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1.0 INTRODUCTION

1.1 PURPOSE OF THE INITIAL STUDY

The City of San José (City), as the Lead Agency, has prepared this Initial Study (IS) for the 16455
Almaden Expressway Convenience Store, Gas Station, and Car Wash Project in compliance with the
California Environmental Quality Act (CEQA), the CEQA Guidelines (California Code of Regulations
[CCR] 815000 et. seq.) and the regulations and policies of the City of San José, California.

The project would reconstruct the fueling canopy of an existing Chevron gasoline station, convert the
existing building that houses the current convenience store, restrooms, and minor auto repair/service
station for use as an expanded convenience store, and construct a car wash within a 0.77-acre site.

1.1.1 PuBLIC REVIEW PERIOD

Publication of this IS marks the beginning of a 20-day public review and comment period. During this
period, the IS will be available to local, state, and federal agencies and to interested organizations and
individuals for review. Written comments concerning the environmental review contained in this IS during
the 20-day public review period should be sent to:

Thai-Chau Le, Planner

City of San José

Department of Planning, Building, and Code Enforcement
200 East Santa Clara Street, Third Floor

San José, California 95113

(408) 535-5658

Thai-Chau.Le@sanjoseca.gov

1.1.2 CONSIDERATION OF THE INITIAL STUDY AND PROJECT

Following the conclusion of the public review period, the City will consider the adoption of the Initial
Study/Mitigated Negative Declaration (IS/MND) for the project at a regularly scheduled meeting. The City
shall consider the IS/MND together with any comments received during the public review process. Upon
adoption of the MND, the City may proceed with project approval actions.
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2.0 PROJECT INFORMATION

2.1

PROJECT TITLE

16455 Almaden Expressway Convenience Store, Gas Station, and Car Wash Project

2.2

LEAD AGENCY CONTACT

City of San José

Department of Planning, Building and Code
Planning Division

City Hall, Third Floor

200 East Santa Clara Street

San José, CA 95113

Environmental Review

2.3

2.4

Thai-Chau Le, Planner

Environmental Planning, City of San José
Planning, Building and Code Enforcement
Phone: (408) 535-5658

Email: Thai-Chau.Le@sanjoseca.qgov

PROJECT APPLICANT

Robert Wood, CEO

RC Petroleum Inc.

16455 Almaden Expressway
San José, CA 95120

Phone: (805) 452-3021

Email: robwoodoil@gmail.com

PROJECT LOCATION

Enforcement

The project site is located at 16455 Almaden Expressway, on the northwest corner of the intersection of
Almaden Expressway and Redmond Avenue, in the City of San José. Figure 1 shows the location of the
project site and surrounding uses.

2.5

ASSESSOR’S PARCEL NUMBERS

Assessor’s Parcel Number (APN) 577-09-029.
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2.6 GENERAL PLAN DESIGNATION AND ZONING DISTRICT

The project site has an Envision San José 2040 General Plan (General Plan) land use designation of
Neighborhood/Community Commercial (NCC) and is located in the Commercial Neighborhood (CN)
zoning district.

2.7 HABITAT PLAN DESIGNATION

Land Cover Designation: Urban — Suburban
Fee Zone: Urban Areas (No Land Cover Fee)
Wildlife Survey Area: N/A

2.8 PROJECT-RELATED APPROVALS, AGREEMENTS, AND
PERMITS

The project would require:
= Conditional Use Permit
= Demolition Permit
= Tree Removal Permit
=  Other Public Works Clearances
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3.0 PROJECT DESCRIPTION

3.1 PROJECT OVERVIEW

This Initial Study (IS) provides project-level CEQA review for the reconstruction of the fueling canopy of
an existing Chevron gasoline station, conversion of the minor auto repair/service station for use as part
of the convenience store, and construction of a car wash on an approximately 0.77-acre project site
(APN 557-09-029).

3.11 EXISTING SETTING

The project site is located in a commercial area within a larger residential area and is bordered by
commercial buildings to the north and west, with transportation right-of-way (Almaden Expressway and
Redmond Avenue) bounding the project site on the eastern and southern property lines. There are no
sensitive receptors located immediately adjacent to the project site boundaries. However, residential
uses are located approximately 90 feet south of the project site, across Redmond Avenue; and
approximately 200 feet east of the project site, across Almaden Expressway. The project site is currently
developed with a Chevron gas station, service station with service bays, and a small convenience store
(food mart). The site also contains landscaped areas including non-native grasses, shrubs, and trees.
The project site is located in the Commercial Neighborhood (CP) zoning district and has an Envision San
José 2040 General Plan (General Plan) land use designation of NCC.

3.2 PROJECT DESCRIPTION

3.21 SITE DESIGN

The project proposes to: 1) convert the existing building that houses the current small food mart,
restrooms, and a service station with three service bays to a full convenience store of approximately
2,000 square-foot (sf), 2) construct a new automated car wash, and 3) demolish the existing fueling
canopy and reconstruct an approximately 2,200 sf canopy, providing better utilization of the project site.
The site plan for the project is shown on Figure 2. The project would incorporate a queuing lane and
mechanical room for the car wash, signage, parking, and landscaping. An air/water station and vacuum
island would be located east of the car wash, on the north side of the queuing lane. Parking within the
project site would be located adjacent to the convenience store and car wash queuing lane. The number,
capacity and general location of existing gasoline dispensing stations within the site would remain
unchanged. Existing underground storage tanks would remain in place, and no additional underground
storage tanks would be installed. Eight existing trees within the site would be removed and new
landscaped planter boxes would be constructed on the project site in addition to the planting of 10 new
trees within the project site.

Only the gas station part of the project site is operating at 24-hour. The Proposed Project proposes 24
hours operation for both the upgrade gas station and converted the convenience store. The hours of
operation for the proposed car wash will be 7:00 AM to 10:00 PM, consistent with the City of San José
Council Policy regarding drive-through uses (Council Policy 6-10).
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The project site would continue to be accessed by the two existing driveways along Almaden Expressway
and one existing driveway at the southwest corner of the project site along Redmond Avenue. One
existing driveway at the southeast corner of the project site along Redmond Avenue will be closed.
Additionally, the Proposed Project will restrict the southernmost Almaden Expressway driveway to ingress
movements only (Appendix D). Existing sidewalks, curbs, and gutters along the roadways would not be
modified by the project. A new accessible walkway would be constructed from Redmond Avenue
between the existing driveways to the convenience store building.

The project will continue to utilize the existing municipal water and wastewater utility connections,
including storm water. Electricity and gas would continue to be provided by Pacific Gas & Electric and
solid waste would continue to be collected by Republic Services via a contract with the City.

3.2.2 DEMOLITION AND CONSTRUCTION

The duration of project demolition and construction would be approximately four months. The project site
is entirely paved and disturbed and construction activities would not involve grading or excavation of
native soils. Energy efficient construction equipment would be utilized to the extent feasible.

3.2.3 PROJECT APPROVAL PROCESS

The project would require the following permits:

= Demolition Permit

= Conditional Use Permit

=  Grading Permit

= Other Public Works clearances, as applicable
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SITE INFORMATION
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4.0 EVALUATION OF ENVIRONMENTAL IMPACTS

This section presents the discussion of impacts related to the following environmental subjects in their
respective subsections:

4.1 Biological Resources

4.2 Hazards and Hazardous Materials
4.3 Noise and Vibration

4.4 Other Environmental Topics

4.5 Mandatory Findings of Significance

The discussion for each environmental subject includes the following subsections:

= Environmental Checklist — The environmental checklist, as recommended by California
Environmental Quality Act (CEQA), identifies environmental impacts that could occur if the
Proposed Project is implemented. The right-hand column of the checklist lists the source(s) for
the answer to each question. The sources are identified at the end of this section. The
environmental checklist is included in the discussion of Sections 4.1 to 4.5 listed above.

= Impact Discussion — This subsection discusses the project’s impact as it relates to the
environmental checklist questions. Mitigation measures are identified for all significant project
impacts. Mitigation Measures are measures that will minimize, avoid, or eliminate a significant
impact (CEQA Guideline 15370).

Other Environmental Topics — This subsection discusses the project’s impacts on the environment for
the following topics: aesthetic resources, agricultural and forestry resources, air quality, cultural and
paleontological resources, geology and soils, greenhouse gas emissions, hydrology and water quality,
land uses and planning, mineral resources, population and housing, public services, recreation,
transportation and traffic, and utilities and service systems.

IMPORTANT NOTE TO THE READER

The California Supreme Court in a December 2015 opinion [California Building Industry Association v.
Bay Area Air Quality Management District, 62 Cal. 4th 369 (No. S 213478)] confirmed that CEQA, with
several specific exceptions, is concerned with the impacts of a project on the environment, not the effects
the existing environment may have on a project. Therefore, the evaluation of the significance of project
impacts under CEQA in the following sections focuses on impacts of the project on the environment,
including whether a project may exacerbate existing environmental hazards.

The City of San José currently has policies that address existing conditions (e.g., air quality, noise, and
hazards) affecting a proposed project, which are also addressed in this section. This is consistent with
one of the primary objectives of CEQA and this document, which is to provide objective information to
decision-makers and the public regarding a project as a whole. The CEQA Guidelines and the courts are
clear that a CEQA document (e.g., EIR or Initial Study [IS]) can include information of interest even if
such information is not an “environmental impact” as defined by CEQA.
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Therefore, where applicable, in addition to describing the impacts of the project on the environment, this
section will discuss project effects related to policies pertaining to existing conditions. Such examples
include, but are not limited to, locating a project near sources of air emissions that can pose a health risk,
in a floodplain, in a geologic hazard zone, in a high noise environment, or on/adjacent to sites involving
hazardous substances.

4.1 BIOLOGICAL RESOURCES

411 ENVIRONMENTAL SETTING

The project site is currently developed with a gas station, convenience store, and service station.
Landscaping on the project site is limited to 12 individual trees, including sycamore, pear, and redwood
trees. There are no native, sensitive, or wetland habitats on-site. Due to the lack of these habitats and
the extent of human disturbance and development on the project site, special status plant and animal
species are not expected to occur.

Santa Clara Valley Habitat Plan

The project site is located within the boundaries of the Santa Clara Valley Habitat Plan (Habitat Plan).
The Habitat Plan is intended to promote the recovery of endangered species and enhance ecological
diversity and function, while accommodating planned growth in approximately 519,000 acres of Santa
Clara County. The project site is located on land designated as Urban - Suburban, which is land that has
been developed with one structure per 2.5 or fewer acres. The project site is currently in Urban Area
Land Cover Fee Zones which indicate no land cover fees.

City of San José Tree Ordinance

The City of San José maintains the urban landscape partly by promoting the health, safety, and welfare of
the City by controlling the removal of ordinance trees on private property (San José Municipal Code
Section 13.32). A Tree Removal Permit is required for the removal of trees of any size within a
commercial property, such as the project site. Of the 12 on-site trees, 8 are proposed for removal from
the existing planter along the north and west boundaries of the project site (refer to Figure 2). All eight of
these trees have a circumference less than 38 inches.

In addition, any tree found by the City Council to have special significance based on factors including, but
not limited to, its history, girth, height, species, or unique quality, can be designated as a “Heritage tree”
(San José Municipal Code Section 13.32). It is unlawful to vandalize, mutilate, remove, or destroy such
heritage trees. There are no heritage trees on-site.
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4.1.2 ENVIRONMENTAL CHECKLIST AND DISCUSSION OF IMPACTS

BIOLOGICAL RESOURCES

Potentially
Significant
Impact

Less Than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

Checklist
Source(s)

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 USFWS?

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

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

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

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

1-2

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?
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41.3 IMPACT DISCUSSION

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
USFWS?

(Less Than Significant Impact with Mitigation) The trees on and adjacent to the project site could
provide nesting habitat for birds, including migratory birds. Nesting birds are among the species
protected under provisions of the Migratory Bird Treaty Act and California Department of Fish and Wildlife
(CDFW) Code Sections 3503, 3503.5, and 2800.

Construction disturbance during the breeding season could result in the incidental loss of fertile eggs or
nestlings, or otherwise lead to nest abandonment. Disturbance that causes abandonment and/or loss of
reproductive effort is considered a taking by the CDFW. Construction activities, such as tree removal,
that disturb a nesting bird on-site or immediately adjacent to the construction zone would constitute a
significant impact. With the implementation of Mitigation Measure BI1O-1 below, this impact would be
reduced to a less-than-significant level.

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

(Less Than Significant Impact) The project site is located in an urban, residential and commercial
setting with minimal native habitats. There are no riparian habitats or other sensitive natural communities
on or adjacent to the site.

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

(No Impact) The project site is not located on or adjacent to a federally protected wetland.

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

(No Impact) The project site is located in an urban area and is not currently used as a migratory wildlife
corridor. The project site does not contain a native wildlife nursery site. As described above, there are no
wetlands on or adjacent to the project site, and therefore, the project would not impact the movement of
migratory fish. The Proposed Project would, therefore, not impact the movement of native or migratory
wildlife through the project area nor impede the use of a native wildlife nursery site.
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(e) Conflict with any local policies or ordinances protecting biological resources, such as a
tree preservation policy or ordinance?

Tree Removal and Replacement

(Less Than Significant Impact) Within the City of San José, the urban forest (including on-site trees) as
a whole is considered an important biological resource because most mature trees provide nesting,
cover, and foraging habitat for a variety of species that are tolerant of humans. While the urban forest is
not as favorable an environment for native wildlife as native habitats, trees in the urban forest are often
the only or best habitat commonly or locally available within urban areas.

Development of the Proposed Project would result in the loss of eight trees on the site. Consistent with
the General Plan Final Program Environmental Impact Report (General Plan EIR), trees removed as a
result of the project would be required to be replaced in accordance with all applicable laws, policies or
guidelines, including:

= City of San José Tree Protection Ordinance;
=  San José Municipal Code Section 13.28; and
= General Plan Policies MS-21.4, MS-21.5, and MS-21.6.

The removed trees would be replaced by ten (10) 15-gallon trees, consistent with tree replacement ratios
required by the City, as shown in Table 1. The species of trees to be planted shall be determined in
consultation with the City Arborist and the Department of Planning, Building and Code Enforcement.

TABLE 1
TREE REPLACEMENT RATIOS
Circumference of Type of Tree to be Removed Minimum Size of Each
Tree to be Removed Native Non-Native Orchard Replacement Tree
56 inches or more 5:1 4:1 31 24-inch box
38-56 inches 31 2:1 None 24-inch box
Less than 38 inches 11 11 None 15-gal container

Source: City of San José, 2006.

If the project site is unable to accommodate the required number of replacement trees, one or more of the
following measures will be implemented, to the satisfaction of the City’s Environmental Principal Planner,
at the development permit stage:

= The size of a 15-gallon replacement tree can be increased to 24-inch box and count as two
replacement trees.

= Replacement tree plantings may be accommodated at an alternative site(s). An alternative site
may include local parks or schools, or an adjacent property where such plantings may be utilized
for screening purposes. However, any alternatively proposed site would be pursuant to
agreement with the Director of the Department of Planning, Building and Code Enforcement.

= A donation may be made to Our City Forest or similar organization for in-lieu tree planting in the
community. Such donation will be equal to the cost of the required replacement trees, including
associated installation costs, for off-site tree planting in the local community. A receipt for any
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such donation will be provided to the City of San José Planning Project Manager prior to
development.

Tree Protection Plan

Four trees would not be removed as a part of the Proposed Project and would remain on-site. These
trees are located along Redmond Avenue at the southern boundary of the project site. Grading and
excavation would not occur in this area; therefore, these trees are not anticipated to be damaged from
construction activities. Trees on adjacent properties are not located near the development footprint of the
Proposed Project. On-site trees proposed for preservation would be protected in accordance with City
standards.

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

(Less Than Significant Impact) The project site is located within the Habitat Plan study area and has a
designation of Urban - Suburban. Nitrogen deposition is known to have damaging effects on many of the
serpentine plants in the Habitat Plan area, as well as the host plants that support the federally
endangered Bay checkerspot butterfly. Mitigation for the impacts of nitrogen deposition upon serpentine
habitat and the Bay checkerspot butterfly can be correlated to the amount of new vehicle trips that a
project is expected to generate. Fees collected under the Habitat Plan for new vehicle trips can be used
to purchase conservation land for the Bay checkerspot butterfly. The Habitat Plan requires nitrogen
deposition fees for all study area projects that generate new vehicle trips in order to address cumulative
nitrogen deposition impacts. The project shall implement the following condition as a condition of
approval for the future Planned Development permit. With the implementation of the following
environmental conditions, the development of the project site would not impact any of the Habitat Plan’s
covered species.

Environmental Condition: The project shall implement the following condition to reduce the impacts to
endangered and threatened species:

= The project is subject to applicable Habitat Plan conditions and fees (including the nitrogen
deposition fee) prior to issuance of any grading permits. The project applicant shall submit a
Habitat Plan Coverage Screening Form to the Supervising Environmental Planner of the
Department of Planning, Building, and Code Enforcement for review and will complete
subsequent forms, reports, and/or studies as needed.

41.4 MITIGATION MEASURES

BIO-1 The project applicant shall schedule demolition and construction activities to avoid the nesting
season. The nesting season for most birds, including most raptors in the San Francisco Bay
area, extends from February 1st through August 31st (inclusive), as amended.

If it is not possible to schedule demolition and construction between September 1st and January
31st (inclusive), as amended, to avoid the nesting season, pre-construction surveys for nesting
raptors and other migratory nesting birds shall be conducted by a qualified ornithologist to identify
active nests that may be disturbed during project implementation on-site and within 250 feet of
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the site. Projects that commence demolition and/or construction activities between February 1st
and April 30th (inclusive), as amended, shall conduct a pre-construction survey for nesting birds
no more than 14 days prior to initiation of construction, demolition activities, or tree removal.
Between May 1 and August 31 (inclusive), as amended, the pre-construction survey shall be
conducted no more than 30 days prior to initiation of construction, demolition, or tree removal
activities.

If an active nest is found in or close enough to the project area to be disturbed by construction
activities, a qualified ornithologist, in consultation with the CDFW, shall determine the extent of a
construction free buffer zone (typically 250 feet for raptors and 100 feet for other birds) around
the nest, to ensure that raptor or migratory bird nests would not be disturbed during ground
disturbing activities. The construction-free buffer zones shall be maintained until after the nesting
season has ended and/or the ornithologist has determined that the nest is no longer active.

The ornithologist shall submit a report indicating the results of the survey and any designated
buffer zones to the satisfaction of the Supervising Environmental Planner of the City of San José
Department of Planning, Building and Code Enforcement prior to any tree removal activities,
demolition, and/or building permits (whichever occurs first).

With implementation of the identified General Plan policies and mitigation measures, the project’s
impact to nesting birds and raptors or their habitats would be less than significant.

4.2 HAZARDS AND HAZARDOUS MATERIALS

The following discussion is based in part on a Phase | Environmental Site Assessment completed by
ERAS Environmental, Inc. in September 2014. A copy of this report is included in Appendix A.

4,21 ENVIRONMENTAL SETTING
Historic and Current Uses of the Site and Surrounding Areas

The project site was first developed in 1967, with a Chevron gas station, and the site has remained a gas
station with a similar station layout since then. No leaks or spills were indicated on fire department
inspection reports between 1991 and 2014. The site has a 10,000 gallon diesel underground storage
tank (UST), 10,000 gallon gasoline UST, 10,000 gallon supreme gasoline UST, and 1,000 gallon used oil
UST. All four tanks were installed in 1985 with dual-wall construction. The system monitoring equipment
is tested and inspected on at least an annual basis and when issues arise they are addressed in a timely
manner. The station historically has been generally kept in compliance, with most of the issues being
short duration administrative violations where an updated form was needed. The station is currently in
compliance with all state requirements pertaining to tank and equipment testing. (Appendix A)

Releases of contaminants occurred in 1985 when a set of former USTs were replaced with the current
USTs, a release from product piping in 1991, and from an oil/grease sump in 1992. The 1992 oil/grease
sump was subsequently abandoned in place to prevent any further release. Groundwater monitoring has
been conducted on the project site since 1989 and numerous rounds of soil and groundwater sampling
were conducted between 1985 and 2002. (Appendix A)
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On-site Contamination

In 2006, concentrations of contaminants were found to still be present in both the soil and groundwater
beneath the project site at elevated concentrations above regulatory limits. The concentrations of the
contaminants did not exceed the last detected concentrations of contaminants at the time of the case
closure. (Appendix A)

Appendix A states that contamination remains in the subsurface beneath the project site which resulted
from former releases. The case for these releases was closed by the Regional Water Quality Control
Board (RWQCB). No release yielding contamination above the environmental screening limits was
discovered in the vicinity of the underground lifts which were the only items not covered by the previous
RWQCB case closure letter.

4.2.2 ENVIRONMENTAL CHECKLIST AND DISCUSSION OF IMPACTS

Less Than
. o Less
Potentially | Significant h N Checklist
an o ecklis
HAZARDS & HAZARDOUS MATERIALS Significant With o
L Significant | Impact | Source(s)
Impact Mitigation
Impact
Incorporated

Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, use, ] ] X ] 1,3
or disposal of hazardous materials?

b) Create a significant hazard to the public or the
environment through reasonably foreseeable
upset and accident conditions involving the ] X ] ] 1,3
release of hazardous materials into the
environment?

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

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 U] U] X U] 1,3
result, would it create a significant hazard to the
public or the environment?
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Less Than
. o Less
Potentially [ Significant Than No Checkiist
i
HAZARDS & HAZARDOUS MATERIALS Significant With o
o Significant | Impact | Source(s)
Impact Mitigation
Impact
Incorporated
Would the project:
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
pred, Prbie aTper O O X O | 134
public use airport, would the project result in a
safety hazard for people residing or working in
the project area?
f) For a project within the vicinity of a private
airstrip, would the project result in a safet
P P’ R T O O X | 13
hazard for people residing or working within the
project area?
g) Impair implementation of or physically interfere
with an adopted emergency response plan or Il Il ] X 1,3
emergency evacuation plan?
h) Expose people or structures to a significant risk
of loss, injury or death involving wildland fires,
including where wildlands are adjacent to 0 0 0 X 1,3
urbanized areas or where residences are
intermixed with wildlands?

4.2.3 IMPACT DISCUSSION

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

(Less Than Significant Impact) The Proposed Project would routinely use and store gasoline, diesel,
and other hazardous materials related to the operation of a gas station and car wash. The Proposed
Project could result in accidental chemical releases from hazardous materials use, storage, or transport.
However, the storage capacity and use of hazardous materials on the project site would not substantially
change from the existing storage and use of materials on the project site. As applicable, current
regulations and programs for regulated hazardous materials use would reduce potential impacts to a less
than significant level.
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(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?

(Less Than Significant Impact With Mitigation) Soils on the project site contain elevated
concentrations of petroleum hydrocarbons and other similar contaminants beneath the project site from
prior releases (Appendix A). Redevelopment of the project site would involve excavation and grading of
the paved surface for construction of the proposed car wash and new fueling canopy; therefore,
contaminated soils could be exposed due to construction or operation of the Proposed Project.
Therefore, there is a potential that contaminated soil could be encountered during the construction
activities. If improperly handled, these activities would result in risks to people and the environment and
could be a potentially significant impact. Implementation of Mitigation Measure HAZ-1 would ensure
potential contaminations are properly disposed of and handled during demolition and building activities,
reducing this impact to less than significant.

In addition, given the age of the existing structures on-site, it is possible that structures contain lead-
based paint and asbestos-containing materials (ACMs). Implementation of the following conditions would
reduce this impact to a less-than-significant level:

Environmental Conditions:

= In accordance with National Emissions Standards for Hazardous Air Pollutants (NESHAP)
guidelines, an asbestos survey shall be performed on all structures proposed for demolition that
are known or suspected to have been constructed prior to 1980. If ACMs are determined to be
present, the materials shall be abated by a certified asbestos abatement contractor in accordance
with the regulations and notification requirements of Bay Area Air Quality Management District
(BAAQMD). Demolition and disposal of ACMs will be completed in accordance with the
procedures specified by BAAQMD’s Regulation 11, Rule 2. A final report of methodologies and
findings of the survey shall be submitted to the Building Division of the City of San José
Department of Planning, Building and Code Enforcement prior to the issuance of building permits.

= Alead-based paint survey shall be performed on all structures proposed for demolition that are
known or suspected to have been constructed prior to 1980. If lead-based paint is identified, then
federal and state construction worker health and safety regulations shall be followed during
renovation or demolition activities. If loose or peeling lead-based paint is identified at the
building, it shall be removed by a qualified lead abatement contractor and disposed of in
accordance with existing hazardous waste regulations. Requirements set forth in the California
Code of Regulations (CCR) will be followed during demolition activities, including employee
training, employee air monitoring, and dust control. Any debris or soil containing lead-based paint
or coatings will be disposed of at landfills that meet acceptance criteria for the waste being
disposed. A final report of methodologies and findings of the survey shall be submitted to the
Building Division of the City of San José Department of Planning, Building and Code Enforcement
prior to the issuance of building permits.
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() Emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school?

(Less Than Significant Impact) The nearest schools to the site are Grandma’s Montessori Pre-School
located approximately 1,000 feet south of the project site and the Holy Spirit School and Church located
approximately 350 feet southwest of the project site. The site has been developed and operated as a gas
station for 50 years. The Proposed Project does not propose an increase in fueling stations. The new
car wash would be located in northwest portion of the project site and, while the car wash would utilize
cleaning materials, storage of hazardous materials would comply with manufacturer recommendations
and local and state regulations. The Proposed Project shall also comply with local and state regulations
regarding operations with hazardous materials. Therefore, the use of hazardous materials would not
substantially change under expansion of the existing use on the project site. Additionally, with the
implementation of environmental conditions provided in Section 3.5.3, Air Quality, the project would not
result in significant construction emissions.

(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?

(Less Than Significant Impact) The project site is listed on the California State Water Resources
Control Board (SWRCB) GeoTracker Database as a LUST (leaking UST) cleanup site (case closed). As
discussed in the Phase | ESA (Appendix A), this case has been resolved, although contaminated soils
may still persist beneath the site. With the implementation of Mitigation Measure HAZ-1, the Proposed
Project would not result in a significant hazard to the public or environment due to hazardous materials at
the site.

(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?

(Less Than Significant Impact) Norman Y. Mineta San José International Airport is located
approximately 8.7 miles north of the project site. The project site is not within the airport influence area or
safety zones in the adopted Comprehensive Land Use Plan for the airport. Given the site’s distance from
the airport, the project is not subject to building height criteria for projects near the San José airport.

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

(9) Impair implementation of or physically interfere with an adopted emergency response plan
or emergency evacuation plan; and

(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?

(No Impact) There are no private airstrips in the vicinity of the site. The project would, therefore, not
result in a safety hazard related to a private airstrip for people residing or working in the project area. The
project, located within a developed area, would not change the local roadway circulation pattern, access,
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or otherwise physically interfere with local emergency response plans. The project site is within an
urbanized area and is not adjacent to wildland areas. According to the California Department of Forestry
and Fire Protection, the project site is not within a serve fire hazard zone and does not anticipate to be
exposed to hazards associated with wildland fires.

4.2.4

MITIGATION MEASURES

HAZ-1 Under regulatory oversight from the Santa Clara County Department of Environmental Health
(SCCDEH) using their Voluntary Cleanup Program (VCP), or equivalent regulatory agency, the
project applicant shall prepare the following documents:

The regulatory agency may require a Site Management Plan (SMP) or similar document
to manage the cleanup of contaminated soils.

If applicable, a SMP shall be prepared prior to construction to reduce or eliminate
exposure risk to human health and the environment, specifically, potential risks
associated with the presence of contaminated soils. The SMP shall include, but is not
limited to, the following elements to mitigate potential risks associated with environmental
conditions:

(@)

O O O O

A detailed discussion of the site background,;

Proper procedures as needed for demolition of existing structures;

Management of stockpiles, including sampling, disposal, and dust and runoff control
including implementation of a stormwater pollution prevention program;
Procedures for transporting and disposing the waste material generated during
removal activities;

Procedures for stockpiling soil on-site, if such stockpiling is necessary;

Provisions for collecting additional soil samples in previously inaccessible areas to
confirm the extent of soil contamination, following demolition activities

Procedures to ensure that fill and cap materials are verified as clean;

Truck routes for export of soil;

Staging and loading procedures and record keeping requirements.

Procedures to follow if evidence of an unknown historic release of hazardous
materials (e.g., underground storage tanks, polychlorinated biphenyls [PCBs],
asbestos containing materials, lead-based paint, etc.) is discovered during
excavation or demolition activities.

The SMP shall be submitted to the SCCDEH, or equivalent regulatory agency, for review and
approval. Copies of the approved SMP shall be provided to the City’s Department of Planning,
Building and Code Enforcement, and Environmental Services Department prior to issuance of
any grading permits.

All contractors and subcontractors at the project site shall develop a health and safety plan
(HSP) specific to their scope of work and based upon the known environmental conditions for
the site. Each HSP shall be implemented under the direction of a Site Safety and Health
Officer. The HSP shall include, but not limited to, the following elements, as applicable:
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Provisions for personal protection and monitoring exposure to construction workers;
Procedures to be undertaken in the event that contamination is identified above action
levels or previously unknown contamination is discovered;
Procedures for the safe storage, stockpiling, and disposal of contaminated soils;
Provisions for the on-site management and/or treatment of contaminated groundwater
during extraction or dewatering activities;

o Emergency procedures and responsible personnel.

The HSP shall be submitted to the SCCDEH, or equivalent regulatory agency, for review and
approval. Copies of the approved HSP shall be provided to the City’s Department of Planning,
Building and Code Enforcement, and Environmental Services Department prior to issuance of
any grading permits.

4.3 NOISE AND VIBRATION

The following discussion is based in part on the environmental noise assessment prepared by Extant
Acoustical Consultants, LLC. in September 2017 and revised in October 2017. A copy of this report is
attached as Appendix B.

4.31 ENVIRONMENTAL SETTING

Noise is measured in decibels (dB) and typically expressed using one of several noise averaging
methods, including: Leq, DNL, or CNEL. It is important to recognize that there are specific moments when
noise levels are higher (e.g., during a train passby) and specific moments when noise levels are lower
(e.g. during lulls in traffic flows).

Existing Conditions

A noise monitoring survey was conducted between Tuesday, August 8, 2017 and Thursday, August 10,
2017. The noise monitoring survey included two long-term noise measurements (LT-01 and LT-02) and
six short-term noise measurements (ST-01 through ST-06), shown on Figure 3. The noise environment
in the vicinity of the project site results primarily from vehicular traffic along Almaden Expressway and
Redmond Avenue. Table 2 summarizes the results of the long-term and short-term noise monitoring
tests.

The short-term noise levels measured range approximately from 55 to 75 dBA Leq and the long-term
levels measured range approximately from 62 to 64 dBA DNL (Table 2).

Noise levels generated from the operation of the proposed car wash were modeled using the SoundPLAN
noise prediction model at noise prediction receiver locations representing key areas of interest in the
project area and are presented in Table 3, below. The model accounted for existing traffic volumes on
local and regional roadways in the vicinity of the project site. In addition, the car wash operation noise
are analyzed against the modeled baseline noise exposure to compare the effects of the new car wash to
the existing ambient noise level around the area, under the unit dBA DNL. Appendix B also modeled the
proposed car wash. The results shows that there is less than a 1 dBA DNL difference with the new use
and continue existing gas station and retail use.
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TABLE 2
SUMMARY OF AMBIENT NOISE MEASUREMENTS

. — Start Average Noise
Site Description Date/Time Level Notes/Source
LT-01 | Northern project boundary 8/9/2017 62.4 dBA DNL Commercial operations
LT-02 South of project, adjacent to 8/9/2017 64.4 dBA DNL Traffic on Redmon_d, adjacent to
Redmond Ave commercial operations
ST-01 | Adjacent to Redmond Ave 1:30 PM 64.0 dBA Leq Traffic calibration measurement
ST-02 Residential area south of 1:30 PM 55.6 dBA Leq Traffic on Almaden and Redmond
Redmond Ave
ST-03 B_usmesses north of project 2:00 PM 58.4 dBA Leq Trqﬁlc on Almaden apd Redmc_)nd,
site adjacent to commercial operations
ST-04 | Adjacent to SB Almaden Expy 2:00 PM 70.0 dBA Leq Traffic calibration measurement
ST-05 | Adjacent to NB Almaden Expy 2:30 PM 75.1 dBA Leq Traffic calibration measurement
. ) Traffic on Almaden, children
ST-06 | Adjacent to Fleetwood Ln 2:30 PM 61.3 dBA Leq playing, community activity
Notes: dB = A-weighted decibels; Leq = equivalent average noise level
Source: Appendix B.

TABLE 3
PROJECT EFFECT ON EXISTING AMBIENT NOISE
i Plus Project Noise
Site Location/Property Line B;o\llsgllne - l :
oise Car Wash Combined Effect on Ambient
P-01 | Residences south of Redmond Avenue 64 50 64 <1
P-02 | Businesses north of the project site 67 57 68 <1
P-03 | Residences east of Almaden Expressway 68 36 68 <1

Notes: dB = A-weighted decibels; Leq = equivalent average noise level
Source: Appendix B.

The Norman Y. Mineta San José International Airport is located approximately 8.7 miles north of the
project site. The project site is not within the airport influence area or aircraft noise contours of the
Airport.

General Plan Policies

The General Plan establishes policies and standards to mitigate or avoid noise impacts resulting from
planned development projects within the City. The following policies establish the quantitative thresholds
for noise and vibration impacts for new developments in the City and are applicable to the Proposed
Project. Table 4 shows noise and land use compatibility guidelines for new developments set forth in
General Plan Policy EC-1.1.

Exterior noise levels up to 60 dBA DNL are considered normally acceptable and exterior noise levels up
to 75 dBA DNL are considered conditionally acceptable for sensitive residential receptors. Under General
Plan Policy EC-1.2, a significant noise impact would occur if a project would:

= Cause the DNL at residential noise sensitive receptors to increase by 5 dBA DNL or more where
the noise levels would remain “Normally Acceptable”, or
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= Cause the DNL at residential noise sensitive receptors to increase by 3 dBA DNL or more where
noise levels would equal or exceed the “Normally Acceptable” level.

General Plan Policy EC-1.3 limits noise generation for new non-residential land uses, which are adjacent
to residential land uses, to 55 dBA DNL at the residential property line.

TABLE 4
GENERAL PLAN LAND USE COMPATIBILITY NOISE GUIDELINES

Exterior Noise Exposure (DNL in Decibels [dBA])
50 55 60 65 70 75 80

Land Use Category

1. Residential, Hotels and Motels, Hospitals
and Residential Care

2. Outdoor Sports and Recreation,
Neighborhood Parks and Playgrounds

3. Schools, Libraries, Museums, Meeting
Halls, Churches

4. Office Buildings, Business Commercial,
and Professional Offices

5. Sports Arena, Outdoor Spectator Sports

6. Public and Quasi-Public Auditoriums,
Concert Halls, Amphiteathers

Notes:

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: Specified land use may be permitted only after detailed noise reduction
requirements and needed noise insulation features included in the design.

UNACCEPTABLE: New construction or development generally not undertaken because mitigation is usually not
feasible to comply with noise element policies.

Inipl

Source: City of San José, 2011.

The effects of operational noise are discussed briefly in General Plan Policy EC-1.6, which prescribes
regulation of commercial and industrial operational noise levels through application of the City’s Municipal
Code. The Municipal Code standards are discussed in the following section.

General Plan Policy EC-1.7 requires construction operations within San José to use best available noise
suppression devices and techniques; and limit construction hours near residential uses per the City’s
Municipal Code (7:00 AM to 7:00 PM, Monday through Friday).

General Plan Policy EC-1.8 states that commercial drive-thru uses will only be allowed “when consistency
with the City’s exterior noise level guidelines and compatibility with adjacent land uses can be
demonstrated.”

City of San José Municipal Code

The City's Municipal Code addresses and provides a means for protection of the citizens of San José
through both qualitative and quantitative provisions and prohibitions. The Municipal Code serves as an
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implementation method for the General Plan and enforcement element for establishing the desired
character of the City.

The City provides further guidance and regulation on allowable noise levels within Title 20 of the Code

of

Ordinances, which are specific to land use. The performance standards vary from a maximum noise level

of 55 dBA (e.qg., residential) to 70 dBA (e.g., industrial or open space next to industrial uses), unless a
conditional use permit is granted.

The project site is within the Commercial Neighborhood (CN) Zoning District. The parcels abutting the
project site are designated as Planned Development (R-1-5[PD]); while other parcels in the immediate
vicinity are zoned as Planned Development for residential developments and Residential (R-1-8). The
Municipal Code establishes in Section 20.40.600 that for Commercial Zoning Districts or Public/Quasi-
Public Districts (PQP), “the sound pressure level generated by any use or combination of uses on a

property shall not exceed the decibel levels indicated in Table 20-105 at any property line, except upon

issuance and in compliance with a conditional use permit as provided in Chapter 20.100.”

Table 20-105 establishes a maximum noise level of 55 dB for commercial or PQP uses adjacent to a

property used or zoned for residential purposes (consistent with General Plan Policy EC 1.3); and 60 dB
for commercial or PQP uses adjacent to a property used or zoned for commercial or other non-residential

purposes.

4.3.2 ENVIRONMENTAL CHECKLIST AND DISCUSSION OF IMPACTS

. Less Than
Potentially o . Less Than )
o Significant With o No Checklist
NOISE Significant o Significant
Mitigation Impact Source(s)
Impact Impact
Incorporated
Would the project result in:
a) Exposure of persons to or generation of noise levels in
excess of standards established in the local general
. _ . Ll Ll X Ll 1,5,6
plan or noise ordinance, or applicable standards of
other agencies?
b) Exposure of persons to or generation of excessive
o Ll Ll X O 1,57
groundborne vibration noise levels?
c) A substantial permanent increase in ambient noise
levels in the project vicinity above levels existing ] ] X ] 1,5,8
without the project?
d) A substantial temporary or periodic increase in
ambient noise levels in the project vicinity above levels U] U] X U] 1,5

existing without the project?
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. Less Than
Potentially o . Less Than )
o Significant With o No Checklist
NOISE Significant o Significant
Mitigation Impact Source(s)
Impact Impact
Incorporated
Would the project result in:
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 ] ] ] X 1, 4-5
project expose people residing or working in the
project area to excessive noise levels?
f) For a project within the vicinity of a private airstrip,
would the project expose people residing or working in ] ] ] = 1,4-5
the project area to excessive noise levels?

4.3.3 IMPACT DISCUSSION

The CEQA Guidelines state that a project will normally be considered to have a significant impact if noise
levels conflict with adopted environmental standards or plans, or if noise levels generated by the project
will substantially increase existing noise levels at noise-sensitive receivers on a permanent or temporary
basis. CEQA does not define what noise level increase would be substantial. Consistent with Appendix

G, the following applicable criteria was used to evaluate the significance of environmental noise resulting
from the project:

= A significant noise impact would be identified if the project would expose persons to or generate
noise levels that would exceed applicable noise standards presented in the General Plan.

= A significant impact would be identified if the project would substantially increase noise levels at
sensitive receptors in the vicinity. A substantial increase would occur if: a) the noise level
increase is 5 dBA DNL or greater where the noise levels would remain “Normally Acceptable” or
b) the noise level increase is 3 dBA DNL or greater where noise levels would equal or exceed the
“Normally Acceptable” level as indicated in Table EC-1 of the General Plan and Table 2 above.

@) 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?

(Less Than Significant Impact) The City’s Municipal Code (Chapter 20.100.450) establishes allowable
hours of construction within 500 feet of a residential unit between 7:00 AM and 7:00 PM Monday through
Friday unless permission is granted with a development permit or other planning approval. No
construction activities are permitted on the weekends at sites within 500 feet of a residence. This

analysis assumes that construction activities will occur between 7:00 AM and 7:00 PM Monday through
Friday and not on weekends.

Additionally, in accordance with General Plan Policy EC-1.7, the City considers significant construction
noise impacts to have occurred if a project located within 200 feet of residential uses would involve
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substantial noise-generating activities (such as building demolition, pile driving, use of impact equipment,
or building framing) continuing for more than 12 months.

Construction activities generate considerable amounts of noise, especially when heavy equipment is
used. Hourly average noise levels generated by construction equipment associated with the project are
calculated to range from 70 to 85 dBA Leq measured at a distance of 50 feet (FHWA, 2006).
Construction-generated noise levels drop off at a rate of about 6 dBA per doubling of the distance
between the source and receptor. Shielding by buildings or terrain often result in lower construction noise
levels at distant receptors.

Project construction would be complete in approximately four months (less than one year) and would not
be considered to have significant noise impacts, in accordance with General Plan Policy EC-1.7. With the
implementation of the below environmental conditions, the project would not result in construction noise in
excess of the City’s standards and General Plan policies.

Environmental Conditions: Consistent with the General Plan Policy EC-1.7 and Municipal Code, the
project proposes to implement the following environmental condition to reduce construction-related noise
impacts:

= Construction will be limited to the hours of 7:00 a.m. to 7:00 p.m. Monday through Friday for any
on-site or off-site work within 500 feet of any residential unit. Construction outside of these hours
may be approved through a development permit based on a site-specific “construction noise
mitigation plan” and a finding by the Director of Planning, Building and Code Enforcement that the
construction noise mitigation plan is adequate to prevent noise disturbance of affected residential
uses.

= The contractor shall use “new technology” power construction equipment with state-of-the-art
noise shielding and muffling devices. All internal combustion engines used on the project site
shall be equipped with adequate mufflers and shall be in good mechanical condition to minimize
noise created by faulty or poorly maintained engines or other components.

= The unnecessary idling of internal combustion engines shall be prohibited.

= Staging areas and stationary noise-generating equipment shall be located as far as possible from
noise-sensitive receptors such as residential uses (a minimum of 200 feet).

= The surrounding neighborhood shall be notified early and frequently of the construction activities.

= A “noise disturbance coordinator” shall be designated to respond to any local complaints about
construction noise. The disturbance coordinator would determine the cause of the noise
complaints (e.g., beginning work too early, bad muffler, etc.) and institute reasonable measures
warranted to correct the problem. A telephone number for the disturbance coordinator would be
conspicuously posted at the construction site.

Compliance with the Municipal Code requirements would minimize impacts to neighboring properties from
temporary increases in ambient noise levels resulting from proposed construction activities. With
implementation of General Plan Policy EC-1.7 and Municipal Code requirements, the Proposed Project
would not result in a significant short-term noise impact. Refer to checklist question (c), below, for
operational noise discussions and analysis.
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(b) Exposure of persons to or generation of excessive groundborne vibration noise levels?

(Less Than Significant Impact) General Plan Policy EC-2.3 requires a vibration limit of 0.20 in/sec PPV
to minimize the potential for cosmetic damage at buildings of normal conventional construction.

The residential land uses adjacent to the project site include residences approximately 90 feet south,
approximately 200 feet east, approximately 350 feet north, and approximately 260 feet west of the project
boundary. The nearest commercial building is located approximately 50 feet north of the project
boundary. At these distances, vibration levels at the three adjacent residences would be substantially
less than 0.074 in/sec PPV (at 50 feet, based on 0.210 in/sec PPV vibratory roller at 25 feet [FTA, 2006]),
which is below the 0.2 in/sec PPV threshold. This impact would be less than significant for construction
vibration.

The project proposes a car wash and upgrading the existing gas station. Most of the operations on site
would involve vehicle trips in and out of the site and queuing at the car wash. Vehicle trips are not
expected to generate substantial vibration impacts. In addition, the residential uses are located across
the adjacent two roadways which would divide the receptors from trips in and out of the project site by on-
going traffic on the roadways.

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

(Less Than Significant Impact) The project site is l