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OUR COMMITMENT TO SUSTAINABILITY | ESA helps a variety of
public and private sector clients plan and prepare for climate change and
emerging regulations that limit GHG emissions. ESA is a registered
assessor with the California Climate Action Registry, a Climate Leader,
and founding reporter for the Climate Registry. ESA is also a corporate
member of the U.S. Green Building Council and the Business Council on
Climate Change (BC3). Internally, ESA has adopted a Sustainability Vision
and Policy Statement and a plan to reduce waste and energy within our
operations. This document was produced using recycled paper.



TABLE OF CONTENTS

City of Ukiah Costco Wholesale Project
Draft Environmental Impact Report

Page

Executive Summary ES-1

1. Introduction 11
1.1 Purpose and Use of this EIR 1-1

1.2 Environmental Review 1-2

1.3 Document Organization 1-4

2. Project Description 21
2.1 Introduction 2-1
2.2 Project Location 2-1
2.3 Project Setting 2-2
2.4 Description of the Project 2-5
2.5 Regulatory Requirements, Permits, and Approvals 2-10

3. Environmental Impacts, Setting, and Mitigation Measures 3.11
3.1 Aesthetics 3.1-1
3.2 Air Quality 3.2-1

3.3 Urban Decay [TBA] 3.3-1
3.4 Geology and Soils 3.4-1
3.5 Hazards and Hazardous Materials 3.5-1
3.6 Hydrology and Water Quality 3.6-1

3.7 Land Use and Planning 3.7-1
3.8 Noise 3.8-1
3.9 Public Services and Utilities 3.9-1
3.10 Transportation and Traffic [TBA] 3.10-1
3.11 Global Climate Changes 3.11-1
3.12 Biological Resources 3.12-1
3.13 Population and Housing 3.13-1
3.14 Cultural Resources 3.14-1

4. Other CEQA Considerations 4-1
4.1 Growth Inducement 4-1
4.2 Cumulative Analysis 4-2
4.3 Significant Unavoidable Impacts 4-4

4 .4 Significant Irreversible Environmental Effects 4-5
4.5 Effects Found Not To Be Significant 4-5

5. Alternatives 5-1
5.1 Overview 5-1
5.2 Factors in the Selection of Alternatives 5-2

5.3 Alternatives Eliminated From Further Consideration 5-2

City of Ukiah Costco Wholesale Project i ESA /211169

Draft Environmental Impact Report January 2013



Table of Contents

7.

5.4 Alternatives Selected for Further Consideration
5.5 Environmentally Superior Alternative

Report Preparers
6.1 Report Authors

List of Acronyms

Appendices

Tmoow>

Notice of Preparation and Comment Letters
Air Quality Data

Phase | Environmental Site Assessment
Noise Data

Traffic Impact Analysis

Urban Decay Report

List of Figures

2-1 Regional Locator Map 2-3
2-2 Project Location 2-4
2-3 Site Plan 2-7
2-4 Preliminary Grading and Drainage Plan 2-11
2-5 Concept Landscape Plan 2-12
2-6 Preliminary Elevations 2-13
3.1-1 Viewpoints 3.1-3
3.1-2a  Site Photographs 3.1-4
3.1-2b  Site Photographs 3.1-5
3.3-1 Select Northern California Costco Store Locations 3.3-3
3.3-2  Ukiah Costco Market Area 3.3-4
3.6.1 FEMA Floodplains 3.6-5
3.8-1 Effects of Noise on People 3.8-3
3.8-2  Noise Monitoring Locations 3.8-7
3.8-3 Hampton Inn: 80 Feet from center of Airport Park Boulevard Tuesday

November 15, 2011 3.8-8
3.8-4  Hampton Inn: 80 Feet from center of Airport Park Boulevard Wednesday

November 16, 2011 3.8-8
3.8-5 Hampton Inn: 80 Feet from center of Airport Park Boulevard Thursday

November 17, 2011 3.8-9
3.8-6  Land Use Compatibility For Community Noise Environment 3.8-10
3.10-1 Lane Configurations 3.10-6
3.10-2 Existing Traffic Volumes 3.10-10
3.10-3 Project Traffic Volumes 3.10-23
3.10-4 Talmage Road Interchange - Mitigation 3.10-27
3.10-5 Near-Term Traffic Volumes 3.10-30
3.10-6  Future Traffic Volumes 3.10-34
3.12-1 CNDDB Occurrences 3.12-8
4-1 Cumulative Projects 4-3
City of Ukiah Costco Wholesale Project ii ESA /211169

Draft Environmental Impact Report

January 2013



Table of Contents

Page

List of Tables
ES-1 Summary of Impacts and Mitigation Measures ES-3
3.2-1 Air Quality Data Summary (2008-2010) for the Project Area 3.2-2
3.2-2 State and National Criteria Air Pollutant Standards, Effects, and Sources 3.2-7
3.2-3  Mendocino County Attainment Status 3.2-8
3.2-4  Project Construction Emissions (Pounds per Day) 3.2-13
3.2-5  Operational Emissions 3.2-14
3.2-6  Estimated Carbon Monoxide Concentrations 3.2-16
3.3-1 Estimated Sales by BOE Retail Category 3.3-13
3.3-2  Out of Market Area Costco Sales Distributed Sales and Estimated

Amount Recapture 3.3-16
3.3-3  Project Impacts and Project Impacts Less New Demand ($ in Millions) 3.3-20
3.4-1 Regional Faults in the Vicinity of the Proposed Project 3.4-3
3.4-2  Modified Mercalli Intensity Scale 3.4-4
3.5-1 Listed Sites in the Vicinity of the Project Site 3.5-3
3.5-2a Ukiah Airport Land Use Compatibility Safety Zones 3.5-10
3.5-2b  Ukiah Airport Land Use Compatibility Safety Zones 3.5-11
3.7-1 City of Ukiah General Plan Consistency 3.7-4
3.8-1 Existing Noise Environment at Project Site 3.8-6
3.8-2 Maximum Allowable Noise Exposure Transportation Noise Sources 3.8-11
3.8-3  Noise Level Performance Standards 3.8-12
3.8-4  Typical Construction Noise Levels 3.8-15
3.8-5  Typical Noise Levels from Construction Equipment 3.8-15
3.8-6  Traffic Noise Levels along Roadways in the Project Vicinity 3.8-19
3.9-1  Summary of Neighborhood and Community Parks Facilities in Ukiah 3.9-3
3.10-1  Definitions for Intersection Level of Service 3.10-7
3.10-2 Level of Service Criteria for Freeway Segments 3.10-9
3.10-3 Existing Intersection Levels of Service (LOS) 3.10-11
3.10-4 Existing PM Peak Hour Queues Near Talmage Road-SR 222

Interchange 3.10-12
3.10-5 Existing Freeway Segment PM Peak-Hour Levels of Service (LOS) 3.10-12
3.10-6 Existing Costco Sizes and PM Peak Hour Trips/Rates 3.10-20
3.10-7 Project Trip Generation Summary 3.10-21
3.10-8 Project Trip Distribution/Assignment Patterns 3.10-24
3.10-9 Existing Plus Project Intersection Levels of Service (LOS) 3.10-24
3.10-10 Existing Plus Project PM Peak Hour Queues near Talmage Road-SR

222 Interchange 3.10-25
3.10-11 Existing Plus Project Freeway Segment PM Peak-Hour Levels of Service

(LOS) 3.10-26
3.10-12 Summary of Near-Term Plus Project Level of Service Calculations 3.10-31
3.10-13 PM Peak Hour Queues near Talmage Road-SR 222 Interchange — Near-

Term Plus Project 3.10-32
3.10-14 Future Year 2030 Plus Project Intersection Levels of Service (LOS) 3.10-35
3.10-15 Future Year 2030 Plus Project Freeway Segment PM Peak-Hour Levels

of Service (LOS) 3.10-36
3.10-16 Future Year 2030 Plus Project PM Peak Hour Queues near Talmage

Road-SR 222 Interchange 3.10-37
3.11-1  Atmospheric Lifetimes and Global Warming Potentials 3.11-2
3.11-2  List of Recommended Actions by Sector 3.11-11
City of Ukiah Costco Wholesale Project iii ESA /211169

Draft Environmental Impact Report

January 2013



Table of Contents

Page
3.11-3  Operational Emissions 3.11-17
3.12-1 Special-Status Species Potentially Occurring in the Study Area 3.12-4
3.13-1 Ukiah Population and Housing Trends 3.13-1
3.13-2 Final Allocation — City of Ukiah 3.13-3
4-1 Cumulative Projects 4-4
5-1 Summary of Alternatives 5-11
City of Ukiah Costco Wholesale Project iv ESA /211169
January 2013

Draft Environmental Impact Report



EXECUTIVE SUMMARY

Summary

Project Overview

The proposed Costco Wholesale Project (Project) includes the construction of a new 148,000 square-
foot Costco Wholesale warchouse and a fuel station on approximately 15.33 acres. The fuel station
will have 16 pumps (with the capacity to expand to 20 pumps in the future). The proposed Costco
would include a bakery, pharmacy, optical center, hearing aid testing center, food court, photo center,
tire center, and fuel station along with the sales of between 3,800 and 4,000 products. The tire center
would be a 5,692 square-foot attached building with member access through the inside of the main
Costco building and would include retail tire sales and a tire installation facility. The fuel station is
separate from the main building site, and would include a 2,816 square-foot canopy and 16 fuel
pumps (expandable to 20 pumps). The fuel station would be located in the southeast corner of the
site adjacent to US 101. Store hours are anticipated to be 10:00 a.m. to 8:30 p.m. Monday through
Friday, 9:30 a.m. to 6:00 p.m. on Saturday, and 10:00 a.m. to 6:00 p.m. on Sunday. Fuel station
hours would be Monday through Friday, 6:00 a.m. to 9:30 p.m., Saturday and Sunday from 6:00
a.m. to 7:00 p.m. Delivery hours will generally occur between 4:00 a.m. and 2:30 p.m. The Costco
facility would employ approximately 175 to 200 people.

A boundary line adjustment would be required in order to consolidate the twelve existing parcels
into two parcels. The entire project site (twelve parcels) would be rezoned to Retail Commercial. A
site development permit will be required for the proposed building and site layout.

Environmental Impacts and Mitigation Measures

All impacts and mitigation measures identified in this EIR are summarized in Table ES-1, Summary
of Impacts, at the end of this chapter. The summary table includes all impact statements, mitigation
measures, and the level of significance of the impact after recommended mitigation measures are
implemented. For a full discussion of potential environmental impacts, the reader is referred to the
appropriate section of Chapter 3.

The proposed project will result in significant and unavoidable impacts associated with air quality,
greenhouse gas emissions, and transportation.

City of Ukiah Costco Wholesale Project ES-1 ESA /211169
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Executive Summary

Areas of Controversy

The following topics were raised in written or oral comments received in response to the Notice of
Preparation (NOP) of this EIR. This summary list is compiled based on written comments received
(which are included in Appendix A to this EIR) and comments stated during the scoping meetings
held by the City of Ukiah. Each of these topics is addressed in this Draft EIR.

Areas of controversy, as indicated in the scoping comment letters include the potential for urban
decay, air quality and greenhouse gas emissions (primarily related to increased vehicle traffic),
storm water and water quality impacts, and visual impacts to Highway 101.

Project Alternatives

As described in Chapter 5, the EIR considered four alternatives to the proposed Projects. Of these,
three were selected for further analysis:

e No Project Alternative
e Reduced Size (No Fuel Station) Alternative

e  Off-site Location Alternative

The No Gas Station Expansion Alternative was selected as the Environmentally Superior
Alternative (the No Project Alternative would have the least environmental effects, however CEQA
requires that an alternative other than No Project be identified). However, as discussed in Section
5.5, the significant and unavoidable impacts associated with the Project, while reduced, would not
be reduced to less than significant by this alternative.

City of Ukiah Costco Wholesale Project ES-2 ESA /211169
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Aesthetics

Impact 3.1.1: Implementation of the Project would not change the
existing visual character or quality of the site and its surroundings.

Impact 3.1.2: Implementation of the Project may create a new
source of substantial light or glare which would adversely affect
daytime or nighttime views in the area.

Impact 3.1.3: The Project would not contribute to a significant
cumulative visual impact.

Air Quality

Impact 3.2.1: Construction activities associated with development of
the Project would not generate significant short-term emissions of
criteria pollutants.

Impact 3.2.2: Operation of the Project would generate significant
emissions of criteria air pollutants that could contribute to existing
nonattainment conditions and degrade air quality.

None required.

Measure 3.1.2: All outdoor light fixtures shall be located, aimed or
shielded so as to minimize stray light trespassing across property
boundaries. Fixtures shall be full cut-off and nighttime friendly,
consistent with LEED goals and Green Globes criteria for light
pollution reduction. The project applicant will be required to prepare a
photometric plan demonstrating that lighting will not spillover onto
adjacent properties. Furthermore, the Project will adhere to all City
regulations relating to signage and the shielding of light in order to reduce
any potential negative effects from new light sources (per Building
Code Sections §3225, §3226, §3227). These standards shall be
included in the Project conditions of approval as well as the
mitigation monitoring and reporting program.

None required.

None required.

Measure 3.2.2a: The Project will incorporate sustainability features
in building and site design with the goal of reaching a building
efficiency rating that is greater than the Title 24 requirement, in order
to reduce energy consumption and associated GHG emissions. As
set forth in the "Project Description," the project will incorporate the
following sustainability features:

. Parking lot light standards are designed to provide even
light distribution and use 20% less energy compared to a
greater number of fixtures at lower heights. The use of
metal halide lamps provide a color corrected white light
and a higher level of perceived brightness with less energy
than other lamps such as high pressure sodium.

. Locally extracted and manufactured building materials will
be utilized where feasible.

. Pre-manufactured building components, including
structural framing and metal panels, are designed to
minimize waste during construction.

. Pre-manufactured metal wall panels with insulation are
designed to conserve energy by increasing R-value and
solar reflectivity. Building heat absorption is reduced by a
decrease in the thermal mass of the metal wall when
compared to a typical masonry block wall.

LTS

LTS

LTS

LTS

SuU
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Impact 3.2.3: Project traffic would not substantially increase
localized carbon monoxide concentrations at sensitive receptors in
the project vicinity.

Impact 3.2.4: Project operation would not create objectionable odors
affecting a substantial number of people.

Impact 3.2.5: Construction and operation of the Project would result
in cumulatively considerable increases of criteria pollutant emissions.

Urban Decay

Impact 3.3.1: The Project would not result in long term commercial
building vacancies and therefore would not result in increased urban
decay conditions.

Impact 3.3.2: The Project, in conjunction with other development,
would not result in long term commercial building vacancies and
therefore would not result in increased urban decay conditions.

. Reflective roof material will meet the requirements for the
USEPA'’s Energy Star energy efficiency program.
Reflective roofs produce lower heat absorption and
thereby lower energy usage during the summer months.

e  Triple glazed skylights are used on the roof to reduce the
need for interior lighting. A “daylight harvesting” system
monitors and adjusts the mechanical and lighting systems
in order to conserve energy. The system includes the
skylights, light monitors, energy efficient lighting fixtures,
and associated control systems. On a typical sunny day,
fewer than one third of the interior lights are needed.

e  Tree plantings are planned to reduce summer heat gain
within the parking field.

. Proposed planting incorporate a substantial amount of
drought tolerant species.

. The proposed irrigation system incorporates the use of
deep root watering bubblers for parking lot shade trees to
minimize water usage and ensure that water goes directly
to the intended planting areas.

Measure 3.2.2b: The applicant shall implement a carpool/vanpool
program. Such measures could include carpool ride-matching for
employees, assistance with vanpool formation, provision of vanpool
vehicle, or other measures.

Measure 3.2.2c: The applicant shall increase transit accessibility.
Implement Mitigation Measure 3.10.2a.

Measure 3.2.2d: The applicant shall improve the pedestrian and
bicycle network. Implement Mitigation Measures 3.10.2b and 2c.
Measure 3.2.2e: Use low VOC architectural coatings.

None required.

None required.

Implement Mitigation Measures 3.2.2a through 3.2.2d.

None required.

None required.

LTS

LTS

SuU

LTS

LTS
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Executive Summary

TABLE ES-1
SUMMARY OF IMPACTS AND MITIGATION MEASURES
Environmental Impact Mitigation Measures Level of Significance After Mitigation
Geology and Soil
Impact 3.4.1: The Project could expose people to injury or structures  Measure 3.4.1a (For Seismic Ground Shaking) - Prior to the LTS
to damage from potential rupture of a known earthquake fault, strong  issuance of a building permit for any portion of the Project site, the
ground shaking, seismic-related ground failure, or landslides. Project sponsor shall:

1. Submit to the City Building Services Division a site-specific,
design level geotechnical investigation prepared for each
development parcel by a registered geotechnical engineer. The
investigation shall comply with all applicable state and local
code requirements and:

a. Include an analysis of the expected ground motions at the
site from known active faults using accepted
methodologies;

b. Determine structural design requirements as prescribed by
the most current version of the California Building Code,
including applicable City amendments, to ensure that
structures can withstand ground accelerations expected
from known active faults;

c. Determine the final design parameters for walls,
foundations, foundation slabs, utilities, roadways, parking
lots, sidewalks, and other surrounding related
improvements;

2. Project plans for foundation design, earthwork, and site
preparation shall incorporate all of the mitigations in the site
specific investigations.

3. The Project structural engineer shall review the site specific
investigations, provide any additional necessary mitigation to
meet Building Code requirements, and incorporate all
applicable mitigations from the investigation in the structural
design plans and shall ensure that all structural plans for the
Project meet current Building Code requirements.

4. Aregistered City geotechnical engineer or third-party
registered engineer retained to review the geotechnical reports
shall review each site-specific geotechnical investigation,
approve the final report, and require compliance with all
geotechnical mitigations contained in the investigation in the
plans submitted for the grading, foundation, structural,
infrastructure and all other relevant construction permits.

5. The City shall review all Project plans for grading, foundations,
structural, infrastructure and all other relevant construction
permits to ensure compliance with the applicable geotechnical
investigation and other applicable Code requirements.

City of Ukiah Costco Wholesale Project ES-5 ESA /211169
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Measure 3.4.1b (For liquefaction and earthquake induced
settlement) — Prior to the issuance of a building permit for any portion
of the Project site, the Project sponsor shall:

1.

Submit to the City a site-specific, design level geotechnical
investigation prepared for each building site or installed facility
location by a registered geotechnical engineer. The
investigation shall comply with all applicable state and local
code requirements and:

a. Provide site specific engineering requirements for mitigation
of liquefiable soils;

b. Specify liquefaction mitigations that shall use proven
methods, generally accepted by registered engineers, to
reduce the risk of liquefaction to a less than significant level
such as:

i. subsurface soil improvement,

i. deep foundations extending below the liquefiable
layers,

iii. structural slabs designed to span across areas of non-
support,

iv. soil cover sufficiently thick over liquefaction soil to
bridge liquefaction zones,

v. dynamic compaction,
vi. compaction grouting,
vii. jet grouting,

viii. mitigation for liquefaction hazards suggested in the
California Geological Survey's Geology (CGS)
Guidelines for Evaluating and Mitigating Seismic
Hazards (CGS Special Publication 117, 1997)
including edge containment structures (berms, dikes,
sea walls, retaining structures, compacted soil zones),
removal or treatment of liquefiable soils, modification
of site geometry, lowering the groundwater table, in-
situ ground densification, deep foundations, reinforced
shallow foundations, and structural design that can
withstand predicted displacements.

The geotechnical investigation shall evaluate these mitigations
and identify the most effective and practicable mitigation
methods for inclusion in the Project plans. These identified
mitigations shall be reviewed to ensure compliance with the

City of Ukiah Costco Wholesale Project
Draft Environmental Impact Report
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Impact 3.4.2: Construction of the Project would involve grading and
movement of earth, which could expose soils to erosion and result in
the loss of topsaoil.

Impact 3.4.3: The Project could be located on fill soils that are
potentially unstable, or that could become unstable as a result of the
Project, and potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction, or collapse.

Impact 3.4.4: The Project would not make a cumulatively
considerable contribution to cumulative effects associated with
erosion, topsoil loss or increased exposure to seismic or other risks.

Hazards and Hazardous Materials

Impact 3.5.1: The Project would not create a significant hazard to
the public or the environment through the routine transport, use,
or disposal of hazardous materials.

Impact 3.5.2: During construction, the Project could create a hazard
to the public or the environment through upset or accident conditions
involving the release of hazardous materials or hazardous wastes to
the environment.

CGS Geology Guidelines related to protection of the public
safety from liquefaction.

3.  Project plans for foundation design, earthwork, and site
preparation shall incorporate all of the mitigations in the site
specific investigations.

4. The Project structural engineer shall review the site specific
investigations, provide any additional necessary mitigation to
meet Building Code requirements, and incorporate all
applicable mitigations from the investigation in the structural
design plans and shall ensure that all structural plans for the
Project meet current Building Code requirements.

5. Aregistered City geotechnical engineer or third-party
registered engineer retained to review the geotechnical reports
shall review each site-specific geotechnical investigation,
approve the final report, and require compliance with all
geotechnical mitigations contained in the investigation in the
plans submitted for the grading, foundation, structural,
infrastructure and all other relevant construction permits.

6. The City shall review all Project plans for grading, foundations,
structural, infrastructure and all other relevant construction
permits to ensure compliance with the applicable geotechnical
investigation and other applicable Code requirements.

None required.

Implement Mitigation Measures 3.4.1a and 3.4.1b.

None required.

None required.

Measure 3.5.2: Hazards Remediation. If contaminated soil and/or
groundwater are encountered or suspected contamination is
encountered during Project construction activities, work shall be
halted in the area, and the type and extent of the contamination
shall be identified in accordance with coordination of the overseeing

LTS

LTS

LTS

LTS

LTS
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Impact 3.5.3: The Project site is located within an airport land use
plan and would not result in a safety hazard for people residing or
working in the project area.

Impact 3.5.4: The Project would not impair implementation of or
physically interfere with an adopted emergency response plan or
emergency evacuation plan.

Impact 3.5.5: The Project would not contribute to a significant
cumulative impact related to hazards or hazardous materials.

Hydrology and Water Quality

Impact 3.6.1: Project construction activities would disturb surface
soils and could cause erosion, and the release of sediment and
construction related water quality pollutants to receiving waters.

Impact 3.6.2: Subsurface excavation during Project construction
could require dewatering, which may result in a discharge that could
adversely affect water quality.

Impact 3.6.3: Project construction could require dewatering, but
would not result in significant lowering of groundwater levels.

Impact 3.6.4: The proposed installation of new impervious surfaces
associated with the proposed Costco building and parking lot would
result in an increase in impervious surfaces onsite. This could
decrease stormwater infiltration and increase stormwater flows,
causing downstream flooding, erosion, or sedimentation.

agency (RWQCB, DTSC, and/or MCEHD). A qualified professional,
in consultation with regulatory agencies (RWQCB, DTSC, and/or
MCEHD) shall then develop an appropriate method to remediate the
contamination, and determine the appropriate disposal method of
any contaminated soil and/or groundwater. At this time, the available
studies suggest that no contaminated soil or groundwater will be
found on site. Nevertheless, this mitigation measure would require
remediation procedures in the unlikely event that contamination is
encountered. Additionally, if required by an overseeing agency, a
remediation plan shall be implemented either before or in conjunction
with continued Project construction.

None required.

None required.

None required.

None required.

Measure 3.6.2: In the event that construction period dewatering is
required, The Project Applicant will coordinate with the City
concerning dewatering activities and compliance with the provisions
in the permit, such as the effluent limitations in the permit, prior to
discharge. The applicant will:

. Submit a Report of Waste Discharge and Application for
NPDES Permit along with a feasibility study of reuse of the
groundwater to the RWQCB.

. Discharge flows only upon receipt of the Discharge
Authorization Letter from the RWQCB.

None required.

Measure 3.6.4: The Applicant shall prepare and submit to the City
engineer and the North Coast Regional Water Quality Control Board
for approval a Final Drainage Plan. The Final Drainage Plan shall
include design/plan level depiction of the proposed stormwater
drainage facilities on site, including the proposed storm drainage
system, vegetated swales, and the detention basin. The following
measures shall be implemented within the Final Drainage Plan,
based on modeled runoff volumes and flow rates specific to with-

LTS

LTS

LTS

LTS

LTS

LTS

LTS
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Executive Summary

TABLE ES-1
SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact Mitigation Measures Level of Significance After Mitigation

Project conditions:

. The applicant shall design, implement, and maintain a
stormwater retention and/or detention feature(s) such that
there would be no net increase in project condition peak
flows; and/or, with respect to the additional impervious
surface area proposed for the project, the [applicant] shall
design and implement volume- and/or flow-based
Treatment Control Best Management Practices (BMPs) as
defined in Attachment 4 (pages 5-6) of the State Water
Resources Control Board (SWRCB) small municipal
separate storm sewer systems (MS4s) General Permit
(Small MS4 General Permit) (SWRCB Order 2003-0005-
DWQ).

. Prior to implementation, design drawings and any related
documents or specifications with respect to these required
mitigation measures shall be submitted to the City of Ukiah
and the North Coast Regional Water Quality Control
Board.

Impact 3.6.5: The proposed Project would include installation of a None required. LTS
new refueling station and new impervious surfaces. During Project

operation, stormwater runoff from these areas could contain elevated

pollutant levels, and could result in increased pollutant loading

downstream.

Impact 3.6.6: Increase in the impervious surfaces under the None required. LTS
proposed Project would not significantly affect groundwater recharge
in the Project area.

Impact 3.6.7: The Project would not subject people and structures to  None required. LTS
increased risk of floods from the potential failure of the Coyote Dam
at Lake Mendocino.

Impact 3.6.8: Project implementation, in conjunction with other Implement Mitigation Measure 3.6.4. LTS
foreseeable development in the city, could result in cumulative
hydrology and water quality impacts.

Land Use and Planning

Impact 3.7.1: The proposed Project would not physically divide an None required. LTS
established community.

Impact 3.7.2: The proposed Project would not conflict with any None required. LTS
applicable land use plan, policy, or regulation adopted for the
purpose of avoiding or mitigating an environmental effect.

Impact 3.7.3: The proposed Project would not conflict with any None required. NI
applicable habitat conservation plan or natural community
conservation plan.

City of Ukiah Costco Wholesale Project ES-9 ESA /211169
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Executive Summary

TABLE ES-1
SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Impact 3.7.4: The proposed Project, in combination with other
developments in the vicinity, would not contribute to potential
cumulative land use impacts.

Noise

Impact 3.8.1: Construction and grading activities associated with the
development of the Project would not increase noise levels at nearby
noise-sensitive receptor locations.

Impact 3.8.2: Operational activities associated with the Project could
increase ambient noise levels at nearby noise-sensitive land uses.
This impact would be less than significant.

Impact 3.8.3: Traffic associated with operation of the Project would not
result in a significant increase in noise exposure on area roadways.

Impact 3.8.4: Project operational activities would not expose people
working in the Project area to excessive noise levels, for a Project
located within an airport land use plan.

Impact 3.8.5: Noise associated with the Project in combination with
other local development would not result in cumulatively
considerable noise increases.

Public Services and Utilities

Impact 3.9.1: Implementation of the Project would not result in the
need for new or physically altered police facilities.

Impact 3.9.2: Implementation of the Project would not result in the
need for new or physically altered fire and emergency service
facilities.

Impact 3.9.3: Implementation of the Costco Wholesale warehouse
and fuel station project would indirectly increase student enroliment
at UUSD schools, but not to the extent that new facilities would be
required.

Impact 3.9.4: The Project would not result in increased use of
existing neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of these facilities
would occur or be accelerated, nor would the Project include
recreational facilities or require the construction or expansion of
recreational facilities that might have an adverse physical effect on
the environment.

Impact 3.9.5: Implementation of the Project would not significantly
increase the demand for water supply.

Impact 3.9.6: The Project would not exceed wastewater treatment
requirements or require construction of new wastewater facilities or
expansion of existing facilities.

None required.

None required

None required.

None required.

None required.

None required.

None required.

None required.

None required.

None required.

None required.

None required.
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Impact 3.9.7: The Project would be served by a landfill with sufficient
permitted capacity to accommodate the Project’s solid waste
disposal, and would comply with federal, State, and local statutes
and regulations related to solid waste.

Impact 3.9.8: The Costco Wholesale warehouse Project would not
exceed existing gas and electric supply or result in wasteful,
inefficient, or unnecessary consumption of energy.

Impact 3.9.9: The Project would not make a cumulatively
considerable contribution to public services and utilities impacts
associated with cumulative development in the Project vicinity.

Transportation and Traffic

Impact 3.10.1: Implementation of the Project would increase traffic
volumes on area roadways. This impact is potentially significant.

Impact 3.10.2: Implementation of the Project would conflict with
adopted policies, plans, or programs regarding public transit,
pedestrian, or bicycle facilities, or otherwise decrease the
performance or safety of such facilities.

None required.

None required.

None required.

Measure 3.10.1: Construct the Talmage Road Interchange
improvements described above, including the provision of two left-
turn lanes on the westbound Talmage Road approach to Airport Park
Blvd. The Project applicant shall contribute proportional-share
payments to the City of Ukiah for the improvements.

Measure 3.10.2a: Provide a concrete pad suitable for future location
of bus shelter on the northern frontage of the Project site, adjacent to
the proposed sidewalk.
Measure 3.10.2b: The Project Applicant shall implement the
following measures to reduce potential pedestrian impacts
associated with the Project:
¢ Install sidewalks along the project frontage on Airport Park
Boulevard as identified in the project site plan.
 Install high visibility crosswalk markings across driveway
entrances to the project to increase visibility of
pedestrians.
» Install ADA compliant curb ramps at driveway crossings
and transition points along the project frontage.
o Install crosswalks across all four legs of the intersection of
Airport Park Boulevard/Commerce Drive.
* Provide an adequate pedestrian connection from the street
frontage and main parking area to the retail store
entrance (per Ordinance 1098).
Measure 3.10.2c: The Project Applicant shall implement the
following measures to reduce potential bicycle impacts associated
with the Project:
¢ Install Class Ill bike lanes along the Project frontage on
Airport Park Boulevard.
¢ The Project Applicant shall comply with Ordinance 1098,
Airport Industrial Park Planned Development,
requirements to install the required number of bicycle
parking spaces (long-term spaces [bicycle lockers or
covered parking spaces to reduce exposure to the

LTS

LTS

LTS
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Impact 3.10.3: Implementation of the Project would increase traffic
volumes on area roadways under Near-Term conditions. This impact
is potentially significant.

Impact 3.10.4: Implementation of the Project would increase traffic
volumes on area roadways under Future (2030) conditions. This
impact is potentially significant.

Impact 3.10.5: Under Future plus Project conditions, traffic
associated with the Project would contribute to inadequate queuing
storage at Talmage Road/Airport Park Blvd. and Talmage Road/US
101 Southbound Off-Ramp. This impact is potentially significant.

Global Climate Change

Impact 3.11.1: The project could generate GHG emissions that may
have a significant impact on the environment or conflict with an
applicable plan, policy or regulation adopted to reduce GHG
emissions.

Biological Resources

Impact 3.12.1: Implementation of the proposed Project may
adversely impact special-status species.

elements and vandalism] for Project employees and
short-term spaces for Project patrons and employees [at
a convenient location adjacent to the store’s primary
entry points]). Bicycle racks should be an appropriate
design and installed correctly to ensure proper function.

Implement Mitigation Measure 3.10.1

Implement Mitigation Measure 3.10.1

Measure 3.10.4 In addition to the planned left-turn lane on the
westbound approach of Airport Road, a left-turn lane on the
eastbound Hastings Avenue approach should be installed at South
State Street/Hastings Avenue-Airport Road. Implementation of the
recommended improvements at Talmage Road/Airport Park
Boulevard would result in acceptable operating conditions during
both the a.m. and p.m. peak hours.

Implement Mitigation Measure 3.10.1

The project shall implement Mitigation Measures 3.2.2a through
3.2.2d.

Measure 3.12.1: The following measures shall be implemented to
reduce potential impacts on nesting birds:

1. If construction-related activities are to occur during the nesting
bird season (February 15 through August 31), a qualified
biologist shall conduct a preconstruction survey of all potential
nesting habitats within 30 days prior to the start of activities
(grubbing, dirt-moving, mobilization, or other construction-related
activities) and within 500 feet of construction activities. If ground-
disturbing activities are delayed or suspended for more than 30
days after the pre-construction survey, the site shall be resurveyed.
The results of these surveys shall be documented in a technical
memorandum that shall be submitted to the California Department
of Fish and Game (if nesting birds are documented) and the City of
Ukiah.

2. If an active nest is found during the preconstruction survey, a
no-work buffer of 500 feet will be established unless otherwise

SuU

SuU

SuU

SuU
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Impact 3.12.2: Implementation of the proposed Project would not
conflict with any local policies or ordinances for the protection of
biological resources.

Impact 3.12.3: Implementation of the proposed Project would not
contribute to a significant cumulative impact to biological resources.

Population and Housing

Impact 3.13.1: The Project would not induce substantial population
growth or concentration of population in the area, either directly or
indirectly.

Impact 3.13.2: The Project, in conjunction with past, present and
reasonably foreseeable projects, would not contribute to a
cumulatively considerable effect related to population, or housing.

Cultural Resources

Impact 3.14.1: Implementation of the proposed project could result
in a substantial adverse change to historic resources as defined by
CEQA Section 15064.5.

Impact 3.14.2: Ground-disturbing activities associated with
implementation of the proposed project could result in the substantial
adverse change of previously unknown archaeological or
paleontological resources as defined by CEQA Section 15064.5.

approved by the California Department of Fish and Game (DFG).
The qualified biologist will coordinate with DFG to determine the
appropriate nest avoidance, monitoring, and protective
measures appropriate for the species and site conditions. In
addition to establishment of a no-work buffer, these measures
may include daily or spot-check monitoring of the nesting
activity as deemed appropriate by DFG.

3.  If the preconstruction survey indicates that nests are inactive or
potential habitat is unoccupied during the construction period,
no further mitigation is required. Trees and shrubs that have
been determined to be unoccupied by birds or that are located
more than 500 feet from active nests may be removed (500
feet is the distance regularly recommended by DFG to prevent
impacts to active avian nests).

None required.

None required.

None required.

None required.

None required.

Measure 3.14.2: If cultural resources are encountered, all activity in
the vicinity of the find shall cease until it can be evaluated by a
qualified archaeologist and a Native American representative.
Prehistoric archaeological materials might include obsidian and chert
flaked-stone tools (e.g., projectile points, knives, scrapers) or
toolmaking debris; culturally darkened soil (“midden”) containing
heat-affected rocks, artifacts, or shellfish remains; and stone milling
equipment (e.g., mortars, pestles, handstones, or milling slabs); and
battered stone tools, such as hammerstones and pitted stones.
Historic-period materials might include stone, concrete, or adobe
footings and walls; filled wells or privies; and deposits of metal,
glass, and/or ceramic refuse. If the archaeologist and Native
American representative determine that the resources may be
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Executive Summary

TABLE ES-1

SUMMARY OF IMPACTS AND MITIGATION MEASURES

Environmental Impact

Mitigation Measures

Level of Significance After Mitigation

Impact 3.14.3: Ground-disturbing construction associated with
implementation of the proposed project could result in damage to
previously unidentified human remains.

significant, they will notify the City of Ukiah. An appropriate treatment
plan for the resources should be developed. The archaeologist shall
consult with Native American representatives in determining
appropriate treatment for prehistoric or Native American cultural
resources.

In considering any suggested mitigation proposed by the
archaeologist and Native American representative, the City will
determine whether avoidance is necessary and feasible in light of
factors such as the nature of the find, project design, costs, and
other considerations. If avoidance is infeasible, other appropriate
measures (e.g., data recovery) will be instituted. Work may proceed
in other parts of the project area while mitigation for cultural
resources is being carried out.

Measure 3.14.3: If human remains are encountered unexpectedly LTS
during construction excavation and grading activities, State Health

and Safety Code Section 7050.5 requires that no further disturbance

shall occur until the County Coroner has made the necessary

findings as to origin and disposition pursuant to PRC Section

5097.98. If the remains are determined to be of Native American

descent, the coroner has 24 hours to notify the NAHC. The NAHC will

then identify the person(s) thought to be the Most Likely Descendent,

who will help determine what course of action should be taken in

dealing with the remains.

Impact 3.14.4: The Project would not make a cumulatively None required. LTS

considerable contribution to cumulative effects to cultural resources.
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CHAPTER 1

Introduction

1.1 Purpose and Use of this EIR

The City of Ukiah (City) has prepared this Draft Environmental Impact Report (EIR) to provide
the public and Responsible and Trustee Agencies with information about the potential environmental
effects of the Costco Wholesale Project (Project). This EIR was prepared in compliance with the
California Environmental Quality Act (CEQA) of 1970 (as amended, Public Resources Code [PRC]
Section 21000, et seq.), and the CEQA Guidelines (California Code of Regulations, Title 14,
Section 15000 et seq.).

As described in the CEQA Guidelines Section 15121(a), an EIR is a public information document
that assesses potential environmental effects of a proposed project, as well as identifies mitigation
measures and alternatives to the project that could reduce or avoid adverse environmental impacts.
CEQA requires that state and local government agencies consider the environmental consequences
of projects over which they have discretionary authority. The Costco Wholesale Project constitutes a
“project” under CEQA. The EIR is an informational document used in the planning and decision-
making process. It is not the purpose of an EIR to recommend either approval or denial of a project.

The procedures required by CEQA “are intended to assist public agencies in systematically identifying
both the significant effects of proposed projects and the feasible alternatives or feasible mitigation
measures which will avoid or substantially lessen such significant effects” (Public Resources Code
[PRC] Section 21002). As a general rule “public agencies should not approve projects as proposed
if there are feasible alternatives or feasible mitigation measures available which would substantially
lessen the significant environmental effects of such projects” (/bid.). However, “in the event specific
economic, social, or other conditions make infeasible such project alternatives or such mitigation
measures, individual projects may be approved in spite of one or more significant effects thereof”
(Ibid.).

Stated differently, under CEQA, a lead agency must make certain determinations before it can
approve or carry out a project if the EIR reveals that the project will result in one or more
significant environmental impacts.

The lead agency must “certify” the final EIR. According to the CEQA Guidelines, “certification”
consists of three separate steps. The agency’s decision-making body must conclude, first, that the
document “has been completed in compliance with CEQA;” second, that the body has reviewed
and considered the information within the EIR prior to approving the project; and third, that “the
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1. Introduction

final EIR reflects the lead agency’s independent judgment and analysis” (CEQA Guidelines,
Section 15090(a); see also PRC Section 21082.1(c)(3)).

Before approving a project for which a certified final EIR has identified significant environmental
effects, the lead agency must make one or more specific written findings for each of the identified
significant impacts. These findings are as follows:

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

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

3. Specific economic, legal, social, technological, or other considerations make infeasible
the mitigation measures or project alternatives identified in the final EIR (CEQA
Guidelines Section 15091(a)).

If there remain significant environmental effects, even with the adoption of all feasible mitigation
measures or alternatives, the agency must adopt a “statement of overriding considerations” before
it can proceed with the project. The statement of overriding considerations must be supported by
substantial evidence in the record (CEQA Guidelines Sections 15091(b)).

These overriding considerations include the economic, legal, social, technological, or other benefits
of the project. The lead agency must balance these potential benefits against the project’s unavoidable
environmental risks when determining whether to approve the project. If the specific economic,
legal, social, technological, or other benefits of a project outweigh the unavoidable adverse
environmental effects, the lead agency may consider the adverse environmental impacts to be
“acceptable” (CEQA Guidelines Section 15093(a)). These benefits should be set forth in the
statement of overriding considerations, and may be based on the final EIR and/or other information
in the record of proceedings (CEQA Guidelines Section 15093(b)).

1.2 Environmental Review

1.2.1  Type of Environmental Document

Subsequent to receiving the application for environmental review, the City of Ukiah, the Lead Agency
for the proposed Project, determined that the proposed Project was subject to CEQA and
determined that an EIR was the appropriate environmental document. Having determined an EIR
would be required, the City elected not to prepare an Initial Study Checklist, as permitted by
Section 15060(d) of the CEQA Guidelines.

This EIR is a “project” EIR, pursuant to CEQA Guidelines Section 15161. A project EIR examines
the environmental impacts of a specific development project.
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1. Introduction

1.2.2 EIR Scoping

On November 7, 2011, the City issued a Notice of Preparation (NOP) of the Draft EIR to
governmental agencies and organizations and persons interested in the Project (included in
Appendix A). The NOP review period ended on December 6, 2011. The NOP was distributed in
particular to governmental agencies, organizations, and persons interested in the proposed Project.
The City sent the NOP to agencies with statutory responsibilities in connection with the proposed
Project with the request for their input on the scope and content of the environmental information
that should be addressed in the EIR. The City Planning and Community Development Department
held a Scoping Meeting on November 21, 2011 to take comments regarding the scope of the EIR
in response to the NOP.

The City received six comment letters responding to the NOP (included in Appendix A).
Environmental issues raised in the comment letters include the following:

e Traffic impacts to the ramps of U.S. Route 101 and Route 222
e Cumulative traffic impacts (see Ukiah Valley Plan)

e Indirect (traffic) air emissions

e Health Risk Analysis for gasoline sales

e Greenhouse Gas emissions

e Impacts to archaeological resources or sacred lands

e Increase in storm water volumes

e Increase in storm water pollutants

e Visual impacts on Highway 101

o Potential for urban decay within the unincorporated [County] area

1.2.3 Draft EIR

Pursuant to CEQA, this EIR is an informational document for use by governmental agencies and
the public to identify and evaluate potential environmental consequences of the proposed project, to
evaluate and recommend mitigation measures that would substantially lessen or eliminate adverse
impacts, and to examine a range of feasible alternatives to the proposed project. The Draft EIR
includes the information required by CEQA Guidelines Sections 15122 through 15133.

1.2.4 Public Review

The Draft EIR is available for public review and comment for the period identified on the Notice
of Availability accompanying this document. During the review and comment period written
comments (including email) regarding the Draft EIR may be submitted to the City at the address
below. Oral comments will be received at the public hearing on the Draft EIR, which shall be
held as indicated on the Notice of Availability.
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1. Introduction

City of Ukiah

Planning and Community Development Department
300 Seminary Ave.

Ukiah, CA 95482

Email: kjordan@cityofukiah.com

1.2.5 Final EIR and EIR Certification

Following the public review and comment period for the Draft EIR, the City will prepare responses
that address all substantive written and oral comments on the Draft EIR’s environmental analyses
received within the specified review period. The responses and any other revisions to the Draft EIR
will be prepared as a Response to Comments document. The Draft EIR and its Appendices, together
with the Response to Comments document will constitute a Final EIR (commonly referred to
collectively as “EIR”) for the proposed project.

1.2.6 Mitigation Monitoring and Reporting Program

Throughout this EIR, mitigation measures have been clearly identified and presented in language
that will facilitate establishment of a mitigation monitoring and reporting program. These identified
mitigation measures are listed in Table ES-1. CEQA statutes (PRC Section 21081.6(a)(1)) require
public agencies, as part of the certification of an EIR, to prepare and approve a mitigation monitoring
and reporting program. This program should be structured to ensure that changes to the project that
the lead agency has adopted to mitigate or avoid significant environmental impacts are carried out
during project implementation. A mitigation monitoring and reporting program will be prepared at
the time of the Final EIR for this Project and will identify the specific timing and roles and
responsibilities for the implementation of mitigation measures.

1.3 Document Organization

This Draft EIR document is organized as follows:

Executive Summary — This section summarizes the Project and the conclusions of the Draft EIR.
A summary table is included and organized to allow the reader to easily identify potentially
significant effects, proposed mitigation measures, and any residual environmental impacts after
implementation of mitigation measures. A summary of the Project alternatives and the environmentally
superior alternative is also provided. The Executive Summary also identifies areas of controversy
regarding the Project that are known to the City as of publication of this Draft EIR.

Chapter 1, Introduction — This chapter describes the purpose and organization of the EIR, and
the EIR preparation, review, and certification process.

Chapter 2, Project Description — This chapter describes the proposed Project. The description
includes, with text and graphics, the location and boundaries of the proposed Project, a statement
of objectives sought by the proposed Project, and a description of the Project’s characteristics,
The Project description includes a list of City approvals required to implement the Project, and
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the permits and approvals from other federal, state, and local agencies that may have review or
approval responsibilities for any aspect of the Project.

Chapter 3, Environmental Setting, Impacts, and Mitigation Measures — This chapter includes
the detailed environmental analysis. For each environmental issue, this chapter discussed the
environmental and regulatory setting, the methodology used, the analysis of potential impacts
(including direct, indirect, and cumulative impacts), and, if necessary, a discussion of potentially
feasible mitigation measures.

Chapter 4, Other CEQA Considerations — This chapter discusses several issues required to be
included in an EIR, including effects not found to be significant, significant and unavoidable
impacts, significant irreversible environmental changes, cumulative impacts, and the potential for
the Project to induce urban growth and development.

Chapter 5, Alternatives — This chapter describes alternatives to the Project that would avoid or
substantially reduce one or more significant impacts while attaining most of the basic objectives
of the Project, and evaluates the comparative merits of the alternatives.

Chapter 6, Report Preparers — This chapter provides the names of the agency staff and
consultants who prepared the EIR, and agencies or individuals consulted during preparation of the
EIR.

Chapter 7, List of Acronyms — This chapter lists the acronyms used in this Draft EIR in
alphabetical order.

Appendices — The appendices include environmental scoping information and technical reports
and data used in the preparation of the Draft EIR.
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CHAPTER 2

Project Description

2.1 Introduction

The proposed Costco Wholesale Project (Project) includes the construction of a new 148,000 square-
foot Costco Wholesale warchouse and a fuel station on approximately 15.33 acres. The fuel station
will have 16 pumps (with the capacity to expand to 20 pumps in the future). The proposed Costco
would include a bakery, pharmacy, optical center, hearing aid testing center, food court, photo center,
tire center, and fuel station along with the sales of between 3,800 and 4,000 products. The tire center
would be a 5,692 square-foot attached building with member access through the inside of the main
Costco building and would include retail tire sales and a tire installation facility. The fuel station is
separate from the main building site, and would include a 2,816 square-foot canopy and 16 fuel
pumps (expandable to 20 pumps). The fuel station would be located in the southeast corner of the
site adjacent to US 101. Store hours are anticipated to be 10:00 a.m. to 8:30 p.m. Monday through
Friday, 9:30 a.m. to 6:00 p.m. on Saturday, and 10:00 a.m. to 6:00 p.m. on Sunday. Fuel station
hours would be Monday through Friday, 6:00 a.m. to 9:30 p.m., Saturday and Sunday from 6:00
a.m. to 7:00 p.m. Delivery hours will generally occur between 4:00 a.m. and 2:30 p.m. The Costco
facility would employ approximately 175 to 200 people.

A boundary line adjustment would be required in order to consolidate the twelve existing parcels
into two parcels. The entire project site (twelve parcels) would be rezoned to Retail Commercial. A
site development permit will be required for the proposed building and site layout.

2.2 Project Location

The Project site is located in the City of Ukiah, Mendocino County, California (Figure 2-1). The City
of Ukiah is located approximately 110 miles north of San Francisco, and is situated along US 101 in
southeastern Mendocino County. US 101 freeway traverses the City of Ukiah in a north/south
direction. State Route (SR) 222, also known as Talmage Road, is a short east/west state highway that
intersects US 101 in the southern portion of the City of Ukiah. US 101 connects Ukiah to Santa Rosa
and San Francisco, providing major regional access to the City. SR 253, located at the south end of
Ukiah, begins at US 101 and travels in an east/west direction connecting Ukiah with SR 1 along the
coast.

The Project site consists of at least portions of twelve parcels totaling 15.33 acres (Assessor’s Parcel
Numbers 180-110-8 through 10, 180-080-57 through 59, and 180-080-62 through 67). The Project
site is bounded by commercial uses (north and south), US 101 (east), and Airport Park Boulevard
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(west) (Figure 2-2). The site is within the Airport Industrial Park (AIP) Planned Development. The
Airport Industrial Park is bounded by Talmage Road to the north, Ukiah Municipal Airport to the
west, and US 101 to the east and south.

2.3 Project Setting
2.3.1 Project Site

The +15.33-acre Project site is located immediately west of US 101 on Airport Park Boulevard. The
site is undeveloped, containing ruderal vegetation (primarily non-native grasses), with some
landscaping trees adjacent to US 101.

2.3.2 Surrounding Land Uses

The following uses surround the Project site:

e North: Several retail stores including the Ken Fowler Auto Center (directly north of the
adjacent cul-de-sac), Food Maxx, Staples, and Walmart. The Talmage Road/US 101
interchange is north of the existing Walmart.

e South: An undeveloped City-owned parcel lies immediately south. The Mendocino
Brewing Company is located southwest of the Project site. Residential uses are located
approximately 2000 feet south and southwest, beyond the Mendocino County Brewing
Company and agricultural or undeveloped lands.

e [East: US 101 is located east of the Project site. Unincorporated (County) lands used
primarily for agriculture are located east of US 101.

e West: Airport Park Boulevard is located along the western edge of the Project site. The
Ukiah Municipal Airport property is located approximately 700 feet to the west. Beyond
the airport lie commercial and residential uses (nearest residential use approximately
2000 feet southwest).

Land Use Designation and Zoning

The Project site is located within the Airport Industrial Park (within one mile of the Ukiah
Municipal Airport). The City of Ukiah General Plan designates the Project site as a Master Plan
Area, which allows for Planned Development. The Project site is designated as Airport Industrial
Park Planned Development (AIP-PD). The City’s Airport Industrial Park Planned Development
Ordinance (Ordinance 1098), the controlling zoning document, allows for a mixture of industrial,
commercial, and office land uses within the AIP-PD. The parcels making up the proposed Project site
are designated as Light Manufacturing/Mixed-Use and Industrial/Auto Commercial. The Light
Manufacturing/Mixed-Use designation permits retail commercial stores (including the Project)
with the securing of a Conditional Use Permit; however, retail commercial uses are not permitted
in the Industrial/Auto Commercial designation. Therefore, the applicant has requested rezoning of
the entire site to Retail Commercial. With the rezoning, the project would require a Site
Development Permit. The Site Development Permit requires submittal of a site plan, elevations,
signage details, floor plan, landscaping plan, and parking plan.
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2. Project Description

The Project site is also subject to the AIP-PD Development Standards and Design Guidelines.
Standards listed under these provisions include such items as building height, screening, sidewalk
requirements, landscaping, lighting, building exteriors, and other design and circulation amenities.
Furthermore, a lot line adjustment will be required in order to consolidate the multiple existing
parcels into two parcels.

2.4 Description of the Project
2.4.1 Project Objectives

The following project objectives have been identified by the City (lead agency):

e To locate regional retail development within the existing commercial areas.

e To locate retail development within the existing commercial areas of the City.
e To enhance the retail opportunities within the City of Ukiah.

e To further develop the Airport Industrial Park in accordance with the City’s general plan
and Ordinance 1098.

e To encourage development that generates enough revenue to the City to pay for the City
services the development receives.

e To encourage urban design that enhances the US 101 corridor.

e To fulfill the City’s role as a regional retail center and reduce the number of vehicle trips
to retail centers in Sonoma County, thereby reducing regional air pollution and
greenhouse gas emissions.

e To increase job opportunities in the City.
In addition, the following objectives have been identified by the applicant:

e Provide a Costco facility on a site with good access in a central location within the trade area.
e Provide a Costco facility in a location that is convenient for its employees to travel to work
¢ Increase the number of employees and contribute to the local jobs/housing balance.

e Provide a Costco facility to better serve existing Costco members within the greater
Ukiah area.

¢ [Enhance the area with an economically viable development which is architecturally
designed to be sensitive to the Ukiah community and compatible with Costco’s needs for
a new warehouse.

2.4.2 Buildings and Operations

The proposed Project includes the construction of a new Costco Wholesale warehouse and 16-pump
fuel station on approximately 15.33 acres (see Figure 2-3). For purposes of the EIR, we assume a
store size of 148,000 square feet and a future expansion of the fuel station to 20 pumps.
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2. Project Description

The warehouse design has one customer entrance to the main Costco store located at the southeast
corner. The proposed Costco would include a bakery, pharmacy, optical center, hearing aid testing
center, food court, photo center, tire center, and fuel station along with the sales of between 3,800 and
4,000 products. The tire center would be a 5,692 square-foot attached building with member access
through the inside of the main Costco building and would include retail tire sales and a tire
installation facility. The installation facility would have four bays that face south to allow access
from the parking lot. The building would be flat roofed, with some variations in the roofline,
standing 34-feet at the tallest point. Building materials consist primarily of cement and metal ribbed
panels (see Figure 2-6).

The truck loading dock would be located at the north edge of the building. It would face east and
include three individual side-by-side loading bays. The bay doors would be equipped with sealed
gaskets to limit noise impacts. A low screen wall would be constructed along the edge of the dock,
facing north. A transformer and two trash compactors would also be located along the north edge of
the building. Dense landscape material and mounding is designed to provide screening to this area.

The Costco facility would employ approximately 175 to 200 people, both part-time and full-time
(benefits are provided to both full and part-time employees).

Gas Station

The gas station would include a 2,816 square foot canopy and would be located in the southeast
corner of the site adjacent to US 101. A 75 square foot controller enclosure would be located on the
north side of the fuel station to house the control equipment for the gas station. The gas station would
be built with steel walls and finished with paint to match the warehouse building colors. There would
be four covered fueling bays, each with two gas pumps which could fuel two cars each. The gas
station would have fueling capacity for 16 cars at any given time. There would be eight stacking
lanes which would allow 40 cars to wait for fueling pumps. The gas station site includes space for
the addition of a fifth fueling bay, allowing for an additional four pumps (20 total pumps). The EIR
assumes that 20 pumps would be the ultimate configuration.

The fueling pumps would be fully automated and self-serving for Costco members only. A Costco
attendant will be present in order to oversee operations and assist members if need be. Three
underground fuel tanks would be installed at the northern edge of the gas station. The gas station
will include landscaping on the north side in order to screen both the controller and air separator.
Lights will be semi-recessed into the canopy to provide lighting during operating hours and low
level security lighting when closed.

Operation of the gas facility is subject to the requirements of local, state, and federal regulators,
including the Ukiah Fire Department, Mendocino County Environmental Health, the Mendocino
County Air Quality Management District, the State Water Resources Control Board, the California
Environmental Protection Agency, and the United States Environmental Protection Agency. The
gasoline throughput (annual gallons dispensed) will be determined by the allowable limits
established by the Mendocino County Air Quality Management District.
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2. Project Description

Signs and Lighting

The Project would include building signage in the Costco red and blue colors. The warehouse wall
signage will consist of externally illuminated reverse pan channel letters and the gas station signage
will also be externally illuminated.

Lighting fixtures would be located on the building approximately every 40 feet around the exterior
of the building for safety and security. The parking lot would be lighted with standard downward
pointing lights, each containing two 875 watt metal-halide bulbs affixed to a 37-foot light pole.

Truck Deliveries

Ten delivery trucks, on average, are expected in a typical weekday. In an average week, approximately
50 to 100 trucks will call upon the Costco warehouse, tire center and gas facility combined. Warehouse
deliveries will occur from 4:00 a.m. to 2:30 p.m., with two to three trucks per hour (typical). Most
deliveries will be complete before 10:00 a.m. (prior to the store opening time). The typical truck
route is from US 101 to Talmage Road, and south on Airport Park Blvd. to the Project site.

Deliveries to the warehouse are made primarily in Costco trucks from its freight consolidation facility
in Tracy, California. Truck sizes will range from 26 feet long for single axle trailers, to 54 feet long
for double-axle trailers.

Fuel deliveries to the gasoline station will typically require two to three trucks per day. The largest
fuel trucks are approximately 70 feet long. Fuel delivery trucks will park over the underground
tanks located on the north side of the gas facility. Trucks parked at the underground tanks will not
block access to the fueling stations. The gas facility itself is located in the southern end of the
Project site, which avoids traffic and queuing conflicts with the warehouse.

The tire center typically receives shipments of tires and pick-up of old tires two or three times per
week in balanced deliveries (combined delivery/pick up). Shipments are transported in single or
double trailer trucks of up to 60 feet in length. Deliveries to and from the tire center will be
scheduled prior to the store hours, typically around 6:00 a.m.

Sustainable Building Features

The typical features incorporated into new Costco warehouses to conserve energy and natural
resources, while lowering operating costs, include the following:

e Parking lot light standards are designed to provide even light distribution and use 20%
less energy compared to a greater number of fixtures at lower heights. The use of metal
halide lamps provide a color corrected white light and a higher level of perceived
brightness with less energy than other lamps such as high pressure sodium.

e New building materials are typically extracted and manufactured within the region.

e Pre-manufactured building components, including structural framing and metal panels,
are designed to minimize waste during construction.
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2. Project Description

e Pre-manufactured metal wall panels with insulation are designed to conserve energy by
increasing R-value and solar reflectivity. Building heat absorption is reduced by a
decrease in the thermal mass of the metal wall when compared to a typical masonry block
wall.

e Reflective roof material will meet the requirements for the USEPA’s Energy Star energy
efficiency program. Reflective roofs produce lower heat absorption and thereby lower
energy usage during the summer months.

e Triple glazed skylights are used on the roof to reduce the need for interior lighting. A
“daylight harvesting” system monitors and adjusts the mechanical and lighting systems in
order to conserve energy. The system includes the skylights, light monitors, energy
efficient lighting fixtures, and associated control systems. On a typical sunny day, fewer
than one third of the interior lights are needed.

e Tree plantings are planned to reduce summer heat gain within the parking field.
e Proposed planting incorporate a substantial amount of drought tolerant species.

e The proposed irrigation system incorporates the use of deep root watering bubblers for
parking lot shade trees to minimize water usage and ensure that water goes directly to the
intended planting areas.

Hours of Operation

Store hours are anticipated to be 10:00 a.m. to 8:30 p.m. Monday through Friday, 9:30 a.m. to 6:00
p.m. on Saturday, and 10:00 a.m. to 6:00 p.m. on Sunday. Fuel station hours would be Monday
through Friday 6:00 a.m. to 9:30 p.m., Saturday and Sunday from 6:00 a.m. to 7:00 p.m. Delivery
hours would generally occur between 4:00 a.m. and 2:30 p.m.

2.4.3 Site Improvements

Access and Parking

The Project site is located on Airport Park Blvd. Access is provided at three points: two on Airport
Park Blvd. and a third on the north side from the cul-de-sac adjacent to the property. A meandering
sidewalk runs along the Airport Park Blvd. frontage.

The proposed parking lot is located east and south of the warehouse building. 608 parking stalls are
provided, 16 of which are accessible stalls. The proposed number of parking spaces meets the
City’s Zoning Code requirements of 1 space per 250 square feet of retail and shopping center uses
(592 stalls). The parking lot includes three bio-swales between parking aisles, oriented north-south.

Pedestrian Circulation

A series of pedestrian paths connects the warehouse to Airport Park Blvd. Pathways connect the
two main fields of the parking lot to the southeastern entrance of the warehouse.

City of Ukiah Costco Wholesale Project 2-9 ESA /211169
Draft Environmental Impact Report January 2013



2. Project Description

Storm Drainage

The Project site is served by City storm drain lines and adjacent swales. The on-site storm water
system includes several bioswales, a series of catch basins, and a detention basin located at the
southern end of the property. See Figure 2-4, Preliminary Grading and Drainage Plan.

Landscaping

The Project includes perimeter and parking lot landscaping. Tree plantings are also located on the
north and southwest sides of the warehouse. The bioswales and detention basin areas include
groundcover. See Figure 2-5, Landscaping Plan. Landscaping standards, including shade
coverage, are included in AIP Ordinance 1098. As part of the site plan review, staff will determine
compliance with the intent of AIP Ordinance 1098.

2.5 Regulatory Requirements, Permits, and Approvals

The principal discretionary permits and approvals for the Project would be granted by the City of
Ukiah. The City will use information contained in this EIR during the decision-making process.
Additional permits and approvals from other agencies may be necessary prior to the development of
the Project.

2.5.1 City of Ukiah

The Project is considered a major discretionary project and will require several approvals by the City:

e A zoning amendment to rezone the parcels to Retail Commercial;
e A site development permit; and

e A lot line adjustment to consolidate the existing parcels into two parcels.

As part of the site development permit, the Planning Commission must find the Project consistent
with the Airport Industrial Park Planned Development Ordinance (No. 1098) and may approve any
modifications from the AIP development standards as authorized by Ordinance 1098. The Planning
Commission will make a recommendation on the proposed rezoning, which must be approved by
the City Council.

Other ministerial permits and approvals required for the Project by the City may include:

¢ Building Permit(s);

¢ Encroachment Permits for off-site improvements;
e Grading Permit;

e Sign Permit;

e Fire Department Permit; and

e Approval of construction plans by Public Works Department and Electric Utility
Department.
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2. Project Description

2.5.2 Other Governmental Agency Approvals

Additional subsequent approvals and permits that may be required from local, regional, state, and
federal agencies are identified below.

Mendocino County Airport Land Use Commission - Determination of consistency with
the Mendocino County Airport Comprehensive Land Use Plan (CLUP). The review by
the Airport Land Use Commission is required due to the zoning amendment (Public
Resources Code Section 21676(b)).

North Coast Regional Water Quality Control Board — coverage under the nationwide
National Pollution Discharge Elimination System (NPDES) general permit for storm water
discharges associated with construction.

California Department of Transportation (Caltrans) — Encroachment authority (and
potential permit approval) over any work performed within the US 101 right-of-way.

California Department of Alcoholic Beverage Control — Off-sale License

Mendocino County Air Quality Management District — Potential approval of a Dust
Mitigation Plan.

Mendocino County Environmental Health Department — Hazardous Materials Business
Plan and/or Hazardous Materials/Waste Registration Form.
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CHAPTER 3

Environmental Impacts, Setting, and
Mitigation Measures

3.1 Aesthetics

3.1.1 Introduction

This section addresses potential impacts related to aesthetics, or visual quality, of the Project area.
The environmental setting presents an overview of the visual character and quality of the Project
area. The regulatory setting section includes a description of applicable state, local, and regional
plans and/or programs and associated goals and policies. This chapter concludes with a description
of the potential aesthetic impacts of the Project including: a discussion of the significance criteria
used in evaluating the impacts, analysis of the impacts, and the identification of feasible mitigation
measures to avoid or lessen the impacts.

3.1.2 Environmental Setting

Regional Setting

Mountainous and sometimes rugged ridgelines frame the eastern and western boundaries of the
county, providing visually distinct valley regions in the area. Some areas are densely forested
with evergreen trees, while others are relatively open in comparison, dominated by mature oak
trees set amid scrub and grasslands. Water in the form of creeks, streams, and rivers is often a
prominent feature in the landscape.

Project Location

The Project site is located in the City of Ukiah, an incorporated city in Mendocino County, California
(see Figure 3-1). The City of Ukiah is located approximately 110 miles north of San Francisco, and
is situated along US 101 in southeastern Mendocino County. The Project site is located on the
east side of Airport Park Boulevard within the Airport Industrial Park Planned Development in the
southern portion of the City of Ukiah.

The proposed project includes the construction of a new Costco Wholesale warehouse and fuel
station on approximately 15.33 acres. Access to the site is provided from Airport Park Boulevard
via Talmage Road.
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Surrounding Land Uses

The Project site is located within the Airport Industrial Park. Most of the Park to the north of the
site is developed, while the southerly portion includes more vacant sites, including the proposed
Project site. The following uses surround the Project site:

e North: Several retail stores including the Ken Fowler Auto Center, Food Maxx, Staples,
and Walmart. The Talmage Road/US 101 interchange is north of the existing Walmart. A
tire store and a medium-density residential neighborhood are located north of Talmage
Road.

e  South: The Mendocino Brewing Company, several undeveloped parcels, and the
continuation of US 101.

e Fast: US 101 is located east of the Project site. Agricultural land uses lie east of US 101.

e West: Airport Park Boulevard is located along the western edge of the Project site. The
Ukiah Municipal Airport property is located approximately 700 feet to the west.

Project Site

The 15.33 acres site is a vacant site with an existing commercial development. The site consists
of ruderal grasslands. The only significant vegetation are the landscaping to the east, along the
U.S. 101 right-of-way, and the riparian vegetation on the parcel directly south of the Project site.
Some utility structures (future connection points) are located on the west side of the project. The
site is maintained to keep the vegetation low. Due to the disturbed state and the lack of any
notable visual features, the site is considered to be of low visual quality.

View Points

The proposed Project site can be seen from motorists traveling along US 101 as well as by existing
businesses north, northwest, and south of the site (see Figure 3.1-1). Views of the Project site from
the medium density residential units located approximately 2000 feet southwest from the project
site are diminished by their distance from the Project site and are largely obstructed by fencing,
existing vegetation, and the Mendocino Brewing Company (see Figure 3.1-1). The most direct
views of the Project site are from the various businesses north/northwest of the Project site and
from motorists traveling along Airport Park Boulevard and US 101, where they will have direct
views of the site due to limited amount vegetation on the project site and the lack of existing
landscaping (see Figure 3.1-2).

Sensitive Receptors

Sensitive receptors typically subject to the potential effects of visual changes resulting from
construction of the proposed expansion consist of motorists traveling on local roadways and regional
highways; and residents living adjacent to or in the vicinity of areas subject to construction activities
associated with the proposed Project. The only sensitive receptors potentially subject to the effects
of visual change associated with the proposed Project consist of medium density residential units
located approximately 2000 feet southwest from the project site and motorists traveling
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PHOTOGRAPH 1. View of the project site from the north.

PHOTOGRAPH 2. View of the project site from the east (across Hwy 101).

Ukiah Costco Project . 211169
Figure 3.1-2a
Site Photographs

SOURCE: ESA, 2012



PHOTOGRAPH 3. Looking north from the south end of the project site.

PHOTOGRAPH 4. View of the project site from the west.

SOURCE: ESA 2012 Ukiah Costco Project . 211169
U Figure 3.1-2b
Site Photographs
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along US 101 and Airport Park Boulevard. US 101 and Talmage Road are designated Gateways in
the Ukiah General Plan (the Project site is visible from US 101 but not from Talmage Road).
As described above, views of the Project site from the residential area southwest of the Project
site are diminished by their distance from the Project site and are largely obstructed by fencing,
existing vegetation, and the Mendocino Brewing Company. Views of the Project site from
motorists on US 101 and Airport Park Boulevard are largely unimpeded although some existing
vegetation is present.

Other commercial and industrial land uses in the vicinity of the Project are not considered
sensitive receptors.

Scenic Roadways

US 101 through the Ukiah Valley is a local General Plan Scenic Corridor providing visitors and
residents access to the beauty of the valley (City of Ukiah, 1995/2004); however, no highways in
Mendocino County have been officially designated as state scenic highways by either the County or
the California Department of Transportation (Caltrans, 2010).

Scenic Vistas

The Project site is located in a developed commercial and industrial area of Ukiah. No scenic
vistas are located within or adjacent to the Project site; however, in the distance to the east
and west, hills provide background to area views.

Light and Glare

Existing sources of light and glare in the Project area are mostly from outdoor lamps in the parking
lots surrounding existing commercial uses and from outdoor lights illuminating the existing businesses
in the immediate area. Motorists traveling along US 101 and Airport Park Boulevard also
contribute to nighttime sources of light and glare in the Project area.

3.1.3 Regulatory Setting

State

California Scenic Highway Program

California’s Scenic Highway Program was created by the Legislature in 1963 to preserve and protect
scenic highway corridors from change which would diminish the aesthetic value of lands adjacent
to highways. The state laws governing the Scenic Highway Program are found in the Streets and
Highways Code, Section 260 et seq. The State Scenic Highway System includes a list of highways
that are either eligible for designation as scenic highways or have been so designated. These highways
are identified in Section 263 of the Streets and Highways Code. A highway may be designated
scenic depending upon how much of the natural landscape can be seen by travelers, the scenic quality
of the landscape, and the extent to which development intrudes upon the traveler’s enjoyment of
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the view. When a city or county nominates an eligible scenic highway for official designation, it
must identify and define the scenic corridor of the highway. A scenic corridor is the land generally
adjacent to and visible from the highway. A scenic corridor is identified using a motorist’s line of
vision. A reasonable boundary is selected when the view extends to the distant horizon. The corridor
protection program does not preclude development, but seeks to encourage quality development
that does not degrade the scenic value of the corridor. Jurisdictional boundaries of the nominating
agency are also considered. The agency must also adopt ordinances to preserve the scenic quality
of the corridor or document such regulations that already exist in various portions of local codes.
These ordinances make up the scenic corridor protection program. County roads can also become
part of the Scenic Highway System. To receive official designation, the county must follow the same
process required for official designation of State Scenic Highways.

As described above, according to the Caltrans list of designated scenic highways under the California
Scenic Highway Program, only SR 1 and SR 20 are “eligible” for designation as scenic highways
within the County, but have not been officially designated as such. The Project site is not visible
from SR 20 and is not in the vicinity of SR 1.

Local

City of Ukiah General Plan and Growth Management Plan
The following goals and policies from the Ukiah General Plan relate to the aesthetics of or near
the Project area:
Goal OC-28: Visually enhance the Highway 101 corridor through the Planning Area.
Policy OC-28.1: Upgrade the visual appearance of the corridor along Highway 101.
Goal CD-3: Provide an aesthetically pleasing urbanscape.

Goal CD-4: Seek uniform, attractive landscaping standards for non-single family
residential development throughout the Valley.

Policy CD-4.1: Establish and enforce landscaping standards in all non-single family
residential, multi-family residential, commercial, and industrial development and all
redevelopment projects.

Policy CD-4.2: Encourage planting of native trees and plants.

Policy CD-4.3: Require landscaping that will result in the creation of new street
canopies.

Goal CD-5: Preserve and enhance the scenic setting of the Ukiah Valley.
Policy CD-5.3: Encourage an attractive US 101 viewshed.
Goal CD-6: Ensure community separation and identification.

Policy CD-6.1: Enhance, protect and preserve viewscapes and visually important
community separators.

Goal CD-7: Improve the appearance of area gateways.
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Policy CD-7.1: Establish public policy to enhance and improve the appearance of
area gateways.

Goal CD-8: Recognize that general area appearance - especially of orchards and vistas - is
a cultural and visual resource.

Policy CD-8.1: Encourage the preservation of scenic views, vistas, and streetscapes.

Goal CD-17: Require commercial and industrial parking lots to be designed and sited so as
to increase the attractiveness of the areas in which they are located.

Policy CD-17.1: Require commercial and industrial parking lots to be designed
subservient to the structure it serves.

City of Ukiah Development Code

Division 9, Chapter 2 of the City’s Development Code (Zoning) requires that a landscaping and
lighting plan commensurate with the size and scale of the proposed development project be prepared.
Landscaping plans must be submitted as a required component of all precise development plans
accompanying planned development zoning applications at the time of application filing (§9167(E)(10)).
In addition, Division 3, Chapter 7 of the Development Code (Building) contains specific
regulations relating to the size, location, number, and illumination of all signs (§3225, §3226,
§3227).

Airport Industrial Park Ordinance 1098 provides development standards for the Airport Industrial
Park Planned Development. The overall purpose of the Airport Industrial Park Planned Development
is to provide for a coordinated development of compatible industrial, office, and commercial land
uses. It details both allowed and permitted uses within each land use category, regulates nuisances,
and provides development standards and design guidelines, including landscaping guidelines.

3.1.4 Impacts and Mitigation Measures

Methodology

The general approach for assessing visual change is based on the Federal Highway Administration
(FHWA) method of visual resource analysis (which is also used for state highway projects by
Caltrans). This method follows three basic steps: (1) defining the existing environment in terms
of visual character and quality as well as viewer sensitivity and exposure; (2) assessing the degree of
resource change and viewer response; and (3) determining the significance of the visual impact.
This approach is consistent with criteria from the CEQA Guidelines Appendix G listed below.
Reviews of the proposed site plan for the Project, and a subsequent field survey on February 8,
2012, were conducted in order to analyze the existing visual characteristics of the project area.

Significance Criteria

The significance criteria for this analysis were adapted from criteria presented in Appendix G of
the CEQA Guidelines and based on the professional judgment of the City of Ukiah and its
consultants. The Project would result in a significant impact if it would:

City of Ukiah Costco Wholesale Project 3.1-8 ESA /211169
Draft Environmental Impact Report January 2013



3. Environmental Impacts, Setting, and Mitigation Measures

3.1 Aesthetics

e Have a substantial adverse effect on a scenic vista;

e Substantially degrade the existing visual character or quality of the site and its
surroundings;

o Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway; or

e Create a new source of substantial light or glare which would adversely affect daytime or
nighttime views in the area.

The proposed Project is in a developed commercial area and will not affect a designated or recognized
scenic vista and is not in the vicinity of a designated state scenic highway, bullets one and three
above are not further analyzed in this EIR. However, the Ukiah General Plan recognized the need
to “visually enhance” the US 101 corridor. Therefore, highway travelers are considered sensitive
receptors, and are considered in the analysis of potential degradation of visual character or
quality, below.

Impact Analysis

Impact 3.1.1: Implementation of the Project would not change the existing visual character
or quality of the site and its surroundings. This impact would be less than significant.

The existing visual character of the Project area is developed commercial and light industrial uses
that include the existing Ken Fowler Auto Center, Food Maxx, Staples, Walmart, other freestanding
stores, and surface parking. The Project site is currently undeveloped with little existing vegetation
and no landscaping. Much of the surrounding commercial development in the Project area has a
similar layout to the proposed Project (i.e., large freestanding structures with large surface-level
parking lots) and thus has similar visual characteristics.

The proposed project includes the construction of a new Costco Wholesale Warehouse and fuel
station on approximately 15.33 acres. The warehouse building includes a 5,692 square-foot attached
tire center with member access through the inside of the main Costco building and vehicle bays on
the exterior. The warehouse is 34 feet high (floor to top of roof) and 447’ wide (on the east
elevation, which faces Highway 101). The fuel station would have 16 vehicle stations (and an
option to expand to 20 stations) and a 2,816 square-foot canopy located in the southeast corner of
the site adjacent to US 101. The 3-foot tall canopy is 14.5 above the ground, and is 32 feet wide
on the street side elevations, by 120 feet long (allowing eight lanes of cars to access the fueling
stations). Refer to Figures 2-3 (Preliminary Site Plan), 2-5 (Preliminary Landscaping Plan), and
2-6 (Preliminary Elevations).

As discussed in the setting above, sensitive receptors (medium density residential units) are located
approximately 2000 feet southwest from the Project site, however, views of the Project site are
diminished by their distance from the Project site and are largely obstructed by fencing, existing
vegetation, and the Mendocino Brewing Company. Thus, direct views from these properties would
not be significantly affected. Views of the Project site from motorists on US 101 and Airport Park
Boulevard are largely unimpeded although some existing vegetation is present. Views of the
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Project site by these motorists would change with construction of the proposed Costco Wholesale
Warehouse; however, the proposed Project would be consistent with the existing scale and
architectural character found throughout the existing developed area. The Project would include
landscaping, not only to provide parking lot shade, but also to enhance the visual quality of the
Project site and to make it visually cohesive with surrounding commercial development.

In summary, the proposed Project would be located on a site that is currently undeveloped; however
the site itself doesn’t have any visually distinctive characteristics and is of a low visual quality (as
described in Section 3.1.2). The existing visual character of the Project area is developed commercial
and light industrial uses. The relationship between the Project site and sensitive receptors would
not significantly change. As described above, sensitive receptor views of the Project site are
diminished by their distance from the Project site and are largely obstructed by fencing, existing
vegetation, and the Mendocino Brewing Company. The views of the project site from roadways
will change as the project site is transformed to a developed use; however, the proposed Project is
consistent with the existing visual character of the Project area. Furthermore, the Project will
include landscaping that may enhance the visual quality of the site and will also partially obscure
the Project site from motorists. The proposed Project would not substantially degrade the visual
character of the Project site or its surroundings. This impact is considered less than significant.

Mitigation: None required.

Impact 3.1.2: Implementation of the Project may create a new source of substantial light or
glare which would adversely affect daytime or nighttime views in the area. This impact is
considered potentially significant.

The proposed Project would include parking lot light poles and building-mounted lighting and
signage that is illuminated during the nighttime hours. Building signage would be the Costco red
and blue corporate colors. Signage would be scaled according to the mass of the building. Wall
signage is not intended to illuminate areas for visibility; rather, it is simply intended to be visible
at night. As such, the proposed intensity of illumination is much lower than light fixtures, which
greatly reduces its potential to spillover onto nearby land uses. Warehouse and gas station wall
signage would consist of externally illuminated reverse pan channel letters. Lighting fixtures would be
located on the building approximately every 40 feet around the exterior of the building for safety and
security. The parking lot would be lighted with standard downward pointing lights, each containing
two 875 watt metal-halide bulbs affixed to a 37-foot light pole. The lighting fixtures would consist of
a “shoe box” style design. This style of lighting is consistent with LEED goals and Green Globes
criteria for light pollution reduction and is considered nighttime friendly. Nighttime friendly fixtures
have no uplight, meet the [lluminating Engineering Society of North America (IESNA) definition
for full cutoff optics and reduce high angle brightness. These measures of luminaire performance
are consistent with sustainability standards for light pollution reduction. The photometric plan
prepared for the project indicates adequate night lighting for safety and security purposes, with no
significant spillover onto adjacent properties. The proposed project does not include any glass or other
reflective materials that would result in glare to adjacent roadways or receptors during daytime hours.
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While each of these lighting elements (parking lot, signage, building) are individually minor, the
potential for excess lighting on the site exists if not properly controlled. Therefore, the light and
glare impact is potentially significant. The mitigation measures below would make the proposed
fixture types and performance standards mandatory and ensure implementation.

Mitigation Measures

Measure 3.1.2: All outdoor light fixtures shall be located, aimed or shielded so as to minimize
stray light trespassing across property boundaries. Fixtures shall be full cut-off and nighttime
friendly, consistent with LEED goals and Green Globes criteria for light pollution reduction.
The project applicant will be required to prepare a photometric plan demonstrating that lighting
will not spillover onto adjacent properties. Furthermore, the Project will adhere to all City
regulations relating to signage and the shielding of light in order to reduce any potential negative
effects from new light sources (per Building Code Sections §3225, §3226, §3227). These
standards shall be included in the Project conditions of approval as well as the mitigation
monitoring and reporting program.

Impact Significance after Mitigation: By shielding project related lighting and directing
it away from adjacent properties, the project will not result in light spillover or glare. With
the implementation of Mitigation 3.1-2 listed above, this impact would be reduced to a
less-than-significant level.

Cumulative Impacts
Impact 3.1.3: The Project would not contribute to a significant cumulative visual impact.

The “cumulative projects” identified in Chapter 4 are either not in the same viewshed as the proposed
Project or do not substantially change the character of the area. Only the Branches Chop House
and Guillon projects are arguably near enough to interact visually (see Figure 4-1). These projects
are within a previously developed area and are consistent with the commercial character of the area.
Further, the proposed project will not significantly impact the visual character and quality of the
area. Therefore, the “cumulative projects,” combined with the proposed project, would not create
a significant cumulative impact for degradation of visual character and quality.

The “cumulative projects” identified in Chapter 4 would create new sources of light and glare.
However, these projects would be subject to City standards and conditions to reduce light spillover,
light and glare, and degradation of the night sky. Nighttime lighting from these projects would be
difficult to directly discern from the project site. For these reasons, the cumulative visual impacts
associated with the implementation of the Project are less than significant.

Mitigation: None required.
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3.2 Air Quality

3.2.1 Introduction

This section provides an overview of the existing air quality at the Project site and surrounding
region, the regulatory framework, an analysis of potential impacts to air quality that would
result from implementation of the Project, and identification of mitigation measures.

3.2.2 Setting

Physical Setting

Regional Setting

The Project is located in the City of Ukiah in Mendocino County, which is located within the North
Coast Air Basin (NCAB), as established by the California Air Resources Board (CARB). The NCAB
includes Mendocino, Humboldt, Trinity, Del Norte Counties, and Northern Sonoma County.
The NCAB extends south from the coast of Oregon between 30 and 100 miles wide. The Coastal
Range and Pacific Ocean border to the west, the Sacramento Valley to the east and the Klamath
Mountains in the north.

Climate

The surrounding climate is characterized by warm, dry summers and cool, damp winters. Summer
highs reach 90 to 100 degrees Fahrenheit, while nighttime temperatures range in the 50s and 60s.
Highs in the 50s and 60s are common during wintertime. Freezing temperatures are common on clear
winter and fall nights. Most of the rainfall occurs during the winter, averaging 38 inches per year.
December and January are the wettest months which average 7 to 8 inches of precipitation. Winds
are generally from the northwest, especially during the summer. Winds rarely flow from the south
when low pressure systems over the Pacific affect Northern California and during warm weather
where low-level marine air penetrates into the valley through the Russian River Valley. Wind speeds
are usually light up to 50 percent of the time. Temperature inversions occur frequently where higher
elevation warm air traps cold air near the surface.

Two temperature inversions affect the region: elevated inversions and ground based inversions.
Elevated inversions are caused by marine air penetration and/or subsidence (sinking air caused by
strong high pressure systems). Ground-based inversions occur when cold night air sinks into the
valley from ridge tops. Inversions create a very stable layer of air because vertical mixing is prevented
near the surface. During late fall and winter, ground-based inversions (the most restrictive of
vertical mixing) often occur during clear, cold nights and are weakened or “burned off” by the
sun. Extreme inversions may last days to weeks and allow stagnant air to become dense with air
emissions, sometimes to unhealthy levels.
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Local Setting

Ambient Pollutant Levels at Nearby Monitoring Stations

The Mendocino County Air Quality Management District (MCAQMD) maintains several monitoring
stations in the Project vicinity that monitor air quality and compliance with associated ambient
standards. The closest station to the Project site is the East Gobbi Street Monitoring Station,
approximately 1.3 miles north of the Project site. The pollutants monitored at this station are
ozone (Os) and carbon monoxide (CO). The Ukiah County Library Monitoring Station (1.7 miles
north, northwest of the Project site) was used to collect data for particulate matter less than ten
microns (PM10) and particulate matter less than 2.5 microns (PM2.5). The most recent published
data for ozone and particulates at the East Gobbi Street and Ukiah County Library Monitoring
Stations are presented in Table 3.2-1.

TABLE 3.2-1
AIR QUALITY DATA SUMMARY (2008-2010) FOR THE PROJECT AREA?@

Pollutant Standard® 2008 2009 2010

Ozone (0s) (E Gobbi St.)

Highest 1 Hour Average, ppm? 0.090 0.094 0.097
State Exceedance Daysb 0.09 0 0 1
Highest 8 Hour Average, ppm? 0.072 0.064 0.051
State Exceedance DaysP 0.07 1 0 0
National Exceedance DaysP 0.075 0 0 0
Particulate Matter (PM10) (County Library)
Highest 24 Hour State Average, pg/m® 2 220.6 NAd NAd
Estimated State Exceedance Days® 50 6.5 NAd NAd
Highest 24 Hour National Average, pg/m® 2 2223 NAd NAd
Estimated National Exceedance Days® 150 7.0 NAd NAd
State Annual Average, yg/m> 2 20 19.3 NAd NAd
Particulate Matter (PM2.5) (County Library)
Highest 24 Hour Average, ug/m°® @ 31.6 25.9 22.0
Estimated National Exceedance Days® 35 0 NAd 0
State Annual Average, ug/m® @ 12 7.9 NAd NAd

NOTES: Values shown in bold type are in excess of applicable standard. NA = Not Available.

a. ppm = parts per million; ug/m3 = micrograms per cubic meter.

b. The term, “state exceedance days,” refers to the number of days in a given year during which concentrations were higher than the
state standard. The term, “national exceedance days” refers to the number of days in a given year during which concentrations were
higher than the corresponding national standard.

c. PM10 and PM2.5 are not measured every day of the year. Number of estimated days over the standard is based on 365 days per
year.

d. There was insufficient data available throughout the year to determine the value. Excessive PM10 and PM2.5 due to statewide fires
beginning June 20", 2008. Statistics not provided by ARB.

SOURCE: California Air Resources Board, 2012a. Air Quality Data Summaries, 2008—-2012; www.arb.ca.gov/adam, accessed March 2, 2012
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Criteria Air Pollutants

These pollutants are called “criteria” air pollutants because standards have been established for each
of them to meet specific public health and welfare criteria set forth in the Federal Clean Air Act
(FCAA). California has adopted more stringent ambient air quality standards for the criteria air
pollutants (referred to as State Ambient Air Quality Standards, or state standards) and has adopted
air quality standards for some pollutants for which there is no corresponding national standard. The
Federal and State standards and the status of the MCAQMD are discussed in Section3.2.3.

Ozone. Short-term exposure to ozone can irritate the eyes and cause constriction of the airways.
Besides causing shortness of breath, ozone can aggravate existing respiratory diseases such as asthma,
bronchitis, and emphysema. Ozone is not emitted directly into the atmosphere, but is a secondary
air pollutant produced in the atmosphere through a complex series of photochemical reactions
involving reactive organic gases (ROG) and nitrogen oxides (NOx). ROG and NOx are known as
precursor compounds for ozone. Significant ozone production generally requires ozone precursors to
be present in a stable atmosphere with strong sunlight for approximately three hours. Ozone is a
regional air pollutant because it is not emitted directly by sources, but is formed downwind of
sources of ROG and NOx under the influence of wind and sunlight. Ozone concentrations tend to
be higher in the late spring, summer, and fall, when the long sunny days combine with regional
subsidence inversions to create conditions conducive to the formation and accumulation of secondary
photochemical compounds, like ozone.

Carbon Monoxide. Ambient carbon monoxide (CO) concentrations normally are considered a
local effect and typically correspond closely to the spatial and temporal distributions of vehicular
traffic. Wind speed and atmospheric mixing also influence CO concentrations. Under inversion
conditions, CO concentrations may be distributed more uniformly over an area that may extend
some distance from vehicular sources. When inhaled at high concentrations, CO combines with
hemoglobin in the blood and reduces the oxygen-carrying capacity of the blood. This results in
reduced oxygen reaching the brain, heart, and other body tissues. This condition is especially critical
for people with cardiovascular diseases, chronic lung disease, or anemia, as well as for fetuses.

CO concentrations have declined dramatically in California due to existing controls and programs
and most areas of the state including the Project region have no problem meeting the CO state and
federal standards. CO measurements and modeling were important in the early 1980’s when CO
levels were regularly exceeded throughout California. In more recent years, CO measurements
and modeling have not been a priority in most California air districts due to the retirement of older
polluting vehicles, lower emission levels from new vehicles, and improvements in fuels.

Respirable Particulate Matter (PM10 and PM2.5). PM10 and PM2.5 consist of particulate matter
that is 10 microns or less in diameter and 2.5 microns or less in diameter, respectively. (A micron
is one-millionth of a meter). PM10 and PM2.5 represent fractions of particulate matter that can be
inhaled into the air passages and the lungs and can cause adverse health effects. Some sources of
particulate matter, such as wood burning in fireplaces, demolition, and construction activities, are
more local in nature, while others, such as vehicular traffic, have a more regional effect. Very small
particles of certain substances (e.g., sulfates and nitrates) can cause lung damage directly, or can
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contain adsorbed gases (e.g., chlorides or ammonium) that may be injurious to health. Particulates
also can damage materials and reduce visibility. Large dust particles (diameter greater than ten
microns) settle out rapidly and are easily filtered by human breathing passages. This large dust is
of more concern as a soiling nuisance rather than a health hazard. The remaining fraction, PM10
and PM2.5, are a health concern particularly at levels above the federal and state ambient air quality
standards. PM2.5 (including diesel exhaust particles) is thought to have greater effects on health,
because these particles are so small and thus, are able to penetrate to the deepest parts of the lungs.
Scientific studies have suggested links between fine particulate matter and numerous health problems
including asthma, bronchitis, acute and chronic respiratory symptoms such as shortness of breath
and painful breathing. Recent studies have shown an association between morbidity and mortality
and daily concentrations of particulate matter in the air. Children are more susceptible to the health
risks of PM10 and PM2.5 because their immune and respiratory systems are still developing.

Mortality studies since the 1990s have shown a statistically significant direct association between
mortality (premature deaths) and daily concentrations of particulate matter in the air. Despite
important gaps in scientific knowledge and continued reasons for some skepticism, a comprehensive
evaluation of the research findings provides persuasive evidence that exposure to fine particulate
air pollution has adverse effects on cardiopulmonary health (Dockery and Pope, 2006). CARB has
estimated that achieving the ambient air quality standards for PM10 could reduce premature
mortality rates by 6,500 cases per year (CARB, 2002).

Nitrogen Dioxide (NO;). NO; is a reddish brown gas that is a by-product of combustion processes.
Automobiles and industrial operations are the main sources of NO,. Aside from its contribution
to ozone formation, NO, can increase the risk of acute and chronic respiratory disease and reduce
visibility. NO, may be visible as a coloring component of a brown cloud on high pollution days,
especially in conjunction with high ozone levels.

NO; is an air quality concern because it acts a respiratory irritant and is a precursor of ozone. NO, is
a major component of the group of gaseous nitrogen compounds commonly referred to as nitrogen
oxides (NOx). Nitrogen oxides are produced by fuel combustion in motor vehicles, industrial
stationary sources (such as industrial activities), ships, aircraft, and rail transit. Typically, nitrogen
oxides emitted from fuel combustion are in the form of nitric oxide (NO) and nitrogen dioxide
(NO,). NO is often converted to NO, when it reacts with ozone or undergoes photochemical
reactions in the atmosphere. Therefore, emissions of NO, from combustion sources are typically
evaluated based on the amount of NOx emitted from the source.

Sulfur dioxide (SO,). SO, is a combustion product of sulfur or sulfur-containing fuels such as coal and
diesel. SO, is also a precursor to the formation of atmospheric sulfate, particulate matter and contributes
to potential atmospheric sulfuric acid formation that could precipitate downwind as acid rain. The
maximum SO, concentrations recorded in the Project area are well below federal and state standards.
Accordingly, the region is in attainment status with both federal and state SO, standards.

Lead. Ambient lead concentrations meet both the federal and state standards in the Project area.
Lead has a range of adverse neurotoxin health effects, and was formerly released into the atmosphere
primarily via leaded gasoline products. The phase-out of leaded gasoline in California resulted in
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decreasing levels of atmospheric lead. The Project would not introduce any new sources of lead
emissions; consequently, lead emissions are not required to be quantified and are not further
evaluated in this analysis.

Non-Criteria Air Pollutants

Toxic Air Contaminants (TACs). Non-criteria air pollutants or TACs are airborne substances
that are capable of causing short-term (acute) and/or long-term (chronic or carcinogenic, i.e., cancer
causing) adverse human health effects (i.e., injury or illness). TACs include both organic and
inorganic chemical substances. They may be emitted from a variety of common sources including
gasoline stations, automobiles, dry cleaners, industrial operations, and painting operations. The
current California list of TACs includes approximately 200 compounds, including particulate
emissions from diesel-fueled engines.

Odorous Emissions. Though offensive odors from stationary sources rarely cause any physical
harm, they still remain unpleasant and can lead to public distress generating citizen complaints to
local governments. The occurrence and severity of odor impacts depend on the nature, frequency
and intensity of the source; wind speed and direction; and the sensitivity of receptors. Generally,
increasing the distance between the receptor and the source will mitigate odor impacts.

Sensitive Receptors

Land uses such as schools, hospitals, and convalescent homes are considered to be relatively
sensitive to poor air quality because infants and children, the elderly, and people with health
afflictions, especially respiratory ailments, are more susceptible to respiratory infections and other
air-quality-related health problems than the general public. Residential areas are also considered
to be sensitive to air pollution because residents (including children and the elderly) tend to be at
home for extended periods of time, resulting in sustained exposure to any pollutants present.

The nearest sensitive receptors to the Project are medium density residential units located
approximately 2,000 feet southwest from the Project site.

Urban Heat Island Effect

The “urban heat island” refers to the effect of urbanized areas on surface and air temperature
compared to their rural surroundings. Buildings, roads, and other “hardscape” create an island of
higher temperatures within the regional landscape. As described by the Environmental Protection
Agency, “[u]rban heat islands are caused by development and the changes in radiative and thermal
properties of urban infrastructure as well as the impacts buildings can have on the local micro-
climate—for example tall buildings can slow the rate at which cities cool off at night. Heat islands
are influenced by a city’s geographic location and by local weather patterns, and their intensity
changes on a daily and seasonal basis.” (USEPA 2008, p. 6). The term is generally used to refer
to community-wide effects, particularly for large metropolitan cities. However, it is worth considering
urban heat islands in the context of individual development projects. The potential adverse effects
of the urban heat island effect include: increased energy consumption; elevated emissions of air
pollutants and greenhouse gases; compromised human health and comfort; and impaired water
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quality. These issues are also related: increased temperature may lead to increased energy consumption,
which has implications for air quality and greenhouse gas emissions. In addition to energy-related
increases in air emissions, elevated air temperatures increase the rate of ground-level ozone formation.
These environmental issues are discussed in various places in this DEIR. Air quality, including
climate, criteria air pollutants and air quality related health effects are discussed in this section.
Greenhouse gases are discussed in Section 3.11, Climate Change. Water quality (including the
issue of heat impairment) is discussed in Section 3.6, Hydrology.

Communities have adopted various strategies to deal with these environmental impacts, such as
increasing vegetation and using more energy efficient building materials. These strategies are
often part of more general energy savings or “sustainability” practices and are not identified as
“urban heat island effect” mitigation, but nevertheless provide the benefits of reducing surface
and atmospheric heat islands. These energy saving measures are discussed in Section 3.2.4,
below, and cross referenced in Chapters 3.11 and 3.6.

3.2.3 Regulatory Setting and Applicable Air Quality Regulations

Federal

The Federal Clean Air Act (FCAA) requires the U.S. Environmental Protection Agency (USEPA)
to identify National Ambient Air Quality Standards (NAAQS or national standards) to protect
public health and welfare. National standards have been established for ozone, carbon monoxide,
nitrogen dioxide, sulfur dioxide, PM10, PM2.5, and lead. Table 3.2-2 shows current national and
state ambient air quality standards and provides a brief discussion of the related health effects and
principal sources for each pollutant.
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STATE AND NATIONAL CRITERIA AIR POLLUTANT STANDARDS, EFFECTS, AND SOURCES

Averaging National

Pollutant Time State Standard Standard Pollutant Health and Atmospheric Effects Major Pollutant Sources
Ozone 1 hour 0.09 ppm --- High concentrations can directly affect lungs, causing Formed when ROG and NOx react in the presence of

8 hours 0.070 ppm 0.075 ppm irritation. Long-term exposure may cause damage to lung sunlight. Major sources include on-road motor vehicles,

' ’ tissue. solvent evaporation, and commercial / industrial mobile
equipment.

Carbon Monoxide 1 hour 20 ppm 35 ppm Classified as a chemical asphyxiant, CO interferes with  Internal combustion engines, primarily gasoline-powered

8 hours 9.0 ppm 9 ppm the transfer of fresh oxygen to the blood and deprives motor vehicles.

' sensitive tissues of oxygen.
8 hours 6.0 ppm -
(Lake Tahoe)
Nitrogen Dioxide 1 hour 0.18 ppm 100 ppb Irritating to eyes and respiratory tract. Colors Motor vehicles, petroleum refining operations, industrial
Annual Avg. 0.030 ppm 53 ppb atmosphere reddish-brown. sources, aircraft, ships, and railroads.
Sulfur Dioxide 1 hour 0.25 ppm 75 ppb Irritates upper respiratory tract; injurious to lung tissue.  Fuel combustion, chemical plants, sulfur recovery plants, and
24 hours 0.04 ppm 0.14 ppm ' ’ 4 g
(certain areas)
Respirable 24 hours 50 pg/m3 150 pg/m3 May irritate eyes and respiratory tract, decreases in lung Dust and fume-producing industrial and agricultural operations,
Particulate Matter A LA 20 ua/m® capacity, can cause cancer and increased mortality. combustion, atmospheric photochemical reactions, and
(PM10) nnuat Avg. pgim " Produces haze and limits visibility. natural activities (e.g., wind-raised dust and ocean sprays).
Fine Particulate 24 hours -—- 35 ug/m® Increases respiratory disease, lung damage, cancer, Fuel combustion in motor vehicles, equipment, and industrial
Matter (PM2.5) A A 12 uaim® 15.0 ua/m® and premature death. Reduces visibility and results in sources; residential and agricultural burning; Also, formed
nnual Avg. Hgim 5.0 ug/m surface soiling. from photochemical reactions of other pollutants, including
NOx, sulfur oxides, and organics.
Lead Monthly Ave. 1.5 pg/m3 --- Disturbs gastrointestinal system, and causes anemia, Present source: lead smelters, battery manufacturing and
kidney disease, and neuromuscular and neurological recycling facilities. Past source: combustion of leaded
Quarterly . 15 ug/m3 dysfunction. gasoline.
Hydrogen Sulfide 1 hour 0.03 ppm No National Nuisance odor (rotten egg smell), headache and Geothermal power plants, petroleum production and refining.
Standard breathing difficulties (higher concentrations)
Sulfates 24 hour 25 pg/m3 No National Breathing difficulties, aggravates asthma, reduced Produced by the reaction in the air of SO,.
Standard visibility

Visibility Reducing 8 hour Extinction of 0.07/km; No National Reduces visibility, reduced airport safety, lower real See PM2.5.
Particles (Lake Tahoe) visibility of 30 miles or Standard estate value, and discourages tourism.

more

ppm = parts per million; pg/m3 = micrograms per cubic meter.

SOURCES: California Air Resources Board (CARB), 2012b. Ambient Air Quality Standards, available at www.arb.ca.gov/research/aags/aaqs2.pdf Standards last updated February 7, 2012; and CARB, 2009. ARB Fact Sheet: Air Pollution
Sources, Effects and Control, www.arb.ca.gov/research/health/fs/fs2/fs2.htm, page last updated December 2009.
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Pursuant to the 1990 Federal Clean Air Act Amendments (FCAAA), the USEPA classifies air basins
(or portions thereof) as “attainment” or “nonattainment” for each criteria air pollutant, based on
whether or not the NAAQS had been achieved. Table 3.2-3 shows the current attainment status
of the Project vicinity. As shown, the County is in attainment for all Federal criteria air pollutants.

TABLE 3.2-3
MENDOCINO COUNTY ATTAINMENT STATUS

Designation/Classification

Pollutant

Federal Standards

State Standards

Ozone — one hour
Ozone - eight hour
PM10

PM2.5

CO

Nitrogen Dioxide
Sulfur Dioxide
Lead

Hydrogen Sulfide
Sulfates

No Federal Standard®
Unclassified/Attainment
Unclassified
Unclassified/Attainment
Unclassified/Attainment
Unclassified/Attainment
Unclassified

No Designation

No Federal Standard
No Federal Standard
No Federal Standard

Attainment
Attainment®
Nonattainment
Unclassified
Attainment
Attainment
Attainment
Attainment
Unclassified
Attainment
Unclassified

Visibility Reducing Particles

a. Federal One Hour Ozone National Ambient Air Quality Standard was revoked on June 15, 2005

b. The State 8-hour ozone standard was approved by the CARB on April 28, 2005, and became effective
May 17, 2006.

c. A pollutant is designated unclassified if the data are incomplete and do not support a designation of
attainment or nonattainment.

SOURCE: California Air Resources Board (CARB), 2011. Area Designations Maps — State and National,
available at www.arb.ca.gov/desig/adm/adm.htm; page last reviewed September 13, 2011 and
accessed March 3, 2012.

The FCAAA requires each state to prepare an air quality control plan referred to as the State
Implementation Plan (SIP). The FCAAA added requirements for states containing areas that violate
the NAAQS to revise their SIPs to incorporate additional control measures to reduce air pollution.
The SIP is a living document that is periodically modified to reflect the latest emissions inventories,
planning documents, and rules and regulations of air basins as reported by the agencies with
jurisdiction over them. The USEPA has responsibility to review all state SIPs to determine if they
conform to the mandates of the FCAAA and will achieve air quality goals when implemented.
If the USEPA determines a SIP to be inadequate, it may prepare a Federal Implementation Plan
(FIP) for the nonattainment area and may impose additional control measures. Failure to submit
an approvable SIP or to implement the plan within mandated timeframes can result in sanctions
being applied to transportation funding and stationary air pollution sources in the air basin.

Regulation of TACs, termed Hazardous Air Pollutants (HAPs) under federal regulations, is
achieved through federal, State and local controls on individual sources. The 1977 Clean Air Act
Amendments required the USEPA to identify National Emission Standards for Hazardous Air
Pollutants (NESHAPs) to protect public health and welfare. These substances include certain
volatile organic chemicals, pesticides, herbicides, and radionuclides that present a tangible
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hazard, based on scientific studies of exposure to humans and other mammals. There is
uncertainty in the precise degree of hazard.

State

CARB manages air quality, regulates mobile emissions sources, and oversees the activities of
county Air Pollution Control Districts and regional Air Quality Management Districts. CARB
establishes state ambient air quality standards and vehicle emissions standards.

California has adopted ambient standards that are more stringent than the federal standards for the
criteria air pollutants. These are shown in Table 3.2-2. Under the California Clean Air Act (CCAA)
patterned after the FCAA, areas have been designated as attainment or nonattainment with respect
to the state standards. Table 3.2-3 summarizes the attainment status with California standards in
the Project vicinity. The area is nonattainment for the California PM 10 standards and attainment
or unclassified for all the other California standards.

Title 24

California Code of Regulations (CCR) Title 24, Part 6: California’s Energy Efficiency Standards
for Residential and Nonresidential Buildings, was first adopted in 1978 in response to a
legislative mandate to reduce California’s energy consumption. Since then, Title 24 has been
amended with the recognition that energy-efficient buildings require less electricity and reduce
fuel consumption, which in turn decreases associated air pollutant emissions.

Toxic Air Contaminants

The State Air Toxics Program was established in 1983 under Assembly Bill (AB) 1807. A total of
243 substances have been designated TACs under California law; they include the 189 (federal)
HAPs adopted in accordance with AB 2728. The Air Toxics “Hot Spots” Information and
Assessment Act of 1987 (AB 2588) seeks to identify and evaluate risk from air toxics sources;
however, AB 2588 does not regulate air toxics emissions. Toxic air contaminant emissions from
individual facilities are quantified and prioritized. “High-priority” facilities are required to perform
a health risk assessment and, if specific thresholds are violated, are required to communicate the
results to the public in the form of notices and public meetings.

In August 1998, CARB identified particulate emissions from diesel-fueled engines (diesel
particulate matter, or DPM) as TACs. CARB subsequently developed the Risk Reduction Plan to
Reduce Particulate Matter Emissions from Diesel-Fueled Engines and Vehicles (CARB, 2000).
The document represents proposals to reduce diesel particulate emissions, with the goal of reducing
emissions and associated health risks by 75 percent in 2010 and by 85 percent in 2020. The program
aims to require the use of state-of-the-art catalyzed diesel particulate filters and ultra low sulfur
diesel fuel on diesel-fueled engines.

CARB published the Air Quality and Land Use Handbook: A Community Health Perspective
in 2005 (CARB, 2005). The primary goal in developing the handbook was to provide information
that will help keep California’s children and other vulnerable populations out of harm’s way with
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respect to nearby sources of air pollution. The handbook highlights recent studies that have shown

that public exposure to air pollution can be substantially elevated near freeways and certain other
facilities (i.e., distribution centers, rail yards, chrome platers, etc.). However, the health risk is greatly
reduced with distance. For that reason, CARB provided some general recommendations aimed at
keeping appropriate distances between sources of air pollution and sensitive land uses, such as
residences.

Local Rules and Regulations

Mendocino County Air Quality Management District

Rules and Regulations

Local prohibitions applicable to the Project site include MCAQMD Rule F-430 (Fugitive Dust
Emissions). Reasonable precautions involve covering open bodied trucks when transporting materials
likely to give rise to airborne dust, watering dry disturbed soil road surfaces, and ceasing earthmoving
activities when sustained winds exceed 15 miles per hour. Other prohibitions include Rule 1-410
(Visible Emissions) and Rule 1-440 (Sulfur Dioxide Emissions).

City of Ukiah 1995 General Plan

On December 6, 1995, the City Council adopted the current general plan. The following policies
of the 1995 General Plan relate to the proposed Project:

Policy OC-31.1: Concentrate development to encourage mass transit and limit automobile use.

Policy OC-32.1: The City and County shall require all air quality mitigation measures to be
reasonable, effective, feasible, measurable, and implementable concurrent with Project
development.

Policy OC-37.2: Work to reduce particulate emissions from construction activities.

Policy OC-38.1: Require “clean air” heat sources in new construction.
3.2.4 Impacts and Mitigation Measures

Significance Criteria
According to Appendix G of the CEQA Guidelines, a Project would have a significant effect on
air quality if it would:

e Conlflict with or obstruct implementation of the applicable air quality plan;

e Violate any air quality standard or contribute substantially to an existing or projected air
quality violation;

e Result in a cumulatively considerable net increase of any nonattainment pollutant
(including releasing emissions that exceed quantitative thresholds for ozone precursors);

e Expose sensitive receptors to substantial pollutant concentrations; or

e Create objectionable odors affecting a substantial number of people.
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Criteria Pollutants

In June 2010, the MCAQMD formally recommended (MCAQMD, 2010a) that project analysis
should follow the updated BAAQMD CEQA Air Quality Guidelines (BAAQMD, 2011) for the
CEQA process. In October 2011, the MCAQMD clarified and revised several threshold
recommendations (MCAQMD, 2010b). Subsequently, emissions would be considered potentially
significant if they exceed the following:

Construction
e PMI10 — 82 pounds per day (exhaust only); and

e PM2.5 — 54 pounds per day (exhaust only).

Operations
e ROG - 180 pounds per day;

e NOx —42 pounds per day;

e (CO - 125 tons per year;

e PMI10 - 82 pounds per day; and
e PM2.5 - 54 pounds per day.

Toxic Air Contaminants

The operation of any project with the potential to expose sensitive receptors to substantial levels
of TACs (such as DPM) would be deemed to have a potentially significant impact. As noted above,
the MCAQMD has recommended the use of the BAAQMD thresholds for CEQA analyses.
The BAAQMD typically recommends detailed toxics analysis if the TAC source and sensitive
receptors are within close proximity (1,000 feet or less), or if the source is a known generator of
substantial TACs (i.e., a refinery) (BAAQMD, 2012). The Project is not within 1,000 feet of sensitive
receptors. In addition, since the Project is located substantially further from sensitive receptors (with
the nearest residence about 2,000 feet away) than the screening distances included in the Air Quality
and Land Use Handbook: A Community Health Perspective (CARB, 2005) for distribution centers
(1,000 feet) and large gasoline stations (300 feet), TAC exposure would be minimal. Furthermore,
with the Project only expected to generate an average of 12 to 13 trucks per day, the Project would not
actually meet the CARB definition of a distribution center (a facility that accommodates more than
100 trucks per day or 40 trucks with transport refrigeration units (TRUs)). Based on the above
considerations, the impact due to TACs would be less than significant and is not analyzed further below.

Methodology

Project-related air quality impacts fall into two categories: short-term impacts due to construction,
and long-term impacts due to Project operation. First, during Project construction (short-term),
the Project would affect local particulate concentrations primarily due to fugitive dust sources.
Under Project operations (long-term), the Project would result in an increase in emissions primarily
due to motor vehicle trips. Other sources include minor area sources such as equipment (e.g., HVACs,
refrigeration equipment, rooftop units), landscaping maintenance, and use of consumer products.
Emissions were calculated by using California Emissions Estimator Model (CalEEMod) version
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2011.1.1 (South Coast Air Quality Management District, 2011). CalEEMod is a computer program
that can be used to estimate anticipated emissions associated with land development projects in
California, and is the preferred model of the MCAQMD. CalEEMod has separate databases for
specific counties and air districts. The Mendocino County database was used for the proposed project.
The model calculates criteria pollutant emissions, including CO, PM10, PM2.5 and the O; precursors
ROG and NOx. Output operational emissions data are separated into energy use, area sources, and
mobile sources. The area sources are landscape maintenance equipment, consumer products, and
architectural coatings used for routine maintenance. Consumer products (e.g., household cleaners,
air fresheners, automotive products, and personal care products) emit ROG. Mobile sources are
the vehicles used by patrons, staff, and vendors for commercial businesses.

In addition, the California Line Source Dispersion Model version 4 (CALINE-4) was used to
determine localized CO concentrations associated with Project traffic on the roadway network.
It is the standard modeling program used to assess CO impacts near transportation facilities.

Appendix B of this EIR provides detailed emission calculations used in this analysis.

Impact Analysis

Impact 3.2.1: Construction activities associated with development of the Project would not
generate significant short-term emissions of criteria pollutants.

Construction of the Project has the potential to create air quality impacts through the use of heavy-
duty construction equipment and through vehicle trips generated from construction workers traveling
to and from the Project site. In addition, fugitive dust emissions would result from site preparation
and excavation activities. Mobile source emissions, primarily ROG and NOx, would result from
the use of construction equipment. Fugitive dust emissions would result from a variety of site
preparation activities and vehicle travel on paved and unpaved surfaces. Construction equipment
exhaust also would include some PM10 emissions.

PM10 and PM2.5 emissions from construction would vary greatly from day to day depending on
the level of activity, the equipment being operated, silt content of the soil, and the prevailing weather.
Larger-diameter dust particles (i.e., greater than 30 microns) generally fall out of the atmosphere

within several hundred feet of construction sites, and represent more of a soiling nuisance than a

health hazard. Smaller-diameter particles (e.g., PM10 and PM2.5) are associated with adverse health

effects and generally remain airborne until removed from the atmosphere by moisture. Therefore,
unmitigated construction dust emissions could result in significant local effects.

Construction of the Project would involve grading, paving, building construction, and architectural
coating. The CalEEMod software was used to calculate the Project’s construction emissions. The
Project would include construction of a 148,000 square foot Costco, 20 pump gas station, and 625
space parking lot. The default construction duration was estimated to be approximately 18 months.
Emissions are based on CalEEMod default construction data and criteria pollutant emission factors.
The results of the analysis are summarized in Table 3.2-4.
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TABLE 3.2-4
PROJECT CONSTRUCTION EMISSIONS
(POUNDS PER DAY)?
PM10 PM2.5

Project Construction ROG NOx Cco (Exhaust) (Exhaust)
Year 2013 14 111 67 6 6

Year 2014 474 53 63

MCAQMD Thresholds of Significance® NA NA NA 82 54
Significant (Yes or No)? No No No No No

Values in bold are in excess of the applicable MCAQMD significance threshold. NA = Not Available (no standard)

a. Project construction emissions estimates were made using CalEEMod. See Appendix AQ for additional information.
b. The MCAQMD only specify thresholds for PM10 and PM2.5.

As shown in Table 3.2-4, construction of the proposed Project would not violate the air quality
standards, therefore it would not conflict or obstruct implementation of the air quality plan and
would have a less-than-significant impact. Furthermore, the Project must adhere to MCAQMD
Rule 430 which would further reduce fugitive dust emissions.

Mitigation: None required.

Impact 3.2.2: Operation of the Project would generate significant emissions of criteria air
pollutants that could contribute to existing nonattainment conditions and degrade air

quality.

Operational criteria pollutant emissions for the Project would be generated primarily from on-
road vehicular traffic, area sources, and energy use (natural gas). CalEEMod was used to estimate
emissions from these operational sources. The results of this analysis are summarized in Table
3.2-5. As shown in Table 3.2-5, build-out of the Project would exceed the MCAQMD thresholds
of significance for NOx, PM10, and PM2.5. Most of the Project-related emissions are associated
with motor vehicles travelling to and from the Project site.
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TABLE 3.2-5
OPERATIONAL EMISSIONS™ "

ROG NOx co PM10 PM2.5

Project Data (Ibs/day) (Ibs/day) (tonslyear) (Ibs/day) (Ibs/day)
Unmitigated Emissions

Area Sources 11 0 0 0 0

Energy Sources <1 <1 <1 <1 <1

Mobile Sources 85 194 126 6,343 633

Total 96 194 126 6,343 633
Mitigated Emissions

Area Sources 11 0 0 0 0

Energy Sources <1 <1 <1 <1 <1

Mobile Sources 81 181 119 5,717 571

Total 92 181 119 5,717 571
MCAQMD Thresholds of Significance 180 42 125 82 54
Significant (Yes or No)? No Yes No Yes Yes

Net values in bold are in excess of the applicable MCAQMD significance threshold.

a. Project emissions estimates were made using CalEEMod. See Appendix B for additional information.
b. Values for each pollutant are the greater of summer or winter (except for CO, which is an annual value).

Mitigation Measures

Measure 3.2.2a: The Project will incorporate sustainability features in building and site
design with the goal of reaching a building efficiency rating that is greater than the Title
24 requirement, in order to reduce energy consumption and associated GHG emissions.
As set forth in the "Project Description,” the project will incorporate the following
sustainability features:

Parking lot light standards are designed to provide even light distribution and use
20% less energy compared to a greater number of fixtures at lower heights. The use
of metal halide lamps provide a color corrected white light and a higher level of
perceived brightness with less energy than other lamps such as high pressure sodium.

Locally extracted and manufactured building materials will be utilized where
feasible.

Pre-manufactured building components, including structural framing and metal
panels, are designed to minimize waste during construction.

Pre-manufactured metal wall panels with insulation are designed to conserve energy
by increasing R-value and solar reflectivity. Building heat absorption is reduced by a
decrease in the thermal mass of the metal wall when compared to a typical masonry
block wall.

Reflective roof material will meet the requirements for the USEPA’s Energy Star
energy efficiency program. Reflective roofs produce lower heat absorption and
thereby lower energy usage during the summer months.

Triple glazed skylights are used on the roof to reduce the need for interior lighting. A
“daylight harvesting” system monitors and adjusts the mechanical and lighting
systems in order to conserve energy. The system includes the skylights, light
monitors, energy efficient lighting fixtures, and associated control systems. On a
typical sunny day, fewer than one third of the interior lights are needed.
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e Tree plantings are planned to reduce summer heat gain within the parking field.
e Proposed planting incorporate a substantial amount of drought tolerant species.

e The proposed irrigation system incorporates the use of deep root watering bubblers
for parking lot shade trees to minimize water usage and ensure that water goes
directly to the intended planting areas.

Measure 3.2.2b: The applicant shall implement a carpool/vanpool program. Such
measures could include carpool ride-matching for employees, assistance with vanpool
formation, provision of vanpool vehicle, or other measures.

Measure 3.2.2¢: The applicant shall increase transit accessibility. Implement Mitigation
Measure 3.10.2a.

Measure 3.2.2d: The applicant shall improve the pedestrian and bicycle network.
Implement Mitigation Measure 3.10.2b and 2c.

Measure 3.2.2¢: Use low VOC architectural coatings.

Impact Significance After Mitigation: Significant and Unavoidable. Although the
mitigation measures would reduce the amount of criteria pollutants, they would not
reduce emissions to less than significant levels. The majority of all emissions are mobile
(vehicular), and due to the nature of the project (warehouse retail), additional substantial
reductions in the amount of vehicular traffic is not feasible.

Impact 3.2.3: Project traffic would not substantially increase localized carbon monoxide
concentrations at sensitive receptors in the project vicinity.

Carbon Monoxide (CO) Hotspot Analysis

CO is a localized pollutant of concern. A project that exceeds the mass CO threshold of 125 tons
per year should be further analyzed to determine if there is a significant impact to air quality.
Although this mass threshold was not exceeded (see Table 3.2-5 above), a CO hotspot analysis
was performed on the worst intersection due to the substantial increase in traffic volumes and to
account for Mendocino County’s specific fleet mix.

Traffic generated by the project was analyzed to determine its potential to affect CO concentrations
along surface streets and at sensitive receptors in the project area, as depicted in Table 3.2-6. The
modeling method included background CO concentration levels obtained from Ukiah East Gobbi
Street Monitoring station, and traffic projections prepared for the project at the most affected streets
with sensitive receptors in the project vicinity (Airport Park Blvd and Talmage Road). As these
residences would be the most affected by project-related traffic, it was assumed that if CO
concentrations on these roadway segments would not exceed the ambient air quality standards,
the project’s contribution to impacts at other intersections would be less than significant.
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TABLE 3.2-6
ESTIMATED CARBON MONOXIDE CONCENTRATIONS
Concentrations (ppm)®
Existing
Receptor Averaging State plus Cumulative No Cumulative plus
Location Time (hrs.) Standard  Existing Project Project Project
50 feet north of 1 20 0.3 0.5 0.5 0.5
Airport Park Blvd, 8 9 0.2 0.3 0.3 0.3
north of Talmage
75 feet north of 1 20 0.2 0.3 0.3 0.3
Talmage, west of 8 9 0.1 0.2 0.2 0.2

Airport Park Blvd

a CO was modeled using CALINE-4 and focuses on the average daily traffic. Background concentrations of CO were input into the model at
3.4 ppm for 8 hour and 5.6 ppm for 1 hour. Weighted-average emission factors were derived from EMFAC2011 and are based on
Mendocino County fleet mix and specific traffic volumes at the intersection. See Appendix AQ for additional information.

As shown in Table 3.2-6, the analysis demonstrated that no exceedances of the CO one or eight
hour standard would occur at any of the receptors located close to the roadways. Furthermore,
future years would have even lower background concentrations and vehicle emission factors. The
project would contribute a very small increment to localized CO concentrations. Thus, project-
related CO emissions would be less than significant.

Mitigation: None required.

Impact 3.2.4: Project operation would not create objectionable odors affecting a substantial
number of people.

Types of land uses that typically pose potential odor problems include agriculture, wastewater
treatment plants, food processing and rendering facilities, chemical plants, composting facilities,
landfills, waste transfer stations, and dairies. The Project does not include any of these land uses
or similar land uses. Therefore, the Project would not create objectionable odors that would affect
a substantial number of people, and odor impacts would be less than significant.

Mitigation: None required.

Cumulative Impacts

Impact 3.2.5: Construction and operation of the Project would result in cumulatively
considerable increases of criteria pollutant emissions.

Several other commercial projects have been approved or proposed in Ukiah. A complete list of
cumulative projects can be found in Table 4-1 of Chapter 4. According to the MCAQMD and
BAAQMD, no single Project is sufficient in size to, by itself, result in nonattainment of ambient
air quality standards. Instead, a Project’s individual emissions contribute to existing cumulatively
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significant adverse air quality impacts. In addition, according to the BAAQMD CEQA Air Quality
Guidelines, if a Project exceeds the identified significance thresholds, its emissions would be
cumulatively considerable, resulting in significant adverse air quality impacts to the region’s
existing air quality conditions (BAAQMD, 2011). Alternatively, if a Project does not exceed the
identified significance thresholds, then the Project’s contribution to the cumulative impact would
not be considered cumulatively considerable and would result in less-than-significant air quality
impacts.!

Construction emissions would result in less-than-significant impact, however, operational
emissions would result in a significant and unavoidable impact for criteria air pollutants.
Therefore Project emissions would not be cumulatively considerable over the short-term duration
of construction but would be cumulatively considerable for the long-term Project operations and
would result in a significant and unavoidable cumulative impact.

Mitigation: Implement Mitigation Measures 3.2.2a through 3.2.2d.

Impact Significance After Mitigation: Significant and Unavoidable.
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3.3 Urban Decay

This chapter analyzes the potential of the proposed Costco Wholesale Project (Project) to result in
urban decay impacts. The chapter discusses the various factors involved in assessing such impacts
and considers whether implementation of the Project would lead to significant adverse physical
effects in the built environment within the Project market area. The analysis and findings presented
in this section are based on the information contained in the “Costco Wholesale Warehouse Urban
Decay Analysis” prepared in April 2012 by ALH | ECON and included in this DEIR as Appendix F.

3.3.1 Introduction

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

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

The CEQA Guidelines also provide that physical effects on the environment related to changes in
land use, population, and growth rate induced by a project may be indirect or secondary impacts
of the project and should be analyzed in an EIR if the physical effects would be significant (see
Guidelines 15358[a][2]).

The State of California Fifth District Court of Appeal ruled that CEQA can require analysis of
physical urban decay or deterioration resulting from the development of new shopping centers
(Bakersfield Citizens for Local Control v. City of Bakersfield (2004) F044943 (Super. Ct.
No. 249669)).! The Court also ruled that the cumulative impact analysis for the proposed
shopping centers should consider all other past, present, or reasonably foreseeable future retail
projects within the project’s market area.

For the purposes of this analysis, urban decay is defined as physical deterioration to properties or
structures that is so prevalent, substantial, and lasting for a significant period of time that it
impairs the proper utilization of the properties and structures, and the health, safety, and welfare
of the surrounding community. The manifestations of urban decay include such visible conditions
as plywood-boarded doors and windows, uncontrolled truck parking, long term unauthorized use
of the properties and parking lots, extensive gang and other graffiti and offensive words painted

1 In using the term “urban decay,” the Appeals Court specifically noted that “urban decay” is distinct from “urban

blight,” which, per the California Health & Safety Code (Sections 33030 to 33039) definition, is not applicable to
this project.
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on buildings, dumping of refuse on site, overturned dumpsters, broken parking barriers, broken
glass littering the site, dead trees and shrubbery together with weeds, lack of building
maintenance, homeless encampments, and unsightly and dilapidated fencing.

It is important to recognize that, like most CEQA requirements, this standard is focused on
impacts to the physical environment and as such it requires the consideration of conditions of
disinvestment that could result in the decay of real property as a result of the defined project.2

3.3.2 Environmental Setting

Project Market Area

The market area for the Ukiah Costco Wholesale Project is the geographical area from which a
substantial majority (e.g. 70 to 90 percent) of the store’s sales will originate. ALH | ECON conducted
market analysis and fieldwork in the Ukiah region and beyond to estimate the market area for the
planned Costco store - i.e., the area from which the majority of shoppers will originate. Typically,
the definition of a market area is based on the principle that most consumers will travel to the shopping
destination most convenient to their homes given the type of goods available. In this instance, given
Costco’s focus on selling heavily discounted, bulk sale products, the market area definition is
premised upon the expectation that Costco will achieve a large consumer draw. The main determinant
of the market area, therefore, was consideration of the next nearest Costco stores, and the geographic
area located in closest proximity to the planned Ukiah Costco store. This was accomplished by
mapping the locations of all the nearest Costco stores and then determining travel time and distance
from various map locations to the Ukiah Costco store location and other Costco stores. From this,
the geographic area was identified within which the Ukiah Costco store would comprise the
closest store requiring the least vehicular travel time and distance.

Figure 3.3-1 presents a map with Costco store locations throughout much of northern California.
These include stores in Santa Rosa and Rohnert Park to the south of Ukiah, stores in Woodland
and Chico generally to the east of Ukiah, and stores in Redding and Eureka to the north. This map
shows that Costco locations are relatively sparse in the lesser populated areas of northern
California and more common in the denser areas of the region.

Combining the mapped Costco store locations in Figure 3.3-1 with travel time and distance
research resulted in a market area definition including all of Mendocino County and a large
portion of Lake County. Specifically, the Lake County area is defined as the more populated
areas surrounding Clear Lake, generally to the north of Highway 29. Areas to the south of
Highway 29 in Lake County were determined to be closer to the Santa Rosa Costco store, and
thus the market area does not include all of Lake County.

A map of the market area is presented in Figure 3.3-2. This map indicates the inclusion of all of
northern Lake County in the market area. This is the result of the method of defining the Lake

These conditions are distinct from conditions of blight which are defined by the California Health and Safety
Code (Sections 33030-33039) which instead set the standards for the adoption of redevelopment project areas.
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County portion of the market area, which is based on census tracts. For areas not defined on a
geopolitical basis, such as cities or counties, census tracts provide a strong basis for defining a
market area. This is because census tracts are defined to capture population nodes but are generally
small enough to allow customization of an area. An additional benefit is the greater ability to
obtain and analyze data at the census tract level while retaining the potential for replication by
interested parties. Because of the relatively sparse population base in Lake County, the census
tracts are large and generally radiate out from Clear Lake. Therefore, the census tracts that best
capture the population base around the lake also extend to the northern portion of the county. This
is not an undesirable result, because consumers in this area are also likely to travel to Ukiah for
major purchases, and, most importantly, this area is not heavily populated, thus their inclusion is
not a critical component of the estimated market area and associated consumer retail demand.

The Mendocino County border serves as the southern limit of the market area. As referenced
above, this determination was based on travel time and distance logistics between the proposed
Ukiah Costco location and the next nearest Costco store location. For Cloverdale, located just
over the Mendocino border in Sonoma County, the travel analysis clearly indicated that Santa
Rosa is a more convenient destination than Ukiah. Thus Cloverdale is not included in the market
area. Moreover, residents of this part of Sonoma County have more retail choices to the south in
Windsor, Santa Rosa, and other cities. Excluding Cloverdale from the market area is a
conservative assumption in terms of estimating retail demand in the analysis of sales impacts and
cumulative impacts, yet as discussed below, the analysis still assumes some increment of Costco
store demand will originate from outside the market area, so Cloverdale residents or businesses
are not analytically precluded from shopping at the Costco store.

Market Area Sales

ALH | ECON estimates that market area residents will generate 85% of the sales for the planned
Ukiah Costco store and that consumers traveling from outside the market area (e.g., travelers to
the region, Cloverdale residents, etc.) will generate the remaining 15% of revenues.

This distribution of sales is consistent with findings published by major research organizations,
such as the Urban Land Institute (ULI) and the International Council of Shopping Centers
(ICSC), which indicate that a retail store’s trade area generally supplies 70% to 90% of the store’s
sales, while the remaining 10% to 30% of sales are attributed to consumers residing outside of the
related market area. For example, ULI states the following in its Shopping Center Development
Handbook, Third Edition:

“A site generally has a primary and a secondary trade area, and it might have a tertiary
area. The primary trade area should generally supply 70 to 80 percent of the sales generated
by the site. These boundaries are set by geographical and psychological obstacles.”

ULI is a nonprofit research and education organization representing the entire spectrum of land
use and real estate development disciplines. Among real estate, retail, and economic development
professionals, this organization is considered a preeminent educational forum. Information
published by the International Council of Shopping Centers (ICSC), a trade association for the
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shopping center industry, also provides background about market area definitions. In the
publication Developing Successful Retail in Secondary & Rural Markets, the ICSC says:

“A trade area is the geographic market that you will be offering to potential retailers as a
consumer market. ... Defining a retail trade area is an art and a science. In general, a
trade area should reflect the geography from which 75-90 percent of retail sales are
generated. Different stores can have different trade areas based on their individual
drawing power and the competitive market context.”

Discussions with local commercial real estate brokers and government officials support both the
definition of the market area and the 15% estimate of out-of-area demand, given the Ukiah
Costco’s proximity to Highway 101, the market draw of existing retailers in Ukiah, and Costco’s
strong market appeal.

Major Commercial Areas in and near Ukiah

Ukiah is the retail hub of Mendocino County, drawing customers from nearby cities and unincorporated
areas, as well as tourists who travel to and through the area on Highway 101. Ukiah’s retail is
generally concentrated in five nodes within the Ukiah city boundaries and another area mostly
outside of the city boundaries on North State Street. Approaching Ukiah from the south, the first
of these nodes is along Airport Park Boulevard near the Talmage Road exit from Highway 101.
In addition to the planned Costco store site, this section of Ukiah hosts a Walmart, Food Maxx
supermarket, Michael’s craft store, Sears Hometown Store, Staples office supply, Friedman’s
Home Improvement (“Friedman’s”), a Furniture Design Center, and Tractor Supply. A branch
location of downtown Ukiah’s Schat’s Bakery is located in the Friedman’s store. Shopper volume
in this area was moderate during ALH Economics’ field research in January 2012 and occupancy
was strong with 2-3 small shop vacancies in a newer shopping area near the Sears Hometown
Store, which relocated in 2011 from an older retail center to the north. Several of the properties in
this area (e.g., Hampton Inn & Suites, Tractor Supply) are on the newer-side, and a 4,200-square-
foot U.S. Cellular Store recently opened near the Sears Hometown Store.

The intersection of South State and Gobbi streets is the center of a second, smaller retail node in
Ukiah. A large Safeway store featuring Safeway’s newer lifestyle orientation, which includes a
Starbucks and a US Bank branch, is located at the northeast corner of the intersection. Ukiah
Natural Foods, which remodeled a couple years ago, anchors a strip center on the southeast
corner, and a Rite Aid drug store is located on the northwest corner at 680 South State Street.
Each of these three stores had moderate-to-high shopper volumes during ALH Economics’ field
research.

Downtown Ukiah is a separate shopping area, which features smaller retail stores, restaurants,
professional offices, and service businesses such as hair salons, tattoo and piercing parlors, and
banks. Retail buildings in the downtown are typically older and emphasize the historic character
of the city. The scale and mix of businesses attracts local residents who enjoy the more
pedestrian-oriented shopping experience, as well as out-of-town visitors looking for unique gifts
and dining options. Most of the retail spaces in the downtown are occupied by shops, restaurants,
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and service-oriented tenants, though there were a number of smaller vacancies that were being
marketed along S. School and State streets, as well as the smaller perpendicular streets. The type
of retail shops include pet supplies, shoes, independent book stores, boutiques, toy stores, art
galleries, and gifts. Downtown also includes popular eateries, such as Schat’s Courthouse Bakery
Cafe, Patrona, and Ukiah Brewing Company, a successful brew pub, and many other coffee shops
and restaurants.

As of January 2012, when ALH Economics conducted fieldwork, there were approximately 10-12
small shop vacancies in the main downtown area. One of these vacancies, on S. School Street, has
been rented to an unknown tenant and one vacancy, at the outskirts of the downtown area, is the
result of Mendocino Baby relocating to School Street. The space taken by Mendocino Baby was a
former electronics store and was vacant only briefly prior to Mendocino Baby’s relocation. A building
known as the former Palace Hotel has been vacant for more than 20 years due to the high costs of
retrofitting the 110-year-old structure. The building is in need of many repairs, including repairs
pertaining to water damage. The City is trying to maximize City regulatory measures to encourage
the property owner to make necessary repairs.

Downtown Ukiah experienced a major vacancy in January 2012 when the U.S. Postal Service
closed the historic downtown post office. Operations from this post office were moved to an
annex at the edge of Ukiah. This closure was fought by a substantial citizen base, but to no avail.
In addition, the California Court system is planning to develop a new courthouse to serve
Mendocino County. The current Courthouse in downtown Ukiah is overcrowded and has significant
security deficiencies, functional deficiencies, and problems with access under the Americans
with Disabilities Act. Accordingly, the Court system proposes to develop a new modern, secure
courthouse. A recent Environmental Impact Report for the project identified two alternative site
locations for the new courthouse. Both locations are still in Ukiah. One site (the Library Site) is
approximately one full block away from the current location, and thus still generally within the
downtown area. The other site (the Railroad Depot site) is several blocks more distant, somewhat
adjoining the downtown area but not located downtown.

The post office closure has added to the downtown vacancies and the future courthouse closure
will do so as well. With the post office closure there is likely less pedestrian and other traffic in
downtown Ukiah, and hence less support for downtown businesses. The post office site has a new owner
and proposed improvements, but a tenant has not been identified. Future relocation of the courthouse
could further exacerbate this loss in pedestrian traffic, depending upon the selected site. For many
downtown businesses, especially restaurants, the courthouse-related business comprises a strong
component of their customer base.

On the northern and southern outskirts of the main Downtown area, commercial buildings become
interspersed with light industrial and office uses, such as car repair and commercial truck rental
facilities amongst fast food restaurants. A stand-alone Grocery Outlet store (a discount-oriented
food store with a very limited selection of general merchandise goods) located at 1203 North State
Street is interspersed among these industrial and commercial uses in the area north of Downtown.
The south end of State Street includes approximately six commercial vacancies, including the

City of Ukiah Costco Wholesale Project 3.3-7 ESA /211169
Draft Environmental Impact Report January 2013



3. Environmental Impacts, Setting, and Mitigation Measures

3.3 Urban Decay

former Ukiah Lumber (which has been partially reoccupied). Despite its vacancy, the Ukiah
Lumber property is very well maintained, characterized by recent maintenance activity. The
northern end of State Street includes two vacancies plus a third vacancy undergoing
improvements. One of these vacancies is a commercial space in a small retail strip center at the
southwest corner of Ford Road and North State Street that is anticipated to be rebuilt after
suffering fire damage.

East of downtown are two larger shopping centers, Pear Tree Center and Ukiah Orchard Shopping
Center, which have a number of larger retail stores. Pear Tree Center is an older center that has
maintained its occupancy by attracting new anchor tenants over time. A Big Kmart store in this
center was replaced by a Home Depot in the 2003-2004 timeframe and in 2009 a Kohl’s store
opened in the space previously operated by Mervyns. These are both excellent examples of anchor
retail backfilling. JC Penney, Ross Dress for Less, Big 5 Sporting Goods, and a large Lucky
supermarket also operate anchor or junior anchor stores in Pear Tree Center. The JC Penney
recently completed some store upgrades. In January 2012 ALH Economics noted two small shop
space vacancies within Pear Tree Center that were being marketed and two that were not being
marketed. Ukiah Orchard Shopping Center, which faces South Orchard Avenue on the southeast
corner of the intersection with East Perkins Avenue, is anchored by a CVS drug store and a Big
Lots. This older center has two shop space vacancies. One of these vacancies was created when
the Sears Hometown Store relocated in 2011 to Airport Park Boulevard. Prior long-term vacancies
are now occupied by an approximate 7,400-square-foot dialysis center and a 4,400-square-foot
Chinese restaurant.

The final local shopping node includes Ukiah Crossroads, another older shopping center located
just beyond Ukiah’s northern city boundaries at the northeast corner of Ford Road and North
State Street. An older, vacant restaurant called Fjord’s is located on an outparcel adjacent to this
shopping center. Ukiah Crossroads is a 110,500-square-foot center anchored by a 61,000-square-
foot Raley’s supermarket. ALH Economics notes that the Raley’s was undergoing remodeling
during the time of the field research. Other tenants include O’Reilly Auto Parts, Dollar Tree,
Fashion Bug, and local service businesses.

Willits Retail Market

The City of Willits, which is approximately 29 miles north of Ukiah on Highway 101, offers a
narrower mix of retail options than Ukiah, owing to its smaller population base and less central
location. Most of the larger stores and retail centers are located along Highway 101/Main Street,
including Evergreen Village Shopping Center and Willits Shopping Center. Smaller restaurants,
service retailers, and hotels also operate in the corridor between these two larger centers. Given
the distance to Ukiah and other retail areas, Willits residents shop locally for most groceries and
convenience items but travel to Ukiah for a more diverse selection of apparel, general
merchandise, and other goods.

Willits Shopping Center is an older center but features a larger Safeway store that was remodeled
into Safeway’s Lifestyle store format. This supermarket includes a pharmacy, a Starbucks, a
Signature Café, and a more upscale selection of grocery items, similar to the Safeway store in
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Ukiah. In addition, the Willits Safeway has an affiliated gas station. A few smaller retailers
(pizza, copy shop, salon, hardware store, fitness center) are also located in the center, and there is
a mix of smaller stores nearby. During field research, ALH Economics noted no vacancies within
the center and it appeared that the Safeway was adding to or remodeling a section of the
pharmacy area.

Evergreen Village Shopping Center is near the southern end of Willits across from a Best
Western Hotel. This retail center is anchored by a 39,500-square-foot Ray’s Foods supermarket
and a Rite Aid drug store. Ray’s Foods is a regional grocery retailer with other stores located in
the more rural areas of Northern California and Oregon. Other tenants include a Dollar Tree,
Goodwill, Curves Gym, a Radio Shack, fast food restaurants, and other local retail and services.
The property is older, but well kept. During field research ALH Economics noted two smaller
shop space vacancies that were being marketed.

Other Mendocino County Locations

Aside from Ukiah and Willits, there are no substantial shopping nodes or larger stores within the
eastern part of Mendocino County. ALH Economics did identify smaller concentrations of retail
in several of the unincorporated market area cities. These stores often included a mini-market for
groceries, a service station, small restaurants, and local services that are generally less competitive
with the Project. Residents who live nearby make convenience purchases at these establishments
while traveling further to Ukiah or Willits for larger shopping trips.

The balance of Mendocino County is also located in the market area. The cities or communities
located in this portion of the county include Covelo, Boonville, Elk, Fort Bragg, Gualala, Mendocino,
Philo, Point Arena, and others. All of these communities maintain relatively small retail bases,
and are either tourist-oriented or focused primarily on providing shopper convenience needs. As
such, these retail markets provide a narrow range of goods and are not competitive with Ukiah.

3.3.3 Regulatory Setting

Local
City of Ukiah General Plan

Within the Community Design chapter of the General Plan, the City of Ukiah has the following
goals and policies related to urban decay:

Goal CD-7: Improve the appearance of area gateways.
Policy CD-7.1: Establish public policy to enhance and improve area gateways.

Implementation Measure CD-7.1(a): Utilize redevelopment powers and other
property improvement incentives to encourage property owners to rebuild,
restore, or generally enhance the appearance of gateway areas.

Implementation Measures CD-7.1(b): Utilize volunteer efforts and make
available public rights-of-way for planting trees and flowers to improve the
gateway streetscape.
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City of Ukiah Municipal Code

The Ukiah City Code, Chapter 11 describes the requirements for Private Commercially Zoned
Property Maintenance. Specifically, Section 3402 describes prohibited nuisances, including graffiti,
broken windows, overgrown vegetation, and dilapidated building exteriors that may be detrimental
to the nearby property values and the public welfare. Other sections of Chapter 11 delineate the
City’s authority to abate nuisance conditions.

City of Ukiah Redevelopment Agency

The project site, along with the majority of the City of Ukiah, is within the Ukiah Redevelopment
District. With the elimination of Redevelopment agencies, future public investment in the
Redevelopment District may be limited.

3.3.4 Impacts and Mitigation Measures

Methodology

ALH Economics uses a retail model that estimates retail spending potential for an area based
upon household counts, income, and consumer spending patterns. The model then computes the
extent to which the area is or is not capturing this spending potential based upon taxable sales
data published by the State of California Board of Equalization (BOE) or provided by local
government municipal tax consultants. This analysis can be most readily conducted for cities,
groupings of cities, or counties, consistent with the geographies reported by the BOE.

For any study area, retail categories in which spending by locals is not fully captured are called
“leakage” categories, while retail categories in which more sales are captured than are generated
by residents are called “attraction” categories. This type of study is generically called a retail
demand, sales attraction, and spending leakage analysis. Generally, attraction categories signal
particular strengths of a retail market while leakage categories signal particular weaknesses. ALH
Economics’ model, as well as variations developed by other urban economic and real estate
consultants, compares projected spending to actual sales.

For the purpose of generating a Retail Demand, Sales Attraction, and Spending Leakage Analysis
for the Project’s market area, as well as the City of Ukiah, ALH Economics obtained taxable retail
sales data for 4th quarter 2009 through 3rd quarter 2010 as reported by the BOE and adjusted the
taxable sales to reflect total sales. These were the most recent BOE data available at the time the
EIR’s NOP was released. Using the retail sales data, combined with household counts estimated
by the U.S. Census for Ukiah and the market area (including the Lake County market area census
tracts) and income estimates provided by Claritas, Inc., ALH Economics conducted Retail Demand,
Sales Attraction, and Spending Leakage Analyses. These analyses compared total estimated
household spending to actual retail sales in both the City of Ukiah and the market area. Sales
estimates for the market area were prepared based on the available countywide BOE data, which
were then benchmarked to retail sales estimates prepared by Claritas for the portion of the market area
not coincident with existing county boundaries (i.e., the Lake County portion of the market area).
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Study Tasks

ALH Economics engaged in numerous tasks to complete this assignment. These tasks included
the following:

o Identified the Project’s market area, i.e., the area from which the majority of the Project
consumers are anticipated to originate;

e Conducted fieldwork to review the Project site and evaluate existing market conditions;

e Estimated the planned Project’s sales;

o [Estimated market area retail sales;

e Conducted retail sales leakage analyses for the Project’s market area and the City of Ukiah;

e Estimated demand generated by households added to the market area by the time the
Project is developed;

e Estimated the Project’s impacts on existing relevant retailers;
e Identified planned retail projects in the market area;

e Assessed the cumulative impacts of planned retail projects in the market area and other
relevant areas; and

o Assessed the extent to which opening of the Costco Wholesale Warehouse and the
cumulative projects may or may not contribute to urban decay.

Study Resources

Many resources were relied upon for this study. This included information provided by Costco as
well as planning departments for the cities of Ukiah, Willits, Cloverdale, and Lakeport, the community
development department for the City of Fort Bragg, the City Manager in the City of Point Arena,
and the planning departments in Mendocino and Lake counties. Government data from the California
Board of Equalization (BOE), the California Department of Transportation, United States Census
2010, and American Community Survey 2010 were also important for understanding retail sales,
demographic trends, and mean household income estimates. Additional retail sales and demographic
information prepared by Claritas, Inc., a national provider of demographic and economic data,
were also analyzed in the development of sales estimates. United States Census 2010 TIGER/Line
shape file data were utilized in the preparation of the map documents.

Business-specific data identifying retailers in the market area and beyond were obtained from
internet research; Nielsen’s Trade Dimensions data, which provides store information and performance
estimates for select retailers; and the web sites and annual reports of individual retailers and shopping
center owners. Retail MAXIM’s “Perspectives on Retail Real Estate and Finance,” for 2004, 2006,
2008, 2010, and 2011 were used for historical sales per square foot trends and the United States
Bureau of Labor Statistics Consumer Price Index for the Consumer Price Index. Retail market
performance data were provided by CoStar, a commercial real estate information company. Finally,
insight and information were provided by commercial real estate brokers from Cassidy Turley,
Keegan & Coppin, HL Commercial Real Estate, RE/MAX, Terranomics, and by local government
officials from the cities of Ukiah, Willits, Lakeport, and Cloverdale and Mendocino and Lake counties.
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Significance Criteria

For the purposes of this EIR, implementation of the proposed project would have a significant
effect on urban decay if it would:

Create multiple long-term store vacancies or result in the abandonment of multiple
buildings within the retail market served by the proposed project, which results in the
physical deterioration of properties or structures that impairs the proper utilization of the
properties or structures, or the health, safety, and welfare of the surrounding community.

In accordance with CEQA Guidelines, a project’s economic impacts on a community are only
considered significant if they lead to adverse physical changes in the environment.

Impact Analysis

Impact 3.3.1: The Project would not result in long term commercial building vacancies and
therefore would not result in increased urban decay conditions.

Projected Sales

For the purpose of the study Costco provided two sales estimates, one for the first year and one
several years later at stabilization. These estimates were $85 million and $120 million, respectively.
These sales figures are equivalent to annual average sales of $593 per square foot (based on $85
million in sales) and $837 per square foot (based on $120 million in sales)3. These figures are
inclusive of sales tax. According to figures reported in Costco’s 10K on file with the SEC, for the
fiscal year ending August 28, 2011, the average Costco store, which totals approximately
143,000 square feet, achieved $147 million in sales in fiscal year 2011. The national average sales
level equated to sales performance of approximately $1,030 per square foot. The SEC figures are
exclusive of sales tax.

As the preceding figures indicate, the Costco stabilized store sales estimate of $120 million is less
than the average Costco store. The same is the case with the estimated sales per square foot figure.
These lower sales characteristics are attributable to the nature of the anticipated market area, with
stores in less urbanized areas anticipated by Costco to perform lower than the national average.
Costco representatives shared with ALH Economics performance data for other stores with similar
market characteristics. Based on these data and Costco’s representations, ALH Economics deemed
the $120 million store sales figure to be a reasonable figure upon stabilization.

The following analysis, which provides the basis for the urban decay analysis, assumes the store
sales at the $120 million performance level. This figure is approximately 40% higher than
Costco’s first year store sales estimate. Therefore, the analysis is very conservative in its
approach, which assumes the maximum store sales will be achieved during the store’s first full
year of operations rather than several years later after the store has become established in the
marketplace and developed a customer following. To support the urban decay analysis the sales
estimates were converted to sales excluding sales tax. Based on Mendocino County taxes, post-

3 Square footage for this calculation is less than the 148,000 total, which includes ancillary (non-sales) space. Sales
area was determined using the proposed floor plan.
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tax sales $120 million is equivalent to $113.8 million pre-tax sales. The estimated Project sales
are then broken down by retail category, as shown in Table 3.3-1.4

TABLE 3.3
ESTIMATED SALES BY BOE RETAIL CATEGORY
Percentage Estimated 2013 Sales
Retail Category Distribution of Sales (in millions)
Motor Vehicle & Parts Dealers 3.4% $3.9
Home Furnishings & Appliances 9.0% $10.2
Building Materials 1.7% $1.9
Food & Beverage 49.5% $56.3
Gasoline Stations 12.0% $13.6
Clothing & Accessories 3.0% $3.4
General Merchandise 8.5% $9.7
Food Services & Drinking Places 0.9% $1.0
Other Retail 12.1% $13.7
Total 100.0% $113.8

SOURCE: ALH/ECON, 2012.

Store Sales by Type and Location of Customer
Business vs. Household Shoppers

Costco’s membership includes business and household members. Businesses with resale licenses
do not pay sales tax on the purchased items. As these items are not considered taxable retail sales,
they are not competitive with the existing retail base (they can be thought of as business to business
sales, rather than consumer spending). Based on both national and regional data this analysis assumes
that roughly 15% of Ukiah Costco store sales will be to wholesale business customers, i.e., customers
whose typical purchases are not reported as retail purchases, and 85% will be to household and
business customers that qualify to pay sales tax on taxable items. The exceptions to are gasoline
sales, all of which are allocated to retail consumers as all of these sales are assumed to be taxed,
and food sales (many of which are not taxed, and thus not affected by wholesale vs. retail customer
sales). The result is that the Costco store sales competitive with other retailers totals $98.7 million.
The balance of the sales, or $15.0 million, is assumed to be generated by wholesale customers
and not competitive with the retail base.’

Estimate of Sales Generated by Market Area Residents

ALH Economics estimates that market area residents will generate 85% of the sales for the planned
Ukiah Costco store and that consumers traveling from outside the market area (e.g., travelers to
the region, Cloverdale residents, etc.) will generate the remaining 15% of revenues. Thus, of total
retail store sales ($98.7 million), $83.9 million are estimated to be generated by household

4 See ALH ECON 2012, pages 10-14, for more information on the retail categories and sales distribution.
5 See ALH ECON 2012, Exhibit 2 for a breakdown of retail vs. wholesale customers by category.
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consumers located within the market area, and $12.8 million are estimated by be generated by
wholesale business customers within the market area.®

Sales Impacts

The urban decay analysis evaluated the extent that the proposed Costco Wholesale Project would
be expected to attract or capture new sales to the market area and/or divert sales from existing
retailers. Sales diverted from other retailers represent the future “sales shift” impacts that
represent the adverse effect on these retailers from the new competition from the project.

Recapture of Existing Sales Leakage

One potential source of demand for new retail space such as the Costco store is the share of
market area residents’ shopping that occurs outside of the market area, comprising the estimated
retail leakage. In other words, given the identification of retail leakage, market area households
clearly spend some proportion of their incomes at retail stores outside the market area, including
the concentration of retail in Santa Rosa as well as retail accessible to market area residents in the
western portion of Mendocino County. If the addition of the Costco makes the market area a
more convenient shopping destination, local and regional demand could increase through the
recapture of these sales.

Types of Leakage

The market area experiences $188.1 million in retail sales leakage.” Because of the broad range of
goods sold at Costco, all of the identified leakage categories are relevant to the Project. In
addition to this market area leakage, Costco provided information about sales achieved at other
regional Costco stores that are generated by residents and businesses from within the planned
Ukiah Costco store market area. Once the Ukiah Costco store is opened, it is logical to assume
that most of these sales will be redirected to the Ukiah Costco store. It is conservative to consider,
however, that a portion of these sales may continue to be directed to other Costco stores, depending
upon the reason why the retail or business shopper is shopping outside the market area.

Based upon information provided by Costco, market area residents and businesses spent $20.6
million at the Santa Rosa Costco store in 2011, including $3.3 million in gasoline sales. A lesser
sales amount of $4.9 at the Rohnert Park store was generated by market area residents, including
$1.0 million in gasoline sales. These sales were generated by 10,797 Gold Star and 7,538 Business
members from within the market area, comprising average sales of $1,742 per market area Costco
member.8 These $25.5 million in total sales generated from within the market area have the
potential to be recaptured and directed instead to the planned Ukiah store. Yet, as with all Costco
sales, some of these sales are generated by wholesale businesses, and thus are not comparable to
retail sales generated by market area residents. Therefore, the analysis assumes that 85% of non-
gasoline sales are generated by retail consumers, but that 100% of gasoline sales are generated
by retail consumers. In addition, most (95%) of these retail purchases are assumed to be

6 See ALH ECON 2012, Exhibit 5 for a breakdown of market area and out-of-market sales.

7 See ALH ECON 2012, Exhibit 16 for retail leakage.

8 In addition to Gold Star and Business memberships, Costco has Executive Memberships, which may either business
or personal, and are included these membership figures.
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recaptured by the Ukiah Costco store. For lack of more detailed information from Costco, the
analysis assumes the non-gasoline sales are distributed by retail category consistent with all
Costco sales.

Given the adjustments for wholesale consumer purchases and sales taxes, the $25.5 million in
sales inclusive of sales taxes is equivalent to $21.0 million in retail consumer purchases, of which
$3.6 million comprises gasoline sales. These $21.0 million in consumer retail purchases by Ukiah
market area Costco members at the Santa Rosa and Rohnert Park Costco stores are assumed to
comprise sales leakage above and beyond the noted market area leakage.

Recaptured Leakage

The enhanced shopping opportunities provided by the Costco store will serve to help recapture
existing retail leakage. The amount of recaptured leakage will depend upon the estimated amount
of Costco sales in the associated retail category and the depth of the estimated retail leakage. The
analysis assumes that if estimated Project sales are less than 25% of the estimated leakage, then
100% of the Project’s sales are anticipated to be absorbed through leakage. If the Project sales are
equal to 25% to 50% of the leakage, then 50% of the Project sales are anticipated to be absorbed
through leakage. If the Project sales comprise more than 50% of the estimated leakage then only
25% or less of the Project sales are anticipated to be absorbed through leakage.

Categories Comprising All Recaptured Leakage. There are five retail categories where the
Project’s sales are assumed to be accounted for through recaptured leakage. These include the
$2.8 million in motor vehicles & parts dealer sales, $1.4 million in building materials & garden
equipment sales, $2.5 million in clothing & clothing accessories sales, $7.0 million in general
merchandise sales, and $0.7 million in food services & drinking places sales. These sales were
assumed to be absorbed through recaptured leakage because they each comprise a relatively small
portion of the estimated retail leakage, i.e., less than 25% of leakage. Even with these amounts of
sales accounted for through recaptured leakage there will still remain a total of ($363.8) million
leakage distributed among these five categories. The Costco store’s offerings in these categories
will help broaden market area offerings but will not meet all resident shopping needs in this category.
Thus there will continue to be a need for market area residents to patronize out of market area
retailers in these categories. Alternatively, there could be demand for yet additional new retail in
the market area, assuming it is provided in market segments meeting consumer needs.

Categories with Partial Recaptured Leakage. There are two other categories of Project sales
with noted leakage that have the potential for some recapture. These categories include the Project’s
$7.4 million sales in home furnishings & appliances generated by market area retail consumers and
$9.9 million in other retail sales. For these categories, however, ALH Economics does not assume
that all Project sales will represent recaptured leakage. This is because the Project sales in these
categories comprise a very large percentage of the leakage, and it is unlikely that the Costco store
will be able to meet such a high percentage of unmet retail customer shopping needs. For example,
the store’s estimated $7.4 million in market area home furnishings & appliance store retail consumer
sales is equal to 34% of the estimated leakage, while the store’s $9.9 million in unmet market area
other retail sales is equal to 43% of the estimated leakage. Because of these high percentages, the
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analysis assumes that only a portion of the market area leakage is absorbed by the store sales.
These portions are 50% for home furnishings & appliances and 25% for other retail.” In other
words, market area consumers will continue to make home furnishings & appliances and other
retail purchases outside the market area to meet their shopping needs, such that some portion of
Project sales in these categories may constitute sales diverted from existing market area retailers.

Categories with Recaptured Out of Market Area Costco Retail Sales. In addition to the market
area’s estimated leakage, there will be the potential for existing market area retail consumer purchases
made at Costco stores in Santa Rosa and Rohnert Park to be redirected to the Ukiah Costco store.
As referenced above, these sales total $25.5 million, of which $21.0 million comprise estimated
retail consumer purchases. The adjustment from total sales inclusive of taxes to consumer retail
purchases is presented in Table 3.3-2, below. This table also identifies the estimated recaptured
out of market area Costco member purchases, assuming a 95% recapture rate. The result is a total
of $20.0 million in sales recaptured from the Santa Rosa and Rohnert Park stores

TABLE 3.3-2
OUT OF MARKET AREA COSTCO SALES
DISTRIBUTED SALES AND ESTIMATED AMOUNT RECAPTURE

Distributed Out of Market Area Sales
Sales Retail Sales
Including Adjustment
Retail Category Taxes Factor (pre-tax) Amount Recaptured
Motor Vehicle & Parts Dealers $841,745 80 $670,596 $637,066
Home Furnishings & Appliance $2,215,771 80% $1,765,244 $1,676,982
Stores
Building Materials $420,873 80% $335,298 $318,533
Food & Beverage Stores $11,716,632 83% $9,763,082 $9,274,928
Gasoline Stations $4,300,000 85% $3,644,068 $3,461,864
Clothing & Clothing Accessories $742,716 80% $591,702 $486,652
Stores
General Merchandise Stores $2,104,363 80% $1,676,489 $1,592,664
Food Services & Drinking Places $222,815 80% $177,511 $168,635
Other Retail Group $2,935,085 81% $2,382,586 $2,263,457
Total $25,500,000 NA $21,006,575 $19,956,246

SOURCE: ALH/ECON, 2012.

Notably, there are two categories of estimated recaptured sales that were not otherwise identified
as retail leakage categories in the market area. These include the food & beverage store sales and
gasoline station sales. While these categories do not analytically appear as leakage categories, it is
clear from the volume of sales achieved by the Costco stores in Santa Rosa and Rohnert Park
from within the market area that leakage does occur. This leakage, however, is subsumed within
the overall sales attraction achieved by both the City of Ukiah and the market area, and is thus
masked. Nevertheless, there is a very strong potential for such sales to be recaptured by the Ukiah
Costco store.

9 Since the “other retail” category was over 40% and represents a wide range of good, a conservative capture of 25%
was used rather than 50%.
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Total Project Recaptured Leakage

ALH Economics indicates that almost $40.5 million in Project sales will be achieved through
recaptured sales leakage across all the major merchandising categories. While this recaptured
sales leakage amount translates into new market area sales, the portion of the recaptured sales not
comprising recaptured Costco sales, i.e., $20.5 million, will occur to the detriment of other existing
retailers. Because of the nature of the leakage, this recapture will occur from retailers located beyond
the market area boundaries. Because of the wide geography of the market area boundaries, and in
the absence of a detailed survey of market area residents, it is difficult to identify which existing
retailers may experience sales reductions as a result of the Project’s recaptured leakage. In turn,
the recaptured sales span a wide range of retail categories, with the recaptured sales ranging from
$0.7 million in food & drinking places to $7.0 million in general merchandise stores. Because of
these two factors, it is unlikely that the Project’s recapture of market area shopper retail leakage
will result in losses outside the market area such that any particular store would lose sufficient
sales directly attributable to the Project resulting in store closure, and thus would not lead to
urban decay in this more generalized area.

Remaining Leakage

ALH Economics indicates that after the Costco store’s absorption of retail leakage a large amount
of market area retail leakage will still remain. This includes categories such as motor vehicles &
parts, general merchandise, clothing & accessories, and other retail. This leakage is estimated to
total approximately $382.1 million inclusive of motor vehicles & parts and $234.80 million
excluding motor vehicles & parts. Retail market activity has been relatively subdued in recent
years. However, this remaining leakage indicates that when retailers are ready to make new
investments, the market area as a whole has the potential to support a greater critical mass of retail
than is currently supported. Ukiah is the retail core of the market area. Therefore, the remaining
leakage indicates that there is the potential for yet additional large-scale retail opportunities in
Ukiah to meet market area shopping needs. The potential for yet other retailers to gain support
from the market area will be enhanced after the Costco store opens, due to the greater market
visibility and draw achieved by the Costco store.

Sales Impact

The Project is anticipated to generate a potential $46.7 million in sales diverted from other market
area retailers ($83.9 million Project sales “in market” minus recapture of existing sales leakage
and out-of-area Costco sales equals $46.7 million). The ALH Economics report examines the
effect of this sales shift to various market area retailers, including:

e Food & Beverage Stores. These stores include discount stores, conventional stores, niche
stores, and ethnic-oriented stores. $31.4 million of the sales impact would be diverted
food sales, equal to 6.4% of the market area retail sales base. The ALH Economics report
identifies 26 grocery stores in the market area that may be impacted. Of these, the Walmart
and Food Maxx in the Airport Industrial Park may experience a disproportionate impact
due to their proximity to the Project. However, these two stores are strong performers.
Stores more susceptible may include the Lucky and Grocery Outlet in Ukiah, Ray’s Food
Place in Willits, and Grocery Outlet in Lakeport. There is the potential for one of these
stores to close.
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e Home Furnishings & Appliance Stores. These sales total $2.0 million. This represents
approximately 7,667 square feet of sales floor space. This is not expected to cause an
undue hardship to a single store when spread throughout the market area. However, due
to this small size, should a vacancy occur, the potential is very high for backfill, and the
potential for urban decay low.

e Gasoline stations. The gas station impacts are estimated at $8.1 million. Due to the nature
of gasoline sales (timing and location) it is not anticipated that a particular gas station
(even one with comparatively higher prices) will feel the full burden of this sales shift.

e Other Retail. The other $5.2 million in sales occur in a variety of goods (including
pharmacy, pet supply, office, sporting goods, jewelry, and books). The level of impact
(2.8% of market area sales) is too low, and the product types too distributed, to anticipate
a significant impact a particular store.

e Downtown Ukiah. The Downtown does not have any grocery stores that would compete
with the Project, although it does have a bakery/café (Schat’s). While the type and quantity
of baked goods sold at Costco do not directly compare to small bakeries, it could have an
effect. Conversely, several members of the commercial real estate community believe that
losses to this and other downtown stores may be offset by increased shoppers in Ukiah
who may patronize downtown businesses.

Potential for Urban Decay

In developing a conclusion regarding the potential for urban decay, ALH Economics relied on the
definition presented earlier in this section, which focused on determining whether or not physical
deterioration would likely result from the opening of the Project and other cumulative retail
developments. ALH Economics’ conclusion is based on consideration of current market
conditions, findings regarding diverted sales, and the backfilling potential of existing store
spaces, as summarized below:

e Current Market Conditions. Field research, market research, and interviews that ALH
Economics conducted indicated that prevailing market area retail market conditions are
generally stable, with no major gains or losses occurring in the market. While there are
numerous smaller vacancies, the overall vacancy rates in the market area’s major commercial
markets are indicative of relatively healthy retail markets. Recent market activity, especially
in downtown Ukiah, indicates positive movement in the market, and a marked interest in
downtown Ukiah. This bodes well for the perpetuation of the downtown retail market,
even following the recent closure of the downtown U.S. Post Office and pending the
relocation of the County Courthouse in the next several years. In general, retail landlords
appear to be making necessary improvements to keep their properties competitive and/or
prepare for longer term redevelopment of their sites. A key example of this is frequent
obvious upkeep of the former Ukiah Lumber property on S. State Street. Only a few
properties in the market area, especially in the Ukiah area, are indicative of poor repair.
These are individual isolated properties and therefore are not indicative of rampant areas
of poor repair and decline.

o Diverted Sales, Store Closures, and Additional Retail Leakage. The analysis estimates
that after recapture of existing market area leakage, existing Costco store sales, and new
demand generated by household growth, there is the potential for food retailers to close in
the market area. However, even with development of the Costco store and other cumulative
projects, the market area as a whole is anticipated to be characterized by continued retail
leakage in a number of retail categories. This remaining leakage provides an opportunity for
other retailers to enter the marketplace focused on satisfying unmet retail demand. This
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potential will be greatest in Ukiah, which is the center of the regional retail market, and
where the retail draw is anticipated to grow with the added attraction of the Costco store.

® Bactkfilling Potential. The market area has a demonstrated history of attracting new tenants
when larger retail properties have become vacant. This includes Home Depot replacing
Big Kmart and Kohl’s replacing Mervyn’s. There have been no similar large scale tenant
replacements since the 2009 replacement of Mervyn’s; however, opportunities for this type
of replacement have not arisen since that time, with no new major vacancies emerging.
Instead, major retailers have demonstrated an interest in coming to Ukiah, including the
proposed expansion of the existing Walmart and Costco itself. These actions indicate that
Ukiah has market appeal to regional retailers. Accordingly, ALH Economics believes that
there is the potential for large scale vacancies that may become available pursuant to food
store closures, especially in Ukiah, to be backfilled by major retailers looking to expand
in a regional retail market like Ukiah, especially once the economy rebounds more
markedly and retailers resume major investments and expansion. While Ukiah’s experience in
backfilling grocery space is limited due to lack of opportunity, experience in other
commercial markets indicates the potential for reuse of these kinds of spaces.

e Land Use Flexibility. In addition to the potential for backfilling, some existing retail properties
have flexibility regarding prospective alternative users. The most notable example of this
is the Grocery Outlet space in Ukiah. This property is zoned Heavy Commercial C-2.
Therefore, if the Grocery Outlet closes due to competitive pressure from Costco or the
cumulative projects, the space can be used for a range of alternate uses without any change
in land use designation. These uses are varied, and include uses similar to many businesses
located nearby, including business service; cabinet shop, sign s hop, and machine shop;
construction sales and service; equipment repair shop; kennel, pet s hop, and pet services;
warehousing and distribution; and wholesale store, among others.

In conclusion, while some existing stores may experience negative impacts following the addition
of the Costco store and other cumulative retail developments, there is limited evidence to suggest
that closed store spaces will exhibit traditional signs of deterioration and decay, such as graffiti,
refuse dumping, and dilapidated fencing. Existing vacant spaces in the Pear Tree Center where
Lucky is located, one of the stores identified as possibly susceptible to closure, appear well-maintained.
This indicates that this property owner is motivated to provide strong property maintenance. Ukiah’s
only recent history with vacated large scale retail spaces, such as those that might be vacated by
Lucky or Food Maxx if one or more of those stores closes, is backfilling by retailers not previously
present in Ukiah. This, plus the recent activity leasing space in downtown Ukiah by yet other
businesses new to Ukiah, indicates that Ukiah is an inherently appealing retail market.

Ukiah’s inherent appeal as a retail market is likely to only get stronger after shoppers travel to
Costco more frequently and from a greater distance than usual to shop in Ukiah. Moreover, some
properties are well-located and have multiple alternate uses, such as the Grocery Outlet space in
Ukiah, enhancing their reuse potential. Finally, as evidenced by the level of maintenance currently
provided at Pear Tree Center, landlords have an incentive to maintain their properties, to retain
and enhance their marketability. It should be noted that when tenants vacate prior to lease expiration,
they continue to be responsible for rent and their share of building operating expenses. While not
all tenants will have the wherewithal to continue these payments, national or regional retailers
such as Food Maxx are more likely to have this capability. This is an important consideration
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because landlords will continue to receive income on these vacated spaces, which means they
would have available financial resources to continue to maintain their properties.

Based upon all these findings in combination, ALH Economics concludes that the Costco store
will not cause or contribute to urban decay.

Finding of Significance
The potential for the Costco Wholesale Project to result in urban decay in the greater Ukiah area
would be less than significant.

Mitigation: None required.

Cumulative Impacts

Impact 3.3.2: The Project, in conjunction with other development, would not result in long
term commercial building vacancies and therefore would not result in increased urban
decay conditions.

The cumulative impact analysis considers two factors. The first is the growth in households
between the time of the analysis and the time when the full economic effect of the proposed
Project would occur. This factor would tend to reduce the effect of the Project on other retail
businesses. The second factor is the development of other retail uses. This second factor would
potentially increase the economic effects upon other existing retail businesses.

New Demand Associated with Household Growth

It is estimated that it will take approximately five years for Costco sales to reach stability (the
$120 million discussed above). During this time, the increase in market area households (based
on a conservative 0.5% growth rate) would reduce the overall sales impact from $46.7 million to
$37.7 million (as a percentage, a reduction from 3.0% to 2.4% of the sales base).

TABLE 3.3-3
PROJECT IMPACTS AND PROJECT IMPACTS LESS NEW DEMAND ($ IN MILLIONS)

Project Impacts Impacts Less New Demand

Percent of Percent of
Retail Category Amount Sales Base Amount Sales Base
Home Furnishing & Appliances $2.0 6.4% $1.4 4.7%
Food & Beverages $31.4 6.4% $27.5 5.6%
Gasoline Stations $8.1 3.6% $5.8 2.6%
Other Retail $5.2 2.8% $3.0 1.6%
Total $46.7 3.0% $37.7 2.4%

SOURCES: Exhibits 17 and 19, Ukiah Costco Urban Decay Analysis (Appendix F)
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Future Retail Projects

Of the cumulative projects identified in Chapter 4, two potential cumulative retail development
projects in the market area were considered in this analysis. Information about these projects was
primarily derived from interviews with local government sources. The two projects located in the
market area and their net amount of planned retail space are as follows:

e  Guillon, Phase I, a 16,000-square-foot building located 0.3 miles from the Costco site,
approved, with 10,000 square feet occupied by a Sears Home Store that relocated from
elsewhere in Ukiah and 6,000 square feet remaining vacant; and

e Aaron’s, an approved building conversion 2.4 miles from the Costco site, involving
conversion of 6,417 square feet to retail for furniture rental.

For the sake of the cumulative analysis ALH Economics assumes both of these projects will be
developed somewhat coincident with the timeframe for the Project.

Sales figures for the two cumulative projects are estimated by ALH. No tenant is identified for the
vacant portion of the Guillon project, so a generic sales per square foot is assigned to this space.
The generic figure corresponds with a sales estimate for the broad “other retail” category. The
sales estimate for Aarons, which is a furniture rental supply company, is based on average annual
sales estimates for U.S. rental furniture chains. Both of these sales estimates are pursuant to data
aggregated and reported by Retail Maxim, a retail industry resource and publication.

The resulting sales figures are $2.2 million for the vacant Guillon project space and $1.3 million
for the Aaron’s, for a cumulative total of $3.5 million. The cumulative retail projects will compete
with the Project’s market area only to the extent that their market areas overlap. For the two cited
projects, it is assumed that there is 100 overlap between their market areas and the Costco market
area. Pursuant to these market area overlap assumptions, $3.5 million of cumulative project estimated
sales are assumed to be competitive with the Project and generated by residents within the Project’s
market area. These retail sales are then distributed by retail category, which allocates the $2.2
million in Guillon project sales to the other retail category and the $1.3 million in Aaron’s sales to
the home furnishings and appliance stores category.

In an analysis parallel to the Costco impact analysis, the cumulative project impact analysis takes
into consideration the anticipated sales by retail category from the Costco store and the cumulative
projects, focusing on the sales anticipated to originate from each project’s market area. As with
the Costco’s sales impact analysis, the cumulative projects analysis includes recapture of a portion
of the estimated market area leakage for retail categories where leakage was identified, recaptured
Costco sales, and captured new market area demand. The assumptions underlying the share of sales
recaptured for the cumulative projects are similar to the assumptions described for the Costco’s
impact analysis.

The results indicate maximum cumulative project impacts on market area retailers totaling
$40.0 million (see Exhibit 24 of Appendix F). This compares to the Costco’s impact analysis of
$37.7 million. Both of these figures reflect consideration of captured new market area demand.
The incremental increase in the cumulative case is not considered significant. In any case, the
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extent to which store closures become problematic for the market area’s retail space depends
upon the long term strength of Ukiah and the surrounding commercial corridors as well as the
likelihood of any future vacancies causing urban decay. As discussed in Impact 3.3.1, the City of
Ukiah retail market is determined to be relatively strong, and store closures that could occur are
likely to be backfilled or redeveloped within a reasonable timeframe.

Based upon these findings, the urban decay analysis concludes that the introduction of the proposed
project and cumulative projects would not likely cause urban decay (ALH | ECON, 2012).

Finding of Significance

The potential for the Costco Wholesale Project, in conjunction with other development, to result
in urban decay in the greater Ukiah area would be less than significant, and the project would
not make a cumulatively considerable contribution to cumulative urban decay impacts.

Mitigation: None required.

3.3.5 References

ALH ECON, 2012. ALH Urban & Regional Economics, Costco Wholesale Warehouse Urban
Decay Analysis, August, 2012.
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3.4 Geology and Soils

3.4.1 Introduction

This section identifies and evaluates the changes in conditions related to geology, soils, and
seismic conditions associated with implementation of the proposed Project. The analysis
addresses potentially significant geology and soil effects, and recommends mitigation measures,
where necessary, to reduce significant or potentially significant environmental impacts.

3.4.2 Environmental Setting

Regional Geology

The Project site lies within the geologic region of California referred to as the Coast Ranges
geomorphic province.! The Coast Ranges province lies between the Pacific Ocean and the Great
Valley (Sacramento and San Joaquin valleys) provinces and stretches from the Oregon border to
the Santa Ynez Mountains near Santa Barbara. Much of the Coast Range province is composed
of marine sedimentary deposits and volcanic rocks that form northwest trending mountain ridges
and valleys, running subparallel to the San Andreas Fault Zone. The Coast Ranges can be further
divided into the northern and southern ranges which are separated by the San Francisco Bay. The
Northern Coast Ranges are comprised largely of the Franciscan Complex or Assemblage, which
consists primarily of graywacke, shale, greenstone (altered volcanic rocks), basalt, chert (ancient
silica-rich ocean deposits), and sandstone that originated as ancient sea floor sediments. Franciscan
rocks are overlain by volcanic cones and flows of the Quien Sabe, Sonoma and Clear Lake volcanic
fields (CGS, 2002).

Site Geology

The Project is located within the Ukiah Valley which is a north-south trending valley between the
Coast Ranges and Mayacamas Mountains in Northern California. Ukiah Valley is typical of the
valleys found in the Northern Coast Ranges geomorphic province, where high sediment loads
from the erosion of surrounding uplifted mountainous terrain are deposited.

Bedrock formations surrounding the valley include marine sedimentary rocks, the Franciscan
Complex — a heterogeneous assemblage of graywacke, shale, altered volcanics, chert, limestone,
and greenstone, and unconsolidated/semi-consolidated alluvial and terrace deposits. These
formations are typically very weathered and produce abundant gravel and sand sized sediments.

Topography

The regional topography of the Ukiah Valley generally slopes towards the Russian River, the
major drainage of the valley. The Project site is relatively flat with an elevation of
approximately 600 feet above sea level. The Project site is currently undeveloped.

1A geomorphic province is an area that possesses similar bedrock, structure, history, and age. California has

11 geomorphic provinces (CGS, 2002).
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Soils

A soil survey for Mendocino County was conducted by the United States Department of
Agriculture, Natural Resources Conservation Service (NRCS) which creates maps of surface
soils for use in land use planning decisions. On the Project site, NRCS identified and mapped
three soil mapping units that make up the majority of the site: Russian Loam (0 to 2 percent
slopes), Pinole gravelly loam (0 to 2 percent slopes), and Cole clay loam (0 to 2 percent slopes)
(USNRCS, 1991).

The Russian Loam series is the dominant soil located on the Project site. These soils are
considered to be fluvially derived which means the soils were originated from surface water
deposits. The Project site soils are generally very shallow loam soils and are underlain by very
fine sandy loam to silt loam and much coarser gravel deposits. These soils are well drained and
have moderate soil erosion potential. The shrink-swell potential for the Project site is considered
low at less than 3 percent. Shrink-swell characteristics are related to expansive soils and soils
with a shrink-swell rating greater than 3 percent that can cause damage to buildings, roads, and
other structures (USNRCS, 1991).

Seismicity

The Project site is located in a seismically active area with an active fault relatively nearby. The
Maacama fault zone is located approximately 2 miles northeast of the Project site. The Maacama
Fault Zone (MFZ) extends 114 miles northward from east of Healdsburg to north central Mendocino
County. The MFZ is identified by the California Geological Survey as an active fault under the
Alquist-Priolo Earthquake Fault Zoning Act on the basis of historic and on-going tectonic creep
along the fault and geomorphologic evidence of fault rupture. Recent evidence of moderate
earthquakes on the MFZ includes moment magnitude 4.3 and 4.4 events in December 2001. The
fault has not generated a known historic earthquake which resulted in surface fault rupture.
However, on the basis of the length of the fault, creep rates, and evidence of displacement in the
last 11,000 years, the fault is considered active and capable of generating a moment magnitude 7.1
earthquake. However, an earthquake of moment magnitude 6.6 was estimated by ABAG to be the
characteristic earthquake for the MFZ; an earthquake of this magnitude would be expected to
generate significant ground shaking at the Project site.

While the Moment and Richter magnitudes are a measure