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Mark Twain Family Medical Center
Addendum to the Mark Twain Family Medical Center
Initial Study/Mitigated Negative Declaration (IS/MND)
Previously Certified by the City of Angels Camp 12/10/2015
This addendum to the IS/MND certified by the City of Angels Camp Planning Commission on
12/10/2015 for the Mark Twain Family Medical Center is being prepared pursuant to Section
15164 of the state guidelines for the implementation of the California Environmental Quality Act
(CEQA). In accordance with those guidelines, the City of Angels Camp has determined the
following in accordance with Section 15162 of the CEQA guidelines and as detailed herein:
a. No substantial changes have been made in the project requiring major revisions due to
the involvement of new significant environmental effects or a substantial increase in the
severity of the previously identified significant effects. The proposed project has been
reduced in size by nearly half (19,000± square feet reduced to 10,128± square feet) and
eliminates one entrance off Stanislaus Avenue; therefore, potential impacts are of a
lesser extent than previously identified.
b. No substantial changes have occurred with respect to the circumstances under which the
project is being undertaken. No new developments, significant increases in traffic,
deterioration in air quality, changes to infrastructure capacity, or other relevant
circumstances have changed that would alter the nature or extent of impacts associated
with the project. Instead, regulatory guidelines for the listed Valley elderberry longhorn
beetle have been updated since 2015 resulting in the elimination of a mitigation measure
previously required to address potential biological impacts.
c. No new information of substantial importance which was not known and could not have
been known with the exercise of reasonable diligence at the time of the previously
completed Mitigated Negative Declaration shows that: i) the project will have one or more
significant effects not discussed in the previous MND, significant effects previously
examined will be more severe than previously discussed, mitigation measures or
alternatives previously found infeasible would in fact be feasible, mitigation measures or
alternatives considerably different than those analyzed previously would reduce one or
more effects on the environment but the project proponents decline to adopt the
mitigation measure or alternative. No new information related to the project, its
surroundings or potential impacts have occurred. All identified impacts are being
mitigated to a level of less than significant. No alternatives or mitigation measures were
rejected under the 2015 IS/MND and no new alternatives or mitigation measures have
been identified that would significantly reduce impacts associated with the project.
d. No changes to the project or its circumstances have occurred and no new information
has become available since adopting the 2015 IS/MND that would trigger the necessity
to prepare a subsequent IS/MND (see paragraph a).
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Addendum to the Mark Twain Family Medical Center
1. Project Description (Summary)
Conditional Use Permit and Site Plan Review for:
A 24±-foot high (highest point), 10,128± square foot, one-story out-patient medical clinic
with 52± parking spaces on a 3.42± acres (net) parcel. 1 The proposal anticipates: 15±
employees per shift, a single ingress/egress from Stanislaus Avenue, an emergency turnaround, a connection to an emergency access road in the southwest portion of the site, and
an 8± foot-above-average-grade decorative concrete fence between the residential
subdivision to the south and the proposed facility. Note: This is a revision to a use permit
and site plan previously approved by the City of Angels Camp in 2015 for a two-story
19,000± square foot medical clinic with 95± parking spaces.
A 19,000± square foot two-story out-patient medical clinic not to exceed 35’ in height with
95± parking spaces on 3.42± acres (net) 2. Approximately twenty-six employees are
expected at the site. Primary access is proposed from Stanislaus Avenue. An entry-only
driveway is proposed in the northeast corner of the project site and a two-way driveway is
proposed at the southeastern corner of the site. An emergency access lane would
extend to the southwestern portion of the site.

2. Project Location
590 Stanislaus Avenue, Angels Camp, CA. West side of Stanislaus Avenue behind Froggy’s
Carwash. A portion of Sections 28 & 33, T3N, R13E, MDB&M. Assessor’s Parcel Number
058-024-016. Approximately 38004’35.83”N, 120033’03.72”W

3. Applicant
Larry Cornish Ed Gonzales for Mark Twain Family Medical Center

4. Owner:
Mark Twain Health Care District
768 Mountain Ranch Road
P.O. Box 535
San Andreas, CA 95249

5. Finding of No Significant Impact
Based on information contained in the Initial Study, including incorporation of the mitigation
measures identified herein, there is no substantial evidence that the project will have a
significant adverse effect on the environment.

6. Initial Study
A complete description of the project and an initial study which identifies the potential effects
1

Assessor’s maps indicate a 4.22 acre parcel. The subject parcel underwent a parcel split that created 058-024013 (0.58 acre). However the acreage of the new parcel apparently wasn’t subtracted from the original parcel.
Therefore, 058-024-016 is actually 3.64 acres (gross). The 3.64 acres (gross) includes a portion of Stanislaus
Avenue. Removing Stanislaus Avenue from the parcel results in a 3.42 acre (net) parcel.

2 Assessor’s

maps indicate a 4.22 acre parcel. The subject parcel underwent a parcel split that created 058-024-013
(0.58 acre). However the acreage of the new parcel apparently wasn’t subtracted from the original parcel.
Therefore, 058-024-016 is actually 3.64 acres (gross). The 3.64 acres (gross) includes a portion of Stanislaus
Avenue. Removing Stanislaus Avenue from the parcel results in a 3.42 acre (net) parcel.
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of the project, by subject, may be reviewed at, or obtained from the Angels Camp Community
Development Department located at 200 “B” Monte Verda Avenue, P.O. Box 667, Angels
Camp, CA 95222 during regular business hours 8:00 a.m. to 4:00 p.m. (Closed 12:00 p.m.
to 1 p.m.), Monday through Friday, (209) 736-1346.
A public hearing to consider adoption of this Initial Study and Mitigated Negative Declaration
for this project is tentatively scheduled for December 10, 2015 before the Angels Camp
Planning Commission. To verify the time and location of upcoming public meetings
scheduled for the project, please visit www.angelscamp.gov and select “Planning
Commission.”

Figure 1: Site Location
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Figure 2: Site Plans (Note: No lawn/turf is proposed for this project)
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Figure 3: General Information
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Figure 4: Preliminary Site Plan

6|Page

Figure 5: Preliminary Site Plan

Verticrete to surround trash
receptable
Chain link w/slats to surround
propane tank
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Figure 6: Exterior Elevations
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Figure 7: Material Board
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Angels Camp
Mark Twain Family Medical Center
Conditional Use Permit/Site Plan Review

Initial Study and Environmental Checklist
1.

Project Title
Mark Twain Family Medical Center Conditional Use Permit & Site Plan Review

2.

Lead Agency Name and Address
Angels Camp
Community Development Department
200 “B” Monte Verda Avenue
P.O. Box 667
Angels Camp, CA 95222
(209) 736-1346

3.

Contact Person and Phone Number
David Hanham, Director of Building and Planning
City of Angels Camp
P.O. Box 667
200 “B” Monte Verda Avenue
Angels Camp, CA 95222
davidhanham@angelscamp.gov
(209)736-1346 (phone)
(209) 736-9048 (fax)

4.

Project Location
590 Stanislaus Avenue, Angels Camp, CA. West side of Stanislaus Avenue behind
Froggy’s Carwash. A portion of Sections 28 & 33, T3N, R13E, MDB&M. Assessor’s
Parcel Number 058-024-016. Approximately 38004’35.83”N, 120033’03.72”W.

5.

Project Sponsor’s Name and Address
Ed GonzalesLarry Cornish for Mark Twain Health Care District

Mark Twain Health Care District
768 Mountain Ranch Road
P.O. Box 535
San Andreas, CA 95249
6.

General Plan
Community Commercial (CC)

7.

Zoning
Central Commercial (CC)

8.

Project Description
Conditional Use Permit and Site Plan Review for:
A 24±-foot high (highest point), 10,128± square foot, one-story out-patient medical clinic with 52±
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parking spaces on a 4.2± acres (gross), 3.45± acres (net) parcel. The proposal anticipates: 15±
employees per shift, a single ingress/egress from Stanislaus Avenue, an emergency turn-around, a
connection to an emergency access road in the southwest portion of the site, and an 8± foot-aboveaverage-grade decorative concrete fence between the residential subdivision to the south and the
proposed facility. Note: This is a revision to a use permit and site plan previously approved

by the City of Angels Camp in 2015 for a two-story 19,000± square foot medical clinic with
95± parking spaces.

A 19,000± square foot two-story out-patient medical clinic not to exceed 35’ in height with
95± parking spaces on 3.42± acres (net). Approximately twenty-six employees are
expected at the site. Primary access is proposed from Stanislaus Avenue. An entry-only
driveway is proposed in the northeast corner of the project site and a two-way driveway is
proposed at the southeastern corner of the site. An emergency access lane would
extend to the southwestern portion of the site.
9.

Setting and Surrounding Land Uses
Table 1 details the surrounding land uses. A small knoll sits near the central portion of
the site at an elevation of approximately 1560’ above mean sea level. The site slopes
downward from the knoll northerly towards SR 49 and downward to the east towards
Stanislaus Avenue with moderate slopes. Vegetation includes annual grassland, blue
oaks, some scattered valley oaks, star thistle and assorted native wildflowers.

Table 1: Surrounding Land Uses
Direction
North

Land Use
Froggy’s Carwash
Pre-school

Zoning District

General Plan Designation

Central Commercial (CC)

Community Commercial (CC)

Suburban Commercial (SC) apartment

Single Family Residential
(SFR)

Single-family residential
district (R-1)

Public (P) - School

SR 49
South

Apartment complex,
Single-family
residences
San Joaquin Ave.

East

Mark Twain
Elementary School

Public Service (PS)

Stanislaus Avenue

Central Commercial (CC)

Community Commercial (CC)

Central Commercial (CC)

Community Commercial (CC)

Professional/Office
complexes
West

Motel
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10.

Other public agencies whose approval is or may be required:

Required Permits, Approvals, Agreements

Agency

National Discharge Elimination System (NPDES)
Stormwater Permit

State Water Resources Control
Board

Encroachment Permits

Caltrans (SR 49)
Angels Camp (Stanislaus Ave)

Grading Permit

Angels Camp

Final Landscape/Lighting Plan

Angels Camp

Building Permit

Angels Camp

Drainage Improvement Plan

Caltrans
Angels Camp

11.

Incorporation by Reference
The following documents are hereby incorporated by reference. The documents are
available for review at the Angels Camp Community Development Department located at
200 “B” Monte Verda Avenue, P.O. Box 667, Angels Camp, CA 95222 during regular
business hours 8:00 a.m. to 4:00 p.m. (Closed 12:00 p.m. to 1 p.m.), Monday through
Friday; (209) 736-1346.
Aspen Street Architects. October, 2015. E-mail correspondence with project engineer
re: on and off-site drainage improvements.
Cal State Engineering, Inc. Revised August 26, 2011. Off-Site Drainage Study CHWMark Twain St. Joseph’s Hospital Family Medical Center Calaveras County APN 058024-016 CSE 100112.
Condor Earth Technologies. March 31, 2011. Geotechnical Engineering Study
Proposed Mark Twain Family Medical Center 590 Stanislaus Avenue Angels Camp,
CA. Condor Earth Technologies, Inc. Stockton, CA.
Ibid. May 21, 2015. Memo updating the Geotechnical Engineering Study, Proposed
Mark Twain Family Medical Center, 590 Stanislaus Avenue, Angels Camp, California.
Francis, Charla M. April 2011. Cultural Resources Survey CHW Mark Twain Hospital
Clinic Angels Camp, California. Francis Heritage Services, LLC, Sonora, CA.
KDAnderson & Associates, Inc. September 21, 2015. Traffic Impact Analysis for the
Mark Twain Medical Center Angels Camp, CA.
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Ibid. October 30, 2015. Mark Twain Medical Center Angels Camp, CA Air Quality
Study. KD Anderson & Associates, Inc., Loomis, CA.
Ibid. September 13, 2017. Traffic Signal Warrant Analysis for SR 49/Stanislaus Avenue
Intersection, Angels Camp.
Ibid. September 13, 2017. SR 49 / Stanislaus Avenue Screenline Intersection Control

Evaluation (ICE) Analysis Results
United States Fish and Wildlife Service. July 9, 1999. Conservation Guidelines for the
Valley Elderberry Longhorn Beetle.
United States Fish and Wildlife Service. Accessed September 18, 2017. Environmental
Conservation Online Center (ECOS). Valley elderberry longhorn beetle
(Desmocerus californicus dimorphus) current range.
https://ecos.fws.gov/ecp0/profile/speciesProfile?sId=7850#currentRange
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Environmental Factors Potentially Affected
The environmental factors checked below would be potentially affected by this project, involving
at least one impact that is a "Potentially Significant Impact" as indicated by the checklist on the
following pages.



Aesthetics



Agriculture Resources



Air Quality



Biological Resources



Cultural Resources



Geology /Soils



Hazards & Hazardous
Materials



Hydrology / Water Quality



Land Use / Planning



Mineral Resources



Noise



Population / Housing



Public Services



Recreation



Transportation/Traffic



Utilities / Service Systems



Mandatory Findings of Significance

DETERMINATION: (Completed by the Lead Agency)
On the basis of this initial evaluation:



I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.



I find that although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the project
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.



I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.



I find that the proposed project MAY have a "potentially significant impact" or "potentially significant unless
mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier document
pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on the earlier
analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must
analyze only the effects that remain to be addressed.



I find that although the proposed project could have a significant effect on the environment, because all potentially
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant
to applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing
further is required.

David Hanham, Environmental Coordinator
Director of Building and Planning, Angels Camp

Date
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Evaluation of Environmental Impacts
1)

A brief explanation is required for all answers except "No Impact" answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each
question. A "No Impact" answer is adequately supported by the referenced information sources
that show the impact simply does not apply to projects like the one involved (e.g., the project falls
outside a fault rupture zone). A "No Impact" answer is explained where it is based on projectspecific factors as well as general standards (e.g., the project will not expose sensitive receptors
to pollutants, based on a project-specific screening analysis).

2)

All answers must take account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

3)

Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than significant
with mitigation, or less than significant. "Potentially Significant Impact" is appropriate if there is
substantial evidence that an effect may be significant. If there are one or more "Potentially
Significant Impact" entries when the determination is made, an EIR is required.

4)

"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the
incorporation of mitigation measures has reduced an effect from "Potentially Significant Impact" to
a "Less Than Significant Impact." The lead agency must describe the mitigation measures, and
briefly explain how they reduce the effect to a less than significant level (mitigation measures from
Section XVII, "Earlier Analyses," may be cross-referenced).

5)

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.
Section 15063(c)(3)(D). In this case, a brief discussion should identify the following:
a)
b)

c)

Earlier Analysis Used. Identify and state where they are available for review.
Impacts Adequately Addressed. Identify which effects from the above checklist were
within the scope of and adequately analyzed in an earlier document pursuant to applicable
legal standards, and state whether such effects were addressed by mitigation measures
based on the earlier analysis.
Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures
Incorporated," describe the mitigation measures which were incorporated or refined from
the earlier document and the extent to which they address site-specific conditions for the
project.

6)

The Lead Agency has incorporated, where possible, into the checklist references to information
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously
prepared or outside document has, where appropriate, included a reference to the page or pages
where the statement is substantiated.

7)

Supporting Information Sources: A source list is attached, and other sources used or individuals
contacted are cited in the discussion.

8)

The explanation of each issue identifies:
a)
the significance criteria or threshold, if any, used to evaluate each question; and
b)
the mitigation measure identified, if any, to reduce the impact to less than significance
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Environmental Issue or Topic
The following directional terminology is used throughout this report:

SR 49
Northern
Project
Boundary

Western
Project
Boundary

Eastern
Project
Boundary
Southern
Project
Boundary

N
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I.

AESTHETICS
Figure 8: View looking north towards SR 49

Figure 9: View looking southwest from SR 49/Stanislaus Ave.
(Balloons @ 35’ – end of red arrow)
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The project site is visible from:
•
•
•
•

Stanislaus Avenue and professional/medical office complexes (to the east),
An apartment complex and single-family residences (to the south),
A motel (to the west), and
A commercial carwash, daycare, and SR 49(to the north)

The project site is currently open space composed of annual grasslands and scattered oaks
woodlands surrounded by urban development.
Would the project:
a) Have a substantial adverse effect on a scenic vista?
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The site does not encompass a scenic vista. Therefore, no impacts to a scenic vista are
anticipated.
b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings and
historic buildings within a state scenic highway?
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The site is located adjacent to and is visible from SR 49. The state has designated this
segment of SR 49 as eligible for scenic-highway status in recognition of the outstanding
scenic vistas visible from the routes. However, a formal designation has not occurred.
The California Public Resources Code (Sections 5070-5077.8) California Recreational Trails
Act designates “State Highway Route 49” as a heritage corridor. A heritage corridor is a
regional, state, or nationwide alignment of historical, natural, or conservation education
significance, with roads, state and other parks, greenways, or parallel recreational trails,
intended to have guidebooks, signs, and other features to enable self-guiding tourism, and
environmental conservation education along most of its length and of all or some of the
facilities open to the public along its length, with an emphasis on facilities whose physical
and interpretive accessibility meet “whole-access” goals.
Section 5077.6 of the Public Resources Code designates Highway 49 as a heritage corridor
“because of its clear function as the interpretive highway of the Gold Rush, and because of
outstanding efforts of public agencies and the private sector to increase accessibility to
physically disabled persons along parts of its route.” The corridor includes all sections which
link the counties of Sierra, Nevada, Placer, El Dorado, Amador, Calaveras, Tuolumne,
Mariposa, and Madera and is officially known as the Golden Chain Highway.
No historic buildings will be removed on the vacant parcel. Large oaks along the easterly
project boundary will be preserved except for those currently dead or dying. No visible
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significant rock outcrops exist on site. Balloons were elevated to 35’ in the air to determine
the extent to which the proposed building could be visible from SR 49 (the current application
reduces the height from 35’ to 24’). As indicated in the preceding figureFigure 9, the
building will be partially visible from SR 49; however, given the intervening carwash and
vegetation, the building is not highly visible to traffic along SR 49. In addition, the proposed
building will be surrounded by other professional, commercial and residential buildings
consistent with the pre-existing back-drop along this segment of SR 49. In short, the
proposed project will not alter any of the Gold Rush elements or historic structures
contributing to SR 49’s designation as a heritage corridor, is not highly visible from SR 49,
and blends with the existing commercial pattern of development along this segment of SR
49. Therefore, no significant adverse impacts are anticipated.
c)

“Substantially degrade the existing visual character or quality of the site and its surroundings?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
In general, the perimeter of the project site is covered with native oaks, a significant aesthetic
element of the site that ties it to the natural rural setting of the Angels Camp community and the
surrounding neighborhood. Removing all or most of the large on-site oaks would eliminate this
important visual element that ties the site to its natural, rural surroundings—a potentially
significant adverse impact. However, the project’s landscaping plan calls for the retention of
several of the large, on-site native oak trees that contribute to the site’s existing visual
character—in particular the large blue oaks and live oaks along Stanislaus Avenue and the large
blue oak located between the residences to the south and the proposed southwesterly/rear staff
entrance. The long-term preservation of these oaks will maintain the site’s tie to its natural, rural
surroundings. However, grading, excavation for utilities, and even overwatering from new
landscaping within the driplines of these native trees could weaken the trees resulting ultimately
in their death and removal. To ensure the long-term survival of the large oak trees designated
for preservation on site, the following mitigation is proposed:
AES-1:

Oak trees designated for retention on site shall comply with the following:
i.

Prior to site disturbance (issuance of a grading or building permit or
vegetation removal, whichever occurs first); applicant shall erect orange
safety fencing encompassing, at a minimum, the driplines of all blue, live
and/or valley oaks to be retained on site. Fencing shall remain in place until
issuance of an occupancy permit unless otherwise authorized by the Planning
Director.

ii.

No equipment or materials shall be stored within the driplines of the oaks.

iii.

The applicant shall retain a qualified arborist. “Qualified” shall be as
determined by the City.

iv.

No project activity shall occur within the dripline fencing for oaks without prior
review and approval by the project arborist. The project arborist shall have
authority to propose alternative methods for undertaking activities that
encroach within driplines where necessary ensure their long-term survival
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(e.g., boring rather than trenching for utilities). Where the project proponent
disagrees with the recommendations of the arborist, the Planning Director’s
determination shall prevail.
v.

Utility or other trenching or soil disturbances within the root zones shall be
prohibited unless no other feasible alternative exists. If unavoidable, utility
installation within the driplines of trees shall be accomplished under the
supervision of the project arborist.

vi.

No grading and no grade changes shall occur within the drip zones. If
unavoidable, grading and/or grade changes within the driplines of trees shall
be accomplished under the supervision, and per the recommendations, of the
project arborist.

vii.

Prior to installing landscaping, the project arborist shall provide a letter to the
City verifying that the proposed irrigation schedule and proposed planting
materials to be located within the driplines of the existing oaks on site shall
not be detrimental to the long-term survival and health of the oaks.

The project’s preliminary landscaping plan calls for planting 119± live oaks (Quercus wislizenii),
119± Shumard oaks (Quercus shumardii), 1022± Mondell pines (Pinus elderica) and a variety of
ornamental trees [red maple (6), crape myrtle (14), and Chinese pistache (4)]. Live oaks are
native to the area and well-suited to the site’s rural setting. Shumard oaks, although not native
to Calaveras County, resemble California black oaks (Quercus kelloggii) which are native to the
County) and, therefore, would be visually consistent with the rural setting. Mondell pines (aka
Afghan or elder pines) are not native to Calaveras County and are often considered a desert tree
(Figure 10). These trees are proposed primarily as screening along the western and
southwestern property lines. They do not resemble native pines.
Several native oaks shall be removed for project construction including native Valley oaks
(Quercus lobata), live oaks, and blue oaks. A limited number of foothill grey pines also will be
removed. The following measure is proposed to assist in blending the newly developed site with
the site’s surrounding native rural character while maintaining some native oak diversity on the
site:

AES-2

Prior to site disturbance, the project proponent shall submit a revised landscaping
plan to the City for review and approval incorporating at least ten blue oaks (Quercus
douglasii) into the landscaping plan. It is recommended (but not required) that the
blue oaks replace some of the proposed non-native Mondell pines.
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Figure 10: Modell Pine
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To insure ongoing maintenance of native trees on site, the following mitigation monitoring
measure is included:
AES-3

Throughout the life of the project; native trees on site shall be maintained in a safe,
healthy and viable manner. Dead or dying materials shall be replaced with native
plants of like species within three months of receiving notification from the
Community Development Department.

Heating/Ventilation and Air Conditioning (HVAC) units and/or communications equipment and
other utilities projecting from rooftops or erected on other portions of the site would be
inconsistent with the visual quality and rural setting of this portion of the Angels Camp
community—a potentially significant adverse impact. Project design features include
architectural features to screen HVAC equipment. To ensure that remaining equipment (or
potential future equipment) will not adversely alter the site character; the following mitigation
measure is proposed:

AES-4

Throughout the life of the project; all electrical infrastructure, communications
equipment, generators, mechanical devices, trash and recycling areas, HVAC
equipment and related support facilities shall be screened with landscaping and/or
by lattice, architectural features or similar screening. Prior to installing new
appurtenances not previously approved on site, the landowner shall submit design
details to the Planning Department for review and approval.

A monument sign is proposed at each of the site’s two entrance driveways. Specific plans for
project sign designs have not been submitted and will be subject to a separate permit. Interiorlit signs may create glare inconsistent with the rural setting of Angels Camp and surrounding
properties – a potentially significant adverse impact. The following mitigation measure is
proposed to reduce that potential impact:
AES-5

Detached project signage shall be exterior lit (i.e., not interior lit).

Proper implementation of the preceding mitigation measures should reduce the potential
impacts on visual character/visual quality to a level of less-than-significant.

d)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The project’s proposed outdoor lighting plan includes three types of lights: those attached to the
building itself, pole lights, and bollard lights. All exterior lighting is to be controlled by an
astronomic timer (i.e., a timer that uses the site’s geographical location to automatically
determine dusk/dawn time). Per the project proposal, at a time to be “determined by the
landowner,” all bollard lights and half of the pole lights (every other one) are to be switched off.
Remaining lights are to remain on throughout the night and be switched off at dawn. Pole lights
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additionally have integral motion sensors that dim lights by 50% without motion and return to full
brightness upon detecting motion.
As shown in the following figures, proposed lighting is aimed downward and is, therefore, not
expected to affect the night sky. Adjacent commercial and office uses closed at night are
unlikely to be affected by potential glare. It is further noted that the project’s proposed pole
lights are nearly identical to those used in the parking lot of the adjacent motel. Therefore it is
intimated that using lighting on the proposed project site consistent with lighting currently used at
the motel would have a low likelihood of interfering with motel uses. However, the potential
exists for light/glare to shine onto adjoining residential properties to the south—a potentially
significant adverse impact.
The project description includes shutting off bollard lights at night. Therefore, bollard lighting is
not expected to affect residents. The project’s lighting plan also calls for shutting off half of the
pole lights at a time to be determined by the applicant. Dependent upon the time designated for
shut-off, this would reduce potential glare impacts on adjacent residents. Finally, plans include
provisions for using motion sensors on the 50% of pole lights remaining on. Sensors will dim
pole lighting by 50% in the absence of motion and will only return to full light in response to
motion. This will further reduce the potential impact on adjacent residents. However, for those
poles remaining lit, glare onto adjacent residential parcels could occur. Similarly, small animals
or other non-security related disturbances could trigger motion sensors on lit light poles near
residences triggering dimming and brightening and potentially disrupting sleep.
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Figure 11: Poles - Parking Lot Driveway (Type P1, P3 similar but with Type II Optics)
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Figure 12: Light Poles Parking Lot/Driveway (Type P2)

25 | P a g e

Figure 13 Bollard Lighting (S1 Type)

Figure 14: Wall Sconces
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To further minimize the potential impact of lighting on residences to the south, and to ensure that
lighting is timed to correspond to the likely sleep periods of residents bordering the site, the
following mitigation measures are proposed:
AES-6

Prior to issuance of a Building Permit or Site Disturbance, whichever occurs first;
a final lighting plan shall be submitted to the Planning and Building Department
for review and approval and shall include, at a minimum:
i.

All exterior lighting will be controlled for switch-on/switch-off by an astronomical
timer

ii.

No later than 9:00 p.m. on weeknights and 10:00 p.m. on weekend nights; all
bollard lights and half of the pole lights (every other one) shall be switched off.
Pole lights remaining on shall be dimmed by 50%. Pole lights located more
than 100’ from the common boundary between the project site and residences
to the south shall include integrated motion sensors that dim pole lighting to
50% in the absence of motion and brighten upon detecting motion. Pole
lighting 100’ or closer to the common boundary between the project site and
residences to the south shall remain dimmed at 50% and shall not brighten in
response to motion. All wall sconces along those portions of the building
shining towards residences shall be dimmed by 50% and will not brighten in
response to motion.

iii.

The Planning Director may require minor alterations to the timing of light
fixtures and implementation of the preceding measures where such deviations
can provide both reduced impacts to neighboring residences and maintain
staff and site safety.

The project proposes a 7’an 8-foot concrete decorative rock wall between the common property
line between the project site and residences (See Figures 3 and 10). Because pole lighting will
range in height from 14’ to 18’ and glare may escape at any point below these heights, the
following mitigation measure is proposed to provide maximum glare protection for adjacent
properties:
AES-7

The proposed 7’ 8-foot concrete wall shall be increased to 8 feet high and shall
extend along the entire common property line between the project site and
residences to the south. Wall height shall be measured from average ground
height to the top of the concrete wall “panel” (i.e., measurements do not apply to the
height of posts or decorative columns that will exceed 8 feet). Final design and
colors for the concrete wall shall comply with the wall included on site plans
submitted April 28, 2017 (Sheet GI-001).

Proper implementation of these measures is expected to reduce the potential for significant
impacts resulting from light or glare on adjoining residential properties to a level of less-thansignificant.
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II. AGRICULTURAL RESOURCES
Would the project:
a)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The state’s Farmland Mapping and Monitoring Program does not include Calaveras County.
Therefore, county soils are not formally classified by the state in terms of their agricultural
productivity as prime, unique or important.
The USDA Natural Resources Conservation Service (NRCS) is charged with the survey of soils
within each county. Calaveras County soils were last inventoried in 1966. The NRCS is currently
updating the soils survey and completion is pending. Per the Angels Camp 2020 Environmental
Impact Report, on-site soils are identified as part of the Guenoc-Stonyford Association with a parent
material of partly weathered greenstone ranging to a depth of 12-55 inches. Soil characteristics
indicate that this soil type is unsuitable for cultivation, but may be suitable for range use.
However, given the site’s small size (4.223.42± acres) and that it is entirely surrounded by urban
development (i.e., is an infill parcel), the commercial agricultural potential of the site is
considered negligible and no significant impact related to the conversion of important farmlands
is anticipated.
b) “Conflict with existing zoning for agricultural use, or a Williamson Act contract?”
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The site is not zoned for agricultural use and is not subject to a Williamson Act Land
Conservation Contract. Therefore, not potentially significant adverse impacts associated
with converting important agricultural land is anticipated.
c) “Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources
Code section 12220(g)), timberland (as defined by PRC Section 4526) or timberland zoned
Timberland Production (as defined by Government Code section 51104(g))?“
d) Result in the loss of forest land or conversion of forest land to non-forest use?
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
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The site is zoned Central Commercial and does not qualify as forest land or timberland as
defined by either the Public Resources or Government Codes. Therefore, no conversion of
timber or forest lands will occur and no impact is anticipated.
e)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
See above responses a-e.

III-A. AIR QUALITY
Angels Camp is located in Calaveras County, which is located in the Mountain Counties Air
Basin (MCAB). Local air quality jurisdiction within the MCAB is given to each of the separate
counties. Therefore, Angels Camp is under the jurisdiction of the Calaveras County Air Pollution
Control District (CCAPCD).
Air quality in the project area is influenced mostly by pollutant transport from upwind areas, such
as the San Joaquin Valley, but also by local emission sources, such as wood burning stoves and
fireplaces during the winter months, and vehicles using area roadways (e.g., SR 4, SR 12, SR
49).
Both the U.S. Environmental Protection Agency (EPA) and California Air Resources Board
(CARB) have established ambient air quality standards for common air pollutants. These
standards identify levels of contaminants expected to avoid adverse health effects. Federal and
state standards were developed independently with differing purposes and methods, although
both emphasize avoiding health-related effects. As a result, state and federal standards differ
in some cases. In general, California standards are more stringent (e.g., for ozone, PM10 and
PM2.5)
Calaveras County is designated as non-attainment (i.e., violates an ambient air quality standard)
for the following air pollutants (i.e., criteria pollutants):
•
•

Ozone per state standards and federal standards
Inhalable particulate matter smaller than 10 microns (PM10) per state standards

Calaveras County is designated as either attainment (within established standards) or
unclassified (i.e., insufficient data exists to determine attainment or non-attainment) for Carbon
Monoxide, fine particulate matter smaller than 2.5 microns in diameter (PM2.5), Nitrogen dioxide
(NOX) and Sulfur dioxide (SO2).
An Air Quality Study, previously incorporated by reference, was performed to evaluate the
construction-related and operational impacts of the proposed project (hereinafter, Air Quality
Study). The Calaveras County APCD does not have adopted or recommended significance
thresholds for criteria pollutants, therefore criteria pollutant emissions significance thresholds
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used in the Air Quality Study are those provided in the Angels Camp 2020 General Plan.
Would the project:
a)

“Conflict with or obstruct implementation of the applicable air quality plan?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The Calaveras County APCD does not have an adopted air quality plan. Therefore, the project
will not conflict with an adopted plan and no impact is anticipated.
b)

“Violate any air quality standard or contribute substantially to an existing or projected air quality
violation?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Per the project’s Air Quality Study, the standards established in the Angels Camp 2020 General
Plan were used to establish the CEQA significance thresholds for ROG, NOX, PM10 and CO
emissions (Table 2). Project-related emission exceeding the 2020 General Plan values were
considered significant impacts. Values equal to or less than those established in Angels Camp
2020 General Plan were considered less-than-significant impacts. Because the 2017 proposed
project is smaller in size than the 2015 project analyzed under the Air Quality Study, a revised
Air Quality Study was not required for the 2017 project. The findings from the 2015 study remain
valid for the current project.
Table 2: Air Emissions CEQA Thresholds
Type of Pollutant Emissions

Amount of Pollutant
Emissions in Pounds per Day

Ozone precursors (sum of Reactive Organic
Gases [ROG] and Nitrogen Oxides [NOX])

274

Inhalable Particulate Matter (PM10)

383

Carbon Monoxide (CO)

550

Note: Thresholds applied to both construction-related and operational emissions
Source: City of Angels Camp, 2009 and Hanham pers. Comm.

The project related pollutant emissions were calculated using the CalEEMod emissions model.
Construction Related Emissions
Construction activities (e.g., grading, excavation and travel on unpaved surfaces) can generate
dust and lead to elevated levels of PM10 and PM2.5. The operation of construction equipment
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also results in exhaust emissions, which include reactive organic gases (ROG) and NOX.
Paving and application of architectural coatings (e.g., paint) can generate ROG emissions.
The study found that implementation of the project will result in construction-related activities
that will generate these air pollutant emissions at the following levels:

Table 3: Construction-Related Emissions
Pollutant

Project-Related
Emissions

Reactive Organic Gases (ROG)

41.14

Nitrogen Oxides (NOX)

72.68

Total Ozone Precursors

Project Level
Significance Threshold

Significant
Impact?

274

No

113.82

Inhalable Particulate Matter (PM10)

12.77

383

No

Carbon monoxide (CO)

58.33

550

No

Sources: KD Anderson & Associates 2015 CalEEMod emissions model. Thresholds from City of Angels Camp
2009 and Hanham pers. Comm.
Notes: All values are expressed in pounds per day.
Values shown are the maximum of all construction phases
Values shown are the maximum of summer and winter values.

As shown in the preceding table, the generation of short-term construction-related air pollutant
emissions are below the established CEQA thresholds and, therefore, are considered to have a
less-than-significant impact and no mitigation measures are proposed.

Long-Term Operations
Operational activities with the potential to generate air emissions throughout the life of the
project include traffic generation, gas and electric energy use, back-up emergency generators,
combustion powered utility equipment (including fuel combustion from landscape maintenance
equipment) and similar activities. Information related to traffic generation used in long-term
emissions calculations for air quality were taken from the 2015 Traffic Impact Analysis (See
Transportation). Operational activities will generate these air pollutant emissions at the following
levels:
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Table 4: Long-Term Operational Emissions
Pollutant
Project-Related
Emissions

Project Level
Significance Threshold

Significant
Impact?

274

No

2.94

383

No

35.58

550

No

Reactive Organic Gases (ROG)

5.39

Nitrogen Oxides (NOX)

7.64

Total Ozone Precursors

Inhalable Particulate Matter (PM10)

Carbon monoxide (CO)

13.03

Sources: KD Anderson & Associates 2015 CalEEMod emissions model. Thresholds from City of Angels Camp
2009 and Hanham pers. Comm.
Notes: All values are expressed in pounds per day.
Values shown are the maximum of summer and winter values.

As shown in the preceding table, the generation of short-term construction-related air pollutant
emissions are below the established CEQA thresholds and, therefore, are considered to have a
less-than-significant impact and no mitigation measures are proposed.
c)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
See paragraph b.
d)

“Expose sensitive receptors to substantial pollutant concentrations?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
In addition to the Angels Camp 2020 General Plan air quality significance thresholds, the Air
Quality Study also used Air Quality and Land Use Handbook: A Community Health Perspective
(California Air Resources Board 2005) which serves as a general reference guide for evaluating
and reducing air pollution impacts associated with new projects. That criteria was used in the
Air Quality Study to determine the significance of impacts associated with the proximity of
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sensitive land uses to roadways and high traffic volumes. The Handbook recommends:
“Avoid siting new sensitive land uses within 500 feet of a freeway, urban roads with 100,000
vehicles/day, or rural roads with 50,000 vehicles/day.”
That study further states that:
“Recent air pollution studies have shown an association between respiratory and other noncancer health effects and proximity to high traffic roadways. Other studies have shown that
diesel exhaust and other cancer-causing chemicals emitted from cars and trucks are
responsible for much of the overall cancer risk from airborne toxics in California. Also, ARB
community health risk assessments and regulatory programs have produced important air
quality information about certain types of facilities shat should be considered when siting new
residences, schools, day care centers, playgrounds, and medical facilities (I.e., sensitive land
uses).”
As a medical facility, the proposed project is considered a sensitive land use with respect to air
quality. Other nearby land uses including the Mark Twain Elementary School, residences
bordering the proposed medical center, and the daycare center located along SR 49 adjacent to
the project site all are considered sensitive land uses. The Proposed Project site and these
sensitive land uses are within 500 feet of SR 49 and Stanislaus Avenue. Traffic volume data
collected by KD Anderson & Associates indicate that the volume on Stanislaus Avenue south of
SR 49 is 2,957 vehicles per day. Traffic volume data from Caltrans indicates the volume on SR
49 northwest of Stanislaus Avenue is 14,000 vehicles per day. Traffic volumes on both of these
roadways is lower than both significance thresholds of 100,000 vehicles per day on urban road
and 50,000 vehicles per day on rural roads. Therefore, the impact of high traffic volume
roadways on sensitive land uses in the vicinity of the Proposed Project site is considered less
than significant and no mitigation measures are required.
Relative to the effects of air emissions from the project itself on nearby sensitive receptors (e.g.,
residents, school children) the proposed project is not anticipated to create substantial pollutant
concentrations as shown in paragraph b for either short-term construction activities or long-term
operational activities. Therefore, the potential for significant impacts associated with exposure
of sensitive receptors to substantial pollutant concentrations from the project is less-thansignificant.
e)

“Create objectionable odors affecting a substantial number of people?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Heavy equipment operations during project construction will emit odors. Given the existing
setting of the project area, people located in adjacent residents, at the adjoining pre-school and
elementary school could temporarily be affected by the odors. This is a potentially significant
short-term adverse impact. To reduce the extent and duration of equipment-related odors, the
following mitigation is proposed:
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AQ-1: Throughout Project Construction:
i.

Idling time for construction equipment shall be limited to a maximum of 10 minutes.

ii.

Properly and routinely maintain all construction equipment, as recommended by
manufacturer manuals, to control exhaust emissions; and

iii.

Use electric equipment for construction whenever possible in lieu of fossil fuel-fired
equipment.

Proper implementation of the preceding mitigation measures is expected to reduce the potential
impact to a level of less-than-significant.

III-B. GREENHOUSE GAS EMISSIONS
The Air Quality Study prepared for the project also assessed the effects of the project on global
climate change. Project-related changes in emissions of greenhouse gases (GHG) including
methane (CH4), carbon dioxide (CO2) and Nitrous oxide (N2O) were quantified. Findings are
summarized as follows:
Would the project:
a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact
on the environment?
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Short-term construction and long-term operation of the project would generate emissions associated
with global climate change including CO2, CH4 and N2O.
The Air Quality Study applied a quantitative threshold to determine the significance of project-related
impacts on global climate change. The threshold is based on the amount of GHG emissions that
would be generated by the proposed project.
Neither the Calaveras County APCD nor the City of Angels Camp have adopted quantitative
significance thresholds for GHG emissions. Therefore, the threshold used in the Air Quality Study
is based on a threshold developed by the California Air Pollution Control Officers Association
(CAPCOA). The CAPCOA document CEQA & Climate Change- Evaluating and Addressing
Greenhouse Gas Emissions from Projects Subject to the California Environmental Quality Act
(CAPCOA 2008) presents a 900 metric ton per year (MT/yr) of carbon dioxide equivalent (CO2e)
screening threshold. This threshold is considered a conservative threshold set at a level to
“capture” or define 90 percent of land use development projects as significant.
For the project’s Air Quality Study, therefore, if the project generates more than 900 MT/yr of CO2e,
the project is considered to have a significant impact on global climate change. If the project
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generates 900 MT/yr of Co2e or less, the project is considered to have a less-than-significant impact
on global climate change.
Using the CalEEMod emissions model, construction related GHG emissions were calculated at
245.04 MT/yr of CO2e in 2016. This is below the 900 MT/yr of CO2e significance threshold.
Therefore, the project’s construction-related GHG emissions are considered less-than-significant
and no mitigation measures are required.
Using the CalEEMod emissions model, long-term operational GHG emissions were calculated at
calculated at 575.21 MT/yr of CO2e in 2016. This is below the 900 MT/yr of CO2e significance
threshold. Therefore, the project’s construction-related GHG emissions are considered less-thansignificant and no mitigation measures are required.

b)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Neither the Calaveras County APCD nor the City of Angels Camp have adopted quantitative
standards for GHG emissions. The established thresholds of significance in paragraph b are
consistent with California’s greenhouse gas emission standards and those of the U.S. EPA.
Therefore, the project does not conflict with an applicable plan, policy or regulation adopted for
the purpose of reducing the emission of GHGs and no impact resulting from such a conflict will
occur as a result of the proposed project.
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IV. BIOLOGICAL RESOURCES
Setting:
Based on a site inspections conducted in March 2011, and October 2015, and June 23, 2017,
the site is primarily annual grassland with an overstory of mature blue oak (Quercus douglasii),
scattered Valley oak (Quercus lobata), live oak (Quercus wislizenii), Chinese tree-of-heaven
(Ailanthus altissima) and foothill gray pine (Pinus sabiniana). English walnut (Juglans regia)
and black walnut (Juglans hindsii), likely introduced by the site’s past occupants, are also found
on site. Native and non-native understory plants identified on site include buckbrush
(Ceanothus cuneatus), poison oak (Toxicodendron diversilobum), horehound (Marrubium
vulgare), soap plant (Chlorogalum sp.), miner’s lettuce (Claytonia perfoliata), dock (Rumex sp.),
vetch (Vicia sp.), chickweed (Stellaria media), buttercup (Ranunculus sp.), yellow star thistle
(Centaurea solstitialis), turkey mullein (Croton setigerus), Acacia sp., English ivy (Hedera helix
‘arborescens’) wooly mullein (Verbascum thapsus), common madia/showy tarweed (Madia
elegans) and similar common species. Ornamental plant species occupy the single-family
residential yards adjacent to the site’s southerly boundary and include Pyracantha sp., grape
(Vitis sp.), and Wildlife observed (or leaving sign) on-site include white-crown sparrows
(Zonotrichia leucophrys), western scrub jays (Aphelocoma californica), western bluebirds (Sialia
mexicana), white-breasted nuthatch (Sitta carolinensis), acorn woodpeckers (Melanerpes
formicivorus), red-tailed hawks (Buteo jamaicensis), American goldfinches (Carduelis tristis),
raccoon (Procyon lotor), and mule deer (Odocoileus hemionus).
Figure 15: Representative Vegetation On-Site Looking Northeast
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Would the project:
a)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
A review of the California Natural Diversity Database (October, 2015September, 2017) 7.5
Minute USGS Angels Camp Quadrangle identifies five occurrences of special status species
within the Angels Camp quadrangle.
Species

Status

Tricolor blackbird
Agelaius tricolor

SSC
BOCC

Pallid bat
Antrozous pallidus

SSC

Buttons Sierra sideband
Monadenia mormonum
buttoni

None

Red Hills cryptantha
Cryptantha spithamea

CNPS 1B.3

Patterson’s navarretia
Navarretia paradoxiclara

CNPS 1B.3

Preferred habitat(s)

Requires open water,
protected nesting substrate,
& foraging area with insect
prey within a few km of the
colony
Deserts, grasslands,
shrublands, woodlands &
forests. Most common in
open, dry habitats with rocky
areas for roosting. Roosts
must protect bats from high
temperatures. Very sensitive
to disturbance of
roosting sites

Habitat for this terrestrial
snail is not described.
Record is from Nassau
Valley, Calaveras County
Chaparral, cismontane
woodland; serpentinite,
sometimes streambeds,
sometimes openings

Serpentinite, openings,
vernally mesic, often
drainages. Meadows and
seeps. Blooms MayJune(July)

Likelihood to Occur on Site
O= Present on Site (Occupied)
U = Unlikely to Occur
P = Potential to Occur
U = Site lacks water and nesting
substrate necessary to support the
species

U = Site lacks sufficient rocky areas for
roosting. Surrounding urbanization and
highway noises would deter roosting
sites. One species record is located
within one mile of the project site.
However, the species was last
recorded in 1895 and no habitat for the
species, the pallid bat, is present on
the project site. It is likely the record
was associated with one of the large
mines historically located north or
south of the project site.
U = Species is not a special animal,
but is listed in the CNDDB. Species
was not identified during surveys.
U = Although greenstone soils on-site
could support the species, the site
supports a dense cover of non-native
weeds that are expected to outcompete the species. The site also
lacks the typical chaparral habitat
normally found with the species.
U = Although greenstone soils on-site
could support the species, the site
supports a dense cover of non-native
weeds that are expected to outcompete the species. The site also
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Lower montane coniferous
forest, meadows and seeps.
Vernally wet sites. Soils can
be clay, volcanic, or granitic.
SSC: California Dpt. of Fish and Wildlife Species of Special Concern
BOCC: United States Fish and Wildlife Service Bird of Conservation Concern
CNPS: California Native Plant Society
List 1B: Rare, threatened, or endangered in California and elsewhere
1.B.1 Seriously endangered in California
1.B.2 Fairly endangered in California
1.B.3 Not very endangered in California
Yellow-lip pansy
monkeyflower
Mimulus pulchellus

CNPS 1B.2

lacks meadows and seeps preferred by
the species. Nearest CNDDB record is
in Salt Spring Valley.
U – Site lacks wetted areas preferred
by the species.

Three elderberry shrubs (Sambucus sp.) were located within the project boundaries during 2015
and 2017 site visits. Elderberry shrubs may provide habitat for the federally-listed threatened
Valley elderberry longhorn beetle (Desmocerus californicus dimorphus), or VELB. However,
revisions to United States Fish and Wildlife Service guidelines relative to VELB have changed
since the project was approved in 2015. Locations above 500 feet in elevation in Calaveras
County are no longer considered to be within the range of the Valley elderberry longhorn beetle.
Therefore, no impacts to the species will occur and the shrubs may be removed without
mitigation. Habitat for VELB is assumed to be potentially present if the shrub has stems of 1” or
greater in diameter. Two of the shrubs on site include stems 1” or greater in diameter. The
shrubs show no evidence of exit holes indicating that the shrubs are not occupied by VELB, but
simply provide potential habitat for the listed species. Mitigation measures consistent with the
United States Fish and Wildlife Service (USFWS) Conservation Guidelines for the Valley
Elderberry Longhorn Beetle (VELB Conservation Guidelines) shall be implemented prior to
removing the two elderberry shrubs with stems in excess of 1”. Specifically, mitigation banking
credits from an approved VELB bank shall be purchased and the two shrubs shall transplanted
to the bank in accordance with the VELB Conservation Guidelines. The third shrub has no
stems greater than 1” in diameter and may be removed without mitigation.
BIO-1
Subsequent to consultation with the
USFWS (except as otherwise provided) and prior to removing the two easterly elderberry shrubs
along the proposed entry driveway, the project proponent will pay into a USFWS approved VELB
mitigation bank and coordinate with the bank to transplant the shrubs to the mitigation bank
consistent with USFWS Conservation Guidelines for the Valley Elderberry Longhorn Beetle
(current edition) or as may be amended by the USFWS in response to consultation.
No vernal pools or other jurisdictional wetlands or other waters of the United States were
identified within the project area. Therefore, no potentially significant adverse impacts to these
habitats or sensitive species associated with these habitats are anticipated.
Based on the observance of roosting raptors and songbirds during site inspections, there is a
potential for nest disturbances during project construction for bird species protected under the
federal Migratory Bird Treaty Act. Therefore, the following mitigation measure is added:
BIO-21 If vegetation removal associated with development is to occur during the nesting bird
season (February 15 through August 31) for birds protected by the Migratory Bird Treaty
Act or species listed as CDFG CDFW Fully Protected Bird Species, a qualified biologist
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shall conduct a pre-construction survey for nesting birds to identify any potential nesting
activity. The pre-construction surveys for nesting birds shall be conducted within 14 days
prior to any construction-related activities (grading, ground clearing, etc.). If nesting birds
are identified on the site, a 100-foot buffer shall be maintained around the nests; no
construction-related activities shall be permitted within the 100-foot buffer. A qualified
biologist may reduce the setbacks if determined to be appropriate. The pre-construction
survey for nesting birds shall not be required if construction activities occur outside of the
nesting bird season (September 1 through February 14).
Proper implementation of the proceeding will ensure that no impacts to special status or other
protected species will occur in conjunction with the proposed project.
b)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
A drainage swale is cut into the southeastern corner of the project site associated with a
drainage culvert. The manmade facility is not considered a jurisdictional wetland. No naturallyoccurring USGS designated intermittent or perennial streams are identified on site. No wetlands
or other Waters of the United States are identified on site. Therefore, no impact is anticipated
to wetlands.
Multiple oak species are scattered throughout the site. Pursuant to Public Resources Code
Section 21083.4, the conversion of oak woodlands is considered a significant adverse impact
pursuant to CEQA. However, cities are exempt from these requirements (in large part because
urban fragmentation has reduced the biological resource value of isolated oak woodlands).
Therefore, no impacts are anticipated. However, for aesthetic reasons and consistent with the
project description, conditions of approval have been included to ensure protection of the large
oaks bordering Stanislaus Avenue to be retained during construction and to avoid damage
throughout the life of the project.
c)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
No naturally-occurring USGS designated intermittent or perennial streams are identified on site.
No wetlands or other Waters of the United States are identified on site. Therefore, no impact is
anticipated.
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d)
“Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the use of native
wildlife nursery sites?”
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The site is entirely surrounded by urban development and, therefore, does not currently serve as
a migratory route for wildlife. Based on a site inspection, the site does not support any known
bat nurseries or other significant wildlife nesting sites. Therefore, no impacts to wildlife
movements or nurseries are anticipated.
e)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Angels Camp Municipal Code Section 17.63.080(A)(6) encourages the preservation of healthy
trees “when in the best interest of the development.” General Plan 2020 Implementation
Programs 4.D.j, 4.C.d, 4.F.d and 11.B.g call for preparation and consideration of a vegetation
and oak woodlands management program. However, that program has not yet been
implemented and no such programs or policies are currently in effect.
Oaks as an aesthetic element of the site are addressed in the Aesthetics section of this study
(Landscaping).

f)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
There are no adopted Habitat Conservation Plans or Natural Community Conservation Plans or
other approved local habitat conservation plan for the project area. Therefore, no impacts are
anticipated.
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V. CULTURAL RESOURCES:
A cultural resources study of the project area was prepared for the project. The study included a
site survey, formal records search and background research. That study was previously
incorporated by reference and is summarized in the following:
The site was historically Lot 10, Block 5 of the Altaville townsite. In early 1855 the site was
part of a mining claim by William Saunders & Company. By 1883, Saunders, Mitchell and
Lightner mining claims had merged into what was known as the Sultana Group. Mining
continued under different owners up until 1905. Circa 1870 Michael Brown, a miner and
native of Ireland built a cabin on the Fritz/Sultana mine property and was assessed in
ensuing years for a barn, fence, stable, and other property improvements. He was also
assessed for a cart, horses, cows and hens suggesting a small farming operation (further
evidenced by walnut trees that remain on site). It is theorized that Brown did not own the
land itself, but owned the buildings and livestock upon it. Brown owned various mining
claims in and about Angels Camp and it is possible he worked for the Fritz Mine and built his
cabin on their property. At his death in 1909, Mr. Brown was still being assessed for
improvements on the property. By 1918, the site was no longer in the Brown family.

Would the project:
a)

“Cause a substantial adverse change in the significance of a historical resource as defined in the
Government Code, State CEQA Guidelines Section 15064.5?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The cultural resources investigation identified the previously recorded “Michael Brown site, P-05003026,” situated partially on the project site. The survey additionally identified scattered
modern and historic era debris at various locations on the parcel. A portion of the Michael
Brown site was previously evaluated as ineligible for inclusion on the California Register of
Historical Resources. However, the project’s cultural resources investigation concludes that
future ground disturbing activities (e.g., in conjunction with construction) could uncover additional
resource features below surface (e.g., privy, cesspool, well, foundation, etc.) that could be
damaged or destroyed prior to assessing their importance—a potentially significant adverse
impact.
Therefore, the following mitigation measure is included:
CULT-1

If a cultural resource is discovered during construction activities, the person in
possession of the parcel for which the entitlement was issued and all persons
conducting any activity authorized by this permit shall comply with the following
provisions:
A. The person discovering the cultural resource shall notify the Community
Development Department Planning Division by telephone within 4 hours of
the discovery or the next working day if the department is closed.
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B. When the cultural resource is located outside the area of disturbance, a
qualified professional shall be allowed to photodocument and record the
resource and construction activities may continue during this process. On
parcels of two or more gross acres, the area of disturbance includes building
pads, driveways or utility lines, grading and vegetation removal areas, plus
300 feet.
C. When the cultural resource is located within the area of disturbance, all activities
that may impact the resource shall cease immediately upon discovery of the
resource. All activity that does not affect the cultural resource as determined by
a qualified professional may continue. A qualified professional, such as an
archaeologist or an historian, shall be allowed to conduct an evaluative survey to
evaluate the significance of the cultural resource.
D. When the cultural resource is determined to not be significant, the qualified
professional shall be allowed to photodocument and record the resource.
Construction activities may resume after authorization from the qualified
professional.
E. When a resource is determined to be significant, the resource shall be avoided
with said resource having boundaries established around its perimeter by a
qualified professional or a cultural resource management plan shall be prepared
by a qualified professional to establish measures formulated and implemented in
accordance with Sections 21083.2 and 21084.1 of the California Environmental
Quality Act (CEQA) to address the effects of construction on the resource. The
qualified professional shall be allowed to photodocument and record the
resource. Construction activities may resume after authorization from the
qualified professional. All further activity authorized by this permit shall comply
with the cultural resources management plan.
For the purposes of implementing this measure, a “qualified professional” is an individual
(e.g., historian or archaeologist) determined to be a qualified professional by the
Community Development Department Planning Division and a “cultural resource” is any
building, structure, object, site, district, or other item of cultural, social, religious,
economic, political, scientific, agricultural, educational, military, engineering or
architectural significance to the citizens of Calaveras County, the State of California, or
the nation which is 50 years of age or older or has been listed on or is eligible for listing
on the National Register of Historic Places, the California Register of Cultural Resources,
or any local register.
Proper implementation of this mitigation measure is expected to reduce the potential impact to a
level of less-than-significant.
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b)

“Cause a substantial adverse change in the significance of an archaeological resource, pursuant to
Government Code, Section15064.5 of the State CEQA Guidelines”

e) A Tribal Cultural Resource listed or eligible for listing in the California Register of Historical Resources, or
in a local register of historical resources as defined in Public Resources Code section 5020.1(k)
f) A Tribal Cultural resource determined by the lead agency, in its discretion and supported by substantial
evidence to be significant pursuant to criteria set forth in subdivision (c) of Public Resources Code (PRC)
Section 5024.1. In applying the criteria set forth in subdivision (c) of PRC 5024.1, the lead agency shall
consider the significance of the resource to a California Native American tribe.
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
In addition to mitigation CULT-1 and the provisions of paragraph b, the following addresses
potential impacts to archeological resources.
In conjunction with the 2011 review of an alternative project design on this site, Native American
representatives were asked for project input. None was received at that time. The Cultural
Resource Analysis for the project failed to identify evidence of Native American resources on the
site.
On July 1, 2015, new provisions for consultations and evaluating project impacts pursuant to
CEQA associated with tribal cultural resources went into effect as a result AB52 (Gatto. Native
Americans: California Environmental Quality Act). Consistent with the new legislation, input was
solicited from local Native American representatives to assess the current project’s potential
impacts on tribal cultural resources. In response, the local tribe requested consultation in
accordance with AB52. Pursuant to a site visit on November 27, 2015 with the tribe’s
designated representative, the project archaeologist, the City’s environmental consultant, and
the City’s Director of Building and Planning; the local tribe’s representative found that the project
had a high likelihood of disturbing a tribal cultural resource - a potentially significant adverse
impact.
As prescribed by the new legislation, the following alternatives may be implemented to minimize
potentially significant adverse impacts to tribal cultural resources:
(1) Avoidance and preservation of the resources in place, including, but not limited to,
planning and construction to avoid the resources and protect the cultural and natural
context, or planning greenspace, parks, or other open space, to incorporate the resources
with culturally appropriate protection and management criteria.
(2)

Treating the resource with culturally appropriate dignity taking into account the tribal
cultural values and meaning of the resource, including, but not limited to, the following:
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(A) Protecting the cultural character and integrity of the resource.
(B) Protecting the traditional use of the resource.
(C) Protecting the confidentiality of the resource.
(3) Permanent conservation easements or other interests in real property, with culturally
appropriate management criteria for the purposes of preserving or utilizing the resources
or places.
(4) Protecting the resource.
In consultation with the designated Native American representative for tisthis project, Alternative
2 was identified as the most appropriate course of action. Therefore, in addition to Mitigation
Measure CULT-1 (above), the following mitigation measure is added to address the project’s
potential impacts to a tribal cultural resource:
CULT-2:

Unless waived pursuant to CULT-3, a Native American monitor shall be present
throughout site-disturbing activities (i.e., grading, excavation or other subsurface
soil disturbing activities). If a tribal cultural resource is discovered during
construction activities, the person in possession of the parcel for which the
entitlement was issued and all persons conducting any activity authorized by this
permit shall comply with the following provisions:
A. The Native American monitor discovering the tribal cultural resource shall
notify the Community Development Department Planning Division by
telephone within 4 hours of the discovery or the next working day if the
department is closed.
B. When the tribal cultural resource is located outside the area of disturbance, a
qualified archaeologist shall be allowed to photodocument and record the
resource and construction activities may continue during this process. On
parcels of two or more gross acres, the area of disturbance includes building
pads, driveways or utility lines, grading and vegetation removal areas, plus
300 feet.
C. When the tribal cultural resource is located within the area of disturbance, all
activities that may impact the resource shall cease immediately upon discovery
of the resource. All activity that does not affect the tribal cultural resource as
determined by the Native American monitor may continue. A qualified
archaeologist shall be allowed to conduct an evaluative survey to evaluate the
significance of the tribal cultural resource.
D. When the tribal cultural resource is determined to not be significant, the
project archaeologist shall be allowed to photodocument and record the
resource. Construction activities may resume after authorization from the
qualified archaeologist.
E. When a tribal cultural resource is determined to be significant, the resource shall
be avoided with said resource having boundaries established around its
perimeter by a qualified archaeologist or a tribal cultural resource management
plan shall be prepared by a qualified archaeologist to establish measures
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formulated and implemented in accordance with Sections 21083.2 and 21084.3
of the California Environmental Quality Act (CEQA) to address the effects of
construction on the resource. The qualified archaeologist shall be allowed to
photodocument and record the resource. Construction activities may resume
after authorization from the qualified archaeologist. All further activity authorized
by this permit shall comply with the tribal cultural resources management plan.
For the purposes of implementing this measure, a “qualified archaeologist” is an
archaeologist determined to be a qualified professional by the Angels Camp
Community Development Department.
For the purposes of implementing this measure a “tribal cultural resource” is
either of the following:
(1) Sites, features, places, cultural landscapes, sacred places, and objects with
cultural value to a California Native American tribe that are either of the
following:
(A) Included or determined to be eligible for inclusion in the California
Register of Historical Resources.
(B) Included in a local register of historical resources as defined in subdivision
(k) of Section 5020.1; or
(2) A resource determined by the lead agency, in its discretion and supported by
substantial evidence, to be significant pursuant to criteria set forth in
subdivision (c) of Section 5024.1. In applying the criteria set forth in
subdivision (c) of Section 5024.1 for the purposes of this paragraph, the lead
agency shall consider the significance of the resource to a California Native
American tribe.
A cultural landscape that meets the above criteria is a tribal cultural resource to
the extent that the landscape is geographically defined in terms of the size and
scope of the landscape. A historical resource described in Section 21084.1, a
unique archaeological resource as defined in subdivision (g) of Section 21083.2,
or a “nonunique archaeological resource” as defined in subdivision (h) of Section
21083.2 may also be a tribal cultural resource if it conforms with the preceding
criteria.
CULT-3:

As an alternative to CULT-2, and with the approval of the project proponent and
the project’s designated Native American representative; subsurface site
sampling may commence immediately after project approval and prior to initiating
ground disturbances with oversight by a designated Native American
representative (i.e., approved by the Tribe) and qualified archaeologist (approved
by the City). Mitigation measures contained herein to be completed prior to site
disturbance will not apply to site sampling so long as site disturbing activities
associated with sampling are limited to digging test trenches (or equivalent)
outside the driplines of on-site oaks and the total area of disturbance does not
exceed ½ acre in size.
If tests do not reveal evidence of tribal cultural resources, the designated Native
American representative may waive the requirement for an on-site Native
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American monitor to be present throughout site disturbing activities. If test
trenching does reveal evidence of tribal cultural resources, then the provisions of
CULT-2 (E) shall be implemented to evaluate and appropriately manage the
resource(s).
Proper implementation of the preceding mitigation measures (and CULT-1, as applicable) is
expected to reduce the potential impact to a level of less-than-significant.
c)

“Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
There are no unique geological features known on the site. Paleontological resources
are unknown in the general area and there is no surface evidence that such resources
could exist. Therefore, no potential impact to paleontological resources or unique
geologic features are anticipated.
d)

“Disturb any human remains, including those interred outside of formal cemeteries?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
No evidence of cemeteries were identified within the project site boundaries. Therefore,
no adverse impacts are anticipated to any human remains with implementation of the
proposed project. However, grading and excavation in conjunction with site
development has the potential to uncover subsurface historic or pre-historic human
remains previously undiscovered—a potentially significant adverse impact.
Implementation of the following mitigation measure will reduce this potential impact to a
level of less than significant.
CULT-4

If human remains are discovered during subsurface excavations on the project
site, work shall stop and no further disturbance shall occur until the County
Coroner has made the necessary determination as to the origin and disposition of
the remains, including notification of the Native American Heritage Commission
(NAHC) within 24 hours if remains are determined to be Native American,
pursuant to Public Resources Code, Section 5097.98 and State Health and
Safety Code, Section 7050.5.
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VI. GEOLOGY AND SOILS
A geotechnical evaluation was prepared for the proposed project in 2011 and updated in 2015.
Both the original study and update were previously incorporated by reference and remain valid
for the current project.
The geotechnical study and update included:
•
•

•

A review of available maps and documents relevant to the site geology, seismic setting,
and geotechnical conditions.
Exploration of subsurface conditions by means of multiple exploratory test pits ranging in
depth from approximately 2 feet to 9 feet below the existing site grade. Tested selected
soils recovered from the subsurface exploration to measure their pertinent engineering
and index properties.
Analysis of the findings from the field exploration and laboratory testing to develop
geotechnical recommendations for:
a) General earthwork, including site stripping, subgrade preparation, over excavation,
temporary excavations, permanent slopes, trench backfill, import fill, compaction
criteria, and site surface drainage;
b) Foundation design and construction, including foundation type, allowable bearing
capacities, lateral resistance, settlement, and foundation depth;
c) 2013 California Building Code (CBC) seismic design criteria (updated from the
previous 2010 design criteria);
d) Potential geologic and seismic hazards and recommendations for mitigation;
e) Lateral earth pressures and retaining wall design criteria;
f) Concrete slabs and exterior flatwork; and
g) Asphalt and concrete pavements.

The project shall be conditioned to follow all recommendations of the geotechnical report. That
study was previously incorporated by reference and is summarized as follows:

Would the project:
a) “Expose people or structures to potential substantial adverse effects, including the risk of loss,
injury, or death involving:
i)

ii)

“Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other
substantial evidence of a known fault? Refer to Division of Mines and Geology Special
Publication 42.”
“Strong seismic ground shaking?”

iii) “Seismic-related ground failure, including liquefaction?”
iv) “Landslides?”
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
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The findings of the geotechnical study are summarized as follows:
Seismic
The site is located in a mildly seismic region of the Sierra Nevada. A number of moderately
active strikeslip faults belonging to the Foothills Fault system, which trend northwest-southeast,
are located 2 to 10 kilometers southwest from the site. Several other active faults belonging to
the Eastern Sierra Fault System are located on the east side of the Sierra Nevada Mountains.
The Foothills fault system is classified by the California Geological Survey as a Class C fault
system that is capable of generating smaller earthquakes less frequently than most other
California faults.
The site is not located in a Fault-Rupture Hazard Zone as established by the Alquist-Priolo
Earthquake Fault Zoning Act (Hart, 1994), therefore, ground rupture from faulting is not
considered a significant hazard.
Alquist-Priolo zoning requirements used by the State of California include both that the fault is
well located and known to be active in the past 11,000 years. Nevertheless, the site is near a
number of moderately active faults capable of generating strong earthquakes. The Foothill fault
zone and associated Melones Fault Zone, located approximately 2 km from the site, are the
closest faults to the site and the potential dominant seismic hazard at Mwmax 6.4.
Deaggregation of the site specific probabilistic seismic hazards using the United States Geologic
Survey (USGS) web tools indicate the dominant peak ground acceleration (PGA) seismic source
has a modal distance of 87.9 km and a modal magnitude of 6.59 for a 475 return period, the
Design Basis Earthquake (DBE). The modal fault most closely correlates to faults located near
the California-Nevada state border.
The San Andreas Fault also poses a seismic hazard to the site, especially in the longer periods of
the site response spectrum (effecting taller structures). The San Andreas Fault is classified as a
“Type A” seismic source based on its potential to generate a maximum earthquake of Mw7.1 and its
estimated long-term slip rate of 17.0 mm/year.
The site is located within Region 1 as defined by the 2013 California Building Code. Design
parameters for seismic shaking were developed for the project and are included in Section 5.3.2 of
the 2015 Geotechnical Study update. Given the potential for some seismic activity to occur, the
following condition is included for the project:
GEO-1:

The project shall incorporate all recommendation measures contained in the May,
2015 update to the March 31, 2011 Geotechnical Engineering Study Proposed Mark
Twain Family Medical Center 590 Stanislaus Avenue Angels Camp, CA. Condor
Earth Technologies, Inc. Stockton, CA. Any deviation from the recommendations in
that report shall require review and approval by the City Engineer and the project
geologist.
Prior to issuance of a Building Permit, the Angels Camp Building
Department may require an update of the study if necessary to address changes in
the California Building Code, current edition.

Based on the preceding, impacts related to seismic shaking are expected to be less than
significant with proper implementation of project design recommendations.
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Liquefaction
Liquefaction normally occurs when sites underlain by saturated, loose to medium dense,
granular soils are subjected to relatively high ground shaking. The potential for an earthquake
with the intensity and duration characteristics capable of promoting liquefaction is a possibility
during the design life of the project. However, given the relatively shallow depth to bedrock
beneath the site and the relatively low seismic activity of the project area, the potential for
liquefaction is considered negligible and no significant impact related to liquefaction is
anticipated.
Landslides
Landslides are often the result of oversaturation on unstable slopes. Based on the analysis of
soil type, conditions and slopes; the geotechnical report includes multiple recommendations for
slope design that is intended to minimize the potential for slope failure. To ensure that these
recommendations are incorporated into project design, the preceding project condition shall be
enforced for the project. Proper implementation of these measures should result in a less-thansignificant impact relative to landslides.
b)

“Result in substantial soil erosion or the loss of topsoil?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Per the Angels Camp 2020 Environmental Impact Report, on-site soils are identified as part of
the Guenoc-Stonyford Association with a parent material of partly weathered greenstone ranging
to a depth of 12-55 inches. Characteristics of this soil type include relatively good natural
drainage, moderately slow permeability and a slight-to-moderate erosion hazard. Additional
details related to on-site soils are found in the geotechnical evaluation prepared for the project.
Given the slight-to-moderate potential for erosion, the potential exists for substantial soil erosion
and loss of topsoil. The following mitigation measures (also discussed in the Hydrology/Water
Quality Section of this analysis) have been incorporated to minimize the loss of erosive soils:
GEO-2
•

An Erosion Control Plan shall be submitted for approval and implemented for any
construction to take place between October 15 and May 15 of any year. In the absence
of such an approved and implemented plan, all construction shall cease on or before
October 15, except that necessary to implement erosion control measures.

•

All soils disturbed by grading shall be reseeded or hydromulched or otherwise stabilized as
soon as possible and before the rainy season begins, by October 15 of the construction
year, and emergency erosion control measures shall be utilized as requested by
jurisdictional agency officials.

•

See GEO-1

Proper implementation of the preceding will reduce the potential impact of erosive soils to a level
of less than significant.
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c)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The geotechnical study prepared for the project identified two primary geotechnical issues:
(1) the presence of resistant bedrock within the planned excavation depths for the building pads
and foundations; and (2) the possibility of adversely oriented joints/fractures in the permanent
cut slope along the proposed driveway on the southern boundary of the site. Soils and slopes
consistent with landslides, lateral spreading, subsidence, liquefaction and collapse were not
been identified within the project boundaries. Therefore, no impacts from these unstable
geological units are anticipated with proper implementation of the following design condition
(See GEO-1).
Rock formations/blasting
As detailed in the geotechnical report:
Judging by the effort required to drill the exploratory borings and excavate the test pits, the
native colluvial soils and completely to highly weathered bedrock within the proposed cut areas
and anticipated foundation depths are expected to be excavated using conventional heavy-duty
excavation equipment. Based on the presence of rock outcrops scattered along the ground
surface throughout the southern half of the site, the presence of resistant bedrock within the
planned excavation depths for the building pad and foundations should be considered when
planning site grading. We anticipate that resistant bedrock encountered within the proposed cut
areas may be rippable, without the aid of blasting, but may generate over-sized rock. Resistant
rock requiring percussion excavation or blasting is known to occur for developments in the area,
particularly for excavations deeper than five (5) feet, or narrow utility trenches. If blasting is
necessary, Condor recommends that this work be performed by a certified state licensed blaster.
If blasting is conducted, water sprays and/or blasting mats should be employed to reduce the
potential for any environmental impact or accidents. Over-sized rock may require mechanical
treatment to meet the requirements of maximum particle size stated in Section 6.2.4. To ensure
that this condition is incorporated into project design and to minimize the impacts relative to
noise associated with blasting, the following condition is included:
GEO-3

Prior to any blasting on site, a blasting plan shall be submitted for review and
approval by the City Engineer. Any on-site blasting shall be performed by a
certified state licensed blaster. Water sprays and blasting mats shall be
employed to reduce the potential for fly rock and for safety. Blasting shall be
limited to hours of construction established for the project. The City Engineer
may consider limited the permissible time for blasting to address safety issues
related to the proximity of the highway, school, preschool and residents. The
project shall incorporate all recommended measures contained in the March 31,
2011 and May, 2015 update to the Geotechnical Engineering Study Proposed
Mark Twain Family Medical Center 590 Stanislaus Avenue Angels Camp, CA.
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Condor Earth Technologies, Inc. Stockton, CA. Any deviation from the
recommendations in that report shall require review and approval by the City
Engineer and the project geologist.
Proper implementation of the preceding measure should minimize any potential impacts
associated with on-site geological formations.
Mine shaft
In addition to the preceding, the following is summarized from the geotechnical investigation
relative to a potential 3 on-site mine shaft on site:
Historical records indicate that the nearest active mine to the site was the Sultana lode gold
mine located a few hundred feet to the southeast. The mine was active from at least 1852
through 1905 and extended to a depth of 700 feet. The initial workings were by open pit and in
the 1860’s went underground reaching a depth of 300 feet. The northwest-most extent of the
mine shallow surface cut was near the intersection of Highway 49 and Stanislaus Avenue (oral
communication with others). No other known active mines were located in the project vicinity.
During initial field investigation in November 2, 2010, a small opening (shaft) was observed in
the southeastern corner of the project site. During 2011 field investigations the shaft was
explored with an excavator vertically to determine the depth of the shaft and extended each
sidewall outward to check for the presence of potential mine workings that could extend beneath
the project site. Based on the test pit excavated and our [Condor’s] experience in similar locales
with similar records, it is our professional opinion that the shaft was either remnants of actual
mining or exploration activities which did not result in the finding of economically viable deposits.
Therefore, it is our [Condor’s] opinion that no further consideration of the feature is necessary for
development of the proposed medical building.
d)

“Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform
Building Code (1994), creating substantial risks to life or property?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
Pursuant to the geotechnical report, engineering fill is proposed on the project site. Expansive
soils were not identified in the geotechnical study. Therefore, no impacts from expansive soils
are anticipated with proper implementation of the following design condition.
e)

“Would the project have soils incapable of adequately supporting the use of septic tanks or
alternative waste water disposal systems where sewers are not available for the disposal of waste
water?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X

3 Pursuant to discussions with the project archaeologist, it is possible that the mine shaft was a well or
alternative structure associated with the historic era cabin that once occupied the site.
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All new development shall be connected to public sewer service operated by the City.
Therefore, no impacts associated with soils incapable of supporting septic tanks or
alternative waste disposal systems anticipated.

VII. HAZARDS AND HAZARDOUS MATERIALS
Would the project:
a)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The proposed project does not include any transport, use or disposal of hazardous materials.
Therefore, no significant impacts are anticipated.
b)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The project does not propose storage of hazardous materials that could be released into the
environment. However, medical materials and waste will be stored and used on site. In
compliance with state regulations (Medical Waste Management Act, California Health and
Safety Code Sections 117600-118360) as implemented by the California Department of Public
Health (CDPH), the medical center will obtain a Small Quantity Generator Permit from the CDPH
that will be monitored by the state. Therefore, no significant impacts are anticipated.
c)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
Mark Twain Elementary School is located approximately 150 feet south of the project site.
However, as stated in paragraph b, the project does not propose to store any hazardous
materials or substances that could generate hazardous emissions that might threaten the
school. The use, storage and handling of medical materials and waste will be regulated in
accordance with state law by the CDPH. Therefore, no impacts are anticipated.
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d)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The following hazardous materials references were consulted in October, 2015September, 2017
for potential hazardous materials sites in the vicinity of the project: California Integrated Waste
Management Board Solid Waste Information System (SWIS); California Environmental
Protection Agency Department of Toxic Substances Control (including Hazardous Waste
Recycling and Treatment Facilities, Site Mitigation and Brownfields with Deed Restrictions –
DTSC Envirostor); United States Environmental Protection Agency Resource Conservation and
Recovery Act (RCRAInfo - Envirofacts); and the Comprehensive Environmental Responsibility,
Compensation and Liability Information System (CERCLIS/Superfund) National Priorities List
(NPL) Sites. No hazardous materials were identified in these databases on the project site.
The nearest hazardous sites identified is are a lead clean-up site located at the Angels Camp
Towne Center (Savemart Shopping Center) and a mine/lead clean-up site at the Brown Mine at
1259 Summit Road – neither of these that does not affect will impact or be impacted by the
project site. A former burn site is located well north of the project site (1480 Rolleri Bypass
Road). The project will not affect that site. No other sites were identified that might contain
hazardous materials in close proximity to the project site.
None of the uses proposed in conjunction with the project will be located on any of the sites
included on a list of hazardous materials sites compiled pursuant to Government Code Section
65962.5. Therefore, no significant hazards to the public or environment related to locating new
facilities on identified hazardous materials sites are anticipated.
e)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The Calaveras County Airport/ Maury Rasmussen Field is located 9.5± miles from the project
site southeast of San Andreas. Therefore, the project is not located within the boundaries of an
airport land use plan and no impacts are anticipated.
f)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
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No private airstrips are identified in the project vicinity. Therefore, no impacts are anticipated.
g)

“Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The Multi-Agency Coordination Group (MAC) is a multi-agency, multi-jurisdictional team that sets
the objectives for emergency operations within the County. Each member agency maintains
updated emergency plans, including Standard Operating Procedures for various identified
threats. The MAC Group meets to review individual emergency plans, evaluate ongoing risks,
and conduct tabletop exercises. The Angels Camp Police Department represents the City on
this agency. The 2012 City of Angels Camp Emergency Operations Plan (EOP) governs
emergency response and evacuation for the City. Per the Plan, the proposed project is not
located on an identified evacuation site nor would it block an identified evacuation route.
Therefore, the proposed project does not interfere with an adopted emergency response or
emergency evacuation plan. It is noted, however, that the location of expanded medical
services at the center of town is a potentially significant beneficial impact related to emergency
response services.
h)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The proposed project is located within the jurisdiction of the Angels Camp Fire Department and
is entirely surrounded by urban development. The Angels Camp Fire Department has reviewed
the proposed project and states that implementation of the following city and state regulations
will reduce the potential to expose people or structures to a significant risk of loss, injury or death
from fire that may be associated with the proposed project:
A. Fire flow. The 19,00010,128± square foot building shall meet City standards relative to
fire flow (3,250 GPM@20PSI for three hours). Fire flow may be reduced by 75% with an
approved fire sprinkler protection system, however fire flow cannot be less than 1,500
GPM for 2 hours.
B. Hydrants. Fire hydrants shall be provided along fire apparatus access roads and
adjacent to public streets in accordance with Appendix C of the California Fire Code
(CFC). For the proposed project, four hydrants shall be provided to meet fire flow if the
building is not sprinklered and two fire hydrants shall be provided if the building is
sprinklered. Hydrants shall be spaced an average of 350 feet apart for non-sprinklered
buildings and 500 feet apart for sprinklered buildings. Hydrants shall be placed no
further than 210 feet for non-sprinklered and 250 feet for sprinklered from any point on a
street or road frontage to a fire hydrant.
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C. Access Roads.

Fire apparatus access roads shall:

i.

Extend to within 150 feet of all portions of the facility/building and all portions of
the exterior walls of the first story of the building as measured by an approved
route around the exterior of the building,

ii.

Have an unobstructed width of not less than 20 feet exclusive of shoulders and a
minimum width of 26 feet for access roads where a fire hydrant is located,

iii.

Have an unobstructed vertical clearance of 13 feet, 6 inches,

iv.

Be constructed of all-weather surfacing capable of supporting an imposed weight
of 75,000 pounds,

v.

Be of appropriate size to accommodate all City fire department apparatus
including the provision of sufficient turning radii for equipment,

vi.

Have a grade of 10% or less,

vii.

Remain unobstructed at all times by all non-emergency-response vehicles.
Minimum heights and widths established herein shall be marked and signed to
ensure that emergency response vehicle access is maintained at all times.

D. Secondary Access. Buildings exceeding three stories or 30 feet in height shall have at
least two means of fire apparatus access for each structure. Because the building height
is proposed to be 24’, a secondary fire apparatus access is not an anticipated
requirement for this project.
E. Fire extinguishers shall be provided sufficient for all class hazards inside the building and
shall be mounted to the walls with proper signage. Fire extinguishers shall be provided
not to exceed 75 feet of travel and be mounted at a height not to exceed 5 feet.
F. A Building Exit Plan shall be prepared in accordance with the 2013 2016 CFC to provide
adequate exit size, continuity, travel distance, signage, and doors with panic hardware to
support the occupancy size.
G. Compressed gas cylinder storage and use shall comply with the 2013 2016 CFC.
H. Dumpsters and trash storage locations shall comply with the 2013 2016 CFC.
I.

LPG locations, protection, piping and signage shall comply with the 2013 2016 CFC.

Proper implementation of the preceding City standards and state regulations will ensure that
adequate fire flow, hydrants, ingress and egress, and on-site fire safety shall be provided.
Therefore, no significant impacts related to the exposure of people or structures to significant
loss, injury, or death from wildland (or urban) fires is anticipated.
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VIII. HYDROLOGY AND WATER QUALITY
Would the project:
a)
c)

f)

“Violate any water quality standards or waste discharge requirements?”
“Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, in a manner which would result in substantial
erosion or siltation on- or off-site?”
“Otherwise substantially degrade water quality?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
No natural drainage courses are found on the project site. However, soil erosion and runoff from
urban development has the potential to enter off-site waterways and degrade water quality—a
potentially significant adverse impact.
The National Pollutant Discharge Elimination System (NPDES) stormwater program is
administered by the California Regional Water Quality Control Board and regulates such
discharges to reduce non-point source pollutants associated with runoff related to construction
activities.
Based on the preceding, the following mitigation measures are proposed:
HYDRO-1:

An Erosion Control Plan shall be submitted for approval and implemented for any
construction to take place between October 15 and May 15 of any year. In the
absence of such an approved and implemented plan, all construction shall cease
on or before October 15, except that necessary to implement erosion control
measures.

HYDRO-2:

All soils disturbed by grading shall be reseeded or hydromulched or otherwise
stabilized as soon as possible and before the rainy season begins, by October 15 of
the construction year, and emergency erosion control measures shall be utilized as
requested the City.

HYDRO-3:

Prior to ground disturbance; the project proponent shall secure a Notice of Intent
(NOI) to obtain coverage under the General Construction Activity Storm Water
Permit [California's National Pollutant Discharge Elimination System (NPDES)
General Permit for construction related storm water discharge] for earth moving
activities exceeding one acre of total disturbance [Federal Water Pollution Control
Act, Section 401, California Clean Water Act]

Proper implementation of these measures are expected to minimize the potential impacts of the
project on water quality to a level of less-than-significant.
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b)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The project will use public water provided by the City of Angels Camp. No new wells will be
drilled in conjunction with the project. The site is not located above any state-recognized
groundwater recharge aquifer. Therefore, no impacts to either groundwater supplies or
groundwater recharge are anticipated.
d)

e)

“Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, or substantially increase the rate or amount of
surface runoff in a manner which would result in flooding on- or off-site?”
“Create or contribute runoff water which would exceed the capacity of existing or planned
storm water drainage systems or provide substantial additional sources of polluted runoff?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The project will introduce new impervious surfaces in the form of buildings, paved streets and
paved parking areas. The addition of impervious surfaces has the potential to substantially
increase the rate and amount of surface runoff. The accumulation of auto-related oils and fluids
in parking areas has the potential to pollute this surface runoff. These are potentially significant
adverse impacts. Mitigation Measures HYDRO-1, HYDRO-2 and HYDRO-3 will reduce the
potential impacts related to polluted runoff to a level of less than significant.
The project will introduce new impervious surfaces in the form of buildings, paved driveways and
paved parking areas. The addition of impervious surfaces has the potential to substantially
increase the rate and amount of surface runoff that could affect drainage facilities both on and
off-site.
Pursuant to the preliminary drainage study prepared for a similar, but smaller, project proposed
on the site in 2011 and previously incorporated by reference (hereinafter 2011 Drainage Study):
Pre-project (i.e., uphill) stormwater runoff is primarily uncontrolled (i.e., it is not conveyed within
existing drainage structures or defined drainage channels). Only a very small portion of the
southeasterly corner of the site drains into an existing drainage channel. Uncontrolled preproject overland runoff passes into the Stanislaus Avenue right-of-way or onto adjacent
properties, primarily to the north of the project site.
Post-project runoff from the developed portion of the site will be collected and directed into a
newly constructed on-site stormwater storage and conveyance system and then tied into the (off-
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site) public stormwater conveyance system which discharges north of SR 49.
The 2011 Drainage Study analyzed the off-site storm drainage system for its pre- and postproject operating conditions under 10-year, 25-year and 100-year precipitation scenarios to
confirm that the existing facilities will operate without the potential for property damage.
Unlike the 2011 project design, which called for directing on-site runoff to the public stormwater
system without on-site storage, the currently project proposes to receive site runoff and direct it
to an on-site detention/retention basin before run-off eventually flows into the off-site storm drain
system. Caltrans reviewed the proposed project and requested review and approval of
drainage calculations for peak flows to determine potential impacts on the “downstream” off-site
drainage system within SR 49 prior to site development.
Based on the 2011 Drainage Study and preliminary design for the current project; the project
engineer states that:
The proposed drainage management will incorporate an onsite storm drain collection
system to direct the collected runoff to the inlet at the southeast portion of the property.
To mitigate the increased runoff due to the project a portion of the runoff will be directed
to a detention/retention basin on site that will allow overflow to eventually reach the
offsite system. This method will be design to accommodate normal rain events and allow
a delayed runoff from significant events by increasing the time of concentration of the
runoff it has collected. This will reduce the impact on the offsite system by allowing runoff
to arrive offsite after a major portion of the event has passed. (R. Bliss, 2015)
Based on the preceding, the project engineer concludes that off-site drainage system
improvements will not be required as a result of any increased runoff created by the project.
To ensure that final drainage design plans do not create a potential to adversely impact Caltrans’
off-site drainage system or require off-site improvements that were not analyzed herein, the
following mitigation measures are included for the proposed project:
HYDRO-4
• Prior to site disturbance, the project proponent shall submit a detailed drainage study (or an
update to the 2011 Drainage Study) with drainage plans, including drainage calculations for
peak flows to determine potential impacts on the “downstream” off-site drainage system
within SR 49, and improvement and grading plans for prior review and approval by the City
Engineer and with submittal to Caltrans for review and concurrence. Drainage detention
basins shall be located to minimize any potential for flooding adjacent properties.
• Should final drainage studies and plans identify the need for significant off-site drainage
improvements not addressed herein, an addendum or amendment to this mitigated negative
declaration shall be prepared for any off-site improvements that may not be exempt from
CEQA.
•

Should off-site drainage improvements be required, the project proponent shall submit a
copy of the encroachment permit obtained from Caltrans for work within the state-right-of-
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way to the Angels Camp Community Development Department, Planning and Building
Division. The project proponent also shall submit Caltrans-approved drainage improvement
plans for drainage improvement work occurring within the Caltrans right-of-way to the City
prior to any on or off-site drainage improvement work.
Proper implementation of these measures are expected to minimize potential impacts of the
project related to drainage (both on and off-site) to a level of less-than-significant.
g)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The project site is located within Flood Zone X, pursuant to the Federal Emergency
Management Agency’s (FEMA) Flood Insurance Rate Map, Community Panel #06009C0558E,
effective date 12/17/2010. Flood Zone X is an area located outside of the 0.2% annual chance
of flood. Therefore, hazards from flooding within the project area are expected to be less than
significant.
h)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
No structures are proposed within a 100-year flood hazard area in conjunction with the project.
Therefore, no impact is anticipated.
i)

“Expose people or structures to a significant risk of loss, injury or death involving flooding,
including flooding as a result of the failure of a levee or dam?”
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The proposed project does not include overnight care. The clinic is a drop-in clinic. Therefore,
unlike a hospital facility, it is not anticipated that the project would result in a large concentration of
individuals confined to beds that would be unable to evacuate within a short period of time.
Therefore, a less than significant impact is anticipated.
j)

“Cause inundation by seiche, tsunami, or mudflow? “
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
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The project area does not contain any bodies of water large enough to result in substantial
seiches or tsunamis. The project site is relatively flat, hence the likelihood of mudflows is low.
Therefore, the risk of inundation by seiche, tsunami or mudflow is less than significant.

IX. LAND USE AND PLANNING
Would the project:
a)

“Physically divide an established community?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The proposed project is entirely surrounded by urban development in the center of Angels
Camp. Therefore, the project will not divide an established community and is consistent with the
surrounding land uses. No impact is anticipated.

b)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
Pursuant to General Plan 2020, the intent of the Community Commercial general plan land use
designation is:
•

To provide a broad range of light-to-moderate intensity commercial uses for residents
and visitors.

•

Typical resident-serving uses include grocery and specialty stores, schools, public
facilities, multi-family housing in association with commercial uses; professional
offices including: real estate offices, medical offices, consulting services; small
businesses; community recreational facilities

•

Typical visitor-serving uses include hotels, motels, restaurants, visitor centers,
museums, theaters, visitor-serving recreational facilities

•

To provide live-work opportunities by allowing upper level residential uses above
commercial establishments (e.g., mixed use)

The proposed medical offices are consistent with the intent of the CC general plan land use
designation.
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Minimum Design Standards for the Community Commercial (CC) General Plan Land Use Are:
•

Maximum impervious surfaces 80%.

•

A minimum 15% landscaping is required for this land use. Landscaping may be
reduced to 10% with the provision of housing for low or very low income households
in accordance with the general plan.

•

For parcels adjoining or visible from highways, arterials or collectors, project design
shall accommodate the provision of street trees.

The proposed project will create approximately 64,400± 50,850± square feet (1.51.2± acres) of
impervious surfacing or approximately 4334% of the 3.443.42± acre site – well below the
maximum of 80% and consistent with the design standards of the CC land use designation.
Total landscaping for the 3.463.42± acre site should total approximately 15%, or 22,60822,346±
square feet. Proposed landscaping totals 83,40264,427 4± square feet consistent with the
general plan minimum design standards for the CC general plan land use designation.
Street trees are not proposed for the proposed project because the site has existing mature blue
oaks on site that will be retained along Stanislaus Avenue.
Therefore, the project is consistent with the Community Commercial general plan land use
designation purposes and design standards.
The project site is located in the Community/Central Commercial (CC) zoning district. The
Community Commercial zoning district is a new district proposed under General Plan 2020.
Because the City Municipal Code includes a Central Commercial zoning district (CC), the City is
relying on that district as a general equivalent to the Community Commercial zoning district.
Chapter 17.27 (Central Commercial) is intended for application to the historic commercial district
and requires a conditional use permit for a clinic (Section 17.27.040-I). With the issuance of a
conditional use permit as proposed by the project, the project is consistent with the zoning code.
c)

“Conflict with any applicable habitat conservation plan or natural community conservation plan?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
There are no adopted Habitat Conservation Plans or Natural Community Conservation Plans or
other approved local habitat conservation plan for the area. Therefore, no impacts are
anticipated.

4

An additional 24,119± square feet will be hydroseeded grass (non-irrigated)
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X.

MINERAL RESOURCES

Since the identification of mineral resources in Calaveras County in 1962, the State of California
has undertaken more intensive classification efforts in some counties. State classification of
mineral resources is intended to assist counties in managing important mineral resources within
their jurisdiction. To date, only the San Andreas Quadrangle has been evaluated in detail in
Calaveras County. The California Geological Survey anticipates that additional evaluations and
classifications of mineral resource values within the county, including the Angels Camp Sphere
of Influence during the life of the 2020 General Plan. In the interim, Angels Camp may use
Calaveras County mineral resource classifications surrounding the city’s Sphere of Influence to
gain some understanding of the importance of the city’s mineral resources.
Would the project:
a)
b)

“Result in the loss of availability of a known mineral resource that would be of value to the region
and the residents of the state?”
“Result in the loss of availability of a locally-important mineral resource recovery site delineated on
a local general plan, specific plan or other land use plan?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
Pursuant to Angels Camp General Plan 2020, the project area is designated as “unclassified”
with respect to mineral resources. The site is not adjacent to any designated mineral resource.
The site is entirely surrounded by urban development. Therefore, no loss of known mineral
resources of value to the region or state is anticipated.

XI. NOISE
Would the project:
a)

“Result in exposure of persons to or generation of noise levels in excess of standards established in
the local general plan or noise ordinance, or applicable standards of other agencies?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The site is bound by a carwash to the north/northeast, a daycare to the north/northwest, a motel
to the west, single-family residences to the south and professional offices to the east. Noise
levels established pursuant to the general plan for these receptors are:
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Exterior Community Noise Exposure Levels
Figure 5-1 : Exterior Community Noise Exposure Levels- Ldn or CNEL, (in Decibels, dB)
Decibels
Land Use Category

Residential low-density,
single-family, duplex,
mobile homes

55

60

65

70

75

80

Normally
Acceptable
Conditionally Acceptable
Normally
Unacceptable
Clearly Unacceptable

Residential multi-family

Normally Acceptable
Conditionally
Acceptable
Normally
Unacceptable
Clearly Unacceptable

Transient lodging, motels,
hotels

Normally Acceptable
Conditionally
Acceptable
Normally Unacceptable
Clearly
Unacceptable

Schools, libraries,
churches, hospitals,
nursing homes
Office buildings, business,
commercial and
professional

Normally Acceptable
Conditionally
Acceptable
Normally Unacceptable
Clearly
Unacceptable
Normally Acceptable
Conditionally Acceptable
Normally Unacceptable

Key:
Normally Acceptable: Specified land use is satisfactory, based upon the assumption that any buildings involved are of normal
conventional construction, without any special noise insulation requirements.
Conditionally Acceptable: New construction or development should be undertaken only after a detailed analysis of the noise
reduction requirements is made and needed noise insulation features included in the design. Conventional Construction, but with
closed windows and fresh air supply systems or air conditioning will normally suffice.
Normally Unacceptable: New construction or development should generally be discouraged. If new construction or
development does proceed, a detailed analysis of the noise reduction requirements must be made and needed noise insulation
features included in the design.
Clearly Unacceptable: New construction or development should generally not be undertaken.
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To ensure compliance with general plan noise standards, the following mitigation measure is
proposed:
NOISE-1:

The proposed project shall comply with the Angels Camp General Plan noise
standards.

No aspects of the project proposed are expected to exceed these levels. Therefore, no
significant adverse impacts related to noise are anticipated.
In addition, ambulances and/or fire engines could be dispatched to the facility to pick up patients
that are too critical to be treated at the clinic and require hospital transport. This could result in
the use of sirens exceeding the ambient noise levels in the neighborhood—a potentially
significant adverse impact. To minimize this impact, the following mitigation measure is
required:
NOISE-2:

Ambulances and fire engines dispatched in case of an emergency shall
extinguish sirens on Stanislaus Avenue unless traffic on Stanislaus requires the
use of a siren to facilitate emergency vehicle access. Prior to issuance of an
occupancy permit for the facility; the applicants shall meet with the Angels Camp
Fire Department, local ambulance service and City officials in a pre-occupancy
meeting to ensure that these agency and personnel are alerted to this condition.

Daily operations of the clinic also could generate short-term noise “spikes” in conjunction with
deliveries and through the ongoing operations of mechanical equipment (e.g., power
transformer, generator). To minimize this potential impact, the following measures are
proposed:
NOISE-3:

Throughout the life of the project:
i.

Prior to installing any mechanical equipment along the southern project
boundary or southern building wall; applicant shall submit plans to the
Community Development Department, Planning Division for review and
identifying appropriate acoustical shielding. The Planning Director may, at
his or her discretion, request a noise analysis.

ii.

Deliveries shall be restricted to between 7 a.m. and 10 p.m.

Proper implementation of the preceding measures is expected to reduce the potential impacts
related to noise to a level of less-than-significant.
b)

“Result in exposure of persons to or generation of excessive ground-borne vibration or groundborne noise levels? “

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
Vibrations and ground-borne noise generators are not anticipated in conjunction with the project.
Therefore, no impact is anticipated.
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c)

“Result in a substantial permanent increase in ambient noise levels in the project vicinity above
levels existing without the project?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
See paragraph a.
d)

“Result in a substantial temporary or periodic increase in ambient noise levels in the project
vicinity above levels existing without the project?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Temporary, short-term increases in noise levels are expected during excavation, road
construction, and building activities –a potentially significant adverse impact on adjoining land
uses. To reduce this impact to a level of less-than significant, the following mitigation measure
limiting in the hours of construction shall be implemented.
NOISE-4:

Throughout the construction process, project contractors shall comply with the
following: (General Plan Appendix 5B):
i.

All construction equipment, fixed or mobile, shall be equipped with properly
operating and maintained mufflers (e.g., acoustic muffling of construction
equipment per Caltrans standards);

ii.

Equipment shall not remain idling for more than 10 minutes;

iii.

Use electric air compressors and similar power tools, rather than diesel
equipment, where feasible;

iv.

During construction, stationary construction equipment shall be placed such
that emitted noise is directed away from the southern parcel boundary to the
maximum extent feasible (i.e., residences);

v.

During construction, stockpiling and vehicle staging areas shall be located as
far as practical from the southern parcel boundary adjacent to residences;

vi.

Construction hours, allowable workdays, and the phone number of the job
superintendent shall be clearly posted at the project entrance to allow for
surrounding owners and residents to contact the job superintendent. If the
City or the job superintendent receives a complaint, the superintendent shall
investigate, take appropriate corrective action, and report the action taken to
the reporting party.
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vii.

Construction activities shall be limited to Monday through Friday between the
hours of 7:00 A.M. to sunset and on Saturdays from 8:00 A.M. to sunset,
excluding Sundays and legal holidays.

Proper implementation of these measures are expected to reduce the potentially significant
adverse impacts of the project related to long-term and short-term noise generation, to a level of
less-than-significant.
e)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The project is not located within the boundaries of an airport land use plan and is located in
excess of 9.5± miles of the nearest airport. Therefore, no impact is anticipated.
f)

“For a project within the vicinity of a private airstrip, would the project expose people residing or
working in the project area to excessive noise levels? “
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The project is not located within the vicinity of a private airstrip. Therefore, no impact is anticipated.

XII. POPULATION AND HOUSING
Would the project:
a)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The project does not propose new homes and does not propose a new business that will generate
the need for a substantial number of new housing or result in the extension of roadways or
significant improvements of infrastructure sufficient to induce substantial population growth.
Therefore, no impact is anticipated.
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b)
c)

“Displace substantial numbers of existing housing, necessitating the construction of
replacement housing elsewhere?”
“Displace substantial numbers of people, necessitating the construction of replacement housing
elsewhere?

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
No housing exists on the project site, which is vacant. Therefore, no displacement of housing
or persons and no impact will occur.

XIII. PUBLIC SERVICES
Would the project:
a) Result in substantial adverse physical impacts associated with the provision of new or physically altered
governmental facilities, need for new or physically altered governmental facilities, the construction of
which could cause significant environmental impacts, in order to maintain acceptable service ratios,
response times or other performance objectives for any of the public services:”
b) Government facilities?
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
No new or altered governmental facilities are identified as necessary to support the proposed
project, therefore, no impacts are anticipated.
c)

“Fire protection?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Fire protection services for the site are provided by the Angels Camp Fire Department. All
new development pays a City Services Impact Mitigation Fee at the issuance of a building
permit to provide necessary funding for capital improvements in support of fire services.
The proposed project is subject to these fees. Therefore, significant impacts to capital
facilities necessary for fire protection are not anticipated.
Please refer to the Hazards and Hazardous Materials Section of this study for a discussion of
specific fire flow, hydrant, ingress and egress required for this project in accordance with City
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standards.
d) “Police protection?”
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Police service is provided by the Angels Camp Police Department. All new development pays a
City Services Impact Mitigation Fee at the issuance of a building permit to provide necessary
funding for capital improvements in support of police services. Therefore, significant impacts to
capital facilities necessary for police protection are not anticipated.

e) “Schools?”
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The proposed project is not anticipated to generate a substantial number of new school children.
However, the school districts have established a fee to offset potential impacts associated with new
development within their districts.
School fees will be collected for the proposed project.
Therefore, impacts to schools are expected to be less than significant.
f) “Parks?”
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
No significant impacts to parks are expected from the project as proposed, because the
proposed project will not generate residential development. (i.e., is not anticipated to significantly
increase the City’s population). Therefore, no additional impacts are expected on City park
facilities.
g) “Other public facilities?”
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
No impacts to other public facilities have been identified, therefore, no impacts are anticipated.
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XIV. RECREATION
Would the project:
a)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The project will not create an increase in the use of existing neighborhood and regional park
facilities. Therefore, no impacts are anticipated.
b)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
No recreational facilities are required for the proposed project. Therefore, no impacts are
anticipated.
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XV. TRANSPORTATION
A Traffic Study was prepared for the proposed project. The 2015 Traffic Study evaluated the
potential impacts of a 19,000± square foot medical clinic with 26± employees. That study
(hereinafter, 2015 Traffic Study) was previously incorporated by reference and is summarized in the
following. Because the new (2017) project is smaller than the project analyzed under the 2015
Traffic Study, the 2015 analysis and findings remains valid with two exceptions addressed in
supplemental studies undertaken in 2017 as follows:
KD Anderson & Associates, Inc. September 13, 2017. Traffic Signal Warrant Analysis for SR
49/Stanislaus Avenue Intersection, Angels Camp. That study, previously incorporated by
reference provides an updated Traffic Signal Warrant Analysis for the intersection with State
Route 49 (PM 8.05) and Stanislaus Avenue (hereinafter, 2017 Traffic Signal Warrant Study).
Ibid. September 13, 2017. SR 49 / Stanislaus Avenue Screenline Intersection Control
Evaluation (ICE) Analysis Results. Pursuant to Caltrans requirements in effect since
2015, the study analyzes a potential round-a-bout at the State Route 49/Stanislaus
Avenue intersection (hereinafter, 2017 ICE Analysis).
These studies are summarized in the following.
The project site will be accessed by an entrance-only driveway in the northwestern corner of the site
along Stanislaus Avenue and an entry and exit driveway off Stanislaus Avenue at the southeastern
corner of the site. A secondary/emergency only access driveway will extend to the northwest corner
of the parcel. Sidewalks border the entire project site along Stanislaus Avenue extending from SR
49 to the southeastern corner of the site.
Because of the presence of two schools within the study area (Mark Twain Elementary and Bret
Harte High School), traffic operations were evaluated during three time periods while both
schools were in session:
•
•
•

AM Peak Hour between 7:00 a.m. and 9:00 a.m.
Afternoon Peak Hour between 2:00 p.m. and 4:00 p.m.
PM Peak Hour between 4:00 p.m. and 6:00 p.m.

Traffic counts provided by Caltrans were conducted in April, 2010 for intersections along SR 49.
This data was supplemented by new traffic counts taken at the Stanislaus/San Joaquin Avenue
intersection in March 2011. The March 2011 counts included a.m., afternoon, and p.m. peak
hour counts and afternoon traffic counts. The highest one hour volume occurring was identified
as the “peak hour.”
Potential impacts were analyzed for all of the following scenarios:
•
•
•
•
•

Existing traffic conditions
Existing plus project conditions
Future year 2030 conditions without any site development
Future year 2030 conditions with the proposed project
Existing plus project conditions with mitigation
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•

Future year 2030 plus project conditions with mitigation

Level of Service (LOS) Analysis was employed to describe the quality of existing traffic conditions
and for evaluating the significance of project traffic impacts. LOS measures the quality of traffic
flow and is represented by the letter designations from “A” to “”, with a grade of “A” referring to the
best conditions and “F” representing the worst conditions. The 2000 Highway Capacity Manual was
used to describe existing traffic conditions and for evaluating the significance of project traffic
impacts summarized as follows:
Level
of
Service

Signalized Intersection

A

Uncongested operations, all queues
clear in a single-signal cycle. Delay
≤10.0 sec
Uncongested operations, all queues
clear in a single cycle.
Delay > 10.0 sec and ≤ 20.0 sec
Light congestion, occasional
backups on critical approaches.
Delay > 20.0 sec and ≤ 35.0 sec
Significant congestion of critical
approaches but intersection
functional. Cars required to wait
through more than one cycle during
short peaks. No long queues
formed. Delay > 35.0 sec and ≤ 35.0
sec
Severe congestion with some long
standing queues on critical
approaches. Blockage of
intersection may occur if traffic signal
does not provide for protected
turning movements. Traffic queue
may block nearby intersection(s)
upstream of critical approach(es).
Delay > 55.0 sec and ≤ 80.0 sec
Total breakdown, stop-and-go
operation. Delay > 80.0 sec

B

C

D

E

F

Unsignalized
Intersection

Roadway (Daily)

Little or no delay.
Delay≤ 10 sec/veh

Completely free flow.

Short traffic delays. Delay
> 10 sec/veh and ≤ 15
sec/veh
Average traffic delays.
Delay > 15 sec/veh and ≤
25 sec/veh
Long traffic delays. Delay
> 25 sec/veh and ≤ 35
sec/veh

Free flow, presence of
other vehicles
noticeable.
Ability to maneuver and
select operating speed
affected.
Unstable flow, speeds
and ability to maneuver
restricted.

Very long traffic delays,
failure, extreme
congestion. Delay > 35
sec/veh and ≤ 50 sec/veh

At or near capacity, flow
quite unstable.

Intersection blocked by
external causes. Delay >
50 sec/veh

Forced flow, breakdown.

Source: 2000 Highway Capacity Manual, Transportation Research Board (TRB) Special Report 209

Traffic Signal Warrants
The extent to which traffic signals are needed to control traffic and deliver an adequate Level of
Service was evaluated based on consideration of traffic signal warrants. The California Manual
of Uniform Traffic Control Devices (CA MUTCD) includes eight different warrant criteria which
are used to determine whether a traffic signal is a desirable choice for an intersection. Each
warrant requires different information regarding traffic, pedestrian or bicycle volume, collision
history, overall system configuration, etc.
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The 2017 Traffic Signal Warrant Study supplements a Traffic Impact Study (TIS) prepared in
July 2011 for the CHW Mark Twain St. Joseph’s Hospital Clinic (CHW). That TIS evaluated the
impacts of a 9,000 sf medical use and concluded that a traffic signal may be justified based on
review of peak hour traffic signal warrants and partial consideration of 8 hour warrants. The
2017 Traffic Signal Warrant Study updates the warrants investigation to reflect the new project
description and addresses a Caltrans District 10 request that the analysis reflect site specific
characteristics (i.e., rural single lane approaches) to confirm that traffic signals would be justified
for the project.
In addition to the preceding, comments from Caltrans indicate a possible need to accommodate
large truck right-hand turns off Stanislaus Ave. and onto SR 49 in conjunction with the final design of
the Stanislaus Avenue/SR 49 final intersection design. Should the final intersection design require
these turning movements, existing sidewalk and the possible acquisition of up to 500 square feet of
additional right-of-way could occur. The potential impacts of that project are evaluated herein.
Figure 16 identifies the potential right-of-way. No buildings would require relocation; however,
some existing landscaping may be disturbed to accommodate trucks.

Would the project:
“Cause an increase in traffic which is substantial in relation to the existing traffic load and capacity of the
street system (i.e., result in a substantial increase in either the number of vehicle trips, the volume to
capacity ratio on roads, or congestion at intersections)? “
a) Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness for the
performance of the circulation system, taking into account all modes of transportation including mass
transit and non-motorized travel and relevant components of the circulation system, including but not
limited to intersections, streets, highways and freeways, pedestrian and bicycle paths, and mass transit?
a)b) Conflict with an applicable congestion management program including, but not limited to level of service
standards and travel demand measures, or other standards established by the county congestion
management agency for designated roads or highways?
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The proposed project will incrementally contribute to the traffic volumes along SR 49 and Stanislaus
Avenue.
Based on the Institute of Transportation Engineers (ITE) trip generation rates for similar uses, the
proposed project is expected to generate 686± daily trips on an average weekday, with 44 trips
occurring during the a.m. peak hours, 85 trips in the afternoon peak hours and 66 trips during the
p.m. peak hour. This is in addition to the 2,957± vehicles already on Stanislaus Avenue.
Stanislaus Avenue/San Joaquin Avenue Intersection
The addition of project traffic will not change the Level of Service at this study intersection. LOS C
or better conditions will remain at the Stanislaus Avenue/San Joaquin Avenue Intersection.
Stanislaus Avenue/SR 49 Intersection
Per the 2015 Traffic Study, these additional trips will not change the Level of Service (LOS) at
study intersections. However, per the 2015 Traffic Study and the 2017 Traffic Signal Warrant
Study, the added project traffic will result in satisfaction of several three of eight “signal warrants”
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at the SR 49/Stanislaus Avenue intersection as illustrated in the following table. Specifically,
an analysis of the eight highest volume hours at the SR 49/Stanislaus Avenue intersection were
conducted and found that the 8-hour warrant is satisfied with the addition of project traffic.
Similarly the project 4 hour and peak hour warrants will be satisfied.
Table 5: Traffic Warrants Existing Plus Project Conditions

Signal Warrant Description
1A Minimum Vehicular Volume
1B Interruption of Continuous Traffic
1C Combination of Warrants
2 Four Hour Volumes
3A Peak Hour Delay
3B Peak Hour Volume
4 Minimum Pedestrian Volume
5 School Crossing
6 Coordinated Signal System
7 Crash Experience
8 Roadway Network
/a/ This warrant already is met under existing conditions

Met

Unmet
X

X/a/
X
X
X
X
X
X
X
X
X

Meeting these traffic signal warrants is a potentially significant adverse (direct) impact to the SR
49/Stanislaus Avenue intersection.
In conjunction with the preceding analysis indicating the need for a traffic signal and consistent
with Caltrans' Intersection Control Evaluation (ICE) screening process, a project must consider
various strategies, treatments, configurations, and countermeasures at intersections to identify
the most effective and comprehensive access alternatives. This means that all proposals for
intersection design should consider and perform a high-level evaluation of yield-controlled
roundabouts as a potential method of intersection control. For the purposes of the SR 49
/Stanislaus Avenue intersection Improvement project, two alternatives were evaluated:
•

Alternative 1: Install a new traffic signal at the existing stop controlled intersection.

•

Alternative 2: Install a new roundabout intersection that will be consistent with the traffic
flow characteristics of Angels Camp.

Both Alternative 1 (signal) and Alternative 2 (roundabout) could be feasible based on operating
Levels of Service; however, other issues also were evaluated:
•

Property Access. The roundabout would require access reconfiguration for
Rabobank. For signalization, existing driveways would remain in place.

•

Property Take. Alternative 2 (roundabout) requires acquisition of right of way from all
four corners of the intersection. An existing auto detailing station on the southwest
corner would need to be relocated. An appreciable portion of the vacant parcel would
need to be acquired to create the roundabout and to relocate access to the existing
Geometric Design. Both alternatives could meet the requirements for Surface
Transportation Assistance Act (STAA) truck (i.e., large truck) turning movements.
bank (Rabobank) building. Alternative 1 (signal) does not require right of way
acquisition.

•
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•

Pedestrian/Bicycle Access. Both alternatives can adequately address this issue.

•

Stakeholder Support. The City of Angles Camp has not been asked to take a position
on a roundabout at the SR 49 / Stanislaus Avenue intersection, but roundabouts are
being considered at other locations on SR 49 in the area to the north near the SR 4
intersection. The Mark Twain Union Elementary School District and Bret Harte Union
High School District support the traffic signal alternative but have not been asked for an
opinion regarding a potential roundabout.

As illustrated in the preceding; right-of-way acquisition, relocation of a portion of an existing
business, reconfiguring access for an existing business, and acquisition of an appreciable
portion of a vacant commercial parcel along SR 49 are required to accommodate the
roundabout concept. Analyzing the potential environmental impacts of building a round-a-bout
are outside the scope of this project. However, it is noted that potential impacts to riparian
vegetation east of the vacant commercial project along SR 49 is a potential environmental
impact that would have to be addressed. Impacts to that area are not anticipated with signal
installation.
Caltrans has reviewed the alternatives analysis for signalization versus roundabout at the SR
49/Stanislaus Avenue intersection and agrees that right-of-way requirements and disruptions to
existing businesses renders the roundabout alternative infeasible. Therefore, signal installation
is the preferred alternative and is analyzed herein.
It is further noted that background traffic volumes based on information in the City of Angels
Camp Traffic Impact Mitigation Fee (TIMF) Program Update Traffic Analysis (2010) show that
levels of service in excess of adopted minimum standards are projected both with and without
the proposed project at the SR 49/Stanislaus Avenue intersection. Specifically, by 2030, traffic
signal warrants will be satisfied at the intersection. Project traffic will incrementally contribute to
these background problems and, although the project’s share of total traffic at this intersection is
very low, this is a potentially significant cumulative adverse impact.
The project-specific and cumulative impacts of the proposed project at the SR 49/Stanislaus
Avenue intersection can be mitigated with the installation of a traffic signal at the intersection.
Therefore, the following mitigation measure is proposed:
TRANS-1:

Prior to project occupancy, and subject to Caltrans concurrence, the project
proponents will install a traffic signal at SR 49/Stanislaus Avenue. Funding for
the signal will include fees already collected by the City through the Traffic Impact
Mitigation Fee (TIMF) estimated at $150,000 plus the TIMF fees collected for the
project. The project’s TIMF under the current policy is estimated to be $242,844±
(i.e., 686 daily trips @ $354 per trip). Any amount in excess of the project’s fair
share (i.e., TIMF fees) expended by the project proponents to install the traffic
signal will be reimbursed to the project proponents in accordance with an
agreement to be executed between the project proponents and the City prior to
project occupancy. Should Caltrans determine that a traffic signal is not yet
warranted at the intersection with the proposed project and that a traffic signal
cannot be installed before occupancy, the project proponents will not install the
traffic signal, but will only pay the adopted TIMF fee to the City. Any subsequent
analysis of traffic signal warrants required by Caltrans to justify installation will be
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credited towards the project proponents TIMF fees. If the intersection
improvements and installation of the signal are less than the full TIMF, then the
Applicant remains responsible for paying the full TIMF.
Caltrans has reviewed this proposed mitigation requirement and concurs. Proper
implementation of the preceding mitigation measure is expected to reduce the potential direct
and cumulative impact to the intersection to a level of less-than-significant.
Other Improvements
As noted, comments received from Caltrans in 2017 indicate a possible need to accommodate
large truck right-hand turns off Stanislaus Ave. and onto SR 49 in conjunction with the final
design of the Stanislaus Avenue/SR 49 final intersection design. Final design details will be
determined in conjunction with securing an encroachment permit from Caltrans. To avoid the
necessity for additional environmental evaluation in the future, the traffic engineer evaluated
potential large truck movements at the intersection at this time. The design shows that, should
the final intersection design require large truck turning movements, alterations to the existing
sidewalk and the possible acquisition of up to 500 square feet of additional right-of-way could be
necessary (Figure 16). It is also possible that design refinements in conjunction with securing
an encroachment permit from Caltrans could eliminate the need to acquire additional right of
way.
Should acquisition of right-of-way be necessary, the potential environmental impacts of
constructing within the right-of-way area was evaluated pursuant to CEQA. No buildings would
require relocation should r-o-w acquisition be required. No cultural resources and no natural
biological resources will be disturbed. Approximately six trees from the landscaped corner
would be removed. However, given the surrounding urban setting, this impact would be
minimal. Therefore, no potentially significant adverse impacts associated with altering the
intersection to accommodate truck movements are anticipated.
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Figure 16: Preliminary Intersection Configuration Accommodating Trucks

Bank

400-500 square feet
of r-o-w may be
required to
accommodate large
truck movements
(red area)

Froggy’s Carwash
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SR 49/Murphys Grade
Background traffic volumes based on information in the City of Angels Camp Traffic Impact
Mitigation Fee (TIMF) Program Update Traffic Analysis (2010) show that levels of service in
excess of adopted minimum standards are projected both with and without the proposed project
at the SR 49/Murphys Grade Road intersection. Project traffic will incrementally contribute to
these background problems and, although the project’s share of total traffic at this intersection is
very low, this is a potentially significant cumulative adverse impact.
The City of Angels Camp Traffic Impact Mitigation Fee Program Update suggests that SR 49
should be widened to 4 lanes from Dogtown Road through the Murphys Grade intersection.
Widening SR 49 to 4 lanes at the Murphys Grade Road intersection or the alternative of creating
a bypass road would improve the Level of Service at this intersection to LOS C.
The project proponent will contribute a fair share payment to this improvement through the
payment of adopted Traffic Impact Mitigation Fees. Therefore, the following mitigation measure
is required to reduce this potentially significant adverse cumulative impact to a level of less-than
significant:
TRANS-2:

Prior to project occupancy, the project proponent shall pay the applicable Traffic
Impact Mitigation Fee for the project.

Proper implementation of the preceding measures is expected to reduce the potential impacts of
the proposed project to a level of less-than-significant.
Parking
Chapter 17.69 The Angels Camp Municipal Code requires one parking space per 200 square feet
(gross) of floor area. The project proposes 18,95810,128± square feet. 95 51 parking spaces
would be required based on the size of the proposed project. 95 52 parking spaces are identified in
the site plan. Therefore, parking conforms to the City’s Municipal Code and no significant impacts
related to inadequate parking are anticipated.

b)

“Exceed, either individually or cumulatively, a level of service standard established by the county
congestion management agency for designated roads or highways?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
See paragraph a.
c)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
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See paragraph a. In addition, no air traffic will occur in conjunction with the proposed project (i.e.,
no medi-flight facilities are proposed). Therefore, impacts are expected to be less than significant.
The nearest airport (Calaveras County Airport/ Maury Rasmussen Field) is located 9.5± miles from
the project site southeast of San Andreas.
d)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The 2015 Traffic Study states:
Pedestrian circulation is a major issue in the vicinity of the proposed project due to the presence
of two schools. Sidewalks are present along the project’s Stanislaus Avenue frontage and are
available on both sides of Stanislaus Avenue from SR 49 to San Joaquin Avenue. However,
sidewalk is limited beyond that point. A sidewalk exists on the north side of Oneida Street but
not on San Joaquin Avenue or Stanislaus Avenue beyond the intersection. Sidewalks are
generally available along SR 49, but there are intermittent gaps in sidewalks along the state
highway.
Crosswalks have been striped at many locations in the study area. School zone crosswalk
exists across San Joaquin Avenue and Stanislaus Avenue just south of the project site. There
is a crosswalk on SR 49 at the Stanislaus Avenue intersection.
Mark Twain Elementary school generates pedestrians in the time periods before and after
school. School age pedestrians walk from the school along San Joaquin Avenue to the
neighborhoods near Big Horn Mobile Home Park. Others walk to SR 49 using the sidewalks on
Stanislaus Avenue.
Informal dirt paths have been formed along the south side of the site adjoining the fence that
separates the project from existing residences. It is possible that students may occasionally cut
across the project site and avoid San Joaquin Avenue near the Stanislaus Avenue intersection,
but no students were observed walking across the site in the afternoon when the initial traffic
study site visit was conducted on 3/29/11. School staff reported that in the past there had been
issues associated with students walking in this area, but that the recent construction of sidewalk
on Stanislaus Avenue had been beneficial.
The project itself may generate a few pedestrians who might walk to the site from
adjoining neighborhoods or from businesses along SR 49. Because sidewalks have
already been developed along the project frontage, this project’s impact on pedestrian
traffic is not significant.
Development of the site will eliminate informal pedestrian paths that exist along the
south side of the site. Displaced pedestrians would likely use San Joaquin Avenue or
Stanislaus Avenue if access across the project site is eliminated (as is planned through
the installation of a concrete wall). Because San Joaquin Avenue lacks sidewalks,
pedestrians and automobiles mix during the peak traffic periods before and after
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school. Actions that increase the number of pedestrians on San Joaquin Avenue may
incrementally contribute to conflicts between pedestrians / automobiles. However,
because the afternoon school bell schedule is staggered, the number of vehicles and
pedestrians in this area is not great, the proposed project adds little automobile traffic
to the area and the relative impact to safety is judged to be insignificant.
While not a mitigation measure, the City of Angels Camp, working with Mark Twain
Elementary School could consider measures to promote pedestrian safety in this area,
including in pavement flashers (similar to the “F” Street treatment in Oakdale). An allway stop at Stanislaus Avenue/San Joaquin Avenue could be installed, but would add
unnecessary delay during non-school hours. However, the need for these measures is
not related to the proposed project.
The City and project proponents have discussed alternatives for emergency pedestrian
access through the site. These discussions have focused on the properties
immediately west of the site. School staff has suggested that routes through the
project site could be an attractive nuisance and that creating routes for students
through the project site is not desirable. Therefore, pedestrian facilities through the
site are not included.
In 2011, in addition to the preceding, the Mark Twain Elementary School Superintendent was
consulted in writing and by phone to discuss concerns related to student safety. Based on
those discussion; the City and Mark Twain Elementary have determined that the best practicable
means to ensure pedestrian safety is to ensure that project construction (e.g., landscaping,
buildings) at the site’s ingress and egress driveway will not hinder the ability of project site
visitors to see students walking to school along the site’s frontage sidewalk and that vehicles
entering and existing the site can easily see pedestrians, bikers and other vehicles along
Stanislaus Avenue. While not identified as a significant adverse impact attributable to the
project, to ensure that this design feature is incorporated in landscaping and all project plans,
the following project condition is added:
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A “clear vision triangle” shall be established and maintained at the project site
entrance on either side of the project driveway’s intersection with Stanislaus Avenue
as necessary to preserve adequate site distance for on and off-site pedestrians and
vehicles. The triangle shall be as illustrated herein. Within both triangles on either
side of the driveway the area between three (3) and eight (8) feet in height as
measured from the top of the curb adjacent to the driveway shall be clear of all vision
obstructions including, but not limited to, fencing, landscaping, signs and structures.
If no curb exists, the City Engineer shall establish the curb grade.

30’

Stanislaus Avenue

TRANS-3

15’
15’
30’

No foliage or structural features shall extend into the cross visibility area between the surface of
the frontage sidewalk and eight (8) feet in height as measured from the surface of the sidewalk.
Throughout the life of the project, the Planning Director may require the removal of landscaping,
structures, or other features that, in his or her opinion, constitute a hazard to vehicular or
pedestrian traffic.
e)

“Result in inadequate emergency access?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The Angels Camp Fire Department and Police Department have reviewed the proposed project
and find that adequate emergency access is proposed for the project site. Because the height
of the building has been reduced to less than 30 feet, a secondary access is no longer required.
Therefore, no significant impact is anticipated. To ensure that the necessary Because project
plans include an emergency access is included in the final project and incorporates design
features that will, as necessary to allow access by emergency response personnel, the following
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project design condition is added:
TRANS-4:
Prior to issuance of an occupancy permit; if the applicant includes a secondary access along
the western project boundary, the access should shall provide an all-season secondary allow
for access road for emergency response vehicles extending from the southwestern-most
corner of the project site to the paved access driveway. The access need not be paved or
graveled, but shallshould, at a minimum, be compacted to allow for all-season vehicular
passage. A gate may be installed to prohibit entry by unauthorized vehicles. A Cityapproved lock box shall be installed for any locked gates.
f)

“Result in inadequate parking capacity?“
Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
Chapter 17.69 The Angels Camp Municipal Code requires one parking space per 200 square feet
(gross) of floor area. The project proposes 18,958± square feet. 95 parking spaces would be
required based on the size of the proposed project. 95 parking spaces are identified in the site plan.
Therefore, parking conforms with the City’s Municipal Code and no significant impacts related to
inadequate parking are anticipated.
gf)

“Conflict with adopted policies, plans, or programs supporting alternative transportation (e.g., bus
turnouts, bicycle racks)?”

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
General Plan 2020 notes the The 2007 Regional Transportation Plan (RTP) ’s designation
designates of Stanislaus Avenue from San Joaquin Avenue to Gold Cliff as a location for planned
Class II bike lanes. . The Draft 2017 RTP similarly identifies Stanislaus Avenue from SR 49 to San
Joaquin Avenue for a future Class II bike lane to be constructed sometime after 2025. The proposed
project will not interfere with this proposal.
Calaveras Transit provides service to Angels Camp. Calaveras Transit operates Monday through
Friday with the exception of observed federal holidays. A total of five routes throughout Calaveras
County with SR 49 as the major spine for the County are provided. All routes begin, pass through,
or are connected to Angels. In the vicinity of the study area, a bus stop transfer point is located at
the SR 49/Demarest intersection, just over ¼ mile from the site.
The proposed project will not
interfere with this system.
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XVI. UTILITIES AND SERVICE SYSTEMS
Would the project:
a)

“Exceed wastewater treatment requirements of the applicable Regional Water Quality Control
Board?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The proposed project is located on the south side of SR 49 and will hook into the City’s wastewater
distribution system located southeast of the project site and avoiding the distribution system served
by the Altaville Lift station (to the southwest). That system has capacity to serve the proposed
project. Therefore, the project will have a less than significant impact relative to wastewater
treatment.
b)

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

Potentially Significant
Impact

Less Than
Significant with Mitigation
Incorporation

Less Than
Significant Impact

No
Impact

X
The project will not trigger the need for the construction of new water or wastewater treatment
facilities. Therefore, no significant impacts associated with construction of such new facilities
are anticipated.
c)

“Require or result in the construction of new storm water drainage facilities or expansion of
existing facilities, the construction of which could cause significant environmental effects?“
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
The project will introduce new impervious surfaces in the form of buildings, paved driveways and
paved parking areas. The addition of impervious surfaces has the potential to substantially
increase the rate and amount of surface runoff that could affect drainage facilities both on and
off-site.
Pursuant to the preliminary drainage study prepared for a similar, but slightly smaller, project
proposed on the site in 2011 and previously incorporated by reference (hereinafter 2011
Drainage Study):
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Pre-project (i.e., uphill) stormwater runoff is primarily uncontrolled (i.e., it is not conveyed within
existing drainage structures or defined drainage channels). Only a very small portion of the
southeasterly corner of the site drains into an existing drainage channel. Uncontrolled preproject overland runoff passes into the Stanislaus Avenue right-of-way or onto adjacent
properties, primarily to the north of the project site.
Post-project runoff from the developed portion of the site will be collected and directed into a
newly constructed on-site stormwater storage and conveyance system and then tied into the (offsite) public stormwater conveyance system which discharges north of SR 49.
The 2011 Drainage Study analyzed the off-site storm drainage system for its pre- and postproject operating conditions under 10-year, 25-year and 100-year precipitation scenarios to
confirm that the existing facilities will operate without the potential for property damage.
Unlike the 2011 project design, which called for directing on-site runoff to the public stormwater
system without on-site storage, the currently project proposes to receive site runoff and direct it
to an on-site detention/retention basin before run-off eventually flows into the off-site storm drain
system. Caltrans reviewed the proposed project and requested review and approval of
drainage calculations for peak flows to determine potential impacts on the “downstream” off-site
drainage system within SR 49 prior to site development.
Based on the 2011 Drainage Study and preliminary design for the current project; the project
engineer states that:
The proposed drainage management will incorporate an onsite storm drain collection
system to direct the collected runoff to the inlet at the southeast portion of the property.
To mitigate the increased runoff due to the project a portion of the runoff will be directed
to a detention/retention basin on site that will allow overflow to eventually reach the
offsite system. This method will be design to accommodate normal rain events and allow
a delayed runoff from significant events by increasing the time of concentration of the
runoff it has collected. This will reduce the impact on the offsite system by allowing runoff
to arrive offsite after a major portion of the event has passed. (R. Bliss, 2015)
Based on the preceding, the project engineer concludes that off-site drainage system
improvements will not be required as a result of any increased runoff created by the project.
To ensure that final drainage design plans do not create a potential to adversely impact Caltrans’
off-site drainage system or require off-site improvements that were not analyzed herein, the
following mitigation measures are included for the proposed project:
HYDRO-4
• Prior to site disturbance, the project proponent shall submit a detailed drainage study (or an
update to the 2011 Drainage Study) with drainage plans, including drainage calculations for
peak flows to determine potential impacts on the “downstream” off-site drainage system
within SR 49, and improvement and grading plans for prior review and approval by the City
Engineer and with submittal to Caltrans for review and concurrence. Drainage detention
basins shall be located to minimize any potential for flooding adjacent properties
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• Should final drainage studies and plans identify the need for significant off-site drainage
improvements not addressed herein, an addendum or amendment to this mitigated negative
declaration shall be prepared for any off-site improvements that may not be exempt from
CEQA.
•

Should off-site drainage improvements be required, the project proponent shall submit a
copy of the encroachment permit obtained from Caltrans for work within the state-right-ofway to the Angels Camp Community Development Department, Planning and Building
Division. The project proponent also shall submit Caltrans-approved drainage improvement
plans for drainage improvement work occurring within the Caltrans right-of-way to the City
prior to any on or off-site drainage improvement work.

Proper implementation of these measures are expected to minimize potential impacts of the
project related to drainage (both on and off-site) to a level of less-than-significant.
d) “Have sufficient water supplies available to serve the project from existing entitlements and
resources, or are new or expanded entitlements needed?“
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Public water will be provided to the site by the City of Angels Camp. The City states that it has
sufficient capacity to serve the project. Therefore, no significant impacts are anticipated relative
to water supply for the project.
e)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
Wastewater collection and treatment for the site will be provided by the City of Angels Camp. The
City states that it has sufficient collection and treatment capacity to serve the project. Therefore, no
significant impacts are anticipated relative to wastewater treatment.
f)

“Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid waste
disposal needs?”
Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
SEI, Solid Waste, Inc. (Garbage and Recycling Pick-up)Cal-Waste contracts with Angels Camp for
solid waste pick-up. SEI Cal-Waste provides curbside pickup of household garbage and recycling
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for residents of Angels Camp. Free curbside recycling also is offered, by arrangement, and includes
curbside pickup of newspapers, magazines, aluminum, tin, glass and some plastics. SEI Cal-Waste
also provides recycling services for businesses, including pick-up of recyclables on site.
Six transfer stations, and one transfer station annex, and one landfill are located in Calaveras
County which disposes of solid waste both inside and outside the County. In 2013, 43 tons
(0.1% of total waste) were disposed of in locations outside of the County in Alameda, Kern, San
Joaquin, Solano and Stanislaus Counties. The remainder, 31,983 tons, was disposed of at the
County’s Rock Creek Landfill. The Rock Creek Solid Waste Facility includes a Class II landfill,
a transfer station, several recycling programs and a household hazardous waste facility. It is
located at 12021 Hunt Road, near Milton and has a capacity of 8,710,486 cubic yards. As of
2013, the landfill had a remaining capacity of 6,657,862 cubic yards, or 76%. The Calaveras
County Department of Public Works estimates 26.8 years of capacity remains. Therefore,
sufficient solid waste disposal facilities are anticipated to meet the needs of the project.
g)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
See paragraph f.
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XVII. MANDATORY FINDINGS OF SIGNIFICANCE
Does the project:
a)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
As described in Biological Resources Analysis herein, the project has the potential to impact
habitat for a federally-listed insect and for migratory birds, however those impacts can be
reduced to a level of less-than-significant with the proper implementation of mitigation measures
identified herein. Similarly, as described in the Cultural Resources Section of this analysis, no
important examples of California history or prehistory will be altered or eliminated provided the
mitigation measures identified herein are properly implemented and maintained.
b)

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

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
As described in the Transportation analysis herein, cumulative impacts related to traffic are
cumulatively significant, but can be reduced to a level of less than significant with mitigation as
identified herein.

c)

“Have environmental effects which will cause substantial adverse effects on human beings, either
directly or indirectly?”

Potentially Significant
Impact

Less Than
Significant with
Mitigation Incorporation

Less Than
Significant Impact

No
Impact

X
As described herein, all identified potentially adverse impacts can be mitigated to a level of less
than significant.
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MITIGATION MEASURES, CONDITIONS AND SAFEGUARDS: Mitigation Measures,
conditions and safeguards for the Proposed Project are highlighted in blue throughout this
report and will be employed to minimize any impacts which might have resulted from the
proposed project.

DETERMINATION: Based on the information contained in the Initial Study,
including incorporation of the provisions of the project design identified herein, there
is no substantial evidence that the project will have a significant adverse effect on
the environment. Therefore, approval of the proposed project will not result in
significant adverse impacts on either the natural or cultural environment provided the
provisions of the project design discussed herein are properly implemented and
maintained.

_______________________________________
David Hanham, Environmental Coordinator
Director of Building and Planning, City of Angels Camp

Date
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SOURCES
Local
Angels Camp 2020 General Plan,
Angels Camp 2020 General Plan Draft EIR, Final EIR
Angels Camp, Zoning Ordinance, 1983
State
California Department of Transportation, The California Scenic Highway System List of
Eligible and Officially Designated Routes
http://www.dot.ca.gov/hq/LandArch/16_livability/scenic_highways/faq.htm
California Environmental Quality Act, 1971 and as amended.
California Natural Diversity Data Base Maps, CA Department of Fish & Wildlife, October,
2015September, 2017
Federal
Federal Emergency Management Agency, Flood Insurance Rate Map, Community Panel
Number 06009C0558.

Prepared by: Amy Augustine, AICP
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Mark Twain Medical Center: Project Design Conditions, Mitigation Measures, Mitigation Monitoring and Reporting Plan 10/4/17
PDC: Project Design Condition

MM: Mitigation Measure

Timing

Frequency

Responsible
Entity (RE)

MM

AES-1

Oak trees designated for retention on site shall comply with the following:
i.

Prior to site disturbance (issuance of a grading or building permit or vegetation removal, whichever occurs
first); applicant shall erect orange safety fencing encompassing, at a minimum, the driplines of all blue,
live and/or valley oaks to be retained on site. Fencing shall remain in place until issuance of an
occupancy permit unless otherwise authorized by the Planning Director.

ii.

No equipment or materials shall be stored within the driplines of the oaks.

iii.

The applicant shall retain a qualified arborist. “Qualified” shall be as determined by the City.

iv.

No project activity shall occur within the dripline fencing for oaks without prior review and approval by the
project arborist. The project arborist shall have authority to propose alternative methods for undertaking
activities that encroach within driplines where necessary ensure their long-term survival (e.g., boring
rather than trenching for utilities). Where the project proponent disagrees with the recommendations of
the arborist, the Planning Director’s determination shall prevail.

v.

Utility or other trenching or soil disturbances within the root zones shall be prohibited unless no other
feasible alternative exists. If unavoidable, utility installation within the driplines of trees shall be
accomplished under the supervision of the project arborist.

vi.

No grading and no grade changes shall occur within the drip zones. If unavoidable, grading and/or grade
changes within the driplines of trees shall be accomplished under the supervision, and per the
recommendations, of the project arborist.

N/A

Date

Contractor
Arborist

vii.

MM

AES-2

MM

AES-3

MM

MM

AES-4

AES-5

Prior to installing landscaping, the project arborist shall provide a letter to the City verifying that the
proposed irrigation schedule and proposed planting materials to be located within the driplines of the
existing oaks on site shall not be detrimental to the long-term survival and health of the oaks.
Prior to site disturbance, the project proponent shall submit a revised landscaping plan to the City for review and
approval incorporating at least ten blue oaks (Quercus douglasii) into the landscaping plan. It is recommended
(but not required) that the blue oaks replace some of the proposed non-native Mondell pines.
Throughout the life of the project; native trees on site shall be maintained in a safe, healthy and viable manner.
Dead or dying materials shall be replaced with native plants of like species within three months of receiving
notification from the Community Development Department

Throughout project
construction

Initial

Throughout the life of the project; all electrical infrastructure, communications equipment, generators, mechanical
devices, trash and recycling areas, HVAC equipment and related support facilities shall be screened with
landscaping and/or by lattice, architectural features or similar screening. Prior to installing new appurtenances
not previously approved on site, the landowner shall submit design details to the Planning Department for review
and approval.
Detached project signage shall be exterior lit (i.e., not interior lit).

Prior to site
disturbance

N/A

Project Proponent

Throughout the life
of the project

Throughout the
life of the
project

Project Proponent

Throughout the life
of the project

Throughout the life
of the project

Throughout the
life of the
project

Throughout the
life of the
project

Community
Development
Department
Project Proponent
Community
Development
Department
Project Proponent
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PDC: Project Design Condition

Timing

MM: Mitigation Measure

Frequency

Responsible
Entity (RE)

MM

AES-6

Prior to issuance of a Building Permit or Site Disturbance, whichever occurs first; a final lighting plan shall be
submitted to the Planning and Building Department for review and approval and shall include, at a minimum:
i.

All exterior lighting will be controlled for switch-on/switch-off by an astronomical timer

ii.

No later than 9:00 p.m. on weeknights and 10:00 p.m. on weekend nights; all bollard lights and half of the
pole lights (every other one) shall be switched off. Pole lights remaining on shall be dimmed by 50%.
Pole lights located more than 100’ from the common boundary between the project site and residences to
the south shall include integrated motion sensors that dim pole lighting to 50% in the absence of motion
and brighten upon detecting motion. Pole lighting 100’ or closer to the common boundary between the
project site and residences to the south shall remain dimmed at 50% and shall not brighten in response to
motion. All wall sconces along those portions of the building shining towards residences shall be
dimmed by 50% and will not brighten in response to motion.

iii.

The Planning Director may require minor alterations to the timing of light fixtures and implementation of
the preceding measures where such deviations can provide both reduced impacts to neighboring
residences and maintain staff and site safety.

Prior to issuance of
a Building Permit
or Site
Disturbance,
whichever occurs
first

Maintain
throughout the
life of the
project

Community
Development
Department

AES-7

The proposed 7’ 8-foot concrete wall shall be increased to 8 feet high and shall extend along the entire common
property line between the project site and residences to the south. Wall height shall be measured from average
ground height to the top of the concrete wall “panel” (i.e., measurements do not apply to the height of posts or
decorative columns that will exceed 8 feet). Final design and colors for the concrete wall shall comply with the
wall included on site plans submitted April 28, 2017 (Sheet GI-001).

Prior to occupancy

Maintain
throughout the
life of the
project

Project contractor

MM

AQ-1

Throughout Project Construction:

Throughout Project
Construction

Throughout
Project
Construction

Project contractor

N/A

N/A

N/A

Prior to
construction
occurring between
February 15th and
August 31st of the
construction year

N/A

Project contractor

MM

BIO-1

MM

BIO-21

Idling time for construction equipment shall be limited to a maximum of 10 minutes.

ii.

Properly and routinely maintain all construction equipment, as recommended by manufacturer manuals,
to control exhaust emissions; and

iii.

Use electric equipment for construction whenever possible in lieu of fossil fuel-fired equipment.

Subsequent to consultation with the USFWS (except as otherwise provided) and prior to removing the two
easterly elderberry shrubs along the proposed entry driveway, the project proponent will pay into a USFWS
approved VELB mitigation bank and coordinate with the bank to transplant the shrubs to the mitigation bank
consistent with USFWS Conservation Guidelines for the Valley Elderberry Longhorn Beetle (current edition) or as
may be amended by the USFWS in response to consultation.
If vegetation removal associated with development is to occur during the nesting bird season (February 15
through August 31) for birds protected by the Migratory Bird Treaty Act or species listed as CDFG CDFW Fully
Protected Bird Species, a qualified biologist shall conduct a pre-construction survey for nesting birds to identify
any potential nesting activity. The pre-construction surveys for nesting birds shall be conducted within 14 days
prior to any construction-related activities (grading, ground clearing, etc.). If nesting birds are identified on the

Date

Community
Development
Department
Project Proponent

MM

i.

Initial
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PDC: Project Design Condition

MM: Mitigation Measure

Timing

Frequency

Responsible
Entity (RE)

Initial

Date

site, a 100-foot buffer shall be maintained around the nests; no construction-related activities shall be permitted
within the 100-foot buffer. A qualified biologist may reduce the setbacks if determined to be appropriate. The
pre-construction survey for nesting birds shall not be required if construction activities occur outside of the nesting
bird season (September 1 through February 14).

MM

CULT-1

If a cultural resource is discovered during construction activities, the person in possession of the parcel for which
the entitlement was issued and all persons conducting any activity authorized by this permit shall comply with the
following provisions:

Throughout project
construction

N/A

Project contractor

Throughout site
disturbing activities
(grading,
excavation,

N/A

Project Proponent

A. The person discovering the cultural resource shall notify the Community Development Department
Planning Division by telephone within 4 hours of the discovery or the next working day if the department is
closed.
B. When the cultural resource is located outside the area of disturbance, a qualified professional shall be
allowed to photodocument and record the resource and construction activities may continue during this
process. On parcels of two or more gross acres, the area of disturbance includes building pads,
driveways or utility lines, grading and vegetation removal areas, plus 300 feet.
C. When the cultural resource is located within the area of disturbance, all activities that may impact the
resource shall cease immediately upon discovery of the resource. All activity that does not affect the cultural
resource as determined by a qualified professional may continue. A qualified professional, such as an
archaeologist or an historian, shall be allowed to conduct an evaluative survey to evaluate the significance
of the cultural resource.
D. When the cultural resource is determined to not be significant, the qualified professional shall be allowed
to photodocument and record the resource. Construction activities may resume after authorization from
the qualified professional.
E. When a resource is determined to be significant, the resource shall be avoided with said resource having
boundaries established around its perimeter by a qualified professional or a cultural resource management
plan shall be prepared by a qualified professional to establish measures formulated and implemented in
accordance with Sections 21083.2 and 21084.1 of the California Environmental Quality Act (CEQA) to
address the effects of construction on the resource. The qualified professional shall be allowed to
photodocument and record the resource. Construction activities may resume after authorization from the
qualified professional. All further activity authorized by this permit shall comply with the cultural resources
management plan.

MM

CULT-2

For the purposes of implementing this measure, a “qualified professional” is an individual (e.g., historian or
archaeologist) determined to be a qualified professional by the Community Development Department Planning
Division and a “cultural resource” is any building, structure, object, site, district, or other item of cultural, social,
religious, economic, political, scientific, agricultural, educational, military, engineering or architectural significance
to the citizens of Calaveras County, the State of California, or the nation which is 50 years of age or older or has
been listed on or is eligible for listing on the National Register of Historic Places, the California Register of
Cultural Resources, or any local register.
Unless waived pursuant to CULT-3, a Native American monitor shall be present throughout site-disturbing
activities (i.e., grading, excavation or other subsurface soil disturbing activities). If a tribal cultural resource is
discovered during construction activities, the person in possession of the parcel for which the entitlement was
issued and all persons conducting any activity authorized by this permit shall comply with the following provisions:

Native American
Monitor

3|Page

PDC: Project Design Condition

MM: Mitigation Measure

Timing

Frequency

Responsible
Entity (RE)

A. The Native American monitor discovering the tribal cultural resource shall notify the Community
Development Department Planning Division by telephone within 4 hours of the discovery or the next
working day if the department is closed.

subsurface soil
disturbances)

Initial

Date

Contractor

B. When the tribal cultural resource is located outside the area of disturbance, a qualified archaeologist shall
be allowed to photodocument and record the resource and construction activities may continue during this
process. On parcels of two or more gross acres, the area of disturbance includes building pads,
driveways or utility lines, grading and vegetation removal areas, plus 300 feet.
C. When the tribal cultural resource is located within the area of disturbance, all activities that may impact the
resource shall cease immediately upon discovery of the resource. All activity that does not affect the tribal
cultural resource as determined by the Native American monitor may continue. A qualified archaeologist
shall be allowed to conduct an evaluative survey to evaluate the significance of the tribal cultural resource.
D. When the tribal cultural resource is determined to not be significant, the project archaeologist shall be
allowed to photodocument and record the resource. Construction activities may resume after
authorization from the qualified archaeologist.
E. When a tribal cultural resource is determined to be significant, the resource shall be avoided with said
resource having boundaries established around its perimeter by a qualified archaeologist or a tribal cultural
resource management plan shall be prepared by a qualified archaeologist to establish measures formulated
and implemented in accordance with Sections 21083.2 and 21084.3 of the California Environmental Quality
Act (CEQA) to address the effects of construction on the resource. The qualified archaeologist shall be
allowed to photodocument and record the resource. Construction activities may resume after authorization
from the qualified archaeologist. All further activity authorized by this permit shall comply with the tribal
cultural resources management plan.
For the purposes of implementing this measure, a “qualified archaeologist” is an archaeologist determined to be a
qualified professional by the Angels Camp Community Development Department.
For the purposes of implementing this measure a “tribal cultural resource” is either of the following:
(1) Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to a California
Native American tribe that are either of the following:
(A) Included or determined to be eligible for inclusion in the California Register of Historical Resources.
(B) Included in a local register of historical resources as defined in subdivision (k) of Section 5020.1; or
(2) A resource determined by the lead agency, in its discretion and supported by substantial evidence, to be
significant pursuant to criteria set forth in subdivision (c) of Section 5024.1. In applying the criteria set
forth in subdivision (c) of Section 5024.1 for the purposes of this paragraph, the lead agency shall
consider the significance of the resource to a California Native American tribe.

MM

CULT-3

A cultural landscape that meets the above criteria is a tribal cultural resource to the extent that the landscape is
geographically defined in terms of the size and scope of the landscape. A historical resource described in
Section 21084.1, a unique archaeological resource as defined in subdivision (g) of Section 21083.2, or a
“nonunique archaeological resource” as defined in subdivision (h) of Section 21083.2 may also be a tribal cultural
resource if it conforms with the preceding criteria.
As an alternative to CULT-2, and with the approval of the project proponent and the project’s designated Native
American representative; subsurface site sampling may commence immediately after project approval and prior
to initiating ground disturbances with oversight by a designated Native American representative (i.e., approved by
the Tribe) and qualified archaeologist (approved by the City). Mitigation measures contained herein to be

Prior to
commencing
construction

N/A

Project Proponent
Native American
Monitor
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PDC: Project Design Condition

MM: Mitigation Measure

Timing

Frequency

Responsible
Entity (RE)

completed prior to site disturbance will not apply to site sampling so long as site disturbing activities associated
with sampling are limited to digging test trenches (or equivalent) outside the driplines of on-site oaks and the total
area of disturbance does not exceed ½ acre in size.

MM

CULT-4

MM

GEO-1

MM

GEO-2

If tests do not reveal evidence of tribal cultural resources, the designated Native American representative may
waive the requirement for an on-site Native American monitor to be present throughout site disturbing activities. If
test trenching does reveal evidence of tribal cultural resources, then the provisions of CULT-2 (E) shall be
implemented to evaluate and appropriately manage the resource(s).
If human remains are discovered during subsurface excavations on the project site, work shall stop and no further
disturbance shall occur until the County Coroner has made the necessary determination as to the origin and
disposition of the remains, including notification of the Native American Heritage Commission (NAHC) within 24
hours if remains are determined to be Native American, pursuant to Public Resources Code, Section 5097.98 and
State Health and Safety Code, Section 7050.5.
The project shall incorporate all recommendation measures contained in the May, 2015 update to the March 31,
2011 Geotechnical Engineering Study Proposed Mark Twain Family Medical Center 590 Stanislaus Avenue Angels
Camp, CA. Condor Earth Technologies, Inc. Stockton, CA. Any deviation from the recommendations in that
report shall require review and approval by the City Engineer and the project geologist. Prior to issuance of a
Building Permit, the Angels Camp Building Department may require an update of the study if necessary to address
changes in the California Building Code, current edition.


An Erosion Control Plan shall be submitted for approval and implemented for any construction to take
place between October 15 and May 15 of any year. In the absence of such an approved and
implemented plan, all construction shall cease on or before October 15, except that necessary to
implement erosion control measures.

MM

GEO-3

A. Fire flow. The 19,00010,128± square foot building shall meet City standards relative to fire flow (3,250
GPM@20PSI for three hours). Fire flow may be reduced by 75% with an approved fire sprinkler
protection system, however fire flow cannot be less than 1,500 GPM for 2 hours.

Date

Contractor

Throughout project
construction

N/A

Contractor

Prior to issuance of
a building permit
and throughout
project
construction

N/A

Contractor

Throughout project
construction

Between
October 15
and May 15 of
the
construction
year

Contractor

N/A

Contractor



All soils disturbed by grading shall be reseeded or hydromulched or otherwise stabilized as soon as possible
and before the rainy season begins, by October 15 of the construction year, and emergency erosion control
measures shall be utilized as requested by jurisdictional agency officials.
Prior to any blasting on site, a blasting plan shall be submitted for review and approval by the City Engineer. Any
on-site blasting shall be performed by a certified state licensed blaster. Water sprays and blasting mats shall be
employed to reduce the potential for fly rock and for safety. Blasting shall be limited to hours of construction
established for the project. The City Engineer may consider limited the permissible time for blasting to address
safety issues related to the proximity of the highway, school, preschool and residents. The project shall
incorporate all recommended measures contained in the March 31, 2011 and May, 2015 update to the
Geotechnical Engineering Study Proposed Mark Twain Family Medical Center 590 Stanislaus Avenue Angels
Camp, CA. Condor Earth Technologies, Inc. Stockton, CA. Any deviation from the recommendations in that
report shall require review and approval by the City Engineer and the project geologist.

Initial

Prior to any
blasting on site

Building
Department

City Engineer

City Engineer

Prior to site
disturbance/
occupancy

Maintain
throughout the
life of the
project

Contractor
Fire Department

B. Hydrants. Fire hydrants shall be provided along fire apparatus access roads and adjacent to public
streets in accordance with Appendix C of the California Fire Code (CFC). For the proposed project, four
hydrants shall be provided to meet fire flow if the building is not sprinklered and two fire hydrants shall be
provided if the building is sprinklered. Hydrants shall be spaced an average of 350 feet apart for nonsprinklered buildings and 500 feet apart for sprinklered buildings. Hydrants shall be placed no further
than 210 feet for non-sprinklered and 250 feet for sprinklered from any point on a street or road frontage
to a fire hydrant.
C. Access Roads.

Fire apparatus access roads shall:
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PDC: Project Design Condition

MM: Mitigation Measure

Timing

Frequency

Responsible
Entity (RE)

i.

Extend to within 150 feet of all portions of the facility/building and all portions of the exterior walls of
the first story of the building as measured by an approved route around the exterior of the building,

ii.

Have an unobstructed width of not less than 20 feet exclusive of shoulders and a minimum width of
26 feet for access roads where a fire hydrant is located,
iii.

Have an unobstructed vertical clearance of 13 feet, 6 inches,

iv.

Be constructed of all-weather surfacing capable of supporting an imposed weight of 75,000
pounds,

v.

Be of appropriate size to accommodate all City fire department apparatus including the provision
of sufficient turning radii for equipment,

vi.

Have a grade of 10% or less,

vii.

Remain unobstructed at all times by all non-emergency-response vehicles. Minimum heights
and widths established herein shall be marked and signed to ensure that emergency response
vehicle access is maintained at all times.

Initial

Date

D. Secondary Access. Buildings exceeding three stores or 30 feet in height shall have at least two means of
fire apparatus access for each structure. Because the building height is proposed to be 24’, a secondary
fire apparatus access is not an anticipated requirement for this project.
E. Fire extinguishers shall be provided sufficient for all class hazards inside the building and shall be
mounted to the walls with proper signage. Fire extinguishers shall be provided not to exceed 75 feet of
travel and be mounted at a height not to exceed 5 feet.
F. A Building Exit Plan shall be prepared in accordance with the 2013 2016 CFC to provide adequate exit
size, continuity, travel distance, signage, and doors with panic hardware to support the occupancy size.
G. Compressed gas cylinder storage and use shall comply with the 2013 2016 CFC.
H. Dumpsters and trash storage locations shall comply with the 2013 2016 CFC.
I.

LPG locations, protection, piping and signage shall comply with the 2013 2016 CFC.

MM

HYDRO-1

An Erosion Control Plan shall be submitted for approval and implemented for any construction to take place
between October 15 and May 15 of any year. In the absence of such an approved and implemented plan, all
construction shall cease on or before October 15, except that necessary to implement erosion control measures.

Prior to October
15th of the
construction year

N/A

Contractor

MM

HYDRO-2

All soils disturbed by grading shall be reseeded or hydromulched or otherwise stabilized as soon as possible and
before the rainy season begins, by October 15 of the construction year, and emergency erosion control measures
shall be utilized as requested the City.

Prior to October
15th of the
construction year

N/A

Contractor

MM

HYDRO-3

Prior to ground disturbance; the project proponent shall secure a Notice of Intent (NOI) to obtain coverage under
the General Construction Activity Storm Water Permit [California's National Pollutant Discharge Elimination
System (NPDES) General Permit for construction related storm water discharge] for earth moving activities
exceeding one acre of total disturbance [Federal Water Pollution Control Act, Section 401, California Clean Water
Act]

Prior to site
disturbance

N/A

Contractor
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Timing

Frequency

Responsible
Entity (RE)

MM



HYDRO-4

Prior to site disturbance, the project proponent shall submit a detailed drainage study (or an update to the
2011 Drainage Study) with drainage plans, including drainage calculations for peak flows to determine
potential impacts on the “downstream” off-site drainage system within SR 49, and improvement and
grading plans for prior review and approval by the City Engineer and with submittal to Caltrans for review
and concurrence. Drainage detention basins shall be located to minimize any potential for flooding
adjacent properties.



Should final drainage studies and plans identify the need for significant off-site drainage improvements
not addressed herein, an addendum or amendment to this mitigated negative declaration shall be
prepared for any off-site improvements that may not be exempt from CEQA.



Should off-site drainage improvements be required, the project proponent shall submit a copy of the
encroachment permit obtained from Caltrans for work within the state-right-of-way to the Angels Camp
Community Development Department, Planning and Building Division. The project proponent also shall
submit Caltrans-approved drainage improvement plans for drainage improvement work occurring within
the Caltrans right-of-way to the City prior to any on or off-site drainage improvement work.

MM

NOISE-1

The proposed project shall comply with the Angels Camp General Plan noise standards.

MM

NOISE-2

Ambulances and fire engines dispatched in case of an emergency shall extinguish sirens on Stanislaus Avenue
unless traffic on Stanislaus requires the use of a siren to facilitate emergency vehicle access. Prior to issuance of
an occupancy permit for the facility; the applicants shall meet with the Angels Camp Fire Department, local
ambulance service and City officials in a pre-occupancy meeting to ensure that these agency and personnel are
alerted to this condition.
Throughout the life of the project:

MM

NOISE-3

i.

MM

NOISE-4

Prior to installing any mechanical equipment along the southern project boundary or southern building
wall; applicant shall submit plans to the Community Development Department, Planning Division for
review and identifying appropriate acoustical shielding. The Planning Director may, at his or her
discretion, request a noise analysis.

ii.
Deliveries shall be restricted to between 7 a.m. and 10 p.m.
Throughout the construction process, project contractors shall comply with the following: (General Plan Appendix
5B):
i.

All construction equipment, fixed or mobile, shall be equipped with properly operating and maintained
mufflers (e.g., acoustic muffling of construction equipment per Caltrans standards);

ii.

Equipment shall not remain idling for more than 10 minutes;

iii.

Use electric air compressors and similar power tools, rather than diesel equipment, where feasible;

iv.

During construction, stationary construction equipment shall be placed such that emitted noise is directed
away from the southern parcel boundary to the maximum extent feasible (i.e., residences);

Prior to site
disturbance

Maintain
throughout the
life of the
project

Initial

Date

Contractor
City engineer
Caltrans

Throughout the life
of the project (post
construction)
Prior to issuance of
an occupancy
permit.

Throughout the
life of the
project
Maintain
throughout the
life of the
project

Contractor

Prior to installing
mechanical
equipment along
the boundary
between the
residential area
and the project
site.

Throughout the
life of the
project.

Site occupants

Throughout project
construction

N/A

Contractor

Site occupants
Site occupants
Angels Camp Fire
Dpt.
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PDC: Project Design Condition

MM: Mitigation Measure

Timing

Frequency

Responsible
Entity (RE)

MM

MM

PDC

TRANS-1

TRANS-2

v.

During construction, stockpiling and vehicle staging areas shall be located as far as practical from the
southern parcel boundary adjacent to residences;

vi.

Construction hours, allowable workdays, and the phone number of the job superintendent shall be clearly
posted at the project entrance to allow for surrounding owners and residents to contact the job
superintendent. If the City or the job superintendent receives a complaint, the superintendent shall
investigate, take appropriate corrective action, and report the action taken to the reporting party.

vii.

Construction activities shall be limited to Monday through Friday between the hours of 7:00 A.M. to sunset
and on Saturdays from 8:00 A.M. to sunset, excluding Sundays and legal holidays.

Prior to project occupancy, and subject to Caltrans concurrence, the project proponents will install a traffic signal
at SR 49/Stanislaus Avenue. Funding for the signal will include fees already collected by the City through the
Traffic Impact Mitigation Fee (TIMF) estimated at $150,000 plus the TIMF fees collected for the project. The
project’s TIMF under the current policy is estimated to be $242,844± (i.e., 686 daily trips @ $354 per trip). Any
amount in excess of the project’s fair share (i.e., TIMF fees) expended by the project proponents to install the
traffic signal will be reimbursed to the project proponents in accordance with an agreement to be executed
between the project proponents and the City prior to project occupancy. Should Caltrans determine that a traffic
signal is not yet warranted at the intersection with the proposed project and that a traffic signal cannot be installed
before occupancy, the project proponents will not install the traffic signal, but will only pay the adopted TIMF fee
to the City. Any subsequent analysis of traffic signal warrants required by Caltrans to justify installation will be
credited towards the project proponents TIMF fees. If the intersection improvements and installation of the signal
are less than the full TIMF, then the Applicant remains responsible for paying the full TIMF.

Prior to issuance of
an occupancy
permit

Project proponent

Prior to project occupancy, the project proponent shall pay the applicable Traffic Impact Mitigation Fee for the
project.

Prior to issuance of
an occupancy
permit

Project proponent

Prior to issuance of
an occupancy
permit

TRANS-3
A “clear vision triangle” shall be established and
maintained at the project site entrance on either
side of the project driveway’s intersection with
Stanislaus Avenue as necessary to preserve
adequate site distance for on and off-site
pedestrians and vehicles. The triangle shall be as
illustrated herein. Within both triangles on either
side of the driveway the area between three (3) and
eight (8) feet in height as measured from the top of
the curb adjacent to the driveway shall be clear of
all vision obstructions including, but not limited to,
fencing, landscaping, signs and structures. If no
curb exists, the City Engineer shall establish the
curb grade.

Initial

Date

Building
Department

To be
maintained
throughout the
life of the
project

Building
Department
Project proponent
City Engineer
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PDC: Project Design Condition

MM: Mitigation Measure

Timing

Frequency

Responsible
Entity (RE)

Initial

Date

No foliage or structural features shall extend into the cross visibility area between the surface of the frontage
sidewalk and eight (8) feet in height as measured from the surface of the sidewalk.
Throughout the life of the project, the Planning Director may require the removal of landscaping, structures, or other
features that, in his or her opinion, constitute a hazard to vehicular or pedestrian traffic.
PDC

TRANS-4

Prior to issuance of an occupancy permit; if the applicant includes a secondary access along the western project
boundary, the access should shall provide an all-season secondary allow for access road for emergency
response vehicles extending from the southwestern-most corner of the project site to the paved access driveway.
The access need not be paved or graveled, but shallshould, at a minimum, be compacted to allow for all-season
vehicular passage. A gate may be installed to prohibit entry by unauthorized vehicles. A City-approved lock box
shall be installed for any locked gates.

Prior to issuance of
an occupancy
permit if an
emergency access
is constructed

To be
maintained
throughout the
life of the
project if
emergency
access is
constructed

Contractor
Site occupant
Fire Department
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