park, and low 
density residential) 

 

GC, OS, Low Density 
Residential 

Arcade Creek; single 
family homes and 
neighborhood park  

East RD-20 & RD-10 Medium Density 
Residential (MDR) 

Apartments & Duplexes 

West RD-5 PD MDR Crosswoods & 
Crosswoods East  
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PROJECT DESCRIPTION 
 
The applicant proposes three primary changes to the development within the Stock Ranch 
Auburn Commerce District to help facilitate the future buildout of the site as described in Exhibit 
C and below: 
Circulation Improvements 
 
In 2015, the applicant made some site plan changes to address ongoing circulation challenges 
at the site. While these improvements have helped, circulation remains a challenge. As a result 
the applicant is proposing more robust circulation changes for the central drive aisle serving the 
site. These improvements include: 
 

 Installation of a two-way left turn lane for much of the central drive aisle. 

 Installation of a new four-way stop and pedestrian crossing of the central drive aisle 

 Closure and rerouting of two north/south drive aisles that currently intersect with the 
central drive aisle 

 Squaring up the eastern drive aisle to provide more direct access between Auburn 
Boulevard and the existing 4-way stop at the intersection of the central drive aisle. 
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Buildout Reduction 
 
As a result of the parking reconfiguration and drive aisle improvements the applicant is 
proposing to reduce the buildable area of the site by approximately 10,700 square feet  
(409,387 to 398,741 SF) as depicted in Exhibit B and C.  
 
Restaurant Users 
 
The applicant is also requesting additional flexibility to allow more restaurant users at the site 
than were previously considered under the original design. Originally, the site and its associated 
traffic generation was based on the center being developed as a retail center as identified by the 
Institute of Transportation Engineers (ITE). The applicant is interested in pursuing more 
restaurant tenants than would typically fall under the definition of retail centers as used by ITE. 
The applicant is requesting the ability to develop the site with up to 28,000 square feet of 
restaurant uses (15,000 SF of fast casual restaurant and 13,000 SF of fast food users). 
 
 

DESIGN REVIEW PERMIT MODIFICATION – AMENDMENT OF CONCEPTUAL MASTER 
SITE PLAN 

 
Design Review Permit Modification and Amendment to Conceptual Master Site Plan– 
Analysis 
 
The Guide for Development sets forth a vision, standards and guidelines designed to ensure the 
high quality development of Stock Ranch. The Guide for Development required that before any 
permits can be issued for any buildings within the Auburn Commerce District, the Planning 
Commission and City Council must first approve the conceptual site plan and architectural 
theme for the entire commercial area. The purpose of having the conceptual site plans 
approved in advance of any permits for individual buildings is to ensure that the area is 
developed as a “center” with a logical layout of buildings and a unifying architectural design that 
is carried throughout all buildings. If such conceptual plans were not required, it was feared the 
center could develop in a more haphazard fashion without any uniformity in design. In 2002, the 
City Council adopted the conceptual site plan and was again modified slightly in 2015. 
 
Despite the changes in 2015, circulation within the center continues to be challenging, primarily 
affiliated with the main drive aisle serving the Auburn Commerce District portion of Stock Ranch. 
A significant portion of the circulation issues are related to the numerous northbound 
intersections of the primary drive aisle to the site. The numerous intersections and volume of 
traffic on the main drive aisle results in uncertainty for motorists attempting to turn onto the main 
drive aisle serving the site. The future buildout of the northern portion of the site has the 
potential to compound this ongoing problem if it is not addressed. 
 
In order to address these concerns the applicant has developed an updated Master Conceptual 
Site Plan that consolidates several of the access points and reduces the number of intersections 
along the western portion of the main drive aisle (north of Costco, east of the Costco Fueling 
Station). In addition the proposal installs a two way left turn lane to better facilitate traffic 
entering and exiting the primary drive aisle. (See Exhibit B and Map on previous page).The 
proposed changes include a new stop controlled intersection at Pad 9 and modification of the 
eastern drive aisle to reduce the curve of the roadway. 
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Amendment to Conceptual Master Site Plan– Conclusion 
The current circulation for the site creates a variety of vehicular queueing and turn movement 
issues. Staff believes the proposed improvements will improve circulation for the site and 
recommends approval of the modification. 
 
ENVIRONMENTAL DETERMINATION 
 
An Environmental Impact Report (EIR) was certified in conjunction with adoption of the Guide for 
Development. On September 18, 2002, the City Council approved a Negative Declaration that 
addressed several amendments to the Guide, Development Agreement, and Modification to 
Mitigation Monitoring Program. In 2005, the City Council adopted an EIR Addendum in conjunction 
with the Wal-Mart project. The previously certified EIR, and the subsequently adopted Negative 
Declaration and EIR Addendum, serve as baseline environmental documents for this project.  
 
An Addendum to the EIR has been prepared for the project and is attached as Exhibit A-1. The 
Addendum concludes that there are not any new impacts generated by the proposed site changes 
and reduction of buildable area beyond the impacts previously identified in the Stock Ranch EIR. 
 
The Addendum reevaluated all CEQA impacts to determine if any new impacts would occur as a 
result of the project. The addendum also evaluated the impact of the build out reduction and 
increases in traffic associated with an increase of restaurants identified for the site. The addendum 
evaluated changes in conditions since the previous EIR and EIR Addendum were adopted.  
 
The Addendum notes that two changes related to traffic have occurred since the previous EIR 
Addendum. First, the traffic levels surrounding the site have generally decreased for the 
intersections surrounding the site. Secondly, in 2011, the City adopted an updated General Plan 
and associated EIR that lowered the threshold of significance from a Level of Service D to a Level 
of Service E for intersections surrounding the site.  
 
Based on the traffic analysis, the project will result in an increase in traffic from what was previously 
projected. However, despite the increase in traffic associated with the project the Level of Service 
for intersections surrounding the site will be operating acceptable levels. As a result, no new 
significant impacts were identified as part of the EIR Addendum.  
 
This project and all future development at Stock Ranch will also be required to implement all 
previous mitigation measures identified under the Stock Ranch EIR. As a result, staff recommends 
the Planning Commission adopt the resolution adopting the EIR Addendum.  
 
PUBLIC OUTREACH 
The project is within the boundaries of the Arcade Creek Neighborhood Association (#4). The 
Rusch Park Neighborhood Association (#2) is directly north of the project (north side of Auburn 
Boulevard). No written comments were received from either Neighborhood Association.  
 
RECOMMENDATION 
 
The Planning Division recommends that the Planning Commission: 
 
A. Adopt Resolution No. 2017-01 adopting the Stock Ranch Guide for Development EIR 

Addendum 
B. Approve the Design Review Permit Modification allowing the amendment to the Stock Ranch 

Conceptual Master Site Plan as depicted in Exhibit B and subject to the Findings and 
Conditions in the Staff Report. 
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FINDINGS FOR APPROVAL OF THE AMENDMENTS TO THE STOCK RANCH GUIDE 
FOR DEVELOPMENT AND THE AMENDMENT TO THE CONCEPTUAL SITE PLAN  

OF THE AUBURN COMMERCE DISTRICT 

 
 The proposed modification is consistent with the General Plan; 
 
 The nature, condition, and development proposed improvements have been considered and 

the use will not adversely impact or be materially detrimental to these adjoining uses, 
buildings or structures; 

 
 The proposed improvements are harmonious with other development in the area and is 

consistent with the applicable goals and policies set forth in the General Plan and the Guide 
for Development;  

 
 The proposed improvements comply with all applicable development standards of the Guide 

for Development and Zoning Code; and  
 
 The proposed improvements conform to the vision, development objectives and planning 

principles of the Stock Ranch Guide for Development. 
 

CONDITIONS OF APPROVAL FOR THE DESIGN REVIEW PERMIT MODIFICATION FOR 
THE AMENDMENT TO THE CONCEPTUAL SITE PLAN OF THE AUBURN COMMERCE 

DISTRICT 

 
1) This approval is for the conceptual site plan shown in Exhibit B and C and as conditioned or 

modified below. This approval is conceptual in nature and additional requirements and/or 
conditions may be required at such time as individual design review permits are considered 
by the City. All development must comply with the Guide for Development.  

 
2) Comply with all requirements of the Stock Ranch Guide for Development, Environmental 

Impact Report, Mitigation Monitoring Program, and Development Agreement. Comply with 
all federal and state environmental permits.  Comply with all requirements of agencies of 
jurisdiction.    (Planning) 

 
3) Prior to the certificate of occupancy is issued for the next building constructed in the Auburn 

Commerce District, the developer shall install the improvements identified on the revised 
Master Conceptual site plan (Exhibit B) as outlined in the Staff Report. (Planning) 

 
4) Prior to issuance of each subsequent building permit, the applicant shall demonstrate that 

the site will provide adequate parking for each pad and center as a whole as determined by 
the Planning Division. (Planning) 

 
5) If trees are proposed for removal as part of the project, prior to issuance of any building 

permit or grading permit, the applicant shall obtain a tree permit for the removal and 
replacement of trees. (Planning) 

 
6) Prior to issuance of a building permit, the applicant shall submit an updated landscape plan 

for the new landscape median planters and modified planters subject to Planning Division 
approval. The landscape plan shall comply with the Stock Ranch Guide for Development 
and Zoning Code standards for landscaping and irrigation. (Planning) 
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7) Within one year after site improvements are completed and/or after construction of 20,000 
SF of new buildings (as determined by the City), the developer shall analyze the 
improvements and site circulation to determine if any additional site modifications are 
warranted. The analysis shall be performed by a licensed traffic engineer and submitted to 
the City for review, comment, and follow up. Any site modifications identified by the analysis 
will be the responsibility of the property owner prior to issuance of a building permit for any 
new structure (subsequent to the 20,000 SF threshold discussed above), subject to City 
approval. (Engineering) 

 
8) The improvement plans submitted to the City shall include additional wayfinding/directional 

enhancements for the southbound direction of the access road near the gas station 
driveway to inform drivers that the lane drops, subject to Engineering Division approval 
(Engineering) 

 
9) Prior to approval of the improvement plans for the circulation improvements, the applicant 

shall evaluate the existing crosswalks at the center and east drive aisle for pedestrian 
conflicts with existing turn movements. The analysis shall be performed by a licensed traffic 
engineer and submitted to the City for review, comment, and follow up. The necessary 
improvements as determined by the analysis and the City shall be completed in conjunction 
with the site improvements identified in Exhibit B. (Engineering) 

 
10) Prior to final acceptance of the proposed circulation improvements the applicant shall 

remove the existing crosswalk at retail J. In addition, all crosswalks shall be evaluated to 
determine if they are adequate (stamped concrete or other treatment) and as needed they 
shall be refreshed to increase visibility of the crosswalks, prior to final of the improvements 
onsite. (Planning) 

 
11) Developer agrees to indemnify, defend, and hold harmless the City, its officials, officers, 

employees, agents and consultants from any and all administrative, legal or equitable actions 
or other proceedings instituted by any person not a party to this Permit challenging the validity 
of the Permit or any Project Approval or any Subsequent Project Approval, or otherwise 
arising out of or stemming from this Permit.  Developer may select its own legal counsel to 
represent Developer’s interests at Developer’s sole cost and expense.  The parties shall 
cooperate in defending such action or proceeding.  Developer shall pay for City's costs of 
defense, whether directly or by timely reimbursement on a monthly basis.  Such costs shall 
include, but not be limited to, all court costs and attorneys' fees expended by City in defense 
of any such action or other proceeding, plus staff and City Attorney time spent in regard to 
defense of the action or proceeding.  The parties shall use best efforts to select mutually 
agreeable defense counsel but, if the parties cannot reach agreement, City may select its 
own legal counsel and Developer agrees to pay directly or timely reimburse on a monthly 
basis City for all such court costs, attorney fees, and time referenced herein. (Planning) 
 

Attachments: 
1. Vicinity Map 
 
Exhibits: 
A. Resolution 2017-01 adopting EIR Addendum 

- A-1 – EIR Addendum 
B. Proposed Master Conceptual Site Plan 
C. Applicant’s Project Description 



RESOLUTION NO.  2017-01 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CITRUS 

HEIGHTS, CALIFORNIA, APPROVING A DESIGN REVIEW PERMIT FOR THE 

STOCK RANCH AUBURN COMMERCE DISTRICT AMENDING THE MASTER 

CONCEPTUAL SITE PLAN AND ADOPTING THE 2017 STOCK RANCH GUIDE FOR 

DEVELOPMENT EIR ADDENDUM 

WHEREAS, pursuant to the California Environmental Quality Act (“CEQA”) (Pub. 

Resources Code, ' 21000 et seq.), the City of Citrus Heights certified a Program Environmental 

Impact Report (“EIR”) for the Stock Ranch Guide for Development (SCH No. 2000032089), 

adopted CEQA Findings, including a Statement of Overriding Considerations, and adopted a 

Mitigation Monitoring Program in February 2001; and 

WHEREAS, the City Council of the City of Citrus Heights has previously adopted an 

Environmental Impact Report Addendum in 2005, relating to the Stock Ranch Guide for 

Development (“Guide”); and 

WHEREAS, the applicant is requesting a Design Review Permit Modification to modify the 

Master Conceptual Site Plan to improve circulation of the site, increase the number of restaurants, 

and reduce the buildable area of the site; and 

WHEREAS, City staff has prepared an EIR Addendum to respond to changes proposed by 

the Design Review Permit Modification; and  

WHEREAS, an EIR addendum is appropriate when “some changes or additions are 

necessary but none of the conditions described in section 15162 calling for preparation of a 

subsequent EIR have occurred” (CEQA Guidelines, § 15164, subd. (a); see also Pub. Resources 

Code, § 21166); and 

WHEREAS, the EIR Addendum analyzes whether approval of the proposed Design Review 

Permit Modification, along with any changes in circumstances that have occurred since certification 

of the 2001 EIR, would lead to a substantial increase in the severity of previously identified 

significant environmental impacts (see generally, CEQA Guidelines, § 15162); and 

WHEREAS, the Planning Commission has considered an Environmental Impact Report 

Addendum related to the proposed Design Review Permit Modification; and 

WHEREAS, the Planning Commission of the City of Citrus Heights finds that the 

previously adopted EIR, 2005 EIR Addendum and 2017 EIR Addendum are the appropriate 

environmental documents for this project, the project is consistent with these documents, and no 

further review is required;  

WHEREAS, the proposed Design Review Permit Modification is consistent with the 

General Plan; and 

WHEREAS, the proposed project is consistent with the Stock Ranch Guide for 

Development. 

EXHIBIT A



  NOW, THEREFORE, BE IT RESOLVED THAT: 

 

1. The matters set forth in the preceding clauses of this Resolution are hereby adopted and 

incorporated. 

 

2. The conditions giving rise to the need for supplemental environmental review have not 

arisen and an addendum is appropriate to analyze the proposed Design Review Permit 

Modification. 

 

3. The Planning Commission does hereby adopt the 2017 Stock Ranch Guide to Development 

EIR Addendum and approves the Design Review Permit Modification amending the Stock 

Ranch Master Conceptual Site Plan. 

 

 The Planning Commission Secretary shall certify the passage and adoption of this 

Resolution and enter it into the book of original resolutions. 

   

 PASSED AND ADOPTED by the Planning Commission of the City of Citrus Heights, 

California, this 13th day of September 2017, by the following vote, to wit: 

 

 

 

 

AYES:  

NOES:  

ABSENT:  

ABSTAIN:  

   

 

APPROVED  ATTESTED 

 

 

 

 

Russ Blair, Chairperson  Karen Ramsay,  

Planning Commission Secretary 
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Addendum to the  
Stock Ranch Guide for Development 
Final Environmental Impact Report 

August 11, 2017 

State Clearinghouse No. 2000032089 

BACKGROUND AND ACTION TRIGGERING THE ADDENDUM 

This document serves as an addendum to the Final Environmental Impact Report (Final EIR) for the Stock Ranch 
Guide for Development. This addendum evaluates an amendment to the Stock Ranch Plaza (Stock Ranch) 
commercial development that is located north of Arcade Creek. Specifically, this analysis evaluates the effects 
of the proposed Stock Ranch Plaza Site Plan Amendment (Stock Ranch Amendment) that consists of 
improvements to the on-site roadway circulation system for the Central Driveway and East Driveway. These 
circulation system improvements address existing on-site traffic operation conflicts and consist of widening, 
provision of turn pockets, stop signs, and enhanced pavement treatments for pedestrian crosswalks. As part 
of the modifications to the onsite roadway circulation system, the project would increase the amount of on-
site parking from 1,927 spaces under currently approved development plan to 1,966 spaces, and would 
reduce the total retail square footage from 409,387 square feet under the currently approved development 
plan to 398,741 square feet and allow for additional restaurant users than were previously considered in 
the original approval for Stock Ranch.

As the lead agency under the California Environmental Quality Act (CEQA), the City of Citrus Heights has 
determined that, in accordance with Section 15164 of the State CEQA Guidelines, the proposed changes to 
the on-site roadway circulation system and approved development differ sufficiently from the development 
scenario described in the Stock Ranch Final EIR and 2005 Addendum to warrant preparation of an addendum. 

PREVIOUS ENVIRONMENTAL ANALYSES 

The environmental process for the Stock Ranch Guide for Development involved the preparation of the 
following documents that are relevant to the consideration of the proposed Stock Ranch Amendment. 

 Draft EIR for the Stock Ranch Guide for Development and Appendices, October 2000; 

 Final EIR for the Stock Ranch Guide for Development, January 2001; 

 CEQA Findings of Fact and Statement of Overriding Considerations for the Stock Ranch Guide for 
Development, January 2001;  

 Mitigation Monitoring and Reporting Program for the Stock Ranch Guide for Development, January 2001; 

 Stock Ranch Guide for Development (Walmart project) EIR Addendum, February 2005; and 

 Costco Gas Station Mitigated Negative Declaration, February 2009. 
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CALIFORNIA ENVIRONMENTAL QUALITY ACT GUIDELINES REGARDING AN ADDENDUM 
TO AN ENVIRONMENTAL IMPACT REPORT 

Altered conditions, changes, or additions to the description of a project that occur after certification of an EIR 
may require additional analysis under CEQA. The legal principles that guide decisions regarding whether 
additional environmental documentation is required are provided in the State CEQA Guidelines, which 
establish three mechanisms to address these changes: a subsequent environmental impact report (SEIR), a 
Supplement to an EIR, and an Addendum to an EIR. 

Section 15162 of the State CEQA Guidelines describes the conditions under which a SEIR would be 
prepared. In summary, when an EIR has been certified for a project, no Subsequent EIR shall be prepared for 
that project unless the lead agency determines, on the basis of substantial evidence in light of the whole 
record, one or more of the following: 

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

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

(3) New information of substantial importance, which was not known and could not have been 
known with the exercise of reasonable diligence at the time the previous EIR was certified as 
complete, shows any of the following: 

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

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

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, but 
the project proponents decline to adopt the mitigation measures or alternatives; or 

(D) Mitigation measures or alternatives which are considerably different from those analyzed 
in the previous EIR would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation measure or 
alternative. 

Section 15163 of the State CEQA Guidelines states that a lead agency may choose to prepare a supplement 
to an EIR rather than a Subsequent EIR if: 

(1) any of the conditions described above for Section 15162 would require the preparation of a SEIR; and 

(2) only minor additions or changes would be necessary to make the previous EIR adequately apply 
to the project in the changed situation. 

An addendum is appropriate where a previously certified EIR has been prepared and some changes or 
revisions to the project are proposed, or the circumstances surrounding the project have changed, but none of 
the changes or revisions would result in significant new or substantially more severe environmental impacts, 
consistent with CEQA Section 21166 and State CEQA Guidelines Sections 15162, 15163, 15164, and 15168.  
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This addendum is intended to evaluate and confirm CEQA compliance for the proposed Stock Ranch 
Amendment, which would be a change relative to what is described and evaluated in the Stock Ranch EIR. 
This addendum is organized as an environmental checklist, and is intended to evaluate all environmental 
topic areas for any changes in circumstances or the project description, as compared to the certified Final 
EIR, and determine whether such changes were or were not adequately covered in the certified EIR. This 
checklist is not the traditional CEQA Environmental Checklist, per Appendix G of the CEQA Guidelines. As 
explained below, the purpose of this checklist is to evaluate the checklist categories in terms of any 
“changed condition” (i.e., changed circumstances, project changes, or new information of substantial 
importance) that may result in a different environmental impact significance conclusion from the EIR. The 
column titles of the checklist have been modified from the Appendix G presentation to help answer the 
questions to be addressed pursuant to CEQA Section 21166 and State CEQA Guidelines Section 15162, 
15163, 15164 and 15168.  
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 INTRODUCTION AND PROJECT HISTORY 

The Stock Ranch Plaza (Stock Ranch) commercial development has an approved development plan 
permitting 409,387 square feet of retail and restaurant use, of which approximately 75 percent has been 
constructed and the overall site infrastructure and internal roadway circulation system is in place. The 
project site’s two major anchor stores (Costco and Walmart) and an Applebee’s restaurant have been built 
and are operating. The Costco store includes a gas station. About 101,375 square feet of the commercial 
uses approved are yet to be built.  

The currently approved development plan is based on the Stock Ranch Development Guide that was 
originally approved in 2001 and analyzed in the certified Stock Ranch Development Guide Environmental 
Impact Report (Stock Ranch EIR) (State Clearinghouse No. 2000032089) (City of Citrus Heights 2000, 
2001a, 2001b). In 2005, the City approved the Walmart store design review, which involved the preparation 
of an EIR Addendum that identified that the Walmart store’s environmental impacts would be within the 
scope of those identified in the previous EIR. The traffic analysis in the EIR Addendum confirmed that the 
traffic generated by Walmart would not generate traffic that would exceed the 1,692 p.m. peak hour total 
trips generated by Stock Ranch identified in the Stock Ranch EIR. Additional development capacity remains 
in Stock Ranch, and depending on its development intensity could result in peak hour traffic trips that 
exceed the total peak hour trips identified in the Stock Ranch EIR. This was an issue identified in the 
Walmart Addendum as requiring additional evaluation when subsequent projects come forward for 
development.  

The proposed Stock Ranch Plaza Site Plan Amendment (Stock Ranch Amendment) would consist of 
improvements to the on-site roadway circulation system for the Central Driveway and East Driveway. These 
circulation system improvements address existing on-site traffic operation conflicts and consist of widening 
and provision of turn pockets, stop signs, and enhanced pavement treatments for pedestrian crosswalks. As 
part of the modifications to Central Driveway and East Driveway, the project would increase the amount of 
on-site parking from 1,927 spaces under the currently approved development plan to 1,966 spaces, and 
would reduce the total retail square footage from 408,387 square feet under the currently approved 
development plan to 398,741 square feet and allow for additional restaurant users than were previously 
considered under the original Stock Ranch approval. 

The EIR was prepared at the program “first-tier” level of environmental review consistent with the 
requirements of California Environmental Quality Act (CEQA) Sections 15152 and 15168. The program-level 
analysis considered the environmental impacts of the development and operation of the overall Stock Ranch 
commercial development. The Stock Ranch EIR acknowledged that subsequent development of Stock Ranch 
would occur in multiple phases and development requests. As subsequent development projects are 
proposed, they are being evaluated to determine whether the entitlements/actions proposed fall within the 
scope of the approved Stock Ranch EIR and incorporate all applicable performance standards and 
mitigation measures identified therein. Should the subsequent development phases not be consistent with 
the approved Stock Ranch project, additional environmental review through the subsequent review 
provisions of CEQA for changes to previously-reviewed and approved projects may be warranted (CEQA 
Guidelines Sections 15162 through 15164). 

Consistent with the process described, the City is evaluating the project application to determine what type 
of additional environmental review would be required. This environmental checklist has been prepared to 
determine whether the environmental impacts of the project are within the scope of the Stock Ranch EIR, or 
if changed environmental conditions that are of sufficient magnitude result in new or substantially more 
severe environmental impacts, as compared to those considered in the Stock Ranch EIR. This analysis also 
considers whether there is new information of substantial importance showing that new or substantially 
more severe environmental impacts would occur compared to that evaluated in the Stock Ranch EIR. 
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 PROJECT DESCRIPTION 

 PROJECT OVERVIEW 

The proposed Stock Ranch Amendment would consist of improvements to the on-site roadway circulation 
system for the Central Driveway and East Driveway and associated changes to approved building square 
footage and parking to accommodate these improvements.  

The project is consistent with City of Citrus Heights land use designations and zoning. The project would 
require Master Concept Site Plan Modification and Design Review Permit Modification approval by the Citrus 
Heights Planning Commission. 

 PROJECT LOCATION 

The project site is located within the City of Citrus Heights, on 12 parcels totaling 36.82 acres in size. The 
site’s frontage is along Auburn Boulevard between Van Maren Lane and Sylvan Road (Exhibit 2-1).  

 EXISTING SETTING 

The Stock Ranch commercial development site consists of 12 parcels with three access points to Auburn 
Boulevard that are developed with three commercial uses (Costco, Walmart, and Applebee’s) totaling 
313,942 square feet of uses. The internal roadway network, Auburn Boulevard frontage improvements, on-
site drainage and utility improvements, and individual parcel grading for the entire Stock Ranch site has 
been completed (Exhibit 2-2). 

The City’s General Plan designates the site as General Commercial and is zoned commercial.  

 PROJECT OBJECTIVES 

The fundamental objective of the Stock Ranch Guide for Development is to provide orderly and systematic 
development of an integrated commercial and residential project in a manner that respects the infill 
character of the site, surrounding land uses, and the site’s natural resources.  
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PROJECT ELEMENTS 

The currently approved Stock Ranch Plaza Site Plan is based on the Stock Ranch Development Guide that 
was approved in 2003 (Exhibit 2-3). The proposed Stock Ranch Amendment would involve the approval of a 
revision to the approved Stock Ranch Plaza Site Plan (see Exhibit 2-4). Revisions to the Stock Ranch Site 
Plan would consist of improvements to the on-site roadway circulation system (see Exhibit 2-5).  

2.5.1 Circulation System Improvements 

The primary internal access road (referred to in the application as the “Central Driveway”) has been 
experiencing on-site vehicle traffic challenges because of the operation of the Costco gas station in 
combination with traffic arriving and leaving from Applebee’s, Costco, and Walmart. Specifically, inbound 
traffic destined for the Costco gas station often conflicts with vehicles turning left out of Costco’s and 
Walmart’s parking areas that are traveling to the Central Driveway’s signalized intersection with Auburn 
Boulevard. The project includes the widening of the Central Driveway to provide a center turn lane, the 
elimination of six parking driveway aisles access points to the Central Driveway, and the addition of two stop 
sign control intersections with dedicated turn pockets and enhanced pavement treatments for pedestrian 
crosswalks (Exhibit 2-5). 

The alignment of the East Driveway established in the approved Stock Ranch Plaza Site Plan is irregular and 
includes several “jogs.” The project would modify this alignment to create a more direct connection to 
Auburn Boulevard to improve circulation through the site (Exhibit 2-5). Proposed changes in pedestrian 
circulation are described below. 

1. Removal of an uncontrolled crosswalk across the Central Driveway connecting the Applebee’s parking lot
to the Retail J building. This planned crosswalk (shown in the Approved Site Plan) is located
approximately 110 feet from the signalized main entrance at Auburn Boulevard. This change eliminates
pedestrian movements across a four-lane wide segment of road with traffic that is controlled by a traffic
signal and thus has the right-of-way when given a green indication.

2. Relocation of an existing uncontrolled crosswalk across the Central Driveway (currently connecting to the
pedestrian walkway through the parking lot to the Costco entrance) to a future four-way intersection
located approximately 100 feet to the east. The modification improves safety by having pedestrians
cross at a clearly defined intersection where motorists expect pedestrians to cross.

3. Realignment of the Central Driveway and the East Driveway to form a four-leg intersection with
crosswalks on all approaches. This intersection is proposed as an all-way stop controlled intersection.
This intersection is located on a primary pedestrian connection between Auburn Boulevard and Walmart.

These internal roadway improvements require the reconfiguration of drive aisle islands would require the 
removal of landscaping and approximately 14 trees, which would replace in new landscaping areas 
established as part of the reconfiguration. Removal of protected trees (as defined under Section 
106.39.020 of the City Municipal Code) would require the project to obtain approval of a Tree Permit and 
tree placement consistent with Section 106.39.060 of the City Municipal Code. 
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Exhibit 2-3 Stock Ranch Approved Site Plan 
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2.5.2 Modifications to On-Site Parking and Undeveloped Commercial Parcels 

As part of the modifications to Central Driveway and East Driveway, the project would increase the amount of 
on-site parking from 1,927 spaces under currently approved development plan to 1,966 spaces, and would 
reduce the total retail square footage from 409,387 square feet under the currently approved development 
plan to 398,741 square feet. Table 2-1 provides an overview of these changes by parcel. 

Table 2-1 Stock Ranch Plaza - Comparison of Approved Site Plan to Proposed Site Plan Amendment 

Use/Building Approved 2003 Site Plan Proposed Site Plan Amendment Net Change 

Parcel 
Use/ 

Building 
Square 
Footage 

Parking Spaces Square 
Footage 

Parking Spaces Square 
Footage 

Parking Spaces 

Required Provided Required Provided Required Provided 

1 

Major A 
Costco 

148,663 669 

714 

148,663 669 

715 

0 0

+1 Covered 
Garden 

6,913 31 6,913 31 0 0 

Garden 1,152 1 1,152 1 0 0 

2 

Major B 
Walmart 

137,404 618 

687 

137,404 618 

702 

0 0

+15 Covered 
Garden 

3,720 17 3,702 17 0 0 

Garden 9,460 10 9,460 10 0 0 

3 Major C 40,000 180 180 34,000 153 240 -6,000 -27 +60 

4 Retail D 9,000 41 41 8,350 38 32 -650 -3 -9 

5 Retail E 8,525 38 38 8,525 38 43 0 0 +5

6 Retail F 5,000 23 23 5,000 23 19 0 0 -4 

7 Rest G 5,000 50 50 2,308 23 15 -2,692 -27 -35 

8 Retail H 6,000 27 27 5,000 23 19 -1,000 -4 -8 

9 Retail I 6,000 27 27 6,000 27 41 0 0 +14

10 Retail J 6,050 27 27 7,000 32 46 +950 +5 +19

11 Retail K 9,500 43 43 8,616 39 22 -884 -4 -21 

12 Applebee’s 7,000 70 70 6,630 66 72 -370 -4 +2

Total 409,387 1,872 1,927 398,741 1,808 1,966 -10,646 -64 +39 

Upon approval of this project, there be 84,799 square feet of remaining commercial development potential 
on the project site. Of this remaining development potential, the project applicant estimates that 
approximately 28,000 square feet would be used for food uses (e.g., fast food, casual, and sit-down 
restaurants). Approximately 13,000 square feet may be used for fast food restaurants and the remaining 
15,000 square feet may be used for casual dining and/or sit-down restaurants. Depending on the final 
determination of future tenants, the parking for each parcel will be reconciled with the parking identified in 
Table 2-1 to ensure compliance with the City’s off-street parking requirements. 
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 REQUIRED ACTIONS 

The project would require the following actions by the City; no other agency actions would be required: 

 Amendment of Master Concept Site Plan Modification and Design Review Permit Modification approval 
by Planning Commission, 

 improvement plan approval, 

 issuance of Tree Permit, and 

 issuance of building permits. 
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 ENVIRONMENTAL CHECKLIST FOR  
SUPPLEMENTAL ENVIRONMENTAL REVIEW 

 EXPLANATION OF CHECKLIST EVALUATION CATEGORIES 

The purpose of this checklist is to evaluate the categories in terms of any “changed condition” (i.e., changed 
circumstances, project changes, or new information of substantial importance) that may result in 
environmental impact significance conclusions different from those found in the Stock Ranch Development 
Guide Environmental Impact Report (Stock Ranch EIR). The row titles of the checklist include the full range 
of environmental topics, as presented in Appendix G of the State CEQA Guidelines. The column titles of the 
checklist have been modified from the Appendix G presentation to help answer the questions to be 
addressed pursuant to CEQA Section 21166 and State CEQA Guidelines Section 15162. A “no” answer does 
not necessarily mean that there are no potential impacts relative to the environmental category, but that 
there is no change in the condition or status of the impact because it was analyzed and addressed with 
mitigation measures in the Stock Ranch EIR. For instance, the environmental categories might be answered 
with a “no” in the checklist because the impacts associated with the project were adequately addressed in 
the Stock Ranch EIR, and the environmental impact significance conclusions of the Stock Ranch EIR remain 
applicable. The purpose of each column of the checklist is described below. 

Where Impact was Analyzed 
This column provides a cross-reference to the pages of the Stock Ranch EIR where information and analysis 
may be found relative to the environmental issue listed under each topic.  

Do Proposed Changes Involve New Significant Impacts? 
The significance of the environmental impacts of the project-specific features not considered in the Stock 
Ranch EIR is indicated in the columns to the right of the environmental issues.  

Any new Circumstances Involving New or Substantially More Severe Significant Impacts? 
Pursuant to Section 15162(a)(2) of the CEQA Guidelines, this column indicates whether there have been 
changes to the project site or the vicinity (circumstances under which the project is undertaken) that have 
occurred subsequent to the prior environmental documents, which would result in the current project having 
new significant environmental impacts that were not considered in the prior environmental documents or 
having substantial increases in the severity of previously identified significant impacts. 

Any New Information Requiring New Analysis or Verification? 
Pursuant to Section 15162(a)(3)(A-D) of the CEQA Guidelines, this column indicates whether new information 
of substantial importance which was not known and could not have been known with the exercise of 
reasonable diligence at the time the previous environmental documents were certified as complete is 
available, requiring an update to the analysis of the previous environmental documents to verify that the 
environmental conclusions and mitigation measures remain valid. If the new information shows that: (A) the 
project will have one or more significant effects not discussed in the prior environmental documents; or (B) that 
significant effects previously examined will be substantially more severe than shown in the prior environmental 
documents; or (C) that mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible and would substantially reduce one or more significant effects or the project, but the project 
proponents decline to adopt the Mitigation Measure or alternative; or (D) that mitigation measures or 
alternatives which are considerably different from those analyzed in the prior environmental documents would 
substantially reduce one or more significant effects on the environment, but the project proponents decline to 
adopt the Mitigation Measure or alternative, the question would be answered “yes” requiring the preparation of 
a subsequent EIR or supplement to the EIR. However, if the additional analysis completed as part of this 
Environmental Checklist Review finds that the conclusions of the prior environmental documents remain the 
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same and no new significant impacts are identified, or identified significant environmental impacts are not 
found to be substantially more severe, the question would be answered “no” and no additional EIR 
documentation (supplement to the EIR or subsequent EIR) would be required.  

Notably, where the only basis for preparing a subsequent EIR or a supplement to an EIR is a new significant 
impact or a substantial increase in the severity of a previously identified impact, the need for the new EIR 
can be avoided if the project applicant agrees to one or more mitigation measures that can reduce the 
significant effect(s) at issue to less than significant levels. (See River Valley Preservation Project v. 
Metropolitan Transit Development Board (1995) 37 Cal.App.4th 154, 168.) 

Do Prior Environmental Documents Mitigations Address/Resolve Impacts? 
This column indicates whether the prior environmental documents and adopted CEQA Findings provide 
mitigation measures to address effects in the related impact category. In some cases, the mitigation 
measures have already been implemented. A “yes” response will be provided in either instance. If “NA” is 
indicated, this Environmental Checklist Review concludes that there was no impact, or the impact was less-
than-significant and, therefore, no mitigation measures are needed. 

 DISCUSSION AND MITIGATION SECTIONS 

Discussion 
A discussion of the elements of the checklist is provided under each environmental category to clarify the 
answers. The discussion provides information about the particular environmental issue, how the project relates 
to the issue, and the status of any mitigation that may be required or that has already been implemented. 

Mitigation Measures 
Applicable mitigation measures from the prior environmental review that would apply to the project are listed 
under each environmental category. New mitigation measures are included, if needed.  

Conclusions 
A discussion of the conclusion relating to the need for additional environmental documentation is contained 
in each section. 

Acronyms Used in Checklist Tables 
Acronyms used in the Environmental Checklist tables and discussions include: 

EIR  Environmental Impact Report 

MM  Mitigation Measure 

NA  not applicable 
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 ENVIRONMENTAL CHECKLIST 

 AESTHETICS 

Environmental Issue Area Where Impact Was 
Analyzed in the EIR. 

Do Any New Circumstances 
Involve New or 

Substantially More Severe 
Significant Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

1. Aesthetics. Would the project: 

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

The impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

b. Substantially damage scenic resources, including 
but not limited to, trees, rock outcroppings, and 
historic buildings within a state scenic highway? 

The impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

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

Draft EIR Setting pp. 
4.12-1 to 4.12-4 

Impact 4.12.1 and 
4.12.2 

No No NA, impact remains less 
than significant 

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

Draft EIR Setting pp. 
4.12-1 to 4.12-4 
Impact 4.12.4 

No No NA, impact remains less 
than significant 

4.1.1 Discussion 

Since approval of the Stock Ranch Development Guide Environmental Impact Report (Stock Ranch EIR), the 
City of Citrus Heights adopted a new general plan on August 11, 2011 and the Zoning Ordinance was 
comprehensively updated in 2006, with minor updates in 2016. Applicable City goals, policies, and 
standards of the general plan regarding aesthetics are similar to what was established in the Stock Ranch 
Guide for Development (see Section 5) and evaluated in the Stock Ranch EIR. Therefore, no substantial 
change in the environmental and regulatory settings related to aesthetics, described in Section 4.12, Visual 
Resources/Light and Glare, in the Stock Ranch EIR has occurred since its certification.  

a) Have a substantial adverse effect on a scenic vista? 
Scenic vistas were not analyzed in the Stock Ranch EIR. The City of Citrus Heights General Plan (City of Citrus 
Heights 2011a) does not identify any scenic vistas or scenic resources on or near the project site. Therefore, 
no impact would occur. 

b) Substantially damage scenic resources, including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state scenic highway? 

State scenic highways were not analyzed in the Stock Ranch EIR. No state designated scenic highways exist 
in the area as the project is located along Auburn Boulevard, which is a local roadway surrounded by 
common urban development. The City of Citrus Heights General Plan does not identify any local scenic roads 
or scenic resources. Therefore, no impact would occur. 

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

As discussed in Stock Ranch EIR Impact 4.12.1: Obstruction/Impairment of Views, Stock Ranch would 
introduce urban uses to a previously undeveloped property. The placement of such uses could result in the 
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obstruction/impairment of views from surrounding roadways and neighboring uses. Because the Stock 
Ranch site is predominantly surrounded by residential uses, viewer sensitivity was considered high. To 
address issues of views from surrounding residential uses and passersby, the Stock Ranch Guide for 
Development includes several design guidelines that provide buffers through landscaping and consider the 
visual character of the surroundings in building design. Thus, the impacts were determined to be less than 
significant for the obstruction and impairment of views. 

As discussed in Stock Ranch EIR Impact 4.12.2: Degradation of Aesthetically Significant Areas, Stock Ranch 
development would surround Arcade Creek with urban uses including commercial uses to the north and 
residential uses and/or commercial and office to the south. Arcade Creek is the foremost aesthetic feature 
on the Stock Ranch site, providing visual diversity and recreational potential. The Stock Ranch Guide for 
Development recognizes the value of Arcade Creek and includes specific Development Standards relative to 
preserving its aesthetic qualities while at the same time taking advantage of the Creek as a visual amenity. 
Development Standards for uses adjacent to the creek require building walls facing Arcade Creek to be 
visually buffered by planting native and riparian-type plantings to blend with the native landscape of the 
creek and soften the building elevations. Shrub and vine plantings on the creek side shall be used to screen 
any walls adjacent to the service drive. Thus, the impacts were determined to be less than significant for 
aesthetically significant areas. 

The proposed Stock Ranch Amendment would consist of improvements to the existing internal roadway 
circulation system for the Central Driveway and East Driveway and the re-configuration of remaining 
undeveloped commercial parcels and on-site parking. As shown in Exhibit 2-2, the Stock Ranch Plaza has 
already been developed with the three retail uses (Costco, Walmart, Applebee’s), internal roadway network, 
Auburn Boulevard frontage improvements, and individual parcel grading for the remaining commercial sites. 
These changes are intended to facilitate circulation within the site and would complement the existing visual 
character of Stock Ranch Plaza. No new significant impacts or substantially more severe impacts would 
occur. Therefore, the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

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

As discussed in Impact 4.12.4: Introduction of New Sources of Light and Glare, Stock Ranch would introduce 
new light and glare sources to the project site in association with commercial development, as the site would 
be lit or partially lit at night. These sources of light could be noticeable from surrounding uses, especially 
those that are at a higher elevation than the project site. Commercial uses proposed north of Arcade Creek 
could create some lighting disturbance for residences in the Crosswoods to the west, and Sylvan Estates and 
the apartment complex to the east. Daytime glare would also increase in association with the introduction of 
new buildings, signage, automobiles, and other vehicles. The increase in glare from reflective automobile 
surfaces (e.g. windshields) would increase. 

The Stock Ranch Guide for Development contains several areawide design guidelines that would reduce the 
potential for spillover lighting and skyglow effects associated with nighttime illumination and to minimize 
glare from reflective surfaces. For example:  

 Lighting adjacent to residential areas shall be shielded with cut-off luminaries. 

 Light standards for parking areas shall not exceed 25 feet in height. 

 Service area lighting shall be contained within the service yard boundaries and enclosure walls. No light 
spillover shall occur outside the service area. The light source shall not be visible from the street and 
residences. 

 Building illumination and architectural lighting shall be indirect. 
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Implementation of the proposed lighting, building design, and landscaping guidelines, as well as continued 
compliance with the City’s lighting standards (Zoning Code Chapter 106.35), would ensure that potential 
light and glare impacts are reduced to a level that would be less than significant. Glare impacts would be 
addressed through implementation of screening landscaping. In this regard, the Development Standards 
require a single species of tree to be used for each discreet parking area. Evergreen trees (minimum 25 
percent 24” box and 75 percent 15-gallon size) planted in a formal row specified along the project side of 
the fence at residential edges. One tree planting is required for every 20 linear feet of property line adjacent 
to residential uses. Further, existing trees and vegetation shall be retained whenever possible. Based on the 
extensive use of landscape throughout the project (i.e. in parking lots, along residential edges) as directed by 
the Guide for Development, glare impacts would be reduced to less-than-significant levels. 

The project would not result in a substantial alteration of existing on-site lighting as potential lighting 
changes would be associated with the relocation of existing internal roadway light fixtures, which would be 
required to comply with the City’s existing standards as well as the Stock Ranch Guide for Development 
design guidelines. Additionally, the future development (of reduced density) would be required to comply 
with these design guidelines. Therefore, impacts would remain less than significant. The findings of the 
Stock Ranch EIR remain valid and no further analysis is required. 

Mitigation Measures 
No mitigation measures were needed for the Stock Ranch EIR regarding aesthetics. No additional mitigation 
measures are required for the project regarding this topic.  

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to aesthetics. 
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 AGRICULTURE AND FOREST RESOURCES 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New Analysis 

or Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

2. Agriculture and Forestry Resources. Would the project: 

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

Scoped out of EIR 
Resources do not exist 

in project area 

No No NA 

b. Conflict with existing zoning for agricultural use, 
or a Williamson Act contract? 

Scoped out of EIR 
No agricultural zoning 

or Williamson Act 
contracted lands exist 

in project area 

No No NA 

c. Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland 
(as defined by Public Resources Code section 
4526), or timberland zoned Timberland 
Production (as defined by Government Code 
section 51104(g))? 

Scoped out of EIR 
Resources do not exist 

in project area 

No No NA 

d. Result in the loss of forest land or conversion of 
forest land to non-forest land? 

Scoped out of EIR 
Resources do not exist 

in project area 

No No NA 

e. Involve other changes in the existing 
environment which, due to their location or 
nature, could result in conversion of Farmland, 
to non-agricultural use or conversion of forest 
land to non-forest use? 

Scoped out of EIR 
Resources do not exist 

in project area 

No No NA 

4.2.1 Discussion and Conclusion 

Agricultural and forestry impacts were scoped out of the Stock Ranch EIR during preparation of the EIR 
because these resources do not exist in the area. The project site does not contain any of these resources 
and would also have no impact. 
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 AIR QUALITY 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents’ Mitigations 

Address/Resolve 
Impacts? 

3. Air Quality. Would the project: 

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

Draft EIR Setting pp. 
4.6-1 to 4.6-5 

Impact 4.6.1 and 
4.6.2  

No. No Yes, construction air 
quality impacts were 
determined to be less 
than significant with 

mitigation and 
operational impacts to 

regional air quality would 
remain significant and 

unavoidable 

b. Violate any air quality standard or contribute 
substantially to an existing or projected air 
quality violation? 

Draft EIR Setting pp. 
4.6-1 to 4.6-5 

Impact 4.6.1 and 
4.6.2  

No. No Yes, construction air 
quality impacts were 
determined to be less 
than significant with 

mitigation and 
operational impacts to 

regional air quality would 
remain significant and 

unavoidable. 

c. Result in a cumulatively considerable net 
increase of any criteria pollutant for which the 
project region is non-attainment under an 
applicable federal or state ambient air quality 
standard (including releasing emissions which 
exceed quantitative thresholds for ozone 
precursors)? 

Draft EIR Setting pp. 
4.6-1 to 4.6-5 

Impact 4.6.1 and 
4.6.2 

No. No Yes, construction air 
quality impacts were 
determined to be less 
than significant with 

mitigation and 
operational impacts to 

regional air quality would 
remain significant and 

unavoidable. 

d. Expose sensitive receptors to substantial 
pollutant concentrations? 

Draft EIR Setting pp. 
4.6-1 to 4.6-5 
Impact 4.6.3 

No. No Yes, carbon monoxide 
impacts would remain 
less than significant. 

e. Create objectionable odors affecting a 
substantial number of people? 

Not addressed in the 
EIR 

No. Yes  N/A, no odor impacts 
would occur under the 

project. 

4.3.1 Discussion 

Since release of the Stock Ranch EIR, state and federal ambient air quality standards have been updated for 
the following pollutants: 

 ozone standards for federal (1-hour standard of 124 parts per billion [ppb] and 8-hour standard of 
70 ppb) and state (8-hour standard of 70 ppb), 

 nitrogen oxide standards for federal (annual average standard of 53 ppb and 1-hour standard of 
100 ppb) and state (annual average standard of 70 ppb and 1-hour standard of 30 ppb), 
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 sulfur dioxide standards for federal (1-hour standard of 75 ppb) and state (24-hour standard of 40 ppb 
and 1-hour standard of 25 ppb), 

 particulate matter 10 microns (PM10) for state (annual average standard of 20 micrograms per cubic 
meter), and 

 particulate matter 2.5 microns (PM2.5) for federal (annual average standard of 12 micrograms per cubic 
meter and 24-hour standards of 35 micrograms per cubic meter) and state (annual average standard of 
12 micrograms per cubic meter). 

In addition, the Sacramento Metropolitan Air Quality Management District (SMAQMD) has updated its 
construction thresholds for particulate matter (80 for PM10 and 82 for PM2.5) based on the SMAQMD CEQA 
Guide (SMAQMD 2015). 

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

b) Violate any air quality standard or contribute substantially to an existing or projected air 
quality violation? 

As identified in Impact 4.6.1 and 4.6.2, Stock Ranch would result in significant construction and operational 
air quality impacts. Construction emissions were mitigated to less than significant with the application of 
mitigation measures MM 4.6.1a (dust control measures), MM 4.6.1b (dust control coordinator), and MM 
4.6.1c (ozone precursor control measures). The Stock Ranch EIR identified mitigation measure MM 4.6.2a 
and b (implementation of a transportation demand management measures for both the residential and 
commercial components of the project) to address operational emissions. However, these mitigation 
measures were not adequate to fully mitigate Impact 4.6.2 and this impact was determined to be significant 
and unavoidable.  

The project would reduce the amount of commercial development that is currently allowed, which would 
reduce operational emissions compared to the existing approved Stock Ranch. CalEEMod was utilized to 
determine if modifications to the internal roadway system would result in new construction air quality 
impacts. Model results identified that construction emissions would be three pounds per day and less per 
pollutant and within the SMAQMD CEQA Thresholds based on the Stock Ranch Plaza Site Plan Amendment 
Greenhouse Gas Emissions Analysis (Michael Baker International 2017). Therefore, no new significant 
impacts or substantially more severe impacts would occur. The findings of the certified Stock Ranch EIR 
remain valid and no further analysis is required. 

c) Result in a cumulatively considerable net increase of any criteria pollutant for which the 
project region is non-attainment under an applicable federal or state ambient air quality 
standard (including releasing emissions which exceed quantitative thresholds for ozone 
precursors)? 

As discussed in (a) and (b), above, the project would not exceed SMAQMD CEQA thresholds for construction 
emissions and would reduce the approved commercial development potential of the site that would reduce 
anticipated operational emissions. The findings of the certified Stock Ranch EIR remain valid and no further 
analysis is required. 

d) Expose sensitive receptors to substantial pollutant concentrations? 
Impact 4.6.3 in the Stock Ranch EIR modeled carbon monoxide concentrations under project and 
cumulative conditions and determined that emissions would be below federal and state standards (see 
Stock Ranch Draft EIR Table 4.6-5 and 4.6-6). 

As identified in the Stock Ranch Design Review Permit Modification Traffic Impact Study (DKS 2017), the 
proposed modifications of Stock Ranch (including the consideration of additional restaurant uses) would not 
substantially increase traffic volumes that would result in operational impacts (LOS) or volumes that could 
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result in a carbon monoxide concentration impacts (peak hour volumes at project intersections would have 
an increase of 443 peak hour at full buildout of Stock Ranch, while background traffic along Auburn 
Boulevard (west and east of the site) have decreased on average by 2 percent to 18 percent (58 to 417 PM 
peak hour trips) between years 2000 and 2016 that reduces the significance of this increase in project trips. 
The findings of the certified Stock Ranch EIR remain valid and no further analysis is required. 

e) Create objectionable odors affecting a substantial number of people? 
This issue was not addressed in the Stock Ranch EIR. The project would not introduce a new land use (e.g., 
wastewater treatment plant) that could result in a new substantial objectionable odor source. Therefore, 
exposure to odorous emissions would be considered less than significant. 

Mitigation Measures 
The following mitigation measures were referenced in the Stock Ranch EIR analysis and would be implemented 
if the project were approved. 

Mitigation Measure MM 4.6.1a:  
Conditions of approval shall require the implementation of the following mitigation measures for control of 
PM10/dust during the construction of all components of the project:  

 water exposed surfaces, graded areas, storage piles and haul roads at least twice daily; 

 minimize the amount of disturbed area, the amount of material actively worked, and the amount of 
material stockpiled; 

 limit onsite construction vehicles to 15 mph; 

 sweep or wash paved streets adjacent to construction sites at least once a day to remove accumulated 
dust; and 

 maintain at least two feet freeboard when transporting soil or other material by truck.  

Mitigation Measure MM 4.6.1b:  
All construction contracts will require designation of a dust control coordinator. All neighboring properties 
within the standard noticing area will be provided with the name and phone number of a designated 
construction dust control coordinator who will respond to complaints by suspending dust-producing activities or 
providing additional personnel or equipment for dust control. 

Mitigation Measure MM 4.6.1c:  
Conditions of approval shall require the implementation of the following mitigation measures for control of 
ozone precursors during the construction of any component of the proposed project:  

 encourage construction employees to use means other than single occupancy vehicles to commute to the 
work site, 

 all stationary and mobile construction equipment will be operated and maintained in proper running order 
though routine tune-ups. NOX emissions from stationary and mobile construction equipment will be 
reduced by 5 percent, 

 use alternative fuel or electric powered equipment where feasible, and 

 use diesel engines that meet the most recent emission standards. 
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Mitigation Measure MM 4.6.2b:  
The commercial portions of the site will be developed under a Transportation Demand Management (TDM) 
program. The TDM program shall, at a minimum, include the following components:  

 designation of an on-site TDM coordinator; 
 provisions to encourage bicycle commuting; 
 provision of transit use incentives, provision of information, printed schedules and commuter promotions; 
 carpool incentives; and 
 installation of secure bicycle parking facilities at commercial areas and parks. 

CONCLUSION 
The project would not result in new or substantially more severe significant impacts to air quality. The 
conclusions of the Stock Ranch EIR remain valid and no additional analysis is required. 
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 BIOLOGICAL RESOURCES 

Environmental Issue Area 
Where Impact Was Analyzed 

in the EIR. 

Any New Circumstances 
Involving New 

Significant Impacts or 
Substantially More 
Severe Impacts? 

Any New 
Information 

Requiring New 
Analysis or 

Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

4. Biological Resources. Would the project: 

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

EIR Setting pp. 4.9-1 to  
4.9-22 

Impacts 4.9.1, 4.9.4 to 4.9.6 
and 4.6.8 to 4.9.11 

No No Yes, impact would 
remain less than 

significant. The Stock 
Ranch Plaza has been 

developed and no 
natural habitat exists on 

the site.  

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

EIR Setting pp. 4.9-1 to  
4.9-22 

Impact 4.9.3 

No No Yes, impact would 
remain less than 
significant with 

application of adopted 
mitigation measure. 

The Stock Ranch Plaza 
has been developed 

and no natural habitat 
exists on the site. 

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

EIR Setting pp. 4.9-1 to  
4.9-22 

Impact 4.9.12 

No No Yes, impact would 
remain less than 
significant with 

application of adopted 
mitigation measure. 

The Stock Ranch Plaza 
has been developed 

and no wetland habitat 
exists on the site. 

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

EIR Setting pp. 4.9-1 to  
4.9-22 

Impact 4.9.2 

No No NA, impact remains 
less than significant 

e. Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance. 

EIR Setting pp. 4.9-1 to 
 4.9-22 

Impact analyzed in Section 
4.9.4 Existing Setting 

No No NA, impact remains 
less than significant 

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

EIR Setting p. 4.1-1 to 4.1-5 
Impact 4.1.6 

No No NA, no impact would 
occur 
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4.4.1 Discussion 

Since approval of Stock Ranch Plaza, the site has been developed with three retail uses (Costco, Walmart, 
and Applebee’s) totaling 313,942 square feet of uses. The internal roadway network, Auburn Boulevard 
frontage improvements, on-site drainage and utility improvements, and individual parcel grading for the 
entire Stock Ranch site has been completed (Exhibit 2-2). No natural habitat exists on the Stock Ranch Plaza 
site. 

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

As discussed in Impact 4.9.1: Common Plant Communities, Stock Ranch development would result in the 
removal of approximately 45 acres of annual grassland habitat and result in permanent and temporary 
impacts in up to 16 acres of annual grassland habitat. Because non-native grassland is regionally 
widespread and the wildlife utilizing these areas are widespread, this impact was determined to be less than 
significant and no mitigation was required. 

As discussed in Impact 4.9.7: Northwestern Pond Turtle, development of the Stock Ranch project could 
result in the removal of habitat for the northwestern pond turtle. The northwestern pond turtle may occur in 
slower reaches and backwater areas of Arcade and San Juan creeks within the project area. Stock Ranch 
design includes buffers along all creek corridors; however, some intrusion into these areas may occur due to 
trail construction and pedestrian bridge construction. However, pond turtles are extremely wary of human 
activity and are likely to leave the area when construction is initiated. Because pond turtles are unlikely to be 
directly affected by construction, this impact was determined to be less than significant. 

As discussed in Impacts 4.9.4 to 4.9.6, and 4.9.8 to 4.9.11, Stock Ranch development could result in the 
loss of special-status plant species, disturbance to nesting raptors and other migratory birds, loss of special-
status fish species, removal of habitat for the western spadefoot toad, removal of potential bat roosting 
habitat, loss of potential habitat for vernal pool fairy shrimp and vernal pool tadpole shrimp, and the loss of 
potential valley elderberry longhorn beetle habitat. These potentially significant impacts have been mitigated 
to a less-than-significant level through the implementation of the following mitigation measures: MM 4.9.4a, 
MM 4.9.5a, MM 4.9.6a, MM, 4.9.8a, MM 4.9.9a, MM 4.9.10a, and MM 4.9.11a. 

No new significant impacts or substantially more severe biological impacts would occur with implementation 
of the project. No natural habitat currently exists on the commercial portion of Stock Ranch; therefore, 
changes to the driveway and parking areas would not result in impacts to natural habitats. The project would 
result in the removal of 14 landscaping trees from the site. While not likely, these trees could provide 
nesting habitat for raptors or other special-status bird species. These trees would be replaced as part of the 
new landscape for reconfiguration of the roadway improvements. Implementation of adopted mitigation 
measure MM 4.9.5a (preconstruction surveys for nesting birds and raptors and protection of active nests) 
would reduce impacts to nesting birds to at less-than-significant level. No new significant impacts would 
occur. The findings of the Stock Ranch EIR remain valid and no further analysis is required. 

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

As discussed in Impact 4.9.3: Oak and Riparian Woodlands, the Stock Ranch development would result in 
the removal and disturbance of native oak trees, oak woodland, and riparian woodland. Native oaks, oak 
woodland, and riparian woodland are considered significant resources by local resource agencies. Although 
they are not protected by federal or statewide regulations, they are recognized as a significant resource in 
Sacramento County and are protected in the Citrus Heights General Plan and the Citrus Heights Tree 
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Ordinance (Chapter 106.39 of the City Municipal Code) Although Stock Ranch includes 32 acres of open 
space and recreation areas that preserve approximately 25 acres of riparian and oak woodlands, a 
significant number of oak trees, oak woodland, and riparian habitat was anticipated to be removed based on 
the original project design. Indirect and direct impacts to native oaks that could occur due to project 
implementation include removal of oaks, pruning, and/or cutting of root and canopy, soil impaction, changes 
in permeable soil surface, and increased run-off and other hydrology changes. These impacts were 
determined to be potentially significant and were subject to mitigation. With implementation of MM 4.9.3a, 
impacts to oak and riparian woodlands were mitigated to less-than-significant levels.  

The project is located within the existing roadway corridor and developed project site, which do not support 
riparian or sensitive habitat conditions. No new significant impacts would occur. Thus, the findings of the 
Stock Ranch EIR remain valid and no further analysis is required. 

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

As discussed in Impact 4.9.12: Jurisdictional Water of the U.S., development of Stock Ranch would result in 
fill of jurisdictional waters of the U.S. The project area supported approximately 1.85 acres of potential 
jurisdictional waters of the U.S, which included vernal pool, perennial, and intermittent drainage. 
Jurisdictional waters are regulated under Sections 401 and 404 of the Clean Water Act and under Section 
1600 et seq. of the California Fish and Game Code. Additionally, these areas are protected in the City of 
Citrus Heights Draft General Plan. Consequently, impacts to jurisdictional waters of the U.S. were determined 
to be a potentially significant impact and are subject to mitigation. Implementation of MM 4.9.12a would 
reduce potential impacts to less-than-significant levels by requiring a delineation of the project site be 
submitted to the Army Corps of Engineers for the appropriate Section 404 permit and Section 101 Water 
Quality certification, that wetlands lost or disturbed be replaced or rehabilitated on a “no-net-loss” basis, and 
that a Streambed Alteration Agreement be obtained from the California Department of Fish and Wildlife. 

The project is located within the existing roadway corridor and developed project site, neither of which 
support wetland habitats. Therefore, implementation of the project would not result in significant impacts to 
wetlands. Thus, the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

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

As discussed in Impact 4.9.2: Habitat for Common Resident and Migratory Wildlife, Stock Ranch 
development would remove habitat for common resident and migratory wildlife through development of 
urban uses. The Stock Ranch site is surrounded by urban development. However, the common wildlife 
species occurring on the site can live within and near urban developments and would still be able to move 
freely through approximately 25 acres of open space area that was incorporated into the original Stock 
Ranch project design. Because a relatively contiguous corridor of open space is proposed through Arcade 
Creek corridor, wildlife movement would not be restricted along the riparian corridors. Additionally, these 
common wildlife species are abundant in the region and they receive no protection from federal, state, or 
local resource agencies. Consequently, this impact was determined to be less than significant and no 
mitigation was required. 

The project is located within a developed area of the Stock Ranch site that provides no wildlife movement 
corridors. Thus, the proposed changes would not result in new significant impacts or substantially more 
severe impacts. The findings of the Stock Ranch EIR remain valid and no further analysis is required. 
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e) Conflict with any local policies or ordinances protecting biological resources, such as a tree 
preservation policy or ordinance? 

The City of Citrus Heights adopted a new general plan on August 11, 2011 (City of Citrus Heights 2011a). 
However, the applicable local goals and policies are similar to those identified in Table 4.9-4: Project 
Consistency with the Draft General Plan Biological Resources Objectives and Policies, in the Stock Ranch 
EIR. Also, as discussed in criteria b) above, implementation of mitigation measure 4.9.3a would bring Stock 
Ranch in compliance with the Citrus Heights Tree Ordinance. Therefore, the impacts were determined to be 
less than significant.  

These internal roadway improvements require the reconfiguration of drive aisle islands would require the 
removal of landscaping and approximately 14 trees, which would replace in new landscaping areas 
established as part of the reconfiguration. Removal of protected trees (as defined under Section 
106.39.020 of the City Municipal Code) would require the project to obtain approval of a Tree Permit and 
tree placement consistent with Section 106.39.060 of the City Municipal Code. The project would not result 
in any new significant impacts or substantially more severe impacts that are not already addressed in the 
Stock Ranch EIR or existing City standards. The findings of the Stock Ranch EIR remain valid and no further 
analysis is required. 

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

Stock Ranch is not located within a Habitat Conservation Plan or Natural Community Conservation Plan. No 
new conservation plans have been adopted since approval of the Stock Ranch EIR. Therefore, there would 
be no impact and the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

Mitigation Measures 
The following mitigation measures were adopted with the Stock Ranch EIR and would continue to remain 
applicable. 

Mitigation Measure MM 4.9.5a:  
If construction is proposed during the breeding season (February to August), a focused survey for migratory bird 
nests shall be conducted within 30 days prior to the beginning of construction activities by a qualified biologist 
to identify active nests on the site. If active nests are found, no construction activities shall take place within 
500 feet of the nest until the young have fledged. Trees containing nests that must be removed because of 
project implementation shall be removed during the non-breeding season (September to January). If no active 
nests are found during the focused survey, no further mitigation will be required. 

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to biological 
resources. 

  



Ascent Environmental  Environmental Checklist 

City of Citrus Heights 
Stock Ranch Plaza Site Plan Amendment 4-13 

 CULTURAL RESOURCES 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New Analysis 

or Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

5. Cultural Resources. Would the project: 

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

EIR Setting pp. 4.10-1 
to 4.10-5 

Impact 4.10.1 

No No NA, impact would 
remain less than 

significant 

b. Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

EIR Setting pp. 4.10-1 
to 4.10-5 

Impact 4.10.2 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

c. Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geologic feature? 

The impact was not 
analyzed in the EIR 

No No No, but impact would be 
less than significant 

with implementation of 
new mitigation measure 

4.10.c 

d. Disturb any human remains, including those 
interred outside the formal cemeteries? 

EIR Setting pp. 4.10-1 
to 4.10-5 

Impact 4.10.2 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

4.5.1 Discussion 

Since approval of Stock Ranch Plaza, the site has been developed with three retail uses (Costco, Walmart, 
and Applebee’s) totaling 313,942 square feet of uses. The internal roadway network, Auburn Boulevard 
frontage improvements, on-site drainage and utility improvements, and individual parcel grading for the 
entire Stock Ranch site has been completed (Exhibit 2-2).  

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

As discussed in Stock Ranch EIR Impact 4.10.1: Potential for Impacts to Historic Resources, the site is 
located in an area of historic sensitivity. However, previous surveys of the site have not revealed any historic 
resources. No local landmarks or historic resources listed on or eligible for the California Register are located 
on the site. The closest historical resource to the site is the Sylvan School House located at 6921 Sylvan 
Road, just east of the site and Stock Ranch would not alter the integrity of this site. Therefore, this impact 
was determined to be less than significant. 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes are located in previously approved and disturbed project footprints and 
roadway corridors that do not contain any known historic resources. Furthermore, the land has already been 
graded and prepared and no additional major land disturbance is expected. No new significant impacts 
would occur. Therefore, the findings of the Stock Ranch EIR remain valid and no further analysis is required. 
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b) Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to Section 15064.5? 

As discussed in Impact 4.10.2: Potential for Impacts to Historic Resources, the site has the potential to 
contain subsurface cultural resources. This was determined to be a potentially significant impact that could 
be mitigated to less than significant levels with implementation of mitigation measures MM 4.10.a and MM 
4.10.10b. Implementation of MM 4.10.a would require that the City be notified immediately if cultural 
resources are discovered during excavation or construction. In addition, if any human remains are 
discovered, the Sacramento County Coroner must also be immediately notified. The construction activities 
shall also be periodically monitored by an archaeologist. Implementation of MM 4.10.10b would require the 
City to coordinate with a qualified archaeologist and/or historian in the case that cultural resources are 
encountered during development. 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes are located in previously approved project footprints and roadway corridors 
that do not contain any known archaeological resources. Furthermore, the land has already been graded and 
prepared and no additional major land disturbance is expected. Should an accidental discovery of cultural 
resources occur, application of adopted mitigation measures MM 4.10.1a, b, and c would address this 
impact. Therefore, the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

c) Directly or indirectly destroy a unique paleontological resource or site or unique geologic 
feature? 

Unique paleontological resources and unique geologic features were not analyzed in the Stock Ranch EIR. 
No recorded paleontological resources were found in the project area (UCMP 2016). Furthermore, much of 
the project site has already been developed and the proposed changes are in previously approved project 
footprints and roadway corridors. However, it is possible that unique paleontological resources of unique 
geologic features could be encountered during construction of the Stock Ranch Amendment. With 
implementation of a new mitigation measure, MM 4.10.c, construction would halt if unrecorded 
paleontological resources were discovered during construction. Therefore, the impact would be less than 
significant with mitigation incorporated. 

d) Disturb any human remains, including those interred outside of formal cemeteries? 
See discussion under item b) above.  

Mitigation Measures 
The following mitigation measures were adopted with the Stock Ranch EIR and would continue to remain 
applicable if the project was approved. 

Mitigation Measure MM 4.10.a:  
If during excavation or construction activities any cultural resources are encountered, the City shall be 
immediately notified. In addition, if any human remains are discovered, the Sacramento County Coroner must 
also be immediately notified. The construction activities shall also be periodically monitored by an 
archaeologist. 

Mitigation Measure MM 4.10.1b:  
If any cultural resources are encountered during development, City shall coordinate additional research by a 
qualified archaeologist and/or historian. 

In addition to the mitigation measures in the Stock Ranch EIR (listed above), the following mitigation 
measure would apply: 
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Mitigation Measure 4.10.c:  
Conduct construction personnel education, stop work if paleontological resources are discovered, assess the 
significance of the find, and prepare and implement a recovery plan as required. 

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to cultural 
resources. 
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 GEOLOGY AND SOILS 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

6. Geology and Soils. Would the project: 

a. Expose people or structures to potential 
substantial adverse effects, including the risk of 
loss, injury, or death involving:  
i. Rupture of a known earthquake fault, as 

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

ii. Strong seismic ground shaking? 
iii. Seismic-related ground failure, including 

liquefaction? 
iv. Landslides? 

EIR Setting pp. 4.8-1 to 
4.8-5 

Impact 4.8.1  

No No NA, impact would 
remain less than 

significant 

b. Result in substantial soil erosion or the loss of 
topsoil? 

EIR Setting pp. 4.8-1 to 
4.8-5 

Impact 4.8.3 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measure 

c. Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the project, and potentially result in: 
on-or off-site landslide, lateral spreading, 
subsidence, liquefaction, or collapse? 

EIR Setting pp. 4.8-1 to 
4.8-5 

Impact 4.8.1 

No No NA, impact would 
remain less than 

significant 

d. Be located on expansive soil, as defined in 
Table 18- 1-B of the Uniform Building Code 
(1994), creating substantial risks to life or 
property? 

EIR Setting pp. 4.8-1 to 
4.8-5 

Impact 4.8.2 

No No NA, impact would 
remain less than 

significant 

e. Have soils incapable of adequately supporting 
the use of septic tanks or alternative waste 
water disposal systems where sewers are not 
available for the disposal of waste water? 

The impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

4.6.1 Discussion 

Since approval of Stock Ranch Plaza, the site has been developed with three retail uses (Costco, Walmart, 
and Applebee’s) totaling 313,942 square feet of uses. The internal roadway network, Auburn Boulevard 
frontage improvements, on-site drainage and utility improvements, and individual parcel grading for the 
entire Stock Ranch site has been completed (Exhibit 2-2). No significant changes to site geology or building 
design standards have occurred since approval of Stock Ranch. 
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a) Expose people or structures to potential substantial adverse effects, including the risk of 
loss, injury, or death involving: 

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other 
substantial evidence of a known fault? (Refer to California Geological Survey Special 
Publication 42.) 

Citrus Heights is not underlain or adjacent to any known faults delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map (cite website). Because the damage from surface fault rupture is generally 
limited to a linear zone a few yards wide, the potential for surface fault rupture to cause damage to proposed 
structures is negligible. Thus, no impact would result. 

ii) Strong seismic ground shaking? 
As discussed in Impact 4.8.1: Seismic Groundshaking Hazards, Stock Ranch development could potentially 
expose people and structures to seismic groundshaking during an earthquake. Although no recent fault 
movement has been recorded locally, the region has historically experienced groundshaking from distant 
fault activity. Groundshaking is considered the primary seismic threat in Citrus Heights. No active faults are 
located in the immediate area of Stock Ranch. However, in the event of an earthquake originating from a 
fault within the region (i.e. within 80 miles), the site may be subject to groundshaking. The likelihood of any 
damage resulting from a seismic event is considered minimal for two reasons: First, because of the relative 
distance of active faults in respect to the site, the intensity of shaking would be greatly diminished. Second, 
the project would be required to adhere to the California Building Standards Code, which is expected to 
provide an adequate level of safety for the buildings and persons within them. For these reasons, impacts to 
Stock Ranch resulting from seismic groundshaking were determined to be less than significant. 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes would not increase the risk of loss, injury, or death for people or structures. 
Furthermore, the project would be subject to the California Code of Regulations (CCR), Title 24, also known 
as the California Building Standards Code. All new development and redevelopment would be required to 
comply with the current adopted CCR, which includes design criteria for seismic loading and other geologic 
hazards, including design criteria for geologically induced loading that govern sizing of structural members 
and provide calculation methods to assist in the design process. While ground shaking impacts could be 
potentially damaging, they would also tend to be reduced in their structural effects because of CCR criteria 
that recognize this potential. The CCR includes provisions for buildings to structurally survive an earthquake 
without collapsing and includes measures such as anchoring to the foundation and structural frame design. 
No new significant impact would occur. Therefore, the findings of the Stock Ranch EIR remain valid and no 
further analysis is required. 

iii) Seismic-related ground failure, including liquefaction? 
As discussed in Section 4.8.4, Existing Setting and Background, secondary hazards such as liquefaction and 
settlement are unlikely to occur. Overall, the City of Citrus Heights is in a low severity zone assuming 
maximum earthquake intensity. Thus, impacts would be less than significant. 

iv) Landslides? 
As discussed in Section 4.8.4, Existing Setting and Background, the overall topography of the City of Citrus 
Heights, as well as the project site, is relatively flat. As a result, no landslides or landslide deposits have 
been mapped within the city. Thus, impacts would be less than significant. 

b) Result in substantial soil erosion or the loss of topsoil? 
As discussed in Impact 4.8.3: Soil Erosion, development of Stock Ranch would include large-scale 
earthmoving and grading activities. Construction activities would increase the amount of soils prone to 
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erosion by wind and, in the winter months, rain. Both Arcade Creek and San Juan Creek meander through 
out the site and could be subject to increased levels of siltation if soils disturbed by construction activities 
are transported to receiving waters. Although the soils on the site exhibit slight to moderate erosion 
properties, the magnitude of soil disturbance on the site could result in project-induced onsite erosion and 
subsequent sedimentation in the Arcade and San Juan Creeks during clearing and grading. These impacts 
are potentially significant. However, the Stock Ranch Guide for Development contains Design Guidelines for 
site grading which specify that building sites should conform to the existing natural topography and minimize 
earthwork and grading as much as possible. The Design Guidelines require that grading plans be sensitive to 
natural drainage patterns, which will reduce erosion impacts. Furthermore, implementation of mitigation 
measure MM 4.8.3a would reduce construction-related erosion and sedimentation impacts to less-than-
significant levels. 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes would not substantially increase excavation and grading activities planned 
for the site. Furthermore, the project would be subject to the Design Guidelines and mitigation measure 
MM 4.8.3a, which would reduce potential erosion impacts to a less-than-significant level. Therefore, the 
findings of the Stock Ranch EIR remain valid and no further analysis is required. 

c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a 
result of the project, and potentially result in on- or off-site landslide, lateral spreading, 
subsidence, liquefaction, or collapse? 

See discussion under items a) iii) and a) iv) above. 

d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code 
(1994, as updated), creating substantial risks to life or property? 

As discussed in the Stock Ranch EIR Impact 4.8.2: Expansive Soils, the project site is underlain by 
Fiddyment-Orangevale complex and Urban Land-Xerarents-Fiddyment complex. Both soils have moderate 
potential for expansiveness. Because the soils may expand when wet and contract when dry, foundation 
structures may experience cracking when this phenomenon occurs. To avoid any adverse impacts 
associated with expansive soils, the project applicant would be required to have a geotechnical report 
prepared which would include testing of soils to determine expansion potential. The findings of the report 
and associated testing would be used to engineer the soil prior to foundation construction. Soils engineering 
may require excavation of expansive soils and replacement with non-expansive materials, treatment of 
expansive soils by mixing them with lime, etc. Geotechnical engineering, as required by the City Building 
Code, would reduce impacts associated with expansive soils to less than significant. 

The project is subject to California Building Standards Code and City standards to address expansive soil 
issue on the site stability and erosion controls within project plans. No new significant impacts or 
substantially more severe impacts would occur. Therefore, the findings of Stock Ranch EIR remain valid and 
no further analysis is required. 

e) Have soils incapable of adequately supporting the use of septic tanks or alternative waste 
water disposal systems where sewers are not available for the disposal of waste water? 

As discussed in the Stock Ranch EIR Impact 4.11.6: Wastewater Collection System, sanitary sewer service 
for the project site is provided by the Sacramento Regional County Sanitation District and the County 
Sanitation District No. 1. Therefore, septic tanks or alternative waste water disposal systems are not 
required and no further analysis is required; no impact would occur. 

Mitigation Measures 
The following mitigation measure was adopted with the Stock Ranch EIR and would continue to remain 
applicable if the project was approved. 
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Mitigation Measure MM 4.8.3a:  
Implementation of the following mitigation measures would reduce construction-related erosion and 
sedimentation impacts to less-than-significant levels: 

 Prior to obtaining a grading permit, the applicant shall prepare an erosion control plan consistent with the 
construction site management plan developed for the National Pollutant Discharge Elimination System 
(NPDES) permit. 

 No construction activities of any kind, including grading (cuts or fills), trenching, stockpiling of materials, 
etc., shall occur within buffer areas established along all reaches of Arcade and San Juan Creeks per 
Chapter 27 (Tributary Standards) of the City of Citrus Heights Zoning Code. 3) Grading areas left 
unprotected during the rainy season shall be stabilized. Stabilization measures may include NPDES 
Construction activities best management practices (BMPs) such as straw bales or sand bag barriers. 

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to geology 
and soils. 

  



Environmental Checklist  Ascent Environmental 

 City of Citrus Heights 
4-20 Stock Ranch Plaza Site Plan Amendment 

 GREENHOUSE GAS EMISSIONS 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents’ Mitigations 

Address/Resolve 
Impacts?  

7. Greenhouse Gas Emissions. Would the project: 

a. Generate greenhouse gas emissions, either 
directly or indirectly, that may have a significant 

impact on the environment? 

Not addressed in the 
EIR 

No No Greenhouse gases were 
not addressed in the EIR. 

Development at Stock 
Ranch would comply with 
the City of Citrus Heights 

Greenhouse Gas 
Reduction Plan. 

b. Conflict with an applicable plan, policy or 
regulation adopted for the purpose of reducing 

the emissions of greenhouse gases? 

Not addressed in the 
EIR 

No No Greenhouse gases were 
not addressed in the EIR. 

Development at Stock 
Ranch would comply with 
the City of Citrus Heights 

Greenhouse Gas 
Reduction Plan. 

4.7.1 Discussion 

INTRODUCTION 
At the time of approval of Stock Ranch and certification of its Final EIR, the contribution of greenhouse gas 
(GHG) emissions to climate change was a known issue of concern; however, it was not evaluated in the EIR. 
On March 18, 2010, amendments to the State CEQA Guidelines took effect which set forth requirements for 
the analysis of GHG emissions under CEQA. Since the EIR has already been certified, the determination of 
whether GHG emissions and climate change need to be analyzed for this project is governed by Public 
Resources Code Section 21166 and CEQA Guidelines Sections 15162 and 15163. GHG emissions and 
climate change are not required to be analyzed under those standards unless it constitutes “new 
information of substantial importance, which was not known and could not have been known at the time” 
the Stock Ranch Guide for Development EIR was approved (CEQA Guidelines Section 15162[a][3]).  

The issue of GHG emissions and climate change impacts is not new information that was not known or could 
not have been known at the time of the approval of the Stock Ranch Guide for Development. Rather, the 
issue of climate change and GHG emissions was widely known before the EIR certification, but not 
commonly evaluated in environmental documents. The United Nations Framework Convention on Climate 
Change was established in 1992. The regulation of GHG emissions to reduce climate change impacts was 
extensively debated and analyzed throughout the early 1990s. The studies and analyses of this issue 
resulted in the adoption of the Kyoto Protocol in 1997.  

The courts have repeatedly held that new information that “was known” or “could have been known with the 
exercise of reasonable diligence” at the time of the EIR certification does not trigger subsequent 
environmental review (Citizens for Responsible Equitable Environmental Development v. City of San Diego 
(2011) 196 Cal.App.4th 515, 532 (“CREED II”); ALARM, supra, 12 Cal.App.4th at 1800–1803.) The courts 
have held that information on GHG emissions could have been known as early as 1994 and, therefore, 
would not trigger the new information standard under Section 21166 for EIRs certified after that date 
(CREED II, supra, 196 Cal.App.4th at 530–532 [Impact from GHGs not new information for EIR certified in 
1994.]).  



Ascent Environmental  Environmental Checklist 

City of Citrus Heights 
Stock Ranch Plaza Site Plan Amendment 4-21 

In the case of the project, GHG emission impacts and their effect on climate change was a known issue at 
the time of adoption of the Stock Ranch Guide for Development in 2001. The City has adopted a 
Greenhouse Gas Reduction Plan. The analysis below evaluates the project’s consistency with the City’s 
Greenhouse Gas Reduction Plan (City of Citrus Heights 2011b).  

OVERVIEW OF GREENHOUSE GASES 
Certain gases in the earth’s atmosphere, classified as GHGs, play a critical role in determining the earth’s 
surface temperature. Solar radiation enters the earth’s atmosphere from space. A portion of the radiation is 
absorbed by the earth’s surface and a smaller portion of this radiation is reflected toward space. This 
absorbed radiation is then emitted from the earth as low-frequency infrared radiation. The frequencies at 
which bodies emit radiation are proportional to temperature. Because the earth has a much lower 
temperature than the sun, it emits lower-frequency radiation. Most solar radiation passes through GHGs; 
however, these gases absorb infrared radiation. As a result, radiation that otherwise would have escaped 
back into space is instead “trapped,” resulting in a warming of the atmosphere. This phenomenon, known as 
the greenhouse effect, is responsible for maintaining a habitable climate on earth. Without the greenhouse 
effect, the earth would not be able to support life as we know it.  

Prominent GHGs contributing to the greenhouse effect are carbon dioxide (CO2), methane (CH4), and nitrous 
oxide (N2O). Human-caused emissions of these GHGs in excess of natural ambient concentrations are 
believed to be responsible for intensifying the greenhouse effect and leading to a trend of unnatural 
warming of the earth’s climate, known as global climate change or global warming. It is “extremely likely” 
that more than half of the observed increase in global average surface temperature from 1951 to 2010 was 
caused by the anthropogenic increase in GHG concentrations and other anthropogenic factors together. 

REGULATORY OVERVIEW 
The following is a summary of applicable GHG state and local regulations. 

California Global Warming Solutions Act (Assembly Bill 32) 
The primary acts that have driven GHG regulation and analysis in California include the California Global 
Warming Solutions Act of 2006 (AB 32) (Health and Safety Code Sections 38500, 38501, 28510, 38530, 
38550, 38560, 38561–38565, 38570, 38571, 38574, 38580, 38590, 38592–38599), which instructs 
the California Air Resources Board (CARB) to develop and enforce regulations for the reporting and verifying 
of statewide GHG emissions. The act directed CARB to set a GHG emissions limit based on 1990 levels, to 
be achieved by 2020. The bill set a timeline for adopting a scoping plan for achieving GHG reductions in a 
technologically and economically feasible manner. The heart of the bill is the requirement that statewide 
GHG emissions be reduced to 1990 levels by 2020 

Amendments to California Global Warming Solutions Act of 2006: Emission Limit (Senate Bill 32) 
Signed into law in September 2016, SB 32 codifies the 2030 target in Executive Order B-30-15. The bill 
authorizes the state board to adopt an interim GHG emissions level target to be achieved by 2030. SB 32 
states that the intent is for the legislature and appropriate agencies to adopt complementary policies which 
ensure that the long-term emissions reductions advance specified criteria. At the time of writing this report, 
however, no specific policies or emissions reduction mechanisms have been established.  

Table 4-1 provides a brief overview of other California legislation relating to climate change that may affect 
emissions associated with the project. 
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Table 4-1 California State Climate Change Legislation 

Legislation Description 

Assembly Bill 1493 and Advanced 
Clean Cars Program 

Assembly Bill 1493 (“the Pavley Standard”) (Health and Safety Code Sections 42823 and 43018.5) aims to reduce 
GHG emissions from noncommercial passenger vehicles and light-duty trucks of model years 2009–2016. By 2025, 
when all rules will be fully implemented, new automobiles will emit 34 percent fewer CO2e emissions and 75 percent 
fewer smog-forming emissions. 

Low Carbon Fuel Standard  Executive Order S-01-07 (2007) requires a 10 percent or greater reduction in the average fuel carbon intensity for 
transportation fuels in California. The regulation took effect in 2010 and is codified at Title 17, California Code of 
Regulations, Sections 95480–95490. The Low Carbon Fuel Standard will reduce GHG emissions by reducing the 
carbon intensity of transportation fuels used in California by at least 10 percent by 2020.  

Renewables Portfolio Standard 
(Senate Bill X1-2 & Senate Bill 350) 

California’s Renewables Portfolio Standard (RPS) requires retail sellers of electric services to increase procurement 
from eligible renewable energy resources to 33 percent of total retail sales by 2020. The 33 percent standard is 
consistent with the RPS goal established in the Scoping Plan. The passage of SB 350 in 2015 updates the RPS to 
require the amount of electricity generated and sold to retail customers per year from eligible renewable energy 
resources to be increased to 50 percent by December 31, 2030. The bill will make other revisions to the RPS program 
and to certain other requirements on public utilities and publicly owned electric utilities. 

Senate Bill 375* SB 375 took effect in 2008 and provides a new planning process to coordinate land use planning, regional 
transportation plans, and funding priorities in order to help California meet the GHG reduction goals established in AB 
32. SB 375 requires metropolitan planning organizations to incorporate a sustainable communities strategy in their 
regional transportation plans that will achieve GHG emissions reduction targets by reducing vehicle miles traveled from 
light-duty vehicles through the development of more compact, complete, and efficient communities.  

California Building Energy Efficiency 
Standards 

In general, the California Building Energy Efficiency Standards require the design of building shells and building 
components to conserve energy. The CEC adopted changes to the 2013 Building Energy Efficiency Standards 
contained in the California Code of Regulations, Title 24, Part 6 (also known as the California Energy Code) and 
associated administrative regulations in Part 1. The amended standards took effect in 2014. The 2013 Building Energy 
Efficiency Standards are 25 percent more efficient than previous standards for residential construction and 30 percent 
better for nonresidential construction. The standards offer builders better windows, insulation, lighting, ventilation 
systems, and other features that reduce energy consumption in homes and businesses. Energy-efficient buildings 
require less electricity, and increased energy efficiency reduces fossil fuel consumption and decreases GHG emissions.  

California Green Building Standards The California Green Building Standards Code (California Code of Regulations, Title 24, Part 11), commonly referred to 
as the CALGreen Code, is a statewide mandatory construction code developed and adopted by the California Building 
Standards Commission and the Department of Housing and Community Development. The CALGreen standards 
require new residential and commercial buildings to comply with mandatory measures under the topics of planning and 
design, energy efficiency, water efficiency/conservation, material conservation and resource efficiency, and 
environmental quality. CALGreen also provides voluntary tiers and measures that local governments may adopt that 
encourage or require additional measures in the five green building topics. The most recent update to the CALGreen 
Code went into effect January 1, 2017.  

* Senate Bill 375 is codified at Government Code Sections 65080, 65400, 65583, 65584.01, 65584.02, 65584.04, 65587, 65588, 14522.1, 14522.2, and 65080.01, 
as well as at Public Resources Code Sections 21061.3 and 21159.28 and Chapter 4.2. 

 

City of Citrus Heights Greenhouse Gas Reduction Plan 
The Greenhouse Gas Reduction Plan addresses major sources of GHG emissions in the community that 
cumulatively contribute to global climate change. The plan performs four primary functions: 1) outlines 
various strategies and measurable implementation actions to meet the City’s General Plan goal of reducing 
GHG emissions by 10 to 15 percent below 2005 levels by 2020; 2) inspires residents and businesses to 
participate in community efforts to reduce GHG emissions; 3) demonstrates Citrus Heights’ ability to respond 
to and comply with California’s GHG reduction legislation and regulatory guidance; and 4) improves overall 
quality of life in the community by promoting smart growth and mobility principles that better connect the 
community, reduce air pollution and urban heat island effects, and encourage healthy lifestyles. 
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The Greenhouse Gas Reduction Plan includes strategies and performance indicators to reduce GHG 
emissions from both municipal and community-wide activities. The strategies address seven major GHG 
emission sources in Citrus Heights and set forth actions to achieve GHG reductions through community 
engagement and leadership, land use and community design, transportation choices, energy and water 
conservation techniques, solid waste reduction, and building green infrastructure.  

The City of Citrus Heights has determined that projects that are consistent with the adopted Greenhouse Gas 
Reduction Plan would have a less than significant impact with regard to the project’s GHG emissions and 
contributions to climate change. The Greenhouse Gas Reduction Plan consists of voluntary GHG emission 
reduction measures.  

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 
impact on the environment? 

b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing 
the emissions of greenhouse gases? 

As noted above, the City of Citrus Heights adopted a Greenhouse Gas Reduction Plan. A specific project 
proposal is considered consistent with the Citrus Heights Greenhouse Gas Reduction Plan if it complies with 
the GHG reduction measures contained in the plan. For the purposes of this analysis, the project is 
evaluated for its compliance with the Citrus Heights Greenhouse Gas Reduction Plan. 

COMPLIANCE WITH CITRUS HEIGHTS GREENHOUSE GAS REDUCTION PLAN 
The Citrus Heights Greenhouse Gas Reduction Plan is a strategic planning document that identifies sources 
of GHG emissions within the city’s boundaries, presents current and future emissions estimates, identifies a 
GHG reduction target for the year 2020, and presents strategic programs, policies, and projects to reduce 
emissions from the energy, transportation, land use, water use, and waste sectors. The GHG reduction 
programs, policies, projects, and strategies are referred to as “reduction measures” in the plan. The 
Greenhouse Gas Reduction Plan was adopted pursuant to a detailed analysis of potential project impacts 
under CEQA and complies with the requirements of CEQA Guidelines Section 15183.5, which requires the 
following elements:  

 quantify greenhouse gas emissions, both existing and projected over a specified time period, resulting 
from activities within a defined geographic area; 

 establish a level, based on substantial evidence, below which the contribution to greenhouse gas 
emissions from activities covered by the plan would not be cumulatively considerable; 

 identify and analyze the greenhouse gas emissions resulting from specific actions or categories of 
actions anticipated within the geographic area; 

 specify measures or a group of measures, including performance standards, which substantial evidence 
demonstrates, if implemented on a project-by-project basis, would collectively achieve the specified 
emissions level; 

 establish a mechanism to monitor the plan’s progress toward achieving the level and to require 
amendment if the plan is not achieving specified levels; and 

 be adopted in a public process following environmental review.  
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The City’s Greenhouse Gas Reduction Plan meets these guidelines as follows: 

 The plan quantifies citywide GHG emissions, both existing and projected over the specified time period, 
resulting from activities within the city as defined by the City’s General Plan.  

 The plan establishes a level, based on substantial evidence, below which the contribution of emissions 
from activities covered by the plan would not be cumulatively considerable.  

 Plan policy provisions coupled with the effects of state-led efforts would enable a combined reduction of 
145,677 metric tons of CO2e annually, or about 24.5 percent below 2005 levels.  

 Plan policy provisions provide a foundation for the city to reach the goal of reducing emissions to 80 
percent below 1990 levels by 2050.  

 The plan identifies and analyzes the emissions resulting from specific actions or categories of actions 
anticipated within the city.  

 The plan specifies measures or a group of measures, including performance standards. 

 The plan establishes a mechanism to monitor its progress toward achieving the level and to require 
amendment if the plan is not achieving specific levels.  

The reduction measures contained in the Greenhouse Gas Reduction Plan build on emissions inventory 
results. The strategies in the Greenhouse Gas Reduction Plan consist of measures and actions that identify 
the steps the City will take to support reductions in GHG emissions. The City of Citrus Heights will achieve 
these reductions in GHG emissions through a mix of voluntary programs and new strategic standards.  

Both the existing GHG emissions inventory and emissions forecast in the Greenhouse Gas Reduction Plan 
were derived based on the land use designations and associated densities defined in the City’s General 
Plan. The City of Citrus Heights General Plan Land Use Map designates the project site as General 
Commercial. The development permitted by the project is consistent with this land use designation. 
Therefore, because the project is consistent with the City’s General Plan and would not modify the type, 
intensity, or density of use, it is also consistent with the GHG inventory and forecast in the Greenhouse Gas 
Reduction Plan.  

Additionally, a specific project proposal is considered consistent with the Greenhouse Gas Reduction Plan if 
it complies with the applicable GHG reduction measures contained in the plan.  

The proposed Site Plan Amendment’s consistency with the Citrus Heights Greenhouse Gas Reduction Plan 
reduction measures is described in Table 4-2.  

Table 4-2 Consistency with the Citrus Heights Greenhouse Gas Reduction Plan 

GHG Reduction Measures Discussion  

Project Complies with the Following Measures 

Provide bicycle/pedestrian 
connections between land uses 

Compliant: The MMRP adopted with the Stock Ranch Guide for Development EIR requires the development of a bikeway 
and pedestrian trail system along major roadways and through open space areas to connect residences to proposed and 
existing commercial areas within and near the Stock Ranch area (MM 4.6.2a), including the area encompassed by the 
project. A Transportation Demand Management (TDM) program was prepared for the Stock Ranch Auburn Commerce 
District and approved by the City in 2003. The TDM program specifies that a 12-foot-wide pedestrian bridge be constructed 
across Arcade Creek connecting the southern portion of the Stock Ranch project to the Auburn Boulevard Commercial 
District, and site planning elements in the Stock Ranch Guide for Development require that outdoor activity spaces for 
passive recreation for all commercial projects provide pedestrian walkways to link to adjacent uses.  
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Table 4-2 Consistency with the Citrus Heights Greenhouse Gas Reduction Plan 

GHG Reduction Measures Discussion  

The bridge has been constructed and connects to a system of sidewalks and paths that provide pedestrian and bicycle 
access to existing uses around the perimeter of the site, with walkways that provide access to each of the existing uses 
(Costco, Walmart, and Applebee’s).  

The MMRP and TDM program are binding documents and would be applicable to the proposed Stock Ranch Plaza Site 
Plan Amendment. Therefore, based on the presence of existing facilities and compliance with the proposed Stock Ranch 
Plaza Site Plan Amendments, MMRP, and TDM program, the project site will be served by bicycle and pedestrian facilities 
connecting to off-site land uses. The project would not be required to implement this measure. The project as a whole has 
complied with this measure. 

Provide two preferential parking 
spaces for carpool or vanpool 
use 

Compliant: The MMRP adopted with the Stock Ranch Guide for Development EIR requires that the commercial portions of 
Stock Ranch be developed under a TDM program, which is required to include carpool incentives, including preferential 
parking strategies (MM 4.6.2b). A TDM program was prepared for the Stock Ranch Auburn Commerce District and 
approved by the City in 2003. The TDM program specifies that a minimum of 10% of employee parking spaces will be 
provided for carpool/cleaner fuel vehicles, based on the maximum number of employees on site at any one time. The 
spaces will be clearly marked “Carpool/Cleaner Fuel Vehicles Only” and located in prime locations near employee 
entrances. Ten spaces were required to be provided in the Costco parking lot and ten spaces were required to be provided 
in the Walmart parking lot. The locations of carpool/cleaner fuel vehicle spaces for the smaller tenants would be 
determined as part of individual tenant approvals. 

It should be noted that to date, the 20-required carpool/cleaner fuel vehicle spaces for Costco and Walmart have been set 
aside.  

The MMRP and TDM program are binding documents. and future commercial development under the Site Plan 
Amendment would be required to provide sufficient preferential parking spaces for carpool or vanpool uses are provided. 
Therefore, the Stock Ranch Plaza Site Plan Amendment and the Stock Ranch project as a whole would comply with this 
measure. 

Minimize parking lot area by 
providing shared parking, 
motorcycle parking, or rideshare 
parking 

Compliant: The MMRP adopted with the Stock Ranch Guide for Development EIR requires that the commercial portions of 
Stock Ranch be developed under a TDM program (MM 4.6.2b). A TDM program was prepared for the Stock Ranch Auburn 
Commerce District and approved by the City in 2003. The TDM program specifies that: a) park and ride parking spaces will 
be designated in parking areas for smaller tenants north of the main access drive (the area subject to the proposed Site 
Plan Amendment); b) the location and number of spaces will be designated in consultation with the City; and c) park and 
ride spaces will not be additive to the parking requirements of the tenants. 

It should be noted that the parking areas intended to serve the smaller tenants north of the Central Driveway have been 
constructed. None of the parking spaces on this portion of the site have been designated as park and ride spaces. The 
revised site plan for the remaining tenants also does not identify the recommended location for park and ride spaces. 

The MMRP and TDM program are binding documents and future commercial development under the Stock Ranch Plaza 
Site Plan Amendment would be required to provide rideshare parking in compliance with this measure. Therefore, the Stock 
Ranch Plaza Site Plan Amendment and the Stock Ranch project as a whole would comply with this measure. 

Install parking and charging 
infrastructure for alternative fuel 
vehicles 

Compliant: The MMRP adopted with the Stock Ranch Guide for Development EIR requires that the commercial portions of 
Stock Ranch be developed under a TDM program (MM 4.6.2b). A TDM program was prepared for the Stock Ranch Auburn 
Commerce District and approved by the City in 2003. The TDM program specifies that a minimum of 10% of employee 
parking spaces will be provided for carpool/cleaner fuel vehicles, based on the maximum number of employees on site at 
any one time. Ten spaces were required to be provided in the Costco parking lot and ten spaces were required to be 
provided in the Walmart parking lot. This parking currently exists. The locations of carpool/cleaner fuel vehicle spaces for 
the smaller tenants that are the subject of the proposed Stock Ranch Plaza Site Plan Amendment are subject to review by 
the City upon submittal of applications for development.  

The MMRP and TDM program are binding documents and future commercial development under the Stock Ranch Plaza 
Site Plan Amendment would be required to provide sufficient parking spaces for alternative fuel vehicles. Therefore, the 
Stock Ranch Plaza Site Plan Amendment and the Stock Ranch project as a whole would comply with this measure. 
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Table 4-2 Consistency with the Citrus Heights Greenhouse Gas Reduction Plan 

GHG Reduction Measures Discussion  

Install improvements identified 
in the Bicycle Master Plan 

Compliant: The Stock Ranch pedestrian/bicycle bridge and pathway, identified in the City’s 2015 Bikeway Master Plan, has 
already been developed, linking the site to residential developments to the south. Therefore, the project as a whole would 
comply with this measure. 

Install bicycle parking facilities Compliant: The MMRP adopted with the Stock Ranch Guide for Development EIR requires that the commercial portions of 
Stock Ranch be developed under a TDM program. A TDM program was prepared for the Stock Ranch Auburn Commerce 
District and approved by the City in 2003. The TDM program is required to include the installation of secure bicycle parking 
facilities at commercial areas (MM 4.6.2b). The TDM program specifies that bicycle parking will be constructed concurrent 
with each tenant’s construction, in accordance with requirements set forth in the City of Citrus Heights Zoning Code, and 
that the quantity and locations of bicycle parking shall be determined at time of development plan review for individual 
tenants. The TDM program also requires the tenant of Building C to provide locked, secure employee bicycle parking inside 
the building for 5 percent of the highest on-site employee count. 

It should be noted that bicycle rack elements have been constructed to serve the Costco, Walmart, and Applebee’s uses. 
Status of the required secure interior bicycle parking facilities within the Costco and Walmart buildings is unknown.  

The MMRP and TDM program are binding documents and future commercial development under the Stock Ranch Plaza 
Site Plan Amendment would be required to provide sufficient bicycle parking spaces for alternative fuel vehicles. Therefore, 
the Stock Ranch Plaza Site Plan Amendment and the Stock Ranch project as a whole would comply with this measure. 

Provide transit stop 
improvements such as shade, 
route information, and lighting 
(if applicable) 

Compliant: The MMRP adopted with the Stock Ranch Guide Development EIR requires that the commercial portions of 
Stock Ranch will be developed under a TDM program. A TDM program was prepared for the Stock Ranch Auburn 
Commerce District and approved by the City in 2003. The TDM program is required to include provision of transit use 
incentives, provision of information, printed schedules, and commuter promotions (MM 4.6.2b). The TDM program 
specifies that bus shelters would be provided by the developer on the north and south sides of Auburn Boulevard adjacent 
to the site. In addition, the TDM program specifies that all eligible Stock Ranch employees will receive from their employer a 
50 percent subsidy for monthly transit passes. The subsidy is to be available to employees who regularly ride transit and 
pre-register for this program. 

It should be noted that there are currently three bus stops located on Auburn Boulevard at the project’s frontage Numerous 
bus routes operated by Sacramento Regional Transit serve the project site. The two bus shelters required by the TDM 
program have also been constructed.  

The MMRP and TDM program are binding documents and future commercial development under the Site Plan Amendment 
would be required to provide subsidies for transit passes. Access to transit stops has been provided in compliance with this 
measure. Therefore, the Stock Ranch Plaza Site Plan Amendment and the Stock Ranch project as a whole would comply 
with this measure. 

Install parking lot shade trees 
consistent with the City Zoning 
Code 

Compliant: The installation of parking lot shade trees on the developed portion of the site has been completed consistent 
with the City Zoning Code and the Stock Ranch Development Standards and Guidelines. Installation of shade trees on the 
new portion of the site would also be completed in a manner consistent with the City Zoning Code and the Stock Ranch 
Guide for Development. While the project would require removal of approximately 14 trees located in drive aisle landscape 
islands, these removed trees are expected be replaced with new trees planted in the reconfigured parking areas consistent 
with the tree replacement requirements of Chapter 106.39 of the City Municipal Code. 

Maximize site improvements 
that promote infiltration, reuse, 
and evapotranspiration of 
rainfall from impervious areas 

Minimize impervious surfaces 

Compliant: The Stock Ranch Development Standards and Guidelines require that a 50-foot-wide landscape strip be 
installed on the project site adjacent to Auburn Boulevard. Additionally, these guidelines mandate building setbacks of at 
least 75 feet between any structure and the boundary of the wetland preserve to the south, and setbacks of at least 75 
feet between any structure and the floodplain. These setback areas allow for increased stormwater infiltration. 

The project site is being developed in a manner consistent with the Stock Ranch Development Standards and Guidelines to 
promote infiltration of stormwater. A stormwater system designed to meet applicable requirements has already been 
constructed.  

The Stock Ranch Development Standards and Guidelines and stormwater system master plan are binding documents and 
future commercial development under the Site Plan Amendment would be required to provide sufficient drainage 
improvements consistent with the Stock Ranch Development Standards and Guidelines. Therefore, the Stock Ranch Plaza 
Site Plan Amendment and the Stock Ranch project as a whole would comply with this measure.  
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Table 4-2 Consistency with the Citrus Heights Greenhouse Gas Reduction Plan 

GHG Reduction Measures Discussion  

Provide and implement a 
Construction Air Quality 
Mitigation Plan (if nitrogen oxide 
emissions exceeds 85 pounds 
per day) 

Compliant: The project would not result in the generation of nitrogen oxide emissions in excess of 85 pounds per day.  

The Following Measures Are Not Applicable to the Project 

Sub-meter all tenant spaces Not Applicable: This GHG reduction measure applies to residential development. 

Reduce turf installation Not Applicable: The project does not include the installation of any significant amounts of turf.  

The City May Require the Following Measures Upon Submittal of Individual Building Permit Applications 

Utilize recycled materials in 
construction 

Recycle or reuse all construction materials/debris 

Install solar water heaters Participate in the BERC Sustainable Business Program, which provides assistance, education, outreach, and training to 
businesses to ensure compliance with environmental regulations. 

 

As described in Table 4-2, the project’s consistency with the Greenhouse Gas Reduction Plan relies on 
measures already implemented by existing development on the site, compliance with mitigation measures 
specified in the MMRP and TDM program adopted by Stock Ranch, and measures the City may require upon 
submittal of individual building permit applications. Ongoing compliance with the MMRP, TDM program, 
Stock Ranch Development Standards and Guidelines, and the infrastructure master plans developed for the 
project site would ensure that the project is consistent with the Greenhouse Gas Reduction Program. The 
City will work with the project applicant regarding each of the remaining measures that may be applied to 
individual buildings to ensure implementation of those measures determined to be feasible. 

The project would not make any changes to current City standards. All development in the City of Citrus 
Heights, including the project, would be required to adhere to all City-adopted policy provisions, including 
those contained in the adopted Greenhouse Gas Reduction Plan. The City ensures all provisions of the 
Greenhouse Gas Reduction Plan are incorporated into projects and their permits through development 
review and conditions of approval as applicable. No significant GHG impacts would occur. 

Mitigation Measures 
No significant GHG impacts were identified in the Stock Ranch EIR, and no mitigation measures were required. 

CONCLUSION 
The impact of GHG emissions on climate change was known at the time of certification of the Stock Ranch 
Guide for Development EIR in 2001. No supplemental environmental analysis of the project’s impacts on 
this issue is required under CEQA. The remaining development potential in Stock Ranch would be required to 
comply with the Citrus Heights Greenhouse Gas Reduction Plan. The City will ensure all the project-
applicable provisions of the Greenhouse Gas Reduction Plan are incorporated into future development on 
the project site during the development review process and through application of conditions of approval as 
applicable. Project consistency with the adopted Greenhouse Gas Reduction Plan ensures a less than 
significant impact. 
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 HAZARDS AND HAZARDOUS MATERIALS 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

8. Hazards and Hazardous Materials. Would the project: 

a. Create a significant hazard to the public or the 
environment through the routine transport, use, 
or disposal of hazardous materials? 

EIR Setting pp. 4.5-1 to 
4.5-2 

Impact 4.5.2 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

b. Create a significant hazard to the public or the 
environment through reasonably foreseeable 
upset and accident conditions involving the 
release of hazardous materials into the 
environment? 

EIR Setting pp. 4.5-1 to 
4.5-2 

Impact 4.5.1 and 4.5.2 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

c. Emit hazardous emissions or handle hazardous 
or acutely hazardous materials, substances, or 
waste within one-quarter mile of an existing or 
proposed school? 

This impact was not 
analyzed in the EIR 

No No No, the impact would be 
less than significant 

d. Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a 
result, would it create a significant hazard to the 
public or the environment? 

This impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

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

This impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

f. For a project within the vicinity of a private 
airstrip, would the project result in a safety 
hazard for people residing or working on the 
project area? 

This impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

g. Impair implementation of or physically interfere 
with an adopted emergency response plan or 
emergency evacuation plan? 

This impact was not 
analyzed in the EIR 

No No NA, the impact would be 
less than significant 

h. Expose people or structures to a significant risk 
of loss, injury or death involving wildland fires, 
including where wildlands are adjacent to 
urbanized areas or where residences are 
intermixed with wildlands? 

This impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

4.8.1 Discussion 

The City of Citrus Heights adopted a new general plan on August 11, 2011. Applicable goals and policies 
regarding hazardous materials are similar to what was in effect at the time of the preparation of the Stock 
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Ranch EIR. Furthermore, the City has no ordinances that address the transport of hazardous materials. Thus, 
no substantial change in the environmental and regulatory settings related to hazards, described in Section 
4.5, Human Health/Risk of Upset, in the Stock Ranch EIR has occurred since its certification.  

a) Create a significant hazard to the public or the environment through the routine transport, 
use, or disposal of hazardous materials? 

As discussed in the Stock Ranch EIR Impact 4.5.2: Hazardous Wastes associated with Commercial 
Development, Stock Ranch could potentially be developed with up to 570,000 sq. ft. of commercial uses. 
Commercial businesses such as print shops, photo developers, dry cleaners and auto repair shops use 
hazardous materials and generate hazardous wastes. Furthermore, new development or redevelopment that 
involves construction, demolition, and landscaping activities could also result in the transport, use, and 
disposal of hazardous materials such as gasoline, fuels, demolition materials, asphalt, lubricants, toxic 
solvents, pesticides, and herbicides.  

The transport, use, and storage of hazardous materials by any development or redevelopment of Stock 
Ranch would be required to comply with all applicable local, state, and federal regulations during 
construction and operations (MM 4.5.2a). New commercial uses in the project area would be required to 
install temporary hazardous waste storage areas on paved, impermeable surfaces with drainage controls 
and spill containment features (MM 4.5.2b). Continued compliance with all federal, state, and local 
regulations related to the transport, use, and disposal of hazardous materials would reduce this impact to a 
level that is less than significant. 

The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the buildout of remaining undeveloped commercial parcels and on-site 
parking. The project would not change the overall pattern of development nor the types of hazardous 
materials that would be used, handled, or transported to the site. Furthermore, the proposed Stock Ranch 
Amendment would be subject to the local, state, and federal standards noted above. Thus, no new 
significant impacts or substantially more severe impacts would occur. The findings of the Stock Ranch EIR 
remain valid and no further analysis is required. 

b) Create a significant hazard to the public or the environment through reasonably foreseeable 
upset and/or accident conditions involving the release of hazardous materials into the 
environment? 

As discussed in the Stock Ranch EIR, Impact 4.5.1: Potential for On-site Contamination, contaminated soil 
could be encountered in association with past activities on the project site (dumping, possible motor vehicle 
fluids from abandoned cars) as well as the presence of the existing almond orchard (pesticides). Previously 
unknown contaminants in the soil (e.g. pesticides) could threaten the health and safety of site workers. Soil 
contamination or other hazards are typically detected by inspecting and searching public records for a 
subject property (MM 4.5.1a). The type of investigation is termed an environmental assessment or audit, 
and is performed independently by a California Registered Environmental Assessor (REA). If a site inspection 
uncovers chemical contamination or other hazardous materials or wastes at a parcel, the inspection report 
preparer shall notify the City and other agencies, as applicable (MM 4.5.1b). With implementation of these 
mitigation measures, the risk of accidental release of hazardous materials into the environment were 
determined to be less than significant. 

As discussed in criteria a) above, the Stock Ranch development could involve the transportation, use, and 
disposal of hazardous materials. These activities could result in the accidental release of hazardous 
materials into the environment and exposure of the public to hazardous materials. There is the potential for 
soil and/or groundwater contamination, particularly in the area adjacent to Arcade Creek. The transport, 
storage, and use of hazardous materials by developers, contractors, business owners, residents, and others 
are required to follow local, state, and federal regulations during project construction and operation. 
Furthermore, facilities that use hazardous materials are required to obtain permits and comply with 
appropriate regulatory agency standards designed to avoid hazardous waste releases.  
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The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes would not change the type of commercial or retail activity anticipated at the 
site, thus risk of upset or accident would remain the same. Furthermore, project would be subject to the 
local, state, and federal standards noted above. Thus, no new significant impacts or substantially more 
severe impacts would occur. The findings of the Stock Ranch EIR remain valid and no further analysis is 
required. 

c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, 
or waste within one-quarter mile of an existing or proposed school? 

Hazards to schools were not analyzed in the Stock Ranch EIR. Sylvan Middle School is within one-quarter 
mile of the Stock Ranch development, at the corner of Auburn Blvd. and Sylvan Rd. As described above, the 
Stock Ranch development could involve the transportation, use, and disposal of hazardous materials and 
may include commercial and retail uses that utilize hazardous materials and generate hazardous wastes.  

The project consists of improvements to the existing internal roadway and configuration of remaining 
undeveloped commercial parcels and on-site parking, which would not involve the routine use of hazardous 
materials. Furthermore, any new development would be required to comply with all federal, state, and local 
regulations related to the transport, use, and disposal of hazardous materials, which would be monitored 
and enforced by the City. If hazardous building materials or contamination is discovered at a development 
site, potential emissions from contaminated dust (which would be the primary pathway for exposure) would 
be controlled through adherence to existing regulations and site control measures. This would minimize the 
potential for hazardous emissions that could affect existing schools. Therefore, the impact would be less 
than significant. 

d) Be located on a site which is included on a list of hazardous materials sites compiled 
pursuant to Government Code §65962.5 and, as a result, would it create a significant 
hazard to the public or the environment? 

Sites of potential environmental concern were not analyzed in the Stock Ranch EIR. As disclosed in Table 
4.15-3: Citrus Heights Hazardous Materials Sites, in the City of Citrus Heights General Plan Update and 
Greenhouse Gas Reduction Plan Final Environmental Impact Report (City Citrus Heights 2011b), Stock 
Ranch is not located on any known hazardous materials sites, compiled pursuant to Government Code 
Section 65962.5. Thus, no impact would occur. 

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

Airports were not analyzed in the Stock Ranch EIR. There are no airports located within two miles of the 
project site nor is it within an airport land use plan area. The closest airport is the McClellan Airfield, which is 
5.5 miles away. Therefore, the project would not expose people working in the project area to safety hazards 
related to airports. No impact would occur. 

f) For a project within the vicinity of a private airstrip, would the project result in a safety 
hazard for people residing or working in the project area? 

Private airstrips were not analyzed in the Stock Ranch EIR. There are no private airstrips currently located 
within two miles of the project site. Therefore, the project would not expose people working in the project 
area to safety hazards related to airstrips. No impact would occur. 



Ascent Environmental  Environmental Checklist 

City of Citrus Heights 
Stock Ranch Plaza Site Plan Amendment 4-31 

g) Impair implementation of or physically interfere with an adopted emergency response plan 
or emergency evacuation plan? 

Conflicts with adopted emergency response plans or emergency evacuation plans were not analyzed in the 
Stock Ranch EIR. The project includes construction activities that could temporarily affect operating 
conditions on roadways from movement of heavy equipment, worker vehicle parking, and materials delivery 
and storage. These activities may result in the need for temporary traffic lane closures or narrowing, which 
could affect emergency response or evacuation routes that would be limited to the interior of the commercial 
site and would not obstruct or close Auburn Boulevard. Therefore, temporary constructions impacts would be 
less than significant.  

h) Expose people or structures to a significant risk of loss, injury, or death involving wildland 
fires, including where wildlands are adjacent to urbanized areas or where residences are 
intermixed with wildlands? 

Wildland fires were not analyzed in the Stock Ranch EIR. Stock Ranch is located within the urban area of the 
City of Citrus Heights and is not located adjacent or near areas prone to wildland fires. Stock Ranch also 
consists of fire hydrants and access to the site’s perimeter that would allow fire protection access to fight 
fires in open space areas located within the Stock Ranch development. Therefore, the project would not 
expose people or structures to risk involving wildland fires; no impact would occur. 

Mitigation Measures 
The following mitigation measures were adopted with the Stock Ranch EIR and would continue to remain 
applicable if the project was approved. 

Mitigation Measure MM 4.5.2a: 
Use storage and handling of hazardous materials by commercial uses within the project area shall be done in 
compliance with applicable City polices as well State and local laws, guidelines, and regulations. 

Mitigation Measure MM 4.5.2b:  
As required by federal, state, and local regulations, new commercial uses in the project area shall be required 
to install temporary hazardous waste storage areas on paved, impermeable surfaces with drainage controls 
and spill containment features. 

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to hazards 
and hazardous materials. 
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 HYDROLOGY AND WATER QUALITY 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

9. Hydrology and Water Quality. Would the project: 

a. Violate any water quality standards or waste 
discharge requirements? 

EIR Setting pp. 4.7-1 to 
4.7-7 

Impact 4.7.3 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

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

This impact was not 
analyzed in the EIR 

No No N/A, Stock Ranch 
utilizes municipal water 

service and does not 
include on-site well 
facilities to meet 

commercial water 
demands. 

c. Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river, in a 
manner which would result in substantial 
erosion or siltation on- or off-site? 

EIR Setting pp. 4.7-1 to 
4.7-7 and 4.8-1 to 4.8-

5 
Impact 4.7.2 and 4.8.3 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

d. Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river, or 
substantially increase the rate or amount of 
surface runoff in a manner which would result in 
flooding on- or off-site? 

EIR Setting pp. 4.7-1 to 
4.7-7 

Impact 4.7.1 

No No NA, impacts would 
remain less than 

significant. 

e. Create or contribute runoff water which would 
exceed the capacity of existing or planned storm 
water drainage systems or provide substantial 
additional sources of polluted runoff? 

EIR Setting pp. 4.7-1 to 
4.7-7 

Impact 4.7.1 and 4.7.3 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

f. Otherwise substantially degrade water quality? EIR Setting pp. 4.7-1 to 
4.7-7 

Impact 4.7.3 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

g. Place housing within a 100-year flood hazard 
area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or other 
flood hazard delineation map? 

This impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

h. Place within a 100-year flood hazard area 
structures which would impede or redirect flood 
flows? 

EIR Setting pp. 4.7-1 to 
4.7-7 

Impact 4.7.1 

No No NA, impacts would 
remain less than 

significant. 
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Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

9. Hydrology and Water Quality. Would the project: 

i. Expose people or structures to a significant risk 
of loss, injury or death involving flooding, 
including flooding as a result of the failure of a 
levee or dam? 

This impact was not 
analyzed in the EIR 

No No N/A, Stock Ranch is not 
located in an area 

protected by levees or 
dams 

j. Inundation by seiche, tsunami, or mudflow? This impact was not 
analyzed in the EIR 

No No NA, no impact would 
occur 

4.9.1 Discussion 

The City of Citrus Heights adopted a new general plan on August 11, 2011. Applicable goals and policies 
regarding hydrology and water quality are similar to what was in effect at the time of the preparation of the 
Stock Ranch EIR. Thus, no substantial change in the environmental and regulatory settings related to 
hydrology and water quality, described in Section 4.7, Hydrology and Water Quality, in the Stock Ranch EIR 
has occurred since its certification.  

a) Violate any water quality standards or waste discharge requirements? 
As discussed in the Stock Ranch EIR Impact 4.7.3: Water Quality, Development of the site could result in 
increased non-point source and point-source contamination from common urban sources, construction 
activity and vehicle use. Changes to the land use of the site, including an increase of impervious surfaces, 
and an increase in the amount of vehicular traffic through the site, would increase the amount of non-point 
source pollutants generated at the project site. Runoff from residential, commercial, and institutional urban 
uses typically includes sediment, herbicides, pesticides, nutrients from fertilizers, organic debris, coliform, 
trash, grease, solvents, metals, salts, and other contaminants. Runoff from streets and parking lots contains 
typical urban pollutants including oil, grease, fuel, rubber, heavy metals, solvents, coliform, and trash. Motor 
vehicle exhausts will generate lead and particulates that could be picked up by runoff and carried into 
nearby surface water bodies. If unmitigated, these pollutants could enter both Arcade Creek and San Juan 
Creek and ultimately the Sacramento River. Implementation of mitigation measure MM 4.7.3 would require 
the applicant develop a stormwater pollution prevention plan and to install on-site detention facilities and/or 
catch basin filtration systems approved by the City of Citrus Heights Public Works Department to comply with 
the requirements of the City’s National Pollutant Discharge Elimination System (NPDES) Permit.  

Implementation of this mitigation measure will reduce the project construction impacts to a less-than-
significant level. It should be noted that since certification of the Stock Ranch EIR, additional water quality 
standards have been established as part of updated to the City’s NPDES Permit that includes consideration 
of low impact development (LID) design features. 

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

As identified in the Stock Ranch Draft EIR Section 4.11 (Public Services and Utilities), the Stock Ranch site 
utilizes municipal water through existing pipeline conveyance facilities located within existing public 
roadways and does not include the utilization of groundwater.  



Environmental Checklist  Ascent Environmental 

 City of Citrus Heights 
4-34 Stock Ranch Plaza Site Plan Amendment 

The project would not alter water service provision that currently exists for the site or install a new well that 
could adversely affect groundwater. Thus, no impact would occur. 

c) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, in a manner which would result in substantial 
on- or off-site erosion or siltation? 

As discussed in the Stock Ranch EIR Impact 4.7.2: Erosion and Impact 4.8.3: Soil Erosion, Stock Ranch 
development would include large-scale earthmoving and grading activities. Construction activities would 
increase the amount of soils prone to erosion by wind and, in the winter months, rain. Both Arcade Creek 
and San Juan Creek meander through out the site and could be subject to increased levels of siltation if soils 
disturbed by construction activities are transported to receiving waters. Although the soils on the project site 
exhibit slight to moderate erosion properties, the magnitude of soil disturbance on the site could result in 
project-induced onsite erosion and subsequent sedimentation in the Arcade and San Juan Creeks during 
clearing and grading. These impacts are potentially significant. However, the Stock Ranch Guide for 
Development contains Design Guidelines for site grading which specify that building sites should be 
designated to conform to the existing natural topography and minimize earthwork and grading as much as 
possible. Further, the Development Standards require that grading plans be sensitive to natural drainage 
patterns. The provisions for grading included in the Guide will reduce erosion impacts. Furthermore, 
mitigation measures MM 4.7.2 and MM 4.8.3a would reduce potential for erosion resulting from 
construction and implementation of Stock Ranch development. 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes are either within the existing roadway and building footprints, or would 
consist of minor alterations that would not substantially alter the existing drainage pattern of the site. The 
roadway improvements and future commercial development of the site would be subject to compliance with 
mitigation measures MM 4.7.2 and MM 4.8.3a that address water quality. Therefore, the findings of the 
Stock Ranch EIR remain valid and no further analysis is required. 

d) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, or substantially increase the rate or amount of 
surface runoff in a manner which would result in on- or off-site flooding? 

As discussed in the Stock Ranch EIR Impact 4.7.1: Flooding and Increase in peak runoff rates, HEC-1 water 
shed modeling reveals that development of the site was expected to increase the peak discharge rate of 
runoff from the Stock Ranch site. Runoff from the Stock Ranch property discharges into the Arcade Creek 
and San Juan Creek.  

The Design Guidelines contained in the Stock Ranch Guide for Development acknowledge that Stock Ranch 
will require a storm drainage system for collection and release of surface water runoff. In addition, the 
Design Guidelines recognize that the proper detention, conveyance, and release of storm water into Arcade 
Creek is important to avoid additional flooding and to maintain the water quality and aquatic life of Arcade 
Creek in accordance with the NPDES program. The Design Guidelines direct detention basins to be located 
in the southwestern and southeastern quadrants of the property in the Auburn Commerce District. These 
basins are integral elements within the overall open space plan. On-site catch basins may be designed as oil 
and sediment traps. Each inlet will have a minimum 2-foot deep sump. The outlet is to be fitted with a tee or 
elbow on the outlet pipe to retain oils. Two 4-inch diameter weep holes are to be installed on the floor of 
each catch basin to allow trapped water to slowly percolate into the surrounding soil. Bi-annual clean out of 
each catch basin is required to remove trapped oils and sediments. In accordance with the provisions of the 
Guide, the applicant identified two detention basins to mitigate the increase in the base flood elevations. As 
a result, impacts on the Creek watershed as a whole were determined to be less than significant.  

Since approval of Stock Ranch Plaza, the site has been developed with three retail uses (Costco, Walmart, 
and Applebee’s) totaling 313,942 square feet of uses. The internal roadway network, Auburn Boulevard 
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frontage improvements, on-site drainage and utility improvements, and individual parcel grading for the 
entire Stock Ranch site has been completed (Exhibit 2-2). 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes are either within the existing roadway and building footprints, or would 
consist of minor alterations that would not substantially alter the existing drainage pattern of the site. 
Further, all site drainage facilities and improvements have been implemented. No significant impacts would 
occur. Therefore, the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

e) Create or contribute runoff water which would exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial additional sources of polluted runoff? 

See analysis under a) and d) above. 

f) Otherwise substantially degrade water quality? 
See analysis under a), above.  

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? 

The proposed Stock Ranch Amendment does not include housing. Therefore, no impact would occur. 

h) Place within a 100-year flood hazard area structures that would impede or redirect flood 
flows? 

As discussed in the Stock Ranch EIR Section 4.7.4, Existing Setting and Background, portions of the Stock 
Ranch site adjacent to Arcade Creek are within the 100-year floodplain and could increase the flood hazard 
to adjacent properties. During periods of heavy or prolonged rains, Arcade Creek, below Stock Ranch, 
reaches levels that cause flooding to streets and structures. As discussed under item d) above, this was 
determined to be a less-than significant impact with implementation of the Stock Ranch Guide for 
Development Design Guidelines. 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes would not involve the addition of new structures within the 100-year flood 
hazard area. Therefore, the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

i) Expose people or structures to a significant risk of loss, injury, or death involving flooding, 
including flooding as a result of the failure of a levee or dam? 

The Stock Ranch site is not located in an area that is protected by levees or a dam. Thus, no impact would 
occur. 

j) Result in inundation by seiche, tsunami, or mudflow? 
Inundation by seiche, tsunami, or mudflow was not analyzed in the Stock Ranch EIR. Stock Ranch is not 
located in an area prone to seiches, tsunamis, or mudflows. Therefore, no impact would occur. 

Mitigation Measures 
The following mitigation measures were adopted with the Stock Ranch EIR and would continue to remain 
applicable if the project was approved. 
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Mitigation Measure MM 4.7.2: 
Implementation of the following mitigation measures would reduce construction related erosion and 
sedimentation impacts to less-than-significant levels:  

 The project shall comply with all Phase I NPDES Storm Water regulations for major project construction 
activities. In particular, the project-grading plan shall include Drainage and Erosion Control Plans to 
minimize the impacts from erosion and sedimentation during grading. This plan shall conform to all 
standards adopted by the City of Citrus Heights. This plan shall include at least the following procedures:  

 restricting grading to the dry season;  

 protecting all finished graded slopes from erosion using such techniques as erosion control matting 
and hydro-seeding;  

 protecting downstream storm drainage inlets from sedimentation;  

 use of silt fencing and hay bales to retain sediment on the project site;  

 use of temporary water conveyance and water diversion structures to eliminate runoff onto the 
banks of the Creeks; and  

 any other suitable measures outlined by the City Engineer. 

Mitigation Measure MM 4.7.3:  
 Pursuant to NPDES requirements, the applicant shall develop a stormwater pollution prevention plan 

(SWPPP) for the project site. At a minimum, the SWPPP shall: (a) identify specific types and sources of 
stormwater pollutants; (b) determine the location and nature of potential impacts; and (c) specify 
appropriate control measures to eliminate any potentially significant impacts to receiving water quality 
from stormwater runoff. Control measures should include use of grassed swales or vegetated buffer strips, 
street sweeping of the entrance driveway during the summer months when traffic is greatest, and other 
design or source control management practices, as appropriate, to mitigate potential water quality effects.  

 On-site detention facilities and/or a catch basin filtration system designed to adsorb oil and grease, 
petroleum hydrocarbons and heavy metals shall be installed to settle and capture pollutants to an 
acceptable degree before they are carried into the Creek system. The design for these facilities and/or 
systems shall be reviewed and approved by the City of Citrus Heights Public Works Department to comply 
with the requirements of the City’s NPDES Permit. The applicant shall be required to implement a regular 
maintenance schedule for such facilities, subject to City review and inspection, or the applicant shall hire a 
service to carry out such maintenance. Maintenance shall include periodic removal of accumulated 
sediments and/or flushing of systems  

Mitigation Measure MM4.8.3a:  
Implementation of the following mitigation measures would reduce construction-related erosion and 
sedimentation impacts to less-than-significant levels:  

 prior to obtaining a grading permit, the applicant shall prepare an erosion control plan consistent with the 
construction site management plan developed for the National Pollutant Discharge Elimination System 
(NPDES) permit; 

 no construction activities of any kind, including grading (cuts or fills), trenching, stockpiling of materials, 
etc., shall occur within buffer areas established along all reaches of Arcade and San Juan Creeks per 
Chapter 27 (Tributary Standards) of the City of Citrus Heights Zoning Code; and 
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 grading areas left unprotected during the rainy season shall be stabilized. Stabilization measures may 
include NPDES Construction activities best management practices (BMPs) such as straw bales or sand bag 
barriers. 

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to hydrology 
and water quality. 
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 LAND USE AND PLANNING 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

10. Land Use and Planning. Would the project: 

a. Physically divide an established community? EIR Setting p. 4.1-1 to 
4.1-5 

Impact 4.1.4 

No No NA, no impact would 
occur 

b. Conflict with any applicable land use plan, 
policy, or regulation of an agency with 
jurisdiction over the project (including, but not 
limited to the general plan, specific plan, local 
coastal program, or zoning ordinance) adopted 
for the purpose of avoiding or mitigating an 
environmental effect? 

EIR Setting p. 4.1-1 to 
4.1-5 

Impact 4.1.5 

No No NA, no impact would 
occur 

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

EIR Setting p. 4.1-1 to 
4.1-5 

Impact 4.1.6 

No No NA, no impact would 
occur 

4.10.1 Discussion 

The City of Citrus Heights adopted a new general plan on August 11, 2011. Stock Ranch is a goal area within 
the General Plan under Goal 17: Develop the Stock Ranch Property with a mix of uses that enhance the 
City’s economic base, are compatible with surrounding land uses, and are sensitive to natural resources. 
The General Plan and Zoning Regulations designate the site for commercial development, which is 
consistent with the originally approved Stock Ranch project. While land use regulations of the City have 
changed, Stock Ranch is still recognized as it was originally approved. Thus, no substantial change in the 
environmental and regulatory settings related to land use and planning, described in Section 4.1, Land Use, 
in the Stock Ranch EIR has occurred since its certification.  

a) Physically divide an established community? 
As discussed in Impact 4.1.4: Physically Divide an Established Community in the Stock Ranch EIR, Stock 
Ranch development would provide infill on the largest remaining vacant parcel in the city. Uses proposed 
would provide transition and variation in residential land use as well as expand the variety of commercial 
offerings in the City. Thus, no impact would occur relative to dividing the community was identified.  

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes would not result in the creation of structures or barriers that would 
physically divide an established community. Therefore, the findings of the Stock Ranch EIR remain valid and 
no further analysis is required. 

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

As discussed in Impact 4.1.5: Conflict with Any Applicable Land Use Plan – Citrus Heights Draft General Plan, 
Stock Ranch development was anticipated in the General Plan and is consistent with applicable land use 
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goals and policies contained in the plan. Since certification of the Stock Ranch EIR, the City of Citrus Heights 
has adopted a new general plan. Stock Ranch is a goal area within the General Plan under Goal 17: Develop 
the Stock Ranch Property with a mix of uses that enhance the City’s economic base, are compatible with 
surrounding land uses, and are sensitive to natural resources (City of Citrus Heights 2011a). Land use 
designations for the site and adjacent areas have remained the same as those that were analyzed in the 
Stock Ranch EIR.  

The project would remain consistent with the City of Citrus Heights land use plans, policies, regulations, and 
ordinances. No impact would occur. Therefore, the findings of the certified EIR remain valid and no further 
analysis is required. 

c) Conflict with any applicable habitat conservation plan or natural community conservation plan? 
Stock Ranch is not located within a Habitat Conservation Plan or Natural Community Conservation Plan. No 
new conservation plans have been adopted since approval of the Stock Ranch EIR. Therefore, there would 
be no impact and the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

Mitigation Measures 
No mitigation measures were needed for the Stock Ranch EIR regarding land use and planning. No additional 
mitigation measures are required for the project regarding this topic.  

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to land use 
and planning. 
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 MINERAL RESOURCES 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

11. Mineral Resources. Would the Project: 

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

Scoped out of EIR 
Mineral resources do 
not exist in the project 

area 

No No NA 

b. Result in the loss of availability of a locally-
important mineral resource recovery site 
delineated on a local general plan, specific plan 
or other land use plan?  

Scoped out of EIR 
Mineral resources do 
not exist in the project 

area 

No No NA 

4.11.1 Discussion and Conclusion 

Mineral resource impacts were scoped out of the Stock Ranch EIR during preparation of the EIR as these 
resources do not exist in the area. The project site does not contain any of these resources and would also 
have no impact. 
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 NOISE 

Environmental Issue Area Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New or 

Substantially More 
Severe Significant 

Impacts? 

Any Substantially 
Important New 

Information Requiring 
New Analysis or 

Verification? 

Do Prior Environmental 
Documents’ Mitigations 

Address/Resolve 
Impacts? 

12. Noise. Would the project: 

a.  Exposure of persons to or generation of noise 
levels in excess of standards established in the 
local general plan or noise ordinance, or 
applicable standards of other agencies? 

EIR Setting pp. 4.3-1 to 
4.3-5 

Impact 4.3.5, 4.3.6, 
4.3.7, and 4.3.10 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

b.  Exposure of persons to or generation of 
excessive groundborne vibration or groundborne 
noise levels? 

The impact was not 
analyzed in the EIR 

 

No No NA, the impact is less 
than significant 

c.  A substantial permanent increase in ambient 
noise levels in the project vicinity above levels 
existing without the project? 

EIR Setting pp. 4.3-1 to 
4.3-5 

Impact 4.3.5, 4.3.6, 
4.3.7, and 4.3.10 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

d.  A substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above 
levels existing without the project? 

The impact was not 
analyzed in the EIR 

No No NA, the impact is less 
than significant 

e.  For a project located within an airport land use 
plan or where such a plan has not been 
adopted, within two miles of a public airport or 
public use airport, would the project expose 
people residing or working in the project area to 
excessive noise levels? 

The impact was not 
analyzed in the EIR 

 

No No NA, no impact would 
occur 

f.  For a project within the vicinity of a private 
airstrip, would the project expose people 
residing or working in the project area to 
excessive noise levels? 

The impact was not 
analyzed in the EIR 

 

No No NA, no impact would 
occur 

4.12.1 Discussion 

The City of Citrus Heights adopted a new general plan on August 11, 2011, and applicable noise level 
performance criteria, goals, and policies are consistent with those analyzed in the Stock Ranch EIR. The City 
of Citrus Heights Noise Ordinance (Section 34-86) was updated to establish the following noise level 
performance standards shown in Table 4.7-7 (Table 4-3), which are different from those analyzed in Section 
4.3, Noise, in the Stock Ranch Draft EIR. 
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Table 4-3 Hourly Noise Level Performance Standards for Stationary Noise Sources 

Cumulative Duration of the Intrusive Sound 
Acceptable Noise Level, dBA 

Daytime (7 a.m. – 10 p.m.) Nighttime (10 p.m. - 7 a.m.) 

30 (L50) 55 50 

15 (L25) 60 55 

5 (L5) 65 60 

1 (L2) 70 65 

Level not to be exceeded for any time per hour (Lmax) 75 70 

 

The City’s Municipal Code includes an exemption for construction noise: Chapter 34 – Environment, Article 
III, Sec. 34-88. - Exemptions. Noise sources associated with construction, repair, remodeling, demolition, 
paving or grading of any real property, provided the activities do not take place between the hours of 
8:00 p.m. and 6:00 a.m. on weekdays and Friday commencing at 8:00 p.m. through and including 7:00 a.m. 
on Saturday, Saturdays commencing at 8:00 p.m. through and including 7:00 a.m. on the next following 
Sunday, and on each Sunday after the hour of 8:00 p.m. However, when an unforeseen or unavoidable 
condition occurs during a construction project and the nature of the project necessitates that work in 
process be continued until a specific phase is completed, the contractor or owner shall be allowed to 
continue work after 8:00 p.m. and to operate machinery and equipment necessary until completion of the 
specific work in progress can be brought to conclusion under conditions which will not jeopardize inspection 
acceptance or create undue financial hardships for the contractor or owner. 

Vibration was not analyzed in the Stock Ranch EIR. Typical sources of perceptible ground vibration are 
construction equipment, steel-wheeled trains, and traffic on rough roads. Construction activities generate 
varying degrees of temporary ground vibration, depending on the specific construction equipment used and 
activities involved. Ground vibration generated by construction equipment spreads through the ground and 
diminishes in magnitude with increases in distance. Construction-related ground vibration is normally 
associated with impact equipment such as pile drivers, jackhammers, and the operation of some heavy-duty 
construction equipment, such as bulldozers and trucks. Blasting activities also generate relatively high levels 
of ground vibration. The effects of ground vibration may be imperceptible at the lowest levels, result in low 
rumbling sounds and detectable vibrations at moderate levels, and high levels of vibration can cause sleep 
disturbance in places where people normally sleep or annoyance in buildings that are primarily used for 
daytime functions.  

The City of Citrus Heights does not have specific policies governing vibration levels. However, Section 
106.30.080 of the City’s Zoning Ordinance bans perceptible vibrations at the property line of a site. The 
exact language of the Zoning Ordinance is as follows: “E. Ground vibration. No ground vibration shall be 
generated that is perceptible without instruments by a reasonable person at the property lines of the site.” 

No new substantial noise or vibration sources have been introduced near the project since the Stock Ranch 
EIR was prepared.  

a) Exposure of persons to or generation of noise levels in excess of standards established in 
the local general plan or noise ordinance, or in other applicable local, state, or federal 
standards? 

As discussed in Impact 4.3.5: Commercial Land Use Noise Impacts – Loading Docks and Impact 4.3.6: 
Commercial Land Use Noise Impacts – Truck Circulation, operation of loading docks will create noise which 
could affect nearby residential uses. This impact was potentially significant but was mitigated to a level of 
less than significant with the construction of a sound wall that reduced loading dock and truck circulation 
maximum noise levels by 5 dB (MM 4.3.5 and MM 4.3.6a).  
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As discussed in Impact 4.3.7: Commercial Land Use Noise Impacts – Mechanical Equipment, rooftop 
mechanical equipment for commercial uses could exceed the daytime and nighttime exterior noise level 
criteria of 50 dB L50 and 45 dB L50, respectively. This impact was potentially significant but was mitigated to 
a less-than-significant level by requiring that mechanical equipment to be located a minimum of 100 feet 
from the nearest property line. Mechanical equipment would be shielded through the use of parapets or 
mechanical equipment wells. Any ventilation openings associated with cooling towers would be oriented 
away from residential units (MM 4.3.7a). 

As discussed in Impact 4.3.10: Traffic Noise Impacts to Residential Uses, Stock Ranch would create 
increases in traffic on roadways surrounding the project site including Sylvan Road on the east, Auburn 
Boulevard on the north, and Greenback Lane to the south. In addition, traffic volumes would increase 
through the site. However, volumes generated would not contribute to a significant increase in traffic noise 
levels along these roadways. The General Plan noise level criteria would not be exceeded. Therefore, no 
traffic noise impacts were expected to occur to residential units along these roadways. 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes would not result in a perceivable increase in traffic noise levels, nor would it 
result in the exposure of sensitive receptors to noise levels in excess of established standards. Furthermore, 
the City of Citrus Heights Noise Ordinance maximum daytime and nighttime noise levels have been 
increased by 5 dB since the Stock Ranch EIR was certified in 2001. Thus, these impacts remain less than 
significant with applied mitigation. The findings of the Stock Ranch EIR remain valid and no further analysis 
is required.  

b) Exposure of persons to or generation of excessive groundborne vibration or groundborne 
noise levels? 

Vibration was not analyzed in the Stock Ranch EIR. Given that the site has already been prepared and 
graded, it is unlikely that changes proposed by the project would generate excessive groundborne vibration 
or groundborne noise. Potential sources of groundborne vibration would be limited to the construction of 
buildings and the operation of motor vehicles and would only be perceivable within 50 feet of the 
construction. No sensitive land uses are located within 50 feet of future construction activities. Therefore, 
the impact would be less than significant. 

c) A substantial permanent increase in ambient noise levels in the project vicinity above levels 
existing without the project? 

Refer to a) for discussion about whether the project would result in a substantial permanent increase in 
ambient noise levels relative to the certified Stock Ranch EIR.  

d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity 
above levels existing without the project? 

Temporary increase in ambient noise levels within the project vicinity above levels existing without the 
project was not analyzed in the Stock Ranch EIR.  

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. Major noise-generating construction activities would include installation of utilities, the construction 
of building foundations, cores, and shells, paving, and landscaping. Lower noise levels result from building 
construction activities when these activities move indoors and less heavy equipment is required to complete 
the tasks. Construction equipment would typically include, but would not be limited to, earth-moving 
equipment and trucks, compressors, pumps, generators, paving equipment, and electric tools.  

As described above, the City of Citrus Heights provides an exemption for construction noise provided the 
activities do not take place between the hours of 8:00 p.m. and 6:00 a.m. on weekdays and Friday 
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commencing at 8:00 p.m. through and including 7:00 a.m. on Saturday, Saturdays commencing at 8:00 p.m. 
through and including 7:00 a.m. on the next following Sunday, and on each Sunday after the hour of 8:00 
p.m. Because all construction activities would be subject to the requirements of the City as they refer to 
limits on construction noise, temporary impacts on noise due to construction would be less than significant. 

e) For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use airport, would the project expose 
people residing or working in the project area to excessive noise levels? 

Airports were not analyzed in the Stock Ranch EIR. There are no airports located within two miles of the 
project site. The closest airport is the McClellan Airfield, which is 5.5 miles away. The project is outside of the 
60 dB CNEL noise contour and therefore, would not expose people working in the project area to excessive 
noise levels. No impact would occur. 

f) For a project within the vicinity of a private airstrip, would the project expose people residing 
or working in the project area to excessive noise levels? 

Private airstrips were not analyzed in the Stock Ranch EIR. There are currently no private airstrips located 
within 2 miles of the project site. Therefore, the project would not expose people working in the project area 
to excessive noise levels. No impact would occur. 

Mitigation Measures 
The following mitigation measures were identified in the Stock Ranch EIR and would continue to remain 
applicable. 

Mitigation Measure MM 4.3.7a:  
Rooftop mechanical equipment should be located a minimum of 100 feet from the nearest property line. 
Mechanical equipment should be shielded through the use of parapets or mechanical equipment wells. Any 
ventilation openings associated with cooling towers shall be oriented away from residential units. 

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to noise and 
vibration. 
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 POPULATION AND HOUSING 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

13. Population and Housing. Would the project: 

a. Induce substantial population growth in an area, 
either directly (for example, by proposing new 
homes and businesses) or indirectly (for 
example, through extension of roads or other 
infrastructure)? 

EIR Setting pp. 4.2-1 to 
4.2-5 

Impact Discussion pp. 
4.2-5 

No No NA, impact remains less 
than significant 

b. Displace substantial numbers of existing 
housing, necessitating the construction of 
replacement housing elsewhere? 

EIR Setting pp. 4.2-1 to 
4.2-5 

No Impact 

No No NA, no impact would 
occur 

c. Displace substantial numbers of people, 
necessitating the construction of replacement 
housing elsewhere? 

EIR Setting pp. 4.2-1 to 
4.2-5 

No Impact 

No No NA, no impact would 
occur 

4.13.1 Discussion 

The City of Citrus Heights adopted a new general plan on August 11, 2011. Stock Ranch development is a 
goal area within the General Plan under Goal 17: Develop the Stock Ranch Property with a mix of uses that 
enhance the City’s economic base, are compatible with surrounding land uses, and are sensitive to natural 
resources. No substantial change in the regulatory settings related to population and housing, described in 
Section 4.2, Population, Employment, and Housing, in the Stock Ranch EIR has occurred since certification 
of the Stock Ranch EIR. 

a) Induce substantial population growth in an area, either directly (for example, by proposing 
new homes and businesses) or indirectly (for example, through extension of roads or other 
infrastructure)? 

As identified in Section 4.2.5, Project Impacts and Mitigation Measures in the Stock Ranch EIR, 
implementation of Stock Ranch would result in approximately 1,558 new residents in the City of Citrus 
Heights, constituting 1.7 percent of the City’s 2020 population. This increase in population was identified to 
result in direct and indirect environmental effects (such as noise, public services, traffic and air quality), 
which are addressed in the Stock Ranch EIR and in the 1994 Updated County of Sacramento/City of Citrus 
Heights General Plan EIR. Although Stock Ranch would result in population growth in the City, the site is 
designated for such growth under the City General Plan and Zoning Regulations. The rest of Citrus Heights is 
mostly built out and Stock Ranch is not likely to encourage other growth. This was determined to be a less-
than-significant impact. 

The project would consist of improvements to the internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes are not growth-inducing because no new housing is proposed. No new 
significant impacts or substantially more severe impacts would occur. Therefore, the findings of the Stock 
Ranch EIR remain valid and no further analysis is required. 
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b) Displace substantial numbers of existing homes, necessitating the construction of 
replacement housing elsewhere? 

As discussed Section 4.2.5, Project Impacts and Mitigation Measures in the Stock Ranch EIR, Stock Ranch 
was the largest vacant piece of land remaining in the City of Citrus Heights. Stock Ranch would not displace 
existing homes, and therefore, no impact would occur.  

Stock Ranch Plaza is zoned for commercial uses only and no homes exist on the project site. The project 
would not displace existing homes; therefore, no impact would occur. The findings of the certified EIR remain 
valid and no further analysis is required. 

c) Displace substantial numbers of people, necessitating the construction of replacement 
housing elsewhere? 

This topic is discussed under b). 

Mitigation Measures 
No mitigation measures were needed for the Stock Ranch EIR regarding population and housing. No additional 
mitigation measures are required for the project regarding this topic.  

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to population 
and housing. 
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 PUBLIC SERVICES 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

14. Public Services. 

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

    

i. Fire protection? EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.1 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measure 

ii. Police protection? EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.2 

No No NA, impact remains less 
than significant 

iii. Schools? EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.3 

No No NA, impact remains less 
than significant 

iv. Parks? EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.8 

No No NA, impact remains less 
than significant 

4.14.1 Discussion 

The City of Citrus Heights adopted a new general plan on August 11, 2011. Applicable goals and policies 
regarding public services are similar to what was in effect at the time of the preparation of the Stock Ranch 
EIR. Thus, no substantial change in the environmental and regulatory settings related to public services, 
described in Section 4.11, Public Services and Utilities, in the Stock Ranch EIR has occurred since its 
certification.  

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

Fire protection? 
As discussed in the Stock Ranch EIR Impact 4.111: Fire Protection and Emergency Medical Services, the 
Sacramento County Fire District (now known as Sacramento Metropolitan Fire District) ndicated that the 
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Stock Ranch development would increase demand for service and pose a potentially significant impact upon 
current services provided to the city. To offset impacts, an increase in revenue to fund additional equipment 
and personnel was identified. To mitigate impacts to the District, through Mitigation Measure 4.11.1a, the 
City would negotiate a property tax increment from the Stock Ranch development to fund additional demand 
for fire protection services. Implementation of this mitigation measure (MM 4.11.1a) was determined to 
reduce the impact to a less-than-significant level. 

The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes are not growth inducing, and thus, would not result in the need for 
additional fire protection services. The remaining commercial development of the site would participate in 
the adopted property tax increment mitigation measure (MM 4.11.1a). No new significant impacts or 
substantially more severe impacts would occur. Therefore, the findings of the Stock Ranch EIR remain valid 
and no further analysis is required. 

Police protection? 
As discussed in the Stock Ranch EIR Impact 4.11.2: Police Protection, Stock Ranch development would add 
additional residential and commercial uses requiring police protection in the City of Citrus Heights. The Citrus 
Heights Police Department receives its funding primarily from the General Fund. The Department indicated 
that there are no major problems in meeting service demands in the City. Therefore, impacts to police 
protection were determined to be less than significant. Since certification of the Stock Ranch EIR, the City 
has established its own police department and constructed facilities in Stock Ranch (south of Arcade Creek). 

The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes are not growth inducing, and thus, would not result in the need for 
additional police protection services beyond what was evaluated in the EIR. No new significant impacts or 
substantially more severe impacts would occur. Therefore, the findings of the Stock Ranch EIR remain valid 
and no further analysis is required. 

Schools? 
The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes would not generate new students for area schools, therefore, no impact to 
schools would occur. Therefore, the findings of the Stock Ranch EIR remain valid and no further analysis is 
required. 

Parks? 
The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes are not growth inducing, and thus, would not result in the need for 
additional parks. No new significant impacts or substantially more severe impacts would occur. Therefore, 
the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

Mitigation Measures 
The following mitigation measure was identified in the Stock Ranch EIR and would continue to remain 
applicable. 

Mitigation Measure 4.11.1a: 
The City shall negotiate a property tax increment from the proposed development to fund additional demand 
for fire protection services. 
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CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to public 
services. 
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 RECREATION 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

15. Recreation.  

a. Would the project increase the use of existing 
neighborhood and regional parks or other 
recreational facilities such that substantial 
physical deterioration of the facility would occur 
or be accelerated? 

EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.8 

No No NA, impact remains less 
than significant 

b. Does the project include recreational facilities or 
require the construction or expansion of 
recreational facilities which might have an 
adverse physical effect on the environment? 

EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.8 

No No NA, impact remains less 
than significant 

4.15.1 Discussion 

The City of Citrus Heights adopted a new general plan on August 11, 2011. Applicable goals and policies 
regarding recreation are similar to what was in effect at the time of the preparation of the Stock Ranch EIR. 
Thus, no substantial change in the environmental and regulatory settings related to recreation, described in 
Section 4.11, Public Services and Utilities in the Stock Ranch EIR has occurred since its certification.  

a) Increase the use of existing neighborhood and regional parks or other recreational facilities 
such that substantial physical deterioration of the facility would occur or be accelerated? 

 

b) Include recreational facilities or require the construction or expansion of recreational 
facilities that might have an adverse physical effect on the environment? 

The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. These proposed changes are not growth inducing, and thus, would not result in the increase of use 
of existing parks or the need for construction of new or expansion of existing recreational facilities. No new 
significant impacts or substantially more severe impacts would occur. Therefore, the findings of the Stock 
Ranch EIR remain valid and no further analysis is required. 

Mitigation Measures 
No mitigation measures were needed for the Stock Ranch EIR regarding recreation. No additional mitigation 
measures are required for the project regarding this topic.  

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to recreation. 
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 TRANSPORTATION/TRAFFIC 

Environmental Issue Area 
Where Impact Was Analyzed in 

the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

16. Transportation/Traffic. Would the project: 

a. Conflict with an applicable plan, 
ordinance or policy establishing 
measures of effectiveness for the 
performance of the circulation system, 
taking into account all modes of 
transportation including mass transit 
and non-motorized travel and relevant 
components of the circulation system, 
including but not limited to 
intersections, streets, highways and 
freeways, pedestrian and bicycle paths, 
and mass transit? 

Draft EIR Setting pp. 4.4-1 to 
4.4-8 

Impacts 4.4.2, 4.4.5, 4.4.6, and 
4.410 

No Yes Yes, required 
intersection 

improvements to 
improve operations 

have been constructed 

b. Conflict with an applicable congestion 
management program, including, but 
not limited to level of service standards 
and travel demand measures, or other 
standards established by the county 
congestion management agency for 
designated roads or highways? 

Draft EIR Setting pp. 4.4-1 to 
4.4-8 

Impacts 4.4.2, 4.4.5, 4.4.6, and 
4.410 

No Yes Yes, required 
intersection 

improvements to 
improve operations 

have been constructed 

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

This impact was not analyzed in 
the EIR  

No No NA, project would have 
no impact to air traffic 

patterns. 

d. Substantially increase hazards due to a 
design feature (e.g., sharp curves or 
dangerous intersections) or incompatible 
uses (e.g., farm equipment)? 

This impact was not analyzed in 
the EIR  

No Yes NA, project would 
improve on-site 

circulation operations. 

e. Result in inadequate emergency 
access? 

This impact was not analyzed in 
the EIR 

No No NA, the impact would be 
less than significant 

f. Conflict with adopted policies, plans, or 
programs regarding public transit, 
bicycle, or pedestrian facilities, or 
otherwise decrease the performance or 
safety of such facilities? 

Draft EIR Setting pp. 4.4-1 to 
4.4-8 

Impact 4.4.7 and 4.4.8 

No Yes No, impact remains less 
than significant 

4.16.1 Discussion 

Since certification of the Stock Ranch EIR and the 2005 EIR Addendum for Walmart, the City adopted a new 
general plan on August 11, 2011 that included Policy 29.2 that changed the level of service (LOS) standard 
from LOS D to LOS E with exceptions to this standard for the following streets: 

 Sunrise Boulevard – south City limits to north City limits, 
 Greenback Lane – west City limits to east City limits, 
 Old Auburn Road – Sylvan Road to Fair Oaks Boulevard, 
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 Antelope Road – I-80 to Auburn Boulevard, and 
 Auburn Boulevard – Old Auburn Road to northern City limits. 

DKS prepared a traffic analysis (Stock Ranch Design Review Permit Modification Traffic Impact Study 
[referred to as the DKS report]) (Appendix A) to evaluate the proposed changes to the internal circulation 
system of Stock Ranch as well as to determine if full build-out of Stock Ranch Plaza may result in new 
significant operational traffic impacts. The results of the DKS report are summarized below.  

a) Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness 
for the performance of the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized travel and relevant components of 
the circulation system, including but not limited to intersections, streets, highways and 
freeways, pedestrian and bicycle paths, and mass transit? 

b) Conflict with an applicable congestion management program, including, but not limited to 
level of service standards and travel demand measures, or other standards established by 
the county congestion management agency for designated roads or highways? 

 

The Stock Ranch EIR identified significant traffic operational impacts to the following facilities: 

 Auburn Boulevard/Sylvan Road intersection (existing and cumulative conditions): Mitigation measure 
MM 4.4.2a (second left-turn lane on the northbound approach) would mitigate the impact to less than 
significant. 

 Auburn Boulevard/San Tomas Drive intersection (existing and cumulative): Mitigation measure 
MM 4.4.1a (signalize the intersection) would mitigate the impact to less than significant. 

 Greenback Lane/San Juan Drive intersection (existing and cumulative): Impact was identified as 
significant and unavoidable with no feasible mitigation measures available. 

 Auburn Boulevard/Raintree Drive/Central Project Driveway intersection (existing, cumulative, and 
queuing problems at main access): Impact was identified as significant and unavoidable with no feasible 
mitigation measures available. 

 Auburn Boulevard/Van Maren Lane intersection (cumulative): Mitigation measure MM 4.4.10a 
(construct second westbound left-turn lane) would mitigate the impact to less than significant. 

 Auburn Boulevard/Raintree Drive/Central Project Driveway (queuing problems on Raintree Drive): 
Mitigation measure MM 4.4.6a (pavement markings or street improvements) would reduce this impact 
to less than significant. 

The DKS report identifies that the roadway improvements identified in the above mitigation measures have 
been constructed and currently (i.e., without the project) maintain LOS D operations or better and address 
queuing issues. The site design access was also modified from the original approvals of the Stock Ranch 
Plaza to locate the primary access driveway at the intersection of Auburn Boulevard and Raintree Drive to 
include a signalized West Driveway across from Coachman Way (with retention of median restricting 
movements between Auburn Boulevard and the frontage road), relocation of the East Driveway as a right 
turn in/right turn out access north of Raintree Drive, and modification of the Auburn Boulevard median along 
the site’s frontage to channelize traffic into and out of Raintree Drive. These changes were completed prior 
to the construction of the Costco store. The Auburn Boulevard/West Driveway intersection currently operates 
at LOS B (see Table 10 of the DKS report in Appendix A). 
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The DKS report Table 6 identifies that build-out of Stock Ranch Plaza under the project would result in an 
increase of 443 PM peak hour trips (assuming additional restaurant uses) as compared to PM peak hour 
traffic estimated in the Stock Ranch EIR. This increase was identified based on actual traffic counts from the 
operation of the existing commercial uses on the site. However, Table 7 of the DKS report identifies that 
background traffic conditions along Auburn Boulevard (west and east of the site) have decreased on average 
by 2 percent to 18 percent (58 to 417 PM peak hour trips) between years 2000 and 2016. DKS concludes 
that this reduction in background traffic volume would partially offset the project’s increase in peak hour 
trips. In addition, General Plan Policy 29.2 has lowered the LOS standards from LOS D to LOS E and exempts 
impacts to Greenback Lane from the LOS standard (Greenback Lane/San Juan Drive intersection was 
identified as a significant and unavoidable impact in the Stock Ranch EIR). Table 11 of the DKS report 
identifies that the following intersections PM peak hour LOS operations would decrease with the project, but 
would still be within the City’s LOS E standard: 

 Auburn Boulevard/Old Auburn Road/Sylvan Road (from LOS D to LOS E), 
 Auburn Boulevard/Main Project (West) Driveway (from LOS B to LOS C), and 
 Auburn Boulevard/East Driveway (from LOS C to LOS E). 

No new significant impacts or substantially more severe impacts would occur. Therefore, the findings of the 
certified Stock Ranch EIR remain valid and no further analysis is required. 

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

Air traffic pattern impacts were not analyzed in the Stock Ranch EIR. There are no airports located within two 
miles of the project site. The closest airport is the McClellan Airfield, which is 5.5 miles away. No impact 
would occur. 

d) Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment)? 

Increased hazards due to roadway design feature was not addressed in the Stock Ranch EIR. The proposed 
changes to the internal circulation improve internal vehicular circulation by consolidating parking aisle 
access points into fewer intersections, providing a center turn lane to remove turning traffic from blocking 
through lanes, creating a more direct route from the East Driveway to the Central Driveway, and 
implementing all-way stop control where the Central and East Driveway intersect. These site plan 
modifications do not cause any new impacts or result in more severe impacts than those previously 
identified in the Stock Ranch EIR. This is a less-than-significant impact.  

e) Result in inadequate emergency access? 
Conflicts with emergency evacuation access were not analyzed in the Stock Ranch EIR. The project includes 
construction activities that could temporarily affect operating conditions on roadways from movement of 
heavy equipment, worker vehicle parking, and materials delivery and storage. These activities may result in 
the need for temporary traffic lane closures or narrowing, which could affect emergency response or 
evacuation routes that would be limited to the interior of the commercial site and would not obstruct or close 
Auburn Boulevard. Therefore, temporary construction impacts would be less than significant. 

f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or 
pedestrian facilities, or otherwise decrease the performance or safety of such facilities? 

The Stock Ranch EIR impacts 4.4.7 and 4.4.8 identified that the commercial development would not result 
in significant conflicts to transit services or bicycle and pedestrian facilities in the area.  

The proposed changes to the internal circulation improve pedestrian circulation between the buildings on 
the site and particularly between the unbuilt retail buildings locate north of the Central Driveway and the 
major anchors of Costco and Walmart south of the Central Driveway (see Exhibit 2-5). Proposed changes in 
pedestrian circulation are described below. 
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1. Removal of an uncontrolled crosswalk across the Central Driveway connecting the Applebee’s parking lot 
to the Retail J building. This planned crosswalk (shown in the Approved Site Plan) is located 
approximately 110-feet from the signalized main entrance at Auburn Boulevard. This change eliminates 
pedestrian movements across a four-lane wide segment of road with traffic that is controlled by a traffic 
signal and thus has the right-of-way when given a green indication.  

2. Relocation of an existing uncontrolled crosswalk across the Central Driveway (currently connecting to the 
pedestrian walkway through the parking lot to the Costco entrance) to a future four-way intersection 
located 100-feet to the east. The modification improves safety by having pedestrians cross at a clearly 
defined intersection where motorists expect pedestrians to cross. 

3. Realignment of the Central Driveway and the East Driveway to form a four-leg intersection with 
crosswalks on all approaches. This intersection is proposed as an all-way stop controlled intersection. 
This intersection is located on a primary pedestrian connection between Auburn Boulevard and Walmart. 

These modifications to the internal circulation improve pedestrian circulation as described above. These site 
plan modifications do not cause any new impacts or result in more severe impacts than previously identified. 
This is a less-than-significant impact. 

Mitigation Measures 
As noted in the analysis above, Stock Ranch EIR traffic mitigation measures have been constructed. No 
additional mitigation is required. 

CONCLUSION 
No new significant traffic operation or safety impacts would occur from the proposed project. 
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 UTILITIES AND SERVICE SYSTEMS 

Environmental Issue Area 
Where Impact Was 
Analyzed in the EIR. 

Any New Circumstances 
Involving New Significant 
Impacts or Substantially 
More Severe Impacts? 

Any New Information 
Requiring New 

Analysis or 
Verification? 

Do Prior Environmental 
Documents Mitigations 

Address/Resolve 
Impacts? 

17. Utilities and Service Systems. Would the project: 

a. Exceed wastewater treatment requirements of 
the applicable Regional Water Quality Control 
Board? 

EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.7 

No No NA, impact remains less 
than significant 

b. Require or result in the construction of new 
water or wastewater treatment facilities or 
expansion of existing facilities, the construction 
of which could cause significant environmental 
effects? 

EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.4 and 
Impact 4.11.7 

No No NA, impact remains less 
than significant 

c. Require or result in the construction of new 
storm water drainage facilities or expansion of 
existing facilities, the construction of which 
could cause significant environmental effects? 

EIR Setting pp. 4.7-1 to 
4.7-7 

Impact 4.7.1 and 4.7.3 

No No Yes, impact would 
remain less than 

significant with the 
application of the 

adopted mitigation 
measures 

d. Have sufficient water supplies available to serve 
the project from existing entitlements and 
resources, or are new or expanded entitlements 
needed? 

EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.4 

No No NA, impact remains less 
than significant 

e. Result in a determination by the wastewater 
treatment provider which serves or may serve 
the project that it has adequate capacity to 
serve the project’s projected demand in addition 
to the provider’s existing commitments? 

EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.4 and 
Impact 4.11.7 

No No NA, impact remains less 
than significant 

f. Be served by a landfill with sufficient permitted 
capacity to accommodate the project’s solid 
waste disposal needs? 

EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.10 

No No NA, impact remains less 
than significant 

g. Comply with federal, state, and local statutes 
and regulations related to solid waste? 

This impact was not 
analyzed in the EIR 

No No NA, impact remains less 
than significant 

h. Create demand for natural gas, electricity, 
telephone, and other utility services that cannot 
be met. 

EIR Setting pp. 4.11-1 
to 4.11-10 

Impact 4.11.9 

No No NA, impact remains less 
than significant 

i. Result in inefficient, wasteful, and unnecessary 
consumption of energy. 

This impact was not 
analyzed in the EIR 

No No NA, impact remains less 
than significant 

4.17.1 Discussion 

The City of Citrus Heights adopted a new general plan on August 11, 2011. Applicable City goals, and 
policies, and standards of the general plan regarding utilities and service systems are similar to what was in 
effect at the time of the preparation of Stock Ranch EIR. The Citrus Heights Water District (CHWD) has 
adopted a 2015 Urban Water Management Plan (UWMP), which concludes that there is adequate water 
supply available to meet normal, single-dry, and multiple-dry year conditions (CHWD 2015). Therefore, no 
substantial change in the environmental and regulatory settings related to utilities and public services, 
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described in Section 4.11, Public Services and Utilities, in the Stock Ranch EIR has occurred since its 
certification.  

a) Exceed wastewater treatment requirements of the applicable Regional Water Quality 
Control Board? 

As discussed in the Stock Ranch EIR Impact 4.11.7: Wastewater Treatment, Stock Ranch development was 
considered a reasonably foreseeable development in the Draft General Plan’s buildout assumptions. The 
Sacramento Regional County Sanitation District and the County Sanitation District No. 1 (CSD-1) identified 
capacity to provide additional wastewater service necessary for anticipated additional infill development 
within the City. Therefore, Stock Ranch would not exceed the RWQCB’s wastewater treatment requirements 
and impacts were determined to be less than significant. 

The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the reduction in development capacity of remaining commercial parcels. 
This would result in a reduction in total wastewater demands for the site. No new significant impacts would 
occur. Therefore, the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

b) Require or result in the construction of new water or wastewater treatment facilities or 
expansion of existing facilities, the construction of which could cause significant 
environmental effects? 

As discussed in the Stock Ranch EIR Impact 4.11.4: Water Supply and Treatment and Impact 4.11.7: 
Wastewater Treatment, Stock Ranch development would add up to 570,000 sq. ft. of commercial and office 
uses and 346 units of single-family homes. The Stock Ranch concluded that adequate water and 
wastewater capacities and facilities were available to serve the site. 

The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. As described above, the water and wastewater analysis in the Stock Ranch EIR determined that 
adequate supplies, treatment capacity, and conveyance capacity were available and could serve fully build-
out of Stock Ranch. The project would decrease the available commercial development capacity of the site 
and would ultimately decrease total water and wastewater demands. Therefore, no new significant impacts 
would occur. Therefore, the findings of the Stock Ranch EIR remain valid and no further analysis is required. 

c) Require or result in the construction of new storm water drainage facilities or expansion of 
existing facilities, the construction of which could cause significant environmental effects? 

See analysis under 4.9, Hydrology and Water Quality. No off-site drainage improvements are proposed for 
the project. 

d) Have sufficient water supplies available to serve the project from existing entitlements and 
resources, or are new or expanded entitlements needed? 

As discussed in the Stock Ranch EIR Impact 4.11.4: Water Supply and Treatment, Stock Ranch development 
would add up to 570,000 sq. ft. of commercial and office uses and 346 units of single-family homes. This 
would place an increased demand on Citrus Heights and the Citrus Heights Water District’s water resources. 
The Citrus Heights Water District uses surface water as its primary water source although wells are 
maintained to provide back up during peak periods. Water supplies and treatment facilities are expected to 
be adequate to serve the projected development of buildout of the General Plan of which the project is a 
part. Therefore, impacts to water supply and treatment were determined to be less than significant. 

As described above, the water analysis in the Stock Ranch EIR determined that adequate supplies are 
available to serve full build-out of Stock Ranch. The project would decrease the available commercial 
development capacity of the site and would ultimately decrease total water demands. Therefore, no new 
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significant impacts would occur. Therefore, the findings of the Stock Ranch EIR remain valid and no further 
analysis is required. 

e) Result in a determination by the wastewater treatment provider that serves or may serve the 
project that it has adequate capacity to serve the project’s projected demand, in addition to 
the provider’s existing commitments? 

See discussion under items a) and b), above.  

f) Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid 
waste disposal needs? 

g) Comply with federal, state, and local statutes and regulations related to solid waste? 
As discussed in the Stock Ranch EIR Impact 4.11.10: Solid Waste, Stock Ranch development would 
introduce new residential and commercial development in the City that would generate solid waste. The 
County of Sacramento Waste Management and Recycling Division provides residential refuse/recycling 
services for the City. The Division indicated that Stock Ranch would not adversely affect collection routes. In 
addition, the District can service the proposed development with existing equipment and staff. Therefore, 
impacts to solid waste were determined to be less than significant. 

The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes would not generate additional waste that was not previously evaluated. No 
new significant impacts would occur. Therefore, the findings of the Stock Ranch EIR remain valid and no 
further analysis is required. 

h) Create demand for natural gas, electricity, telephone, and other utility services that cannot 
be met. 

As discussed in the Stock Ranch EIR Impact 4.11.9: Electrical Service, Stock Ranch is surrounded by an 
established electrical and gas distribution system. Electrical services would be provided by Sacramento 
Municipal Utility District (SMUD) and gas would be provided by Pacific Gas and Electric (PG&E). Stock Ranch 
development could potentially add five to seven mega-watts of load to the Citrus Heights Area, which was 
identified to necessitate a second transformer at SMUD’s Sylvan-Auburn Substation. In addition, two new 
12,000-volt circuits would be installed to serve the Stock Ranch Development. Furthermore, the load 
estimations for the Stock Ranch development could significantly increase if the 10.2 acres zoned for 
office/commercial/multi-family (southeast cover of the development) were occupied by computer or Internet 
companies. The electrical distribution system required for Stock Ranch was installed with the public utility 
easement (PUE) along public roads.  

The project would consist of improvements to the existing internal roadway circulation system for the Central 
Driveway and East Driveway and the configuration of remaining undeveloped commercial parcels and on-site 
parking. The proposed changes would not generate additional needs for gas or electricity that were not 
previously contemplated. No new significant impacts would occur. Therefore, the findings of the Stock Ranch 
EIR remain valid and no further analysis is required. 

i) Result in inefficient, wasteful, and unnecessary consumption of energy. 
As described under h), above, Stock Ranch development would increase the consumption of energy. 
However, the project would reduce existing approved commercial development by 10,646 square feet that 
would in turn reduce energy use at build out. Remaining development potential at Stock Ranch would need 
to comply with the latest Building Energy Efficiency Standards included in Title 24 of the California Code of 
Regulations. This project would not result in wasteful or inefficient use of energy because reduce the build-
out energy demand of Stock Ranch as a result of the reduction of approved development potential by 
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10,646 square feet. Therefore, no new significant impacts or substantially more severe impacts would 
occur. The findings of the Stock Ranch EIR remain valid and no further analysis is required. 

Mitigation Measures 
The following mitigation measures were adopted with the Stock Ranch EIR and would continue to remain 
applicable. 

Mitigation Measure MM 4.7-3:  
 Pursuant to NPDES requirements, the applicant shall develop a stormwater pollution prevention plan 

(SWPPP) for the project site. At a minimum, the SWPPP shall: (a) identify specific types and sources of 
stormwater pollutants; (b) determine the location and nature of potential impacts; and (c) specify 
appropriate control measures to eliminate any potentially significant impacts to receiving water quality 
from stormwater runoff. Control measures should include use of grassed swales or vegetated buffer strips, 
street sweeping of the entrance driveway during the summer months when traffic is greatest, and other 
design or source control management practices, as appropriate, to mitigate potential water quality effects.  

 On-site detention facilities and/or a catch basin filtration system designed to adsorb oil and grease, 
petroleum hydrocarbons and heavy metals shall be installed to settle and capture pollutants to an 
acceptable degree before they are carried into the Creek system. The design for these facilities and/or 
systems shall be reviewed and approved by the City of Citrus Heights Public Works Department to comply 
with the requirements of the City’s NPDES Permit. The applicant shall be required to implement a regular 
maintenance schedule for such facilities, subject to City review and inspection, or the applicant shall hire a 
service to carry out such maintenance. Maintenance shall include periodic removal of accumulated 
sediments and/or flushing of systems  

CONCLUSION 
No new circumstances or project changes have occurred nor has any new information been identified 
requiring new analysis or verification. Therefore, the conclusions of the Stock Ranch EIR remain valid and 
approval of the project would not result in new or substantially more severe significant impacts to utilities 
and service systems. 
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1. BACKGROUND AND STUDY APPROACH 
1.1   Chronology of Project Environmental Review and Approvals 
The Environmental Impact Reports (EIR) serving as the environmental clearance for the approval of 
Stock Ranch’s commercial development—the Stock Ranch Guide to Development Draft and Final 
Environmental Impact Reports—were completed in October and November, 2000. The Citrus Heights 
City Council certified the EIR and adopted the Stock Ranch Guide for Development in February 2001.  

The Costco Wholesale Store and its associated gas station (and amendments to the Guide, development 
agreement and mitigation monitoring) were subsequently approved by a mitigated negative declaration 
(MND) on September 18, 2002. Although the mitigated negative declaration updated some of the 
development’s technical information, the certified Stock Ranch Guide to Development Draft and 
certified Final Environmental Impact Reports remained the approved environmental clearance. 

Plans for the Wal-Mart Store were initially submitted to the City as a Development Plan Review 
Application in 2004. However, questions regarding the adequacy of the 2000 EIR and the 2002 MND to 
address Wal-Mart led to the preparation of an Addendum to the Stock Ranch Guide For Development 
EIR in 2005. Although the EIR Addendum updated some of the development’s technical information, the 
certified Stock Ranch Guide to Development Draft and Final Environmental Impact Reports remained the 
approved environmental clearance. 

Table 1 summarizes the various traffic studies and environmental reviews prepared for the Stock Ranch 
commercial development site beginning with the 2001 Program EIR and ending with environmental 
review of the Design Review Permit Modification—which is the subject of this study. 

2. OBJECTIVES OF THE STOCK RANCH ENVIRONMENTAL REVIEW 
2.1  Overview 
In 2016, the City received an application to modify the development plan approved in 2005 to reduce 
the floor area of the remaining approved commercial land uses yet to be built, and to alter the existing 
internal circulation system to alleviate existing vehicular conflicts. The approval process for these 
proposed changes incudes adoption of a Design Review Permit (DRP) Modification and associated 
environmental review. It is the intent of the City that the Stock Ranch Guide to Development Draft and 
certified Final Environmental Impact Reports remain the approving documents for environmental 
clearance under the proposed DRP. Further, the City desires this environmental review fully evaluates 
the traffic impacts and circulation issues for the proposed site changes through full buildout of the 
Project so that no additional substantive environmental assessment is required.  
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Table 1: Summary of Stock Ranch Traffic Studies and Environmental Reviews for Commercial 
Development 

 
2000 EIR and 2002-03 

Amendments 
(a) 

2005 EIR Addendum  
(b) 

2016 Stock Ranch Plaza 
Circulation Study  

(c) 

2017 Design Review 
Permit Modification  

(d) 

Purpose of 
Environ- 
mental 
Review 

Original environmental review 
(Program EIR) approving a 
rezoning and Stock Ranch 
development at a master plan 
level. Amendments evaluated 
minor changes to the Guide 
for Development and analysis 
supporting the approval of 
proposed land uses 

Review of proposed 
Walmart and address 
challenges to previous 
development plan 
review  

Pre-cursor to current 
environmental review 
prepared for applicant’s 
information 

Evaluate changes to Stock 
Ranch design review permit 
in terms of unbuilt 
commercial floor area and 
internal circulation.  
Although floor area of the 
unbuilt commercial uses 
have been reduced, the 
amount of space committed 
to restaurant use has 
increased 

Project 
Objectives 

Approval of 426,000 SF of 
commercial. The subsequent 
amendments reduced site to 
409,387 SF of commercial and 
supported approval of the 
156,728 SF Costco Wholesale 
Store 

Approval of 150,582 SF 
Walmart Store with 
Grocery food sales  

Analysis of 101,430 SF of 
unbuilt commercial and 
approve proposed 
restaurant, minor changes 
in commercial floor area 
(reduction), and change in 
internal circulation  

Demonstrate validity of 
previous approvals and 
approve minor floor area 
(site of 398,741 SF) and 
internal circulation changes 
to the Stock Ranch Design 
Review Permit and analyze 
84,799 SF of unbuilt 
commercial 

Baseline 
Traffic 
Conditions 

Existing setting based on 
counts conducted on May 16, 
2000 

Existing setting based 
on counts conducted in 
October 2004 and 
January 2005 

Existing counts were 
conducted in May 2015 
for the weekday PM peak 
period and Saturday mid-
day for analysis of internal 
circulation 

Existing counts were 
conducted in August 30, 
2016 at three intersections, , 
and in February 2017 at two 
intersections  on Auburn 
Boulevard for determining 
the existing trip generation 
of the site and to identify 
change from past counts 

Trip 
Generation 

Impacts and mitigation 
measures are based on a 
threshold volume of 1,690 PM 
peak hour trips 

The addendum 
estimated the existing 
and proposed Stock 
Ranch uses would 
generate 1,495 PM 
peak hour trips and 
not exceed the 2000 
EIR threshold 

The study estimated that 
the remaining unbuilt land 
uses would generate net 
new weekday PM peak 
hour trips equaling 395 
trips—added to the 
existing driveway counts 
of 1,418 PM peak hour 
trips results in a total site 
trip generation of 1,813 
PM peak hour trips 

The August 2016 counts 
derived an existing site trip 
generation rate of 4.38 PM 
peak hour trips per 1,000 
square feet of building floor 
area resulting in a total site 
trip generation (built and 
unbuilt uses) of 2,135 trips 
and 433 net new trips after 
accounting for pass-by trips. 



  

Stock Ranch Plaza    August 7, 2017     
Site Plan Amendment  Page 3 
Traffic Impact Study   

  

Experts Connecting Communities 

Table 1: Summary of Stock Ranch Traffic Studies and Environmental Reviews for Commercial 
Development (Continued) 

 
2000 EIR and 2002-03 

Amendments 
(a) 

2005 EIR Addendum  
(b) 

2016 Stock Ranch Plaza 
Circulation Study  

(c) 

2017 Design Review 
Permit Modification  

(d) 

Impacts 

Significant impacts identified 
at five intersections and 
surrounding residential streets 
under Existing + Project 
conditions, two of which could 
not be mitigated. Three 
intersections are significantly 
impacted under cumulative 
conditions, one of which 
cannot be mitigated. 

Analysis of the Walmart 
Store specifically under 
Existing + Project 
conditions would cause 
one significant, but 
mitigatable, impact with a 
measure identified in the 
2000 EIR  

The circulation study 
focused on the Project 
driveways with Auburn 
Boulevard and internal 
intersections. The study 
recommended some minor 
internal circulation 
changes but since it was 
not an environmental 
review it did not identify 
any significant impacts 

Refer to the Project 
impacts section of this 
study 

Mitigation / 
Completed 

All of the physical mitigation 
measures identified in the EIR, 
ranging from new traffic 
signals to additional turn 
lanes, have been implemented 
to date. One impact was 
eliminated with the relocation 
of the Project’s central 
driveway on Auburn 
Boulevard. Programmatic 
mitigation measures include 
the applicant implementing a 
traffic monitoring program to 
identify neighborhood impacts 
and mitigation measures. 

The mitigation measure 
for the significant impact 
at the external 
intersection identified in 
the 2005 Addendum has 
been implemented.  

No mitigation required, but 
the applicant revised the 
internal circulation on the 
site plan. This plan was 
modified before a final 
study report was prepared. 
The modified plan is 
reviewed by this project. 

Refer to the Project 
impacts section of this 
study 

Notes: 
(a) Stock Ranch Guide for Development, Draft EIR, October 2000 
(b) Stock Ranch Guide for Development, EIR Addendum, February 9, 2005 
(c) Stock Ranch Plaza Circulation Study, prepared by Fehr & Peers Associates for applicant, March 30, 2016 
(d) Environmental Review of Stock Ranch Design Review Permit Modification Traffic Impact Study, February 2, 2017 

DKS Associates, 2017 
 

This traffic analysis has the following objective: 

1) To analyze the proposed changes to the Stock Ranch Guide to Development and/or site plan 
to determine if the changes cause any new significant impacts not identified in previous 
environmental documents; and to determine if changes in conditions and circumstances since 
certification of the 2000 Program EIR and its addendums would substantially increase the 
severity of previously identified impacts. 
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2.2  Conditions Warranting a Subsequent or Supplemental Impact Report 
The following criteria is directly from Title 14. California Code of Regulations, Chapter 3. Guidelines for 
Implementation of the California Environmental Quality Act, Article 11. Types of EIRs, Sections 15162 to 
15170: 

15162. Subsequent EIRs and Negative Declarations 
(a) When an EIR has been certified or a negative declaration adopted for a project, no 
subsequent EIR shall be prepared for that project unless the lead agency determines, on the 
basis of substantial evidence in the light of the whole record, one or more of the following: 

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

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

(3) New information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the previous EIR was 
certified as complete or the Negative Declaration was adopted, shows any of the 
following: 

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

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

(C) Mitigation measures or alternatives previously found not to be feasible would 
in fact be feasible, and would substantially reduce one or more significant effects 
of the project, but the project proponents decline to adopt the mitigation measure 
or alternative; or 

(D) Mitigation measures or alternatives which are considerably different from 
those analyzed in the previous EIR would substantially reduce one or more 
significant effects on the environment, but the project proponents decline to adopt 
the mitigation measure or alternative. 

(b) If changes to a project or its circumstances occur or new information becomes available after 
adoption of a negative declaration, the lead agency shall prepare a subsequent EIR if required 
under subdivision (a). Otherwise the lead agency shall determine whether to prepare a 
subsequent negative declaration, an addendum, or no further documentation. 

(c) Once a project has been approved, the lead agency's role in project approval is completed, 
unless further discretionary approval on that project is required. Information appearing after an 
approval does not require reopening of that approval. If after the project is approved, any of the 
conditions described in subdivision (a) occurs, a subsequent EIR or negative declaration shall 
only be prepared by the public agency which grants the next discretionary approval for the 
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project, if any. In this situation no other responsible agency shall grant an approval for the 
project until the subsequent EIR has been certified or subsequent negative declaration adopted. 

(d) A subsequent EIR or subsequent negative declaration shall be given the same notice and 
public review as required under Section 15087 or Section 15072. A subsequent EIR or negative 
declaration shall state where the previous document is available and can be reviewed. 

2.3  Comparison of Proposed Project Changes between DRP and Previous Approval 
Changes in Development Program 

The proposed changes to the Stock Ranch Project are physical modifications to the floor area size of the 
unbuilt buildings permitted on the site, a shift in use from retail to restaurant in some of the buildings, and 
changes to the internal circulatory roadways. Table 2 compares the current development program with 
the development program of the Project as approved in the 2005 EIR Addendum.  

Table 2: Comparison of Previously Approved Project with Proposed Project 
 Approved Project Development Program (a) Proposed Project Development Program (b) 

Land Use / Building 
Size 

(Square Feet) Land Use / Building 
Size 

(Square Feet) 

Costco  156,728 Costco  156,728 
Walmart 150,584 Walmart 150,584 
Subtotal Costco + Walmart 307,312 Subtotal Costco + Walmart 307,312 
Restaurant L 7,000 Applebee’s Restaurant 6,630 
Retail Anchor C 40,000 Retail Anchor C 34,000 
Retail D, E, F, H, I, J, K 50,075 Retail D, E, F, H, I, J, K 20,491 
Restaurant D, E, F, H, I, J, K 0 Restaurant D, E, F, H, I, J, K (c) 28,000 
Restaurant G (Drive Thru) 5,000 Restaurant G (Drive Thru) 2,308 
Subtotal Retail 90,075 Subtotal Retail 54,491 
Subtotal Restaurant 12,000 Subtotal Restaurant 36,938 
Grand Total 409,387 Grand Total 398,741 
Notes: 
(a) Source: Master Conceptual Site Plan for Stock Ranch, Development Statistics, August 4, 2003. 
(b) Source: Site Plan for Stock Ranch Plaza, Development Statistics, June 12, 2017. 
(c) The Stock Ranch Plaza Site Plan Amendment Project Description (June 2017) states that 28,000 square feet of 
former retail building pads may be used for restaurant floor area, with about 13,000 square feet of this floor area 
potentially used for fast food uses while 15,000 square feet potentially used for casual and sit down restaurant use. 
This disaggregation by type of restaurant is address in the impacts section of this report. 
DKS Associates, 2017. 

 

Subsequent to the approval of the site plan in 2003, the Applebee’s Restaurant was built but with a 
slightly smaller floor area. Overall, the proposed changes in the site plan reduce the retail and restaurant 
square footage by about 10,646 square feet. The proposed total floor area of the commercial uses 
(398,741 square feet) is about four percent lower than current approvals and about three percent less 
than the maximum floor area permitted in the Stock Ranch Development Guide approved in 2001 
(409,387 square feet). About 30,308 square feet of the remaining 84,799 square feet of unbuilt 
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commercial floor area has been designated for restaurant use, whereas this space was previously 
identified as retail in the 2003 Approved Project Development Program.  

Comparison of Changes in Internal Circulation 

This section describes the changes in internal circulation between the proposed 2017 Site Plan and the 
approved 2003 Site Plan, as summarized in the applicant’s Project Description. In general, the proposed 
2017 Site Plan improves the circulation of the site by more clearly defining the internal driveway that 
extends from the west driveway at Auburn Boulevard though the site, north of Costco and Walmart and 
connects to the East Driveway intersection with Auburn Boulevard. Other proposed circulation 
improvements include widening of the Central Driveway and a minor realignment of the East Driveway. 
Table 3 compares key circulation features between the Approved 2003 Site Plan and the Proposed 2017 
Site Plan and highlights the proposed changes. 

3. ANALYSIS OF STOCK RANCH’S PREVIOUS ENVIRONMENTAL 
CLEARANCE DOCUMENTS 

3.1  Approach to Determining Substantial Change  
This section includes a systematic procedure to identify changes in the Project, potential new impacts, new 
information, or changes in circumstances and to assess whether the changes affect the environmental 
impact analyses that comprise the Project’s approved environmental review. Table 4 summarizes the results 
of a series of tests to determine substantial change.   

3.2  Assessment of Proposed Changes in Project 
Changes in Project Trip Generation 

This section compares the Project’s estimated and actual trip generation since the initial traffic study was 
prepared for the Stock Ranch Guide for Development EIR in 2000. In order to understand the comparisons 
presented below it is necessary to define terms related to trip generation. 

A. Gross Trip Generation – The total number of vehicular trips that enter the site for the purpose 
of visiting one of more specific land uses on the site. Gross trip generation is comprised of new 
trips generated by the land uses on a site, pass-by trips, and internal trips. All of these trips 
(except internal trips) whether considered new or existing, must use the site’s driveways. 

B. New Trip Generation - Trips made to the site with the specific purpose of visiting one or more 
of the land uses on the site. The site is the primary destination of these trips and because 
they wouldn’t normally be in the vicinity of the site, they are added to existing traffic 
volumes and are the potential cause of significant impacts to off-site intersections. 

C. Pass-By Trips - Traffic already on the way from an origin to a primary destination that make an 
intermediate stop at the site while passing by on an adjacent street. Pass-by trips are 
considered existing traffic because they would have been passing by the site regardless of the 
new development on the site. Pass-by trips make up a large share of the trip generation for  
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Table 3: Comparison of On-Site Internal Circulation Changes 

Key 
Feature 

Approved 2003 Site Plan Circulation (a) Proposed 2017 Site Plan Circulation (b) 

Central 
Driveway 

The Central Driveway in the approved 2003 site plan 
(internal east-west orientation) begins as a multi-lane 
approach at the Project’s main driveway with Auburn 
Boulevard (shown as a planned traffic signal on site 
plan).  
• Tapers to a 30-foot wide, un-striped drive with 

direct access to parking aisles.  
• With numerous parking aisle entries, the Central 

Driveway looks and operates a parking lot spine 
road and curves through the site providing access 
to various smaller parking areas.  

• Driveway is the primary truck route accessing the 
Costco and Wal-Mart loading docks.  

• Driveway provides indirect access to the two other 
site driveways on Auburn Boulevard.  

The Central Driveway proposed in the 2017 site plan shows 
several substantive changes although it retains most of the 
primary functionality it had in the 2003 site plan.   
• The Central Driveway (internal west-east orientation) 

retains its multi-lane approach to the main entrance on 
Auburn Boulevard (now signalized). 

• The Driveway is proposed to be widened to provide a 
center turning lane along most of its length and its edges 
are further defined as a street with curbing. 

• The driveway does not provide direct access to parking 
aisles, except on the south side between the first stop-
controlled internal intersection and the East Driveway.  

• With the exception noted above, access to parking aisles 
occurs at internal intersections, some of which stop-control 
traffic on the Central Driveway. The center turn lane 
provides left turn capacity and storage at these 
intersections so as to not impede through traffic.  

• The Central Driveway connects to the East Driveway at a 
four-way intersection. 

• It remains the primary truck route accessing the Costco and 
Wal-Mart loading docks but only for about 100-feet, at 
which point trucks turn onto the site’s service road 
traveling around the rear of the Costco and Walmart 
buildings. 

East 
Driveway 

On the 2003 Site Plan, the East Driveway extending 
from Auburn Boulevard southerly into the site is 
irregular and includes several jogs. Consequently, 
with buildout of the 2003 Site Plan, traffic accessing 
the site using the East Driveway on Auburn 
Boulevard would be required to jog around Buildings 
C and D to reach Walmart or Costco. 

The East Driveway in the proposed 2017 Site Plan is more 
prominent and direct to accommodate vehicles to and from 
the East Driveway intersection at Auburn Boulevard. Angled 
slightly, the realigned East Driveway is in the same general 
location as in the 2003 Site Plan—between Buildings E and F 
and west of Buildings C and D—but the alignment is more 
direct and provides motorists with an improved line of sight 
towards their destinations.  
The shapes of Buildings C and D have been reconfigured and 
the square footages of these buildings have been reduced to 
accommodate the redesigned East Driveway. 
At the intersection of the East Driveway and the Central 
Driveway, a four-way stop controlled intersection exists. The 
alignment of the Central Driveway leading to the intersection 
has been straightened to create a ninety degree angle for the 
intersection. 

Notes: 

(a) Source: Master Conceptual Site Plan for Stock Ranch, Development Statistics, August 4, 2003. 
(b) Source: Site Plan for Stock Ranch Plaza and Stock Ranch Plaza Site Plan Amendment Project Description, June, 2017. 
 
DKS Associates, 2017. 
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Table 4: Environmental Checklist for Determining New or More Severe Significant Impact Under Proposed Changes to Project 

Area of Impact 
Analysis 

Where Impact was 
Analyzed in 

Approved Review? 

Do Proposed Changes to the 
Project Result in New Significant 

Impacts or Substantially More 
Severe Impacts? 

Any New Circumstances 
Involving New Significant 

Impacts or Substantially More 
Severe Impacts? 

Any New Information Requiring New 
Analysis or Verification? 

Do Adopted Stock 
Ranch Mitigation 
Measures Resolve 

New Impacts? 

Background Traffic 
Volumes 

2001 Program EIR  
(Chap. 4.4) 
2005 EIR Addendum   
(Pg. 7-8) 

NO 
Changes to the Project do not affect 

background traffic 

NO 
Background traffic has changed 

over time since Project was 
approved but does not change 

Project impacts 
*See analysis on change in 

background  traffic volumes 

NO 
Although new counts exist at many of the 

original study locations, these counts show 
a general decreasing trend in background 

traffic 
*See Table 7 

NO NEW OR 
MORE 

SIGNIFICANT 
IMPACTS 

Project Trip 
Generation 

2001 Program EIR  
(Chap. 4.4) 
2005 EIR Addendum   
(Pg. 7-8) 

NO 
Changes in the Project’s buildings 

reduce floor area approved 
previously but the shift from retail 

to restaurant uses in some buildings 
increases traffic generation 

Traffic generated by built uses (e.g., 
Costco, Walmart) are consistent 

with, or lower than, EIR projections 
*See analysis on change in Project 

trip generation 

NO 
There are no new 

circumstances with respect to 
Project trip generation 

YES 
Although traffic generated by built uses on 
the site are consistent with, or lower than, 

EIR projections, the proposed shift from 
retail to higher generating restaurant uses 

requires an updated trip generation 
analysis and verification that no new 

impacts result from the change  
* See analysis on change in Project trip 
generation and intersection Levels of 

Service 
ITE trip generation rates have been 

updated since Project was approved but do 
not change Project impacts 

*See analysis on change in Project trip 
generation 

NO NEW OR 
MORE 

SIGNIFICANT 
IMPACTS 

Intersection Level 
of Service 

2001 Program EIR  
(Chap. 4.4) 
2005 EIR Addendum   
(Pg. 7-8) 

NO 
Traffic generated by built uses on 

the site are consistent with. Or 
lower then, EIR projections  

Changes in the Project’s buildings 
reduce floor area approved 

previously and subsequently reduce 
trip generation and somewhat 
offsetting the increase in trip 

generation caused by the shift from 
retail to restaurant uses 

NO 
The City of Citrus Heights 
General Plan Update and 

Greenhouse Gas Reduction 
Plan modifies the City’s level of 
service standards for roadway 
segments and intersections – 

relaxing the standard from LOS 
D to LOS E and exempting 

certain corridors from 
minimum standards 

NO 
Project mitigation measures have been 

implemented since Project was approved 
*See analysis on change in Project trip 

generation and intersection level of service  NO NEW OR MORE 
SIGNIFICANT 

IMPACTS 
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Table 4: Environmental Checklist for Determining New or More Severe Significant Impact Under Proposed Changes to Project 

Area of Impact 
Analysis 

Where Impact was 
Analyzed in 

Approved Review? 

Do Proposed Changes to the 
Project Result in New Significant 

Impacts or Substantially More 
Severe Impacts? 

Any New Circumstances 
Involving New Significant 

Impacts or Substantially More 
Severe Impacts? 

Any New Information Requiring New 
Analysis or Verification? 

Do Adopted Stock 
Ranch Mitigation 
Measures Resolve 

New Impacts? 

*See analysis on change in Project 
trip generation and intersection 

Levels of Service 

Impacts to Transit 
System 

2001 Program EIR  
(Chap. 4.4) 

NO 
Proposed changes to the site plan 
do not change previous impacts to 

transit 

NO 
No new circumstance that 

would change previous impacts 
to transit 

NO 
No new information that would change 

previous impacts to transit 

NO NEW OR MORE 
SIGNIFICANT 

IMPACTS 

Impacts to Bicycle / 
Pedestrian System 

2001 Program EIR  
(Chap. 4.4) 

NO 
The Proposed 2017 Site Plan 

includes improvements to the 
pedestrian internal circulation 

system 
*Refer to Table 3 for discussion of 

improvements 

NO 
No new circumstance that 

would change previous impacts 
to the bicycle and pedestrian 

system 

NO 
No new information that would change 

previous impacts to the bicycle and 
pedestrian system 

NO NEW OR MORE 
SIGNIFICANT 

IMPACTS 

Cumulative Impacts 2001 Program EIR  
(Chap. 4.4) 

NO 
Traffic generated by built uses on 

the site are consistent with, or 
lower then, EIR projections. 

Changes in the Project’s buildings 
reduce floor area approved 

previously and subsequently reduce 
trip generation that somewhat 

offsets the increase in trip 
generation caused by the shift from 
retail to restaurant uses, however, 
the increase does not cause new 

nor more severe impacts 
identified impacts on intersection 

level of service 

NO 
The City of Citrus Heights 
General Plan Update and 

Greenhouse Gas Reduction Plan 
modifies the City’s level of 

service standards for roadway 
segments and intersections – 

relaxing the standard from LOS 
D to LOS E and exempting 

certain corridors from minimum 
standards 

NO 
No new information that would change 

previous impacts to the Project’s 
cumulative impacts 

NO NEW OR MORE 
SIGNIFICANT 

IMPACTS 

DKS Associates, 2017. 
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convenience retail, gas stations, and restaurants. When analyzing potential impacts, pass-by 
trips are added to the site’s driveways but are not added to off-site intersections. 

D. Internal Trips - Traffic associated with multi-use developments where trips among various land 
uses can be made on the site without using the major street system. These trips can be made 
either by walking or by vehicles using internal roadways. Internal trips are subtracted from 
gross trip generation estimates to avoid double counting the initial trips entering the site. 

 

Table 5 presents the trip generation from the 2001 Stock Ranch Guide for Development EIR and the 2005 
Stock Ranch Guide for Development EIR Addendum. The 2001 EIR was prepared without any knowledge of 
the current major retail anchors so the trip generation analysis assumed the site would be a 450,000 
square foot “shopping center” and used Institute of Transportation (ITE) trip generation rates for land use 
category 820 (shopping center). The impacts and associated mitigation identified in the 2000 Stock Ranch 
Guide for Development EIR were based on a gross site trip generation of about 1,690 PM peak hour trips 
(see shaded cells in Table 5). As defined previously, gross trip generation is comprised of new, existing 
pass-by, and internal trips which don’t use off-site intersections. New and pass-by trips use site driveways 
and can potentially impact access intersections, but only new trips can potentially impact off-site 
intersections. In the 2001 Stock Ranch Guide for Development EIR the proposed Project was estimated to 
generate 1,354 new trips. With the exception of the West and East Project Driveways, all of the significant 
impacts and associated mitigation measures were based on the new 1,354 PM peak hour trips. 

In the 2005 Stock Ranch Guide for Development EIR Addendum, the Costco had been built and operating 
and the addendum was evaluating the proposed 154,918 square foot Walmart store (the store’s actual 
size is 150,584 square feet) plus the remaining unbuilt retail buildings. The 2005 Addendum used the gross 
PM peak hour trips (1,690) from the 2001 EIR as a limiting ceiling on trip generation in order to remain 
consistent with the Project and mitigation measures approved in the 2001 EIR. The 2005 EIR Addendum 
estimated the Project’s gross PM peak hour trip generation at about 1,680 trips. The new trips generated 
by the proposed Walmart and unbuilt retail was estimated to be 864 PM peak hour trips and caused a 
previously identified significant impact and associated mitigation to an off-site intersection under 
cumulative conditions to become a significant impact and associated mitigation under Existing + Project 
conditions.  

Table 6 summarizes the current traffic generation from existing uses on the site (Costco, Walmart and 
Applebee’s Restaurant) and the estimated trip generation of the remaining unbuilt retail and restaurant 
buildings located north of the Central Driveway as modified in the Design Review Permit Modification. The 
trip generation estimates are comprised of actual counts at the Project driveways which include traffic 
from the built portions of the site (Costco, Walmart and Applebee’s Restaurant) and an estimate of the 
unbuilt portion of the site which includes 54,491 square feet of retail buildings, a 2,308 square foot fast 
food restaurant with drive through window, 13,000 square feet of potential fast food restaurant with or 
without drive through windows, and 15,000 square feet of casual sit-down restaurant. The trip generation 
of the unbuilt land uses were estimated using rates from ITE’s 9th Edition (most current) Trip Generation 
manual. 
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Stock Ranch Guide for Development Draft EIR (October, 2000) [1a] 

Land Use [2a] Size  Units 
  AM Peak Hour PM Peak Hour 

  In Out Total In Out Total 

Shopping Center  450 KSF 
Rate 0.53 0.34 0.87 1.80 1.96 3.76 

Trips 239 153 392 812 880 1,692 

Pass-By Trips (20%):       -48 -31 -78 -162 -176 -338 

Total New Trips (excluding Pass-by Trips): 191 122 313 650 704 1,354 

Total Trips at Site Driveways (including Pass-By Trips): 239 153 392 812 880 1,692 

Stock Ranch Guide for Development EIR Addendum (February, 2005) [1b] 

Land Use Size  Units 
  AM Peak Hour PM Peak Hour 

  In Out Total In Out Total 

Stock Ranch Costco Store with Gas Station [2b] 156.728 KSF Based on Actual Traffic Counts 670 

Proposed Wal-Mart Store [3b] 

154.918 KSF 
Rate 

Not Studied  
2.69 2.92 5.61 

Trips 417 452 869 

Internal Trips: 5% -43 

Pass-By Trips: 17% -148 

Total New Wal-Mart Trips:   678 

Additional Retail North of Central Driveway [4b] 

55 KSF 
Rate 

Not Studied  
1.80 1.95 3.75 

Trips 99 107 206 

Internal Trips: 10% -21 

Pass-By Trips: 0% 0 

Total New Additional Retail Trips: 89 97 186 

Total New Trips:   Not Studied 
 

864 

Total New + Existing Costco Trips (excluding Internal and Pass-By Trips):  1,534 

Total Trips at Site Driveways (including Pass-By Trips):             1,681 
Notes for Stock Ranch Guide for Development Draft EIR: 
[1a] Source: Stock Ranch Guide for Development Draft EIR (October, 2000), Table 1: Trip Generation Assumed for Stock Ranch Commercial Center.  
[2a] The land use assumed in the referenced EIR is a 450,000 square foot shopping center and vehicular trips were estimated using trip generation rates 
representing Land Use Code 820 - Shopping Center, published in Trip Generation, ITE, 1997. 
Notes for Stock Ranch Guide for Development EIR Addendum:  
[1b] Source: Memorandum dated February 3, 2005 from Fehr & Peers Associates to Colleen McDuffee (Senior Planner for Citrus Heights) titled Traffic 
Study of Proposed Wal-Mart Store on Auburn Boulevard and marked as "Attachment 1 to Addendum".  Trip generation presented above is derived from 
data found in Table 3: Range of Trip Generation Rates for Wal-Mart Stores and Table 4: PM Peak Hour Trip Generation of Proposed Wal-Mart Store. 
[2b] Driveway counts of the existing Costco Store in the Stock Ranch Shopping Center were conducted by Fehr & Peers Associates in January 2005.  
[3b] The estimated trip generation of the proposed Wal-Mart Store was based on trip generation rates derived from a subset of studies published in 
ITE's Trip Generation (2003)for Freestanding Discount Store (#815) and Freestanding Discount Superstore (#813) land use categories. The Wal-Mart trip 
generation estimate presented in the table above excludes site internal trips (43) but includes pass-by trips (148) to represent the Project's driveway 
traffic volumes. Refer to Table 4 in the memorandum cited in Note 1 for details. 
[4b] The 2005 EIR Addendum--having actual traffic data from Costco and having estimated the proposed Walmart traffic--calculated the amount of 
additional retail that could be built on the Stock Ranch commercial site without exceeding the total PM peak hour trips analyzed in the original 2000 EIR 
upon which the Project's original approvals were based. 
KSF = Thousands of square feet of floor area. 
ITE = Institute of Transportation Engineers. 
Shaded cells are the comparable trip generation estimates from either study. 
DKS Associates, 2017. 

Table 5: Summary of Trip Generation Estimates from Approved Stock Ranch EIR and Addendum 
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Table 6: Estimated PM Peak Hour Trip Generation of the Unbuilt Commercial Uses at Stock Ranch 

Remaining Unbuilt Land Uses Size Units 
PM Peak Hour Rates PM Peak Hour Trips 

In Out Total In  Out Total 

Trip Generation Methodology Consistent with 2005 EIR Addendum + ITE Rates for Restaurants 

Retail Shopping Center 54.491 KSF 1.80 1.96 3.76 98 107 205 

Casual Sit-Down Restaurant 15.000 KSF 5.91 3.94 9.85 89 59 148 

Fast Food Restaurant with Drive Thru 15.308 KSF 16.98 15.67 32.65 260 240 500 

Subtotal:           447 406 853 

Internal Trips (%): 11%         (49) (45) (94) 

Pass-By Trips (%) [3]: 43%         (171) (155) (326) 

Total Net New Trips from Unbuilt Uses (excluding Internal and Pass-By trips): 227 206 433 

Total Trips from Unbuilt Uses at Project Driveways (includes Pass-By Trips): 398 361 759 

Actual Existing PM Peak Hour Trips at Driveways (includes Pass-By trips) [4]: 660 716 1,376 

Total Net New Trips from Unbuilt Uses + Existing Trips (excludes Internal and Pass-By trips): 887 922 1,809 

Total Gross Trips from Unbuilt Uses + Existing Trips at Project Driveways (includes Pass-By trips): 1,058 1,077 2,135 
PM Peak Hour Trips Exceeding Threshold from 2000 Stock Ranch EIR 246 197  443  

Notes: 
[1] The current estimate of the PM peak hour trip generation of the remaining unbuilt general retail buildings at Stock Ranch Plaza is based on the highest shopping center ITE trip generation rate used in the 
2000 Program EIR or 2005 EIR Addendum for consistency. 

[2] Conservatively, the estimate of the PM peak hour trip generation of the unbuilt fast food restaurant space at Stock Ranch Plaza is based on ITE's trip generation rate for Fast Food Restaurant with Drive 
Through (Land Use #934) from the 9th Edition of Trip Generation (2012). It is not certain that all 13,000 sure feet of fast food restaurant space will include drive through windows, but this  
represents a wort case scenario. The estimate for casual sit-down restaurant is based on ITE's trip generation rate for High-Turnover Sit-Down Restaurant (Land Use #932) from the 9th Edition of Trip Generation 
(2012). 
[3] The estimates of pass-by traffic of 43 percent is a weighted average for general retail, fast food, and casual sit-down restaurants. Source: 3rd Edition of ITE's Trip Generation Handbook. 
[4] The actual PM peak hour trips at the Project's driveways are from traffic counts conducted in August 2016 and reflect traffic generated by the existing Costco, Walmart and Applebee's restaurant. 

The number in the shaded cell is the trip generation estimate comparable to the PM peak hour threshold upon which the Project was approved. 
 
DKS Associates,2017. 
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Based on traffic counts conducted in August of 2016, the existing Costco, Walmart and Applebee’s 
Restaurant generate a PM peak hour trip generation of 1,376 trips. The total gross PM peak hour trip 
generation is the sum of the existing traffic volumes at the driveways plus the estimated trip generation 
of the unbuilt commercial uses (including pass-by trips) on site from Table 6.   This is estimated to be 
2,135 PM peak hour trips which exceeds the 1,692 trip ceiling established in the 2000 Stock Ranch Guide 
for Development EIR by 443 trips. The gross trips include new and pass-by traffic, all of which use the 
project’s driveways to access the site, so these trips might potentially cause impacts to the site’s 
driveway intersections. 

The unbuilt retail and restaurant uses in the revised 2017 site plan are estimated to generate 399 new 
PM peak hour trips, and it is only these new trips that would potentially cause impacts to off-site 
intersections. 

The key finding from the analysis of changes in the Project’s trip generation is that, although the 
Project exceeds the PM peak hour ceiling established in the 2000 Stock Ranch Guide for Development 
EIR by 443 trips and adds 433 new trips to the surrounding street network, when combined with a 
reduction in background traffic volumes described in section 3.3,  the change in Project trip generation 
is not substantial and does not cause any new impacts or more severe impacts than previously 
identified. 

Changes in Project Site Plan Internal Circulation 

The 2017 Site Plan proposes changes to the site’s internal circulation because the Stock Ranch Plaza site 
experiences on-site circulation challenges with development of Costco, Walmart and Applebee’s, 
especially in the vicinity of the Costco gas station. On the existing west drive aisle, inbound traffic 
destined for Costco gas station often conflicts with vehicles turning left out of the Costco and Walmart 
parking areas to exit at the signalized west driveway. The addition of the Applebee’s Restaurant parking 
lot access adjacent to the Costco gas station entrance, and where entering traffic from Auburn 
Boulevard merges from two lanes to one lane, concentrates a number of vehicular movements and 
motorist decision points in a relatively small area. The applicant has revised the internal circulation to 
address this specific area of the site as well to improve street definition to reduce conflicts and provide 
improved way-finding from both the West and East Driveways. 

Although not discussed in the applicant’s Project Description (see earlier reference in Table 3), the 
proposed changes to the internal circulation improve pedestrian circulation between the buildings on 
the site and particularly between the unbuilt retail buildings locate north of the Central Driveway and 
the major anchors of Costco and Walmart south of the Central Driveway. Changes in pedestrian 
circulation in the proposed 2017 Site Plan are itemized below. 

1. Removal of an uncontrolled crosswalk across the Central Driveway connecting the Applebee’s 
parking lot to the Retail J building. This planned crosswalk (shown in the Approved 2003 Site 
Plan) is located about 110-feet from the signalized main entrance at Auburn Boulevard. This 
change eliminates pedestrian movements across a four-lane wide segment of road with traffic 
that is controlled by a traffic signal and thus has the right-of-way when given a green indication. 
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The better alternative for pedestrians is to cross at the signalized crosswalk at the main 
entrance. 

2. Relocation of an existing uncontrolled crosswalk across the Central Driveway (currently 
connecting to the pedestrian walkway through the parking lot to the Costco entrance) to a 
future four-way intersection located 100-feet to the east. The Site Plan shows a high-contrast 
crosswalk (e.g., use of colored pavement or pavers) across the west and north legs of the 
intersection. While the proposed 2017 Site Plan nor the applicant Project Description identify 
this intersection as a four-way stop, by default, it is a side-street stop controlled intersection. 
Regardless, it is better for pedestrians to cross at a clearly defined intersection where motorists 
expect pedestrians to cross. 

3. The most substantial change in the proposed 2016 Site Plan is the realignment of the Central 
Driveway and the East Driveway to form a four-leg intersection with high-contrast crosswalks on 
all approaches. This intersection is proposed as an all-way stop controlled intersection. This 
intersection is located on a primary pedestrian connection between Auburn Boulevard and 
Walmart. 

The key finding from the analysis of changes in the Project’s internal circulation is that the 
modifications to the Central Driveway improve internal vehicular circulation by consolidating parking 
aisle access points into fewer intersections, providing a center turn lane to remove turning traffic from 
blocking through lanes, creating a more direct route from the East Driveway to the Central Driveway, 
and implementing all-way stop control where the Central and East Driveway intersect. Further, the 
modifications to the internal circulation improve pedestrian circulation as described above. These site 
plan modifications do not cause any new impacts or result in more severe impacts than previously 
identified. 

3.3 Change in Circumstances or Availability of New Information 
Change in Background Traffic Volumes 

Traffic volumes in the vicinity of the Project site have reduced since the approval of the 2000 Stock Ranch 
Guide to Development Program EIR and the 2005 Stock Ranch EIR Addendum. Table 7 compares past and 
current PM peak hour intersection traffic volumes by approach and by total at five pertinent locations: 

• Auburn Boulevard / Old Auburn Road / Sylvan Road 

• Auburn Boulevard / Van Maren Lane 

• Auburn Boulevard / West Project Driveway 

• Auburn Boulevard / East Project Driveway 

• Auburn Boulevard / Carriage Drive 

The table compares recent traffic counts (August 2016 and February 2017) with the average of traffic 
counts conducted in 2000 for the Stock Ranch Guide to Development Program EIR and its subsequent 
Addendum in 2005, 2005 with the addition of projected Walmart traffic, as well one count conducted in 
2009 for the Citrus Heights General Plan Update. Except for the Project driveway approaches there is a 



  

Stock Ranch Plaza   August 7, 2017     
Site Plan Amendment  Page 15 
Traffic Impact Study   

  

Experts Connecting Communities 

downward trend in non-Project related traffic volumes on Auburn Boulevard with reductions in volume 
on non-Project related intersection approaches ranging from seven to twenty percent. 

In addition, Table 7 compares recent 2016 counts with counts conducted in 2015 for the Stock Ranch 
Circulation Plan. This comparison is a check to determine if traffic volumes are leveling out or starting to 
increase since recovery from the recent economic recession in the past year. The table shows that over 
the past year traffic volumes on Auburn Boulevard at the two Project driveways has continued to drop, 
even into and out of the Project driveways1. A third project driveway was installed in 2015 between the 
original project driveways to service the additional upcoming development. This driveway currently does 
not receive enough volume require analysis. 

Intersection  Year and Source of Traffic Counts 
Traffic Volume by Intersection Approach 
NB SB EB WB TOTAL 

Auburn 
Boulevard / 
Old Auburn 

Road / 
Sylvan Road 

2005 Stock Ranch EIR Addendum 1,447 1,224 1,217 840 4,728 

2005 Stock Ranch EIR Addendum (With Wal-Mart) 1,491 1,292 1,380 891 5,054 

2009 General Plan Update EIR (Existing) 1,277 1,036 1,355 873 4,541 

Average 1,405 1,184 1,317 868 4,774 

February 2017 City Counts 1,294 1,003 1,379 835 4,511 

Percent Change from Average: -8% -15% 5% -4% -6% 

Auburn 
Boulevard / 
Van Maren 

Lane 

2005 Stock Ranch EIR Addendum (Existing) 856 771 1,097 855 3,579 

2005 Stock Ranch EIR Addendum (With Wal-Mart) 883 788 1,216 1,018 3,905 

2009 General Plan Update EIR (Existing) 776 667 1,176 1,137 3,756 

Average 838 742 1,163 1,003 3,747 

8/30/2016 Stock Ranch EIR 684 631 1,078 937 3,330 

Percent Change from Average: -18% -15% -7% -7% -11% 

Auburn 
Boulevard / 

West 
Project 

Driveway 

2000 Stock Ranch Development Guide EIR (Existing) 0 - 1,430 970 2,400 
2005 Stock Ranch EIR Addendum (Existing) 53 - 1,180 939 2,172 

2005 Stock Ranch EIR Addendum (With Wal-Mart) 207 - 1,350 1,107 2,664 

Average 130 - 1,320 1,005 2,412 
2015 Stock Ranch Circulation Study by Fehr & Peers 
(Existing) 469 - 1,329 785 2,583 

8/30/2016 Stock Ranch EIR 464 - 1,197 837 2,498 

Percent Change from Average: 257% - -9% -17% 4% 
Auburn 2000 Stock Ranch Development Guide EIR (Existing) 0 - 1,450 1,030 2,480 

                                                           
1 Some of the reductions at the Project driveways may be attributed to seasonal differences in traffic volumes at retail 

centers, but the traffic counts for the Stock Ranch Circulation Plan were conducted in May of 2015 while the current 
counts were conducted in August of 2016 after school began. There is little seasonal change between these two points 
of time. 

Table 7: Comparison of Past and Current PM Peak Hour Traffic Volumes in Project Vicinity 
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Intersection  Year and Source of Traffic Counts 
Traffic Volume by Intersection Approach 
NB SB EB WB TOTAL 

Boulevard / 
East Project 

Driveway 

2005 Stock Ranch EIR Addendum (Existing) 281 - 1,233 937 2,451 

2005 Stock Ranch EIR Addendum (With Wal-Mart) 541 - 1,407 930 2,878 
2015 Stock Ranch Circulation Study by Fehr & Peers 
(Existing) 252 - 1,227 1,031 2,510 

Average 269 - 1,329 982 2,580 

8/30/2016 Stock Ranch EIR 216 - 1,086 1,056 2,358 

Percent Change from Average: -20% - -18% 8% -18% 

Auburn 
Boulevard / 

Carriage 
Drive 

2000 Stock Ranch EIR 63 102 1,435 926 2,526 
2015 Stock Ranch Circulation Study by Fehr & Peers 
(Existing) 36 135 1,416 1,132 2,719 

Average 50 119 1,426 1,029 2,623 

February 2017 City Counts 31 111 1,244 1,179 2,565 

Percent Change from Average: -37% -6% -13% 15% -2% 
 
DKS Associates, 2017. 

The key finding from the analysis of background traffic volumes is that, while circumstances have 
changed since the previous Project approvals, the changes in traffic volume would not result in any 
new significant impacts or cause any substantially more severe impacts than previously analyzed. 
Furthermore, the decrease in background traffic volume effectively offsets, to some degree, the 
Project trip generation in excess of the trip generation ceiling of 1,692 PM peak hour trips (see Table 
6). 

Completion of Stock Ranch Mitigation Measures 

Subsequent to the approval of the 2000 Stock Ranch Guide for Development EIR and the 2005 
Addendum to the Stock Ranch Guide for Development EIR, the mitigation measures identified in both 
documents have been completed. 

• Install a traffic signal at the Auburn Boulevard/San Tomas Drive intersection. 

• In addition to planned improvements by the City at the Auburn Boulevard/Sylvan Road/Old 

Auburn Road intersection, add a second left-turn lane on the northbound approach. 

• Install “Do Not Block Intersection” pavement markings at the Raintree Drive/Frontage Road 
intersection. 

• In addition to planned improvements by the City, construct a second westbound left-turn lane 
at the Auburn Boulevard/Van Maren Lane intersection. 

• Modify the original plan to locate the primary access driveway at the intersection of Auburn 
Boulevard and Raintree Drive to locate a signalized West Driveway across from Coachman Way 
(with retention of median restricting movements between Auburn Boulevard and the frontage 
road), relocate the East Driveway as a right turn in/right turn out access north of Raintree Drive, 
and modify the Auburn Boulevard median along the Project’s frontage to channelize traffic into 
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and out of Raintree Drive. These changes were completed prior to the construction of the 
Costco store. 

The implementation of the above changes to the Project’s access and off-site intersections increased the 
vehicular capacity of the intersections to accommodate the Project’s estimated gross total PM peak 
hour trips (1,692 trips) at the Project driveways based on the 2000 analysis, and the Project’s estimated 
net new total PM Peak hour trips (1,354 trips) at off-site intersections. 

The key finding with respect to the new information that the Stock Ranch mitigation measures have 
been implemented is that the improvements necessary to accommodate the Project’s estimated 1,692 
PM peak hour trips at the City’s previous LOS standard of LOS D are in place. In theory, without any 
change in background traffic volumes, the mitigated intersections should be able to accommodate the 
current Project traffic (which would include traffic from existing uses plus traffic from the unbuilt 
retail and restaurant uses presented in Table 6) of about 2,135 trips at the driveways (including pass-
by trips) and 1,809 trips (excluding pass-by trips) at the off-site intersections while maintaining a LOS 
D. There are two related changes in circumstances that, when combined, result in the current Project 
not causing any new significant impacts or more severe impacts than were previously analyzed. These 
two changes include:  

1.  The change in the City’s level of service standard from a LOS D to a LOS E (see section below). 

2.  The decrease, or very low increase, in background traffic volumes since approval of the 2000 
Stock Ranch Guide for Development EIR and the 2005 EIR Addendum. 

Both of these circumstances offset the effect of the 443 PM peak hour trips in excess of the 1,692 trip 
ceiling established in the previous environmental approvals. 

Change in City’s Level of Service Policies 

The City of Citrus Heights adopted revisions to their General Plan polices with respect to intersection 
level of service (LOS) standards in the 2011 General Plan Update. In summary, as part of the City’s 
integration of Complete Streets policies into the mobility element of the General Plan, the roadway and 
intersection LOS standard was changed from a maximum of LOS D to a LOS E with exceptions to this 
standard for some of the City’s more constrained corridors. Below are relevant excerpts from Policy 
29.2: 

• The City will strive to achieve LOS E or better conditions for City roadways and intersections 
during peak hours (these may include weekday AM, Mid-Day, and PM hours as well as Saturday 
Mid-Day or PM peak hours). The intent of the policy is to effectively utilize the roadway network 
capacity while balancing the desire to minimize potential adverse effects of vehicle travel on the 
environment and other modes. 

• Exceptions to LOS E are allowed for both roadway segments and intersections along the 
following streets: 

o Sunrise Boulevard – south City limits to north City limits 

o Greenback Lane – west City limits to east City limits 

o Old Auburn Road – Sylvan Road to Fair Oaks Boulevard 
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o Antelope Road – I-80 to Auburn Boulevard 

o Auburn Boulevard – Old Auburn Road to northern City limits 

• No road widening to provide additional vehicle capacity of the above listed streets will be 
permitted. 

The current Stock Ranch approved environmental reviews were prepared prior to the above policy 
changes, otherwise, the approved Stock Ranch mitigation measures (which involved adding vehicular 
capacity to intersections) would not have been permitted (refer to the previous section for a listing of 
mitigation measures). 

Policy 29.2 and other policies in the mobility element of the General Plan led to revisions to the criteria 
the City uses to determine significant transportation impacts. Table 8 compares the current criteria for 
determining significance to the criteria used in the 2000 Stock Ranch Guide for Development EIR and 
subsequent 2005 EIR Addendum. 

The key finding from the review of the change in the City’s level of service policy from a LOS D to a 
LOS E is that circumstances that would have previously been identified as impacts might not be 
considered significant impacts when analyzed today under current policies. The increase by 443 PM 
peak hour trips above the in excess of the 1,692 trips ceiling established in previous studies does 
cause additional delays, but this change in the City’s level of service policy means that these increases 
are not considered significant impacts. Two related changes in circumstance or new information, 
when combined, contribute to this finding: 

1. The mitigation measures required of Stock Ranch to maintain a LOS D condition at impacted 
intersections have been implemented. 

2. The current Project as modified, and added to existing traffic volumes does not cause the 
driveways or off-site intersections to exceed a LOS E (see following section on Intersection Level 
of Service). 

3.4 Conclusion 
The analyses in Section 3, independently and combined, conclude that the Stock Ranch Project, as 
proposed in its 2017 site plan, does not meet any of the conditions that would warrant a supplemental 
or subsequent environmental review since the Project would not cause any new significant impacts or 
more severe significant impacts than previously analyzed. 

4. INTERSECTION LEVELS OF SERVICE 
This section describes the existing transportation conditions in the Project study area, including the 
methodology, results and a comparison of analyses to previous studies on the Project. 

4.1 Traffic Analysis Methodology 
Intersection level of service was analyzed using 2010 Highway Capacity Manual (HCM) methodologies. 
The analysis results are presented using a descriptive term known as level of service (LOS), which is a 
measure of the quality of traffic operating conditions varying from LOS A (indicating free-flow traffic 
conditions with little or no delay) to LOS F (representing over-saturated conditions where traffic flows
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Table 8: Change in City of Citrus Heights General Plan Policies Related to Significant Transportation 
Impacts 

Standards of Significance Used in 2000 Stock Ranch Guide 
to Development EIR for the Project (a) Standards of Significance Based on General Plan Update (b) 

Worsen operations at an intersection from LOS C or 
better to LOS D or worse (paraphrased from Policy 29.2 
of the Draft General Plan). 
 
Cause the average delay at an intersection that is already 
operating (or projected to operate) at LOS D or worse 
without the project to increase by more than five 
seconds per vehicle (paraphrased from Policy 29.2 of the 
Draft General Plan). 
 
Result in traffic volumes on local residential streets that 
exceed 3,000 vehicles per day or add traffic to a local 
residential street that already carries over 3,000 vehicles 
per day (paraphrased from Policy 3.5 of the Draft General 
Plan). 
 
Result in operational deficiencies or queuing problems at 
the project accesses. 
 

Conflict with an applicable plan, ordinance or policy establishing 
measures of effectiveness for the performance of the circulation 
system, taking into account all modes of transportation including 
mass transit and non-motorized travel and relevant components of 
the circulation system, including but not limited to intersections, 
streets, highways and freeways, pedestrian and bicycle paths, and 
mass transit – specifically this would occur if the project would do 
any of the following: 
• cause an intersection to drop below the LOS allowed under 

General Plan Policy 29.2 (LOS E), 
• cause a more than five percent increase in the total peak hour 

traffic volume in an intersection that operates unacceptably 
according to General Plan Policy 29.2 without the project, 

• cause an all-way stop-controlled or side-street stop-controlled 
intersection to meet Caltrans signal warrant criteria, or  

• cause a temporary but prolonged effect on the circulation 
system due to construction activities. 

Interfere with existing or planned transit facilities or 
services within the City. 
 

Substantially increase hazards due to: 

• a design feature (e.g., sharp curves or dangerous intersections), 
incompatible uses (e.g., farm equipment), or 

• failure to meet City or industry standard design guidelines for 
vehicle queueing, on-site circulation, access (including access 
for service and delivery trucks), and parking areas. 

Interfere with existing or planned bicycle or pedestrian 
facilities within the City. 

Increase off-site parking demand above that which is desired by 
the City in the immediate project area. 

Require that the City acquire right of way from private 
property owners, particularly if the right of way 
acquisition would create a nonconforming situation with 
regard to building setbacks or other development 
standards. 
 

Result in inadequate emergency access during construction and/o  
operation; or 

 Conflict with adopted policies, plans, or programs regarding public 
transit, bicycle, or pedestrian facilities, or otherwise decrease the 
performance or safety of such facilities, including: 

• adding trips to an existing bicycle or pedestrian facility that 
does not meet current design standards, 

• failing to provide accessible and safe pedestrian connections 
between buildings and to adjacent streets and transit facilities, 
or 

• creating demand for public transit services above the available 
or planned capacity. 

Notes: 
(a) Source:  Stock Ranch Guide to Development Draft EIR, October 2000. 
(b) Source: Citrus Heights City Hall and Medical Office Building Draft EIR, December 2014. 
DKS Associates, 2017 
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exceed capacity resulting in long queues and delays). LOS grades represent the perspective of drivers 
and are an indication of the comfort and convenience associated with driving. 

LOS is determined differently depending on the type of control at the intersection. For side-street stop 
controlled intersections, the LOS rating is based on the weighted average control delay of the side-street 
movements. At all-way stop-controlled and signalized intersections, the LOS rating is based on the 
weighted average control delay of all movements measured in seconds per vehicle.  

The control delay represents the average delay per vehicle at the intersection (in seconds). Peak hour 
traffic volumes, lane configurations, signal phasing, and signal timing values are used as input in the LOS 
calculations. Table 9 defines the relationship between the average control delay per vehicle and LOS for 
signalized and un-signalized intersections. 

Level of Service 
(LOS) 

Average Control Delay  
(seconds/vehicle) 

Stop Controlled1 Signalized 
A ≤ 10  ≤ 10 

B > 10 – 15  > 10 – 20 

C > 15 – 25  > 20 – 35 

D > 25 – 35  > 35 – 55 

E > 35 – 50  > 55 – 80 

F > 50  > 80 
1 Applied to the average intersection delay at stop controlled intersections. 
Source: Highway Capacity Manual, 2010 
 
DKS Associates, 2017 

 
4.2 Existing Intersection Levels of Service 
Weekday morning (7:00 to 9:00 AM) and evening (4:00 to 6:00 PM) peak period intersection turning 
movement counts were conducted at the study intersections on clear days with area schools in normal 
session in August 2016. In addition, the City of Citrus Heights provided PM peak hour counts at two 
intersections conducted in February 2017. The existing traffic counts are provided in the Appendix.  

For each intersection, the single hour with the highest traffic volumes during the two count periods was 
used to calculate level of service. Existing traffic volumes include the built land uses at Stock Ranch 
including the Costco, Walmart and Applebee’s Restaurant. The intersections are listed below: 

1. Auburn Boulevard / Van Maren Lane 

2. Auburn Boulevard / Main Project (West) Driveway 

Table 9: Level of Service Criteria 
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3. Auburn Boulevard / East Driveway 

4. Auburn Boulevard / Old Auburn Road / Sylvan Road 

5. Auburn Boulevard / Carriage Drive 

As shown in Table 10, the level of service at the intersection of Auburn Boulevard/ Van Maren Lane is at 

LOS D for both peak hours. This LOS is within the City’s current LOS policy of a maximum of LOS E. The 

intersections of the Project’s West and East Driveways with Auburn Boulevard currently operate at LOS 

D or better. 

 

4.3 Existing Plus Project Intersection Levels of Service 
In this analysis the “Project” is the unbuilt Stock Ranch retail and restaurant uses located north of the 

Central Driveway. The traffic generated by these uses were presented earlier in Table 6. Only the PM 

peak hour is analyzed because it represents the highest peak hour of traffic generated by the site as well 

as the highest amount of background traffic on adjacent streets. 

Distribution of the Project traffic to the driveways and off‐site intersections used a pattern consistent 

with that used in the 2005 Addendum to the Stock Ranch Guide for Development EIR. The Project traffic 

at the West and East Driveways with Auburn Boulevard is the total gross trips at the driveways (which 

includes pass‐by trips) equaling 759 PM peak hour trips. Table 11 presents the intersection levels of 

service at the study intersections with the addition of the Project. 

Table 10: Existing Intersection Levels of Service 

Intersection  Intersection 
Control 

PM Peak Hour 

Control Delay  LOS 

Auburn Boulevard / Old Auburn Road / Sylvan Road  Signal  54.3  D 

Auburn Boulevard/ Van Maren Lane  Signal  35.2  D 

Auburn Boulevard/ Main Project (West) Driveway  Signal  11.1  B 

Auburn Boulevard/East Driveway  TWSC  19.7  C 

Auburn Boulevard / Carriage Drive  Signal  17.3  B 

Notes: 
Controlled delay is in seconds per vehicle. 
TWSC = Two way stop controlled intersection.  For stop‐controlled intersections LOS is reported for the worst 
movement from the side street. 
 
DKS Associates, 2017. 
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The off‐site intersections of Auburn Boulevard with Sylvan Road and with Van Maren Lane experience a 

small increase in delay (less than 3 seconds per vehicle) with the addition of Project traffic but continue 

to operate at a LOS C and LOS D respectively—both within the City’s LOS standard. The signalized West 

Driveway accommodates the greatest amount of Project traffic and experience a tripling in delay from 

10.8 to 39.5 seconds per vehicle but operates below the City’s standard at a LOS D. The un‐signalized 

East Driveway (which allows right turns in, right turns out, and left turns in) experiences nearly a 

doubling in delay and a change in PM peak hour level of service from LOS C for the worst movement 

(right turn out) to a LOS E but still operating within the City’s level of service standard. The off‐site 

intersection of Auburn Boulevard / Carriage Drive increases in delay a little over a second but continues 

to operate at a LOS B.  

 

In conclusion, even with a shift in use from retail to a higher generating restaurant use, the proposed 

changes in the 2017 site plan, combined with changes in circumstances and conditions since the Project 

was originally approved in 2001, do not cause any new significant impacts or increase the severity of 

previously identified impacts.   

 

 

 

 

Table 11: Existing Plus Project Intersection Levels of Service     

Intersection  Intersection 
Control 

PM Peak Hour 

Existing  Existing + Project 

Control 
Delay 

LOS 
Control 
Delay 

LOS 

Auburn Boulevard / Old Auburn Road / Sylvan Road  Signal  54.3  D  57.7  E 

Auburn Boulevard/ Van Maren Lane  Signal  35.2  D  39.7  D 

Auburn Boulevard/ Main Project (West) Driveway  Signal  11.1  B  26.6  C 

Auburn Boulevard/East Driveway  TWSC  19.7  C  37.5  E 

Auburn Boulevard / Carriage Drive  Signal  17.3  B  16.5  B 

Notes: 
Controlled delay is in seconds per vehicle. 
TWSC = Two way stop controlled intersection. For stop‐controlled intersections LOS is reported for the worst movement from 
the side street. 
 
DKS Associates, 2017. 
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APPENDIX B 
Intersection Level of Service Calculations 

 



HCM 2010 Signalized Intersection Summary
1: Costco Entrance West & Auburn Blvd 8/8/2017

Stock Ranch Existing PM 4:45 pm 2/1/2017 Baseline Synchro 9 Report
DKS Associates Page 1

Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (veh/h) 905 292 141 696 324 141
Future Volume (veh/h) 905 292 141 696 324 141
Number 6 16 5 2 3 18
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1863 1863 1863 1863 1863 1863
Adj Flow Rate, veh/h 943 180 147 725 338 4
Adj No. of Lanes 2 1 2 2 2 1
Peak Hour Factor 0.96 0.96 0.96 0.96 0.96 0.96
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 1331 596 323 2101 488 225
Arrive On Green 0.38 0.38 0.09 0.59 0.14 0.14
Sat Flow, veh/h 3632 1583 3442 3632 3442 1583
Grp Volume(v), veh/h 943 180 147 725 338 4
Grp Sat Flow(s),veh/h/ln 1770 1583 1721 1770 1721 1583
Q Serve(g_s), s 10.1 3.6 1.8 4.7 4.2 0.1
Cycle Q Clear(g_c), s 10.1 3.6 1.8 4.7 4.2 0.1
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 1331 596 323 2101 488 225
V/C Ratio(X) 0.71 0.30 0.45 0.35 0.69 0.02
Avail Cap(c_a), veh/h 5627 2518 1968 5619 2346 1079
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 11.8 9.8 19.1 4.6 18.2 16.5
Incr Delay (d2), s/veh 0.3 0.1 0.4 0.0 0.7 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 4.9 1.6 0.9 2.2 2.0 0.0
LnGrp Delay(d),s/veh 12.1 9.9 19.5 4.7 18.9 16.5
LnGrp LOS B A B A B B
Approach Vol, veh/h 1123 872 342
Approach Delay, s/veh 11.7 7.2 18.8
Approach LOS B A B

Timer 1 2 3 4 5 6 7 8
Assigned Phs 2 5 6 8
Phs Duration (G+Y+Rc), s 32.7 9.7 23.0 11.9
Change Period (Y+Rc), s * 6.2 5.5 * 6.2 5.6
Max Green Setting (Gmax), s * 71 25.5 * 71 30.4
Max Q Clear Time (g_c+I1), s 6.7 3.8 12.1 6.2
Green Ext Time (p_c), s 4.7 0.1 4.7 0.3

Intersection Summary
HCM 2010 Ctrl Delay 11.1
HCM 2010 LOS B

Notes



HCM 2010 TWSC
3: Costco Entrance East/Tandem & Auburn Blvd 8/8/2017

Stock Ranch Existing PM 4:45 pm 2/1/2017 Baseline Synchro 9 Report
DKS Associates Page 1

Intersection
Int Delay, s/veh 3.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 1044 42 220 836 0 0 0 216 0 0 0
Future Vol, veh/h 0 1044 42 220 836 0 0 0 216 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 0 - - 275 - - - - 0 - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 96 96 96 96 96 96 96 96 96 96 96 96
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 1088 44 229 871 0 0 0 225 0 0 0
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 871 0 0 1131 0 0 - - 566 1873 2460 435
          Stage 1 - - - - - - - - - 1329 1329 -
          Stage 2 - - - - - - - - - 544 1131 -
Critical Hdwy 4.14 - - 4.14 - - - - 6.94 7.54 6.54 6.94
Critical Hdwy Stg 1 - - - - - - - - - 6.54 5.54 -
Critical Hdwy Stg 2 - - - - - - - - - 6.54 5.54 -
Follow-up Hdwy 2.22 - - 2.22 - - - - 3.32 3.52 4.02 3.32
Pot Cap-1 Maneuver 770 - - 613 - 0 0 0 467 44 30 569
          Stage 1 - - - - - 0 0 0 - 163 222 -
          Stage 2 - - - - - 0 0 0 - 491 277 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 770 - - 613 - - - - 467 16 19 569
Mov Cap-2 Maneuver - - - - - - - - - 16 19 -
          Stage 1 - - - - - - - - - 163 139 -
          Stage 2 - - - - - - - - - 254 277 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 3 19.7 0
HCM LOS C A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT SBLn1
Capacity (veh/h) 467 770 - - 613 - -
HCM Lane V/C Ratio 0.482 - - - 0.374 - -
HCM Control Delay (s) 19.7 0 - - 14.3 - 0
HCM Lane LOS C A - - B - A
HCM 95th %tile Q(veh) 2.6 0 - - 1.7 - -



HCM Signalized Intersection Capacity Analysis
5: Chivalry Way/Carriage Dr & Auburn Blvd 8/8/2017
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 56 1172 15 23 1076 80 11 2 18 68 6 37
Future Volume (vph) 56 1172 15 23 1076 80 11 2 18 68 6 37
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.2 5.1 4.7 5.1 5.5 5.5 5.2 5.2
Lane Util. Factor 1.00 0.95 1.00 0.95 1.00 1.00 1.00 1.00
Frt 1.00 1.00 1.00 0.99 1.00 0.85 1.00 0.85
Flt Protected 0.95 1.00 0.95 1.00 0.96 1.00 0.96 1.00
Satd. Flow (prot) 1805 3533 1805 3507 1823 1615 1816 1615
Flt Permitted 0.95 1.00 0.95 1.00 0.96 1.00 0.96 1.00
Satd. Flow (perm) 1805 3533 1805 3507 1823 1615 1816 1615
Peak-hour factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96
Adj. Flow (vph) 58 1221 16 24 1121 83 11 2 19 71 6 39
RTOR Reduction (vph) 0 0 0 0 2 0 0 0 18 0 0 34
Lane Group Flow (vph) 58 1237 0 24 1202 0 0 13 1 0 77 5
Heavy Vehicles (%) 0% 2% 0% 0% 2% 0% 0% 0% 0% 0% 0% 0%
Turn Type Prot NA Prot NA Split NA Perm Split NA Perm
Protected Phases 1 6 5 2 3 3 4 4
Permitted Phases 3 4
Actuated Green, G (s) 7.2 44.8 3.9 42.0 3.4 3.4 10.7 10.7
Effective Green, g (s) 7.2 44.8 3.9 42.0 3.4 3.4 10.7 10.7
Actuated g/C Ratio 0.09 0.54 0.05 0.50 0.04 0.04 0.13 0.13
Clearance Time (s) 4.2 5.1 4.7 5.1 5.5 5.5 5.2 5.2
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 156 1900 84 1768 74 65 233 207
v/s Ratio Prot c0.03 c0.35 0.01 0.34 c0.01 c0.04
v/s Ratio Perm 0.00 0.00
v/c Ratio 0.37 0.65 0.29 0.68 0.18 0.01 0.33 0.02
Uniform Delay, d1 35.9 13.7 38.4 15.6 38.6 38.3 33.0 31.7
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 1.5 0.8 1.9 1.1 1.1 0.1 0.8 0.0
Delay (s) 37.4 14.5 40.2 16.6 39.7 38.4 33.9 31.8
Level of Service D B D B D D C C
Approach Delay (s) 15.5 17.1 38.9 33.2
Approach LOS B B D C

Intersection Summary
HCM 2000 Control Delay 17.3 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.57
Actuated Cycle Length (s) 83.3 Sum of lost time (s) 20.5
Intersection Capacity Utilization 60.3% ICU Level of Service B
Analysis Period (min) 15
c    Critical Lane Group



HCM Signalized Intersection Capacity Analysis
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 330 583 340 230 509 85 323 694 181 72 790 301
Future Volume (vph) 330 583 340 230 509 85 323 694 181 72 790 301
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 6.6 6.6 6.6 6.6 6.6 5.2 5.3 5.3 5.5 5.6 5.6
Lane Util. Factor 0.97 0.95 1.00 0.97 0.95 0.97 0.95 1.00 1.00 0.95 1.00
Frt 1.00 1.00 0.85 1.00 0.98 1.00 1.00 0.85 1.00 1.00 0.85
Flt Protected 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00
Satd. Flow (prot) 3433 3539 1583 3433 3463 3433 3539 1583 1770 3539 1583
Flt Permitted 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00
Satd. Flow (perm) 3433 3539 1583 3433 3463 3433 3539 1583 1770 3539 1583
Peak-hour factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96
Adj. Flow (vph) 344 607 354 240 530 89 336 723 189 75 823 314
RTOR Reduction (vph) 0 0 168 0 6 0 0 0 70 0 0 134
Lane Group Flow (vph) 344 607 186 240 613 0 336 723 119 75 823 180
Turn Type Split NA Perm Split NA Prot NA Perm Prot NA Perm
Protected Phases 3 3 4 4 5 2 1 6
Permitted Phases 3 2 6
Actuated Green, G (s) 32.1 32.1 32.1 32.3 32.3 19.3 51.8 51.8 10.4 42.9 42.9
Effective Green, g (s) 32.1 32.1 32.1 32.3 32.3 19.3 51.8 51.8 10.4 42.9 42.9
Actuated g/C Ratio 0.21 0.21 0.21 0.21 0.21 0.13 0.34 0.34 0.07 0.28 0.28
Clearance Time (s) 6.6 6.6 6.6 6.6 6.6 5.2 5.3 5.3 5.5 5.6 5.6
Vehicle Extension (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lane Grp Cap (vph) 731 754 337 736 742 439 1217 544 122 1008 450
v/s Ratio Prot 0.10 c0.17 0.07 c0.18 c0.10 0.20 0.04 c0.23
v/s Ratio Perm 0.12 0.08 0.11
v/c Ratio 0.47 0.81 0.55 0.33 0.83 0.77 0.59 0.22 0.61 0.82 0.40
Uniform Delay, d1 51.8 56.3 52.8 50.0 56.5 63.5 40.7 35.0 68.2 50.2 43.4
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 0.2 5.9 1.1 0.1 7.1 7.0 0.5 0.1 6.3 4.9 0.2
Delay (s) 52.0 62.2 53.9 50.1 63.6 70.5 41.3 35.1 74.5 55.1 43.7
Level of Service D E D D E E D D E E D
Approach Delay (s) 57.3 59.8 48.2 53.3
Approach LOS E E D D

Intersection Summary
HCM 2000 Control Delay 54.3 HCM 2000 Level of Service D
HCM 2000 Volume to Capacity ratio 0.81
Actuated Cycle Length (s) 150.6 Sum of lost time (s) 24.0
Intersection Capacity Utilization 77.2% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group



HCM 2010 Signalized Intersection Summary
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 231 834 13 186 580 173 59 389 236 210 298 123
Future Volume (veh/h) 231 834 13 186 580 173 59 389 236 210 298 123
Number 1 6 16 5 2 12 3 8 18 7 4 14
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1863 1863 1863 1863 1863 1863 1863 1863 1863 1863 1863 1900
Adj Flow Rate, veh/h 241 869 0 194 604 0 61 405 246 219 310 128
Adj No. of Lanes 1 2 1 2 2 1 1 1 1 1 2 0
Peak Hour Factor 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 274 1057 473 264 783 350 78 465 395 252 858 347
Arrive On Green 0.15 0.30 0.00 0.08 0.22 0.00 0.04 0.25 0.25 0.14 0.35 0.35
Sat Flow, veh/h 1774 3539 1583 3442 3539 1583 1774 1863 1583 1774 2461 995
Grp Volume(v), veh/h 241 869 0 194 604 0 61 405 246 219 221 217
Grp Sat Flow(s),veh/h/ln 1774 1770 1583 1721 1770 1583 1774 1863 1583 1774 1770 1687
Q Serve(g_s), s 12.8 22.0 0.0 5.3 15.5 0.0 3.3 20.1 13.3 11.7 9.0 9.3
Cycle Q Clear(g_c), s 12.8 22.0 0.0 5.3 15.5 0.0 3.3 20.1 13.3 11.7 9.0 9.3
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.59
Lane Grp Cap(c), veh/h 274 1057 473 264 783 350 78 465 395 252 617 588
V/C Ratio(X) 0.88 0.82 0.00 0.74 0.77 0.00 0.78 0.87 0.62 0.87 0.36 0.37
Avail Cap(c_a), veh/h 468 2590 1159 908 2583 1155 459 1355 1152 476 1275 1215
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 40.0 31.5 0.0 43.7 35.3 0.0 45.7 34.7 32.2 40.6 23.4 23.5
Incr Delay (d2), s/veh 4.8 0.6 0.0 1.5 0.6 0.0 6.0 2.0 0.6 3.6 0.1 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 6.7 10.8 0.0 2.6 7.6 0.0 1.7 10.6 5.9 6.0 4.4 4.4
LnGrp Delay(d),s/veh 44.8 32.1 0.0 45.2 36.0 0.0 51.7 36.8 32.8 44.2 23.6 23.7
LnGrp LOS D C D D D D C D C C
Approach Vol, veh/h 1110 798 712 657
Approach Delay, s/veh 34.9 38.2 36.7 30.5
Approach LOS C D D C

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 20.4 26.9 9.3 40.1 12.9 34.4 18.8 30.5
Change Period (Y+Rc), s 5.5 * 5.5 5.0 * 6.4 5.5 * 5.5 * 5.1 * 6.4
Max Green Setting (Gmax), s 25.5 * 71 25.0 * 70 25.5 * 71 * 26 * 70
Max Q Clear Time (g_c+I1), s 14.8 17.5 5.3 11.3 7.3 24.0 13.7 22.1
Green Ext Time (p_c), s 0.1 3.9 0.0 2.0 0.1 3.9 0.1 2.0

Intersection Summary
HCM 2010 Ctrl Delay 35.2
HCM 2010 LOS D

Notes
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Movement EBT EBR WBL WBT NBL NBR
Lane Configurations
Traffic Volume (veh/h) 896 966 249 669 481 252
Future Volume (veh/h) 896 966 249 669 481 252
Number 6 16 5 2 3 18
Initial Q (Qb), veh 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1863 1863 1863 1863 1863 1863
Adj Flow Rate, veh/h 933 882 259 697 501 119
Adj No. of Lanes 2 1 2 2 2 1
Peak Hour Factor 0.96 0.96 0.96 0.96 0.96 0.96
Percent Heavy Veh, % 2 2 2 2 2 2
Cap, veh/h 2048 916 323 2563 568 261
Arrive On Green 0.58 0.58 0.09 0.72 0.17 0.17
Sat Flow, veh/h 3632 1583 3442 3632 3442 1583
Grp Volume(v), veh/h 933 882 259 697 501 119
Grp Sat Flow(s),veh/h/ln 1770 1583 1721 1770 1721 1583
Q Serve(g_s), s 16.1 56.5 7.9 7.2 15.2 7.2
Cycle Q Clear(g_c), s 16.1 56.5 7.9 7.2 15.2 7.2
Prop In Lane 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 2048 916 323 2563 568 261
V/C Ratio(X) 0.46 0.96 0.80 0.27 0.88 0.46
Avail Cap(c_a), veh/h 2355 1054 824 2563 982 452
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 12.8 21.4 47.3 5.0 43.5 40.2
Incr Delay (d2), s/veh 0.1 17.4 1.8 0.0 2.2 0.5
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 7.8 28.9 3.8 3.5 7.3 3.2
LnGrp Delay(d),s/veh 12.9 38.8 49.1 5.1 45.7 40.6
LnGrp LOS B D D A D D
Approach Vol, veh/h 1815 956 620
Approach Delay, s/veh 25.5 17.0 44.7
Approach LOS C B D

Timer 1 2 3 4 5 6 7 8
Assigned Phs 2 5 6 8
Phs Duration (G+Y+Rc), s 83.4 15.5 67.9 23.2
Change Period (Y+Rc), s * 6.2 5.5 * 6.2 5.6
Max Green Setting (Gmax), s * 71 25.5 * 71 30.4
Max Q Clear Time (g_c+I1), s 9.2 9.9 58.5 17.2
Green Ext Time (p_c), s 5.2 0.2 3.2 0.4

Intersection Summary
HCM 2010 Ctrl Delay 26.6
HCM 2010 LOS C

Notes



HCM 2010 TWSC
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Intersection
Int Delay, s/veh 7.1

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 1074 88 319 838 0 0 0 334 0 0 0
Future Vol, veh/h 0 1074 88 319 838 0 0 0 334 0 0 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Free Free Free Free Free Free Stop Stop Stop Stop Stop Stop
RT Channelized - - None - - None - - None - - None
Storage Length 0 - - 275 - - - - 0 - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 96 96 96 96 96 96 96 96 96 96 96 96
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 1119 92 332 873 0 0 0 348 0 0 0
 

Major/Minor Major1 Major2 Minor1 Minor2
Conflicting Flow All 873 0 0 1210 0 0 - - 605 2097 2748 436
          Stage 1 - - - - - - - - - 1538 1538 -
          Stage 2 - - - - - - - - - 559 1210 -
Critical Hdwy 4.14 - - 4.14 - - - - 6.94 7.54 6.54 6.94
Critical Hdwy Stg 1 - - - - - - - - - 6.54 5.54 -
Critical Hdwy Stg 2 - - - - - - - - - 6.54 5.54 -
Follow-up Hdwy 2.22 - - 2.22 - - - - 3.32 3.52 4.02 3.32
Pot Cap-1 Maneuver 768 - - 572 - 0 0 0 441 30 20 568
          Stage 1 - - - - - 0 0 0 - 121 176 -
          Stage 2 - - - - - 0 0 0 - 481 254 -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 768 - - 572 - - - - 441 3 8 568
Mov Cap-2 Maneuver - - - - - - - - - 3 8 -
          Stage 1 - - - - - - - - - 121 74 -
          Stage 2 - - - - - - - - - 102 254 -
 

Approach EB WB NB SB
HCM Control Delay, s 0 5.4 37.5 0
HCM LOS E A
 

Minor Lane/Major Mvmt NBLn1 EBL EBT EBR WBL WBT SBLn1
Capacity (veh/h) 441 768 - - 572 - -
HCM Lane V/C Ratio 0.789 - - - 0.581 - -
HCM Control Delay (s) 37.5 0 - - 19.6 - 0
HCM Lane LOS E A - - C - A
HCM 95th %tile Q(veh) 7 0 - - 3.7 - -



HCM Signalized Intersection Capacity Analysis
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 63 1239 15 23 1149 80 11 2 18 68 6 45
Future Volume (vph) 63 1239 15 23 1149 80 11 2 18 68 6 45
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.2 5.1 4.7 5.1 5.5 5.5 5.2 5.2
Lane Util. Factor 1.00 0.95 1.00 0.95 1.00 1.00 1.00 1.00
Frt 1.00 1.00 1.00 0.99 1.00 0.85 1.00 0.85
Flt Protected 0.95 1.00 0.95 1.00 0.96 1.00 0.96 1.00
Satd. Flow (prot) 1805 3534 1805 3509 1823 1615 1816 1615
Flt Permitted 0.95 1.00 0.95 1.00 0.96 1.00 0.96 1.00
Satd. Flow (perm) 1805 3534 1805 3509 1823 1615 1816 1615
Peak-hour factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96
Adj. Flow (vph) 66 1291 16 24 1197 83 11 2 19 71 6 47
RTOR Reduction (vph) 0 0 0 0 2 0 0 0 18 0 0 42
Lane Group Flow (vph) 66 1307 0 24 1278 0 0 13 1 0 77 5
Heavy Vehicles (%) 0% 2% 0% 0% 2% 0% 0% 0% 0% 0% 0% 0%
Turn Type Prot NA Prot NA Split NA Perm Split NA Perm
Protected Phases 1 6 5 2 3 3 4 4
Permitted Phases 3 4
Actuated Green, G (s) 7.9 57.1 4.1 53.8 3.6 3.6 10.4 10.4
Effective Green, g (s) 7.9 57.1 4.1 53.8 3.6 3.6 10.4 10.4
Actuated g/C Ratio 0.08 0.60 0.04 0.56 0.04 0.04 0.11 0.11
Clearance Time (s) 4.2 5.1 4.7 5.1 5.5 5.5 5.2 5.2
Vehicle Extension (s) 3.0 3.0 3.0 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 149 2108 77 1972 68 60 197 175
v/s Ratio Prot c0.04 c0.37 0.01 0.36 c0.01 c0.04
v/s Ratio Perm 0.00 0.00
v/c Ratio 0.44 0.62 0.31 0.65 0.19 0.01 0.39 0.03
Uniform Delay, d1 41.8 12.4 44.4 14.4 44.6 44.3 39.7 38.1
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 2.1 0.5 2.3 0.7 1.4 0.1 1.3 0.1
Delay (s) 43.9 12.9 46.7 15.2 46.0 44.4 41.0 38.2
Level of Service D B D B D D D D
Approach Delay (s) 14.4 15.8 45.1 39.9
Approach LOS B B D D

Intersection Summary
HCM 2000 Control Delay 16.5 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.57
Actuated Cycle Length (s) 95.7 Sum of lost time (s) 20.5
Intersection Capacity Utilization 62.1% ICU Level of Service B
Analysis Period (min) 15
c    Critical Lane Group
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (vph) 347 605 362 230 552 85 337 694 181 72 790 316
Future Volume (vph) 347 605 362 230 552 85 337 694 181 72 790 316
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 6.6 6.6 6.6 6.6 6.6 5.2 5.3 5.3 5.5 5.6 5.6
Lane Util. Factor 0.97 0.95 1.00 0.97 0.95 0.97 0.95 1.00 1.00 0.95 1.00
Frt 1.00 1.00 0.85 1.00 0.98 1.00 1.00 0.85 1.00 1.00 0.85
Flt Protected 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00
Satd. Flow (prot) 3433 3539 1583 3433 3468 3433 3539 1583 1770 3539 1583
Flt Permitted 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00 1.00
Satd. Flow (perm) 3433 3539 1583 3433 3468 3433 3539 1583 1770 3539 1583
Peak-hour factor, PHF 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96
Adj. Flow (vph) 361 630 377 240 575 89 351 723 189 75 823 329
RTOR Reduction (vph) 0 0 172 0 6 0 0 0 71 0 0 142
Lane Group Flow (vph) 361 630 205 240 658 0 351 723 118 75 823 187
Turn Type Split NA Perm Split NA Prot NA Perm Prot NA Perm
Protected Phases 3 3 4 4 5 2 1 6
Permitted Phases 3 2 6
Actuated Green, G (s) 34.0 34.0 34.0 35.5 35.5 20.3 53.7 53.7 10.6 44.0 44.0
Effective Green, g (s) 34.0 34.0 34.0 35.5 35.5 20.3 53.7 53.7 10.6 44.0 44.0
Actuated g/C Ratio 0.22 0.22 0.22 0.22 0.22 0.13 0.34 0.34 0.07 0.28 0.28
Clearance Time (s) 6.6 6.6 6.6 6.6 6.6 5.2 5.3 5.3 5.5 5.6 5.6
Vehicle Extension (s) 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0 1.0
Lane Grp Cap (vph) 739 762 341 772 780 441 1204 538 118 986 441
v/s Ratio Prot 0.11 c0.18 0.07 c0.19 c0.10 0.20 0.04 c0.23
v/s Ratio Perm 0.13 0.07 0.12
v/c Ratio 0.49 0.83 0.60 0.31 0.84 0.80 0.60 0.22 0.64 0.83 0.42
Uniform Delay, d1 54.3 59.1 55.8 51.0 58.5 66.7 43.2 37.1 71.7 53.5 46.5
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 0.2 7.0 2.1 0.1 7.9 9.0 0.6 0.1 8.0 5.9 0.2
Delay (s) 54.5 66.1 57.8 51.0 66.4 75.7 43.7 37.2 79.7 59.4 46.8
Level of Service D E E D E E D D E E D
Approach Delay (s) 60.7 62.4 51.6 57.3
Approach LOS E E D E

Intersection Summary
HCM 2000 Control Delay 57.7 HCM 2000 Level of Service E
HCM 2000 Volume to Capacity ratio 0.83
Actuated Cycle Length (s) 157.8 Sum of lost time (s) 24.0
Intersection Capacity Utilization 79.3% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group



HCM 2010 Signalized Intersection Summary
23: Van Marun/Van Maren & Auburn Blvd 8/8/2017

Stock Ranch Existing Plus Project PM 4:45 pm 2/1/2017 Existing Plus Project Synchro 9 Report
DKS Associates Page 5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 231 909 13 208 651 195 59 389 265 229 298 123
Future Volume (veh/h) 231 909 13 208 651 195 59 389 265 229 298 123
Number 1 6 16 5 2 12 3 8 18 7 4 14
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Adj Sat Flow, veh/h/ln 1863 1863 1863 1863 1863 1863 1863 1863 1863 1863 1863 1900
Adj Flow Rate, veh/h 241 947 0 217 678 0 61 405 276 239 310 128
Adj No. of Lanes 1 2 1 2 2 1 1 1 1 1 2 0
Peak Hour Factor 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96 0.96
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 270 1102 493 280 851 381 79 459 390 269 873 353
Arrive On Green 0.15 0.31 0.00 0.08 0.24 0.00 0.04 0.25 0.25 0.15 0.35 0.35
Sat Flow, veh/h 1774 3539 1583 3442 3539 1583 1774 1863 1583 1774 2461 995
Grp Volume(v), veh/h 241 947 0 217 678 0 61 405 276 239 221 217
Grp Sat Flow(s),veh/h/ln 1774 1770 1583 1721 1770 1583 1774 1863 1583 1774 1770 1687
Q Serve(g_s), s 14.3 27.1 0.0 6.7 19.4 0.0 3.7 22.5 17.1 14.2 9.9 10.2
Cycle Q Clear(g_c), s 14.3 27.1 0.0 6.7 19.4 0.0 3.7 22.5 17.1 14.2 9.9 10.2
Prop In Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.59
Lane Grp Cap(c), veh/h 270 1102 493 280 851 381 79 459 390 269 628 598
V/C Ratio(X) 0.89 0.86 0.00 0.77 0.80 0.00 0.78 0.88 0.71 0.89 0.35 0.36
Avail Cap(c_a), veh/h 420 2326 1040 816 2319 1038 412 1217 1035 427 1145 1091
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 1.00 0.00 1.00 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 44.7 34.8 0.0 48.4 38.4 0.0 50.9 39.0 37.0 44.8 25.6 25.7
Incr Delay (d2), s/veh 9.8 0.8 0.0 1.7 0.7 0.0 6.0 2.2 0.9 8.7 0.1 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 7.8 13.3 0.0 3.2 9.5 0.0 1.9 11.9 7.5 7.6 4.9 4.8
LnGrp Delay(d),s/veh 54.5 35.6 0.0 50.2 39.0 0.0 56.9 41.3 37.9 53.5 25.7 25.8
LnGrp LOS D D D D E D D D C C
Approach Vol, veh/h 1188 895 742 677
Approach Delay, s/veh 39.4 41.7 41.3 35.6
Approach LOS D D D D

Timer 1 2 3 4 5 6 7 8
Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 21.9 31.4 9.8 44.5 14.3 39.0 21.4 32.9
Change Period (Y+Rc), s 5.5 * 5.5 5.0 * 6.4 5.5 * 5.5 * 5.1 * 6.4
Max Green Setting (Gmax), s 25.5 * 71 25.0 * 70 25.5 * 71 * 26 * 70
Max Q Clear Time (g_c+I1), s 16.3 21.4 5.7 12.2 8.7 29.1 16.2 24.5
Green Ext Time (p_c), s 0.1 4.4 0.0 2.0 0.1 4.4 0.1 2.0

Intersection Summary
HCM 2010 Ctrl Delay 39.7
HCM 2010 LOS D

Notes
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Stock Ranch Plaza Site Plan Amendment 

Project Description  

August 2017 

 

California C&S Properties requests a Design Review Permit Modification to revise the Stock Ranch Plaza 

(SRP) Site Plan approved in 2003.  Proposed revisions to the SRP site plan include modifications to the on-site 

circulation system to improve safety and turn movements and minor adjustments to building square footages.    

 

The SRP site plan approved in 2003 (2003 Site Plan) included 409,387 square feet (sf) of uses and the 

proposed revision to the site plan (2017 Site Plan) will reduce the square footage by 10,646 sf to 398,741 sf.   

 

Table 1 compares square footage and parking by parcel.  

 

Table 1 

Stock Ranch Plaza  

Comparison of 2003 Site Plan and Proposed 2017 Site Plan 

 

 Approved 

2003 Site Plan  

 Proposed 

2017 Site Plan  

  

Difference 

 
Par 

 
Use/Building 

Square  
Footage 

Parking Spaces Square  
Footage 

Parking Spaces Square  
Footage 

Parking Spaces 
Required Provided Required Provided Required Provided 

1 Major A (Costco) 148,663 669 714  148,663 669 715  0 0 +1 

- Covered Garden 6,913 31 6,913 31 0 0 

- Uncovered Garden 1,152 1 1,152 1 0 0 

2 Major B (Walmart) 137,404 618 687 137,404 618 702 0 0 +15 

- Covered Garden 3,720 17 3,720 17 0 0 

- Uncovered Garden 9,460 10 9,460 10 0 0 

3 Major C 40,000 180 180 34,000 153 240 -6,000 -27 +60 

4 Retail D 9,000 41 41 8,350 38 32 -650 -3 -9 

5 Retail E 8,525 38 38 8,525 38 43 0 0 +5 

6 Retail F 5,000 23 23 5,000 23 19 0 0 -4 

7 Restaurant G (Drive) 5,000 50 50 2,308 23 15 -2,692 -27 -35 

8 Retail H 6,000 27 27 5,000 23 19 - 1,000 -4 -8 

9 Retail I 6,000 27 27 6,000 27 41 0 0 +14 

10 Retail J 6,050 27 27 7,000 32 46 + 950 +5 +19 

11 Retail K 9,500 43 43 8,616 39 22 -884 -4 -21 

12 Retail L (Applebee’s) 7,000 70 70 6,630 66 72 -370 -4 +2 

Total 409,387 1,872 1,927  398,741 1,808 1,966  -10,646 -64 +39 

 

 The 2017 Site Plan improves the circulation of the site by more clearly defining the internal driveway 

that extends from the west driveway at Auburn Boulevard though the site, north of Costco and Walmart and 

connects to the East Driveway intersection with Auburn Boulevard.  Proposed circulation improvements include 

widening of the Central Driveway and a minor realignment of the East Driveway.    

 

The 2017 Site Plan also includes adjustments to building square footages and parking as a result of the 

circulation modifications.  The 2017 Site Plan is arranged in the same configuration as the 2003 Site Plan, with 

EXHIBIT C 
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the same number of buildings and general arrangements of buildings. No changes are planned to the access 

points with Auburn Boulevard.    

 

Addition of Center Turning Lane on Central Driveway.  With development of Costco, Walmart and 

Applebee’s, the SRP site is experiencing on-site circulation challenges, especially in the vicinity of the Costco gas 

station.  On the west drive aisle, inbound traffic destined for Costco gas station often conflicts with vehicles 

turning left out of Costco and Walmart parking areas and exiting via the west driveway. 

 

Fehr & Peers (F&P) evaluated existing SRP on-site circulation and provided recommendations.  F&P’s 

analysis (March 31, 2016) concludes that buildout of the SRP will increase traffic volumes during the weekday 

PM peak hour and Saturday midday peak hours.  The greatest impact of the increased volumes would be to 

internal roadways rather than to the driveway intersections on Auburn Boulevard.  Without any changes to 

internal roadways, vehicle turn movements would be more complicated and average vehicle delays would 

increase.    

 

To improve circulation, F&P evaluated two alternatives:  1) widening the Central Driveway (west-east 

driveway) to provide a center turning lane and adding more stop controls along internal roadways and 2) 

construction of a single-lane roundabout near the southern end of the West Driveway near the Costco gas 

station.  F&P concluded that both the widening and roundabout alternatives would improve internal circulation 

and the roundabout alternative would result in greater reductions in average intersection delays.   

 

Although use of a roundabout would result in a reduction in average intersection delays for passenger 

vehicles, the roundabout concept was rejected in favor of the widening the driveway because  the roundabout 

would have resulted in circulation conflicts for Walmart and Costco delivery trucks.  Consequently, the driveway 

widening is proposed to improve circulation and accommodate delivery vehicles. 

 

On the 2003 Site Plan, the Central Driveway consists of two travel lanes.  In the 2017 Site Plan, the 

Central Driveway consists of two travel lanes separated by a center turning lane.  From the center turn lane, 

vehicles may turn left or right from turn pockets in the center turning lane. 

 

Improved Circulation on East Driveway.  On the 2003 Site Plan, the East Driveway extending from 

Auburn Boulevard southerly into the site is irregular and includes several jogs.  Consequently, with buildout of 

the 2003 Site Plan, traffic utilizing the east access to Auburn Boulevard would be required to jog around 

Buildings C and D to reach Walmart.   

 

On the revised 2017 Site Plan, the East Driveway is more prominent and direct to accommodate vehicles 

to and from the east driveway intersection at Auburn Boulevard.   Although angled slightly, the realigned East 

Driveway is in the same general location, between Buildings E and F and west of Buildings C and D but the 

alignment is more direct.   The shapes of Buildings C and D have been reconfigured and the square footages of 

these buildings have been reduced by a total of 6,650 sf to accommodate the redesigned East Driveway. 

 

The 2017 Site Plan features the addition of pedestrian circulation improvements including stop sign 

controls and pedestrian crosswalks across the Central and East Driveways with enhanced pavement treatments.   
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Adjustments to Building Square Footages.  In the 2017 Site Plan, minor adjustments were made to the 

sizes of seven of the twelve building buildings for a net reduction of 10,646 sf.  Six buildings have been reduced 

in size and one is larger.  The sizes of Costco, Walmart and Buildings E, F and I are unchanged.  

  

 Buildings C and D:  Reduced to accommodate modifications to the east driveway (-6,650 sf); 

 Building G:  Reduced to accommodate the configuration of a future drive-thru restaurant tenant  

(-2,692 sf);  

 Building H: Decreased in size to accommodate circulation improvements (+1,000 sf); 

 Building J:  Increased in size (+950 sf); 

 Building K:  Reduced to accommodate circulation and parking (-884 sf) as a result of circulation 

improvements; and  

 Building L:  Reduced from 7,000 sf to 6,630 sf to reflect the size of Applebee’s restaurant  

(-370 sf). 

 

Adjustments to Parking Areas.  The realignment of the Central Driveway shifts the southern limit of the 

driveway north, thereby requiring a reconfiguration of drive aisle islands and parking spaces on the northern 

portions of the Costco and Walmart parking lots. Reconfiguration of the Central Driveway results in additional 

land area within the Costco and Walmart parking lots and an increase of parking for Coscto (one space) and 

Walmart (15 spaces).  Reconfiguration of drive aisle islands would require removal of approximately 14 trees 

located in drive aisle landscape islands.  Trees would be replaced in landscape planted in the reconfigured 

parking areas. 

 

Adjustments to Parking Counts. The 2003 Site Plan includes 1,927 parking spaces with a parking ratio of 

4.71 spaces per 1,000 sf and the 2017 Site Plan includes 1,966 parking spaces with a parking ratio of 4.93 per 

1,000 sf.  The net change in parking with the 2017 Site Plan is an increase of 39 spaces. 

 

 2003 Site Plan 2017 Site Plan Difference 

Square Footage 409,387 398,741 -10,646 

 

Parking Spaces Required 1,872 1,808 -64 

Parking Spaces Provided 1,927 1,966 +39 

Parking Ratio (spaces/1,000 sf) 4.71 4.93 +0.22 

 

 Buildout of Remaining Square Footage.   Of the 398,741 sf on the 2017 Site Plan, 313,942 sf are 

constructed and 84,799 sf remain to be developed.   

 

Of the 84,799 sf remaining to be developed, approximately 28,000 sf will be used for food uses (e.g. fast 

food, fast casual, sit down restaurants).  Of the 28,000 sf of food uses, approximately 13,000 sf may be used for 

fast food uses and approximately 15,000 sf may be used for fast casual food uses and sit down restaurants.   To 

the extent retail pads are utilized for food uses instead of retail uses, the number of parking spaces required will 

be greater than shown on Table 1.   As individual buildings are constructed and tenants are identified, the 

parking for required for each pad will be reconciled against Table 1 to ensure the City’s off-street parking 

standard is met. 
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