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This document is an Environmental Impact Report (EIR) that has been prepared in accordance 
with the requirements of the California Environmental Quality Act (CEQA).  The EIR describes 
the potential environmental effects that would result from the proposed City approval of the 
North Pointe Specific Plan (NPSP).  Potential environmental effects would result from planned
development of the project site as well as future use of the specific plan area by landowners,
residents and other users.

Approval of the North Pointe Specific Plan (“the Project”) consists of several interrelated City
approvals and other actions that would together promote and guide the development of new urban 
commercial and residential land uses on undeveloped or under-developed lands located within the 
310-acre specific plan area. The specific plan area (the “project site”) is located within the City 
of Ripon city limits, immediately north of SR 99 and within the North Pointe Planning Area 
(Figures 1-1 through 1-3).

The NPSP is a planning and regulatory document that provides a vision and guidance for the 
future development of the project site.  The overall objective of the NPSP is the creation of a vital 
mixed-use community that complements and is integrated with the existing City, including the 
downtown.  Proposed NPSP land uses would involve a mix of neighborhood and region-serving 
commercial, technology, office, recreation, entertainment and residential uses.  Proposed land use 
and design plans will promote the use of alternate modes of transportation, such as walking, 
bicycling and transit, while reducing vehicle-miles traveled. Additional project detail is provided 
in Chapter 3.0.

Total potential development pursuant to the adopted specific plan would include 1,050 new 
single- and multi-family residential units and a projected 1.7 million square feet of new 
commercial/non-residential development.  Although much of the urban infrastructure required to 
support future development has already been constructed within the project site, future 
development will include needed streets, utilities and other infrastructure. 

The purpose of an EIR is to document existing environmental conditions on the project site, 
describe the potential environmental effects of approving and implementing the project, consider
and recommend mitigation measures that could avoid or substantially reduce significant
environmental effects, analyze alternatives to the proposed project, and meet other applicable 
requirements of CEQA.  The EIR is an informational document that does not in and of itself 
determine whether the project should be or will be approved; the EIR is a tool that will inform the 
City of Ripon decision-making process. The EIR will also be used in the review of future 
development projects within the project site.  
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This EIR has been prepared in accordance with the requirements of CEQA (Public Resources 
Code 21000 et. seq.) and the State CEQA Guidelines.  Passed in 1970, the purpose of CEQA is to 
ensure that state and local agencies consider the environmental effects of their actions, including 
actions to undertake, finance or issue permits.  The State CEQA Guidelines (California 
Administrative Code 15000 et. seq.) apply these requirements to development projects.  
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As defined in the CEQA Guidelines, the lead agency is the public agency that carries out a project 
or that has the greatest responsibility for supervising or approving a project. The City of Ripon is 
the “lead agency” for the proposed project.  Ripon is both the project “proponent” in that the City 
initiated the specific plan process and is guiding preparation of the NPSP.  The City also has the 
principal authority over approval of the NPSP and subsequent development of projects pursuant 
to the specific plan.

	
�
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At the time the project was initiated, the City determined that an EIR would be required.  In
accordance with CEQA Guidelines Section 15060 (d), no Initial Study was prepared.  A Notice of 
Preparation (NOP) was prepared and distributed to potential responsible and trustee agencies on 
October 24, 2014 for a 30-day agency review and comment period. The purpose of the NOP was 
to provide notification that an EIR for the project was being prepared and to solicit guidance on 
the scope and content of the document.  In addition, the NOP was published in a newspaper of 
general circulation to allow an opportunity for the public to provide comment on issues that
should be addressed or other content of the EIR. Comment letters were received from Stanislaus 
County, the Modesto Irrigation District, the State Water Resources Board; comments were not 
submitted by any other agency or member of the public.  A copy of the NOP and all comments 
received on the NOP are included in Appendix A.

The second community workshop discussed in the following section was also organized and 
noticed as a CEQA scoping meeting.  At this meeting on November 5, 2014 members of the 
public were invited to advise the City of any environmental concerns that should be addressed in 
the EIR.  EIR-related comments involved hazardous waste concerns related to former commercial 
land uses along Brady Lane and Frontage Road.

	
�
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Preparation of the NPSP included several opportunities for public involvement. NPSP-related 
public involvement included: 1) property owner participation in three planning questionnaires 
distributed by City staff at critical points in the process; 2) three community workshops at which 
the NPSP or its elements were presented and discussed with members of the public; 3) provision 
of Plan-related information and public input at a local community event booth; and 4) public 
hearings before the Planning Commission and City Council prior to adoption of the Plan. In 
addition, all significant Plan-related documents were posted on the City’s website, allowing 
interested groups and individuals to follow the planning process as it proceeded from start to 
finish.  

The Specific Plan and EIR documents were prepared concurrently. This process provided the 
opportunity for the environmental consultants to recommend mitigations for otherwise potentially 
significant adverse effects that were then incorporated directly into the Specific Plan. The result 
of this is called a “mitigated plan,” or a specific plan that contains environmental mitigations 
within its text and regulatory scope. 

Regulatory agencies and members of the public have the opportunity to comment on the EIR and 
its adequacy in fulfilling the purposes of CEQA during a 45-day review period.  This document is 
the Public Review Draft EIR (Draft EIR) for the project, which will be available for review and 
comment from May 1 to June 15, 2015.  Any comments or questions regarding this EIR should 
be submitted to the lead agency at the following address before the close of the review period.
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City of Ripon
259 N Wilma Avenue
Ripon, CA  95366
Attention:  Ken Zuidervaart

After the close of the public review period, the City will provide written responses to the 
comments received.  Those responses will be published in a Final EIR, which must be considered 
by the City and any other agencies with jurisdiction over the project, prior to project approval.  
The City and the approving agencies are also required by CEQA to make certain findings related 
to the project’s significant environmental effects, mitigation of the effects and alternatives to the 
project prior to project approval.

	
�
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This EIR addresses the project’s environmental effects consistent with the level of definition of 
the project and its components.  The EIR is intended to provide “project”-level coverage for 
certain development types anticipated by the specific plan and may be found sufficient for such 
purposes by City staff and decision-makers, based on case-by-case review.  Other projects may
involve impacts that are not addressed in this EIR.  All subsequent projects are subject to 
consideration under CEQA. The level of CEQA review that is required for individual future 
projects will be determined by the City.

To the degree that a subsequent project’s environmental effects are adequately addressed by the 
EIR, environmental review can be reduced or avoided altogether.  The City intends that the EIR 
serve to simplify environmental processing for development projects within the specific plan 
area.  The EIR has identified and analyzed potential environmental impacts and defined required 
mitigation measures for planned development to the degree feasible.  To the degree that the EIR 
effectively addresses the potential environmental effects of future development, the amount and 
time required for CEQA review of development can be reduced; project-specific environmental 
documents could be “tiered” to the EIR and focused on issues not previously addressed.  

New North Pointe residential projects may also be eligible for CEQA exemptions as provided in 
Guidelines 15182, which provides that:

Where a public agency has prepared an EIR on a specific plan after January 1, 1980, no EIR or 
negative declaration need be prepared for a residential project undertaken pursuant to and in 
conformity to that specific plan if the project meets the requirements of this section. 

Many of the potential environmental effects of the project have also been considered on a 
programmatic, or cumulative, level in the Ripon General Plan and EIR.  The Ripon General Plan 
was adopted in 2006; the General Plan EIR addressing the potential environmental effects of 
urban development authorized by the General Plan, including development of the NPSP area, was 
certified by the Ripon City Council prior to plan adoption. The General Plan EIR and related 
documents, cited below, are incorporated into this Draft EIR by reference.

Ripon, 2006.  City of Ripon.  City of Ripon General Plan 2040, Volume I – Policy 
Document.  September 19, 2006.

Ripon, 2006.  City of Ripon.  City of Ripon General Plan 2040, Volume II - EIR.  
September 19, 2006.

Copies of these and other documents that have been incorporated into this EIR by reference are 
available for review at the City of Ripon City Hall, 259 N Wilma Avenue, Ripon, CA 95366.
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In addition to the NPSP, there have been several other related development proposals within or 
near the specific plan area.  These include the Gil Plaza and Walmart projects, as discussed 
below.   

Gil Plaza was a commercial shopping center proposal submitted to the City in 2005.  Located 
immediately north of River Road and west of the Mistlin sports complex, the property was and is 
zoned C-2R Regional Commercial.  The project involved approximately 245,000 square feet of 
floor area in 12 buildings that would be occupied by a supermarket, drug store, bank, 3-story 
motel, restaurants and retail commercial uses, plus additional space for gas station and car wash 
structures as well as parking and vehicle circulation. A pedestrian path linked the Mistlin sports 
complex with a central outdoor plaza feature within the shopping center. A Negative Declaration
was adopted, and the project was approved by the City. There is an active Development 
Agreement on the property that is valid until April 2021.

At about the same time, Walmart expressed interest in locating a superstore in the vicinity of SR 
99 and Jack Tone Road.  Identification of a potential site south of SR 99 triggered great public 
opposition, and that location was not pursued further.  Another site was purchased east of Jack 
Tone and immediately south of River Road.  At the time, Ripon passed a big box restriction 
ordinance, which has since been revised in such a way that a Walmart project could be 
considered.
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The EIR includes all of the content required by CEQA, including a project description, analysis 
of environmental effects and mitigation measures in each of the issue areas identified in the 
CEQA Guidelines Appendix G, analysis of cumulative impacts and alternatives, and a summary
among other things. Each of the technical (i.e. aesthetics, agriculture …) sections of the EIR 
reports on the environmental setting of the project, the project’s environmental effects, and 
mitigation measures that could reduce potential effects to a less than significant level.  The 
general scope and content of the EIR is outlined below.  

Introduction
EIR Summary
Project Description
Aesthetics
Agriculture and Forestry Resources
Air Quality
Biological Resources
Cultural Resources
Geology and Soils
��������	�
��	
��		���	
Hazards
Hydrology and Water Quality
Land Use and Planning
Noise
Population and Housing
Public Services
Transportation/Circulation
Utilities and Energy
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Cumulative Impacts
Alternatives to the Proposed Project
Growth-Inducing Impacts
Irreversible Changes
Sources of Information
Document Preparers
Appendices (technical material in support of and documenting the environmental 
analyses and the public review and processing of this EIR)
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FIGURE 1-2
Map Date: March 2015
Source: USGS USGS Map
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This Environmental Impact Report (EIR) describes the potential environmental effects that would 
result from City of Ripon approval and subsequent development of the North Pointe Specific Plan 
(NPSP).  The NPSP area is located within the City and is presently designated and zoned for 
urban development; the NPSP is a City-initiated revised plan for development of residential, 
commercial and other non-residential uses in the 310-acre NPSP area.  The NPSP is intended to 
establish a vital new community area that is supportive of and compatible with other portions of 
the City of Ripon.

The NPSP defines a central focal point in a Core commercial area at Colony Road and Goodwin 
Avenue that will include a village green; the village green is adjacent to the central commercial 
area and connected to existing and planned residential areas, other parks and other non-residential 
uses.  Additional recreation-oriented development is planned in the vicinity of the existing Mistlin 
Regional Sports Park. The proposed mix and connectivity of NPSP area land uses is described in 
more detail in Chapter 3.0 Project Description and within the NPSP.

The NPSP area is developed with commercial and recreational uses, and the NPSP area is 
designated primarily for Mixed Use development in the Ripon General Plan 2040.  The NPSP 
would modify the type, pattern and amount of allowable development defined in the existing 
general plan in order to create a pedestrian-friendly commercial core, new medium and high-
density residential development surrounding the core, expanded sports and related commercial 
development in the vicinity of Mistlin Sports Park and a network of open space, bikeway and 
pedestrian corridors integrating the planned land uses.  

The NPSP area is served by urban streets and backbone City water, wastewater, storm drainage 
and other utilities.  These facilities will be extended to serve the entire area and improved in 
conjunction with new development projects.  Existing streets and the NPSP provide for bicycle 
and pedestrian circulation.  A Water Supply Assessment for the NPSP has been prepared by the 
City of Ripon pursuant to the requirements of SB 610. 

NPSP adoption would result in an overall reduction in the amount of potential development 
permitted by the City of Ripon General Plan 2040.  Potential non-residential development 
capacity of vacant lands in the NPSP area would amount to approximately 1.7 million square feet 
of new floor area vs. 2.6 million square feet of new floor area that could be developed under the 
existing General Plan land uses and zoning.  The NPSP would permit development of an 
estimated 1,050 residential units.  

City approval of the NPSP will also require amendment of the Ripon General Plan and zoning 
ordinance to reflect new specific plan designations.  Future development will require other 
approvals potentially including tentative subdivision maps, site development permits and 
development agreements.  NPSP implementation is also expected to involve City adoption or 
approval of financing instruments, such as local benefit districts, or amendment of other 
planning-related ordinances and standards.  The project is not expected to require approvals from 
other federal, state or local agencies, other than encroachment permits for improvements on 
Caltrans right-of-way, if required.



���������	�
���
�������	����� ������������ �

�	�� ����.������������������������
����
��

The potentially significant environmental effects of the proposed NPSP and mitigation measures 
needed to minimize these effects are listed in Table 2-1 at the end of this chapter.  The table 
identifies the level to which the proposed mitigation measures would reduce environmental 
effects.  “Significant unavoidable” impacts are those that remain “significant” or “potentially 
significant” after mitigation measures are applied.  

�	�� ����.�������
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Chapter 20.0 identifies and discusses a range of reasonable alternatives to the proposed NPSP,
including the "no project" alternative.  Several alternatives were considered but not analyzed in
detail as they were inconsistent with project objectives, were not feasible or did not offer an 
opportunity to reduce environmental effects.  The alternatives addressed in detail include:  

Alternative No. 1:  No Project Alternative

Alternative No. 2: Reduced Project Intensity

�	�	�� ������"�������	�� ��������!�-��������"�����

The No Project Alternative is the continuation of existing conditions and trends in the NPSP area.  
This alternative involves no action by the City with respect to the NPSP or subsequent 
development entitlement actions. There would be no influence of NPSP plans and policies on 
new development in the NPSP area.  Existing infrastructure, land use designations and zoning 
would remain in place. Over time, however, urban development of the NPSP area would continue 
as previously planned and subject to current Ripon planning, zoning and building requirements.  

In the short-term, this alternative would not involve any substantial change to the existing 
environment of the NPSP area; there would be no change in land use, population or new demand 
for public services and utilities, or any increase in traffic, air pollution or noise.  In the long-term, 
urban development would continue ultimately resulting in an estimated 2.6 million square feet of
non-residential development, 53% more than with the NPSP.  Physical effects on agricultural 
land, biology cultural resource impacts would be similar to the project.  Compared to the project, 
“no project” would result in substantially more traffic, air and greenhouse gas emissions.  NPSP 
open space and recreation opportunities would not be developed.  This alternative is not 
consistent with project objectives but is feasible; it would not involve the potential to 
substantially lessen the significant environmental effects of the project.  

�	�	�� ������"�������	�� ���"#-�"������$��%��&������'(����������"������

This alternative would involve approval of a revised version of the NPSP that would permit less 
development than the proposed NPSP, assumed in this analysis to be 50% of the allowable 
development under NPSP: 525 residential units and 0.85 million square feet of non-residential 
uses. 

This alternative would not reduce physical effects on agricultural, biological or other resources or 
potential exposure to identified contamination hazards on some sites. The NPSP land use pattern 
would be maintained but reduced in intensity, reducing demands for water, utilities and services.
Some development would be exposed to SR 99 noise. This alternative would result in substantial 
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reductions in traffic generation and related noise and air pollutant emissions; vehicle trip 
generation and emissions of criteria pollutants would be about half those of the proposed NPSP. 

The City’s options for meeting housing needs would be sharply reduced, and land for market-rate 
housing would be less available and less affordable.  A further reduction in development intensity 
in the NPSP area may result in displacement of development to undeveloped lands outside the 
City’s planned core area, potentially contributing to urban sprawl.

This alternative is not consistent with the project objectives but is potentially feasible and could 
substantially lessen some environmental effects; however, none of the effects that could be 
reduced are considered significant in this EIR.  
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The Reduced Intensity of Development Alternative would involve slightly less severe 
environmental effects than the NPSP and would therefore could be considered the 
“Environmentally Superior Alternative.  The proposed NPSP would involve marginally greater 
environmental effects; these differences in environmental effect are, however, small and confined 
to areas of environmental concern that have already been considered in the GPEIR or would be 
reduced to less than significant with mitigation measures included in this EIR.  
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The NPSP involves proposed approval of a specific plan, which is a comprehensive long-range 
plan for development of the 310-acre NPSP area.  The plan provides for transition of rural and 
agricultural uses to urban development and the development of a vital urban core area.  Although 
the NPSP has been discussed extensively with members of the community, some conflict and 
controversy may still remain.  

This NPSP would involve certain significant environmental effects.  These effects have either 
been considered in the Ripon General Plan 2040 and the GPEIR, or mitigation measures are 
proposed in this EIR to reduce these effects to a less than significant level.
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The City of Ripon initiated and has prepared the Draft North Pointe Specific Plan (“NPSP” or 
“the Plan”).  The “proposed project” is the adoption of the Plan by the City.  The 310-acre NPSP 
area is located entirely within the existing Ripon city limits, north and east of SR 99, between 
Jack Tone Road and Fulton Avenue (see Figures 1-1 through 1-3).  The NPSP area is a portion of 
the City’s 480-acre North Pointe Planning District as identified in the Ripon General Plan (Figure 
3-1). The NPSP establishes a plan for, and is intended to facilitate and guide urban development 
of remaining undeveloped and under-developed lands toward the establishment of a vital 
community area that is supportive of and compatible with other portions of the City of Ripon. 

The NPSP area is partially developed with commercial and recreational uses.  Approximately 50 
acres are commercial uses oriented largely to highway traffic; the Mistlin Regional Sports Park 
comprises about 65 acres of the area, and approximately 160 acres remain in agriculture, about 
2/3 of which is almond orchards.  The NPSP area is designated primarily for Mixed Use 
development on the Ripon General Plan.

The NPSP would modify the type, pattern and amount of allowable development under the 
existing general plan designations and zoning.  Planned development would create a pedestrian-
friendly commercial core, new medium and high-density residential development surrounding the 
core, expanded sports and related commercial development in the vicinity of Mistlin Sports Park 
and a network of open space, bikeway and pedestrian corridors integrating the planned land uses.  

NPSP adoption would result in an overall reduction in the amount of potential development 
permitted by the Ripon General Plan.  Potential new commercial development capacity would 
amount to approximately 1.7 million square feet of floor area vs. 2.6 million square feet that 
could still be developed under the existing plans and zoning.  The NPSP would, however, permit 
development of up to 1,050 residential units; the existing Mixed Use general plan designation 
allows residential development but only with a use permit.  Approximately 17% of the NPSP area 
would be devoted to recreation and open space.

City approval of the NPSP would also require amendment of the Ripon General Plan and zoning 
ordinance to reflect specific plan designations.  Future development will require other approvals 
including tentative subdivision maps, site development Permits and development agreements.  
NPSP implementation is expected to involve City adoption or approval of financing instruments, 
such as local benefit districts, or amendment of other planning-related ordinances and standards.  
The project is not expected to require approvals from other federal, state or local agencies, other 
than encroachment permits for improvements on Caltrans right-of-way if any.
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The NPSP area is in the northern portion of the Ripon incorporated area, adjacent to and northeast
of the State Route 99 freeway (SR 99), between the cities of Manteca and Modesto (Figure 1-1)
in San Joaquin County.  The planning area is generally bounded by the Mistlin Sports Park to the 
north, Fulton Avenue on the east, SR 99 on the south, and Jack Tone Road on the west.  The 
Union Pacific Railroad parallels the south side of SR 99 opposite the NPSP area.
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FIGURE 3-2

ASSESSOR’S PARCELSSource: NORTH POINTE SPECIFIC PLAN
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The NPSP area is located within a portion of Sections 18 and 19, Township 2 South, Range 8 
East, MDBM.  The site is shown on the Ripon and Manteca, California, 7.5-minute series 
quadrangle maps (Figure 1-2).  The latitude and longitude of the approximate center of the NPSP 
area is 37˚05’02” North latitude, 121˚08’15” West longitude.

The NPSP area is made up of 40 landholdings in 64 assessor’s parcels ranging in size from 0.43 
to 26.41 acres.  The pattern of ownership is shown in Figure 3-2.  Existing ownership is detailed 
in the NPSP at Table 2-1 and in NPSP Figure 2-1.
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The overall purpose of the NPSP is to establish a vision of the specific plan area and to coordinate 
land uses, development design and character, roadways and other public infrastructure, 
environmental protection, financing, and implementation requirements for future development.  
The NPSP is expected to be implemented over an approximately 25-year-plus time frame. 

The NPSP will build on and refine urban development plans established in the Ripon General 
Plan 2040 as it outlines a more detailed vision for urban development. The General Plan 
identifies the NPSP area as a mixed use/transitional zone that will generate jobs and support the 
larger Ripon community and the Mistlin Sports Park.  The NPSP will build on these concepts, 
shaping future development to ultimately result in a vibrant, attractive, well-organized and 
pedestrian-friendly urban space with a distinct character.  The NPSP will also help provide 
employment for Ripon area residents.

The NPSP is in draft form and being distributed for review by agencies and the public.  It is 
anticipated that the Plan will continue to be analyzed and discussed with community members.  
The quantitative objective of the NPSP is new urban development as shown in the NPSP Land 
Use Plan; development would result in an estimated 1.7 million square feet of new floor area and 
1,050 residential units.  This represents an approximately 35% reduction in the development 
capacity for non-residential uses of the NPSP area inherent in the existing general plan 
designations but an increase in planned residential development.

The overall objectives of the NPSP were initially defined on the basis of the public involvement 
process discussed in NPSP Section 2.5 as:

o Promote the future development of revenue generating uses in the Plan Area that benefit 
the entire community. 

o Establish Mistlin Sports Park as a primary anchor for evolving a family recreation and 
entertainment center in the northern part of the Plan Area. The draw of regional visitors 
for sports tournaments and other recreational activities should be a major contributor to 
Plan Area and Downtown businesses. 

o Coordinate land uses and circulation connections between the Plan Area and Downtown 
Ripon to create mutual benefits between these two areas. 

o Safely and attractively buffer the existing residential neighborhoods to the immediate east 
of the Plan Area from the existing and future development within the Plan Area. 

o Provide housing affordable to young families and seniors at all housing densities, and 
disperse affordable housing throughout developments rather than confining it to limited 
areas. 
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o Provide sites for higher-density residential uses that can be used to assist implementation 
of the General Plan Housing Element. 

o Ensure that future land developments integrate with surrounding neighborhoods, 
compensate for public infrastructure costs, and are flexible in order to allow for the 
changing community needs over time. 

o Minimize the impacts of vehicular traffic generated by future development within and 
beyond the Plan Area. 

o Take advantage of development that benefits from Highway vehicular access and 
visibility. 

o Respond to the existing environmental impacts on the Plan Area, such as Highway air 
quality and noise impacts that are created by Plan Area development. 

o Provide alternatives to vehicular travel that encourage pedestrian and bicycle travel 
within an attractive community environment. 

o Effectively coordinate the development, phasing and financing of future Plan Area 
infrastructure improvements. 

���� 
������������

������ �
	����
�����������������

The primary entitlement associated with the project is City approval of the NPSP.  Adoption of 
the NPSP would involve a series of related actions, including a general plan amendment and 
rezoning needed to maintain consistency between the NPSP, the Ripon General Plan and the 
Ripon Zoning Code.  

On adoption, the NPSP will provide the planning framework for, and a regulatory tool governing, 
future development of the NPSP area.  The land use designations, infrastructure plans, 
development guidelines and standards and other provisions of the plan will be the primary basis 
for City evaluation of future development proposals within the specific plan area, including 
review and approval of tentative subdivision maps, site development plans or other requests for 
City approval.  The NPSP establishes permitted types of development and allowable development 
quantities for the NPSP area.  
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City adoption of the NPSP will also involve amendment of the Ripon General Plan land use
designations for the North Pointe area from the existing designations, which are primarily Mixed 
Use, Highway Service and Professional Office.  Land use designations will be altered to reflect 
the designations of the NPSP Land Use Plan.   The approximate distribution of land use changes 
is shown in Table 3-1.  A specific general plan amendment will be developed by City staff during 
the public review of the Plan and EIR.
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The NPSP area is currently zoned by the City in accordance with existing general plan 
designations.  In order to maintain required consistency with the specific plan and the general 
plan, portions of the project site will need to be rezoned to reflect the NPSP Land Use Map.  A 
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specific rezoning ordinance will be developed by City staff and considered by the City after 
certification of the EIR and adoption of the NPSP.
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The proposed project addressed in this EIR, approval of the NPSP and related general plan and 
rezoning approvals, does not include any requests for City approval of tentative subdivision maps 
at this time.  

Submittal of several tentative subdivision maps for lands within the NPSP area is anticipated in 
conjunction with future development.  Land division will require certain street and utility 
improvements, and future maps will need to conform to the NPSP.  Improvement and other 
requirements would be attached to tentative maps as conditions of approval.  

This EIR considers potential environmental effects associated with subdivision of land and 
infrastructure improvements.  To the degree that future subdivision and improvement projects 
conform to the NPSP and the EIR Project Description, additional environmental review may or 
may not be required.  
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The proposed project addressed in this EIR does not include any requests for City approval of 
Development Agreements.  

The City anticipates that one or more Development Agreements (DAs) will be needed in 
conjunction with future development.  DAs define an extended relationship between the City and 
project applicants and may be used for a variety of purposes, including establishment of certain 
development regulations and standards, limiting allowable land uses, regulating development 
intensity and density, and documenting commitments to agreed-upon administrative and/or 
financial relationships.  Such agreements will need to be consistent with the NPSP.  

This EIR considers potential environmental effects associated with adoption of Development 
Agreements.  To the degree that these agreements implement and do not conflict with the NPSP, 
and are consistent with the EIR Project Description, additional environmental review may or may 
not be required.  
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The NPSP consists of seven chapters and appendices, including the NPSP Land Use Plan, as 
listed below.  Early chapters describe the background and methodology for preparing the Plan, 
and set forth the Plan’s major objectives.  Plans, policies and other provisions for guiding future 
development of the project site, including plans for financing, are included in the later chapters.  

Executive Summary
Planning Area Context
Land Use (including design guidelines)
Transportation Planning and Streetscape Design
Public Infrastructure and Services
Financing and Implementation
Glossary of Terms
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A complete electronic copy of the NPSP is included on disk in the pocket at the back of this 
document together with a copy of this EIR.  Electronic copies may also be obtained by visiting 
the City’s website at www.cityofripon.org.  Hard copies are available at Ripon City Hall, 259 N 
Wilma Avenue for the cost of reproduction.  
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The NPSP Land Use Plan (Figure 3-3) provides for a mix of both employment-generating uses 
and residential neighborhoods surrounding a planned central community “Core” area.  Colony 
Road serves as the primary east/west axis through the center of the Plan Area, and a planned 
“Central Paseo” (open space corridor) connects the Core with Mistlin Sports Park to the north. 
Plan Area commercial uses, residential neighborhoods and parks will be interconnected with 
pedestrian/ bicycle paths and greenways. 

Non-residential development is generally to consist of commercial, office, technology, recreation 
and open space uses. The future development of commercial uses is projected to result in a total 
of approximately 1.7 million square feet of new non-residential building floor area at an assumed 
Floor Area Ratio of 0.25 (0.35 for Regional/Technology/Office). The Plan defines the following
classes of non-residential land use:

Core Commercial
Neighborhood/Sports Commercial
Commercial/Technology/Office
Mixed-Use Commercial
Highway Service Commercial
Recreation/Entertainment Commercial
Professional Office
Public Parks
Village Green
Neighborhood Park
Central Paseo

Planned residential development consists of single-family housing with a density range of 5 to 11 
units per acre, and multi-family housing with a density limit of 28 units per acre. This is 
projected to result in approximately 360 new single-family homes and 690 multifamily units, for 
a total of 1,050 units at the time of NPSP Area build-out.  Potential new development associated 
with the NPSP is defined more specifically in Section 3.2.  Residential classes defined in the Plan 
include:

Single-Family (5-8 Units per Acre)
Single-Family (5-11 Units per Acre)
Single-Family (8-11 Units per Acre)
Multifamily (28 Units per Acre)

The central Core is to be the central gathering place for Plan Area residents and employees, as 
well as for the residential neighborhoods to the east. It is to consist of ground floor 
neighborhood-serving retail and service shops, and second floor offices and/or multi-family 
housing.  It is also to be surrounded by a two-acre “Village Green” and connected to the Central 
Paseo. Similarly, the Colony Road corridor frontage is to be enhanced, thus providing a more 
pedestrian and bicycle friendly connection to the Core. 
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Mistlin Sports Park is to be utilized as an “anchor” for attracting recreation, entertainment and 
related commercial uses to be developed nearby. This area is ultimately planned to become a 
regional family recreation and entertainment center. Primary activities might include year-round 
sports tournaments, expositions, indoor and outdoor sports, theatre, recreational vehicle park, 
retail, restaurants, and hotels, among others. 

Land to the west of Hoff Drive is planned for “heavier” commercial uses that can utilize Jack 
Tone Road for direct access to SR-99.  Land situated to the south of Colony Road and the Core is 
mainly a mix of retail, office and campus technology uses with SR-99 access and visibility. 

The eastern portion of the NPSP is to be developed primarily with residential uses.  Higher-
density areas will be concentrated in the central area near the Core; lower densities will be in 
areas more distant from the core.  A  triangular property north of Colony Road adjacent to Fulton 
Road will support office uses. 
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The NPSP defines a somewhat modified urban street system to serve the NPSP area; the planned 
circulation system is described in Chapter 4 of the NPSP document, and the circulation plan is 
shown on one of the figures in Chapter 4.  The Specific Plan states that the goal of the circulation 
plan is to “allow for the efficient movement of vehicular traffic throughout the Plan Area while 
maintaining the distinctive village characteristics of neighborhood character, identity and 
pedestrian friendliness.”

Existing and planned streets serving the NPSP area are integrated within the Plan.  Although 
largely completed, remaining segments of streets and associated utilities, including planned 
bicycle facilities, will be developed in conjunction with planned land uses. The construction of 
“shared infrastructure” (Section 3.5.7) is to be funded through payment of the City’s development 
impact fees and other fair-share financing mechanisms to be determined in a future NPSP finance 
program. 

Circulation plans for the NPSP rely primarily on existing street classification, patterns and cross-
sections defined in the Ripon General Plan Circulation Element.  These standards are articulated 
in the NPSP Table 4-1 and illustrated on Figure 4-6.  Street development will include the 
installation of roundabouts at selected locations.  New streets will be developed as “complete 
streets” concept, which provides for safe, attractive and comfortable access and travel for vehicles 
as well as pedestrians, bicyclists and transit users.  The Plan defines public street standards and 
improvement prescriptions for specific streets including potential:

Realignment of the SR 99 Frontage Road
Abandonment or reconfiguration of existing Dexter Way
SR 99 interchange improvements
Widening of Fulton Avenue crossing of SR 99
Extension of Arc Way from Fulton Avenue to Goodwin Drive

Additional circulation improvements that will occur within the NPSP are listed in Section 3.5.7
Shared Improvements.  Transportation provisions of the NPSP are discussed in more detail in 
Chapter 16.0 Transportation of this EIR.

�
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The NPSP addresses utility requirements needed to service future development.  The area is 
largely served by existing potable water wells and distribution lines, non-potable water 
distribution lines, sanitary sewer collection lines and treatment facilities and storm drainage 
collection lines and detention facilities.  These “wet” utilities will be extended in conjunction 
with street improvements needed to serve new development.  Similarly, electricity, gas and 
communication facilities will be extended along streets from existing facilities in the Plan area. 
Major utility improvements are not expected to be required to serve new development in the 
NPSP area.  
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The potable water supply needs of the NPSP will be met by the City of Ripon from its existing 
and approved groundwater supplies.  A Water Supply Assessment for the NPSP has been 
prepared by the City of Ripon pursuant to the requirements of SB 610 and is shown in Appendix 
B.  The assessment indicates that sufficient water supply is available to the NPSP.  

The NPSP area is served by six existing public potable water wells and two storage tanks located 
within the planning area; water distribution lines are located in the existing streets.  Additional 
water line installation will occur in conjunction with extension of existing or construction of new 
streets, including local streets in new residential areas, to serve new development. No additional 
wells or storage facilities are planned in the NPSP area.  Existing and planned future water lines 
and other facilities are shown in the NPSP at Figure 5-1 and discussed in more detail in Chapter 
18.0 of this EIR.
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The City of Ripon has an existing non-potable water system that is sourced from existing 
groundwater wells.  Existing non-potable water lines are installed in the existing streets of the 
NPSP area.

Like the potable water system, new non-potable water lines will be extended along new collector 
and arterial streets in conjunction with street construction.  Non-potable lines will be extended 
along new local streets and access drives; non-potable lines are stubbed to individual parcels to 
allow future non-potable irrigation use.  The City’s master plan calls for development of one new 
future non-potable water tank in the NPSP vicinity, but this tank would be sited outside of the 
NPSP area, immediately north of Mistlin Sports Park.
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Sanitary sewage collection and treatment is provided to the NPSP area by the City’s existing 
sanitary sewage collection system and treatment plant.  A gravity collection system extends into 
the NPSP area from an existing lift station located at Jack Tone Road and SR 99.  New sewer 
lines will need to be extended from the existing system to serve new development; like the 
potable and non-potable water system, these lines will be extended along planned streets in 
conjunction with street construction.  The location of existing and future sewer lines are shown in 
the NPSP in Figure 5-3 and discussed in more detail in Chapter 17.0 Utilities.

Wastewater treatment is and would be provided at the City’s existing treatment facility in 
southern Ripon.  The City is studying expansion of this facility in order to serve new 
development described in the Ripon General Plan, including the NPSP area.
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The NPSP area is served by existing storm drain lines that flow by gravity to a regional detention 
facility located in Mistlin Sports Park.  This 60-acre facility is designed to serve approximately 
1,000 acres of existing and new development north of SR 99, including the NPSP.  New storm 
drainage collection lines would be extended along new streets to serve new development in 
conjunction with street construction.  Areas of proposed development within the NPSP area will 
be required to meet all applicable requirements of the City's stormwater NPDES permit.  
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Electrical, gas and communication services would be extended from existing facilities in the 
NPSP area to new development as required.  Utilities would be located within streets or within 
existing public utility easements or easements to be dedicated along street frontages.  With the 
exception of electrical transmission lines, existing overhead electrical and communication 
facilities would be undergrounded.

The NPSP area is located within the Ripon City limits and is already served by the Ripon 
Consolidated Fire District, the Ripon Police Department, Ripon Parks and Recreation, and other 
City services. These services are discussed in more detail in Chapter 16.0 Public Services of this 
EIR.  
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Existing Mistlin Sports Park, located within the NPSP is the primary park facility for the project 
area. The NPSP includes the development of two new public park facilities: the Village Green 
located in the Core area on Colony Road and a neighborhood park adjacent to Santos Avenue.  
Both facilities are adjacent to the Central Paseo, a 38-50 foot-wide open space corridor extending 
from the Village Green at Colony Road to Mistlin Sports Park

The proposed neighborhood park, approximately two acres in size would serve surrounding 
residential development with potential uses including turf playing fields, play areas, picnic areas 
and small dog parks.  
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The NPSP in Section 3.11 provides detailed design guidance for future development, which is 
intended to help produce the vibrant, attractive, pedestrian-friendly urban environment with a 
distinct character that is the objective of the Plan.  During City site development review, new 
development projects would be evaluated for consistency with design guidelines; the guidelines 
address site layouts, architecture, landscaping and signage.  The guidelines are intended to be 
flexible and may be waived when superior design solutions can be achieved.
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Approval of the NPSP (and related approvals) would re-entitle the NPSP area for urban 
development.  The NPSP area is presently located in the City limits and is designated and zoned 
for urban development.  Adoption of the NPSP will re-designate the area so that it develops in 
accordance with the proposed Land Use Plan and other requirements of the specific plan, as 
discussed above. 
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Estimated development quantities that could be achieved under the NPSP are defined in Table 3-1
of the Plan and below.  The NPSP provides for potential development of an estimated 1,050 new 
single- and multi-family residential units and 1.7 million SF of new commercial/non-residential
development.

Approximately 84 acres would be devoted to proposed residential uses, and approximately 168
acres to proposed commercial/non-residential use.  The Land Use Plan also defines 
approximately 51 acres of parks and paseos, including the existing Mistlin Sports park and 
proposed Village Green, Neighborhood Park and Central Paseo. Estimated development 
quantities associated with the NPSP are shown in Table 3-1.

TABLE 3-1
NORTH POINTE SPECIFIC PLAN

POTENTIAL DEVELOPMENT SUMMARY

Land Use / Density Acres Dwelling 
Units

Building 
Square Feet

Comments 

SF Residential (5-8 Units/Acre) 26 130 Assuming 6 DU/AC 

SF Residential (5-11 Units/Acre) 27 177 Assuming 8 DU/AC 

SF Residential (8-11 Units/Acre) 7 54 Assuming 9 DU/AC

MF Residential (28 Units/Acre) 24 662 Assuming 28 DU/AC 

Retail/Residential Mix 4 27 41,760 .25 FAR & 7 DU/AC 

Office 5 72,821 .35 FAR 

Sports Related 26 285,741 .25 FAR 

Retail Mixed Use 31 156,285 .25 FAR 

Retail General 57 458,460 .25 FAR 

Retail Campus Tech 45 679,187 .35 FAR 

Parks & Open Space 51

TOTAL 303 1,050 1,694,254
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Implementation of the NPSP will involve a variety of public infrastructure improvements as 
described in other sections of this chapter.  These improvements will include street 
improvements, utility lines in streets, and development of parks and open spaces, including the 
Village Green and paseos that provide pedestrian and bicycle circulation within the area.  Some 
of these improvements, in particular street frontage improvements will be the responsibility of 
adjoining development projects and constructed at the time of development.  Others are “shared” 
improvements that benefit all of the NPSP landowners or the Ripon public at large.  
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The Ripon Public Facilities Fee Program provides for improvements that benefit the public at 
large.  These include major street improvements such as signals, widening and median 
installation as well as a range of other community gathering and recreation facilities.  
Improvements located in or near the North Pointe area are described briefly in the NPSP and in 
Table 3-2 below.

A number of other improvements are needed in order to provide the aesthetic features needed to 
accomplish the objectives of the NPSP.  These include the Village Green, the Central Paseo, 
special pavements at key intersections and the neighborhood park.  These features, listed in Table 
3-3 below, would be developed and financed through a development fee or other financing 
mechanism.  Financing plans will be detailed in an Infrastructure Financing and Implementation 
Plan (IFIP).
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The Specific Plan and EIR documents were prepared concurrently. This process provided the 
opportunity for the planners and environmental consultants to discuss potential mitigation for 
potentially significant environmental effects.  These measures were then incorporated directly 
into the Specific Plan to result in what is termed a “mitigated plan,” or a specific plan that 
contains environmental mitigations within its text and regulatory scope. 

Chapters 3 through 6 of the NPSP includes various development requirements that not only shape 
future development of the area but also provide mitigation for potentially significant 
environmental effects that could occur within the NPSP area as a result of new development.  
These include standards and policies, including requirements for land use conformity, Core area 
development, architectural and landscape character, oak tree preservation, sign design, acoustic 
wall design and light and glare. These measures, included in the plan would help reduce 
environmental effects to a less than significant level and contribute to the concept of the 
“mitigated plan.”
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New development will be subject to the NPSP Land Use Plan, including provisions for parks, 
open spaces and pedestrian circulation ways, and detailed design guidelines for land uses and 
street improvements in § 3.11 Design Guidelines and § 4.5 Streetscape Design Guidelines.  
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Require conformance with SJVAPCD construction dust control and indirect source emission 
mitigation requirements (recommend).
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Participation in the San Joaquin County Multi-Species Habitat Conservation Plan (SJMSCP) 
(recommend).

Protect special status plant and wildlife species (NPSP §6.8) (none identified).

Protect existing oak trees, wherever possible (NPSP §6.8). 



����������
��������������
����������� ���������������������
� ���

TABLE 3-2
SHARED FACILITIES TO BE FINANCED 

BY PUBLIC FACILITY FEES

1 Widening of Jack Tone Road between Santos Avenue and the northern boundary of the Plan 
Area

2 Landscaped median on Jack Tone Road between Santos Avenue and the northern boundary of 
the Plan Area 

6 Traffic signal at Jack Tone Road and River Road 
10 Traffic signal at Colony Road and Hoff Drive 
11 Traffic signal at Santos Avenue and Hoff Drive 
12 Potential extension of Hoff Drive from Santos Avenue to River Road 
14 Potential landscaped median on Hoff Drive between Santos Avenue and River Road 
16 Widening of River Road from Fulton Avenue to Jack Tone Road 
17 Landscaped median on River Road between Fulton Avenue and Jack Tone Road 
18 Traffic signal at Fulton Avenue and River Road 
20 Widening of Fulton Avenue from River Road to Santos Avenue 
21 Landscaped median on Fulton Avenue between River Road and Santos Avenue 
23 Widening of Fulton Avenue from Colony Road to Boesch Drive 
24 Landscaped median on Fulton Avenue between Colony Road and Boesch Drive 
25 Extension of Santos Avenue from Fulton Avenue to Hoff Drive 
26 Landscaped median on Santos Avenue between Fulton Avenue and Hoff Drive 
35 Widening of the Fulton Avenue Bridge over-crossing with associated sidewalk on both sides as 

well as pedestrian/bike access to Garrison Way
37 Installation of 20" water line on Jack Tone Road from River Road north to the northern boundary 

of the Plan Area 
38 Installation of 12" water line in Santos Avenue between Fulton Avenue and Hoff Drive 
39 Potential installation of 12" water line in Hoff Drive between Santos Avenue and River Road 
40 Installation of 12" water line in a portion of Frontage Road 
41 Installation of 12" non-potable water line in River Road between the potential Hoff Drive 

extension and Jack Tone Road 
42 Installation of 12" non-potable water line in Jack Tone Road from River Road north to northern 

boundary of Plan Area
43 Installation of 12" non-potable water line in portions of Frontage Road 
44 Installation of 12" sewer line in Jack Tone Road between Santos Avenue and River Road
45 Installation of 10'' sewer line in River Road between Jack Tone Road and the potential Hoff 

Drive extension 
48 Widening of Goodwin Drive
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TABLE 3-3
SHARED FACILITIES TO BE FINANCED 

BY THE NPSP FEE

3 Special intersection enhancements at Jack Tone Road and Colony Road intersection
4 Special intersection enhancements at Jack Tone Road and Santos Avenue
5 Special intersection enhancements at Jack Tone Road and River Road intersection
7 Gateway to agriculture at northern boundary of Plan Area on Jack Tone Road
8 Special intersection enhancements at Colony Road and Hoff Drive intersection
9 Special intersection enhancements at Santos Avenue and Hoff Drive intersection

13 Potential special intersection enhancements at Hoff Drive and River Road
15 Central Paseo from Colony Road to River Road
19 Special pedestrian crossing at River Road for the Central Paseo
22 Special intersection enhancements at Fulton Avenue and River Road
27 Special pedestrian crossing at Santos Avenue for the Central Paseo
28 Installation of Triangle Park adjacent to the Central Paseo along Santos Avenue
29 Installation of the Village Green Park adjacent to the Central Paseo along Colony Road
30 Special pedestrian crossing at Colony Road for the Central Paseo
31 Landscaped median along Goodwin Drive
32 Extension of Arc Way from Fulton Avenue to Goodwin Drive, including roundabouts
33 Lighted crosswalks at all round-a-bouts
34 Undergrounding of canal along Fulton Avenue
36 Bus stops/Turnouts with Shelters 
46 Payment of NPSP Planning Document Preparation Fee
47 Modifications/Removal of Dexter Way
49 Community Gateway Entry

Source:  NPSP Table 6-1
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Protect any potentially significant archaeological and/or historical resources that may be found 
during future development within the Plan Area (NPSP §6.8). 

Cultural Provisions for interment of human remains recovered from the site and contingency 
measures governing future encounters of previously-undiscovered cultural resources 
(recommend).
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Require preparation of geotechnical and soils reports in conjunction with new development 
(recommend).
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Ensure that existing sites containing hazardous waste materials are properly remediated prior to 
redevelopment with a new use (NPSP §6.8). 

Avoid or reduce human health risks associated with exposure to any environmental contamination 
or air pollution emissions (NPSP §6.8). 
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Best Management Practices in all development projects consistent with applicable permits and 
standards.

Storm drainage routed to existing detention facilities for percolation.

Encouraging the use of bioswales in landscaping areas to promote water quality.

�
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Minimize the impacts of noise on Plan Area development created by vehicular traffic on SR 99
and other high traffic volume roadways (NPSP §6.8).

Minimize the negative impacts of Plan Area construction activities on residents, employees and 
visitors within and surrounding the Plan Area (NPSP §6.8). 
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Promote reduction of solid waste through re-use, recycling, composting and other waste 
transformation.

Provision of parks and open spaces, and connectivity between planned development and existing 
and proposed parks and open spaces.
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	����
����

Numerous policies and design standards that 1) promote public use of the Core and 
Neighborhood /Sports Commercial areas, 2) govern building siting, orientation, and architecture, 
3) shade tree planting, and 4) “Complete Streets”, minimize impacts on existing nearby 
residential areas and provision of other improvements that promote pedestrian, bicycle and other 
non-motorized transportation modes.

Planned street facilities to be consistent with “Complete Streets” design principles (NPSP § 4.4.  

Paseos and other facilities that provide pedestrian and bicycle circulation and connect the Core, 
Neighborhood/Sports area and planned residential areas, and connect the NPSP area with existing 
residential development to the east (NPSP § 4.3).  

Provision of bus stops and park-and-ride facilities in support of transit and other alternative 
transportation modal improvements.

Policies that provide for street widening consistent with the adopted Ripon General Plan.

Require traffic studies and mitigation recommendations for future developments that would 
generate significant daily or peak hour traffic on local streets.
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Ensure that vehicular traffic generated by Plan Area development does not exceed the capacity of 
the local and regional roadway systems to accommodate it (NPSP §6.8).

Minimize the impacts of truck traffic on Plan Area development and circulation in terms of traffic 
congestion, safety and noise (NPSP §6.8).  

 ���������

Installation of required utility lines in streets as they are constructed and consistent with adopted 
master plans.

Water conservation measures per Green Building Code.

Techniques that minimize energy usage, facilitate the emission of fewer air pollutants, and protect 
and conserve natural resources (NPSP §6.8).

These provisions are addressed and discussed in more detail in the referenced technical chapters 
of the EIR.
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The NPSP does not provide for formal development phasing, i.e. identifiable phases.  Phasing is 
usually a strategy in greenfield development where major infrastructure components must be 
developed.  Most of the urban infrastructure in the NPSP area is already in place.  As a result, 
most potential development types can be accommodated on lands already served with urban 
streets and utilities.  It is recognized, however, that some North Pointe development will occur 
before or after other projects based on the availability or unavailability of infrastructure.  
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CEQA requires that an EIR identify the principal discretionary actions under consideration in the 
EIR, as well as any other agency permits and approvals that may require consideration under 
CEQA.  The principal discretionary permits and approvals required for the NPSP would be 
granted by the City of Ripon.  Permits and approvals from a number of other agencies may also 
be necessary in the course of implementing the NPSP.  Anticipated and potential permits and 
approvals are identified in Table 3-4 below.
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TABLE 3-4

REQUIRED PERMITS AND APPROVALS

NORTH POINTE SPECIFIC PLAN

Agency Permit/Approval

Ripon City Council Certify Final EIR

Adopt CEQA findings

Adopt Mitigation Monitoring Program

Approve Required General Plan Amendments

Approve North Pointe Specific Plan

Approve Required Zoning Changes

Approve Development Agreements

Approve Tentative Subdivision Maps

Ripon Planning Commission Recommendations to City Council on the above 
items

Development Plans for new development

Infrastructure Improvement Plans

Federal Agencies None

Regional Water Quality Control Board General Construction and MS4 Storm Water 
Permits

Caltrans Possible Encroachments

San Joaquin Valley Unified Air Pollution Control 
District

Dust Control Plans

Indirect Source Rule Permits

Authority to Construct  (stationary sources)

Permit to Operate (stationary sources) 
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The City of Ripon is located at the south boundary of San Joaquin County in the northern San 
Joaquin Valley, a primarily agricultural region; the city is immediately north of and adjacent to 
the Stanislaus River.  Landscapes in the general vicinity of Ripon are relatively flat with very 
little topographic variation, except in the immediate vicinity of the River; landscapes are
dominated by almond orchards, vineyards and other tree crops crossed regularly by rural roads 
with interspersed rural residences, farm support facilities and irrigation canals.  Distance views 
are uncommon within this area due to the height and proximity of orchards to public roads and 
other potential views.  Within the city limits, Ripon is largely urbanized, although isolated tracts 
remain in agricultural uses, including in the NPSP area. 

The NPSP area is located within the city limits in north-central Ripon; the 310-acre specific plan 
area encompasses the majority of the 480-acre North Pointe Planning District, as described in the 
Ripon General Plan 2040.  The General Plan designates the NPSP area for urban development, 
primarily urban Mixed Use and Highway Commercial development.  Representative views of the 
NPSP area are shown on Figure 4-1.

Approximately half of the NPSP area has already undergone urban development in the form of 
the 120-acre Mistlin Sports Park in the northern portion of the NPSP area, and highway services, 
lodging, retail commercial and food service businesses in the vicinity of the Jack Tone Road/SR 
99 freeway interchange. Remaining land, primarily in the central portion of the NPSP area, is 
agricultural land in almond orchards, agricultural product processing and fallow.  There are about 
eight rural residential homes within the area, some accompanied by structures associated with 
farming operations. Views to all of these land uses are primarily from the roadways at the 
perimeter of the NPSP area, including Jack Tone Road, River Road, Fulton Avenue and SR 99.
The water storage tanks in the vicinity of the NPSP area are landmarks, which are visible for 
miles along the freeway corridor among other places.

There are no scenic vistas available in or around the NPSP area except from the two 
overcrossings of SR 99, which provide limited scenic views of the NPSP area and surrounding 
lands, as described below.  There are no other notable scenic resources or designated or 
recognized scenic roads or highways in the vicinity of the NPSP area.  There are no rock 
outcroppings, historic buildings or other scenic resources in the site vicinity.

Existing direct views of the NPSP area are available from Jack Tone Road, River Road and 
Fulton Avenue which are the west, north and east boundaries of the area; these views are of 
adjacent lands, or where adjacent lands are vacant, of nearby development.  From Jack Tone 
Road, views are primarily of existing truck stops and other commercial development; from River 
Road view are dominated by the open playing fields of Mistlin Sports Park and adjacent remnant 
agriculture to the south; from Fulton Road, views are dominated by almond orchards and almond 
processing facilities to the west and existing single-family residential neighborhoods to the east. 



FIGURE 4-1

REPRESENTATIVE PHOTOS

VIEW NORTH ALONG JACK TONE 
ROAD FROM SR 99 OVERCROSSING

VIEW ALONG COLONY ROAD 
FROM JACK TONE ROAD

VIEW ALONG COLONY ROAD 
FROM HOFF DRIVE, WITH EXISTING 

LAND USE  NORTH 

VIEW ALONG COLONY FROM 
HOFF DRIVE, WITH EXISTING LAND 
USES SOUTH OF COLONY



FIGURE 4-2

REPRESENTATIVE PHOTOS

VIEW SOUTHEAST FROM NORTH-
WEST CORNER OF NPSP AREA

MISTLIN PARK FROM RIVER ROAD

VIEW NORTH ALONG FULTON AVENUE 
FROM SR 99 OVERCROSSING

VIEW NORTHWEST ALONG 
FRONTAGE ROAD AT GOODWIN 

DRIVE, FREEWAY LANDSCAPING ON 
LEFT



FIGURE 4-3

REPRESENTATIVE PHOTOS

EXISTING PROCESSING FACILITY 
WEST OF FULTON AVENUE

SSJID IRRIGATION LATERAL 
FROM SR 99 FRONTAGE ROAD

EXISTING RESIDENTIAL DEVELOPMENT EAST 
OF FULTON AVENUE
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Views from the adjoining at-grade section of SR 99 are primarily of Jack Tone Road interchange 
improvements, signage for nearby commercial uses and roadside vegetation, which prevents 
ground-level views of land within the NPSP area.  The greatest distance views in the area are 
from the elevated section of Jack Tone Road and Fulton Avenue as they cross over SR 99; from 
these locations unobstructed views are available in all directions.  

Views to surrounding lands to the west and north consist of a mix of urban development,
including commercial and rural residential land uses, and remaining agricultural use.  These lands 
are also within the Ripon planning area and designated for future urban development.  Views to 
the east are urban residential lands and a school site already located in the City of Ripon.

The NPSP area is within the existing Ripon urban area adjacent to SR 99. High-intensity lighting 
of existing commercial sites, commercial signage, Mistlin Sports Park and urban street lighting 
within the NPSP area generate substantial existing ground-level lighting and glare as well as sky 
glow.  The contributions are combined with lighting from the freeway, Ripon commercial areas to 
the south, street lighting and other land uses in the vicinity to produce relatively high levels of sky 
glow. The existing residential neighborhood east of the NPSP area has urban security and street 
lighting and contributes to sky glow in this area.  The few existing rural residential homes within 
the NPSP area generate minor levels of nighttime light.

The Mistlin Sport Complex, located at the north of River Road, uses street lighting to illuminate 
parking areas that serve the park.  The existing ball diamonds and batting cages are equipped with 
high-intensity light fixtures for nighttime games.  These light fixtures are directed onto the 
playing fields for which they serve, and are designed to shield glare from spilling onto adjacent 
properties.  

����	�������	�����������������
�����������	���

��
�����������	����	���

According to the CEQA Guidelines, a project will ordinarily have a significant effect on the 
environment if it would have a substantial, demonstrable negative aesthetic effect.  More 
specifically, a project may have significant aesthetic effects if it would:

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

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

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

4. Create a new source of substantial light or glare, which would adversely affect day or 
nighttime views in the area.
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Land within the NPSP area and surrounding area is flat; surrounding areas, and some NPSP areas, 
consist largely of almond orchards; within the NPSP boundaries, commercial development 
predominates, but the area includes open fallow land and a few rural residences.  Land to the east 
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consists of a single-family residential neighborhood and school.  Distance views are available 
from the freeway overcrossings, and these views are not distinctive.

Adoption and implementation of the NPSP will further develop and guide planned urbanization 
of the North Pointe area toward the objective of a vibrant new community area.  Plans for 
urbanization of the area were established with the adoption of the Ripon General Plan 2040 in 
2006, and its potential aesthetic and other environmental effects were considered in the GPEIR 
and accepted with its certification.  

Planned development described in the NPSP will nonetheless result in the gradual elimination of 
existing agricultural open space located in the planning area and its conversion to urban 
commercial and residential land uses.  No important distance views have been identified in the 
NPSP area; views from Jack Tone Road, River Road and Fulton Avenue, including the 
overcrossings, will be affected as new urban development occurs; however, these views do not 
represent scenic vistas.  Although views from the freeway overcrossings will be affected by land 
use changes, what scenic values that do exist will not be substantially impaired by new 
development.  This is a less than significant impact; no mitigation measures are required.  

Level of Significance:  Less than significant

Mitigation Measures:  None required
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As discussed in the previous section, development of the NPSP will result in the gradual 
conversion of existing agricultural open space to planned urban uses and gradual progress toward 
the land use objectives of the NPSP.  Views of the NPSP area will change as seen from within, 
and from surrounding roads.  There are, however, no state scenic highways or locally-designated 
scenic routes within the NPSP area, nor are there notable scenic resources such as trees, rock 
outcroppings, or historic buildings (see Chapter 8.0).  The effect on existing scenic resources is a 
less than significant aesthetic effect, and no mitigation measures are required.  

Level of Significance:  Less than significant

Mitigation Measures:  None required
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Adoption and implementation of the NPSP is intended and expected to result in a more cohesive 
and attractive urban development and beneficial effects on the visual quality of the NPSP area.
This effect would stem from actual development of the NPSP area in accordance with the Plan’s 
land use and design guidelines and construction of the various Core area shared improvements 
such as the Village Green, the Central Paseo and other unique improvements that would together 
define the North Pointe area. These features are an integral part of the NPSP.  Similar beneficial 
effects would also occur in the more marginal areas of the NPSP area, where land use plans and 
design guidelines would also contribute to more attractive development in these areas, even 
though land uses are not directly related to the Core. Such development may include more 
commercial sports and supporting uses in the vicinity of Mistlin Sports Park forming a nucleus 
for additional sports-related land uses.
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More broadly, the NPSP design guidelines would improve the appearance and attractiveness of 
any of the permitted land uses, also contributing to beneficial aesthetic effects.  Development of 
the NPSP area as planned is expected to result in pleasing views that will have a beneficial or at 
least neutral impact on surrounding streets and adjacent land uses.  Proposed land uses would be 
visually compatible with future planned urban land uses to the west, parkland to the north and 
existing residential land use to the east. Future development projects in the NPSP area would be 
subject to existing City review and design standards and guidelines as well as the more stringent 
requirements of the NPSP.

NPSP development will also result in further conversion of agricultural land and open space, and 
eventual elimination of remaining rural atmosphere, to urban development. This potential loss 
was addressed and mitigated in the certified GPEIR relative to development of lands in 
accordance with the land use designations established by the General Plan 2040, and annexation 
of future urban land into the City of Ripon.  Therefore, as discussed in Section 1.2, no further 
consideration of this issue is required.  

Level of Significance:  Less than significant (beneficial)

Mitigation Measures:  None required
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Continued urban development of the North Pointe area will include additional night lighting 
sources.  New sources would include high-intensity lighting of commercial uses, circulation and
parking of highway-oriented service areas.  Night lighting in the Core area is expected to be 
somewhat more subdued, although adequate security lighting will be required in access parking 
areas.  The Core area as well as new residential areas in the eastern portion of the area would be 
illuminated by street lights per City standards as well as individual security lights.  

As new playing fields are added to the Mistlin Sport Complex, fields intended to support night 
use would be equipped with high-intensity light fixtures for nighttime games.  As they currently
are at existing Mistlin Sports Park fields, new field lighting fixtures would be directed onto the 
playing fields that they serve; these fixtures include shields designed to minimize spill light and
glare effects on adjacent properties.  

Development of land uses proposed by the NPSP would involve a substantial increase in night 
lighting in the specific plan area and would contribute to overall ambient light and nighttime sky 
glow effects.  Potential impacts would be reduced by the requirements of Ripon Development 
Code Section 16.156.080, which sets forth light and glare standards and prohibits exterior lighting 
from impacting adjacent properties or from being directed upward into the sky.  Compliance with 
the Development Code requirements would avoid significant light and glare effects on adjoining 
uses and reduce the potential impact of urban development on the night sky. Future lighting 
levels are expected to be consistent with planned urban uses and would not generally involve any 
significant light or glare effect.

Outside the NPSP area, new NPSP development and associated lighting would involve minor 
effects on residential uses or other uses that could be light-sensitive.  A few residences located 
west of Jack Tone Road would be subject to changes in ambient night lighting over time, but due 
to the presence of a major arterial street and street lighting between the residences and NPSP land 
uses, these effects would not be significant.  Other residences are located on agricultural lands 
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surrounding the NPSP area, but these residences are buffered from light impacts by existing 
orchards.

Development of new retail commercial, offices and mixed uses may involve the installation of 
new lighting systems required to meet commercial safety and security needs but which may result 
in spill light and glare impacts on adjacent or nearby residential areas.  Development Code 
requirements would avoid significant light and glare impacts.  

Anticipated urban development under the NPSP would contribute to sky glow associated with 
existing urban development in the north Ripon area. The area is already substantially impacted 
by existing interior urban development, the SR 99 corridor and other nearby urban development 
to the west and east.  The Ripon Development Code prohibits sky-directed lighting and requires 
that other exterior lighting be oriented to avoid impacts on adjacent properties. As a result, the 
NPSP sky glow effect would be less than significant.  

The specific plan area is presently designated and zoned for intensive urban development.  
Contributions from NPSP development would be no greater than those authorized in existing land 
use designations and zoning.  

Level of Significance:  Less than significant

Mitigation Measures:  None required
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Agriculture is an important part of the economy in San Joaquin County and the California Central 
Valley.  The County’s total gross value for agriculture production reached more than $2.9 billion 
in 2013, an increase of only 0.97 percent over 2012, but an increase of 53.8 percent over 2000.
San Joaquin County ranked seventh in the state in agricultural production in 2013.  The top five 
crops in 2013 were almonds, walnuts, grapes, milk and cherries (2013 Agricultural Report for 
San Joaquin County).

The City of Ripon is located at the southeast boundary of San Joaquin County along the north 
bank of the Stanislaus River (Figure 1-2), which forms the dividing line between San Joaquin and 
Stanislaus Counties. Lands surrounding the urban area of Ripon are predominantly in agricultural 
land use, including some areas that are within the city limits. The primary crop in the Ripon 
vicinity is almonds; Ripon is known as the Almond Capital of the World.  Other leading crops in 
the Ripon area include walnuts, grapes, peaches, beans, alfalfa and corn.  

Approximately 160 acres or 55% of the NPSP area is agricultural.  Existing agricultural uses
within the NPSP area, which is all within the city limits, consist primarily of almond orchards and 
fallow land.  Portions of the NPSP area are in equestrian uses.  Fallow lands account for a total of
approximately 48 acres located primarily in the northwestern portion of the specific plan area.  
Approximately 22 acres located in the southeastern portion of the area are used for equestrian 
purposes.   

Almond orchards make up approximately 105 acres, on seven individual parcels, of the 
agricultural total.  Almond Ace Packing, an almond processing and packaging facility, is located 
on Warren Road north of Colony Road. Based on almond prices quoted in the 2013 Agricultural 
Report for San Joaquin County, the approximate annual economic yield of almond meats for
NPSP almond orchards was $866,250.

The soil types within the NPSP area, the Delhi, Veritas and Tinnin series, are relatively sandy and 
well-drained, consistent with soils elsewhere in the Ripon area.  As described in the Ripon 
General Plan, these soil types are well-suited for irrigated row, field, orchard and vineyard crops.
Additional soils information is provided in Chapter 8.0, Geology and Soils.  

The California Department of Conservation Important Farmland Maps for San Joaquin County
categorize agricultural land in decreasing order of importance as "Prime Farmland," "Farmland of 
Statewide Importance," "Unique Farmland," "Farmland of Local Importance" and “Grazing 
Land.” Non-urbanized lands in the NPSP area are designated primarily as Prime Farmland and 
Farmland of Statewide Importance.  Prime Farmland includes lands with the best combination of 
physical and chemical characteristics able to sustain long-term production of agriculture crops.  
Farmland of Statewide Importance includes those lands with a good combination of physical and 
chemical characteristics for agriculture production. Farmland of Local Importance is described as 
land that is used for irrigated pasture, dryland farming, livestock grazing and other similar uses, 
or lands that were previously designated a higher quality but have become idle.  Non-urbanized or 
undeveloped portions of the NPSP area are classified as follows:  

Prime Farmland (approximately 3.0 acres, 0.9%)

Farmland of Statewide Importance (approximately 103.0 acres, 33.2%)
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Farmland of Local Importance (approximately 47.0 acres, 15.2%),

Existing almond orchards within the NPSP area are on lands classified as Prime Farmland and 
Farmland of Statewide Importance.  Farmlands of Local Importance in the NPSP area are the
existing fallow land located in the northwest portion of the NPSP area.

Other portions of the NPSP are not classified as “agricultural lands” in the State system.  These 
include “Semi-Agricultural and Rural Commercial Land,” lands which are suitable for 
agricultural storage and packing sheds, equine facilities and other similar uses.  Lands so-
designated in the NPSP area contain the almond hulling facility and several four- to six-acre lots 
in the southeastern portion of the NPSP area that include rural residential homes, farming 
structures and horse pastures.

The NPSP area and most of the Ripon area is located within the South San Joaquin Irrigation 
District (SSJID).  Irrigation waters are delivered into the NPSP area from the east through
existing underground laterals within the Colony Road and Fulton Avenue alignments and 
distributed to agricultural lands within the NPSP area through the V4DD and V88DD 
underground laterals. Privately-owned wells are also used to provide irrigation to existing 
orchards.  Future new urban development and conversion of farmland within the NPSP area will 
eventually result in relocation or abandonment of these laterals (Bologna, pers. comm.).

Agricultural resources and the loss of agricultural land are issues that have been addressed in the 
Ripon General Plan 2040 and GPEIR as well as in prior Ripon General Plans and CEQA 
documents.  Over the life of the 2040 General Plan, which includes the North Pointe area,
General Plan buildout would involve the conversion of approximately 4,200 acres of agricultural 
land to urban uses; the majority of lands to be converted are classified as Prime Farmland or 
Farmland of Statewide Importance. This was identified as a significant and unavoidable impact
of urbanization and accepted in a Statement of Overriding Considerations adopted in conjunction 
with the City’s adoption of the General Plan 2040. 

The Ripon General Plan includes policies that discourage premature conversion of agricultural 
lands and that mitigate conflicts between urban and agricultural lands.  Agricultural lands to be 
conserved until needed are designated as Urban Reserve and Agricultural Reserve.  All of the 
NPSP lands are within Ripon’s Primary Urban Area;  these lands have been annexed into the City
and zoned for urban development; remnant agricultural lands within the specific plan area are 
entitled by existing zoning to be developed for their planned urban uses, subject to development 
plan review by the City.  The Ripon General Plan includes policies that protect continuing 
agricultural land use, including the City’s Right to Farm Ordinance, which protects existing 
agricultural land use from any conflicts that arise from encroaching urban development.

There are no lands within the NPSP area that are under Williamson Act contracts.  The Ripon 
General Plan requires all land within the Primary Urban Area, which includes the NPSP area, to 
apply for non-renewal of any existing Williamson Act contracts prior to annexation.  The entire 
NPSP area has been annexed to the City, and two parcels within the area that were previously 
held in Williamson Act contracts have completed the filing process to cancel those contracts, 
which permitted their annexation into the City of Ripon.

There are no forest lands or timberlands located in or near the City of Ripon.  
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According to the CEQA Guidelines, a project may have a significant effect on the environment if 
it would:

1. 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.

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

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

4. Result in the loss of forest land or conversion of forest land to non-forest use.

(Note:  There are no forest lands or timberlands located in or near the City of Ripon.  
Potential environmental effects related to forestry are not considered in this chapter.)
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Adoption of the NPSP can be expected to further the urban development of the NPSP area,
eventually resulting in the irreversible conversion of all of the agricultural acreage within the 
NPSP to urban uses.  About 32% of the NPSP area is Prime Farmland and Farmland of Statewide
Importance, and about 14% is Farmland of Local Importance.  Agricultural land conversion 
would be an irreversible loss of approximately 175 acres of land that is suitable for a variety of 
agricultural uses, and of the natural resource values represented by this farmland.

The NPSP area has, however, been committed to urban use by several previous actions, including 
the adoption of the General Plan 2040 that includes the NPSP in the Primary Urban area and 
designates the entire area for near-term urban use, the termination (non-renewal) of remaining 
Williamson Act contracts, the annexation of these lands into the City, the development of Mistlin 
Sports Park, and the approval of existing commercial development and construction of urban 
streets and infrastructure within the area as well as commercial and residential development to the 
west and east of the NPSP area. General Plan 2040 includes policies that aim to keep urban 
development as contiguous as possible in order to avoid premature urbanization of farmland.  The 
NPSP is an effort to implement this policy by promoting development within this already-
dedicated urban area, although full implementation of the plan would not occur until full build-
out of the NPSP is complete. In addition, the Ripon General Plan 2040 extended the City’s 
Sphere of Influence north to Leroy Avenue and the City’s Planning Area further, to SR 120.

Agricultural resources and the loss of agricultural land is an issue that was addressed in the Ripon 
General Plan 2040 and GPEIR as well as in prior General Plans and CEQA documents.  Buildout 
of the North Pointe area would contribute to the projected conversion of agricultural land to urban 
uses accounted for in prior CEQA documents; the dedication of the NPSP lands to urban use was 
accomplished with their designation in the Ripon General Plan 2040, amendment of the zoning 
ordinance and annexation of the area into the City for urban use. A Statement of Overriding 
Considerations for this issue was adopted by the Ripon City Council in conjunction with adoption 
of the General Plan. No further consideration of this issue is required.
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Level of Significance: NA, previously addressed

Mitigation Measures: NA, previously addressed
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Intensive agricultural operations adjacent or close to urban development can result in use
conflicts. These conflicts can result from agricultural practices that generate complaints and 
result in limits on these practices, such as dust generated during cultivation, smoke during 
burning, noise during harvesting operations (nut trees) and drift from pesticide applications. 
These potential conflicts are predominantly associated with the juxtaposition of agricultural and 
residential areas.

Potential urban/agricultural use conflicts between proposed urban and nearby agricultural uses are 
expected to be minimal. Existing off-site agricultural uses are separated from the NPSP area by
Jack Tone Road to the west, by fallow land and River Road to the northwest, by Mistlin Sports 
Complex to the north and northeast, by existing residential and school development to the east, 
and by existing commercial land use within the NPSP area and SR 99 to the southwest. Jack 
Tone Road is planned to be a future major arterial roadway and River Road is planned to be a 
future Expressway.  Both of these roadways are planned to have right-of-way widths of about 140 
feet, which would continue to act as an effective divider and buffer between NPSP urban uses and 
outlying agricultural uses, limiting by distance the potential for noise, air quality and other
impacts. In addition, the NPSP would locate most residential development adjacent to the east 
boundary of the NPSP area, which is compatible with existing land use to the east of the NPSP 
area.

Both Ripon and San Joaquin County have "Right to Farm" ordinances, which prevent an existing 
agricultural operation using standard farming practices from being considered a nuisance by later 
adjoining uses. This protects farmers from attempts by residences to curtail agricultural 
activities. The Ripon ordinance also requires disclosure of agricultural activities to purchasers of 
lots, to ensure that the purchasers are aware of neighboring uses that may impact their lots.
Implementation of the Right to Farm ordinance would reduce potential residential/ agricultural 
incompatibility to a less than significant level.

Irrigation is available within the NPSP area from existing SSJID irrigation laterals as well as from 
individual irrigation wells.  Continued urbanization of the NPSP area will as discussed earlier 
result in conversion of agricultural lands, eventually eliminating the need for agricultural 
irrigation.  The SSJID irrigation system is located within easements and other rights that will 
ensure that these facilities are not directly or adversely impacted by new development.  As 
demands change, the need for existing laterals within the NPSP area will be reduced.  However, 
SSJID will consider the needs of agriculture within and near the NPSP area and determine 
whether or not to keep existing laterals in service.  The NPSP would have a less than significant 
impact on irrigation availability.

Some new irrigation demand will be generated from development of parks and open spaces 
within the NPSP area.  These demands would be met from the City’s non-potable water system.  .
These changes would be less than significant.

New urban land uses within the NPSP area would involve no substantial effect on access to 
existing agricultural uses remaining within the NPSP area.  Agricultural lands located outside but 
in the vicinity of the NPSP area are accessed from existing public roads or other roads that would 
not be affected by development within the NPSP area.  No access conflicts would occur as a 
result of planned urban development of the NPSP area.
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Level of Significance:  Less than significant

Mitigation Measures: None required
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All of the land within the NPSP was previously annexed into the City of Ripon, and is designated 
and zoned for urban development.  There is no agricultural zoning of land within the NPSP, and 
adoption of the NPSP would have no effect on agricultural zoning.

As previously discussed, there are no lands within the NPSP that are under Williamson Act 
contracts. Adoption of the NPSP would not involve any conflict with Williamson Act contracts.

Level of Significance:  No impact

Mitigation Measures:  None required
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Air quality is a function of pollutant emissions as well as the topographic and climatologic 
characteristics of the region.  The California Air Resources Board (CARB) has divided California 
into regional air basins according to topographic and air drainage features.  The City of Ripon is
located in the San Joaquin Valley Air Basin (SJVAB), which encompasses the entire San Joaquin 
Valley. The San Joaquin Valley floor is largely flat with a slight downward gradient to the 
northwest, opening to the sea at the Carquinez Straits.  

The SJVAB has an inland Mediterranean climate typified by warm, dry summers and cooler 
winters. Summer highs often exceed 100 degrees Fahrenheit (F), averaging from the low 90s in 
the north to the high 90s in the southern portion of the Valley.  Winters are, for the most part, 
mild and humid.  Average high temperatures during the winter are in the 50s, while the average 
daily low temperature is about 45 degrees F.  Ripon receives an average of under 10 inches of 
precipitation annually as rain occurring primarily from November to April.  Fog is common 
during the winter, often between winter storms.  Summers are dry. 

Summer winds in the SJVAB are from marine airflow into the basin via the Carquinez Strait and 
the Sacramento-San Joaquin Delta; these air movements, which are the prevailing winds, are to 
the south and southeast through the SJVAB. Airflow is restricted by the mountains that surround 
the SJVAB, preventing pollutant dispersion, and by persistent high pressure and summer and 
winter temperature inversions. 
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The federal and state governments are responsible for establishment of air quality standards in 
order to protect public health. Standards are established for “criteria” pollutants that include 
ozone, carbon monoxide, particulate matter, nitrogen dioxide and sulfur dioxide (Table 6-2).  A 
summary of federal and state ambient air quality standards (AAQS), and the potential health 
effects of each pollutant, are shown in Table 6-2.

Regions of the country are classified with respect to their attainment, or "nonattainment", with the 
federal or state standards. The states must submit a state implementation plan (SIP) for federal 
nonattainment areas.  The state standards are typically more stringent than the federal standards
(Table 6-1).  The California Air Resources Board (CARB) prepares the SIP and oversees air 
quality management by local districts such as the San Joaquin Valley APCD.  The districts 
prepare Air Quality Attainment Plans (AQAPs), which are incorporated into the SIP. The state 
imposes increasingly severe requirements based on the degree of nonattainment.  Nonattainment 
is classified into the following categories: Moderate, Serious, Severe and Extreme. 
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TABLE 6-2
SJVAPCD ATTAINMENT STATUS

WITH FEDERAL AND STATE AMBIENT AIR QUALITY STANDARDS

Pollutant

Designation/Classification

Federal Standards State Standards

Ozone - One hour __ Nonattainment/Severe

Ozone - Eight hour Nonattainment/Serious Nonattainment

PM10 Attainment Nonattainment

PM2.5 Nonattainment Nonattainment

Carbon Monoxide Unclassified/Attainment Attainment

Nitrogen Dioxide Unclassified/Attainment Attainment

Sulfur Dioxide Unclassified Attainment

Lead (Particulate) Unclassified/Attainment Attainment

Hydrogen Sulfide __ Unclassified

Sulfates __ Attainment

Visibility Reducing 
Particles __ Unclassified

Vinyl Chloride __ Attainment
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The SJVAPCD is responsible for managing air quality in the SJVAB in accordance with federal 
and state regulations; its activities include AAQS attainment planning, regulation of stationary 
source emissions, mitigation of emissions from mobile sources and preparation of AQAPs if the 
district exceeds the state standards for ozone, carbon monoxide, nitrogen dioxide or sulfur 
dioxide. The SJVAPCD has adopted an AQAP for ozone nonattainment; the District’s Indirect 
Source Rule 9510 (Rule 9510), which addresses ozone emissions from land development, is a 
primary component of the ozone AQAP.

SJVAPCD regulations control a number of other air pollutant emissions associated with land 
development, including dust generation, wood-burning appliances, hydrocarbon emissions from 
paving, and volatile organic emissions from architectural coatings.  These regulations include:  

Regulation VIII (rules that address fugitive dust emissions)

Rule 2201 (New and Modified Stationary Source Review Rule)

Rule 4101 (Visible Emissions)

Rule 4102 (Nuisance)

Rule 4103 (Open Burning)

Rule 4601 (Architectural Coatings)

Rule 4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving and Maintenance 
Operations)

Rule 4901 (Wood Burning Fireplaces and Wood Burning Heaters)

Rule 4902 (Residential Water Heaters)

The SJVAPCD also regulates the construction and improvement of facilities with potential air 
toxic emissions, including automobile and truck fueling stations.
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Existing air pollution sources in the NPSP area vicinity include vehicle emissions from the SR 99 
corridor and local traffic.  Agriculture is a seasonal non-point source of particulate matter from 
plowing, grading and harvesting, and emissions from agricultural equipment, include gasoline 
and diesel exhaust.

The Union Pacific Railroad (UPRR) and truck traffic on SR 99 are major existing sources of 
diesel PM emissions, a designated “air toxic;” three existing truck stop facilities within the NPSP
area (Love’s, Jimco) and adjacent to the area (Flying J) are additional sources of diesel PM
emissions. 

Pollution-sensitive receptors in and near the NPSP area include approximately 10 rural residences
and a hotel within the NPSP area.  An existing single-family residential neighborhood is located 
immediately east of Fulton Avenue.  Existing air toxic emissions from the above-described 
sources are quantified and reported in the discussion of air toxics impacts below.  Existing 
sensitive receptors in the immediate vicinity of SR 99 such as residences may be subject to 
significant air toxic emissions.
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Some airborne compounds generate detectable odors that may be offensive to some, or in some 
cases all, people; while certain odors may be a nuisance, or worse, they do not necessarily 
constitute a health risk.  Complaint records are a convenient measure of odor problems; 
complaints are usually recorded from more “sensitive” land uses, such as residences and schools.

Odors are managed by the SJVAPCD primarily on a complaint basis.  Odor sources located more 
than a mile from potential receivers are usually considered less than significant (SJVAPCD, 
2002). This is not the case in Ripon; Diamond Pet Foods located in the industrial area at the foot 
of South Stockton Street has been the source of numerous odor complaints.  There are no known 
odor sources of significance in the NPSP area.
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The air quality impact analysis is based largely on the on the methodology defined in the 
SJVAPCD’s Guide for Assessing and Mitigating Air Quality Impacts (GAMAQI). The analysis 
includes consideration of both project construction and long-term operation effects on criteria 
pollutants and air toxics.  
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According to the CEQA Guidelines, a project may have a significant effect on air quality if it 
would: 

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

• Violate an air quality standard or contribute substantially to an existing or projected air 
quality violation.

• 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 standards
(including releasing emissions which exceed quantitative thresholds for ozone 
precursors).

• Expose sensitive receptors to substantial pollutant concentrations. 

• Create objectionable odors affecting a substantial number of people.  

GAMAQI defines certain thresholds of significance for certain air quality concerns; according to 
GAMAQI, a project will have a significant impact on ozone precursor emissions if it would 
generate more than 10 tons per year of either reactive organic gases (ROG) or (nitrogen oxides 
(NOx).  A project will have a significant effect on particulate matter (PM) emissions if it would 
generate more than 15 tons of PM per year.  

Although the SJVAPCD is in regional attainment for carbon monoxide (CO), CO emissions may 
still exceed standards where a large volume of traffic is highly congested.  The project’s impact 
on carbon monoxide emissions (CO) will be considered significant if the project will:

• Degrade operation of an intersection to level of service (LOS) E or F, or substantially 
worsen an intersection already operating at LOS F, and
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• The Transportation Project-Level Carbon Monoxide Protocol, or CALINE4 modeling 
indicates that CO standards would be exceeded adjacent to an impacted intersection.

Based on GAMAQI, air toxics exposure will be considered significant if they would result in:  

• A lifetime cancer risk for sensitive land uses (such as residential) that exceeds 10 in one 
million.

• Ground-level concentrations of non-carcinogenic toxic air contaminants that would result 
in a Hazard Index greater than one (1).

If the project would locate sensitive receptors in an area of substantial odor generation, the 
project’s odor impact may be considered significant.
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Adoption of the NPSP and subsequent development in the specific plan area would result in new 
construction activity.  Construction would generate particulate matter and ozone precursor
emissions from heavy equipment operation and fugitive dust from earth moving activities.  As 
noted in GAMAQI, construction activities such as grading, excavation and travel on unpaved 
surfaces can generate substantial amounts of dust, and can lead to elevated concentrations of 
PM10.  

The NPSP does not include a formal phasing or construction schedule, providing no basis for 
estimation of construction air quality impacts in any given year; the 1,050 residential units and 
1.7 million square feet of commercial development that could result from the NPSP would occur 
over the potential buildout period of 10-25 years. In order to quantify potential construction 
emissions, an assumed “maximum construction year” scenario was analyzed; the scenario 
included the construction of about 10% of the total allowable development under the NPSP, about 
100 residential units and 170,000 square feet of non-residential development.

Construction impacts of this scenario were quantified using the CalEEMod modeling program
with default modeling assumptions and no assumed mitigation.  Table 6-3 displays the results of 
the model run; detailed model results are shown in Appendix D.

TABLE 6-3
AIR EMISSIONS FROM CONSTRUCTION (MAXIMUM DEVELOPMENT YEAR)

Pollutants

ROG CO NOx SOx PM10 PM2.5
PM 

Exhaust

Maximum, mitigated CalEEMod
(tons/year)

2.1 4.6 4.4 Negl. 0.6 0.4 0.2

Significance Threshold 10 - 10 - 15 - -

Significant Effect? No - No - No - -

ISR Mitigated - - 3.5 - 0.3 - -

SOURCE: CalEEMod, KDAnderson, 2015
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The analysis scenario assumed that project construction would comply with applicable 
regulations - Regulation VIII (Fugitive Dust Rule), Rule 4101 (Visible Emissions) and Rule 4601 
Architectural Coatings to the degree that these requirements could be reflected in the CalEEMod
runs. These mitigation settings included:  

Architectural coatings per SJVAPCD Rule 4601
No unpaved roads
100% groundcover replacement post-construction

The CalEEMod results indicate that maximum year construction will result in annual ROG, NOx 
and PM emissions of 2.1, 4.4 and 0.6 tons, which are well below the GAMAQI significance 
thresholds. 

All construction activities are subject to the requirements of SJVAPCD Regulation VIII.  The 
rules embodied in Regulation VIII (Rule 8011-8081) require dust control measures that limit 
Visible Dust Emissions (VDE) to 20% opacity or less.  Dust control measures must include 
application of water or chemical dust suppressants to unpaved roads and graded areas, covering 
or stabilization of transported bulk materials, prevention of carryout or trackout of soil materials 
to public roads, limiting the area subject to soil disturbance, construction of wind barriers and 
restricting access to inactive sites.  For larger projects, the applicant must submit a Dust Control
Plan for the review and approval of the Air Pollution Control Officer and then implement the Plan 
in accordance with all relevant requirements.

In addition, Rule 9510 Indirect Source Rule (ISR) applies to construction activities, especially on 
large projects; ongoing enforcement of this rule would further reduce NOx (and thereby ROG) 
and PM emissions, by 20% and 45%, respectively. These reductions are achieved by substitution 
of less-polluting equipment and construction site practices that the contractor commits to.  With 
these reductions, potential NOx and PM construction emissions during the maximum construction 
year would be reduced to 3.5 and 0.3 tons, respectively, resulting in further reductions of the less-
than-significant estimated NPSP construction emissions.

Level of Significance:  Less than significant

Mitigation Measures: None required 
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As the NPSP area develops over time, the occupancy and use of new land uses would result in 
new emissions of criteria air pollutants.  Some emissions would result from use of natural gas and 
other fuels by new land uses, primarily space and water heating; these are known as “area source”
emissions.  Increased traffic is the major source of emissions from “operation” of the proposed 
project.  Air pollutants of concern are primarily ROG, NOx and PM.  Operational emissions also 
include relatively small amounts of carbon monoxide, sulfur dioxide and diesel particulate matter.

The CalEEMod model was used to describe the project's operational air quality impacts. The 
model generates pollutant emission estimates using project land use data from which trip 
generation information, vehicle fleet, trip length, and trip-start information is generated.
Although the various inputs can be adjusted within the model, the potential impacts of the NPSP 
were generated using default model assumptions. 
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CalEEMod model was run for partial and ultimately full buildout of the NPSP in the years 2020, 
2025 and 2035 (2035 is the last possible analysis year for CalEEMod).  CalEEMod was run
without mitigation and then again with consideration of following mitigation measures included
in the NPSP or City of Ripon development review, including:

Project setting is a “suburban center”
Improved pedestrian and bicycle network, connecting to adjacent facilities
Traffic calming on 50% of streets and intersections
Energy efficiency above Title 24
On-site renewable energy 15% of electricity use
Water conservation 20% indoor and 20% outdoor
Reduced architectural coating VOC levels per Rule 4601

Development that would occur by the designated modeling years was distributed conservatively:
33% of total potential development would occur in the first five years - by 2020; 67% would 
occur before the end of the first 10 years, by 2025; and 100% would occur before the end of 20 
years, by 2035.  In the year 2035, the estimated number of new residential units (1,050) and of 
new non-residential development (1.7 million SF) was assumed to be constructed and operating. 
Total estimated annual emissions for both area sources and vehicle travel in each of the analysis 
years are shown in Table 6-4.

Future development projects that exceed the ISR permitting thresholds - 50 residential units, 
2,000 square feet of commercial space, and 39,000 square feet of general office space - are 
required to apply for an ISR permit.  The ISR program requires that unmitigated operational NOx 
and PM emissions be reduced by 33.3% and 50%, respectively.  Required emission reductions 
can be accomplished by incorporation of “on-site” mitigation measures into the project, which are 
credited to the reductions required by the ISR. Any emission reductions that are not accomplished 
through on-site mitigation require payment of a per-ton fee; ISR fees are used to achieve off-site 
emission reductions by funding clean air projects.   The current (2015) fees are $9,350 per ton of 
NOx and $9,011 for PM; for operational emissions, the fee is assessed for ten years of emissions.  

Table 6-4 shows the targeted ISR percentage reduction for the NPSP area as a whole and the 
resulting emission amounts.  To fulfill the requirements of the ISR, a project applicant will need 
to demonstrate that emissions will be further reduced or the required fee will need to be paid.  
The NOx and PM10 emissions sought by the ISR program will be achieved in either event, 
directly through on-site mitigation or indirectly through off-site mitigation purchased by the 
SJVAPCD with fee payment funds collected from project developers.  

In 2020, anticipated NPSP development would involve ROG, NOx and PM emissions that would 
exceed the SJVAPCD thresholds of 10, 10 and 15 tons/year, respectively.  Project-appropriate 
mitigations incorporated in CalEEMod would not substantially reduce the estimated unmitigated 
emissions of ROG, NOx or PM, or reduce any of the emissions to below threshold levels.  
Participation in the ISR program would, however, produce substantial reductions in NOx and PM 
emissions:  33% and 50%, respectively.  ISR reductions result in PM emission levels below the 
significance threshold, but NOx emissions would remain above threshold resulting in potentially 
significant air quality effects.  
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TABLE 6-4
ESTIMATED ANNUAL CRITERIA POLLUTANT EMISSIONS

(TONS PER YEAR)

Scenario ROG CO NOx SOx PM10 PM2.5

2020 Unmitigated 16.4 117.2 22.5 0.3 17.0 8.4
2020 Mitigated 816.3 114.9 21.5 0.3 16.3 8.2
2020 ISR Reduction - - -7.1 - -8.2 -
2020 Net Emissions
2020, Exceeds Thresholds

14.4
Yes

8.1
No

2025 Unmitigated 24.5 155.4 31.5 0.4 29.9 8.7
2025 Mitigated 24.3 151.7 30.1 0.4 24.7 8.3
2025 ISR Reduction - - -9.9 - -12.4 -

2025 Net Emissions
2025 Exceeds Thresholds

20.2
Yes

12.3
No

2035 Unmitigated 32.8 205.7 42.0 0.6 38.0 12.2
2035 Mitigated 32.5 201.0 40.1 0.6 36.1 11.6
2035 ISR Reduction - - -13.2 - -18.1 -

2035 Net Emissions
2035 Exceeds Thresholds

26.9
Yes

18.0
Yes

Source:  CalEEMod, KDAnderson, 2015

In 2025, ROG, NOx and PM emissions would be substantially increased and would again exceed 
the SJVAPCD thresholds.  As before, mitigations incorporated in CalEEMod would not 
substantially reduce the estimated unmitigated emissions of ROG, NOx or PM.  Participation in 
the ISR program would again produce 33% and 50% reductions in NOx and PM emissions.  The 
resulting PM emission levels would be well below the significance threshold, but NOx emissions 
would remain above threshold, resulting in potentially significant air quality effects.  

In 2035, NPSP emissions at full project buildout would more substantially exceed the SJVAPCD 
significance thresholds than in 2025, and CalEEMod mitigations would not substantially reduce 
these emissions.  Participation in the ISR program would produce 33% and 50% reductions in 
NOx and PM emissions, but neither pollutant would be below the significance threshold; NOx 
and PM emissions would be above thresholds, resulting in potentially significant air quality 
effects.  

The CalEEMod mitigation selections address many but not all of the air quality mitigations that 
would be included in future NPSP area projects; these potential mitigating effects are briefly 
discussed but not quantified.  The NPSP as a whole, and in particular its focus on non-vehicular 
transportation would also tend to reduce air pollutant emissions by reducing vehicle trips.  As 
discussed in the discussion of cumulative transportation impacts in Section 19.14, the NPSP 
would reduce trip generation associated with buildout of the area under existing general plan 
designations by 30%; some of this reduction is the result of reduced development intensity. 
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The NPSP would retain and reinforce General Plan 2040 objectives for and policies supporting 
development of new job and shopping opportunities, potentially reducing existing commute and 
shopping travel outside the City.  The NPSP also includes an extensive and funded pedestrian and 
bicycle system that internally connects neighborhoods, shopping and future employment centers 
and contributes to connectivity with the existing Ripon downtown. NPSP streets would include 
pedestrian-friendly details such as traffic calming features, special pavements, street-side and 
median landscaping, sidewalks, and shade tree plantings.  Green building, in particular energy 
and water conservation, will be incorporated in new NPSP residential and commercial 
development. These potential additional mitigating effects are discussed further in Chapters 10.0 
Greenhouse Gas Emissions, 17.0 Transportation and 19.0 Cumulative Impacts.

The potential air quality effects of urban development in Ripon, including the NPSP area, were 
however considered in a previous EIR:  the GPEIR.  Potential citywide emissions were identified 
as significant, and despite available mitigation measures, the air quality impacts of General Plan 
2040 development were identified as significant and unavoidable.  The required ISR reductions, 
having just been adopted, were not addressed in the GPEIR.

Planned development under the NPSP area would contribute to the predicted General Plan 2040 
air quality effects, but are expected be substantially reduced.  The General Plan 2040 air pollutant 
emissions of buildout under existing land use designations were not quantified; however, since 
predicted air emissions are directly related to land use intensity, and the NPSP would result in 
substantially reduced land use intensity from that allowed under General Plan 2040 designations, 
NPSP buildout air emissions should be substantially reduced from those that would otherwise 
have occurred under General Plan 2040 designations. As a result, the NPSP would involve 
proportionately less air pollution than was predicted in the GPEIR.  This is consistent with the 
findings of traffic and VMT modeling reported in Chapter 17.0 Transportation.

As described in Chapter 1.0 this EIR is tiered to the certified GPEIR, which considered the 
potential air quality impacts of General Plan 2040 generated from within the NPSP area.  The air 
quality impacts predicted by the GPEIR would greatly exceed those that would result from
development under the NPSP.  Since, emissions from NPSP development would be below 
emissions that would otherwise have occurred under existing general plan designations, the 
potential air quality effects of the NPSP have been adequately described in the GPEIR.  

According to the CEQA Guidelines, when a prior EIR addresses the potential effects of a later
proposed project, the lead agency should limit the EIR on the later project to effects which were
not examined as significant effects on the environment in the prior EIR, or that may be 
substantially reduced or avoided by specific revisions to the project or the imposition of new 
mitigation measures.  The NPSP incorporates available air quality mitigation in the form of a 
urban development plan that maximizes opportunities for use of non-vehicular transportation, as 
discussed above and in Chapter 17.0; adopted building codes will minimize potential emissions 
from area sources.  Development in the NPSP area will also be subject to General Plan 2040 
policies that would tend to reduce air emissions.  Most importantly, future development will be 
subject to SJVAPCD ISR requirements, which will substantially reduce potential air quality 
impacts.  No other substantially more stringent or effective air quality mitigation measures have 
been identified that should apply to the NPSP, and therefore no additional analysis of air quality 
impacts is required.

Level of Significance:  Not Applicable, Previously Addressed

Mitigation Measures: None Required
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The SJVAPCD is in attainment of carbon monoxide standards on a regional basis, but the 
potential exists for localized exceedences in areas of high traffic congestion.  Potentially 
significant CO effects could result from the NPSP if it would result in high traffic congestion. 
The GAMAQI screening threshold for potentially significant CO impacts is whether the project 
would cause the predicted level of service at intersections to degrade to LOS E or F, or 
substantially worsen traffic at intersections already operating at LOS E or F. If such intersections 
are near sensitive receptors, and CO levels exceed AAQS, the project would result in a significant 
air quality effect.  

This analysis of potential CO effects is based in part on the traffic analysis presented in Chapter 
17.0 Transportation and Appendix H. The traffic analysis indicates that under Existing Plus 
Project conditions nearly all of the study roadway segments would function at LOS A and B, and 
that a few segments would function at LOS C or D.  No local street segments would function at 
LOS E or F.  Existing Plus Project traffic would not result in a significant effect on freeway SR 
99 LOS, which is presently operating at LOS E and F during peak hours; the project would result 
in traffic reductions on 3 or 4 freeway segments, and a minor increase on the fourth.  The project 
would improve LOS on 3 of the 4 segments (see Table 17-2).

The traffic analysis does not, however, directly address intersection LOS.  The high levels of 
service predicted on the study segments, and overall traffic improvements on segments operating 
at LOS E or F, indicates that the NPSP will not likely result in areas of high congestion at 
intersections.  This is supported by the fact, as reported in Section 19.14, that over time the NPSP 
will reduce the trip generation that would otherwise be caused by development within the NPSP
area under existing general plan designations. As discussed in Chapter 17.0, implementation of 
the NPSP will involve a range of public improvements, including street improvements 
programmed in the Ripon Public Facilities Fee Program as well as a new NPSP Fee program; 
both programs will be collecting funds that will fund or contribute to intersection improvements 
where required.  

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The proposed project would involve the development of retail commercial, office, institutional 
and residential uses. The proposed land use plan does not specifically authorize any
manufacturing, fuel handling or other land use that would generate substantial air toxic emissions.
It is conceivable but unlikely that future proposed land uses could involve toxic air emissions; 
such potential effects would be identified and addressed during the City’s land use permit review.

SR 99 and three existing land uses in the NPSP or vicinity have been identified as sources of 
diesel particulate; these sources are SR 99 truck traffic and three truck fueling and service 
facilities, the Flying J and Love’s facilities on Jack Tone Road, and the Jimco facility on Frontage 
Road. Both potential sources involve diesel exhaust emissions, which are classified as air toxics.  
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Potential cancer risks associated with these operations were modeled by Air Permitting 
Specialists (2015) using SJVAPCD-approved methods and models (Appendix E).  The risk 
assessment for residents assumes a 70-year exposure; the assessment for workers assumes a 30-
year exposure. The APS analysis indicates that diesel particulate cancer risks in the NPSP area 
vary from a high of 40 to less than 0.1 per million depending on the exposure scenario (residential 
or worker) and location within the planning area; risks are highest near SR 99 and lower with 
distance; the existing truck stops are not significant contributors to diesel particulate cancer risk.
Risk plots for both the residential and worker standards are shown in Appendix E.  The risk 
assessment includes numerous, conservative assumptions to ensure that public health risks are not 
underestimated. As a result, the analysis results substantially overstate air toxic exposure and 
health risk.

Risk assessment results show that residential cancer risk would remain below 10 in a million in 
portions of the NPSP that would permit residential development.  Proposed residential areas 
would not be exposed to significant air toxic cancer risks; the project would have a less than 
significant effect in this issue area.

The air toxic cancer risk would exceed 10 in a million in the area immediately adjacent to SR 99;
this area is designated for commercial development in the NPSP. This area is presently 
designated for commercial and industrial development; as a result, the NPSP would not have a 
significant effect in this issue area.

Another future source of diesel PM emissions would be emissions from construction equipment.  
These sources do not generate the high or long-term diesel particulate concentrations associated 
with freeways and railroads; therefore, the chances of these short-term construction emissions 
producing 70-year or 30-year exposure sufficient to result in elevated cancer risks is very low.
This is not considered a significant air toxics effect.

Level of Significance: Less than significant

Mitigation Measures:  None required
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There were no significant odor sources, or sources of odor complaints, identified in the vicinity of 
the NPSP area, based on contacts with the SJVAPCD.  A significant odor source that has 
generated multiple complaints is located in southern Ripon approximately one mile from the 
NPSP area, “upwind” relative to the prevailing wind. Development within the NPSP area is not 
expected to involve any substantial exposure of development to existing odor sources.  

The NPSP would not cause or promote development of any new odor sources of concern,
although new land uses that may emit odors may be proposed in the future.  Planned new 
development consists of retail commercial, office, institutional and residential development; new 
retail commercial development may result in food service-related odors, but these are not 
considered adverse odor effects.  

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The Ripon General Plan describes the San Joaquin Valley floor surrounding Ripon as containing
some of the most fertile soils in the nation, but intense agricultural operations have eliminated 
most natural habitats.  Remaining natural lands, orchards, vineyards and row crops continue to 
provide some habitat for wildlife.  The Stanislaus River corridor is considered to have the highest 
of habitat values in the Ripon area, containing the majority of the potentially-occurring special-
status plant and animal species.

Moore Biological Consultants conducted a search for potential occurrences of sensitive plant and 
animal species in 1997, and again in 2005, for the Ripon General Plan Updates.  Moore 
conducted records searches of the California Department of Fish and Wildlife (CDFW) California 
Natural Diversity Database (CNDDB), reviewed aerial photos, and consulted with the San 
Joaquin Council of Governments (SJCOG) and CDFW staff.  Moore determined that potential 
occurrences of sensitive species in the Ripon area are largely related to riparian areas along the 
Stanislaus River corridor.

The NPSP area is located at the north end of the City of Ripon, a minimum distance of one mile 
from the Stanislaus River.  Historically, the NPSP area has been dominated by intensive 
agriculture, similar to most lands in the unincorporated area, and a little more than half of the 
NPSP area remains in agricultural use.  The southern portion of the NPSP area, which has been 
annexed, designated, zoned and provided with infrastructure to support urban development, has 
been subject to ongoing urban development; the northern portion of the area, with the exception 
of the Mistlin Sports Complex, remains largely in agricultural use, occupied primarily by almond 
orchards and fallow land. There is no known natural land within the NPSP area, nor are there any 
wetlands.  Approximately 950 feet of an SSJID irrigation lateral is an open canal adjacent to 
Fulton Avenue; the canal is lined with concrete and provides no substantial habitat values, other 
than seasonal open water habitat; there is no vegetation within the canal.

Moore Biological was retained to conduct an updated record search for occurrences of special 
status plant and wildlife species and sensitive habitats for the preparation of this EIR (2014).  The 
search covered four USGS topographic quadrangle maps:  Manteca, Salida, Ripon and Avena.
The NPSP area is more or less centrally located within the four quadrangle maps.  Table 7-1,
below, lists the special status species and plant communities that have been documented within 
these four topographic quad maps through October 2014.

There have been no documented occurrences of special-status plant or wildlife species within or 
near the NPSP area; the potential for intensive use of habitats within the NPSP area by special-
status wildlife species is considered low.  Suitable habitat does not exist within the NPSP area for 
the special-status species occurrences listed in the CNDDB. Of the special-status wildlife species 
recorded in the greater Ripon area, Swainson’s hawk (Buteo swainsoni) has the potential to utilize 
the NPSP area for foraging and/or nesting, although this potential is limited by the prevalence and 
ongoing maintenance of orchard trees. However, this species could be adversely affected by 
construction activity if they nested in or near the NPSP area during construction.    
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TABLE 7-1

CALIFORNIA DEPARTMENT OF FISH AND WILDLIFE
CALIFORNIA NATURAL DIVERSITY DATABASE

SPECIAL STATUS PLANT AND WILDLIFE SPECIES AND PLANT COMMUNITIES
DOCUMENTED OR POTENTIALLY-OCCURRING IN THE NPSP VICINITY

Scientific Name Common Name Federal Status State Status

Agelaius tricolor tricolored blackbird None None

*Ambystoma californiense California tiger salamander Threatened Threatened

Atriplex minuscula lesser saltscale None None

Branchinecta conservatio Conservancy fairy shrimp Endangered None

Branchinecta lynchi vernal pool fairy shrimp Threatened None

Branta hutchinsii leucopareia cackling (Aleutian Canada) goose Delisted None

Buteo swainsoni Swainson’s hawk None Threatened

Coccyzus americanus 
occidentalis

western yellow-billed cuckoo Proposed 
Threatened

Endangered

Desmocerus californicus 
dimorphus

Valley elderberry longhorn beetle Threatened None

Elderberry Savanna Elderberry Savanna None None

Eryngium racemosum Delta button-celery None Endangered

Falco columbarius merlin None None

Great Valley Cottonwood 
Riparian Forest

Great Valley Cottonwood Riparian 
Forest

None None

Great Valley Mixed Riparian 
Forest

Great Valley Mixed Riparian Forest None None

Great Valley Valley Oak 
Riparian Forest

Great Valley Valley Oak Riparian 
Forest

None None

Linderiella occidentalis California linderiella None None

Lytta moestan moestan blister beetle None None

Mylopharodon conocephalus hardhead None None

Neotoma fuscipes riparia riparian (=San Joaquin Valley) 
woodrat

Endangered None

Oncorhynchus mykiss irideus steelhead - Central Valley DPS Threatened None

Sylvilagus bachmani riparius riparian brush rabbit Endangered Endangered

* This species was mapped non-specifically near the City of Ripon on April 6, 1912; the exact location 
was not documented.  Its occurrence is currently listed as “Extirpated.”

�
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The Swainson’s hawk is a migratory hawk listed by the State of California as a Threatened
species. Swainson’s hawks are found in the Central Valley primarily during their breeding
season (March 1 through September 15); a population is known to winter in the San Joaquin 
Valley. Most Swainson’s hawks are migratory, wintering in Mexico and breeding in California 
and elsewhere in the western United States. This raptor generally arrives in the Central Valley in 
mid-March, and begins courtship and nest construction immediately upon arrival at the breeding 
sites. Swainson’s hawks prefer nesting sites that provide sweeping views of nearby foraging 
grounds consisting of grassland, irrigated pasture, hay, and wheat crops. They are not known for 
nesting in orchard trees, however, due to regular maintenance and other operations in orchards.  
The young fledge in early July, and most Swainson’s hawks leave their breeding territories by 
late August. The Migratory Bird Treaty Act and Fish and Game Code of California protect 
Swainson’s hawks year-round, as well as their nests during the nesting season (March 1 through 
September 15).

The CNDDB (2014) contains several records of nesting Swainson’s hawk in the four topographic 
quadrangle maps surrounding the NPSP area, including two recorded sites located along the 
Stanislaus River corridor to the south, within approximately two miles of the NPSP area. No 
Swainson’s hawk records are located within or near the NPSP area.  Fallow lands in the 
northwest and southeast portions of the NPSP area may provide some suitable foraging habitat for 
this species.
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There are no sensitive plant communities or habitats located within or near the NPSP area,
including habitats listed in the CNDDB. The area does not include any surface water features, or 
wetlands, other than the SSJID canal, a non-wetland which provides very limited seasonal open 
water habitat.  There are no riparian areas of any kind, or elderberry shrubs or elderberry 
savannahs, located in or near the NPSP area.  There is one oak tree located on undeveloped land 
within the NPSP area.
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As documented in the Ripon General Plan and in the San Joaquin County Multi-Species Habitat 
Conservation and Open Space Plan (SJMSCP), urban development represents an ongoing threat 
to remaining special-status plant and wildlife habitat values.  To address habitat conservation 
needs, all incorporated cities in San Joaquin County, including the City of Ripon, San Joaquin 
County, Caltrans, the Department of Fish and Game and the US Fish and Wildlife Service 
committed to implement, under a Memorandum of Understanding, the SJMSCP, prepared by the 
San Joaquin Council of Governments (SJCOG) in 1997 and adopted in 2000-2001.

The SJMSCP includes an inventory of the special-status biological resources of the County, an 
analysis of the potential biological impacts of land development and other anticipated conversion
of habitats, and a plan for habitat acquisition and enhancement that is planned to reduce the 
potential biological effects of habitat conversion activities as a whole to a less than significant 
level.

The SJMSCP applies to specific special-status species that are identified in the plan; these species 
include those ordinarily occurring on agricultural lands, near urban areas and similar habitats.
Losses of habitat values associated with conversion of such lands are compensated by payment of 
uniform developer fees that are used for habitat acquisition and improvement. The most recent 
per-acre fees (2015) are listed below.
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Multi-Purpose Open Space $7,281
Natural Land $14,543
Agriculture $14,543
Grasslands (Vernal Pool) $42,784
Wetlands (Vernal Pool) $85,631

A project that is consistent with the SJMSCP is expected to result in less than significant impacts 
on biological resources, provided that the HCP fees are paid and that the plan is being 
implemented as adopted. The SJMSCP is a voluntary plan; project applicants have the option to 
participate in the plan or to provide alternative mitigation that meets applicable requirements for 
the subject special-status species.

The SJMSCP has classified the habitat areas of the County, and has described the treatment of 
these lands. The NPSP area is classified into two SJMSCP habitat zones:

Category A, Exempt, No Pay Zone: Existing developed areas within the NPSP area,
including lands developed as Highway Service and City-owned Parkland on the General 
Plan Map.

Category B, Other Open Spaces, Pay Zone A: Existing agricultural lands, including 
almond orchards, fallow lands and almond hulling and packing operations within the 
NPSP area.

In implementing the SJMSCP, the SJCOG conducts a biological survey of the proposed
development site, determines which, if any, special-status species may be impacted, and makes a 
written determination of required SJMSCP fees, based on the mapped fee zone. In addition, the 
SJCOG identifies any Incidental Take Minimization Measures (ITMMs) that need to be 
implemented by the project; ITMMs are actions needed to prevent impacts to special-status 
species that may be occupying the site or nearby areas, e.g. nesting bird species.

The SJMSCP protects 97 wildlife species and 52 vegetative communities, many of which are 
listed or proposed for listing under the California and Federal Endangered Species Act as 
threatened or endangered; the SJMSCP also protects many birds covered by the Migratory Bird 
Treaty Act, and other sensitive species that may be of concern pursuant to CEQA, NEPA, or are 
included on one of the California Native Plant Society (CNPS) lists.
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Based on the CEQA Guidelines, a project may have a significant effect on biological resources if 
it would:

• 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.

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

• 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.

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

• Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Conservation Community Plan, or other approved local, regional, or state habitat 
conservation plan.
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The Ripon General Plan foresees and prepares for urban development.  The General Plan and 
GPEIR anticipate the conversion of more than 4,000 acres of agricultural lands to urban 
development and the loss of associated biological values. Agricultural land conversion would 
involve predominantly almond and other orchards.  Within the NPSP area, conversion would 
involve almond orchards and fallow land.

The General Plan Conservation Element focuses on preservation or conservation of high-value 
habitats, for instance policies that prohibit building within the Stanislaus River 100-year flood 
plain; preservation of the river corridor protects existing riparian habitat and other wildlife and 
vegetation. Urban development of the NPSP area would not impact the Stanislaus River, 
including riparian and floodplain areas.

Within the NPSP area, planned urban development would over time involve the conversion of the
approximate remaining 160 acres of agricultural land to urban uses.  The southwest portion of the 
NPSP area has already been urbanized, as has Mistlin Sports Park, in the northeast portion of the 
NPSP area.

NPSP development is not expected to result in effects on special-status plants. Special-status 
plant species with the potential to occur in the Ripon area are likely to occur in undisturbed 
wetland or riparian areas; the CNDDB did not include any special-status plant occurrences, and 
there is no suitable habitat, located within the NPSP area. There are few undisturbed or natural 
areas, and these are very small and dispersed. Therefore, the likelihood of occurrence of special-
status plant species within the NPSP area is considered remote.

Adoption of the NPSP would further planned urbanization of undeveloped portions of the plan 
area over time, including the agricultural and fallow lands that could support use by special-status 
species such as Swainson’s hawk.  If not for the existence of the SJMSCP, and the City’s 
commitment to participate in the plan, or require equivalent alternative mitigation, this would be 
considered a potentially significant effect of the project, although one that could be reduced to 
less than significant with mitigation measures.  

The City of Ripon participates in the SJMSCP, and recommends development project applicants 
also participate in the SJMSCP, including the payment of the current SJMSCP fees and the 
implementation of Incidental Take Minimization Measures (ITMMs) prescribed by the SJCOG 
biologist.  Fees will be used to acquire, preserve and improve habitat lands, which is assumed by 
the participating agencies to mitigate losses of special-status species habitat as a result of 
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development. With NPSP participation in the SJMSCP, including implementation of required 
take avoidance measures, or the provision of equivalent mitigation as required by the City, the 
NPSP would have less than significant effects on special-status species.

Potential direct impacts on special-status species, such as direct construction impacts or 
interference with nesting and foraging activities, are considered “incidental take.” A certain 
amount of incidental take is assumed in the SJMSCP; the plan prescribes incidental take 
avoidance or minimization measures that would reduce these potential impacts to a less than 
significant level. These measures address such issues as the timing for removal of nest trees, or 
construction activity in the vicinity of known Swainson’s hawk nests. Future NPSP development 
projects would be subject to these and other applicable take minimization requirements.

Urban development of the NPSP area would have no potential for impact, direct or indirect, on
the special-status fish species that have the potential to occur in the Stanislaus River.  

Level of Significance: Less than significant

Mitigation Measures: None required
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Adoption and implementation of the NPSP would involve no effect on riparian areas, wetlands or 
waters of the U.S.  The entire planning area is presently developed with urban uses or relatively 
intensive agricultural land use.  There are no riparian areas or wetlands located within the NPSP 
area.  The SSJID canal is a potential jurisdictional Water of the U.S., but planned development 
would have no effect on this facility, which is owned and operated by SSJID; physical changes to 
this facility would be the responsibility of SSJID although landowners or developers will be 
required to contribute to undergrounding costs. SSJID permission would need to be obtained to 
landscape SSJID right-of-way, but this work would not involve direct effects on the canal.  

Level of Significance:  No effect

Mitigation Measures:  None required
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As discussed previously, the NPSP area is entirely developed with intensive agriculture and urban 
uses.  There is no substantial wildlife use of the planning area and no fishery resource; 
consequently, the project would have no effect on fish or wildlife migration.  There are no known 
wildlife nursery sites located in or near the NPSP area.

Level of Significance:  No effect

Mitigation Measures:  None required
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Future development of the NPSP area would involve the conversion of existing agricultural land 
use to urban uses prescribed under the NPSP.  Extensive grading and disturbance of the NPSP 
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area will occur as construction proceeds, and proposed land uses would include the removal of 
most if not all of the existing vegetation.

Valley Oak, blue oak and mixed oak woodlands are found in San Joaquin County, but according 
to the Ripon General Plan fewer are found in Ripon by comparison.  One large oak tree is located 
within the southeast portion of the NPSP area, east of Warren Road and visible from Fulton 
Avenue.  This tree potentially qualifies as a Heritage Oak.

The City of Ripon does not currently have an ordinance for the preservation of Heritage Oaks.  
However, an objective of the NPSP (Section 7) is to “Protect existing oak trees, wherever 
possible.” Since this oak tree is located in a proposed paseo, it is likely that this potential 
Heritage Oak tree and its root system could and would be protected from disturbance.  No other 
mitigation would be required to reduce potential oak tree impacts to a less than significant level. .

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The San Joaquin County HCP is discussed above, and the City of Ripon provides the opportunity 
for participation in the SJMSCP with respect to new development projects. There are no known 
significant biological resources that could be at-risk located in the NPSP area.  Consequently, 
new development within the NPSP area will not involve any conflict with the SJMSCP.  

Level of Significance:  No conflict, no effect

Mitigation Measures:  None required
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The potential presence of important archaeological and significant historical cultural resources in 
the City of Ripon is addressed in the General Plan and in the GPEIR.  During preparation of the 
previous version of the GPEIR, the Central California Information Center (CCIC) conducted a 
data base search for records of cultural resources studies and archaeological or historical 
resources that may have been recorded during the surveys; the information from these searches 
was used for preparation of the adopted Ripon General Plan (Update) 2040 and the certified 
GPEIR.

The GPEIR describes the various cultural resources that may occur in the Ripon area, including 
the NPSP area.  Prehistoric archaeological sites may include Native American occupation sites 
(middens, artifacts, burials), cemeteries and isolated artifacts and burials, among others.  Historic 
sites may include homes, structures or other features related to historic agriculture, water 
development, mining, shipping or other enterprises occurring 50 or more years ago.

The GPEIR indicates areas that are located near natural water features, such as the Stanislaus 
River, or springs and ponds have a higher probability of containing archaeological or historical 
cultural resources than areas of Ripon that are not near the river. The NPSP area is more than one 
mile from the nearest point of the river and therefore of lower sensitivity for (is less likely to 
contain) significant cultural resources.

The GPEIR record search identified just eight recorded cultural resources for the entire Ripon 
area, including one prehistoric site and seven recorded historic features.  Homes of Ripon settlers, 
railroad grades, irrigation works and other resources were among those recorded.  The General 
Plan EIR indicates that none of the buildings located within the City of Ripon are on the National 
Register of Historic Places.  No buildings or sites within the NPSA area are designated as eligible 
for local, state, or federal designation as historically or architecturally significant.  Most of the 
Ripon area has not been subject to archaeological surveys, yet prehistoric and historic features 
have been recorded in other areas of Ripon; consequently, the CCIC considers the Ripon area as 
being of “moderate” to “high” sensitivity for discovery of unrecorded archaeological and 
historical resources.

An updated CCIC data base search for the NPSP area was conducted in 2014 during preparation
of this EIR (see Appendix F). The record search report indicates approximately 55% of the NPSP 
area has previously been subject to pedestrian field surveys for cultural resources, most of these 
studies occurred in the southwest portion of the planning area that is now occupied by recent 
retail and commercial development (Jensen, pers. comm.).

The updated record search did not identify any recorded prehistoric archaeological resources that 
were not identified in the previous record search, either in or within a 0.25-mile radius of the 
NPSP area.

Six historical resources in or near the NPSP area were documented in the 2014 CCIC database 
search; four are historic-era residences reported as being located within the NPSP area.
BaseCamp Environmental staff visited each of the referenced residences; only one of the 
residences is located within the project area.  A second recorded residence had previously been
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located within the NPSP area, but this structure has been demolished and the site is now occupied 
by a commercial structure.  The third and fourth residences as identified in the record search are 
no longer located within the NPSP area; it is assumed that they no longer exist.

At the time that the four residences were recorded, they were determined “not eligible” for listing 
on the National Register of Historic Places and were not considered architecturally significant 
due to lack of structural integrity (Jensen, pers. comm.).

The other two historic-era resources documented in the CCIC data base search, the Southern 
Pacific Railroad and the Temple Creek pipeline, are located within a 0.25 mile radius of the 
NPSP area.  The Southern Pacific railroad parallels the southwest side of SR 99, opposite the 
NPSP area. 

BaseCamp Environmental investigation located nine additional residences within the NPSP area
during preparation of this EIR.  Two of these residences are potentially of historic-era 
construction, but have not been formally evaluated and are not listed on the databases accessed by
CCIC.  The remaining residences are potentially of historic age, but are in a state of moderate to 
severe disrepair.  None of these structures are identified in the Ripon General Plan as potential 
significant historic resources. The President of the Ripon Historical Society confirmed none of
the residences within the NPSP area are designated on the City’s list of local historic homes due 
to lack of structural integrity (Mangelos, pers. comm.).

The Ripon General Plan provides for the protection of significant historical resources from 
development impact.  Policy F1, listed under Goal F: To Protect and Preserve Historically 
Significant Buildings, Sites and Structures, provides for the protection of significant historic 
resources that may be identified.  Project proponents  are required to conduct professional historic 
evaluation of residences to be disturbed by development to determine their eligibility for state or 
federal listing as significant historical resources.  
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Based on Appendix G of the State CEQA Guidelines, the project would have a significant effect 
on the environment if it would:  

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

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

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

• Disturb any human remains, including those interred outside of formal cemeteries.
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Three of the four residences identified in the 2014 CCIC database search no longer exist; the 
fourth residence is not eligible for listing on the National Register of Historic Places.  The two 
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off-site historic-era resources identified in the database search, identified as the Southern Pacific 
Railroad and the Temple Creek pipeline, are located well outside of the NPSP area and would not 
be involved in or conceivably affected by future urban development in the NPSP area. NPSP 
development would have no effect on these resources.  

There are a total of ten existing residences within the NPSP area, including the residence 
identified above as a historic-era resource.  Planned commercial and residential development 
within the NPSP area would involve the potential for damage to or demolition of these 
residences; however, the potential historical significance of any effects on these structures has not 
been determined.  The Ripon General Plan requires the preservation of significant historic 
resources, and the NPSP environmental objectives include:  “Protect any potentially significant 
archaeological and/or historical resource that may be found during future development with the 
Plan Area.” Future urban development projects would ordinarily be required to conduct 
evaluation of the residences to determine eligibility for state or federal listing as significant 
historical resources, as required by the General Plan EIR.  The following mitigation measures will 
make these requirements explicit and reduce impacts associated with disturbance of historic 
resources to less than significant.

Similar to prehistoric resources, there is always the possibility that potentially significant 
unidentified historic cultural materials could be encountered below the surface during 
construction activities. The second mitigation measure below would provide for handling of such 
resources and reduce potential impacts to less than significant.

Level of Significance:  Potentially significant

Mitigation Measures:

CULT-1.1 For any future urban development projects that propose the demolition of 
any of the existing ten residences located within the NPSP area, project proponents will 
be required to have each of these structures evaluated by a qualified historian to 
determine eligibility for listing on the National Register of Historic Places and/or the 
State Register of Historic Resources.

CULT-1.2 So that potential archaeological or paleontological materials encountered 
during construction activity can be identified, the developer or contractor shall provide
training of field personnel in identification procedures prior to construction work.  The 
training would be a mandatory pre-field meeting in which a professional archaeologist 
would review with equipment operators the natural and cultural history of the NPSP area,
archaeological sensitivity, the most likely locations of buried cultural materials, if any, 
and what kinds of cultural materials would be seen if prehistoric materials are in fact 
unearthed and specifically how to address such discoveries and what immediate actions 
to take, particularly if human remains are found.

Significance After Mitigation:  Less than significant
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Urban development of the NPSP as described in the specific plan would not result in significant 
effects on any known prehistoric cultural resources. Approximately 55% of the NPSP area has 
been subject to pedestrian surveys, and no such resources have been recorded in the survey areas.  
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Ripon General Plan Policies C1 through C3, listed under Goal C: Protect Archaeological Sites,
provide for the protection of any archaeological resources that may be found in conjunction with 
future urban development projects in Ripon, including the NPSP area.  Developers are required to 
consult the archaeological inventory held by the CCIC and to conduct site-specific surveys for 
any areas considered to be highly sensitive for cultural resources. As noted above, the NPSP also 
provides for the protection of archaeological resources.  More detailed description of cultural 
resource protection measures are described in the mitigation measures below.

Future development of properties that have not yet had pedestrian surveys has the potential to 
affect prehistoric resources. The Genesis Society report indicates the project area is considered 
high in sensitivity for prehistoric cultural resources. Properties not previously surveyed should be 
surveyed prior to development, as described in the Ripon General Plan and as provided in the 
recommended mitigation measures below.  Surveys and adherence to the archaeologist’s 
recommendations would reduce but not eliminate potential for significant archaeological effects
of development in unsurveyed areas.

Construction activities have the potential to unearth and disturb previously-undiscovered and 
potentially significant subsurface archaeological resources or human burials.  Until revealed and 
evaluated, such resources are potentially significant, and their disturbance could result in 
significant cultural resources effects.  The significance of archaeological materials, the nature of 
burials, if any, and the need and options for mitigation in accordance with CEQA must be
evaluated by a qualified archaeologist. The following cultural resources mitigation measures 
outline procedures for this contingency. Implementation of these measures would reduce any 
potential archaeological resource effects to a less than significant level.

Level of Significance: Potentially significant

Mitigation Measures:

CULT-2.1 Lands proposed for development shall be subject to cultural resource 
survey, if not previously surveyed, by a qualified archaeologist.  If important 
archaeological resources as defined by CEQA are identified, the archaeologist’s
recommendations for avoidance or mitigation to a less than significant level shall be 
made a requirement of the project.  

CULT-2.2 So that potential archaeological materials encountered during 
construction activity can be properly identified, the developer or contractor shall provide
training of field personnel in identification procedures prior to construction work.  The 
training would be a mandatory pre-field meeting in which a professional archaeologist 
would review with equipment operators the natural and cultural history of the NPSP area,
archaeological sensitivity, the most likely locations of buried cultural materials, if any, 
and what kinds of cultural materials would be seen if prehistoric materials are in fact 
unearthed and specifically how to address such discoveries and what immediate actions 
to take, particularly if human remains are found.

CULT-2.3 If any subsurface cultural resources are encountered during future project 
construction, all construction activity in the vicinity of the encounter shall cease until a 
qualified archaeologist examines the materials, determines their significance, and 
recommends mitigation measures that would reduce potentially significant impacts to a 
less than significant level, in accordance with CEQA.  The City of Ripon shall be 
immediately notified of the discovery and the Developer or its contractor shall be 
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responsible for retaining a qualified archaeologist and for implementing recommended 
mitigation measures.

CULT-2.4 If human remains are encountered at any time during future project 
construction, all construction activity in the vicinity of the encounter shall cease, and the 
County Coroner and the City of Ripon shall be notified immediately.  The Coroner will 
contact the Native American Heritage Commission if the remains have been identified as 
being of Native American descent.  The City shall require the developer or its contractor 
to implement the requirements of the CEQA Guidelines with respect to human remains of 
Native American origin.  The City of Ripon shall require the developer or its contractor 
to retain a qualified archaeologist to evaluate the archaeological importance of the find 
and recommend any mitigation measures needed to reduce any potentially significant 
effects to a less than significant level under CEQA.  The developer shall be required to 
implement those recommendations.

Significance After Mitigation:  Less than significant
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The NPSP area does not contain any known paleontological resources or unique geological 
features. It is conceivable that excavation associated with future land development activities 
could unearth paleontological materials of unknown significance. The establishment of 
procedures to address paleontological discoveries if they should occur will reduce potential 
effects to a less than significant level. These procedures are set forth in the following mitigation
measure.

Level of Significance: Potentially significant

Mitigation Measures:

CULT-3.1 If paleontological resources are encountered during project construction, 
construction activity in the vicinity of the encounter shall cease until a qualified
paleontologist examines the materials, determines their significance under CEQA, and 
recommends mitigation measures that would be necessary to reduce potentially 
significant effects to a less than significant level, in accordance with CEQA.  The City of 
Ripon shall be immediately notified of the discovery.  The developer or its contractor 
shall be responsible for retaining a qualified paleontologist and for implementing 
recommended mitigation measures.

Significance After Mitigation:  Less than significant
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The NPSP area is located near the center of California's Central Valley, a large, northwest-
trending, sediment-filled trough, which extends more than 400 miles from the Tehachapi 
Mountains in the south to the Cascade Range on the north.  The area is located approximately 10
miles east of the Sacramento-San Joaquin Delta, the confluence of the Sacramento and San 
Joaquin Rivers. The San Joaquin River is the major drainage for the southern Valley north of the 
Tulare Basin, including the Ripon area.  The San Joaquin flows northerly to the Sacramento-San 
Joaquin Delta, then through the Carquinez Straits and into San Francisco Bay.  

The sediments that fill the Valley consist of sequences of marine and continental deposits of clay, 
silt, sand, and gravel up to six miles thick.  The age of sediments ranges from Jurassic age 
(marine sediments) to recent continental sediments deposited as alluvial fans, outwash and terrace
deposits Near-surface sediments in the vicinity of Ripon consist of Holocene (less than 10,000 
years old) alluvial fans, outwash and terrace deposits associated with the Stanislaus River. These 
relatively coarse materials contributed to the development of the sandy soils that dominate the 
Ripon area.  

The NPSP area is located in an upland portion of the valley at an elevation of between 55 and 65
feet above mean sea level.  The area has little surface relief due to the near-flat natural 
topography and past agricultural leveling.  The general slope of the area is from east to west,
although there are no natural channels located within the area.  Within the City limits, runoff is 
collected by the City storm drain system; an SSJID irrigation canal flows south along Fulton 
Avenue during the irrigation season.

According to the Ripon General Plan EIR, there are no active or potentially active faults, or
Alquist-Priolo Special Study Zones, located in the NPSP vicinity.  The Ripon area is subject to 
seismic shaking from fault features located several miles east and west of the City. The nearest 
fault, the Tracy-Stockton Fault, is a buried (no surface expression), inactive, southwest trending 
fault located approximately 20 miles north of the Planning Area. Seismic activity along other 
faults in the Coast Range-Bay Area, and in the Sierra Nevada foothills region east of NPSP area, 
have the potential for moderate to strong seismic shaking in San Joaquin County and Ripon. The 
well known San Andreas Fault Zone is located approximately 60 miles to the west of Ripon.
Other active or potentially active faults potentially causing seismic activity affecting Ripon 
include the Hayward, Calaveras, Green Valley-Concord, Midland, Antioch, Greenville, Patterson 
Pass, Melones-Bear Mountain, Tesla and Black Butte Faults.

The International Building Code (IBC) has divided the United States into zones based on seismic 
risk; the California Building Code (CBC) uses the same zone system to provide construction 
guidelines for residential, commercial, and industrial buildings to mitigate seismic risk. Zone 1 is 
likely to experience the least amount of ground shaking; Zone 4 would experience the most.  
Ripon is located in seismic Zone 3.  The CBC incorporates building regulations that reflect the 
degree of seismic shaking risk in each zone.  The City of Ripon has adopted the 2013 edition of 
the CBC.  Implementation of these laws helps reduce the earthquake hazards associated with 
building collapse and infrastructure disruption to levels of insignificance.
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Subsidence, the gradual lowering of the existing ground surface with little or no horizontal 
motion, has resulted from overdrafting of groundwater resources in the Delta and other portions 
of the Central Valley.  Historically, however, there have been no reports of subsidence, and only 
small decreases in the groundwater table, in the vicinity of Ripon.

A primary cause of foundation instability is expansive soils. Soils in the Ripon area have 
generally low shrink-swell (expansive characteristics) potential, due to their coarse texture.
Foundation instability from soil shrink-swell is not considered a significant constraint to 
development in Ripon; site-specific soil reports are nonetheless required by the Building 
Department in conjunction with new development.

There are no other geologic hazards documented in the NPSP area.  There is insufficient slope to 
promote landslides, and the nearest active volcanic area, Mt. Lassen, is nearly 200 miles to the 
north.  The Ripon area is not subject to tsunami or seiche hazards, as it is not located near any 
large bodies of water where such events may occur.

The sediments underlying the NPSP area do not represent a known mineral or energy resource.  
The San Joaquin County General Plan summarizes available mineral and energy resources 
information for the Ripon area, including oil and gas.  No such resources have been identified in 
the Ripon area.

Soil types in the NPSP area are described from the USDA Natural Resource Conservation Service 
Web Soil Survey (NRCS, 2014). Technical soils information is provided in Table 9-1 below. 
Approximately 90% of the soils on the site are very well-drained loamy sands of the Delhi and 
Tinnin mapping units.  The northernmost and southernmost portions of the NPSP area are Veritas 
fine sandy loam. The Veritas soils typically have a center layer from 54-78” in depth.

TABLE 9-1

SOILS DATA

Name Prime Capability 
Class

Depth Drainage Plasticity Runoff

142- Delhi
loamy sand

No

Farmland of 
State Wide 
Importance

Class 3, 
(irrigated)

Moderately 
deep

Somewhat 
excessively 
drained

Low Negligible

255 -Tinnin
loamy coarse
sand  

No

Farmland of 
Statewide 
Importance

Class 3, 
(irrigated)

Deep Well-drained Low Negligible

266-Veritas
fine sandy
loam  

Yes

(irrigated)

Class 2, 
(irrigated)

Deep Moderately 
well-
drained

Moderate Very low
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The predominant loamy sand soils are non-prime soils for agriculture, while the more-loamy 
Veritas soils are considered prime. This classification roughly corresponds to the state mapping 
of Prime Farmlands and Farmlands of Statewide Significance reported in Chapter 5.0, 
Agricultural Resources. Existing agricultural use of the NPSP area, and the potential impacts of 
the NPSP on that use, are addressed in more detail in Chapter 5.0 Agriculture and Forestry.

Mitigation for potential geologic and soils hazard impacts is incorporated into the Ripon General 
Plan as well as the City’s implementing ordinances and procedures.  Applicable General Plan 
policies include:  

Policy A1. Require preparation of geological reports or engineering reports for 
development located in areas of suspected significant geological hazards.

Policy A3. The Department of Public Works shall maintain maps and records which 
delineate areas known to be affected by site-specific geologic hazards.

Policy B2. Enforce building codes and City ordinances regarding earthquake protection.

As administered by the City through zoning and building permitting, these provisions are 
generally sufficient to reduce the potential for geologic and soil hazard impacts to less than 
significant.  
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According to the CEQA Guidelines, a project may have a significant effect related to geology and 
soils if it would: 

• Expose people or structures to substantial adverse effects, including the risk of loss,
injury or death from geologic hazards such as earthquake fault rupture, strong seismic 
ground shaking, seismic-related ground failure including liquefaction or landslides.

• Result in substantial soil erosion or loss of topsoil.

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

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

• Be developed on 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.

• Results in the loss of availability of a known mineral resource that would be of value to 
the region and the residents of the state, or loss of a locally important mineral resource 
recovery site delineated on a local general plan, specific plan or other land use plan.
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There are no active or potentially active faults located on or in the vicinity of the NPSP area.
New development would be exposed to potential ground shaking associated with earthquake 
activity occurring on more distant fault systems; however, routine implementation and 
enforcement of the Uniform Building Code, including its seismic safety provisions that address 
design specifications related to seismic forces, and other planning and building regulations by the 
City of Ripon as discussed in the Environmental Setting would reduce the potential for 
earthquake damage to a less than significant level.  That is, potential for earthquake damage 
would be reduced to a level that is generally regarded by structural engineers throughout 
California as acceptable, and therefore less than significant under CEQA.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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Planned development pursuant to the NPSP would involve disturbance during mass grading and 
other construction activity associated with planned residential and commercial development.  
While soils would be exposed to potential erosion, the site is relatively flat; the sandy soils have 
very low to negligible runoff and would not be highly susceptible to erosion.  New development
will be required to comply with the City’s Storm Water Management Program, including the 
preparation of Storm Water Pollution Prevention Plans, inclusion of erosion control measures in 
construction plans, and incorporation of post-construction Best Management Practices (BMPs) in 
new development.  Compliance with these requirements would mitigate potential erosion impacts 
to a less than significant level.  Potential erosion-associated water quality impacts and the 
application of the referenced storm water requirements are discussed in more detail in Chapter 
11.0, Hydrology and Water Quality.

Level of Significance:  Potentially significant

Mitigation Measures:  Refer to mitigation measures, as described in Chapter 11.0, 
Hydrology and Water Quality.

Significance after Mitigation:  Less than significant
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The NPSP is not exposed to geologic hazards associated with unstable geologic units or soils.
The area is not subject to slope instability hazards as a result of the low slope of the site.  
Construction activities would not involve contact with existing groundwater, which is more than 
30 feet below the ground surface.

The coarse-textured soils underlying the project area have the potential for liquefaction if 
saturated.  The potential for liquefaction is low, however, due to the distance between ground 
surface and groundwater levels.  As discussed in Impact GEO 4 below, proposed mitigation 
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measures would require the preparation of a soils report by a licensed geotechnical or soils 
engineer for City review and approval in conjunction with development improvement plans. This 
would further reduce the potential for project exposure to any potential geologic hazards.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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Soils located within the NPSP area have few limitations for construction of planned urban 
development; the soils of the project area are not subject to substantial shrink-swell or slow 
permeability, and do not have low strength limitations for development.  

The Ripon Building Department requires the preparation of soil and/or geotechnical reports in 
conjunction with new development. Applicants are held responsible for following
recommendations in the soils and geotechnical reports. With reliance on geotechnical report 
recommendations, any potential soil constraint impacts would be less than significant.

Level of Significance:  Less than significant

Mitigation Measures: None required
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Future development within the NPSP will be served by City of Ripon wastewater collection and 
treatment systems.  As discussed in Chapter 17.0 Utilities, sufficient collection line and treatment 
capacity is or will be available to accommodate NPSP development. The project will not require 
the use of on-site septic tanks or alternative wastewater treatment systems.  

Level of Significance:  No impact

Mitigation Measures:  None required
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As discussed in the Environmental Setting, there are no known mineral or energy resources 
present in the project area. The project would have no effect on the availability of or access to 
mineral resources.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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This chapter analyzes the potential impacts of the NPSP on greenhouse gas emissions (GHGs), 
which are understood to be a principal contributor to global climate change.  Global climate 
change has been recognized by the State of California as a significant cumulative effect, and the 
State is implementing a range of programs to reduce GHG emissions in accordance with the 
adopted State objectives. Consideration of greenhouse gas emissions effects in CEQA documents 
is explicitly required by Senate Bill 97 (SB 97), enacted in 2007.

�$%���$#�$&�'���&&�$��

Climate change is a shift in the “average weather” experienced in a given geographic area; the 
term “global climate change” refers to change in the Earth as a whole.  There is a general 
consensus in the scientific community that global climate change is occurring and that a major 
source of global climate change is likely atmospheric concentrations of GHGs that trap heat that 
would otherwise escape from the earth’s atmosphere; trapped heat translates to higher average 
global temperatures.  Carbon dioxide (CO2) makes up the most atmospheric GHGs and is the 
largest contributor to global climate change; other less abundant but more potent GHGs include 
methane (CH4), nitrous oxide (N2O) and other less-abundant gases. Since CO2 is the most 
common GHG, GHG measurements are described in terms of carbon dioxide equivalents (CO2e).

GHG emissions are associated with human activities that involve the combustion of carbon-based 
fuels such as vehicle use and power generation, although other activities also affect GHG 
emissions. In California, the major source of greenhouse gases is transportation of all kinds 
(41%), including personal vehicles and trucks as well as railroads, air transportation and shipping.  
Electric power generation accounted for 22% of emissions, and industrial activity accounts for 
21%; agriculture and forestry comprise 8%, and the remaining 8% are from other sources 
(California Energy Commission, 2006). As reported in the First Update to the Climate Change 
Scoping Plan, Building on the Framework (2014), the consensus in the scientific community is 
that human activities are “extremely likely” to be responsible for the increase in GHG 
concentrations that are contributing to global climate change.

The First Update notes that some climate change effects have been noticeably accelerated such as 
ocean temperatures, ice retreat and melting, sea level rise and ocean acidification.  Climate 
change impacts are also visible in California.  These include more days of extreme heat, warmer 
nights, growing season shifts, less overall precipitation and snowfall yet more intense weather 
events.  Heating will contribute to air quality problems and impact agriculture.  Dry seasons are 
longer and are contributing to more frequent and intense forest fires.  The current drought has 
significantly affected the State’s surface water supplies and is shifting demand to already-
overburdened groundwater system. California coastline sea levels are predicted to rise from their 
2000 levels by up to 18 inches by 2050, and up to 55 inches by 2100.  

While many of these effects would not directly affect Ripon, several would involve indirect 
effects.  For example, less precipitation and potentially reduced releases from the New Melones 
project would mean less recharge of the Ripon groundwater system.  Lower portions of the City, 
although not likely the NPSP area, could be more prone to flooding from extreme weather events.  
Changes in agriculture would affect the Ripon community and the area economy. Increased heat, 
hot day frequency and reduced air quality could negatively affect public health. 
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As early as 2005, the State of California committed to global climate change action.  While the 
federal government was not initially involved, more recently steps have been taken at the federal 
level following the pattern established by California. California’s efforts began with Gov. 
Schwarzenegger’s 2005 Executive Order S-3-05, which would reduce statewide GHG emissions 
to 1990 levels by 2020, and to 80% below 1990 levels by 2050.  The 2050 target represents the 
level of emission reductions climate scientists believe is necessary to stabilize the climate The A
Climate Action Team was formed to direct State efforts in GHG emissions reduction.

AB 32, the Global Warming Solutions Act enacted in 2006, formalized the 2020 GHG emission 
reduction goal and directed the California Air Resources Board (CARB) to take early actions to 
reduce GHG emissions and prepare a Scoping Plan to identify the range of actions needed to meet 
the 2020 goal.  The Scoping Plan was adopted in 2008 and its provisions were set in motion; the 
2014 First Update to the Scoping Plan reported that California is progressing on several fronts, 
including energy efficiency, renewable energy, cleaner transportation and establishment of the 
California Cap-and-Trade Program, and that California is “on track” to meet the 2020 GHG 
emission goal.

The Climate Change Scoping Plan details GHG emission reduction activities to be undertaken by 
the State, implemented by industry or vehicle manufacturers or assigned to local government. The 
Scoping Plan quantifies the estimated GHG emission reductions associated with each of the 
activities and prescribes an "ambitious but achievable" 29% reduction in projected "business-as-
usual" emission levels for 2020.  Key Scoping Plan elements include the Cap-and-Trade Program 
now in effect, higher mileage and fuel efficiency standards for vehicles, expanding and 
strengthening existing energy efficiency programs, establishing Sustainable Communities 
Strategies for the California metropolitan areas that include targets and incentives for reducing 
transportation GHG emissions, and fees aimed at reducing high global warming potential gases.

The Scoping Plan’s 16 Recommended Reduction Measures would result in estimated GHG 
emission reductions of 174 MMT CO2e by 2020, which exceeds the target reduction by 5 MMT 
CO2e.  Of these reductions, nearly 85% will be achieved under the Cap-and-Trade Program and 
related measures.  The Scoping Plan identifies a range of other measures that could contribute 
additional GHG reductions, including reductions achieved from efficiency of State and local 
government operations, but these measures are not counted toward the GHG reduction target.  
That is, the reductions produced by the 16 recommended measures are sufficient to meet the 2020 
goal. 

The California Building Standards Commission adopted a Green Building Standards Code, 
known as CALGREEN, which became mandatory in 2011.  CALGREEN is Part 11 of Title 24 of 
the California Code of Regulations.  CALGREEN includes substantially more stringent 
requirements for energy and water conservation than the foregoing California Building Code.  

California's Renewables Portfolio Standard, established in 2002, originally required that 20 
percent of electricity retail sales come from renewable energy resources by 2010. In 2008, 
Governor Arnold Schwarzenegger signed Executive Order S-14-08, requiring all retail sellers of 
electricity to serve 33 percent of their load with renewable energy by 2020. This requirement was 
amplified by Senate Bill X1-2 that required all electricity retailers to adopt the new Renewables 
Portfolio Standard goals of 20 percent of retail sales from renewables by the end of 2013, 25 
percent by the end of 2016, and 33 percent by the end of 2020.
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TABLE 10-1
CALIFORNIA CLIMATE CHANGE SCOPING PLAN

GREENHOUSE GAS REDUCTION MEASURES
(MMT CO2e)

Recommended Reduction Measures Responsible Entity GHG Reductions 
By 2020

Sources Covered Under Cap-and-Trade 
Program

California Light-Duty Vehicle GHG 
Standards

State 31.7

Energy Efficiency Local 26.3
Renewables Portfolio Standard State 21.3
Low Carbon Fuel Standard State 15.0
Regional Transportation-Related GHG 
Targets

Local, Metro 5.0

Vehicle Efficiency Measures State 4.5
Goods Movement State 3.7
Million Solar Roofs State 2.1
Medium/Heavy Duty Trucks State 1.4
High Speed Rail State 1.0
Industrial Measures (for sources covered 
under cap-and-trade program)

State 0.3

Additional Reductions Necessary to 
Achieve the Cap

State 34.4

Subtotal 146.7

Estimated Reductions from Uncapped 
Sources/Sectors

High Global Warming Potential Gas 
Measures

State 20.2

Sustainable Forests State, Local 5.0
Industrial Measures (for sources not 
covered under cap-and-trade program)

State 1.1

Recycling and Waste (landfill methane 
capture)

State 1.0

Subtotal 27.3

TOTAL REDUCTIONS COUNTED 
TOWARDS 2020 TARGET

174.0

Other Recommended Measures

State Government Operations State 1.0-2.0
Local Government Operations City TBD
Green Buildings State 26.0
Recycling and Waste City 9.0
Water Sector Measures City 4.8
Methane Capture at Large Dairies State 1.0

TOTAL OTHER REDUCTION 
MEASURES

42.8

Total Reduction from All Measures 216.8
Source: Climate Change Scoping Plan, California Air 
Resources Board (2008)
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Of the Scoping Plan’s 16 Recommended Reduction Measures, one is addressed to GHG 
reductions that might be produced from local land development.  This measure involves using the 
existing regional transportation planning process to connect GHG emission reductions to land use 
and transportation policy.  Specifically, SB 375 requires CARB to establish GHG emission 
reduction targets for each region, defined as an area covered by a metropolitan planning 
organization (MPO). In San Joaquin County, the MPO is the San Joaquin Council of 
Governments (SJCOG). Each MPO must include a Sustainable Communities Strategy in its 
Regional Transportation Plan that can achieve targeted reductions in GHG emissions from cars 
and light trucks if there is a feasible way to do so.  CARB adopted regional targets for SJCOG: 
5% per capita reduction in GHG emissions by 2020, and a 10% reduction by 2035.  The 
prescribed target was included in the SJCOG’s 2014 Regional Transportation Plan.

The San Joaquin Valley Air Pollution Control District (SJVAPCD) has taken an active role in AB 
32 compliance.  The SJVAPCD adopted its Climate Change Action Plan, which establishes a
process for assessing project-specific GHG impacts and identifying GHG emission reduction 
measures for development projects. The California Air Pollution Control Officers Association
(CAPCOA) has also adopted guidelines for GHG emission analysis and mitigation measures.  
These methods identify significance standards but rely primarily on whether a project 
incorporates Best Performance Standards (BPS); projects incorporating BPS would have a less 
than cumulatively significant impact or would need to demonstrate a 29% reduction in GHG 
emissions from business-as-usual conditions.

The City of Ripon has participated in a greenhouse gas inventory but currently has no specific 
ordinances, programs or plans directly related to global climate change or to GHG emission 
reduction.:
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The CEQA Guidelines, Appendix G, indicate that a proposed project would have a significant 
adverse impact on the environment if it would:

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

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

The San Joaquin Valley APCD has adopted a Best Practices Standards approach to GHG analysis
for non-EIR projects.  For projects requiring an EIR, a 29% reduction in GHG emissions from 
2020 business-as-usual conditions is needed for the project to have a less than significant 
cumulative impact. The SJVAPCD has not established significance thresholds for construction 
GHG emissions.

The adjacent Bay Area Air Quality Management District (BAAQMD) CEQA Air Quality 
Guidelines do establish thresholds of significance for GHG emissions from land development
projects above which GHG efficiency measures must be applied. In the absence of other 
quantified thresholds for Valley jurisdictions, the BAAQMD threshold of 1,100 metric tons (MT) 
of CO2e has been utilized in numerous San Joaquin Valley locations. Projects with less than
1,100 MT of CO2e per year have less than significant GHG emissions effects.
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The City of Ripon has not adopted a quantitative significance threshold for greenhouse gas 
emissions.  The quantified objectives of the California Climate Change Scoping Plan can be used 
as a basis for evaluation of the project.  The Scoping Plan’s Recommended Reduction Measures, 
which are listed in Table 10-1 and which would exceed the AB 32 target reduction, would result 
in a total GHG emissions reduction of 174 MMT CO2e by 2020.  Of these reductions, more than 
85% are to be achieved under the proposed regional cap-and-trade system and "complementary 
measures;" less than 3% would be achieved through Regional Transportation-Related GHG 
Targets specified in the Plan.  The CARB identified a 5% reduction in GHG emissions as an 
interim goal for the San Joaquin Valley metropolitan areas.  Of the objectives, “energy 
efficiency” reductions would occur at the local level in part through adoption of the CALGREEN 
standards.  

Almost all of the emission reductions counted toward fulfillment of the Scoping Plan are, 
however, only indirectly connected to local government or to land development projects and are 
instituted or operate on a statewide level.  Nonetheless, these statewide measures will produce 
GHG reductions at a local level, in Ripon and elsewhere in the State. These provisions do not 
have a direct relationship with land development, and the Scoping Plan does not describe GHG
reductions that could be implemented locally. These measures include GHG reductions associated 
with the proposed cap-and-trade system, new vehicle emission standards, new low-carbon fuel 
requirements, in-port energy use, goods movement efficiencies, increased energy generation and 
energy use efficiency, and new requirements on industrial and refinery operations. 

This was recognized in the City of Stockton’s response to lawsuit brought by the California 
Attorney General with respect to the effects of land development on global climate change.  That 
City found that approximately 77% of the State’s GHG emission reduction objective of 29% 
would be met by state-wide measures, with the remaining 6.7% to be met by local measures.  
This is comparable to CARB’s 5% target reduction in GHG emissions for local government.  

In addition to cumulative effects from GHG emissions, environmental changes brought on by 
increased warming may also affect the project, such as sea level rise, wildfire threat or impacted 
water supplies. The project may involve a significant effect related to climate change if it would:

• Be exposed to effects of global climate change that may have a substantial adverse 
impact on people or property in the project area.

GHG emissions data, and other air pollutant emissions data for the project, were both estimated 
using the CalEEMod modeling program with uniform inputs and assumptions, which are 
discussed in more detail in Chapter 6.0, Air Quality. 
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GHG emissions would result from the construction of the NPSP-designated land uses over the 
buildout period of the Plan; construction GHG sources would include construction employee 
travel, heavy equipment operation and light vehicle and other equipment used in the construction 
process.  Indirect GHG emissions would also result from electrical energy usage and construction 
materials manufacturing. This analysis is limited to direct emissions that can be readily modeled.
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CalEEMod (Appendix D) was used to model estimated CO2 emissions from the assumed 
“maximum construction year” as defined in Chapter 6.0.  The CalEEMod model was run without 
changing default settings, so construction for the maximum construction year was reported over a 
two-year period; during this two-year period the total estimated GHG emissions from 
construction would amount to a total of 703 metric tons.  Total construction emissions (maximum 
year X 10) would amount to 7,026 metric tons; this amount would be spread over the buildout 
period, with average emissions less than those predicted for the maximum construction year.

A quantitative GHG significance threshold has not been established by the SJVAPCD; however, 
the estimated maximum construction GHG emissions would be well below the BAAQMD GHG
significance threshold 1,100 metric tons/year; therefore, without any mitigation, the project’s 
construction emissions would have a less than significant effect on greenhouse gas emissions.

Construction projects that exceed SJVAPCD permitting thresholds are required to obtain an ISR 
permit, which requires a demonstration that NOx and PM10 emissions will be reduced by 33% 
and 45% respectively during construction or pay required ISR fees.  On-site mitigation measures 
that must reduce NOx and PM10 also result in reduced GHG emissions; in order to be more 
competitive, construction contractors are modifying their construction equipment fleet to reduce 
emissions and therefore ISR permitting costs as well as to meet other agency environmental 
requirements, also reducing GHG emissions.  Statewide GHG emission reduction and air quality 
improvement programs can also be expected to result in further reductions in emissions from off-
highway equipment use, further reducing potential construction impacts in the future. In any 
event, construction emissions are short-term as opposed to operations emissions that are 
essentially permanent.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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GHG emissions from various sources would also result from the future use (operations) of NPSP-
designated land uses; these emissions would be long-term, continuing indefinitely. “Area” GHG
sources include use of natural gas for water and space heating in commercial and residential 
structures.  Vehicle travel linking new residential and commercial development with other areas 
of the City and region would emit tailpipe GHGs.  Also, electrical heating, lighting and other uses
would indirectly produce GHG emissions from power generation plants as would additional 
demands on water supply and waste disposal systems.

Both air pollutant emissions (Chapter 6.0 Air Quality) and GHG emissions were modeled using 
CalEEMod under three scenarios representing progressive buildout of the NPSP area.  
Approximately 33% of total estimated development was assumed to occur by 2020, 
approximately 67% by 2025 and 100% reached by 2035; 2035 is the last year that can be 
modeled using the current version of CalEEMod.  The projected GHG emissions in these three 
scenarios are shown in Table 10-2.

GHG emissions were modeled under unmitigated and mitigated conditions using CalEEMod 
model default settings; both values are shown in Table 10-2.  Mitigation measures used in the 
mitigated CalEEMod run are either incorporated in the NPSP or in existing City of Ripon land 
development approval requirements; these include:  
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Architectural coatings 100 g/L per SJHVAPCD Rule 4601
Exceeds Title 24 standards
Water conservation 20% indoor and outdoor; 50% turf reduction.

Table 10-2 displays estimated operations GHG emissions associated with the NPSP at 33%, 67% 
and 100% at the 2020, 2025 and 2035 analysis horizon years. Mobile sources contribute the most 
GHG emissions; the second highest emissions are contributed by energy usage. Emissions for 
energy and mobile sources individually, and total emissions in each of the horizon years, exceed 
the BAAQMD 1,100 metric ton CO2e significance threshold.  Absent other considerations, 
estimated GHG emissions from project operations would be considered cumulatively significant. 

As discussed above, and based on analysis by the City of Stockton in its Climate Action Plan 
process, more than 75% of the GHG reductions needed to meet the SJVAPCD significance 
threshold of 29% reduction will be met by statewide measures prescribed in the Climate Change 
Scoping Plan.  The mitigations included in the NPSP and in the CalEEMod results in Table 10-2
would reduce potential GHG emissions by more than 8% and exceed the increment of reduction 
needed to reduce GHG emissions by 29% (29% X 0.25 = 7.25%) using the City of Stockton 
method and reduce the GHG emission effects of the project to less than significant.  These 
mitigations would also exceed the 5% reduction assigned to the San Joaquin Valley land use 
agencies by CARB, also indicating a less than significant effect on GHG emissions.

TABLE 10-2
GHG EMISSIONS FROM PROJECT OPERATIONS

2020, 2025, 2035
(metric tons/year CO2e)

2020 2025 2035
33% Buildout 67% Buildout 100% Buildout

Area 869 551 707

Energy 3,336 6,700 10,012

Mobile 13,677 26,380 38,778

Waste 394 790 1,181

Water 343 688 1,028

TOTAL, UNMITIGATED 18,619 35,108 51,706

TOTAL, MITIGATED 17,142 32,196 47,388

MITIGATION REDUCTION 8.0% 8.3% 8.4%
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Other features of the NPSP and the Ripon development review can be assigned GHG emission 
reduction values based on the SJVAPCD’s Final Staff Report: Addressing Greenhouse Gas 
Emissions Impacts under the California Environmental Quality Act, (2009) and CAPCOA’s 
CEQA and Climate Change (2008).  These potential reductions are listed and totaled in Table 10-
3; these values correspond to percentage decreases in GHG emissions. 

As discussed in the following section, other elements of the NPSP that are not accounted for in 
the CalEEMod results would result in additional but unquantified reductions in future NPSP 
GHG emissions.  These potential reductions are explored in the following section.  

TABLE 10-3
POTENTIAL GHG EMISSION REDUCTIONS

CITY OF RIPON AND NPSP DEVELOPMENT REQUIREMENTS

Measure

Percent Decrease

APCD CAPCOA

Proximity to bike path/bike lanes – within ½
mile of Class I or II bike lane

0.625 0.625

Pedestrian network connecting to planned 
external streets and pedestrian facilities

0.500 1.000

Traffic calming, 25% streets, 25% intersections 0.250 0.250

Orientation toward existing transit, bikeway or 
pedestrian corridor

0.500 0.500

Orientation toward planned transit, bikeway or 
pedestrian corridor

0.250 N/A

Suburban mixed-use 3.000 3.000

Office/mixed use density N/A 0.100

Street grid 1.000 1.000

Bike parking, non-residential projects at ratio 
of one bike rack space per 20 vehicle spaces

0.625 0.625

Bike parking facilities at multi-unit residential 
developments

0.625 0.625

Pedestrian pathways through parking lots, 
clearly marked and shaded, between transit 
facilities and building entrances where 
appropriate

0.500 0.500

Off-street parking, near mixed-use/high-density 
land uses – parking facilities to be located 
behind buildings on a project site, and shall not 
restrict pedestrian, bicycle or transit access 
from adjoining uses

1.500 1.000

TOTAL -9.375% -9.225%
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Since known greenhouse gas reduction measures would exceed targets assigned to local 
government, and since the NPSP will result in additional GHG reduction measures quantified by 
the SJVAPCD and CAPCOA, the NPSP would have a less than significant effect on GHG 
emissions. 

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The previous section describes the potential GHG emissions associated with the NPSP and 
measures included in the Plan that would meet or exceed defined GHG reduction targets and 
reduce emissions to below significance thresholds.  These include the California Climate Change 
Scoping Plan, the SJVAPCD Climate Change Action Plan and the emission reduction targets 
included in the San Joaquin Regional Transportation Plan. There are no other known GHG-
related plans applicable to the project.  As a result, the project would not involve conflict with an 
applicable plan, policy or regulation adopted for the purpose of reducing the emissions of 
greenhouse gases.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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As discussed in the Environmental Setting portion of this chapter, global climate change is 
expected to have effects on the state’s environment.  Many of these impacts may involve effects
on new development in the proposed NPSP.  These potential effects are summarized below.  

• Increases in temperature and the frequency of extreme heat events could negatively affect 
public health. 

• Changes in the amount and pattern of precipitation may reduce recharge and flows along 
the Stanislaus River, affecting the available groundwater supply. Hotter and drier 
conditions could increase demands on the groundwater supply.  The Water Supply 
Assessment prepared for the project indicates that sufficient water supply is available to 
supply the project over a 20-year period.  

• Increased intensity of storms may increase the magnitude of flooding events, although 
this is not expected to affect the NPSP area. 

• Changes in agriculture resulting from drier conditions, changes in growing season and 
extended or more frequent drought may have community social and economic effects as 
agriculture is a significant part of the Ripon economy. 

• Wildfire risk is not a concern in the project area, but increased wildfires in lands to the 
east may contribute to decreased air quality in the Ripon area.
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• Reduced water storage in foothill reservoirs combined with increased demand for cooling 
may affect electricity demand and supply, costs and availability to Ripon residents.

Beyond these general potentials, the City is not able to do more than speculate on project future 
conditions with a changed climate.  The City will as it has done historically manage the City, its 
infrastructure and its resources to preserve the public safety and convenience.  The above-
described influences are not at this time considered to involve a significant effect on future 
development within the NPSP area.  

Level of Significance:  Less than significant

Mitigation Measures:  None required
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This chapter identifies and considers existing or potential future conditions that could present a 
health or safety concern to future occupants or users of the NPSP area.  Areas of potential 
concern include highway traffic, railroad and airport operations, high-voltage power lines,
environmental contamination or hazardous waste sites and air toxic emissions of potential health 
concern.  The absence, presence and level of concern associated with each is identified and 
discussed in the following sections.  Potential concerns with respect to flooding are addressed in 
Chapter 12.0 Hydrology and Water Quality.  Potential concerns related to geologic hazards and 
noise are addressed in Chapters 9.0 Geology and Soils and Chapter 14.0 Noise.
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Highways, railroads and airports represent risks associated with noise and accidents, which could 
result in injury to persons or damage to structures located on adjoining or nearby lands. SR 99 
freeway is adjacent to the NPSP area on the south.  The freeway is a heavily used travel corridor 
for local, commuter, intrastate and interstate travel, and commercial truck traffic.  Traffic 
accidents very rarely extend beyond the fenced freeway right-of-way. Existing and future 
commercial uses near the freeway would be potentially at-risk.  

The Union Pacific Railroad is adjacent to the south side of SR 99, across the freeway from the 
specific plan area.  This line supports several train trips per day, some of which include hazardous 
materials cars.  Based on 2002 Federal Railroad Administration and USDOT statistics for the 
Union Pacific Railroad, it is estimated that there is an approximately 4% chance of a railroad 
accident, and a 1.2% chance of a hazardous materials transportation incident in the vicinity of the 
NPSP area in any given year.

There are no existing public airports within two miles of the study area.  The nearest public 
airport to the study area is the Stockton Metropolitan Airport, approximately 11 miles north of the 
NPSP area; and the Modesto Airport, which is approximately 12 miles southeast of the NPSP
area. There are no known airport or air traffic-related hazards in the NPSP vicinity.

Information and issues associated with traffic and safety are addressed in detail in Chapter 17.0 
Transportation/Circulation. Basic transportation infrastructure for the NPSP area has been 
established and will be extended incrementally as urbanization continues.

�'�������	�
����
����
��	������
���
��

High-voltage transmission lines are defined by those with a line voltage over 50 kilovolts or 
more.  Local backbone transmission lines (69 kilovolts, or kV) are located along the west side of 
Jack Tone Road and there is a 115 kV line along the north side of the SR 99 Frontage Road; these 
two lines are PG&E facilities.  A 69 kV line owned by MID is located along the Warren Road
(alignment), northern Fulton Avenue and River Road east of Fulton Avenue. There are no 
“major” (i.e. steel lattice, 230kV+) transmission lines in the project vicinity.  High-voltage 
transmission lines generate electromagnetic fields (EMFs), which vary in proportion to the line 
voltage and distance from the line.  
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There has been public concern since 1979 that long-term exposure to EMFs surrounding 
transmission lines and other electrical equipment has the potential to contribute to increased risk 
of cancer. While EMF hazards have been debated for years, a 1996 report by the National 
Research Council determined that there is no convincing evidence that EMFs harm human health 
in any way (Leary, 1996).  A 1998 report from an international panel of experts convened by the 
National Institute of Environmental Health Sciences indicated that EMFs should be regarded as a 
“possible human carcinogen;” however, the panel chairman indicated that the risk “is probably 
quite small, compared to many other public health risks.”  A congressionally-mandated study by 
the National Institute of Environmental Health Sciences concluded in June 1999 that the evidence 
for risk of cancer and other human disease from electric magnetic fields around power lines is 
“weak.” No other known evidence has been produced to date to contradict this finding. As a 
precaution, however, the California Department of Education, School Facilities and Planning 
Division recommends maintaining a minimum of a 100-foot setback between new school sites 
and transmission lines operating at 50 kilovolts or higher.  No other known EMF standards exist.

PG&E operates natural gas lines in Ripon and surrounding areas.  There are no other known 
petroleum products or other hazardous materials pipelines located in the project vicinity.
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An existing SSJID irrigation lateral is located along the west side of Fulton Avenue.  Public 
safety along this facility is a concern for SSJID.  Improvements have been made in conjunction 
with previous urban development in the area, and SSJID anticipates that the canal will need to be 
undergrounded in conjunction with future development projects (Bologna, pers. Comm.). There 
are no other surface waters in the project vicinity.
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Hazardous materials are defined as substances or combinations of substances that may contribute 
to increases in serious illness or mortality, or pose a substantial hazard to human health or the 
environment when improperly treated, stored, transported or disposed.  Hazardous wastes are 
contaminated materials that no longer have a practical use.  Hazardous materials or wastes are 
generally classified as toxic (heavy metals, pesticides, solvents), ignitable (gasoline, natural gas), 
corrosive (strong acids and bases) and/or reactive (explosives, among others).  Although distinct 
from hazardous materials as defined, petroleum products also represent potential concerns for 
health and environmental contamination.

A recent data base search obtained from Environmental Data Resources (EDR, 2014), was
performed for the NPSP area to describe the current status of contaminated sites or sites 
potentially subject to contamination as a result of existing or historical land use.  

Briefly summarized, the record search for the NPSP area did not identify major existing 
hazardous materials or waste concerns associated with areas proposed for new urban 
development.  The majority of records for the NPSP area documented the registration of existing 
under- and above-ground fuel storage tanks, registration of hazardous waste generators and 
shippers, and records of hazardous material spills.  These records are associated with regulated 
hazardous material facilities and cleanup requirements.  Hazardous waste generators and shippers 
include Love’s, Pilot Travel Center, Jimco Truck Stop, Chevron, Arco, Pacific Pride Card Lock,
truck service facilities, and farms and agricultural services involving substantial fuel usage. Spill 
records consisted largely of reported fuel and oil spills that had been cleaned up.  
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A few sites in and near the NPSP area have had site contamination issues in the past, mostly with 
motor vehicle fuels.  These include Ripon Farm Service, Pilot Travel Center and Jimco Truck 
Stop; south of SR 99, a contamination concerns were recorded at the former Nelson Ready Mix 
and Weststeyn Farms.  In all cases but Ripon Farm Service, the records are historical; the sites are 
listed as “Case Closed” and are not subject to any known monitoring or remediation activity.   

Leaking fuel tanks were reported at Ripon Farm Service (932 Frontage Road) in the 1980s; these 
tanks were removed in 1987, and although low levels of hydrocarbons were detected, the site was 
classified as “No Further Action.”  

Nitrate and ammonium contamination from the Ripon Farm Service fertilizer facility (938 
Frontage Road) has affected groundwater underlying the site.  In the shallow groundwater (20-50
feet below ground surface [bgs]), the groundwater flow direction is northwest to southeast; nitrate 
concentrations in this zone are near or above 1,000 milligrams per liter (mg/L) but lower to the 
northeast and southwest (200-500 mg/L). The water quality objective for nitrate is 45 mg/L and 
1.5 mg/L for ammonium.  In the deeper groundwater (180-200 feet bgs), groundwater flow 
direction is more variable to the northeast, southeast and southwest; nitrate concentrations are in 
the range of 40-400 mg/L.

A groundwater Extraction Work Plan (EWP) was submitted to the Regional Water Quality 
Control Board (RWQCB) in October 2014.  The EWP proposes withdrawal of shallow 
groundwater containing pollutants, mixing and discharging these waters to the City non-potable 
water supply pipeline, subject to City-approved discharge controls that would preserve the quality 
of its non-potable system.  Water quality will be monitored and reported in accordance with a 
schedule specified in the approval.  The EWP was conditionally approved by the RWQCB in 
November 2014 with extraction wells to be installed in early 2015; placement of the wells is 
planned pending agreement with the City regarding disposal of wastewater to the City sewer 
system.

The RWQCB and responsible parties have not yet agreed on a remediation endpoint for this site.
Groundwater extraction or other cleanup activities will continue until there is agreement on a 
remediation endpoint and that endpoint has been reached.  At that time, the landowner may apply 
for closure of the site  

Environmental databases also record the handling of a variety of insecticides, fungicides and 
fumigants at Ripon Farm Service, including Oil Superior, Super 94 Oil, Supracide, Gavicide, and
Enzone. A record of a pesticide rinse water spill at this location was identified as cleaned up. 

The NPSP area has historically been in agricultural use, which has included the application of 
pesticides and herbicides.  There is potential that persistent pesticide or herbicide residues exist 
in project area soils.
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Air toxics are "toxic air contaminants" (TACs), which are defined by California Health and 
Safety Code Section 39655 as “air pollutant(s) which may cause or contribute to an increase in 
mortality or in serious illness, or which may pose a present or potential hazard to human health.”  
State TACs also include federally listed air toxics.  TACs include such substances as volatile 
organic compounds (VOCs), chlorinated hydrocarbons, asbestos, gasoline engine exhaust, and 
particulate matter emitted by diesel engines among many others.  The State’s Air Toxics 
Inventory (2008) includes more than 250 substances.  
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The record search discussed in the previous section also included air toxic release records.  These 
records were primarily annual reporting of hydrocarbon releases from fueling facilities and 
particulate matter from agricultural product processing facilities.  No major air toxic releases 
were reported.  

Air toxics also include diesel particulate emissions from trucks, railroads, shipping and stationary 
diesel combustion sources.  Diesel particulate matter (diesel PM) was identified as a TAC under 
the State programs; according to the California Air Resources Board, diesel PM constitutes 
approximately 70% of the statewide health risk associated with air toxics.  The CARB has 
developed a diesel particulate Risk Reduction Plan (RRP) composed of new programs and 
standards, which is being implemented.  The RRP includes establishment of new emission 
standards for new diesel engines, retrofit programs for existing engines, programs that facilitate 
conversion to reduced-emission diesel equipment, and limitations on sulfur content in fuel, 
among others. CARB anticipates that, over time, the RRP will result in significant reductions in 
diesel PM emissions and associated cancer risks.  The RRP is expected to generate overall 
reductions of 85% by 2020 with additional reductions expected in the longer term.  

The CARB has also published an Air Quality and Land Use Handbook that addresses air toxics 
risk with siting recommendations for air-pollutant-sensitive land uses.  The scope of the 
Handbook includes a range of major potential TAC sources, including freeways, distribution 
centers, rail yards, ports, refineries, chrome plating facilities, certain dry cleaners and gas stations.  
Truck stops involve concentrations of diesel truck activity that can be substantial air toxic 
sources.

Three existing activities in the NPSP vicinity are potential diesel particulate sources:  the Love’s 
Travel Stops, Pilot Travel Center and Jimco truck stops; Love’s and Pilot are located on the east 
and west side of Jack Tone Road, respectively. Jimco is located on the SR 99 frontage road at the 
SR 99 northbound off-ramp.  An analysis of the potential cancer risk associated with these uses
indicated that they would not contribute substantially to cancer risk in the NPSP area; SR 99 is 
the primary air toxic source in the NPSP area (Air Permitting Specialists, 2015). 

Potential cancer risks associated with diesel particulate emissions from existing truck stops and 
freeway and railroad operations along the SR 99 corridor were also modeled by Air Permitting 
Specialists.  These potential risks are defined in Chapter 6.0 Air Quality.  
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The CEQA Guidelines indicate that a significant effect on the environment may result if the 
project would:

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

• 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.

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



��������	
������	�	�����
����� �������������
��������� �

• Be located on a site that is included on a list of hazardous material sites compiled 
pursuant to Government Code Section 65962.5 and, as a result, would create a significant 
hazard to the public or the environment.

• 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, result in a safety 
hazard for people residing or working in the project area.

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

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

• 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.
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Proposed development would involve new commercial and residential development in the 
vicinity of SR 99 and the railroad corridor south of SR 99.  Planned development would not 
involve significant exposure to hazards from traffic operations, derailment or hazardous materials 
spills along these corridors.  Development in the immediate vicinity of the freeway would be 
commercial in nature.  Planned residential development is located more than 500 feet from SR 99
and separated from the railroad by the freeway corridor.  The NPSP area would not be exposed to 
significant safety risks from these sources.  

There are no existing public airports or airstrips in the NPSP vicinity.  The proposed NPSP would 
not be subject to airport operations or related hazards.

Level of Significance:  Less than significant

Mitigation Measures: None required
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Local backbone electrical transmission lines are located along the west side of Jack Tone Road
and the north side of the SR 99 frontage road.  These lines are located in existing and planned 
commercial areas.  No new residential areas, schools or other land uses involving long-term EMF 
exposure will be located near these lines.  The Warren Road line, a 69 kV facility is adjacent to 
planned residential areas.  This MID line, and the two PG&E lines operate in the lower voltage 
range of transmission facilities that are of concern with respect to electromagnetic fields, and the 
evidence for a risk of cancer or other human disease from electromagnetic fields is “weak.”  
Therefore, the project would not involve a potentially significant health risk effect with respect to 
EMFs.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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Planned residential development under the NPSP would involve substantial increases in resident 
populations in the eastern portion of the specific plan area and the potential for increased public 
access to and along the SSJID irrigation canal adjacent to Fulton Avenue.  It will be important for 
SSJID to be consulted in conjunction with new development projects near the existing canal and 
for these projects to construct or fund improvements needed to protect public safety.

Level of Significance:  Potentially significant

Mitigation Measures:  

HAZ-3.1 Applicants for new development shall consult with SSJID during 
application processing and construct improvements or provide funding for improvements 
to the canal, including undergrounding, needed to protect public safety.  

Significance After Mitigation:  Less than significant 
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An environmental database search revealed records of hazardous materials use, hazardous waste 
generation and shipping and spills of potentially hazardous materials associated with existing and 
past commercial and agricultural service uses. With the exception of the former Ripon Farm 
Service site (938 Frontage Road), the records did not reveal environmental conditions involving 
concerns for new urban development, or that would require additional action.  

Redevelopment of existing commercial properties, particularly those recorded as storing and 
handling hazardous materials, have the potential for previously-unreported contamination that 
could be encountered and released during project construction.  If areas of soil contamination or 
contaminated groundwater are encountered, construction will need to be halted until the nature,
extent and risks associated with the contamination can be defined and addressed as required for 
the purposes of the proposed project, as required by the mitigation measures listed below. An 
NPSP objective is to “Ensure that existing sites containing hazardous waste materials are properly 
remediated prior to redevelopment with a new use.” More detailed mitigation measures below
require that these properties should be subject to a Phase I Environmental Site Assessment and 
requirements for necessary Phase II remediation prior to project approval.  This would reduce 
these potential risks to a less than significant level.

At the Ripon Farm Services site, environmental records indicate that some of the underlying 
groundwater at depths of 20 to 200 feet is contaminated with nitrate and ammonium.  A 
groundwater extraction program is underway, but there is no specific endpoint for completion of 
the cleanup process.   The available data do not indicate whether soils remain contaminated or 
may continue to contribute to groundwater contamination. It is likely that any remaining, 
unaddressed contamination is too deep to be intercepted by new construction on this or adjoining 
sites.  Existing areas of contamination are localized; proposed mitigation measures would ensure
that these areas are properly remediated prior to development.  In order for groundwater 
extraction or other cleanup activities to be effective, existing remediation wells, and opportunities 
to locate additional facilities if required, need to be preserved.  The mitigation measures make 
provision for this access.  
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Development of agricultural, largely vacant and previously-used properties may involve 
demolition of existing structures and potential for releases of asbestos-containing materials 
(ACMs) and lead-based paint (LBP).  Existing structures have not been assessed for ACMs or 
LBP.  Demolition of structures needs to be preceded by an ACM and LBP assessment, and these 
materials if present must be handled in accordance with applicable regulations.  

Available documentation indicates that pesticide and herbicide residues may be present in 
agricultural soils, and these residues if present may involve a hazard to future residents of the 
NPSP area.

Level of Significance:  Potentially significant 

Mitigation Measures:

HAZ-4.1 Redevelopment of previously-developed sites shall be preceded by a 
Phase I Environmental Site Assessment.  Project approval shall include requirements for 
completion of any Phase II remediation needed to permit the proposed use under existing 
applicable regulations prior to project approval.

HAZ-4.2 Development on or near the former Ripon Farm Services site shall 
include preservation of rights of access to and operation of wells and equipment needed 
to remediate existing groundwater contamination.

HAZ-4.3 If evidence of unusual odors or soil discoloration is noted during 
construction, construction shall be halted and the City notified.  The property owner or 
responsible party shall contact a qualified environmental professional to evaluate the 
situation and take action as required by applicable environmental regulations.

HAZ-4.4 Remaining existing wells within the NPSP area shall be abandoned in 
accordance with local and state agency regulations prior to development.

HAZ-4.5 Demolition permits shall be obtained from the City for structures to be 
removed from development sites.  Permit applications for uses regulated shall include a
Demolition Permit Release Form from the SJVAPCD.

Significance After Mitigation:  Less than significant
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The Stanislaus River is the primary surface water resource in the Ripon area.  The River forms 
the southern boundary of the City and the overall Ripon planning area. The Stanislaus River is 
extensively developed upstream of Ripon for water supply and power generation purposes.  As it 
passes through Ripon, the Stanislaus River discharges a mean total of approximately 700,000 
acre-feet.  The River is approximately 1.3 miles south of the NPSP area.

Stanislaus River waters are generally of good quality. Analyses have found that mineral 
constituents are well below state Primary and Secondary standards. During low summer flows, 
temperatures may rise to the high 70s Fahrenheit, and dissolved oxygen levels may fall below 9.0 
mg/l. Sediment levels are ordinarily elevated during periods of high runoff.

There are no surface water features located within the NPSP area.  Drainage patterns in the area 
have been extensively modified as a result of the relatively flat topography and intensive
agricultural development of the area.

The NPSP is located within the South San Joaquin Irrigation District (SSJID). The SSJID system 
is operated seasonally to provide irrigation water to agricultural lands within and outside the 
NPSP area.  SSJID is the primary source of irrigation water for the specific plan area; one surface 
lateral and underground laterals provide water to remaining agricultural properties.
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In Ripon, the risk of flooding is limited predominantly to property in the immediate vicinity of 
the Stanislaus River. Portions of the riverside area are protected by levees, but completion of the 
New Melones Dam significantly reduced the magnitude of flood flows, and U.S. Army Corps of 
Engineers acquisition of flowage easements over potentially-inundated riverside lands has 
reduced the likelihood of flood damage. 

The potential extent of 100-year frequency flooding (the 100-year floodplain) has been mapped 
by the Federal Emergency Management Agency (FEMA) and is shown on their Flood Insurance 
Rate Maps (FIRMs). The nearest portion of the 100-year floodplain is located approximately 1.2 
miles southeast of the NPSP area; no portion of the NPSP area is subject to 100-year frequency 
flooding.  

Senate Bill (SB) 5, also known as the Central Valley Flood Protection Act, was signed into law in 
2007. SB 5 places numerous requirements on the State Department of Water Resources (DWR)
and directed the preparation of a Central Valley Flood Protection Plan (CVFPP), which was 
adopted in 2012.  A key feature of SB 5 and related legislation was to restrict urbanization within 
areas potentially subject to 200-year frequency flooding, a more stringent standard than imposed 
by FEMA.  Development in flood-prone areas will be prohibited after July 2, 2016 unless the 
local land use agency certifies that 200-year flood protection has been provided, or that “adequate 
progress” toward provision of 200-year flood protection has been made. 
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Portions of the City of Ripon are nonetheless exposed to 200-year flooding; these consist of 
marginal areas above the FEMA 100-year floodplain boundary that have not been formally 
mapped.  State Department of Water Resources (DWR) compiled Best Available (floodplain) 
Mapping in response to SB 5, including U.S. Army Corps of Engineers and FEMA 100-year, 
200-year and 500-year floodplain maps; DWR compiled “Awareness Mapping” and Levee Flood 
Protection Zone (LPFZ) maps.  None of this mapping includes 200-year floodplain mapping for 
the Ripon area.  The City has not produced 200-year flood maps, however there are no areas 
subject to 200-year flooding within the NPSP area.

Failure of one or more of the Stanislaus River dams could result from structural failure or a major 
seismic event.  Potential areas of inundation are on file with the County Office of Emergency 
Service (OES); the most extensive potential inundation would be related to failure of New 
Melones Dam, which would result in complete inundation of the Ripon area.  The time required 
for flood waters to reach the Ripon area from this source would be about 8 hours.  The County 
OES has prepared and maintains a Dam Failure Plan which includes a description of dams,
direction of flood waters, responsibilities of local jurisdictions, evacuation plans, and designated 
evacuation routes for use by the emergency response agencies.
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The Planning Area is located within the San Joaquin Ground Water Basin, which underlies more 
than two thirds of the Central Valley. Aquifer depth in the basin ranges up to 4,400 feet and the 
aquifer provides 80 million acre-feet of useable storage. Well yields in the San Joaquin Ground 
Water Basin range from 1,100 to 3,200 gpm. No substantial subsidence has been noted in the 
Ripon area (CDWR, 1975).

There are two primary groundwater aquifers underlying the City of Ripon planning area. The two 
aquifers have a combined annual recharge of 196,000 to 263,000 acre-feet annually. Using a 
conservative estimate of 15% of the specific yield, the estimated available groundwater per 1,000 
surface acres is approximately 60,000 acre-feet. Over the approximately 10-square miles of the 
Ripon planning area, this would amount to nearly 400,000 acre-feet, not including surface water 
infiltration along the Stanislaus River. The aquifers are replenished directly by rainfall through
the porous soils of the area, from the Stanislaus River and percolation of agricultural irrigation 
water.  In addition, the aquifers are recharged from treated industrial wastewater and SSJID,
which delivers up to approximately 2.6 acre-feet annually for recharge purposes.

Considerable groundwater overdraft has been documented in the Eastern San Joaquin County 
Groundwater Basin, which generally includes the Ripon area.  The critical overdraft areas are 
located in the central part of the basin near Stockton, and near the northern County line, north of 
the Mokelumne River. Groundwater studies have noted that overdraft is not typically a problem 
in the southern portion of the basin, where Ripon is located.  The area is served with irrigation 
water supplied by the South San Joaquin Irrigation District, so farmers in the area have 
historically not relied heavily on groundwater for irrigation. Based on its own observations, the 
City has not experienced overdraft, likely due to its location adjacent to the Stanislaus River,
which is a substantial recharge source, and the City’s limited demand.

The City has adopted and is implementing a Groundwater Preservation Plan to pro-actively 
address groundwater levels in the Ripon area as future growth occurs. The Plan provides for 
routing of storm water to groundwater recharge basins in the City and vicinity.  One of these 
basins is located within the NPSP area in Mistlin Sports Park.  Additional information on the 
Ripon water supply, and a Water Supply Assessment for the project is provided in Chapter 18.0 
Utilities.  
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Surface water quality is potentially affected by contaminants in runoff from urban areas.  The 
State Water Resources Control Board (SWRCB) has the responsibility under the federal Clean 
Water Act and the National Pollutant Discharge Elimination System (NPDES) for the regulation
of storm water quality, which is accomplished through general permits for construction activity 
and for industrial and commercial uses. Additional regulation is established in the NPDES area-
wide municipal storm drainage (MS4) permit system, which requires jurisdictions, including the 
City of Ripon, to adopt and implement local storm water management requirements.

Existing storm water regulation is under the 2003 General Permit for Discharge of Storm Water 
from Small MS4s (Water Quality Order 2003-0005-DWQ).  The City is currently preparing for 
compliance with new storm water regulations in the Phase II Small MS4 General Permit adopted 
in 2013 (Order 2013-0001-DWQ). Storm water management under existing regulations is 
discussed below; additional and more stringent storm water management will be required under 
the 2013 Phase II permit.   

The City of Ripon has adopted a Storm Water Management Plan (SWMP), which addresses 
potential construction and post-construction storm water quality impacts of development.  The 
Ripon SWMP includes controls on illicit discharges, public education, controls on City 
operations, and water quality monitoring.  SWMP elements applicable to land development 
include construction requirements and the incorporation of post-construction Best Management 
Practices (BMPs) in new development projects.

The principal construction storm water quality control is the Storm Water Pollution Prevention 
Plan (SWPPP), a requirement of the state general permit system.  The SWPPP identifies potential 
construction pollution sources, construction BMPs, and maintenance and monitoring activities 
needed to prevent exceedence of water quality standards.  Construction BMPs include provisions 
for erosion control including limitations on disturbance and temporary soil stabilization through 
the use of mulch, seeding, soil stabilizers, and fiber rolls and blankets, filtration devices, silt 
fences, straw wattles and barriers and sediment traps or basins.

The SWPPP must be prepared prior to construction, be implemented during construction, and be 
available on the construction site.  A Notice of Intent (NOI) describing the status of the project 
and SWPPP must be filed with the SWRCB, which then issues a Waste Discharger’s 
Identification Number (WDID).  The City requires evidence of WDID issuance and inclusion of 
an Erosion Control Plan in development plans.  

Post-construction storm water management is currently specified in the City’s 2008 Storm Water 
Development Standards (SWDS).  The SWDS identifies a range of land use-specific post-
construction BMPs; certain BMPs must be incorporated into development plans and others are 
recommended.  The BMPs include specific requirements for certain industrial and commercial 
development components including vehicle fueling, washing and repair and maintenance 
facilities. NPSP development projects would be required to conform to these specific 
requirements. Incorporation of the applicable storm water permit requirements would reduce the 
potential storm water quality effects of development to a less than significant level.

The City of Ripon will adopt new storm water management requirements in accordance with the 
2013 Phase II Small MS4 General Permit. The 2013 permit requires more-specific BMPs and 
documentation as to how project-specific BMPs will achieve water quality control to the 
Maximum Extent Practicable (MEP).
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According to the CEQA Guidelines, a project may have a significant effect on hydrology and 
water quality if it would:

• Violate any water quality standards or waste discharge requirements.

• 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.

• 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.

• 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 
stormwater drainage systems, or provide substantial additional sources of polluted runoff.

• Otherwise substantially degrade water quality 

• 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.

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

• 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.

• Inundation by seiche, tsunami or mudflow.

��
������� "�
� �"���� %&"����� ���"��� )� +�."	,)01� � "������ ���"���� ��� �&��"��� �"����

%�"�&����"�
��"����%&"�����

NPSP planned residential, commercial and other development would occur entirely within the 
NPSP area.  There are no existing surface water features located within the NPSP area, and the 
area is about 1.2 miles from the Stanislaus River, the nearest existing surface water resource, at 
its nearest point.  The NPSP does not involve any off-site elements located in or near existing 
surface waters.  The NPSP would have no direct effect on existing surface water features.

The project would involve no direct or indirect effect on surface water quality.  The project would 
not involve any discharges to surface waters.  The project would not involve construction work in 
or near surface waters that could result in surface water contamination.  

Planned development within the NPSP would generate new surface runoff, which would be 
routed to the City’s storm drainage system and conveyed to an existing detention facility in 
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Mistlin Sports Park.  Runoff from the project area would not be discharged to the Stanislaus 
River or any other waterway and would have no effect on flows or volume of any surface water.
Storm water runoff would nonetheless be subject to the City’s current storm water quality 
management requirements.  In the immediate term, these would be the City’s existing storm water 
quality management requirements under the 2003 General Permit for Small MS4s. The City is 
developing its strategy for implementing the Phase II Small MS4 General Permit adopted in 2013
(Order 2013-0001-DWQ), which will take effect on adoption.  

The NPSP will not involve any direct physical effects on the existing SSJID canal in the NPSP 
area.  As discussed in Chapter 11.0 Health and Safety, adjoining development may be required to 
underground the existing canal, but planned development would involve no hydrologic effect on 
its operation.

As a result, the NPSP will not violate any water quality standards or waste discharge
requirements, or otherwise substantially degrade water quality.

Level of Significance:  Less than significant

Mitigation Measures: None required
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Approval of the NPSP would lead to further urbanization of the NPSP area, which would 
eventually result in the elimination of existing agricultural and vacant land within the NPSP area.  
Although the NPSP area is presently served with irrigation water supply by SSJID, elimination of 
agricultural use may involve cessation of groundwater withdrawals from wells within the NPSP
area.  Groundwater withdrawals are, for the purposes of this EIR, assumed to be small.  
Elimination of agricultural use would result in less groundwater withdrawn directly by wells,
resulting in a relatively small and unquantified beneficial impact on groundwater quantity.

Planned urbanization of the NPSP area would result in additional building and paving on 
previously-undeveloped lands and the diversion of rainfall that would otherwise have percolated 
into soils, and eventually to the groundwater system, into the City storm drainage system.  This 
would involve a direct and potentially significant reduction in groundwater recharge.  Some 
runoff would be captured in on-site infiltration and detention systems in accordance with the 
City’s storm water regulations.  Other runoff from the NPSP area would be directed to the City’s 
existing regional storm water facility in Mistlin Sports Park, where it would be allowed to 
percolate into the soil and contribute to groundwater recharge.  As a result, the project would 
involve no substantial net reduction in groundwater recharge.    

Planned urban development of the NPSP area would result in increased potable and non-potable 
water consumption, which would be supplied from the City’s existing water systems.  The NPSP
would not involve the installation of new municipal wells.  Water demands associated with NPSP
development were estimated in the City’s WSA (Appendix I) at approximately 1,060 acre-feet 
per year.  The WSA finds that these needs can be met without affecting the stability or 
sustainability of the groundwater system underlying the City. The WSA does not account for the 
availability of additional surface water supplies that may be available from SSJID as a result of 
reduced agricultural irrigation demand.  As a result, the NPSP would have a less than significant 
effect on groundwater quantity. Additional discussion of the WSA is provided in Chapter 18.0 
Utilities.
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Level of Significance:  Less than significant

Mitigation Measures:  None required
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NPSP development would not involve any discharges to or other direct effects on surface water 
quality.  Planned urban development would, however, generate increased volumes of storm water.  

A substantial water quality concern associated with urban areas is pollutants carried by storm 
water from construction sites and post-construction areas of building, paving and landscaping.  
Rainfall and nuisance water runoff from these areas are considered “urban runoff” and deliver 
pollutants to the City’s storm drainage system, and ordinarily to the terminal surface waters.  
Urban runoff pollutants may include sediments, heavy metals, petroleum hydrocarbons, microbial 
pathogens, pesticides, materials toxic to aquatic life, and nutrients that may contribute to 
decreased dissolved oxygen levels.

Urban runoff pollution may stem from erosion of disturbed areas, deposition of atmospheric 
particles derived from vehicle exhaust or industrial sources, corrosion or decay of building 
materials, rainfall contact with toxic substances, decomposing plant materials, animal excrement, 
and spills of toxic materials on surfaces which receive rainfall and generate runoff.  Residential 
development generates urban runoff from streets, driveways and parking areas, and yard areas 
may produce fertilizer wastes and/or bacterial contamination from animal excrement.  

Construction disturbance associated with urban development would also result in potential for 
soil erosion and sedimentation of downstream surface water resources.  Construction may also 
result in releases of other pollutants to the soil and the storm drainage system, including oil and 
gas, chemical substances used in the construction process, accidental discharges, waste concrete 
and wash water.

Storm water pollution is regulated through a state general permit system as discussed in the 
Environmental Setting. Ripon has been in compliance with this system through adoption and 
implementation of its Storm Water Management Program (SWMP) and Development Storm 
Water Standards Plan. Future compliance will be maintained through adoption and 
implementation of updated storm water plans and standards currently being prepared by staff.  
Compliance with the applicable state permit ensures that development within the City is 
consistent with applicable standards for storm water discharges.  

“Compliance” requires the incorporation of Best Management Practices (BMPs) into new
development construction and design; these requirements are instituted through the SWPPP and 
incorporation of post-construction BMPs into drainage design for all new development. Required 
participation in the City’s storm water programs would reduce the potential water quality effects 
to less than significant.

Prevention of water quality impacts is furthered by the routing of storm water to existing City 
detention facilities.  Runoff is detained or retained in these facilities, limiting or eliminating the 
potential for discharge of urban runoff pollutants to surface waters.

Level of Significance:  Less than significant

Mitigation Measures: None required
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The NPSP area is not exposed to 100-year flooding hazards.  NPSP development would not 
involve new contribution to flood flows in the Stanislaus River or other waterways.

The NPSP area and Ripon as a whole is exposed to potential flooding resulting from catastrophic 
failure to large dams located in the foothill areas to the east of the City.  As previously stated, the 
risk of failure of these facilities has been judged to be low, and therefore impacts are considered 
less than significant.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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NPSP development would not result in adverse effects on groundwater quality.  Sewage disposal 
for new residential development would be to the City’s system, and not to individual septic 
systems that could be a potential source of groundwater contamination.  Proposed residential uses 
would involve the application of fertilizers and pesticides to landscaping, but this is not expected 
to involve significant potential contributions to degradation of groundwater quality.  Proposed 
commercial uses would not be expected to involve any substantial hazardous materials use; any 
such use would be subject to state and federal controls on hazardous materials use and waste 
management as well as City storm water management requirements.  The proposed land uses in 
the NPSP area are not expected to result in any substantial degradation of groundwater quantity.

New development pursuant to the NPSP will include storm water management Best Management 
Practices that may include infiltration or detention of storm waters.  Prevention of impacts on 
groundwater is ordinarily achieved by maintaining adequate separation from groundwater; 
polluted waters receive adequate treatment by being filtered through the soil prior to contact with 
the groundwater system.  Adequate separation between the ground surface and the groundwater 
table for this filtering is typically in the range of about five to ten feet, depending on soil 
conditions.  The groundwater table is 20+ feet below the ground surface in the NPSP vicinity.  As 
a result, infiltration of on-site storm water should not result in significant effects on groundwater 
quality.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The NPSP area is in the northwestern portion of the City of Ripon, immediately west of the 
developed Chesapeake residential area, east of Jack Tone Road and south of Mistlin Sports Park.  
The area is within the City limits, within the City’s Planning Area and is a part of the Primary 
Urban Area – the City’s highest priority for development - established in the General Plan. The 
NPSP area is entirely designated and zoned for urban development at present; the area is largely 
served with urban streets, utilities, and services.

Northern Ripon has been the focus of most urban development activity in the City in recent years;
the NPSP and adjacent areas are in transition from the prevailing land use of agriculture in the 
unincorporated area to urban uses within the City; adjoining and nearby lands are all incorporated 
and planned for urban development.  Nonetheless, land use in and near the NPSP area is a
combination of agricultural and urban commercial, industrial, residential and other uses.

Existing land uses in and around the NPSP area are described on Figure 13-1 and discussed
below.  An aerial photo of the NPSP area (Chapter 1.0, Figure 1-4) provides additional 
perspective on existing land use in the NPSP area and vicinity. Land uses within the NPSP area 
include highway-serving commercial uses in the vicinity of SR 99 freeway; these include truck 
and auto fueling, convenience stores, fast foods and overnight accommodations.  A
supermarket/drugstore-anchored shopping center is located south of Colony Road, west of 
Goodwin Road.  With distance from SR 99, the prevailing land use is increasingly vacant or in 
agricultural use.  Undeveloped areas east of Jack Tone Road are in active agricultural use, planted 
in row crops in early 2015.  Almond orchards occupy most of the land immediately west of 
Fulton Avenue.  Two agricultural product processing facilities are located north of Colony Road
west of Fulton Avenue.  Horse boarding facilities are located in the southeast portion of the NPSP 
area.  

The northern portion of the NPSP area, forming its northern boundary, is the actively-used 
Mistlin Sports Park facility.  At present, development of Mistlin Sports Park consists of twelve
soccer fields, four baseball/softball fields, two baseball fields, parking areas, an interactive water 
feature, tot lot, restrooms and other open space. Expansion area for the park is located to the 
west, east and north outside of the NPSP area but within the City limits.

The City approved a Development Agreement in 2006 for development of a commercial 
shopping center on the lands east of Jack Tone Road and north of River Road, adjacent to the 
Mistlin Sports Park.  This project may result in approximately 245,000 square feet of retail 
development and there is a Development Agreement with the City that is valid up to 2021; 
however, the project is not under current consideration for development.  There are no other 
known development projects approved or applied for in the vicinity of North Pointe.

Existing land use to the north of the NPSP area is predominantly agricultural, largely almond 
orchards with interspersed residences and farming center facilities.  Some urban residential 
development has occurred north of River Road between Fulton Avenue and North Ripon Road.  
East of Fulton Avenue, the east boundary of the NPSP area, is an existing single-family 
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residential area known as the Chesapeake development.  Park View Elementary School serving 
the area is immediately east of Fulton Avenue and south of River Road.

SR 99 freeway is the primary feature of land use south of the NPSP area; immediately south of 
the freeway is the Union Pacific Railroad, which parallels the freeway.  Beyond the railroad and 
further south are residential and commercial areas of central Ripon.  

Jack Tone Road is the west boundary of the NPSP area. Land west of Jack Tone Road in the 
vicinity of the freeway is a truck stop facility, and lands further north are in agricultural uses.

The proposed NPSP area is located within the South San Joaquin Irrigation District (SSJID); 
existing SSJID laterals provide irrigation water to agricultural lands in and near the NPSP area.
Although SSJID is the primary source of irrigation water for the NPSP area, agricultural and 
domestic wells serve some existing uses in the area. Additional information on agriculture and 
Williamson Act contracts is provided in Chapter 5.0 Agriculture and Forestry.
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The NPSP area is within the Primary Urban Area (PUA) designated in the Ripon General Plan 
2040.  The PUA comprises lands designated for urban development during the planning period, 
excluding lands within the Existing Urban Area.  The PUA boundary is coterminous with the 
City’s Sphere of Influence boundary.

The NPSP area is subject to the land use designations of the Ripon General Plan.  The NPSP area 
is presently designated for Highway Service, Community Commercial, Regional Commercial, 
Mixed Use and Professional Office.  Existing general plan designations and zoning are shown on 
Figures 13-2 and 13-3.

Lands surrounding the NPSP area are also incorporated and designated for urban development.
Surrounding land uses include Highway Service, Mixed Use, Regional Commercial, Park and 
Low to High-Low Density residential along the eastern boundary of the area.  The Ripon General 
Plan 2040 classifies the major circulation routes serving the NPSP area as to their future 
circulation purposes.  Jack Tone Road is classified as a Major Arterial, while Fulton, Colony and
Santos Avenues are Minor Arterials.  Goodwin and Hoff Drives are Collector streets, and River 
Road is planned as an Expressway that will ultimately connect with SR 99 freeway via a future 
new interchange.

The Ripon General Plan 2040 sets forth numerous policies that guide urban development and that 
are relevant to the proposed NPSP.  These policies have been considered during the preparation 
of the NPSP and are reflected or implemented in the specific plan.  The consistency of the NPSP 
with the Ripon General Plan 2040 is considered in the following impact analysis section.  
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����� and as documented in the 
Ripon General Plan, the San Joaquin County Multi-Species Habitat Conservation and Open 
Space Plan (SJMSCP) is the applicable habitat conservation plan for urban development in San 
Joaquin County.  All incorporated cities in San Joaquin County, including the City of Ripon, San 
Joaquin County, Caltrans, the Department of Fish and Game and the US Fish and Wildlife 
Service have committed to implement the SJMSCP in conjunction with new development.
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FIGURE 13-2

EXISTING GENERAL PLANSource:City of Ripon

NORTH POINTE SPECIFIC PLAN AREA
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FIGURE 13-3
Map Date: 03/12/2015
Source: City of Ripon EXISTING ZONING

NORTH POINTE SPECIFIC PLAN AREA
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According to the CEQA guidelines, a project may have a significant effect on the environment if 
it would:

• Physically divide an established community.

• 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.

• Conflict with any applicable habitat conservation plan or natural community conservation 
plan.
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Adoption of the NPSP would establish a modified and more precise land use plan for the NPSP 
area as discussed in more detail in Chapter 3.0 and 4.0.  The entire NPSP area is, however,
presently designated and zoned for urban development including Highway Service, Community 
Commercial, Regional Commercial, Mixed Use and Professional Office land uses, and is served 
with City streets, utilities and services.  The project would not involve any change to the 
geographic area of planned urban development in Ripon, any change in the existing urban limits,
or any in urban form as described in the Ripon General Plan 2040.  

The NPSP provides for substantial quantities of urban development as described in the plan 
document.  Together, the NPSP land uses could result in development of as many as 1,050 new 
residential units and 1.7 million new square feet of non-residential development as discussed in 
Chapter 3.0.  Combined with existing non-residential development of about 0.25 million square 
feet, the total development potential of the NPSP area would amount to approximately 1,050
residential units and 1.95 million square feet of non-residential development.  

Total potential development under the NPSP would be substantially reduced from development 
quantities that could otherwise have been realized under existing general plan designations; total 
new development potential under existing general plan designations would amount to 2.6 million 
square feet of non-residential development.  Consequently, the overall potential traffic generation
and resulting air quality impacts of development would also be reduced, as discussed in Chapters 
6.0 and 17.0.

Besides being reduced in quantity, urban development pursuant to the NPSP would be 
substantially improved in quality.  Rather than adversely affecting or dividing the Ripon 
community, the NPSP is intended to improve coherence between existing development and new 
development north of SR 99.  Among the purposes of the NPSP is the development of a more-
integrated and vital urban landscape than would otherwise have been developed under existing 
general plan designations and zoning.  The resulting North Pointe neighborhood is to be 
internally integrated, providing for development of mutually-beneficial residential, commercial, 
recreational and open space land uses.  The North Pointe area would provide amenities and 
commercial support for existing single-family residential development east of Fulton Avenue, and
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NPSP development would augment and support the existing Ripon urban areas located south of 
SR 99.  This would be considered a beneficial land use effect.

The NPSP juxtaposes commercial development with planned residential areas in the eastern 
portion of the planning area.  Residential areas are distinct, and un-like uses are separated by 
neighborhood streets, parks or paseos. The proposed Land Use Plan would not involve any 
apparent land use conflicts. In contrast to existing land use designations and zoning, planned 
residential areas will also provide a buffer between existing low-density residential development 
east of Fulton Avenue and new commercial development west of Fulton Avenue. The NPSP 
contains design guidelines specific to the development of each type of land use, which would 
further reduce the potential for land use conflict.

The NPSP land uses would involve no known conflict with existing and known future off-site 
land uses.  Existing adjoining uses consist almost entirely of existing or planned urban uses.  
Adjoining land uses consist of the Flying J truck stop, agricultural land, Mistlin Sports Park, 
almond orchards, an elementary school and low-density residential uses along the east boundary 
of the planning area.   Agricultural land borders the NPSP area west of Jack Tone Road;
continuing agricultural use of this area would be buffered from conflict with new commercial 
development by a wide Major Arterial street with a landscaped median and parkways. The NPSP 
would also be consistent with the planned future uses of these lands as designated in the Ripon 
General Plan 2040. No significant conflicts with off-site land uses are anticipated.  

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The NPSP has been prepared by the City of Ripon to provide a more-focused vision and guidance 
for the future development in the North Pointe area.  The objectives of the NPSP were determined 
with reference to the General Plan 2040 policy guidance and would implement the more general 
land use goals and objectives of the General Plan.  The NPSP has been professionally prepared in 
close cooperation with City staff and has been reviewed with the Ripon public in a series of 
community meetings and other events.  
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and collector streets identified in the City’s Transportation Master Plan for the NPSP Area have 
been integrated into the Plan.  The rights of way for these roadways will also include the 
installation of all other public infrastructure called for by the City’s master plans for bicycle 
routes, water, sewer and storm drainage.  As a result, the NPSP is consistent with the City’s 
relevant infrastructure master plans.  

The NPSP Land Use Plan does vary in substantial ways from the land use pattern established in 
the General Plan 2040.  These changes, however, reflect the purpose of the NPSP and are 
consistent with and supportive of the overall goals and objectives of the General Plan. On 
adoption, the NPSP will represent the view of the City of Ripon with respect to urban 
development in the planning area.  Due to the historically limited rate of development in Ripon, 
the NPSP is expected to be implemented over an approximately 25-year time frame, consistent 
with the timeframe of the General Plan 2040.  To further mitigate any potential inconsistency
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between the NPSP and the General Plan 2040, the City will consider amendment of the General 
Plan 2040 Land Use Diagram in conjunction with the review of the NPSP and amend the General 
Plan as needed to maintain consistency.  The form of the amendment will be determined before 
the NPSP is considered by the City decision-makers.

The proposed specific plan, proposed general plan amendments and re-zoning are subject to the 
review and approval of the Ripon Planning Commission and City Council. With the approval of 
the proposed general plan amendments, the NPSP would involve no conflict with adopted 
General Plan designations.

The specific plan was reviewed with respect to its consistency with the applicable policy 
provisions of the Ripon General Plan. The NPSP has also been subject to extensive review by 
City staff and consultants, and no substantial conflict with the Ripon General Plan has been 
identified.

The NPSP area is presently zoned by the City of Ripon consistent with existing general plan
designations.   In addition to amending the General Plan, the NPSP area will be re-zoned for 
required consistency with the Ripon General Plan, as amended by the NPSP.  As a result, the 
NPSP will not involve any known zoning conflict.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The San Joaquin County Multi-Species Habitat Conservation and Open Space Plan (SJMSCP) is 
the applicable habitat conservation plan for urban development in San Joaquin County.  The City 
of Ripon participates in the SJMSCP, and the plan is available for use in connection with new 
development projects. Therefore, the project would not involve any conflict with the applicable 
HCP.

Level of Significance:  No effect

Mitigation Measures:  None required
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The Ripon General Plan describes noise as unwanted sound and contains a detailed discussion of 
noise measurement and factors influencing human response to noise, including figures that
illustrate these relationships.  Noise information is summarized in the General Plan EIR, and the 
EIR is excerpted here.

Environmental noise is comprised of sound from sources near and far, which results in the 
“ambient” noise of a community.  Environmental noise measurements typically use the A-
weighted decibel scale (dBA), which reduces very high and very low frequency components of 
sound to approximate the response of the human ear; the A-scale provides good correlation with 
subjective human response to noise.

The ambient noise of Ripon is a composite of sound from many sources, more or less background 
noise. An "intrusive" noise intrudes above the existing ambient level, e.g. individual events like a 
passing car or train, an aircraft flying overhead, or a lawnmower in the neighborhood. To 
adequately reflect the variation in noise levels and sensitivity throughout the day, noise level 
metrics have been developed that average the hourly noise over a twenty-four-hour period.  In the 
averaging method, noise occurring in the evening or night hours is weighted in recognition of the 
fact that people are much more disturbed by noise at night than at any other time. Two primary 
community noise level descriptors commonly in use are the Community Noise Equivalent Level 
(CNEL) and the Day-Night Average Noise Level (Ldn).  Ripon General Plan noise data are 
presented in terms of CNEL, and the General Plan EIR analysis utilizes the Ldn metric; the two 
descriptors are recognized as essentially equal, and the data interchangeable.
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Ripon has adopted noise standards in its General Plan, based on standards for acceptability of 
land uses exposure to noise developed by the State Office of Noise Control. As shown on Table 
14-1, for residential land uses, including single-family, duplex and mobile homes, noise levels of 
less than 60 dBA are presumed acceptable. Noise up to a level of 70 dBA can be acceptable,
subject to certain conditions.  Noise levels above 70 dBA are presumed unacceptable for 
residential uses, but may be found acceptable under more stringent analysis conditions, or with 
mitigation.  Noise levels above 75 dBA are clearly unacceptable for low-density residential 
development. Interior noise levels should not exceed 45 dBA.  Existing individual residences 
within the NPSP and in the neighborhoods east of Fulton Avenue would be considered “noise 
sensitive” as represented by the Ripon noise standards for low-density residential development.

Other standards apply, as appropriate, to other land uses.  More noise-sensitive land uses, such as 
schools and hospitals, have a lower impact threshold. Less-sensitive land uses such as 
commercial and industrial uses have relatively high thresholds. Other sensitive land uses in the 
Ripon area include schools, a rest home, a convalescent hospital, and recreation areas such as 
parks. An elementary school is located immediately east of the NPSP area across Fulton Avenue.

� �
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TABLE 14-1
LAND USE COMPATIBILITY FOR COMMUNITY NOISE ENVIRONMENTS

� �
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Vehicular traffic along SR 99 and railroad operations on the Union/Southern Pacific Railroad
(USPR), located parallel and adjacent to the south side of the highway, are the primary noise 
sources that affect the NPSP.  The SR 99 and railroad alignments form the southwest boundary of 
the NPSP area.  The General Plan 2040 does not identify any existing industrial activities in the 
Ripon area that generate noise at levels that exceed standards and cause residents to be 
uncomfortable. Existing nut processing facilities west of Fulton Avenue involve post-harvest 
seasonal noise.  The continued operations of this facility have occasionally resulted in periodic
complaints from nearby residents.

Noise generated by SR 99 vehicle traffic affects land use several hundred feet from the highway 
corridor. Table 14-2 shows the distance to the 65 dBA noise contour for SR 99 and Jack Tone 
Road, the two roadways in the vicinity of the NPSP area that were analyzed in the General Plan 
EIR. The existing residences located in the southeast portion of the NPSP area south of Dexter 
Way are located within the 65 Ldn contour for vehicle noise generated from SR 99. Remaining 
existing land uses in the NPSP area are commercial or agricultural in nature and do not involve 
sustained exposure to freeway noise.  

The Union Pacific Railroad southwest of SR 99 is a substantial noise source but, due to the 
dominance of noise from SR 99, railroad operations are not an important noise source in the 
NPSP area.   The railroad is separated from the planning area by SR 99; the SR 99 right-of-way
width ranges from approximately 220 to 500 feet.  As described in the General Plan, although 
audible as a train passes, noise generated by railroad operations is substantially less than the 
existing highway traffic when averaged over a 24-hour period.  The distance from SR 99 to the 65 
dB Ldn contour is not increased by the presence of the railroad.

The GPEIR states that a large proportion of development along the railroad alignment through the 
City of Ripon consists of commercial and industrial land use, which creates a partial barrier 
between more-distant residential areas and the railroad noise source.  This is also applicable to the 
NPSP area where most parcels along the freeway are developed for commercial land use, which 
is less noise sensitive.  Existing and future commercial development in this area will provide 
additional noise attenuation for residential and other noise-sensitive land uses to be developed in 
the NPSP area.

Major local streets in Ripon also generate noise, but to less significant levels.  Streets with 
potential noise effects on nearby land uses are generally four-lane collector and arterial streets 
with moderate vehicle speeds and traffic volumes.  Streets of potential noise concern identified in 
the General Plan are West Main Street, Jack Tone Road, Milgeo Road, Manley Road and North 
Ripon Road.  Most of these streets are located outside the NPSP area.

The General Plan notes that traffic noise exceeding 65 Ldn is experienced only within or 
immediately adjacent to street rights-of-way along most other streets and roads such as two-lane 
residential and/or commercial streets for which vehicle speeds and traffic volumes are relatively 
low.  The theoretical (calculated) distance from these streets to the 65 dB Ldn contour ranges 
from about 15 to 60 feet from the centerline of the street.
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TABLE 14-2
HIGHWAY/STREET TRAFFIC NOISE AND DISTANCE TO CONTOURS

Ldn @
50 Feet

Ldn @
100 Feet

Ldn @
200 Feet

Ldn @
1,100 Feet

Distance to
65 dB Ldn 

Contour

SR 99, North of Jack Tone 
Road

86.2 81.7 77.2 66.6 1,300

N Jack Tone Road, South of 
Santos Road

71.2 66.7 62.2 N/A 130

N Jack Tone Road, South of
SR 99

64.8 60.3 55.8 N/A 49

Source:  General Plan EIR
�
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The CEQA Guidelines indicate that a project would have a significant noise impact if it would 
involve:  

• 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?

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

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

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

• 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?

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

The Ripon General Plan establishes criteria for acceptable noise levels for noise sources.  The 
Community Health and Safety chapter establishes a 60 dB Ldn exterior noise level standard for 
residential uses with a conditionally acceptable exterior noise level of up to 70 dB Ldn.  Title 16 
of the Ripon Development Code establishes 60 dB Ldn as the maximum allowable exterior noise 
level standard for residential outdoor activity areas, but allows an additional 5 dB Ldn from 
7:00am to 7:00pm.
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The GPEIR indicates potential noise impacts associated with development in Ripon would result 
in increased noise exposure for existing sensitive receptors by increasing the output of existing 
noise sources, such as increasing traffic on existing streets, or by creating new sources.  Other 
potential noise impacts could result from development of new sensitive land uses in locations 
where existing noise is excessive, such as areas near SR 99. In addition, construction activities 
near sensitive land uses can result in significant noise impacts.
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New development under the NPSP would include residential development, a noise-sensitive land 
use.  No other noise-sensitive land uses are prescribed by the specific plan, although such uses 
may be located within the planning area, including commercial areas.  The same is true of 
potential future development under existing general plan designations and zoning.  

SR 99 is the most substantial noise source in the NPSP vicinity, and its noise “impact area,” 
assuming that there is no building or other barrier development between the freeway and future 
residential uses, would extend several hundred feet from the highway. Table 14-3 describes 
potential future noise impacts from SR 99 traffic as projected in the general plan; noise in excess 
of 65 dBA would occur up to approximately 2,036 feet from the highway. A portion of the 
planned NPSP residential developments, the planned Single-Family Residential (8-11 units/acre) 
west of Fulton Avenue and south of Colony Road, would be located within this distance and 
potentially subject to noise levels in excess of adopted City standards. Noise levels at this 
distance, excluding potential barrier attenuation, could reach 69.5 dBA, which is rated 
conditionally acceptable for community noise exposure for single- and multi-family residential 
land use. Other land within 2,000 feet of the freeway are designated for less-sensitive 
commercial use; in the absence of a noise-sensitive commercial use proposed in the area, no
significant noise effects would occur.

Predicted future unobstructed noise levels are likely to be attenuated by commercial development 
occurring between the planned residential areas and SR 99 freeway.  Barrier attenuation varies 
with the type, height, elevation and distances between barrier, source and receiver.  For example, 
a masonry wall that interrupts line of sight between the source and receiver will produce noise 
attenuation of at least 5 dBA.  In the event that a proposed residential project were to be exposed 
to noise levels in excess of City standards, it is likely that installation of a noise wall could reduce 
potential noise impacts to less than significant.

Planned commercial development between SR 99 and proposed residential areas would provide  
noise attenuation and contribute to noise reduction in the residential areas. The amount of 
potential noise reduction at any given point in time cannot be predicted at this time, as the type of 
commercial development, the relative amount of screening, building height and other variables is 
not known.  Potential noise impacts on future residential projects within 2,000 feet of SR 99 will 
need to be evaluated on a case-by-case basis.  
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Table 14-3

FUTURE HIGHWAY/STREET TRAFFIC NOISE AND DISTANCE TO CONTOURS

Ldn @
50 Feet

Ldn @
100 Feet

Ldn @
200 Feet

Ldn @
1,100 Feet

Distance to
65 dB Ldn 

Contour

SR 99, North of Jack Tone 
Road

89.1 84.6 80.1 69.5 2,036

N Jack Tone Road, South of 
Santos Road 73.0 68.5 64.0 N/A 170

N Jack Tone Road, South of
SR 99 67.1 62.6 58.1 N/A 69

Source:  General Plan EIR

As individual development projects are submitted for City approval, noise conditions will be 
considered as prescribed in existing City policies to ensure residents in the NPSP area are not 
exposed to unacceptable noise levels. These considerations are contained in existing General 
Plan Policy J1.

Policy J1. To require noise buffering and setbacks as construction techniques in 
developments in the proximity to the highway, railroad, or major streets.

Conformance with this policy, as well as City of Ripon Municipal Code requirements, and any 
mitigation measures specified in the NPSP or this EIR will reduce potential exposure to highway 
noise to a less than significant level.

Buildout of the NPSP would contribute to increased traffic on existing and future local streets in 
the NPSP area.  Traffic noise produced on heavily used segments of arterial streets within the 
NPSP, including Jack Tone Road, River Road, Colony Road and Santos Avenue, can be expected 
to exceed General Plan 2040 noise standards in the vicinity of the roadway.  Table 14-3 indicates 
future noise levels expected for Jack Tone Road that were analyzed in the GPEIR and distances to 
the 65 dB Ldn contour; according to this information, lands within 170 feet of Jack Tone Road 
could be exposed to noise in excess of 65 dBA. Development near River Road, Colony Road and 
Santos Avenue could also be exposed to street noise in excess of standards.

As discussed above for potential noise impacts from freeway noise, noise analysis for projects in 
the vicinity of the arterial streets, as required by general plan policies and the mitigation measure 
shown below, would determine the potential for noise impacts from existing and future new 
streets. Compliance with these policies, in conjunction with Ripon’s Development Code and any 
CEQA guidelines would result in less than significant impact to future residents.

Future residential development within the NPSP area would also be subject to noise from existing 
noise-generating land uses, such as the nut hulling facility, or from existing or future development 
of noise-generating land uses within areas designated in the NPSP for non-residential
development, including the Goodwin Business Park.  While new non-residential uses adjacent to 
planned residential areas would likely be required to incorporate noise mitigation to avoid 
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impacts, the previously-approved Business Park is not subject to such requirements.  Potentially-
exposed new residential development would need to be designed to avoid significant noise 
effects.  

Potential exposure of new residential development can be avoided by requiring specific 
consideration of potential noise impacts in connection with residential projects adjacent to 
existing or planned non-residential development.  This consideration, required by mitigation 
measure NO-1.2 below, would reduce this potential impact to a less than significant level.  

Level of Significance:  Potentially significant

Mitigation Measures:

NO-1.1 Applicants for future residential development projects located within 2,000 feet 
of SR 99 shall retain a qualified acoustical professional to conduct noise analysis to 
determine the project site noise levels that would result from traffic on SR 99 as well as 
existing and planned arterial roadways in the vicinity of the project, and to prescribe 
noise mitigation measures sufficient to reduce predicted noise levels on the project site to 
City standards or lower.  The applicant shall incorporate noise mitigation features into 
project plans and specifications.

NO-1.2 The Community Development Director (Director) shall consider the potential 
noise exposure of proposed residential projects adjacent to or near existing or planned 
non-residential development.  If the Director determines that City noise standards may be 
exceeded at proposed residences, the Director may specify measures that would reduce
potential noise impacts to a less than significant level, or require the applicant to have an 
acoustical study prepared by a qualified consultant that includes recommendations that 
prevent exceedence of City standards.  Conditions of approval for the project shall 
incorporate measures specified by the Director or the noise study as appropriate.  

Significance After Mitigation:  Less than significant
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Potential increases in ambient noise in Ripon could result from the development of new stationary 
noise sources with the potential to impact nearby land uses and would result from general 
increases in traffic and other distributed noise sources as the NPSP area and the remainder of the 
City develop.  With mitigation for stationary sources that would result from City review, neither 
effect would be significant. 

The NPSP does not describe any planned land use that would involve substantial noise generation 
or potential impacts on noise-sensitive residential areas and would not promote or specifically 
permit any such uses.  Planned residential areas would not generate significant noise other than 
from periodic maintenance activities.  Planned non-residential uses would occur primarily indoors 
and would not typically result in off-site noise impacts.  New non-residential land uses that might
involve potential noise impacts on surrounding lands would be subject to City review,
conformance with the NPSP and conformance with General Plan policies that would prohibit 
direct noise impacts, including the following:

Policy J3. To require analysis of potential noise from developments and require 
mitigating measures to reduce noise impacts to adopted City noise standards.
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Policy J4. To examine any source of noise projected at or above 70 dB at 50 feet for
compatibility with existing or projected planned neighborhood land use before granting a 
rezoning or conditional use permit.

Buildout of the NPSP would contribute to increased traffic on the Ripon street system, including 
streets in the NPSP area.  Traffic increases would contribute to future ambient noise levels in the 
project area and the City as a whole.  The NPSP, however, would involve a reduction in the 
intensity and amount of urban development planned for the NPSP area and therefore the 
contributions of the NPSP area to future ambient noise levels would be reduced. This potential 
effect has been considered in the General Plan 2040 and the GPEIR.  The project’s contribution 
to these predicted noise levels would be less than significant.

In addition, other policies discussed below address excessive street noise and short-term noise 
impacts associated with construction.  Compliance with these policies, in conjunction with 
Mitigation NO-1, Ripon’s Development Code and any CEQA guidelines would contribute to less 
than significant effects on ambient noise.

Policy J2. To control noise sources in residential neighborhoods by restricting through 
truck traffic to designated truck routes.

Policy J3. To require analysis of potential noise from developments and require 
mitigating measures to reduce noise impacts to adopted City noise standards.

Policy J7. To minimize the duration of heavy equipment operations in the vicinity of
residential uses or other sensitive noise receptors, especially during evening and early 
morning hours.

Level of Significance:  Less than significant

Mitigation Measures: None required
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Train operations along the UPRR are not expected to involve any substantial adverse noise effects 
on new land development within the NPSP.  As discussed above, the UPRR line is separated 
from the project area by SR 99, a width ranging from approximately 220 to 500 feet. As 
described in the GPEIR, noise within the NPSP area is dominated by SR 99 traffic noise, which 
reduces the potential importance of noise from railroad operations.  Railroad noise modeling 
reported in the GPEIR indicates that the area located within the 65 dB Ldn contour is not 
increased by train operations. NPSP residential development would occur a minimum of 
approximately 1,300 feet from the railroad tracks.  The mitigation measures described above, 
which are required to reduce the exposure of new development to vehicle traffic noise to 
established noise standards, would also reduce impacts associated with railroad noise to less than 
significant.

Level of Significance:  Less than significant

Mitigation Measures:  None required

�
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During construction of NPSP land development, noise from construction activities would add to 
the noise environment in the immediate project vicinity. Activities involved in construction 
would generate maximum noise levels ranging from 85 to 88 dB at a distance of 50 feet.  
Construction activities would be temporary in nature and are anticipated to occur during normal 
daytime working hours.

Noise would also be generated during the construction phase by increased truck traffic on area 
roadways, by,on-site grading and from movement of heavy construction equipment, especially 
during site grading.  These noise increases would also be of short duration, and would likely 
occur primarily during daytime hours.  The Ripon General Plan reinforces limitations on 
construction activity with the following policy:

Policy J7.  To minimize the duration of heavy equipment operations in the vicinity of
residential uses or other sensitive noise receptors, especially during evening and early 
morning hours.

With these limitations in place, construction within the NPSP area is not expected to result in 
significant noise impacts.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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There are no airports or airstrips located in the vicinity of the NPSP, and there are no aviation 
facilities that involve flight paths with potential noise impacts on the NPSP area.  No such 
facilities would be developed as a result of the project.  The project would have no effect in this 
issue area.

Level of Significance:  No effect

Mitigation Measures:  None required
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The NPSP area is located within the boundaries of the City of Ripon, in San Joaquin County.
The City of Ripon, which represents approximately 21% of the overall County population, has 
grown from a 2005 population of approximately 13,240 (California Department of Finance, 
Report E-4) to an estimated January 1, 2014 population of approximately 14,855 (California 
Department of Finance, Report E-5), which amounts to total growth over that period of about 
12.2%, or an annual growth rate of just over 1%. During that same period, the San Joaquin 
County population increased from 685,306 to 710,731, an approximately 3.7% increase. In 
recent years, which included the recent economic downturn, the City of Ripon grew at a rate 3-4
times that of the County.

The Ripon General Plan illustrates the City’s rapid growth between 1960 and 2005 (from a
population of 1,894 to 13,241); annual increases of greater than 10% occurred between 1980 and 
1987.  At that time, the City implemented a residential growth accommodation program, which 
planned for annual growth ranging from 3-6% and has resulted in an overall annual growth rate of 
3.9% up to the present time.  The average annual growth rate is planned to remain in place
through the General Plan 2040 planning period; by 2040, the population in the City of Ripon is 
estimated to be approximately 40,000.

The Department of Finance (Report E-5) reported a total of 5,129 housing units in the City of 
Ripon as of April 1, 2010. About 88% of the 2010 housing units were single-family units, and 
most of the remainder (12%) were multi-family units, with the exception of about 13 mobile 
home units (0.25%). Nearly all of the new units developed since 2010 have been single-family
detached housing; there has been no construction of multi-family residential units during this 
time.

The NPSP area contains approximately ten existing residences.  Based on the household rate of 
3.10 persons per dwelling unit (California Department of Finance, Report E-5), the population 
within the NPSP area is about 25 people.
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According to the CEQA Guidelines, a project may have a significant effect related to population 
and housing if it would:

• 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).

• 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.
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The NPSP Land Use Map plans for Single-Family and Multifamily Residential development in 
the vicinity of Fulton Avenue.  Development elsewhere in the planning area would consist of 
various forms of non-residential development.  Projections contained in the NPSP indicate that an 
estimated 1,050 residential units could be developed in the NPSP area based on the acreage 
devoted to each use and allowable densities.  This would result in an increase in the potential 
future population  in the City of Ripon of about 2,533 people (approximately 7.8% of the City’s 
projected 2040 population), based on the maximum potential number of units at the rate of 3.10
people per single-family household and 2.10 people per multi-family households. This effect is 
neither adverse or beneficial.

Besides its population effect, the NPSP project involves numerous benefits to the community, all 
of which arise from the purposes of the plan.  Among these are the improvement of the 
integration of residential and non-residential land uses and the provision of a gradual transition 
between these uses west of Fulton Avenue.  Planned Core improvements would provide 
community benefits to existing and planned residential areas north of SR 99 and to the City as a 
whole.  In adopting the NPSP, the City of Ripon is affirming that these are important beneficial 
effects that would offset any negative effect associated with population growth.

As discussed in Chapter 21.0, Growth-Inducing Impacts, the project would contribute indirectly 
to the rate of population growth in Ripon by designating and increasing the desirability of land in 
the North Pointe area for residential development.  The rate of population growth would continue 
to be influenced by economic conditions and City policies and programs related to urban 
development, including its objective of limiting residential growth to 3-6% per year. The 
potential population increase associated with the NPSP would be realized gradually over an 
indeterminate span of time, consistent with the Ripon General Plan.

Level of Significance: Less than significant

Mitigation Measures: None required
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The NPSP would not involve any substantial effects on housing.  The existing ten residences
within the NPSP area would likely be removed in conjunction with urban development of the 
various properties on which they are located; however, some of these residences may be 
preserved and incorporated into new development.  In any event, the few existing residences
would eventually be replaced by up to 1,050 dwelling units to be constructed in the NPSP area 
during the buildout period. New homes would consist of detached units in Single-Family 
Residential areas and likely attached units in the Multi-family Residential area.

Implementation of the NPSP would involve an overall beneficial effect on the availability of land 
for a variety of housing development types and densities.  Planned housing densities would 
provide for a range of housing options as the population of the City of Ripon grows over time.  
The project would have a positive effect on the City’s ability to provide housing consistent with 
the Regional Housing Need Allocation for San Joaquin County.  

The NPSP would not result in any forced displacement from existing housing units.  Plans to 
vacate and demolish existing residences would be subject to agreements and negotiations between 
developers and owners, or owners and tenants.  City demolition permits would be required before 
removal of the existing units.
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Level of Significance:  Less than significant

Mitigation Measures:  None required
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This section addresses the potential direct and indirect environmental effects of the 
implementation of the NPSP on public service providers, including the following five providers:

• Police Protection
• Fire Protection
• Schools
• Parks and Recreation
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This section defines significance thresholds for each of the following analyses of NPSP impacts 
on the public services listed above. According to the CEQA Guidelines, a project may have a 
significant effect on the environment if it would 

“. . . result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities in order to maintain acceptable service ratios, 
response times or other performance objectives for any of (these) public services.”

The CEQA Guidelines also state that a project may have a significant effect on the environment if 
it would generate a need for new or physically altered governmental facilities for the 
aforementioned public services, the construction of which could cause significant environmental 
impacts.
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Law enforcement services for all areas within the City limits, including the NPSP area, are 
currently provided by the Ripon Police Department (PD), which is based at 259 N. Wilma 
Avenue.

The Ripon PD holds to an average response time of six minutes per service call overall, but calls 
involving Part 1 offenses (homicide, rape, aggravated assault, burglary, arson and other life-
endangering situations) have a faster average response time (Merchant, pers. comm.). The PD
maintains an average staffing level of one officer per patrol unit and three patrol units per shift.

The Ripon PD has 23 sworn officers on staff currently.  This represents a staff to population ratio 
of approximately 1.6 officers per 1,000 persons.  Total PD personnel includes the 23 sworn 
officers, one reserve officer that supports patrol officers, five full-time and one part-time
dispatchers, a part time animal control officer, and one part time IT person.  In addition, the City 
has an active volunteer program known as V.I.P.S., or Volunteers in Police Service, that enlists 
primarily retired citizens who are trained to perform duties such as street patrol, controlled traffic 
direction, special events service and emergency assistance. The V.I.P.S. enhance the 
Department’s ability to serve the community. Ripon PD also sponsors a Crime Prevention 
Program that offers patrol based enforcement and education.

The Ripon General Plan EIR includes goals and policies that establish the standards for staffing 
levels and response times, and the City’s intent to maintain those standards.  The General Plan 
EIR addresses anticipated population growth through the term of the General Plan, which will 
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include build-out of the NPSP, and indicates 45 additional officers will need to be added to the 
Ripon PD force by 2040.

PD considerations related to continued urban development in the Ripon area include 1) dedication 
of resources to increase staffing levels as the population increases to maintain the City’s goal of
2.0 sworn officers per 1,000 population, 2) maintaining the ability to respond to increased calls 
for service within acceptable response times, and 3) provision of appropriate and necessary 
equipment, including patrol cars. The priority for the Department is ensuring the Ripon 
community remains a safe environment for residents and visitors (Merchant, pers. comm.).

Capital costs for the PD are funded through Public Facilities Financial Plan (PFFP) fees collected 
at the time of building permit issuance.  These fees are required by ordinance to be paid upon 
submittal of building permits.
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Planned urban development within the NPSP area and other Ripon planning districts would 
incrementally add new population and improvements requiring police protection, and create new 
crime opportunities.  The NPSP would involve potential increases of up to 2,533 persons 
associated with planned residential development and non-residential activity associated with the 
1.7 million square feet of new non-residential area that could be developed under the NPSP.
Planned growth would increase demands for police protection that will need to be met by the 
Ripon PD. These needs can be met from existing or planned police facilities; no new facility will 
be required that could result in environmental impacts. It should be noted, however, that potential 
urban development under the NPSP would be no greater or more intense than urban development 
that could otherwise have occurred under existing general plan designations and zoning.

The General Plan EIR includes goals and policies to prevent crime and promote the personal 
security of Ripon’s residents as well as the satisfactory level of police service.  The Ripon City 
Council recommends the Ripon PD maintain a staffing ratio of 2.0 sworn officers per 1,000 
population, an increase from 1.5 officers shown in the General Plan (Zuidervaart, pers. comm.).  
In accordance with this policy, five new sworn officers would be needed to provide adequate 
police protection to the NPSP at full build-out.  Per General Plan policy, response time to service 
calls is continuously monitored, neighborhood security programs are promoted, crime prevention 
training for neighborhood groups and associations are available, and citizens are encouraged to 
participate in the VIPS program.  The Ripon PD participates in the review of new development 
projects in order to minimize creation of new crime opportunities.

Future police staffing costs are determined in financial planning and City decision-making that is 
beyond the scope of the EIR.  The City has made substantial provision for managing costs of new 
development, such as limiting growth to 3-6% per year; new development projects are required to
provide required infrastructure, and projects that may involve adverse fiscal impacts on the City 
may be required to provide fiscal analysis and supplemental funding to meet service cost 
shortfalls for the project. As noted above, capital costs of new development are met through 
collection of PFFP fees, which are collected from all development at the time of building permit 
issuance.  The City’s ability to provide adequate services to the City as it grows was evaluated in 
the 2010 Municipal Services Review (Ripon, 2010).   While acknowledging that continuing urban 
development would increase demands for public services, the MSR found that the City is 
adequately prepared to monitor and address the operating and capital costs of police services.
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Operating costs for police services for new development projects under the NPSP would be met 
from projected City revenues, and contributions to the City’s PFFP will be sufficient to cover 
capital costs associated with expansion of the Ripon PD.  Equipment needs such as new police 
vehicles, and other capital expenditures would be covered by PFFP fees. Certain projects may, 
however, involve extraordinary costs that need more detailed examination.  Ripon General Plan 
Policy A, Goal 10, however, provides that development projects may be required to prepare fiscal 
impact studies.  With these provisions for ensuring the continued viability of the Ripon PD, the 
project would have a less than significant effect on police services.  

Level of Significance:  Less than significant

Mitigation Measures: None required
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Fire protection services for the City of Ripon and surrounding rural areas, totaling 55 square 
miles, is provided by the Ripon Consolidated Fire District (RCFD).  RCFD Station No. 1, located 
on South Stockton Avenue at 1st Street, would be the first response team for emergency calls
within the NPSP area. This station is located approximately 0.8-miles from the nearest point of 
access to the NPSP area.  Station No. 1 provides primary response to all calls within the Primary 
Urban Area and operates the majority of apparatus controlled by the RCFD.

Station No. 1 contains a wide variety of apparatus, including two engines, one ladder truck, one 
rescue truck, one brush unit, one water tender, two medic/ambulance vehicles and a rescue boat.  
This range of equipment allows the RCFD to handle several types of incidents, such as structure 
and wildland fires, vehicle accidents, advanced life support medical emergencies, extrication, 
urban search and rescue, swift water rescue, hazardous materials spills, water transport, among 
others.  The station is staffed at all times with sworn firefighters and trained volunteer staff, as 
well as paramedic staff.

Station No. 2 is located on South Murphy Road approximately 0.5 miles south of SR 120 
(Yosemite Avenue), and is more than three miles from the downtown core of Ripon.  The station 
has one engine and is staffed 24 hours per day on weekends and an additional weekday.  Station 
No. 2 supplements service provided by Station No. 1 and 3, and participates in mutual aid 
agreements with neighboring districts.

Station No. 3 is located at the northwest corner of the North Ripon Road/River Road intersection.  
This station is equipped with one engine.  No new staff was hired for this new station, but staff 
from Station No. 1 is used to fill in to provide fire protection service from this location to the 
urban areas of the City (Bitters, pers. comm.).

The RCFD’s staff consists of administrative and clerical staff, chiefs, 12 full time firefighters, and 
paramedics, totaling 17 full time staff.  There are an additional 26 volunteer firefighters. The 
District currently maintains a ratio of approximately 1.0 sworn full time firefighter to 1,200 City 
residents.  The Ripon Fire Chief indicates the standard of 1.0 firefighter to 1,000 population is 
preferable; however, the volunteer staffing levels vary by day and time and affect the District’s 
ability to meet the standard.  At the current District size and population levels, the number of 
sworn full time firefighter staff should be increased by a minimum of two people; in the 
meantime, the RCFD is heavily dependent on mutual aid from neighboring departments.

The RCFD provides fire protection, paramedic emergency medical service, fire prevention 
education, as well as special enforcement programs that run weed abatement and other code 
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enforcement programs. The Ripon General Plan indicates the threat of wild land fires is low due 
to intensively managed agricultural lands that surround the city.  The General Plan also indicates 
the City of Ripon is responsible for the mitigation of any incidents related to production, storage
and transportation of hazardous materials, and has an agreement with RCFD to participate in the 
Joint County Hazardous Materials Response team.  RCFD maintains trained personnel to meet 
the minimum requirements of membership on the team.

The RCFD presently receives a Class 4 rating within the city limits and Class 8 for rural areas 
from the Insurance Services Office (ISO), a private company that provides information on 
property/casualty insurance risk, including the quality of fire protection services. The City’s 
recommended goal is to respond to emergency calls within five minutes 95% of the time in the 
city limits, and within 10 minutes 95% of the time in the rural areas. The RCFD typically 
achieves a four-minute response time in the city limits and an eight-minute response time in the 
rural areas (Bitters, pers. comm.).
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The GPEIR indicates the potential for wildland or brush fires will be reduced with urban 
development of agricultural areas of Ripon, but the number of structural fires has the potential to 
increase.  Future development of the NPSP area would result in increases in demands for RCFD
fire and emergency services as a result of expanded development and other improvements and an 
increased population. Build-out of the NPSP could result in the construction of up to 1,050
residential units and approximately 1.7 million square feet of new non-residential development.
Based on the RFCD’s recommended staffing ratio of 1.0 firefighters to 1,000 population, NPSP 
development would result in the need for 2.5 additional firefighters at full build-out.  These needs 
can be met from existing or planned fire protection facilities; no new facility will be required that 
could result in environmental impacts.  It should also be noted that potential urban development 
under the NPSP would be no greater or more intense than urban development that could 
otherwise have occurred under existing general plan designations and zoning.

As with police services, new development of the NPSP would contribute to the need for fire 
stations and fire protection equipment over time. Developers are required to contribute to the 
City’s PFFP to cover the capital costs of fire protection, including expanded station facilities and 
new equipment. The General Plan identifies the PFFP as an important means to prevent loss of 
life, injury and property damage due to wildland and urban fires.

The Ripon Municipal Services Review (Ripon 2010) agrees that continued growth will increase
demand on fire protection services, and that new fire facilities, vehicles and equipment, and 
personnel will be needed.  Additional operation costs will be met through the expanded property 
tax base that results from new development, and capital costs will be funded by developer fees as 
monitored by the RCFD and City.  

The General Plan includes several other policies, including equipping new non-residential
development with automatic interior sprinkler systems that meet the Uniform Building Code, 
maintaining fire inspections of commercial and industrial buildings, involvement of the RCFD in 
planning of new development to ensure fire issues are addressed and appropriate life safety 
provisions are incorporated into plans: construction of new roads must meet turning radius 
standards for fire fighting apparatus; new water systems must meet minimum fire flow rates as 
specified by the City’s Fire Code; and enforcement of all building and fire codes and City 
ordinances regarding fire protection.  The General Plan EIR states that although the potential for 
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wildland and structural fires associated with new development would be significant, compliance 
with policies and standards would mitigate potential fire safety effects to a less than significant 
level.

Level of Significance:  Less than significant

Mitigation Measures: None required
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The NPSP area is located within the Ripon Unified School District (RUSD). The RUSD, which
provides education for students in kindergarten through 12th grades, has a 2014-2015 school year 
enrollment of 3,042 students. This total includes 1,662 (55%) K-6 students, 465 students (15%) 
enrolled in grades 7-8, and 915 (30%) high school students. The Ripon General Plan predicted
the student population would double by 2010; however, enrollment has only increased 136 
students from the 2004-2005 school year. Existing RUSD facilities are listed below:

K-8 Schools: 

Colony Oak
Park View (adjacent to NPSP at Fulton and River Road)
Ripon
Ripona
Weston

High Schools:

Ripon High School
Harvest High School (formerly Ripon Continuation High School)

Elementary school capacity for the five schools combined is about 2,080 K-8 students. Current 
enrollment of the five schools amounts to about 2,125 students.  RUSD is developing a Facility 
Master Plan (available January 2015) for needed school improvements over the next five to ten 
years.  The Plan will define the expansion needs of the existing elementary and high schools, and 
will identify new schools needed to accommodate expected student population increases 
(Coleman, pers. comm.).

The Ripon Christian private school system offers education at all grade levels to the Ripon area.
Current K-12 enrollment is approximately 675 students, which is a decline of 90 students from 
the 2004-2005 school year.  The current Ripon Christian enrollment represents 18% of the total 
school-age population of the Ripon area.

Public schools operation costs are met with State funds distributed on the basis of Average Daily 
Attendance (ADA).  To assist in meeting school improvement costs, the RUSD collects developer 
fees. The current fee for residential construction is $3.36 per square foot. Commercial properties 
are subject to current developer fees of $0.54 per square foot of new construction. Applicable 
fees would be collected at the time of residential and/or commercial development. In addition, 
the Ripon General Plan EIR (page 4-6) indicates supplemental fees may be levied by the City of 
Ripon at its discretion and held in trust for school improvements, and funds are allocated on 
application from the District to the City.

�
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Development of the residential portions of the proposed NPSP will lead to the generation of 
additional student populations over time. Potential future student generation would amount to 
approximately 530 K-8 students and 403 high school students, based on the estimated residential 
development potential of 1,050 residential units, and student generation factors used by RUSD, 
presented in Table 15-1 below.

TABLE 16-1
NPSP STUDENT GENERATION RATE PER RESIDENTIAL HOUSEHOLD

Grade Level Per Single-
Family Unit

Per Multi-
Family Unit

Total Rate Students 
Generated

Elementary .410 .320 .730 368
Middle .122 .170 .292 161

Senior High .182 .490 .672 403
TOTAL .714 .980 1.694 932

Source:  Ripon General Plan EIR, 2006

Build-out of the NPSP would contribute to student enrollment and the projected need for school 
expansion or new schools within RUSD. These needs as well as their financial implications are 
being defined in the RUSD master planning process.  RUSD would need to accommodate up to 
932 students generated by residential development planned within the NPSP. Existing general 
plan designations and zoning in the project area would also involve the potential for student 
generation.  The Ripon General Plan EIR addressed the need to expand existing schools and 
construction of up to three new elementary schools to accommodate expected population 
increases through 2040. As discussed in Chapter 15.0 Population and Housing, the NPSP would 
not involve a significant population growth effect and would have a less than significant effect on 
school capacity needs and financing.

To assist in meeting RUSD’s school site acquisition and construction costs, residential 
construction within the NPSP area, and throughout the City, will be required to pay established 
developer fees.  Developer fees account for approximately 50% of new school funding; in the 
past, the State of California has provided the remaining 50% from state-wide school bonds, 
subject to voter approval, although the future of this funding source is uncertain.  In the event that 
bond funding is not available, the RUSD can increase non-contracted developer fees to meet 
construction needs.

Level of Significance:  Less than significant

Mitigation Measures: None required
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The Ripon General Plan describes the variety of parks and recreation programs that are operated 
in the City of Ripon. The City’s Parks and Recreation Commission manage the recreation 
programs and makes recommendations for management and improvement of recreation facilities.  
The Parks and Recreation Department is responsible for park planning and recreation activity 
programming.  The Public Works Department maintains all City parks and recreation facilities.

Parks owned by the City include community parks, neighborhood parks and mini-parks.  Mistlin 
Sports Park is the largest of the community parks (120.0 acres).  The south portion of Mistlin 
Sports Park is within the NPSP area.  Its features include baseball and softball diamonds, soccer 
fields, a covered picnic area, an interactive water feature and expansive turf area.  The soccer 
fields also serve as a regional storm drain facility.

Other City-owned parks located in and around the City of Ripon are listed in the Ripon General 
Plan.  Park sizes range from 0.2 acres to 28.3 acres and include features such as playgrounds, 
picnic areas, tot lot play equipment, gazebos, skate park, bike trails, swings, tennis courts, 
volleyball courts, softball and baseball diamonds, soccer fields, basketball and handball courts, 
among other features. Indoor recreation facilities in Ripon include a Community Center, the 
Senior Citizens Center and the high school gymnasium and multi-purpose building.  Other than 
schools, there are no other public park facilities in the vicinity of the NPSP.

Recreation facilities at the RUSD school campuses are available for after-school use.  The 
elementary schools provide playing fields and playground equipment.  Park View Elementary 
School is located immediately east of Fulton Avenue at River Road.  The high school provides a 
swimming pool made available to the public through a joint use agreement with the City.  

The U.S. Army Corps of Engineers controls a 30-acre undeveloped park area located along the 
north bank of the Stanislaus River that is planned for future picnic sites, swimming, fishing and 
hiking trails. The Jack Tone Golf Course is located at the southwest corner of the City. Caswell 
Memorial State Park is located southwest of the City at the south end of Austin Road; this 260-
acre park provides fishing, camping, picnic areas, hiking and swimming.

The Ripon General Plan addresses the requirement for number of acres of parkland per 
population levels.  The City’s standard is 5.0 acres per 1,000 persons.  In 2005, the number of 
acres of parkland per 1,000 persons was 25.7 acres, which far exceeds State and National 
guidelines of 2.0 to 4.0 acres per 1,000 persons.  The current population of Ripon of 14,855 
results in a ratio of 23.2 acres per 1,000 persons.

The GP EIR indicates full build-out of the General Plan will generate a need for 77 to 123 acres 
of new parkland, based on the City’s standard of five acres per 1,000 population.  The General 
Plan identifies 79.2 acres of new park sites and the City’s Public Facilities Financing Plan (PFFP) 
will provide adequate funding for park development to serve anticipated population growth.  
Goals and policies are included in the GPEIR, which address future park and recreation program 
development.
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The NPSP provides for the development of commercial and retail space as well as residential 
units.  Residential development will result in the need for approximately 15 acres of parkland 
based on the potential of approximately 2,500 population generated by the NPSP at full build-out.
These needs are likely fully met by the Mistlin Sports Park facility within the NPSP area.  
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The Ripon General Plan does not designate other future parks in the NPSP vicinity.  However, 
additional parkland development in Ripon warranted by new NPSP residential population would 
be funded by payment of the City’s PFFP for new NPSP development.

The NPSP itself provides for the development of internal green space, linear parks and paseos to 
interconnect residential neighborhoods, non-residential areas, Mistlin Sports Park and other future 
planned sports-related land uses to the north.  These parks and paseos will provide outdoor 
recreation and play areas, and will also include pedestrian and/or bike paths to provide alternative 
movement to vehicular travel. These facilities will be developed as “shared improvements” 
whose cost will be born by benefitted property owners, as identified in the NPSP.

The NPSP describes two planned two-acre parks.  A neighborhood park will serve residential 
neighborhoods in the eastern portion of the NPSP area and would include play areas, picnic areas
and other facilities.  The “Village Green” park would be located adjacent to Colony Road in the 
Core Commercial area; this facility would include open green space, gardens, memorials, cultural 
and outdoor entertainment facilities, picnic areas and play areas for children. This park is 
envisioned to be the “social heart” of north Ripon.

The acreage that will be dedicated to new parkland within the NPSP, combined with the existing 
acreage of Mistlin Sports Park, would result in total acreage that greatly exceeds the City’s 
parkland standard of five acres per 1,000 population.  As a result, the project would not result in 
an adverse effect on parks.

Level of Significance:  Less then significant

Mitigation Measures:  None required
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This chapter addresses the potential transportation impacts of the NPSP.  Potential effects are 
discussed in terms of vehicular traffic, transit, bicycle and pedestrian and other transportation 
modes.  The same subjects are addressed on a cumulative level in Chapter 19.0 Cumulative 
Impacts of this EIR.  

The potential traffic impacts associated with the NPSP were evaluated by the EIR consultant and 
the City of Ripon, with technical assistance from KD Anderson and Associates (KDAnderson); 
the KDAnderson technical report is shown in Appendix H of this EIR.  The traffic analysis 
employs the Ripon traffic model used for traffic impact analysis of the Ripon General Plan 2040.
This analysis is “tiered” to the GPEIR analysis, as discussed below and in Chapter 1.0 
Introduction.  

The NPSP traffic analysis is programmatic and is not intended to provide blanket “project-level” 
CEQA coverage for future NPSP development projects.  The NPSP includes land use plans, 
policies and design standards for the NPSP area that are more specific than the guidance provided 
in the General Plan 2040, but this planning guidance remains general in nature and does not 
provide the information necessary to support project-level traffic analysis.  The NPSP describes a 
range of land uses that can occur within each land use designation but is not specific as to the 
amount of land use, development phasing, site access or site design.  This information will 
become available to the City as individual development applications are submitted for review and 
approval. This is consistent with the level of definition of the project, and the “degree of 
specificity” required of an EIR for plan and policy documents established in CEQA Guidelines 
§15146.  

The traffic effects of certain development projects may be considered “adequately addressed” 
using this EIR.  Other, larger projects, or projects with traffic impacts that extend beyond the 
immediate project vicinity, or which involve substantial improvement needs, will require 
additional traffic study.  The scope of additional traffic study, if needed, will be determined by 
City staff on a case-by-case basis during the review of individual project applications. If a 
development project would involve significant traffic effects that are not addressed in this EIR, 
then additional CEQA review will be necessary.  This review process and decision-making 
criteria are discussed in Transportation Impact TRANS-1 below.  
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The NPSP area has been annexed to the City of Ripon and is planned and zoned by the City for 
intensive urban development.  The NPSP proposes to modify the existing General Plan 2040 land 
use designations for the NPSP area to support more-specific urban development objectives 
defined in the specific plan:  to create a vital mixed-use community that increases use of 
alternative transportation modes, within the existing transportation framework for the area.  The 
General Plan 2040 designates the NPSP for non-residential urban development but does not 
include a local design or alternative transportation focus.  The potential transportation impacts of 
development under existing designations and zoning were considered in the Ripon General Plan 
2040 and GPEIR (2006).  
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The NPSP area has to date supported approximately 0.25 million square feet (SF) of non-
residential development and development of Mistlin Sports Park.  The NPSP area is, however, 
largely un- or under-developed; developed lands are concentrated in the vicinity of SR 99.  These 
lands have the potential for development of a total of approximately 2.7 million SF of non-
residential uses under existing general plan designations and zoning.  

The GPEIR considered potential traffic impacts under then-existing (2005) and future (2040)
“buildout” (all lands developed) conditions at a programmatic level.  The GPEIR identified 
significant traffic effects that would require mitigation and a range of transportation 
improvements that would maintain City level of service (LOS) standards on local streets.  The 
GPEIR found that traffic impacts on SR 99 would be significant and unavoidable and that 
mitigation was the responsibility of another agency:  Caltrans.  The City Council adopted a 
Statement of Overriding Considerations for this and other significant and unavoidable 
environmental effects of planned development before approving the City of Ripon General Plan 
2040.

According to CEQA, when a prior EIR such as the GPEIR addresses the potential effects of a 
proposed project, the lead agency (the City) should limit the EIR on the later project to effects 
which were not examined as significant effects on the environment in the prior EIR, or that may 
be substantially reduced or avoided by specific revisions to the project, the imposition of 
conditions of approval, or other means.  These are among CEQA’s provisions for “tiering,” which 
involves using the analysis of “broader matters” in a prior EIR to concentrate the later EIR on the 
issues specific to the later project.  This NPSP traffic impact analysis is tiered to the GPEIR. 
Tiering provisions of CEQA are shown in full in Appendix H and discussed in more detail in 
Section 1.2.4 Future Use of this EIR.

GPEIR “tiering” is intended to apply to the larger, programmatic effects of approving the NPSP 
and may or may not adequately address the potential traffic impacts of new development projects 
in the NPSP area.  The City specifically intends to consider the need for additional traffic study as
detailed project-specific information becomes available. Additional information on City review 
of future projects is discussed in Transportation Impact TRANS-1 below.  
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This traffic analysis considers several scenarios that reflect both near-term baseline and long-term 
future baseline conditions; the near-term baseline is existing conditions as represented in 2015 traffic 
counts for streets in the project area; the long-term baseline is buildout under the Ripon General Plan 
2040.  The following scenarios were subject to traffic impact analysis:

• Existing (Baseline) Conditions
• Existing Conditions plus NPSP Buildout
• Cumulative (General Plan 2040) Baseline
• Cumulative Plus NPSP Buildout

The first two scenarios are described in this chapter.  The remaining two scenarios are described 
in Chapter 19.0, Cumulative Impacts. 
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Traffic impacts were analyzed using modeled changes in traffic volumes on existing and future 
roadway segments.  This approach is the same as that used in the GPEIR, and for the sake of 



�������������
����	����
������� ����� �������������� ��

consistency uses many of the same roadway segments analyzed in the GPEIR.  This approach is 
consistent with the level of detail of the NPSP and applicable provisions of the CEQA Guidelines.  

15146. DEGREE OF SPECIFICITY

The degree of specificity required in an EIR will correspond to the degree of specificity involved 
in the underlying activity which is described in the EIR. 

(a) An EIR on a construction project will necessarily be more detailed in the specific effects of the 
project than will be an EIR on the adoption of a local general plan or comprehensive zoning 
ordinance because the effects of the construction can be predicted with greater accuracy.

(b) An EIR on a project such as the adoption or amendment of a comprehensive zoning ordinance 
or a local general plan should focus on the secondary effects that can be expected to follow from 
the adoption or amendment, but the EIR need not be as detailed as an EIR on the specific 
construction projects that might follow.

The NPSP is a more-refined but still general description of planned land uses and development 
policy. The NPSP is intended to guide future development towards community objectives 
defined in the Plan.  The NPSP does not include land use prescriptions, site designs or building 
footprints for any of the properties in the planning area; the NPSP provides no guidance as to 
access points, on-site circulation, site improvements or other development detail that would be 
necessary to support a more detailed traffic impact analysis, nor has this information been 
submitted to the City.  The basis does not exist for more precise estimation of trip generation, 
internal trip capture, trip distribution and assignment.  More specific analysis, i.e. of intersections 
is not feasible with the available information and would not provide meaningful information for 
project applicants or City decision-makers.  

The City anticipates that additional traffic study will be required of certain larger projects in order 
to provide for the orderly development of the NPSP area and mitigation of potentially-significant 
traffic effects.  Some smaller projects that are consistent with the level of development 
anticipated in the GPEIR can be processed without additional traffic study; these projects will 
nonetheless be obligated to meet City development standards and participate in the PFFP, RTIF, 
NPSP and any other applicable fee programs.  More precise criteria for determining when 
additional traffic analysis may be required is defined in the discussion of Transportation Impact 
TRANS-1. Ultimately, the City Planner, as the City’s environmental review officer, will 
determine the need for, and extent of, further environmental review.

The potential traffic impacts of the NPSP were analyzed in accordance with the level of detail 
limitations discussed above.  The first method considers the traffic effects of development under 
the NPSP as measured by LOS.  The second involves consideration of the potential effect of the 
NPSP on Vehicle Miles Traveled (VMT) associated with future development in the NPSP area. 

Chapter 19.0 Cumulative Impacts, Section 19.14 Transportation includes a comparison of vehicle 
trip generation associated with development with the NPSP and with existing general plan 
designations.  This analysis, which provides a backdrop for the LOS and VMT analysis predicts 
the total number of vehicle trips that could result from buildout of the NPSP area in the long term, 
with and without the NPSP project.  These results, which show that the NPSP land uses would 
generate approximately 30% less traffic than existing general plan designations, provide a relative 
understanding of the traffic effects of “NPSP” and “no-NPSP” conditions.

The LOS analysis discussed below compares future traffic operating conditions with the NPSP to 
existing conditions and provides a quantitative basis for evaluating impacts on baseline conditions 
and the significance of NPSP traffic impacts under CEQA.  LOS measures the quality of traffic 
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flow based on driver convenience using letter designations ranging from A to F; an LOS rating of 
“A” describes the best conditions, and LOS “F” represents the worst conditions.  The traffic 
conditions characteristic of each of the LOS categories for roadway segments are shown in Table 
17-1 below.  

The LOS analysis utilized a travel demand forecasting simulation model developed by the San 
Joaquin County Council of Governments, modified by the City of Ripon in the preparation of the 
General Plan 2040 and adjusted by KDAnderson in the analysis of NPSP traffic impacts as shown 
in Appendix H.  The model calculates traffic conditions under the Existing Baseline Condition 
and General Plan 2040 conditions based on defined land use infrastructure scenarios.  The model
is utilized for LOS analysis on roadway segments; the results are daily traffic volumes that can be 
compared to the LOS criteria shown in Table 17-1.  The model results do not provide peak hour 
intersection analysis. 

TABLE 17-1
LEVEL OF SERVICE CRITERIA FOR ROADWAY SEGMENTS
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The following roadways, shown on Figure 17-1, were subject to analysis under Existing baseline 
and Existing Plus NPSP conditions, and also under long-term cumulative conditions as described 
in Chapter 19.0. 

1. Jack Tone Road, South of Santos Avenue 
2. Jack Tone Road, North of Canal Boulevard 
3. Jack Tone Road, North of Main Street 
4. Goodwin Drive, South of Colony Road 
5. Fulton Avenue, South of River Road 
6. Fulton Avenue, North of Arc Way 
7. Fulton Avenue Overcrossing at SR 99 
8. Wilma Avenue, North of Main Street 
9. Arc Way, North of Milgeo Avenue 
10. North Ripon Road, North of Milgeo Avenue 
11. 2nd Street Overcrossing, at SR 99 
12. River Road, East of Jack Tone Road 
13. River Road, West of North Ripon Road 
14. River Road, East of North Ripon Road 
15. Santos Avenue, West of Jack Tone Road 
16. Santos Avenue, East of Jack Tone Road 
17. Santos Avenue, Fulton Avenue to North Ripon Road 
18. Santos Avenue, East of North Ripon Road Roadway 
19. Colony Road, East of Jack Tone Road 
20. Colony Road, West of Fulton Avenue 
21. Colony Road, Fulton Avenue to North Ripon Road 
22. Shasta Avenue, Fulton Avenue to North Ripon Road 
23. Milgeo Avenue, West of Arc Way 
24. Milgeo Avenue, West of Acacia Avenue 
25. Milgeo Avenue, West of Manley Road 
26. State Route 99, Northwest of Jack Tone Road 
27. State Route 99, East Jack Tone Road to Fulton Avenue 
28. State Route 99, Fulton Avenue to 2nd St 
29. State Route 99, Southeast of 2nd Street 
30. Hoff Drive, South of Santos Avenue 
31. Hoff Drive, North of Santos Avenue 
32. Santos Avenue, West of Fulton Avenue 



N

FI
G

U
R

E
 1

7-
1

T
R

A
FF

IC
 S

T
U

D
Y

 S
E

G
M

E
N

T
S

So
ur

ce
: K

D
 A

N
D

E
R

SO
N



�������������
����	����
������� ����� �������������� ��

VMT analysis provides a perspective on the effectiveness of the NPSP in modifying travel 
patterns and reducing greenhouse gas emissions associated with traffic.  Objectives and new 
direction for such analysis are stated in Senate Bill 743 (Steinberg, 2013) (SB 743).  Direction 
provided by SB 743 is to take effect on the adoption of CEQA significance criteria by the 
Governor’s Office of Planning and Research (OPR); these criteria are not yet proposed for 
adoption, and adoption is not considered likely within the timeframe for consideration of this 
EIR.  Nonetheless, this EIR provides VMT analysis to provide information consistent with the 
requirements of SB 743.  

���"02�

SB 743 requires changes in EIR traffic analysis when the specifications of the legislation are 
fulfilled.  Among other things, SB 743 requires that OPR propose revisions to the CEQA 
Guidelines applicable to infill projects within “transit priority areas” that define new non-LOS 
significance criteria; the new SB 743 significance criteria are to forego LOS and driver 
convenience as potentially significant environmental effects and look instead to promoting 
reduction of greenhouse gas emissions, development of multimodal transportation networks and 
diversity of land uses. Upon certification by the Secretary of the Natural Resources Agency, 
“automobile delay, as described solely by level of service, or similar measures of vehicular 
capacity or traffic congestion shall not be considered a significant impact on the environment.”  
OPR released a white paper discussing potential SB 743 changes to the CEQA Guidelines in 
August 2014, but no proposed changes to the CEQA Guidelines have been published or 
submitted to the Secretary of Natural Resources for approval.  

The mandatory language of SB 743 is directed specifically to impact analysis for projects in 
“transit priority areas;” the prohibition of using LOS as an environmental impact criterion is not 
geo-specific but appears to be intended to apply to transit priority areas. 

“Transit priority areas” are defined as “an area within one-half mile of a major transit stop that is 
existing or planned if the planned stop is scheduled to be completed within the planning horizon 
included in a (federal) Transportation Improvement Program …”

The NPSP area is not and does not contain a “transit priority area.” The area is not within one-
half mile of a major transit stop that is existing or planned, and there are no such stops in the 
vicinity of the NPSP.  The City hopes to host a future ACE commuter rail station, but there is no 
commitment to a station in Ripon.  As a result, the proposed project does not require alternative 
traffic analysis.  Nonetheless, the traffic analysis includes consideration of SB 743 traffic impact 
analysis criteria.  
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Existing roadways serving the NPSP area include SR 99, a six-lane freeway that borders the 
NPSP area on the south, major arterials like Jack Tone Road and River Road, minor arterials, 
collector and local streets serving existing land uses in the area.  The existing and planned street 
widths (# lanes) of north-south and east-west streets serving the NPSP area that are analyzed in 
this chapter are shown together with their LOS’s in the two-page Table 17-2.  The table also 
depicts the Existing Plus Project scenario; discussion of this information begins in the 
Environmental Impacts and Mitigation Measures section.
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TABLE 17-2
EXISTING AND EXISTING PLUS PROJECT

LEVELS OF SERVICE
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TABLE 17-2 (cont’d)
EXISTING AND EXISTING PLUS PROJECT

LEVELS OF SERVICE
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SR 99 Freeway

State Route 99 (SR 99) is the principal highway connecting the City of Ripon to other 
communities in San Joaquin County, the Central Valley and California as a whole.  SR 99 
connects Ripon with Sacramento, Stockton, Modesto, Merced, Fresno and Bakersfield.  Three 
travel lanes are provided in each direction through Ripon with interchanges or partial 
interchanges at Main Street (full access), Milgeo Avenue/Fulton Avenue (northbound on- and 
off-ramps only) and Jack Tone Road (full access).  Average daily traffic volumes on SR 99 range 
between 112,000 and 120,000 in the vicinity of the NPSP in 2015.  

The General Plan 2040 recognizes that the existing six-lane freeway will not be sufficient to 
accommodate future traffic.  Improvements are the responsibility of Caltrans.  The City collects 
Regional Transportation Improvement Fee (RTIF) fees, the purpose of which is to fund the local 
share of freeway mainline and interchange improvements and meet other regional transportation 
needs.  

The Ripon General Plan 2040 identifies the need for a new interchange at the intersections of 
Olive Avenue, River Road and State Route 99 to support regional commuter traffic and 
anticipated development in and near Ripon.  This $48 million project would be developed in 
conjunction with the City of Manteca; the City of Ripon’s share of this project is included in the 
current PFFP fee program. This project will be subject to individual study and environmental 
review in the future.

North-South Surface Streets

Jack Tone Road is an existing partially-developed Major Arterial in the NPSP area. Existing Jack 
Tone Road is a four-lane road with turn pockets from SR 99 to Santos Avenue, then two lanes 
north of Santos Avenue.   Traffic signals have been installed at the intersections of Colony Road 
and Santos Avenue.  In the future, Jack Tone Road will be a six-lane divided roadway between 
State Route 99 and the northern boundary of the City of Ripon with an additional traffic signal at 
River Road.  The City of Ripon has recognized the need for these and other street improvements 
in its Public Facility Fee Program (PFFP); the City is collecting PFFP fees from new 
development for these and other improvements to Jack Tone Road, including a landscaped 
median.  As a major regional road, Jack Tone Road is also an RTIF facility, for which fees are 
collected from new development.  

Hoff Drive is a partially-developed Collector street, a four-lane road with turn pockets north of 
Colony Road.  Hoff Drive conducts traffic between the central portion of the NPSP area and the 
northbound SR 99 ramps at the Jack Tone Road interchange, ending just north of Santos Avenue.  
Hoff Drive is currently has stop sign control at Colony Road; this intersection will be signalized 
in the future.  Hoff Drive will be signalized at Santos Avenue and is planned to extend to a right-
turn-only intersection at River Road in the future as a four-lane Collector street.  The City is 
collecting PFFP fees for these Hoff Drive improvements.

Goodwin Drive is a four-lane Collector street that extends from the SR 99 North Frontage Road 
north to Colony Road, west of Fulton Avenue.  No extension of Goodwin Avenue is planned, but 
a center, landscaped median will be constructed as development proceeds.  Arc Way will be 
extended from Fulton Avenue to Goodwin Drive as an NPSP “shared” project; the NPSP 
provides that fees will be collected from developers to construct this improvement.
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Fulton Avenue is a partially-developed Minor Arterial that extends as a two lane road from the 
Wilma Avenue/Canal Drive roundabout north to River Road.  Fulton Avenue is planned to be 
widened to a four-lane divided roadway, including widening of the SR 99 overcrossing, in its 
current location. Widening of Fulton Avenue and the overcrossing, and construction of
landscaped medians, are Ripon Public Facilities Fee projects for which the City will continue to 
collect fees from developers.  Widening will occur to the west of the existing street.  The street’s 
intersections with Colony Road and Santos Avenue are roundabouts; the future intersection at 
River Road will be signal-controlled.

East-West Surface Streets

River Road is a partially-developed Major Arterial and Expressway that traverses the northern 
NPSP area; both Fulton Avenue and Jack Tone Road intersections with River Road are presently 
stop-controlled.  In the future, River Road will serve the northern part of the City as a six-lane 
expressway conducting traffic destined for Jack Tone Road, and eventually SR 99 via a new 
interchange to be constructed near Olive Avenue.  River Road is presently a two-lane road that 
has been improved within the NPSP area to urban standards.  The City is collecting PFFP fees 
from new development for River Road improvements to Jack Tone Road, including a landscaped 
median.  As a major regional road, River Road is an RTIF facility, for which the City collects 
fees from new development.  The Olive Avenue interchange is a PFFP and RTIF facility.  
Widening of River Road from North Ripon Road to Jack Tone Road is programmed for 2019.  

Santos Avenue is an existing Minor Arterial that extends east from Jack Tone Road to Hoff Drive 
and from Fulton Avenue to North Ripon Road.  Santos Avenue, like Colony Road, is planned to 
conduct traffic between the residential areas of northern Ripon and Jack Tone Road.  Santos 
Avenue will need to be extended as a four-lane minor arterial in conjunction with development 
within the NPSP area to join the existing sections at Hoff Drive and Fulton Avenue. The 
extension of Santos Avenue is a PFFP project for which the City collects development fees.

Colony Road is a Minor Arterial also serving east-west traffic north of SR 99.  Colony Road 
currently extends from Jack Tone Road east through the Fulton Avenue roundabout to North 
Ripon Road.  East of Fulton Avenue, outside the NPSP area, Colony Road is a two-lane collector 
that conducts primarily local residential traffic.  West of Fulton Avenue, Colony Road is a four-
lane minor arterial that carries largely commercial traffic, including traffic between the SR 99 
ramps at Hoff Drive and Jack Tone Road.  Colony Road will be improved with traffic signals as a 
part of the PFFP program; in addition, the NPSP provides for special pavement and other 
treatments along this street (and at other locations in the NPSP area), which will be an important 
element of the proposed NPSP Core area. The City will collect NPSP fees for these 
improvements.

Milgeo Road and Goodwin Drive are Collector streets that conduct traffic between the NPSP area 
at Colony Road, existing residential areas to the east of the NPSP area and the SR 99 northbound 
on- and off-ramps at Milgeo Road and Arc Way.  Milgeo Road and Arc Way are existing two-
lane roads, while Goodwin Drive is an existing four-lane facility. 

Arc Way is an existing 700-foot two-lane section of road connecting Milgeo Road, the 
northbound SR 99 ramps and Fulton Avenue just north of the freeway overcrossing.  Northbound 
Fulton Avenue has an exclusive right-turn lane onto east/southbound Arc Way. Improvements to 
Arc Way were not specifically planned in the Ripon General Plan 2040, although the general plan 
identifies Arc Way/Milgeo Road as a location at which intersection control is likely to be 
required in the future.  Milgeo Road and Arc Way are not specifically included in the list of PFFP 
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projects, although potential improvements to these short street segments must nonetheless be 
addressed in conjunction with development within the NPSP area, particularly Fulton Avenue 
projects.  The extension of Arc Way to Goodwin Drive is a NPSP shared project that will be 
funded through the NPSP fee.
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KDAnderson (2015) analyzed existing traffic operations (LOS) along each of the study roadway 
segments shown in Table 16-2 based on traffic count data collected by the City in 2015. Of the 
29 existing roadway segments, 25 segments operate at LOS A or LOS B.  The four SR 99 
segments operate at unacceptable LOS E and LOS F. 

As all local streets are operating at a high LOS, no local street improvements are needed under 
existing conditions.  Improvement of the unacceptable LOS along SR 99 will require widening of 
the freeway mainline to eight lanes.  These improvements are the responsibility of Caltrans.  
However, development within the City of Ripon contributes to these regional improvements 
through contributions to the RTIF. RTIF fees would amount to approximately $9.7 million, the 
majority of which would be directed to freeway mainline and interchange improvements.  
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Existing programs are in place to finance street and highway improvements necessitated by future 
development in Ripon, including streets in the NPSP area.  The City has adopted PFFP fees to 
finance surface street improvements needed to mitigate the impacts of new development, 
although improvements along the frontage of development sites are the responsibility of the 
adjacent landowner/developer.  Payment of the PFFP fee will, in most cases, constitute the 
developer's proportionate share of the cost of street improvements for those improvements 
included in the PFFP.  

Accumulated PFFP fees are allocated to needed street improvements as determined in the City’s 
Capital Improvement Program (CIP), which is updated at least every five years.  The CIP is 
prepared for Council consideration based on ongoing City monitoring of traffic conditions, 
including periodic traffic counts. Ordinarily, this system will provide needed street improvement 
before or when needed.

Depending on improvement needs and PFFP fee collection over time, sufficient PFFP fees may 
or may not have been collected to construct planned PFFP improvements needed in the short term 
to serve proposed private land development.  In this event, the City may require more detailed 
traffic study and require up-front funding and/or construction of short-term improvements 
necessitated by development.  These costs would be reimbursed under the City’s Local Benefit 
District ordinance using reimbursements paid by subsequent developers, fee credits or other 
comparable mechanisms.  

In the event that a proposed project involves what the City considers potentially significant traffic 
effects, additional traffic study may be required independently or as a part of a subsequent CEQA 
review.  Traffic study results may indicate that the project would have short-term significant 
effects for which fee payments would not provide sufficient mitigation, and as mentioned above 
funding or construction of improvements may be required as mitigation.  

The City also participates in and collects the San Joaquin County Regional Transportation Impact 
Fee (RTIF) from new development.  The fee is collected to finance a range of transportation 
improvement facilities throughout the County to accommodate new or expanded development.  
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RTIF monies are allocated to mainline highway improvements (36%), highway interchanges 
(41%), regional roadways (16%) and public transit (7%).  In the Ripon vicinity, RTIF facilities 
include SR 99, Jack Tone Road, River Road, Olive Avenue and West Main Street.  River Road 
Phase 1 improvements (North Ripon Road to Jack Tone Road) are scheduled for 2019 (Kittelson, 
et al, 2014). 

The NPSP will establish a new financing mechanism in order to spread the cost of shared public 
improvements described in the Plan to benefitted landowners and developers.  “NPSP Fee” 
projects, listed in detail in Chapter 6 of the Plan, include special intersection treatments, special 
pedestrian crossings, the Central Paseo, parks and landscape medians, the extension of Arc Way 
to Goodwin Drive and undergrounding of the SSJID canal.  
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The discussion of “other modes” of transportation is drawn primarily from the NPSP and the 
Ripon General Plan and EIR.  The NPSP includes figures that illustrate the location of transit and 
bicycle routes. 
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Transit service providers in the vicinity of Ripon consist of Amtrak, the Altamont Commuter
Express (ACE), San Joaquin Regional Transit District (RTD), and a City transit system, the 
Blossom Express. 

Amtrak operates scheduled passenger train service through Ripon along the Union Pacific 
Railroad tracks; the nearest stops are located in Stockton and Modesto. No stops in Ripon are 
planned for the foreseeable future.

ACE provides commuter rail service four times daily between Stockton and San Jose. ACE is 
currently proposing to extend service south from Stockton to Modesto by the year 2018, and to 
Merced as early as 2022. The Modesto extension could include a station in Downtown Ripon.

SJRTD operates fixed-route bus service between Ripon and other cities in San Joaquin County. 
SJRTD presently has two stops in Ripon, including one within the NPSP Area at the intersection 
of Colony Road and Goodwin Drive. Transfers to outlying metropolitan areas beyond San 
Joaquin County are also available via other transit services. RTD provides four weekday stops in 
Ripon during the morning hours and three in the afternoon.

The City of Ripon provides a fixed and deviated route bus service. The Blossom Express operates 
Tuesdays and Thursdays with service throughout Ripon and Modesto including, the Save Mart 
shopping center, Historic Downtown Ripon, the Ripon Library, Kaiser Hospital, the Vintage 
Faire Mall, Target and Best Buy shopping centers on Sisk Road in Modesto. City Staff monitors 
the route and makes adjustments to the route as necessary and as needs arise.

The City of Ripon also owns a nine-passenger van that provides transit service for local trips and 
trips to Modesto. Service is designed to meet the needs of the elderly and disabled but is open to 
the general public. Service is limited to two days a week; on Wednesdays, service is provided to 
origins and destinations within the Ripon city limits. Thursdays, the van provides one round trip 
to Modesto. Ridership has been quite small, ranging from 400 to 600 passengers a year. Fares are 
$1.00 and $1.50 depending upon destination. 
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Pedestrian circulation facilities in Ripon consist of sidewalks, pedestrian signals, crosswalks, 
pathways and trails.  Sidewalks are found along many existing streets in the NPSP area. 
Sidewalks are a typical feature of most new street development in Ripon.  Roundabouts along 
Fulton Avenue at Santos Avenue and Colony Road provide crosswalks to help protect pedestrian 
movement without signalization for traffic. Pathways and trails within the Plan Area exist only 
within the Mistlin Sports Park.

The generally low-level of traffic in Ripon provides an excellent opportunity for bicycle riding 
throughout the City. In 1994, the City adopted a Bicycle Route Master Plan to guide the 
development of bicycle lanes, paths and routes throughout Ripon (NPSP Figure 4-3). The Master 
Plan identifies the following three categories of bicycle facilities in the City:

Class 1 Bikeway – This includes bike paths and multi-use trails that are separated from roadways. 
They are often shared with pedestrians, and bicyclists must yield to pedestrians. These are paved 
facilities that are typically 12 feet in width. The City of Ripon presently has Class 1 bikeways 
along Doak Boulevard in the southern area of the City and along Santos Avenue, Hoff Drive, 
Jack Tone Road, Fulton Avenue and Colony Road in the NPSP area. Recently, a 
bicycle/pedestrian bridge was completed across the Stanislaus River adjacent to State Route 99.

Class 2 Bikeway – These bikeways include bike lanes on roadways, and are designated for bike 
use by way of striping, signage, and pavement legends. Street parking may or may not be allowed 
along the roadways in which bike lanes are situated. These facilities typically measure five feet in 
width. Class 2 bike lanes have been designated on Goodwin Drive within the NPSP area.

Class 3 Bikeway – These include roadway travel lanes designated by signage for shared bicycle 
use. Class 3 bikeways are signed routes; along these routes, bicycle transportation is 
accommodated within existing street facilities. A
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Freight train service to Ripon is provided along the Union Pacific Railroad tracks (located parallel 
and adjacent to the southwest side of SR-99. No rail-served land is located within the NPSP 
Area. Spur tracks are located in the South Stockton Street industrial area. 

There are grade-separated crossings of the Union Pacific at Jack Tone Road, Acacia Avenue 
(pedestrian), Fulton Avenue and the Main Street overcrossing; there are no at-grade public street 
crossings of the Union Pacific main line within the City of Ripon. 

�����������������

There are no airports within the City of Ripon. Limited air facilities are located in the nearby 
cities of Stockton and Modesto. International airports are located approximately 60 to 70 miles to 
the west in San Francisco, Oakland and San Jose, as well as approximately 75 miles to the north 
in Sacramento. 
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According to the CEQA Guidelines, a project would have a significant effect related to 
transportation if it would:



�������������
����	����
������� ����� �������������� ���

• 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, non-motorized travel and relevant components of 
the circulation system.  Relevant components would include, but are not limited to, 
intersections, streets, highways and freeways, pedestrian and bicycle paths, and mass 
transit.

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

• 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.  Since the NPSP area is not 
located near an airport or airstrip, this issue will not be analyzed in this EIR.

• Substantially increase hazards due to a design feature (for example, sharp curves or 
dangerous intersections) or incompatible uses (for example, farm equipment).

• Result in inadequate emergency access.

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

The current text of the CEQA Guidelines, in particular the first bullet, reflect a traditional 
approach to traffic impact analysis in which the potential effects of the project are judged based 
on LOS; if the project causes “unacceptable” LOS, then the project has significant traffic effects.  
Mitigation measures for this type of analysis consist of transportation improvements that will 
cause LOS to remain in the “acceptable” range.  This type of analysis considers primarily driver 
delay and convenience.  

The City of Ripon has determined that, for the purposes of this project, the significance threshold 
for the State highways will be considered LOS D. For State highways, Caltrans indicates that it 
“endeavors to maintain a target LOS at the transition between LOS C and LOS D on State 
highway facilities.”  Caltrans acknowledges that this may not always be feasible and recommends
that the lead agency consult with Caltrans to determine the appropriate target LOS.  

As discussed in the introduction to this chapter, SB 743 seeks to restructure significance criteria 
for traffic impacts to replace driver convenience as a primary impact criterion with criteria that 
reflect the State’s commitment to greenhouse gas emissions reduction.  Options for a more 
“GHG-friendly” significance threshold have been described but not adopted.  For the purposes of 
this analysis, the project may have a significant effect on the environment if it would:  

Increase future VMT or GHG emissions in a way that is not consistent with State goals, 
as described in AB 32 and the California Climate Change Scoping Plan, as compared 
with “business-as-usual” VMT or GHG emissions.  
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This section describes the potential effects of NPSP development on existing LOS.  In this 
analysis, traffic operations with existing traffic are compared to traffic volumes and operations 
resulting from NPSP development.  Existing traffic operations are defined from current traffic 
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counts; traffic conditions with NPSP development were defined using the Ripon traffic model to 
add trips generated by NPSP to the street system; modeling results are shown in Table 17-2, 
presented earlier.  A more detailed presentation of trip generation, distribution and assignment is 
provided in the KDAnderson study, Appendix H.

Unlike a specific development proposed for construction in the immediate short-term, the NPSP 
alters general plan designations with the objective of changing the direction of land use in the 
specific plan area over an extended period of time.  Consequently, adding trips that may occur 
over a 10-25 year buildout period without recognizing that the street system will also be changing 
during that period does not correctly represent potential impacts.  At the same time, to suppose 
that planned street improvements will be built does not provide a comparison between the project 
and baseline (existing) conditions.

The first portion of this LOS analysis has been conducted assuming that the future street
improvements anticipated by the NPSP and discussed in the Environmental Setting will be in 
place by the time buildout traffic has occurred.  This is based on the above discussion of 
transportation improvement financing and on the City’s belief that its existing and ongoing efforts 
to collect sufficient funds for necessary improvements, to monitor traffic and anticipate 
improvement requirements, and to recognize through its development review process that in 
certain cases mitigation in addition to established fees will be needed, including street and traffic 
control improvements.  

The second portion of the analysis recognizes each of the street segments that are planned for, or 
that will require, widening prior to NPSP buildout, may for any number of reasons experience 
significant traffic effects before planned buildout improvements occur.  The second portion of the 
analysis recognizes that these conditions as potentially significant environmental effects under 
CEQA.  

According to the Ripon traffic model (Table 19-1) , NPSP development would generate a total of 
58,307 daily vehicle trips that would be added to NPSP area streets and distributed to other 
elements of the north Ripon street and highway system. Traffic generated by NPSP development 
would involve a substantial addition to existing traffic load on both the existing and future street 
system in the area.  Substantial increases in traffic, in fact much greater traffic volumes, were 
anticipated when the NPSP area was designated for urban development in the General Plan 2040.
According to the general plan and the GPEIR, projected traffic would be accommodated by the 
existing and/or planned street system.  Assuming that planned street improvements are in place, 
the addition of NPSP traffic to the street system does not constitute a significant traffic effect.  

According to the model results, with planned street improvements, none of the study segments 
would be subject to significant traffic effects.  In most cases the LOS resulting from NPSP traffic 
would be unchanged from the existing LOS, which would typically remain at LOS A or LOS B.  
On two local streets, LOS would be reduced to LOS C, but these streets – Santos Avenue west of 
Jack Tone Road, and Colony Road east of Jack Tone Road, would continue to operate within the 
City of Ripon’s LOS D standard with their existing width; there would be no significant traffic 
effect on these two streets.  Future development will contribute PFFP and RTIF fees that would 
assist in maintaining or improving traffic conditions along these streets.   

Modeling indicates that traffic operations along the existing two-lane Arc Way would decline 
from an existing LOS C to LOS D with NPSP development.  Arc Way would also continue to 
operate within the City of Ripon’s LOS D standard and would not be subject to a significant 
traffic effect.  
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Although significant traffic effects would not occur at Arc Way in the Existing Plus NPSP
scenario, the near-term decline in LOS and long-term degradation to an unacceptable LOS F in 
both Cumulative scenarios, indicate that traffic concerns need to be addressed as a part of the 
NPSP.  Addressing future traffic along Arc Way will require consideration of the short length of 
the segment, the nearby intersections at Milgeo Road and Fulton Avenue, predicted traffic 
operations along Fulton Avenue and Goodwin Drive, and planned improvements to these 
facilities including the Fulton Avenue overcrossing of SR 99.  Planning and engineering for 
improvements in this area will need to be comprehensive and address all of these complications.  

This planning concern is recognized and provided for in the NPSP.  The NPSP text includes a 
brief discussion of this circulation challenge; the plan’s list of NPSP fee projects includes the 
costs of planning and engineering for this area as well as rough costs of the potentially-needed 
improvements, in addition to PFFP and NPSP improvements already programmed for the area.  
While not strictly needed to mitigate a significant traffic in the Existing Plus NPSP scenario, 
these NPSP provisions would reduce projected traffic effects and contribute to or resolve the 
predicted long-term unacceptable LOS problem at this location.

Three of the study segments were analyzed on the assumption that planned street improvements 
would be in place. Traffic modeling indicates that, with these planned improvements, acceptable 
LOS will be maintained or improved under Existing Plus NPSP conditions.  These segments 
include:

• Jack Tone Road (Segment 1), which would ultimately be widened from four to six lanes.

• Fulton Avenue (Segment 5), which would ultimately be widened from two to four lanes.

• River Road (Segment 12), which would ultimately be widened from two to six lanes.

The City’s existing Community Development and Public Works planning programs, and the 
existing PFF fee Program, are intended to ensure that these and other required capital facilities are 
constructed in advance of demand.  Taken as a whole, the programs include: 1) advance 
circulation planning to identify facilities needed, locations and right-of-way acquisition needs; 2) 
monitoring of development and traffic conditions so that transportation improvement needs can 
be identified sufficiently in advance of need to permit financing and construction, and the 
availability of necessary financing to permit timely construction; and 3) securing funding for 
design and construction.  The Environmental Setting describes these activities as well as 
improvement financing; financing for traffic improvements is derived from established sources; 
frontage improvements are required to be constructed by adjacent landowners; land owners and 
developers are required to pay PFFP fees; and PFFP fees are used to fund public portions of 
PFFP-listed improvements. If a proposed project requires extensive improvements that will not 
be timely covered by available fee proceeds, improvement requirements can also be assigned to 
the developer, with potential for reimbursement.  As noted above both Jack Tone Road and River 
Road are RTIF routes that may also obtain regional funding; the River Road widening project is 
already programmed for construction in 2019. 

These existing City activities and programs will generally ensure that streets will be improved as 
required to adequately accommodate potential future traffic.  The City will continue its existing 
programs and take action as required to plan, engineer, finance and construct necessary 
improvements. These actions would include roadway segment improvements assumed to be in 
place for the NPSP Plus Project scenario – Jack Tone Road, River Road and Fulton Avenue.  
Therefore, in the long run, the potential effects of NPSP development on surface streets will be 
less than significant.
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In the event that new development causes increases in traffic and unacceptable traffic conditions  
in advance of planned improvements, new development could result in significant traffic effects.
These potential effects will be considered and addressed by City staff during review of new 
development applications.  Projects with potentially significant traffic impacts, i.e. effects that 
extend beyond the immediate project vicinity, or which involve substantial improvement needs, 
will require additional traffic study.  As a general guideline, projects that generate 50 or more PM 
peak hour trips may require additional traffic study; whether additional study is needed, and the 
scope of stud, will be determined by City staff on a case-by-case basis. The traffic study will 
determine whether project modifications or street improvements are required to address traffic 
impacts, and if these requirements will be required of the project.  If a development project would 
involve significant traffic effects that are not addressed in this EIR, then additional CEQA review 
will be necessary. These requirements are addressed by the mitigation measures shown below and 
will reduce potentially significant traffic effects to a less than significant level.  

Level of Significance:  Potentially significant

Mitigation Measures:  

TRANS 1.1:  The City environmental review officer shall consider the potential traffic 
effects of NPSP projects that would generate 50 or more PM peak hour trips, other 
potentially significant traffic impacts and require additional traffic study as needed to 
address potential traffic impacts.  Improvement requirements recommended in the traffic 
study shall as appropriate be required of the project. 

TRANS 1.2:  In the event that a project would have significant traffic effects not 
addressed in this EIR, then the City environmental review officer shall require additional 
environmental review as required by CEQA. 

Significance After Mitigation:  Less than significant

Transportation Impact #2 (TRANS-2):  NPSP Effects on Freeway Mainline Levels of Service

Existing Plus NPSP traffic would have mixed results on SR 99 traffic operations.  With the 
addition of Existing Plus NPSP traffic, freeway mainline traffic would be reduced and operations 
would be improved along three of the four SR 99 segments analyzed, the segments that extend 
from the Stanislaus County line to Jack Tone Road.  When compared to existing conditions, 
average daily traffic would be reduced by 7%, 4% and 5%, respectively, and LOS along these 
segments would be improved from existing LOS E to LOS D on the southernmost two segments, 
and from LOS F to LOS E on the northernmost segment.  The project would have beneficial 
effects along these three freeway segments.  

SR 99 northwest of Jack Tone Road currently operates at an unacceptable LOS E according to the 
Ripon traffic model.  Modeling of Existing Plus NPSP traffic operations indicate that adoption of 
the NPSP would over the multi-year buildout period result in an increase in the average daily 
traffic along this segment of about 3,708 trips per day, an increase of approximately 3% over the 
existing average daily traffic of 113,000 trips.  This increase would worsen existing LOS E 
operations along this segment of SR 99 but would not reduce the LOS of the segment to LOS F.  

The addition of land development is most often associated with increases in traffic volumes.  
However, as noted in the Study Methods section of this chapter of the EIR, traffic impacts were 
analyzed using the travel demand forecasting simulation model developed for the analysis of the 
General Plan 2040.  An important feature of travel demand models is the linking of trips made 
between residential land uses (i.e., housing) and non-residential uses (e.g., shopping and 
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employment).  In travel demand models, trips generated by residential land uses are specifically 
linked to non-residential land uses.

Travel demand models geographically distribute trips generated by residential uses to non-
residential uses.  For example, shopping trips generated by residential uses are distributed to 
available retail commercial land uses, and worker commute trips generated by residential uses are 
distributed to employment centers.  Travel demand models distribute trips generated by 
residential uses to the nearest available non-residential uses.  However, if the number of trips 
generated by residential uses within a city exceeds the opportunities provided by non-residential 
uses, travel demand models distribute the trips to non-residential uses outside of the city, 
assigning those trips to inter-city roadways.  For example, if the housing and jobs are not 
balanced within a city, travel demand models will assign worker commute trips to inter-city 
roadways to the extent needed to link all the commute trips.  In travel demand models, 
imbalances between housing and jobs, and imbalance between housing and shopping result in 
increases in travel on inter-city roadways.  Conversely, balancing housing and jobs, or balancing 
housing and shopping reduces travel on inter-city roadways.

Anecdotal evidence indicates that, under Existing conditions, many residents of Ripon travel to 
Modesto, Manteca, and Stockton for employment and shopping.  That is, a current imbalance in 
Ripon is causing residents to travel on SR 99 for employment and shopping.  The NPSP would 
result in 1,050 additional dwelling units.  However, it would also result in 1.7 million new square 
feet of non-residential land uses, including employment and shopping uses.  A possible 
explanation for the travel demand model forecasting decreases in volumes on SR 99 is the 
addition of the NPSP would improve the balance between housing and jobs, or the balance 
between housing and shopping, allowing resident to avoid travel on SR 99.  This improved 
balance under Existing Plus NPSP conditions would result in lower volumes on SR 99, compared 
to Existing conditions

The overall long-term traffic effects of planned development in Ripon were identified in the 
certified GPEIR; with the current six-lane freeway, the Ripon traffic model predicted that SR 99 
daily volumes northwest of Jack Tone Road would reach 177,270 trips per day, that the freeway 
section would operate at LOS F, and that it would require widening to eight lanes. The GPEIR 
identified this as a significant effect that would require mitigation but that freeway widening was 
the responsibility of another agency: Caltrans.  The City adopted a Statement of Overriding 
Considerations for this impact at the time that the GPEIR certified.  

Adoption of the NPSP would contribute to the traffic effects of General Plan 2040 development 
on this freeway segment, and the long-term need for mitigation, as identified in the GPEIR.  
However, as described in Chapter 19.0, Table 19-1, trip generation associated with NPSP
development would be substantially below the trip generation for the same area analyzed in the 
GPEIR.  As shown in Table 19-2, the NPSP would have minor effects on predicted freeway 
traffic volumes as compared to those resulting from development under existing general plan 
designations.  

As described in Chapter 1.0, and in Chapter 19.0, Section 19.14 Transportation, this EIR and the
traffic analyses in particular, are tiered to the certified Ripon GPEIR, which considered the 
potential traffic impacts of General Plan 2040 within the NPSP area.  As discussed above and in 
Chapter 19.0, adoption of the NPSP would result in cumulative freeway mainline volumes similar 
to those predicted in the GPEIR; the NPSP would involve substantially less trip generation than 
development under General Plan 2040 designations, and would result in no worse traffic 
operations than would occur under existing general plan designations.  As a result, the potential 
traffic effects of the project on the SR 99 mainline have been adequately addressed in the GPEIR.  
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According to the CEQA Guidelines, when a prior EIR addresses the potential effects of a later
proposed project, the lead agency should limit the EIR on the later project to effects which were 
not examined as significant effects on the environment in the prior EIR, or that may be 
substantially reduced or avoided by specific revisions to the project, imposition of conditions or 
other means.  These provisions would indicate that no additional analysis of impacts on the SR 99 
mainline is required.

The NPSP is not expected to result in any more or substantially faster urban development than 
would be realized under the existing general plan.  New development would result in an increase 
in SR 99 mainline traffic as well as traffic on other roads, but this effect would occur over an 
extended period of time, up to 25 years.  Increases in freeway traffic would take place in small 
increments, and potential short-term effects of NPSP development would be limited.  

A principal NPSP objective is to produce an urban community core in which every opportunity is 
provided for pedestrian and bicycle use and use of other alternative transportation systems. To the 
degree that the NPSP is effective in reducing traffic demand, the potential for significant freeway 
traffic volume effects could be further reduced.  

Funding mechanisms for freeway mainline and interchange improvements are in place.  Locally, 
this mechanism is the San Joaquin County Regional Transportation Impact Fee (RTIF).  The 
County land use agencies collect RTIF funds from developers that are held in reserve for local 
shares of regional roadway improvements.  More than 75% of these funds are directed to freeway 
mainline and interchange improvements. Payment of RTIF fees is required by City ordinance and 
will occur routinely in conjunction with City approval of NPSP development projects. 

Freeway improvements are also funded by a combination of available federal and state 
transportation funds. Project need and funding priorities are determined in periodic updates of 
the San Joaquin County Regional Transportation Plan (RTP).  The City of Ripon, Caltrans, the 
County, the San Joaquin County Council of Governments and numerous other agencies are 
involved in the RTP process.  

Payment of RTIF fees, which would be required of all development in the NPSP area, freeway 
improvement planning by the responsible agencies and the application of available highway 
improvement funding are expected to mitigate the potential effects of the NPSP on the SR 99
mainline to a less than significant level.  

Level of Significance:  Not Applicable, Analyzed in Previous EIR

Mitigation Measures: None required

�����������������	��2�4�	���625��������
���	���������	������������������

As discussed above, the Ripon traffic model was used to quantify existing vehicles miles traveled 
(VMT) in San Joaquin County as a whole accounting for existing limited development in the 
NPSP area (i.e. there is little or no VMT generated from existing vacant lands). The model was 
also used to quantify total County VMT that would result from development of the NPSP area in 
accordance with proposed NPSP land use designations. The results of this analysis are shown in 
Table 17-3, which also includes a prediction of VMT generation under the cumulative traffic 
scenarios.  
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TABLE 17-3
SAN JOAQUIN COUNTY VEHICLE MILES TRAVELED
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As shown in the table, the addition of approximately 1.7 million new square feet of non-
residential development and 1,050 residential units that will potentially be developed within the 
NPSP area would result in an overall reduction in the predicted VMT countywide under existing 
conditions.  Rather than, as would be expected, producing an increase in VMT as a result of the 
amount of land development added to the model, the project would instead produce a reduction in 
overall County VMT.  This is considered a beneficial effect of the project, which would therefore 
have less than significant traffic effects as measured by VMT analysis.  

The reasons for the beneficial effects are not clear.  The objectives of the NPSP to provide a 
community that promotes pedestrian and bicycle, a key “smart growth” and GHG reduction 
strategy for urban development, may be responsible for some VMT avoidance.  Shifts in NPSP 
area land use may also influence trip lengths if not the number of trips, contributing to the travel 
“balance” discussed above in the description of Transportation Impact 2.  Practically speaking, 
altered land use patterns may cause more local shopping by Ripon area residents and reduce trip 
lengths that would otherwise be required to access shopping in nearby Manteca or Modesto. 
However, without substantial additional technical study, no more than these suggestions can be 
provided.  

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The NPSP will have no significant effect on existing transit services.  New residential and non-
residential development within the NPSP will add modestly to demand for existing transit 
services and for ACE service if and when a Ripon stop is installed.  Expansion of public transit 
facilities and service are accounted for in the NPSP.  

The NPSP will involve beneficial effects on pedestrian and bicycle facilities.  The NPSP 
describes and provides for financing of substantial new pedestrian and bicycle facilities that are 
designed to enhance the usability and attractiveness of the North Pointe area as it develops. 

The NPSP area is not located in the vicinity of an airport and will have no effect on air traffic 
patterns, traffic levels or other action that results in an effect on airport operations.  The NPSP 
will involve incremental but less than significant additions to demand on existing airport facilities 
in other cities.

The NPSP would not involve changes in the configuration of existing or planned circulation 
systems.  The City’s planned circulation will be expanded in conjunction with new development 
and in accordance with the general plan circulation diagram and City street standards.  The NPSP 
would have no adverse effect on emergency access.  Other than street cross-sections, which 
conform to City standards, the NPSP does not include any specific transportation designs that 
have potential to increase hazards due to a design feature or an increase in incompatible uses. 

The NPSP would involve no conflict with adopted policies, plans or programs regarding public 
transit, bicycle or pedestrian facilities, or otherwise decrease the performance or safety of such 
facilities.

Level of Significance:  Less than significant
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Mitigation Measures:  None required
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This chapter addresses the potential effects of new development under the NPSP on the City
utility systems that serve the area as well as the potential energy effects of the project.  Utility 
systems subject to analysis include City of Ripon wastewater, potable water, non-potable water 
and storm drainage systems; the solid waste collection and disposal system; and the state-
regulated utilities that provide electrical, gas, communication, cable television and internet
services.  The City of Ripon has adopted master plans for its utility systems, and many 
components of these systems are already installed within the NPSP.  Utility services for future 
development of the area will be extended from these existing systems as part of remaining street 
improvements in the area. These facilities will be constructed largely at the developer’s expense; 
the City’s Public Facility Financing Program collects development fees that contribute to the 
financing of these improvements.
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This section defines significance thresholds for each of the following analyses of NPSP impacts 
on the utilities listed above. According to the CEQA Guidelines, a project may have a significant 
effect on the environment if it would:

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

• 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.

• 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.

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

• Result in a determination by the wastewater treatment provider which serves or may 
serve the project that it does not have adequate capacity to serve the project’s projected 
demand in addition to the provider’s existing commitments.

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

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

• CEQA Guidelines Appendix F indicates that a project may have significant energy 
impacts if it would involve substantially inefficient, wasteful or unnecessary consumption 
of energy.
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The significance thresholds address issues that cross over from one utility to another, and 
therefore analysis of potential utility effects on each of the utility systems is divided into the 
subsequent subsections 18.1 through 18.6 that address each utility individually; energy impacts 
are addressed in Section 18.7. 
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Wastewater collection and disposal in the City, including the North Pointe area, is the 
responsibility of the City of Ripon.  Wastewater is collected from nearly all portions of the City, 
including from residential, commercial and industrial uses, and routed to the City’s wastewater 
treatment facility (WWTF) in the vicinity of the Stanislaus River.  The treatment plant is 
permitted for 1.4 million gallons per day (MGD) and is currently processing about 1.0 MGD. 

The facility, located at the south end of Acacia Avenue, consists of 15 acres of treatment ponds 
with four 10-horsepower mechanical brush aerators, which provides additional oxygen transfer 
for the biological treatment process. Treated wastewater is disposed into forty acres of disposal 
ponds located west of the treatment ponds.  Located in the floodplain of the Stanislaus River, the 
WWTF has been isolated from the river by levees. An additional 18-acre site, not protected by 
levees, is used for the industrial wastewater disposal. The Diamond Pet Food Company operates 
its own wastewater treatment facility independent of the City’s system.  The City is analyzing 
options for expansion of the wastewater treatment facility in order to accommodate planned 
growth. 

The City operates eight wastewater pump stations that aid delivery to the WWTF.  One of these 
collects wastewater from the North Pointe area, and is located adjacent to Jack Tone Road near 
SR 99.  Wastewater collection lines currently exist in North Pointe within constructed portions of 
the City streets that provide circulation, including Jack Tone Road, Hoff Drive, Goodwin Drive, 
Fulton Avenue, Colony and Santos Avenue.  These existing lines will be extended in conjunction 
with the extension of existing City streets, in conformance with the City’s adopted Wastewater 
Collection Master Plan.  The North Pointe portion of the Master Plan is shown on NPSP Figure 
5-3.
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Planned development within the NPSP area will involve substantial increases in wastewater 
generation that will need to be conveyed to the Ripon WWTF, treated and disposed.  These flows 
will be accommodated in existing or future wastewater collection lines installed in public streets 
as development of the North Pointe area proceeds. Existing collection facilities and lift stations 
accommodating flows from the North Pointe area are of sufficient capacity to accept and 
transport potential wastewater flows; these existing facilities have been designed to accommodate 
wastewater from the intensive urban development of the NPSP area as provided in existing Ripon 
General Plan designations and zoning.

Wastewater generated in the NPSP area would place additional demands on the Ripon WWTF.  
The City anticipates, however, that near-term flows from the area can be accommodated with 



�������������
����	����
������� ��������
������ �

existing permitted treatment capacity.  The City is already engaged in planning the long-range 
expansion of the WWTF. The wastewater generation effect of the NPSP is potentially significant
in that substantial flows would be generated.  Anticipated flows from the NPSP, however, would 
be no greater than those that would result from urban development under existing general plan 
designations and zoning.  Potential impacts will be reduced to a less than significant level 
through the payment of PFFP wastewater fees, which would finance construction of WWTF
improvements needed to meet future needs.

Level of Significance: Less than significant

Mitigation Measures: None required
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Ripon Potable Water Supply

Being within the City limits, the NPSP area is served by the City of Ripon water system.  All 
potable water in Ripon is provided by the City entirely from groundwater wells, although water 
use can be said to be conjunctive in that irrigation water purchased from SSJID, as well as treated 
industrial water, supplements the natural recharge of the groundwater.  Ripon’s groundwater 
supply has historically been consistent.  Nonetheless, the City has adopted and implements a
Groundwater Management System to monitor and act as required to maintain the City’s water 
supply.  Groundwater resources and management are discussed in more detail in Chapter 12.0 
Hydrology and Water Quality, and in the Water Supply Assessment, Appendix I.

SB 610 (2001) amended the California Public Resources Code and the Water Code to expand 
requirements for documentation of available water supply in connection with land development 
approvals.  Specifically, SB 610 requires the preparation of a Water Supply Assessment (WSA) 
for projects that involve more than 500 residential dwelling units or their equivalent water 
demand.  The water supply assessment is to be provided by the water purveyor for the project 
area, and, on the basis of evidence, the WSA must determine whether existing or projected water 
supplies are sufficient to meet projected water demands associated with the proposed project.  
The water supply assessment may be based on an Urban Water Management Plan or provide 
other equivalent information indicating that a 20-year supply is available to the project.  The 
required water supply assessment must be included in the CEQA document.  

The City has prepared a WSA for the NPSP project and has determined that the City has 
sufficient water supplies to meet the water demands of the NPSP over a 20-year period.  More 
specifically, the WSA finds that the City’s supplies will be sufficient for the City’s planned 
growth during normal, dry and multiple-dry years during a 20-year projection, and that the City 
will have sufficient water supply to meet the demand of the North Pointe project. The WSA is 
included in this EIR as Appendix I.

Ripon Water Distribution System

Ripon’s potable water system is composed of groundwater wells, above-ground storage and 
potable water distribution lines.  The City presently operates six groundwater wells, which tap 
underground reserves or aquifers located from approximately 125 to 450 feet below the ground 
surface. The aquifers are replenished by rainfall, the Stanislaus River, and agricultural irrigation 
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water. Further information on the Ripon groundwater resource is provided in Chapter 12.0 
Hydrology and Water quality.  

The City has a master plan for expansion of the potable water system to meet the present and 
future demands of the community. Expansion will consist of additional wells and above ground 
storage capacity to ensure an adequate supply of potable water. The City plans to construct 10 
new 1.5M-gallon elevated storage tanks, and 13 new domestic water wells during the planning 
period covered by the Water Master Plan 2040.

Annual water production in Ripon has increased from 1,067 acre-feet (AF) in 1980 to a total of 
potable and non-potable well pumping of approximately 4,900 AF in 2014. The City’s wells 
have the capacity to deliver a total water supply of more than 17,000 AF. The City will construct 
additional groundwater wells as needed to meet increased needs. Three of the City’s existing 
wells are located near the NPSP area; no additional well facilities are planned for the area.

Storage for the City’s potable water system includes two elevated storage tanks, including a 1.55 
million gallon tank south of SR 99 at Jack Tone Road, and a 2.5 million gallon storage tank in 
Mistlin Sports Park. The City’s Water Master Plan does not indicate that any additional storage 
will be needed in the NPSP vicinity.
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New development of planned residential and non-residential uses in the NPSP area would 
generate an estimated domestic water demand of approximately 1,200 AF per year.  Water 
demands associated with new development under the proposed specific plan would be consistent 
with water demands associated with the existing General Plan designations and zoning for the 
NPSP area. The NPSP area is presently located within the existing service area for the City of 
Ripon water system.

The City prepared a Water Supply Assessment for the NPSP pursuant to SB 610 requirements, as
discussed above. Based on projected demand, considering the NPSP demands, and considering 
existing available water supplies, the WSA finds that the City’s supplies will be sufficient for the 
City’s planned growth during normal, dry and multiple-dry years during a 20-year projection, and 
that the City will have sufficient water supply to meet the demand of the North Pointe project.

The planned urbanization of the NPSP, which would generate new potable water demands, will
also displace existing agricultural uses and associated demand for irrigation water supply, which 
has been met primarily by SSJID and to a lesser degree the groundwater system.  Replacement of 
agricultural uses with urban development would reduce demand on SSJID and its available 
surface water supplies, and would eliminate existing but unknown amounts of agricultural 
groundwater use. This is considered a beneficial effect of the NPSP.

The NPSP project’s potential effects on groundwater are addressed in Chapter 12.0 Hydrology 
and Water Quality; these effects are found to be less than significant.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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New development within the NPSP area will require potable water service from the City, which is 
presently available from existing City lines in developed public streets.  As the street system is 
expanded to provide access to new development, wastewater, water, storm drainage and other 
utilities will be installed at the same time.  The NPSP area is already served by existing 
groundwater wells and storage facilities that are sufficient to meet municipal water needs within 
the NPSP area; no major new potable water facilities will need to be constructed to serve new 
development.  Should additional improvements to the potable water system be needed, depending 
on the source of the demand, improvement costs would be met from developer contributions or 
PFFP water fees.

As new development proceeds, applicants may be required to design and construct street and 
utility improvements along the project site frontage, and improvements may require easements in 
accordance with adopted City standards and the Ripon Master Water Plan. Applicants may be 
required to demonstrate that City water pressure and fire flow requirements can be met. These 
requirements would be fulfilled during the City’s permit review process; as a result the NPSP 
would not involve any significant effect on the potable water system.

Level of Significance:  Less than significant

Mitigation Measures: None required
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Urban storm drainage in the NPSP area is the responsibility of the City of Ripon.  As with potable 
water and wastewater lines, storm drains have been installed in conjunction with the improvement 
of the existing streets serving the area, and runoff from developed and undeveloped land is 
captured by the City system.  Storm drains collect runoff from existing streets serving North 
Pointe and surrounding urban development and conduct these flows northerly along Jack Tone 
Road and Fulton Avenue to Mistlin Sports Park.  This system will be expanded and completed as 
urban development of the NPSP area continues.

In addition to its recreational uses, Mistlin Sports Park also provides approximately 60 acres of 
storm water detention, which is considered sufficient to serve 1,000 acres of development in the 
NPSP vicinity, including the entire NPSP.  The soils in the NPSP area and Mistlin Sports Park are 
sandy loams, which provide good percolation and limit potential erosion and sedimentation.  
Mistlin Sports Park must also accommodate year-round sporting events, and in order to do so, the 
City may pump some detained storm water to a line in Jack Tone Road that flows to the 
Stanislaus River.  

Storm water quality is regulated under the federal Clean Water Act through the National Pollutant 
Discharge Elimination System (NPDES).  The federal NPDES requirements are delegated to the 
California Regional Water Quality Control Boards (RWQCB); Ripon is in the jurisdiction of the 
Central Valley RWQCB.  The state has established a municipal storm water quality management 
program governing discharges from “municipal separate storm sewer systems” (MS4s); the City 
of Ripon, which is known as a “small MS4” is regulating storm water quality under the 2003 
General Permit for Discharge of Storm Water for Small MS4s (Water Quality Order 2003-0005-
DWQ).  The City is currently preparing for compliance with new storm water regulations in the 
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Phase II Small MS4 General Permit adopted in 2013 (Order 2013-0001-DWQ). Additional and
more stringent storm water management, including both construction and post-construction storm 
water quality, will be required under the provisions of the 2013 Phase II permit. The applicable 
Ripon storm water management requirements are described in more detail in Chapter 12.0 
Hydrology and Water Quality.  
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Adoption of the NPSP would lead to further development of the NPSP area for urban residential 
and non-residential uses.  New structures and pavement will generate additional runoff and the 
need for urban storm drainage facilities.  Key elements of this system are already in place; 
individual projects will be examined on a project-by-project basis, and developers will be 
required to make necessary improvements to the system as new development projects are 
approved and constructed.  No adverse effects on the capability or capacity of the storm drainage 
system are anticipated.

Runoff from new development will be routed to an existing storm drainage detention facility in 
Mistlin Sports Park; this facility has more than enough capacity to accommodate development 
resulting from the approval of the NPSP.  Likewise, accumulated storm drainage may be pumped 
into City gravity lines extending to the Stanislaus River when necessary. The NPSP would have 
a less than significant effect on the availability and capacity of storm drainage systems.  Potential 
effects on storm water quality and compliance with local, state and federal storm water quality 
regulations are addressed in the following section.  

Level of Significance:  Less than significant

Mitigation Measures: None required
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Approval of the NPSP would involve continuing development and construction activity over the 
undeveloped portions of the NPSP area.  As discussed in more detail in Chapter 12.0 Hydrology 
and Water Quality, new development has the potential to result in soil erosion and sediment 
discharge from development sites.  New development would result in the construction of new 
impermeable surfaces that would increase post-construction urban runoff.

As discussed above, storm water quality is regulated by federal and state agencies through the 
City of Ripon’s Storm Water Management Program (SWMP).  Basic requirements of the program 
include 1) incorporation of post-construction volume and water quality control into development 
plans, 2) reduction of water quality effects through Storm Water Pollution Prevention Plans 
(SWPPPs), 3) filing of Notices of Intent with the State, 4) the filing of Waste Discharge 
Identification Numbers (WDIDs) with the City and 5) the incorporation of erosion controls in 
subdivision and site improvement plans. These requirements are incorporated into projects in 
conjunction with routine City project review.  

With the adoption of new local standards in conformance with the 2013 permit, NPSP projects 
will also be required to comply with the applicable MS4 construction and post-construction 
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requirements.  These would include the installation of advanced erosion and sediment control at 
construction sites, professional verification of water quality control effectiveness through 
monitoring, and correction of deficiencies.  The 2013 storm water regulations will require more 
aggressive efforts to retain storm water on-site via rain gardens and other drainage infiltration 
devices.  Runoff from non-residential development will be subject to comparable requirements 
that would achieve a defined standard of runoff retention or detention as well as provide 
treatment of storm water quality. 

All runoff from the NPSP area would be routed to the Mistlin Sports Park storm water detention
area where storm water will ordinarily be percolated into the soil contributing to groundwater 
recharge. In any event, storm water will be detained as required to meet the applicable storm 
water quality standards.  As a result, compliance with the applicable City federal, State and City
storm water quality requirements will reduce the potential stormwater quality impacts of NPSP
development projects to a less than significant impact and provide consistency between NPSP
development and applicable storm water quality regulations.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The City of Ripon has established a non-potable water system to be used for irrigation, industrial
supply and groundwater recharge in lieu of potable water from the aquifer underlying Ripon.  The 
non-potable system is sourced from existing non-potable groundwater wells. Existing 12-inch 
non-potable waterlines are located within the NPSP area within Hoff Drive, Goodwin Drive, 
Fulton Avenue, the SR 99 frontage road, Colony Road, Santos Avenue and River Road.  Like 
wastewater, water and storm drain lines, the non-potable system in the NPSP area will be 
expanded in conjunction with the extension of new segments of urban streets.
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Further development of the NPSP area will involve increased areas of landscaping and demands 
on the non-potable water system.  The system will be extended in conjunction with new 
development, and landscaped areas will be required to be irrigated with non-potable water per 
City ordinance. The non-potable water system is designed to accommodate anticipated non-
potable water delivery requirements; project-related demands can be accommodated within the 
limits of this system.

The project will increase demand for non-potable water, which will be provided to future users in 
the NPSP area, as available. The effect of this will be replacement of potable water withdrawn 
from the groundwater system, and reduction in demand on that system, with non-potable 
groundwater. The effect of increasing non-potable water use on projected water supplies will be 
beneficial.  Effects of water use on water supply are addressed in a Water Supply Assessment 
prepared for the project and addressed in Section 18.2.
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Level of Significance:  Less than significant

Mitigation Measures: None required
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Residential solid waste services in the City of Ripon are provided by the City.  Solid waste 
services in the City of Ripon include recycling of glass, plastic, aluminum cans, steel/tin cans, 
paper and cardboard. Waste materials are hauled to the San Joaquin County Lovelace Transfer 
Station in Lathrop.  Commercial and industrial wastes are collected by commercial haulers; where 
feasible, these wastes are delivered to recycling facilities for sorting. There is no shortage of 
landfill space available to the City and County.
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NPSP development would contribute to solid waste generation due to the construction and 
ongoing occupancy/operation of new residential and non-residential development. Future 
commercial and office solid waste generation will depend on the nature of future non-residential 
users.   Future solid waste generation is expected to be comparable to or slightly exceed 
generation rates under existing general plan designations.  However, as stated above, there is no 
shortage of landfill space, and new development would participate in the City’s existing recycling 
programs.  No new landfill space would be required to accommodate the anticipated solid waste 
volumes generated by NPSP land uses.  As a result, solid waste generation effects of all future 
land uses within the NPSP area are expected to be less than significant on landfills.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The Pacific Gas & Electric Company (PG&E) and the Modesto Irrigation District (MID) provide
electric services to the City of Ripon and surrounding area; only PG&E provides gas services.
The Ripon General Plan notes that "... PG&E has indicated that it would have no problem serving 
the future growth areas, however, their facilities would need to be upgraded and additional 
substations would be required … to meet the future needs of City residents." 

PG&E electrical facilities in the NPSP area include a 69 kilovolt (kV) transmission line along the 
SR 99 frontage road and a 115 kV line extending north along Jack Tone Road from Santos 
Avenue.  MID operates a 69 kV line west of Fulton Avenue from the freeway to River Road, then 
extending east along River Road. Local PG&E and MID electrical distribution lines providing 
services to individual users are located underground in existing streets. PG&E gas distribution 
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lines are installed in existing streets and will be extended with new street improvements.  There 
are no major PG&E gas transmission lines in the vicinity of the NPSP area.

Verizon provides telephone services to the City of Ripon, including the NPSP, area from local 
service lines installed in existing streets.  Cable television and related services including phone 
are provided by other services including Comcast, Direct TV, Dishnet and Charter 
Communications. The phone and cable utilities must extend services when requested during the 
term of the franchise. In the relatively fluid telecommunications industry, new development 
projects have the option to choose among multiple service providers or to opt out of landline 
service altogether.  

The California Public Utilities Commission (CPUC) requires that public utility facilities for urban 
development be placed underground.  CPUC rules govern the operations of all of the above-
described entities, except MID, which is governed locally in accordance with the California 
Water Code.  
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The proposed NPSP will contribute to the increased demand for natural gas, electrical, telephone 
and cable television services.

None of the available utilities have indicated any concerns with respect to continuing extension of 
services in the NPSP area. During the development process, the developers must consult with the
service providers to ensure that infrastructure is available when needed and to prevent impacts on
existing buried utilities.  This process prevents significant impacts, and no further mitigation 
would be required.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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The State of California ranks second only to Texas in overall petroleum, electrical and gas 
consumption in the U.S., yet California is the nation’s most efficient in terms of per capita 
electricity consumption and a leader in total energy consumption.  Since 1973, while per capita 
electrical consumption in the nation increased by 50 percent, California’s per capita consumption 
was constant, increasing at a rate of only 0.1% per year.  This is attributed to the state’s efforts to 
promote energy efficiency, which have resulted in substantial energy savings (Coito and Rufo, 
2003).  Per capita total energy use in California is approximately 67% of the national average 
(EIA, 2001).

The highest relative electricity use in California is commercial use (38%), followed by residential 
(35%) and industrial (17%).  Commercial electrical usage averages approximately 69,000 
kilowatt hours (kWh) annually for each of the state’s 1.7 million commercial customers.  In San 
Joaquin County, residential electrical usage averages about 6,800 kWh per household annually.  
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Industrial usage averages 603,000 kWh annually for the approximately 82,000 industrial 
customers in the state (KEMA-XENERGY, 2004).

Approximately 50% of natural gas usage in California is for electrical power generation.  About 
22% comprises residential usage; an additional 18% is consumed by industrial uses, while 
approximately 9% is consumed by commercial users.  Within the PG&E service area, average 
natural gas usage is approximately 340 therms per household; the majority of this amount is used 
for space heating followed closely by water heating (KEMA-XENERGY, 2004).

California has implemented numerous energy efficiency and conservation programs that have 
resulted in substantial energy savings.  The state adopted comprehensive energy codes in the 
1970s that imposed substantial new energy requirements on new residential and commercial 
construction, which included new insulation and window thermal transmission standards; these 
requirements are incorporated into the Uniform Building Code adopted by the City of Ripon.
Additional programs have focused on improving the efficiency of lighting and appliances, and on 
the replacement of less-efficient and outdated equipment in existing buildings; the 2004 energy 
study correctly predicted an increase in market penetration of these programs, which promoted 
such energy retrofits as building insulation, dual-pane windows, programmable thermostats, 
water heater wraps, faucet aerators, low-flow shower heads and compact fluorescent bulbs.

In 2011, the California Building Standards Commission’s CALGREEN requirements became 
effective. CALGREEN requires that every new building constructed in California reduce water 
consumption by 20%, divert 50% of construction waste from landfills, and install low pollutant-
emitting materials. It also requires separate water meters for indoor and outdoor water use of 
nonresidential buildings, with a requirement for moisture-sensing irrigation systems for larger 
landscape projects. It requires mandatory inspections of energy systems (e.g., heat furnace, air 
conditioner and mechanical equipment) for nonresidential buildings over 10,000 square feet to 
ensure that such systems are working at their maximum capacity and according to their design 
efficiencies. 

Although CALGREEN was developed independently of the State’s GHG reduction programs, it 
would have an impact on GHG emissions. The California Air Resources Board estimated that 
CALGREEN provisions would reduce GHG emissions by 3.0 MMT CO2e in 2020 (Office of the 
Governor, 2010). CALGREEN would partially achieve the 26 MMT CO2e reduction through 
green building practices anticipated by the State’s Climate Change Scoping Plan (see Table 3-1 in 
Chapter 3.0). The City of Ripon is presently debating adoption of a green building ordinance. 
The latest version of that ordinance includes the early implementation of CALGREEN.

Motor vehicle use also accounts for substantial energy usage. Travel mileage in San Joaquin 
County is influenced by the County’s relative jobs/housing imbalance and the resulting commute 
patterns, which involve relatively long commute trips; approximately 20% of the employed 
persons living within San Joaquin County commute to out-of-county job sites.
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CEQA requires that EIRs consider the potential significant energy implications of the proposed 
NPSP; the emphasis of the analysis is to be on avoiding or reducing inefficient, wasteful and 
unnecessary consumption of energy.
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The NPSP would eventually result in development of an estimated 1,050 residential units, 1.7 
million new square feet of commercial and other non-residential development.  The NPSP would
be served by existing PG&E and MID electrical utilities.  New development would be subject to 
adopted City of Ripon building standards, including the State CALGREEN requirements.

Development of individual parcels would consume substantial amounts of energy in the grading, 
utility and road construction, development of future buildings and site improvements.  The 
proposed specific plan does not address particular construction methods; required project 
conformance with air quality mitigation programs, including provision of required construction 
mitigation, or payment of Indirect Source Rule fees (see Chapter 6.0), would result in reductions 
in energy expenditures associated with construction.  Due to the relatively flat slopes of the site, 
the NPSP would not require any extraordinary grading requirements.  There is no evidence that 
construction of the NPSP would involve substantially inefficient, wasteful or unnecessary 
consumption of energy.

The NPSP is located within the existing boundaries of the City of Ripon.  The NPSP is adjacent 
to existing urbanized areas and is served with urban circulation and utility systems. The NPSP
provides substantial open space and parklands, including a community park, that would also tend 
to internalize recreational trips.  The NPSP includes a Commercial Core area that would provide a 
range of commercial services for future residents of the NPSP area; the development of this area 
would involve a relative reduction in the need to travel outside the NPSP area.  The NPSP
includes substantial amounts of land that would be available for job development, providing 
further potential reductions in out of area travel.

These and other elements of the Plan would result in substantial potential reductions in the energy 
usage associated with NPSP land uses in the future. As a result, NPSP residential development 
would not involve substantially inefficient, wasteful or unnecessary consumption of energy.

Level of Significance:  Less than significant

Mitigation Measures:  None required
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A “cumulative impact” is an environmental effect that may result from the combination of two or 
more environmental effects associated with a proposed project, or from the combined effects of 
one or more closely-related projects with related environmental effects.  Cumulative impacts may 
also result when a project’s environmental effects compound or increase other environmental 
impacts.  Cumulative impacts can result from individually minor but collectively significant 
projects taking place over a period of time (CEQA Guidelines §15355).

The CEQA Guidelines (§15130) provide that an EIR must discuss the cumulative environmental 
impacts of a project “when the project's incremental effect is cumulatively considerable;” 
“cumulatively considerable” is a standard for judging the magnitude of a project impact in a 
cumulative context.  Cumulatively considerable effects occur when the incremental effects of an 
individual project are significant when viewed in connection with the cumulative effects of other 
closely-related projects, including past projects, current projects and probable future projects 
(CEQA Guidelines §15065[a][3]).

If the project does not involve a "cumulatively considerable" contribution to a significant 
cumulative effect, the project’s cumulative impact is not considered significant; discussion in the 
EIR can be limited to the basis for that conclusion. A project’s contribution can be considered
less than cumulatively considerable if the project implements or funds its fair share of a 
mitigation measure for the underlying cumulative impact, such as payment of traffic mitigation 
fees or habitat conservation plan fees.

The analysis of cumulative impacts may be based on either 1) a list of past, present, and probable 
future projects that could produce related impacts, or 2) on a summary of projections contained in 
an adopted general plan or related planning document, or in a prior certified environmental 
document which described or evaluated regional or area-wide conditions contributing to 
cumulative impacts (CEQA Guidelines §15130[b][1]).  Where significant cumulative impacts are 
identified, the EIR must examine reasonable, feasible options for mitigating or avoiding the 
project's contribution to a less than considerable level.  While payment of established fees may 
constitute sufficient mitigation, in some cases, the only feasible mitigation may involve the 
adoption of ordinances or regulations.

The cumulative impact analysis should account for the nature of each environmental resource to 
be impacted as well as the type and location of the project.  This reflects the fact that the context 
for cumulative impacts varies from one environmental discipline to another.  For example, 
cumulative ozone impacts are reasonably considered in the context of an air basin; in contrast, 
cumulative hydrologic impacts would be meaningfully addressed at a watershed level, and 
aesthetic impacts would ordinarily be addressed on a local level.

The potential cumulative impacts of the NPSP have been examined pursuant to the direction 
provided by the CEQA Guidelines.  The potential cumulative impacts of the project are addressed 
using the “summary of projections” method.  The “summary of projections” is the Ripon General 
Plan 2040, and the basis for this analysis is the City’s certified GPEIR.  The NPSP area is located 
within the General Plan 2040 planning area and the Core Area boundary adopted in conjunction 
with that plan.  The General Plan designates the NPSP for urban development and specifies the 
infrastructure needed to serve that development.
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The Ripon General Plan includes land use designations and policies that would guide land use 
and new development activity over an approximately 25-year period ending in 2040. Over the 
plan’s life, the current land use designations and infrastructure plans will provide for the 
development of an additional 8,000 housing units, an associated population increase of 25,600
people and more than 25 million square feet of commercial, industrial and other non-residential 
development; an estimated 4,200 acres of undeveloped land, mostly agricultural land, will be 
converted to urban uses over the planning period.  

The following cumulative impact analysis determines for each environmental discipline 1) the 
geographic context for the analysis, 2) whether a significant cumulative impact exists in that 
discipline, 3) whether the project would make a cumulatively considerable contribution to a 
significant cumulative impact, or make significant a cumulative impact that was otherwise less 
than significant, and 4) whether and how a significant cumulative impact of the project (its 
“considerable contribution”) can feasibly be reduced to a less than considerable level. 
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The cumulative aesthetic impacts of urban development in Ripon were considered in the GPEIR,
which identified the loss of agricultural open space as a significant aesthetic impact on a 
community level.  The Ripon General Plan prescribes policy mitigation that will minimize 
potential open space impacts.  As a result, the GPEIR found that these impacts would be reduced 
to a less than significant level.  The NPSP would contribute to the aesthetic impacts described in 
the GPEIR; although the NPSP may stimulate development, the overall open space effect would 
be as described in the GPEIR and would be governed by general plan policies that reduce 
potential impacts to less than significant. 

Beside the overall community open space impact, aesthetic changes are typically localized unless 
two or more sites are visually connected.  The geographic context for cumulative aesthetic 
analysis is defined as the “NPSP vicinity.”  The NPSP area is substantial in size and surrounded 
largely by existing and planned urban development; opportunities for NPSP development to 
combine with other projects for aesthetic impact are few, and there are no known projects in the 
vicinity that could result in significant adverse aesthetic effects.  Therefore, the NPSP has no 
known potential for combined aesthetic impacts.

The potential incremental aesthetic effect of the NPSP is expected to be positive.  As discussed in 
Chapter 4.0, Aesthetics, the NPSP establishes land use patterns and design guidance that will
produce development of a higher aesthetic quality than would be expected under existing City 
general plan and design requirements; in any case, development under existing City design 
requirements would not result in projects with adverse aesthetic effects.  Therefore, the potential 
aesthetic effects of the NPSP are considered less than significant and would involve no 
contribution to adverse aesthetic effects in the context area.  No significant cumulative impact 
currently exists that could be worsened by the project.  

Contribution to Significant Cumulative Impacts:  None

Mitigation Measures:  None required
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Potential cumulative impacts on agricultural resources can be addressed at the regional or 
community level.  The significance of project contributions would be potentially higher in a local 
context.  For the purposes of this EIR, the geographic context for cumulative analysis of 
agricultural resource impacts is defined as the City of Ripon general plan area.  This analysis 
considers the conversion of agricultural land to urban uses; other agriculture-related impacts are 
generally localized and do not tend to be cumulative in nature.

The potential agricultural land conversion impacts of planned urbanization in the City of Ripon
were addressed in the Ripon GPEIR.  The GPEIR indicated that cumulative planned development 
would result in the conversion of about 4,200 acres of agricultural land to urban development, 
which was identified as a significant and unavoidable environmental effect.  A Statement of 
Overriding Considerations for this issue was adopted by the Ripon City Council (City of Ripon,
2006) in conjunction with adoption of the General Plan.

Development pursuant to the NPSP would involve the eventual conversion of approximately 160
acres of important farmland to urban uses; this effect is, however, not a new effect but a
contribution to the previously-identified effect of adoption of the Ripon General Plan 2040, but 
would involve no potential for agricultural land conversion that was not already accounted for in 
the City’s previous land use decision-making.  In conjunction with the adoption of the Ripon 
General Plan 2040, the entire NPSP area was annexed into the City and designated and zoned for 
urban development, and urban land and infrastructure development has continued in the NPSP 
area on the basis of these actions.   

Agricultural land conversion has been previously addressed in the General Plan 2040, the GPEIR 
and prior General Plans and CEQA documents. Agricultural land conversion was identified as a 
significant and unavoidable adverse effect of General Plan adoption, and a Statement of 
Overriding Considerations for this issue was adopted. No further consideration of this issue is 
required.

Contribution to Significant Cumulative Impacts:  Considerable, Previously Addressed

Mitigation Measures:  None needed
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Cumulative impacts on air resources may be assessed at both a regional and local level; the NPSP
would involve contributions to potential air quality impacts at the regional (San Joaquin Valley 
Air Basin) level, and at the local (immediate vicinity) level.

The GPEIR identifies the probability of significant increases in criteria air pollutant emissions, 
including ozone precursors, as a result of urban development envisioned by the General Plan
2040.  Ozone precursor emissions associated with buildout of the General Plan, inclusive of the 
NPSP area, were projected to reach 727 tons per year by 2040.  The GPEIR documents the 
provisions of the General Plan that would reduce potential air emissions, including policies 
promoting travel reduction, transportation management and air quality impact mitigations. These 
include emphasizing alternatives to motorized transportation and implementation of several 
aspects of the ozone Air Quality Attainment Plan for the SJVAPCD, including street 
improvements that maintain traffic flow, provision of transit and rail service improvements, and
provision of extensive bicycle facilities. San Joaquin Valley APCD regulations require projects 
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to provide regional air quality mitigation or to pay mitigation (Indirect Source Rule - ISR) fees 
that are used to reduce existing emissions.  Participation in the ISR program will substantially 
reduce regional air quality impacts but may not reduce emissions to a less than significant level.  
Participation in the Indirect Source Rule program would, however, constitute the NPSP’s fair 
share contribution to regional air quality impact mitigation.  However, even with implementation 
of General Plan policies and GPEIR mitigation measures, potential air quality impacts of General 
Plan buildout would not be reduced to a less than considerable level and would remain significant 
and unavoidable.

As discussed in Chapter 6.0, planned urban development pursuant to the NPSP would involve 
significant ozone precursor emissions from increased motor vehicle use and additional area 
sources, as compared to existing conditions.  The NPSP contains and reinforces the general plan 
strategies for reducing air quality impacts, including support for alternative modes of 
transportation, increased provision for bicycle and pedestrian circulation, and integration of 
planned commercial and residential land uses.  NPSP provisions are expected to involve 
incremental reductions in air emissions as compared to development under existing general plan
designations and zoning.  

The NPSP area has already been substantially committed to urban use by the previous City 
actions described in previous portions of the cumulative impact analysis.  NPSP development 
would involve continuation of an existing urban development process already taking place in the 
North Pointe area.  The effect of ozone precursor emissions has been previously addressed in the 
GPEIR and prior General Plans and CEQA documents. Air quality was identified as a significant 
and unavoidable adverse effect of General Plan adoption, and a Statement of Overriding 
Considerations for this issue was adopted. Except for mitigation measures, no further 
consideration of this issue is required.

Combined with air quality mitigation already in place, the NPSP would include all feasible 
mitigation measures for cumulative air quality impacts. Nonetheless, mitigation measures would 
not necessarily reduce the NPSP’s contribution to ozone precursor emissions to a less than 
considerable level.  Therefore, the NPSP would involve a cumulatively considerable contribution 
to regional ozone levels, and a significant cumulative effect.

Under the various cumulative traffic scenarios considered in Chapter 17.0, certain street 
intersections may operate at an unacceptable level of service during the AM and PM peak hours 
and may not be improved to an acceptable LOS with recommended traffic mitigation. The 
potential for the generation of CO concentrations at the most-impacted of these intersections was 
modeled in conjunction with the preparation of Chapter 6.0. These calculations indicate that the 
most stringent CO standards would not be exceeded under projected future conditions and, 
therefore, that the NPSP would not involve potentially significant impacts on CO emissions at 
these intersections under cumulative conditions. The NPSP would not involve any significant 
odor impacts or contributions to significant cumulative odor impacts.

Contribution to Significant Cumulative Impacts:  Considerable, unavoidable

Mitigation Measures:  All feasible mitigation measures included



���������
�������	����
�
����� �&�������
������������� �

����� �����������

����

�

Cumulative impacts on biological resources can be addressed in a number of geographic contexts 
including habitat areas for individual sensitive species, watersheds or bioregions.  The NPSP is 
located in an area subject to intensive agricultural use and urbanization, and as discussed in 
Chapter 7.0 Biological Resources the NPSP does not have high biological diversity or sensitivity.  
Biological issues throughout San Joaquin County, including Ripon, have been addressed in the 
San Joaquin County Multi-Species Open Space and Habitat Conservation Plan (SJMSCP) as well 
as in the Ripon GPEIR where potential impacts of planned development are also identified as 
potentially significant.  For the purposes of this analysis, the geographic context for cumulative 
biological resource analysis is defined as San Joaquin County.

The Ripon GPEIR considered the cumulative biological impacts of urban development in Ripon,
including the NPSP area and identified the potential for significant cumulative biological resource 
effects including effects on special status species. The GPEIR considers the potential biological 
resource impacts of 4,200 acres of undeveloped land including the effects of converting
agricultural to urban uses. The GPEIR describes local policies that would reduce or avoid 
biological effects, primarily the City’s continued participation in the SJMSCP, and special care in 
development planning in or near sensitive habitat areas; none of these sensitive areas are located 
in the NPSP area.  With the City’s continued participation in the SJMSCP, potential biological 
impacts were found to be less than significant.  

The NPSP would involve the development of approximately 160 acres of agricultural land that 
provide some habitat values for special status species.  This would be considered a substantial, 
and therefore considerable, contribution to cumulative amounts of land converted to urbanization
in Ripon and in the County as a whole.  However, as discussed in Chapter 7.0, Biological 
Resources, the NPSP is located within the SJMSCP coverage area, and both the General Plan and 
the NPSP include policies that encourage participation in the SJMSCP; if an applicant does not 
participate in the SJMSCP, then adequate mitigation must be incorporated in the project.
Payment of habitat fees and conformance with required Incidental Take Minimization Measures 
would constitute the NPSP’s fair share contribution toward an established mitigation program for 
cumulative biological impacts, which will reduce potential biological impacts to a less than 
significant level. As a result, the NPSP’s contribution to cumulative biological impacts with 
mitigation already in-place would be reduced to a less than considerable level.

Contribution to Significant Cumulative Impacts:  Less than considerable

Mitigation Measures:  None required
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The geography of cultural resources impact can be defined by region, by political subdivision or 
by the geography of the cultural resources present in an area, if sufficient inventory data is 
available to define it.  Cultural resource information, however, is ordinarily available only for 
small percentages of a given area, i.e. those areas that have been intensively surveyed; in the 
NPSP area more than 50% of the lands have been previously surveyed for cultural resources.  For 
the purposes of this EIR, the geographic context for cumulative analysis of cultural resources is 
defined as the vicinity of the City of Ripon.
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Potential cumulative impacts were considered on a citywide level in the GPEIR; the EIR 
identified cumulative impacts of urban development on cultural resources and identified 
mitigation measures in the form of requirements for evaluation of potential archaeological and 
historic resources, pre-development record searches and site surveys, contacts with Native 
American representatives and contingency measures if cultural resources are encountered during 
development.  With the inclusion of these mitigation measures, the GPEIR finds that potential 
cultural resource impacts would be reduced to a less than significant level.

During preparation of this EIR, a cultural resources data base search was conducted and no 
archaeological or historical resources were identified that would be important or significant.  
Mitigation in this EIR requires that structures of potential historic age be evaluated during review 
of development proposals, and that any cultural resources finds during construction be evaluated
and mitigated as required.  These mitigation measures have been expanded to encompass 
potential effects on paleontological resources as well.  This would reduce potential cultural 
resource impacts to a less than significant level.  

As described in Chapter 8.0 of this EIR, the NPSP, with mitigation, would not result in a 
significant cultural resource impact.  The proposed NPSP, like other development projects, has 
the potential for inadvertent effects on undiscovered or subsurface resources, but the mitigation 
measures identified in Chapter 8.0 would also prevent the occurrence of these impacts.  As a 
result, the NPSP alone would not result in a considerable contribution to a significant cumulative 
cultural resource impact.

Contribution to Significant Cumulative Impacts:  Less than considerable

Mitigation Measures:  None required
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Impacts related to geology and soils are not inherently cumulative; geology and soils concerns are 
related to risks, hazards or development constraints that are largely site-specific.  Seismic hazards 
are regional, however, and management of seismic hazards are the responsibility of the local 
planning and building authority.  For this reason, the potential for cumulative geology and soils 
impacts are considered in the context of the City of Ripon and vicinity.

The potential impacts of urban development in Ripon on geology and soils were addressed on a 
cumulative level in the GPEIR.  These potential impacts included exposure to seismic shaking
and unstable soils.  These potential impacts would be reduced to less than significant with 
implementation of the policies and mitigation measures identified in the GPEIR and already 
incorporated into City development review procedures; these include conformance with adopted
building codes and requirements for site-specific geologic and soils evaluation.  These 
requirements are routinely enforced by the Ripon Community Development Department.

Future development pursuant to the NPSP would involve geologic and soils impacts comparable 
to those described in the GPEIR.  The amount and intensity of planned development under the 
NPSP would be reduced from that allowable under existing general plan designations and zoning 
and therefore less exposure to potential hazards. The NPSP would be subject to adopted building 
requirements, and implementation of the NPSP would include the preparation of pre-development 
soils studies. As a result, the NPSP would not have any significant geology or soils impact and 
would not involve a cumulatively considerable contribution to geology or soils impacts.
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Contribution to Significant Cumulative Impacts:  Less than considerable

Mitigation Measures:  None required
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Potential cumulative issues associated with global climate change are addressed in Chapter 10.0
of this EIR.  As stated in Chapter 10.0, impacts related to greenhouse gases are considered global
and therefore cumulative in character. Therefore, the analysis and conclusions presented in 
Chapter 10.0 are a cumulative impact analysis.

As discussed in Chapter 10.0, potential NPSP contributions to GHG emissions include vehicle 
miles traveled associated with trips generated by proposed land uses (Chapter 17.0 
Transportation) and consumption of energy and water by new urban land uses; however, these 
potential emissions are already inherent in the existing designation and zoning of the project site 
for urban uses.  The proposed NPSP shifts the nature of future land development in the NPSP 
area to more-integrated commercial and residential land uses that would reduce the need for 
vehicular travel, and thereby GHG emissions, that would otherwise be associated with urban 
development authorized by existing general plan designations and zoning.  The measures 
incorporated into the NPSP would substantially reduce potential GHG emissions associated with 
development under existing general plan designations and zoning. Therefore, the project is 
considered to have a less than cumulatively considerable contribution to global climate change.

Contribution to Significant Cumulative Impacts:  Less than considerable

Mitigation Measures:  None required
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Similar to geology and soils concerns, the potential for cumulative impacts associated with 
hazards and/or hazardous materials is localized.  Any project exposure to hazards would occur on 
or in the immediate vicinity of the site, and any potential on- or off-site impact of hazardous 
materials releases or usage associated with the NPSP would also be limited to the immediate 
vicinity.  Potential health and safety issues associated were, however, considered on a 
community-wide level and addressed as such in the GPEIR.  Cumulative health and safety effects
considered in both geographic contexts: the City of Ripon and the NPSP vicinity.

The GPEIR identifies potential impacts in the form of exposure of new development to 
contamination, and mitigation measures were identified.  There is at least one site within the 
NPSP area - the former Ripon Farm Service site - where hazardous material contamination has 
been previously identified; the cleanup of this site is being overseen by the State, and no 
additional action is needed at the local level. The General Plan policies are sufficient to reduce 
potential hazard impacts to a less than significant level.

The NPSP would involve the potential exposure of planned urban development to environmental
contamination associated with past land uses in the NPSP area.  Chapter 11.0, Health and Safety, 
includes mitigation measures that would reduce impacts to a less than significant level.  As a 
result, the NPSP would involve no cumulatively considerable contribution to hazards and 
hazardous material impacts.

Contribution to Significant Cumulative Impacts:  Less than considerable
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Mitigation Measures:  None required
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Potential cumulative issues associated with surface waters can be addressed on a watershed basis, 
or for groundwater in the context of a groundwater basin.  With respect to surface waters, the 
NPSP area is located at the downstream end of the Stanislaus River and its large watershed.  
Development within the NPSP area would involve minimal to no effect on the hydrology of the 
River; therefore, the cumulative context for hydrology impacts is the vicinity of the NPSP.
Groundwater in Ripon is viewed with respect to the portion of the groundwater system 
underlying the City and vicinity.  

Hydrology and water quality issues were addressed in the GPEIR, which considered the potential 
effects of new development on the Stanislaus River, on urban runoff, on flooding and on 
groundwater resources.  Potential impacts are to be mitigated by protections for river-side lands, 
conformance with the City’s storm water permit requirements and continued implementation of 
the City’s groundwater management plans.  With these measures, the GPEIR indicated that 
potential hydrologic and water quality impacts would be reduced to less than significant.  

Development under the NPSP would be subject to all of the mitigation measures described in the 
GPEIR.  The project would have no substantial effect on the Stanislaus River; the NPSP area is 
not exposed to flooding, and future development would be subject to City storm water controls.  
The City has prepared a Water Supply Assessment (WSA) for the NPSP, as required by SB 610,
and as discussed in more detail in Chapter 18.0, Utilities and Energy.  The WSA indicates that a 
sustainable reliable water supply can be provided to the NPSP without adverse impacts to the 
groundwater underlying Ripon.  The NPSP would therefore have a less than significant effect on 
surface water and groundwater resources.

Contribution to Significant Cumulative Impacts:  Less than considerable

Mitigation Measures:  None required
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The potential for cumulative land use impacts is related to the scale of the project in its land use 
context, which can range from a project site and adjacent parcels to an entire community or 
region.  The NPSP area is located within the City of Ripon and within its planned urban area.  For 
the purposes of this EIR, the geographic context for cumulative land use analysis is defined as the 
City of Ripon.

Potential cumulative land use impacts were addressed on a City-wide level and accounted for in 
the GPEIR; the extent of potential urban development addressed by the General Plan is 
summarized in the introduction to this chapter.  The Ripon General Plan 2040 envisions an
approximately 4,200-acre expansion of the urban footprint of the City of Ripon, including 
planned residential, commercial and industrial land uses as well as the infrastructure that would 
accommodate these uses.  The NPSP area is included in the General Plan’s future growth areas.

The impacts of planned land use changes are considered in the GPEIR.  The Land Use chapter of 
the EIR considers a range of potential land use issues finding them less than significant and 
noting that land use changes are not in and of themselves significant effects but are rather the 
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object of the General Plan.  The GPEIR does note that land use conflicts can be significant 
effects; the City has adopted a Development Code that provides protection from land use conflicts
and reduces these potential effects to a less than significant level.

The NPSP involves urbanization of a portion of the area addressed in the GPEIR, already 
designated for urban development and annexed to the City. The proposed NPSP would involve a 
proportional contribution to the overall land use objective of the General Plan.  As a result, the 
NPSP project would not result in a considerable contribution to a significant cumulative impact in 
this issue area.

The proposed NPSP would involve reduced land use compatibility impacts; a purpose of the 
NPSP is to increases compatibility between residential and commercial uses inherent in existing 
general plan designations.  Any such impacts would be reduced to less than significant through 
the application of existing City standards or provisions of the NPSP. Therefore, the NPSP
development would not involve a considerable contribution to a significant cumulative effect in 
this issue area.

Contribution to Significant Cumulative Impacts:  Less than considerable

Mitigation Measures:  None required
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Noise impacts are inherently localized.  The impacts of noise are reduced with distance, and 
unless there is a very significant existing or proposed noise source, the potential for cumulative 
noise impacts will ordinarily be limited to a few hundred yards from the source. For the purposes 
of this EIR, the geographic context for cumulative noise analysis is defined as the NPSP area and 
vicinity, as well as the elements of the Ripon street system impacted by NPSP-related traffic.

Cumulative noise impacts were addressed in detail in the GPEIR.  Planned urban development 
would involve the exposure of new sensitive land uses to existing noise sources, new land uses 
that generate noise, and substantial increases in traffic resulting in noise impacts on sensitive land 
uses adjoining existing and new roads. The Noise Element of the General Plan and the 
Development Code establish policies and standards that would reduce noise impacts of most new 
development to a less than significant level.  Potentially unavoidable and significant noise 
impacts include the exposure of pre-existing noise-sensitive land uses to gradually increasing 
traffic noise generated by new development.  Although development in Ripon would increase 
traffic noise effects, the resulting noise levels would be well below standards and less than 
significant.

The NPSP proposes new non-residential and residential uses, which would involve potential for 
locally significant noise effects but not cumulative impacts; these potential impacts would be 
addressed by existing City Code requirements and mitigation measures included in Chapter 14.0
Noise. The NPSP would involve new residential exposure to existing freeway noise; these effects 
would also be mitigated to a less than significant level and would not be cumulative in nature.

NPSP development would contribute to future traffic and traffic-generated noise along streets 
serving the project area.  Potential traffic generated by NPSP development would, however, be 
reduced from traffic volumes predicted in the GPEIR, and those predicted levels might result in
significant noise increases but would not result in significant noise effects as City standards 
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would not be exceeded. NPSP development would not result in cumulatively considerable 
contributions to these impacts.

Contribution to Significant Cumulative Impacts: Less than Considerable

Mitigation Measures:  None Required

�����������������������
���

Population and housing issues are appropriately addressed at the community level and were 
considered in the GPEIR.  The GPEIR projected population and housing growth through the year 
2040, and the planned land uses that were incorporated in the General Plan and addressed in the 
GPEIR were intended to accommodate these projections.  The GPEIR did not identify significant 
population impacts indicating that the purpose of the General Plan is to accommodate projected 
growth.

The GPEIR identified potential cumulative housing impacts as potential influences on 
maintaining an adequate supply of developable land, minimizing governmental constraints and 
thereby promoting development of affordable housing, among other things.  Potential housing 
impacts were mitigated by provisions in the Housing Element and found to be less than 
significant.

The population and housing impacts of the NPSP are described on a citywide level in Chapter 
15.0, Population and Housing.  As noted in that discussion, approval of the NPSP would result in 
a potential increase in the population of the City of Ripon of up to 2,533 persons and the addition 
of up to 1,050 residential units. No significant population impact was identified, and the NPSP
would not involve a cumulatively considerable contribution to a significant population impact.

The NPSP would involve the development of up to 1,050 units of housing, much of which would 
be high-density units.  This would involve beneficial impacts on housing availability and 
affordability. The NPSP would not result in any substantial displacement of housing. The NPSP
would not involve a cumulatively considerable contribution to any adverse population or housing 
impact.

Contribution to Significant Cumulative Impacts:  Less than considerable

Mitigation Measures:  None required
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Potential cumulative impacts related to public services are appropriately addressed at a 
community level, in this case the City of Ripon.  The City currently provides most of the public 
services to the NPSP is area.

Potential cumulative impacts related to public services were addressed in the GPEIR.  The EIR 
included consideration of potential urban development effects on police protection, fire 
protection, schools, parks and recreation and solid waste, among others.  Increases in population 
associated with General Plan 2040 would increase demand for these services, and the relevant 
General Plan policies would reduce potential impacts to a less than significant level. 
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NPSP development would contribute to demands for each of the public services addressed in the 
GPEIR.  Although in some cases significant, compliance with established City requirements and   
payment of capital fees would reduce potential impacts to a less than significant level. With these 
measures, the NPSP would not result in a cumulatively considerable contribution to a significant 
public service impact.

Contribution to Significant Cumulative Impacts: Less than considerable

Mitigation Measures:  None required
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This section considers the cumulative transportation impacts of adopting the NPSP, including 
potential effects on vehicular traffic as well as other transportation modes.  The long-term 
cumulative transportation effects of planned development in Ripon have been identified in the 
certified GPEIR; these effects, discussed in more detail below, include significant effects and 
require mitigation.  Adoption of the NPSP would contribute to the cumulative effects identified in 
the GPEIR and the need for mitigation, but the NPSP would generally reduce cumulative impacts
predicted in the GPEIR, especially traffic impacts, as discussed below.  As a result, the project 
would not result in a cumulatively considerable contribution to (would not worsen) significant 
cumulative effects.

As described in Chapter 1.0, in Chapter 17.0 Transportation, and in Appendix H this EIR and 
specifically the transportation analysis, are tiered to the Ripon GPEIR.  The GPEIR considered 
the potential traffic impacts of planned development within the NPSP area but under existing 
general plan designations and zoning.  These designations contain the potential for development 
of approximately 2.7 million SF of non-residential development.  As noted above, development 
under the NPSP would contribute to potential future traffic conditions and impacts, but adoption 
of the NPSP would result in substantial reductions in future traffic effects.  

According to the CEQA Guidelines, when a prior EIR addresses the potential effects of a later
proposed project, the lead agency should limit the EIR on the later project to effects which were 
not examined as significant effects on the environment in the prior EIR, or that may be
substantially reduced or avoided by specific revisions to the project, imposition of conditions or 
other means.  These provisions would indicate that no additional analysis of cumulative traffic 
effects is required.  Nonetheless, potential cumulative transportation effects are considered below.

	���#��������������������

Trip generation, or the amount of traffic generated by new development, is assessed by 
multiplying the amount of land development anticipated by established trip generation rates for 
classes of land use; these rates are defined in the City of Ripon traffic model and Institute of 
Transportation Engineers (ITE) document Trip Generation Manual 9th Edition.  This analysis 
predicts the number of vehicle trips per day, hour or other time period that could result from 
development.   The cumulative traffic analysis compares the amount of predicted trip generation 
that would result from buildout of the NPSP area under existing general plan designations with 
trip generation that would occur if the NPSP is adopted, replacing the existing with proposed land 
use designations.  This comparison provides a general understanding of “no project” vs. “project”
traffic effects, and it provides data for the analysis of future traffic levels of service, as discussed
below.
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Vehicle traffic that could be generated by buildout of the NPSP under existing general plan 
designations is shown, in comparison to potential NPSP trip generation, in Table 19-1.
Documentation of trip generation assumptions and calculation methods is provided in Appendix 
H.

TABLE 19-1
COMPARISON OF TRIP GENERATION UNDER 
GENERAL PLAN 2040 AND NPSP SCENARIOS

Land Use GP 2040 
Land Use 
Quantity

GP 2040 
Daily 
Trips

NPSP 
Land Use 
Quantity

NPSP 
Daily 
Trips

Single-Family Residential 0 0 361 DU 3,437

Multi-Family Residential 0 0 689 DU 4,582

Retail 1,342 KSF 57,303 762 KSF 32,555

Service 1,995 KSF 22,788 288 KSF 3,289

Other 553 KSF 3,777 644 KSF 4,397

TOTAL 83,868 48,260

% CHANGE 0% -43%

Source:  KDAnderson 2015

Trip generation resulting from development within the NPSP area under existing general plan 
designations has the potential to result in an estimated 83,868 daily vehicle trips, which would 
need to be accommodated on existing and planned roads serving the NPSP area.  Replacement of 
existing general plan designations with land uses proposed in the NPSP would reduce potential 
future trip generation to an estimated 48,260 vehicle trips, an estimated reduction of 
approximately 43%. While development under the NPSP land uses would involve substantial 
contributions to existing and projected future traffic in and near the NPSP area, overall future 
traffic in the NPSP area would be reduced, AM and PM peak hour traffic and future traffic 
operations would be improved, and the need for transportation improvements would be reduced.  
This would be considered a beneficial effect of the project.

The NPSP would involve other beneficial effects on future traffic volumes and operations. An
NPSP objective is creation of an integrated residential and commercial community that promotes 
and facilitates walking, bicycling and use of other alternative transportation modes.  The NPSP 
provides for construction of strategically-placed parks and open spaces and pedestrian/bicycle 
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paseos that connect residential areas with major future destinations in the area.  These features are 
not provided for under existing general plan designations and zoning.
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This section describes the potential future traffic effects of adoption of the NPSP in terms of
traffic volumes and predicted Level of Service (LOS) on roadway systems in the NPSP area.
Future traffic conditions with buildout of the NPSP area under General Plan 2040 designations is 
compared with traffic conditions with the adoption of the NPSP.  In both cases, the analysis 
accounts for planned roadway improvements identified in General Plan 2040. A more detailed 
discussion of the traffic analysis is provided in the KDAnderson study, Appendix H.  Roadway 
improvements assumed to be in place in terms of roadway width (number of lanes) are detailed 
on the following Table 19-2.

Potential future LOS for the NPSP-area roadways were evaluated under the General Plan 2040 
and NPSP buildout scenarios by KD Anderson (Appendix H); LOS was quantified using the 
existing City of Ripon traffic model, also used in the GPEIR.  Table 19-2 presents the LOS along 
each study segment under these two conditions.  The traffic modeling methods are discussed in 
more detail in Appendix H.

As described in the previous section, overall trip generation under the NPSP buildout scenario 
would be substantially reduced from traffic that could be generated by buildout under General 
Plan 2040 conditions, and the project would have an overall beneficial effect on traffic.  The 
resulting LOS results are, however, mixed:  

• Along 27 out of 32 roadway segments, LOS would remain within the City standard of 
LOS D.  Of these, 19 segments would function at LOS A or LOS B.  Eight segments 
would function at LOS C (7) or LOS D (1).  The project would not have an adverse
traffic effect along these segments, and no mitigation is needed.

• On the 5 remaining segments, including the four SR 99 segments, the projected LOS 
(LOS F) is unchanged between the “no project” and the NPSP “project scenario.  Along 
the four SR 99 segments, traffic increases would range from 0.6 to 2.2%.  These are not 
considerable increases.  

• Along Arc Way, traffic under the NPSP scenario would be 9.5% below traffic under the 
General Plan 2040 scenario.  Therefore, the NPSP would have beneficial effects along 
this segment.  The predicted LOS along this segment would, however, remain LOS F 
under both scenarios.

The GPEIR considered the potential effects of buildout under General Plan 2040 land use 
designations using the same model utilized for the NPSP analysis.  That analysis considered the 
numerous transportation improvements proposed in the General Plan 2040 Circulation and
Transportation Element and incorporated in the PFFP. The City of Ripon is currently collecting 
PFFP fees from new development.  As a result, the GPEIR indicates that planned improvements 
will adequately accommodate traffic generated by new development, consistent with the City's 
transportation goals and policies. As shown in Table 19-2 and discussed above, the NPSP would 
not result in traffic conditions on 27 of 32 roadway segments that would require additional 
improvements.
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TABLE 19-2
LONG-TERM CUMULATIVE LEVELS OF SERVICE
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TABLE 19-2 (cont’d)

LONG-TERM CUMULATIVE LEVELS OF SERVICE
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SR 99:  The GPEIR described the potential effects of General Plan 2040 development on SR 99 
based on the City’s traffic model.  The GPEIR anticipated relatively consistent traffic volumes 
through Ripon, but predicted substantially higher volumes north of the planned SR 99/Olive
Avenue interchange resulting from westbound commuter traffic from eastern San Joaquin 
County, from northern Stanislaus County cities and towns, and from urban growth in the Ripon 
area. The GPEIR anticipated the construction of the current six-lane freeway section but 
acknowledged that future traffic volumes would cause the freeway to operate at LOS F and 
require widening to eight lanes. The model predicted that SR 99 daily volumes north of Jack 
Tone Road would reach 177,270 trips per day and more than 195,000 trips north of the future 
Olive Interchange.  Ripon’s PFFP (Zuidervaart, pers. comm.) also provides for freeway-related 
improvements at the Milgeo/Fulton Avenue interchange ($12.5 million), the Second Street 
interchange ($10.9 million) and the Olive Avenue interchange ($46.9 million).

The GPEIR considered exceedence of available SR 99 freeway capacity to be a significant effect 
to which development permitted under the General Plan 2040 would make a contribution.  
Development permitted under the adopted NPSP would contribute to the SR 99 traffic effects 
predicted in the GPEIR, but the magnitude of the contribution is uncertain.  Traffic generation 
predicted by the model indicates that the contributions of the NPSP would be substantially lower 
than traffic contributions from General Plan 2040 development.  Predicted SR 99 volumes north 
of Jack Tone Road under both scenarios NPSP and General Plan 2040 scenarios are 7% below 
those predicted by the GPEIR, but the modeling indicates that freeway volumes with the NPSP 
are about 2% higher than those with the existing general plan designations.

One possible explanation is that the increase may be due to both internally-generated trips, and 
trips generated outside of Ripon:

• The NPSP includes 361 single family dwelling units and 689 multiple family dwelling 
units.  These residential uses would generate vehicle trips internally - from within the 
NPSP area.  These trips, in part, would contribute to increases in traffic volumes on SR 
99.  These residential uses would generate just over 8,000 trips per day.  Some of these 
trips would travel on SR 99.

• The amount of non-residential land uses under existing General Plan 2040 designations 
would be substantially greater than the amount proposed in the NPSP.  Under existing 
General Plan 2040 designations, trips generated by residential land uses in Manteca, 
Salida, and Modesto may be attracted to the relatively large amount of non-residential 
land uses in Ripon.  These trips would include commuter work and shopping trips.  
Under proposed NPSP land uses, with relatively less non-residential land uses, the trips 
generated by residential land uses in Manteca, Salida, and Modesto would pass through 
Ripon to further destinations, rather than stopping in Ripon.  Passing through Ripon and 
traveling to further destinations would increase traffic volumes on SR 99.

The GPEIR indicated that improvements to state highways are considered the responsibility of 
the California Department of Transportation (Caltrans), but other funding sources (i.e. Measure K 
and the Regional Transportation Impact Fee [RTIF]) may be available to address some of these 
improvements. The City collects fees to make up its share of future freeway construction costs.  
This includes collection of City PFFPs that will pay for improvements to the Fulton/Milgeo, 
Second Street and Olive Avenue interchanges, and collection of the San Joaquin County Regional 
Transportation Impact Fee (RTIF), which is intended to provide local share money for freeway 
improvements; in a recent RTIF update report, more than 35% of the RTIFs were to be allocated 
to mainline highway improvements, while more than 40% were allocated to highway 
interchanges. Given the uncertainty of funding, the GPEIR indicated that this effect would
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remain significant after mitigation and that mitigation measures are within the purview of another 
agency.

Arc Way:  As noted above, long-term traffic generated by NPSP development would have 
beneficial effects along Arc Way; predicted future traffic would be 9.5% below predicted General 
Plan 2040 traffic. Nonetheless, as under the Existing Plus NPSP scenario, the predicted LOS 
along this segment would remain LOS F. The NPSP provides for collection of special developer 
fees that will be used, in connection with PFFP fees and potentially contributions from developers 
of larger projects, to study and then make improvements to Arc Way and its intersection with 
Fulton Avenue. These improvements are discussed in more detail in Chapter 17.0 Transportation.

Level of Significance:  Less than considerable

Mitigation Measures:  None required
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The potential traffic effects of the NPSP on vehicle miles traveled under the cumulative buildout 
scenarios for the NPSP area were compared.  The results are similar to the predicted LOS along 
the study roads.  Predicted VMT under the NPSP scenario would be slightly (1%) reduced from 
the predicted VMT for the General Plan 2040 buildout.  The project would not result in a 
cumulatively considerable traffic effect based on VMT.

Level of Significance:  Less than considerable

Mitigation Measures:  None required
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Cumulative utility impacts are appropriately considered at the level of the service area of the 
potentially affected utilities, which for the major “wet” utilities (i.e., water, sewer, storm 
drainage) is the City of Ripon.  Therefore, the geographic context for the analysis of utility 
impacts is the City of Ripon.

Cumulative utility impacts of urban development in the planned future growth areas of Ripon
were addressed in the GPEIR, including consideration of wastewater collection, treatment and 
disposal; water supply and distribution; and storm drainage and flooding, as well as the services 
provided by the state-regulated utilities.  The General Plan considered master plans for each of 
the major wet utilities, and the GPEIR found that potential environmental effects of planned land 
uses on utility systems would be generally less than significant subject to the mitigating policy 
provisions of the General Plan. 

Urban development associated with the NPSP would involve additional demands on the urban 
wet utilities systems; these demands have, however, already been addressed in the GPEIR. A
Water Supply Assessment for the NPSP found that City water supplies were more than sufficient 
to meet projected demands.  Land uses proposed by the NPSP are consistent with designated land 
uses in the General Plan and therefore would not require amendment of the established utility 
master plans.  The project would not involve a cumulatively considerable contribution to 
potential wet utility effects.    
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Neither the GPEIR nor this EIR identified cumulative utility impacts that would not be addressed 
by General Plan policies or the City’s routine development processing system.  Therefore, the 
project would not make a cumulatively considerable contribution to significant impacts on state-
regulated utilities.

Contribution to Significant Cumulative Impacts:  Less than considerable

Mitigation Measures:  None required
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CEQA requires that an EIR analyze the relative environmental effects of alternatives to the 
proposed project.  The EIR must consider a range of reasonable alternatives that can 1) feasibly 
attain most of the basic objectives of the project, and would 2) avoid or substantially lessen one or 
more of the significant effects of the project, even if the alternative would impede to some degree 
the attainment of the project objectives, or would be more costly.  The environmentally superior 
alternative must be identified among the alternatives considered.

The alternatives analysis must provide sufficient information about each potential alternative to 
allow meaningful evaluation and comparison with the proposed project. However, if an 
alternative is not feasible, or does not provide an opportunity to substantially reduce 
environmental effects, the alternative does not need to be analyzed in detail. Feasibility 
considerations may include site conditions, economic viability of the alternative, availability of 
infrastructure, general plan consistency, consistency or conflict with other plans or regulatory 
limitations, jurisdictional boundaries, and whether the applicant can reasonably acquire, control 
or otherwise have access to the alternative site. 

The alternatives analysis must always include evaluation of the "no project" alternative.  "No 
project" is defined as no action with respect to the proposed project and the continuation of 
existing circumstances without approval of the project.  As a result, the “no project” alternative 
may consider what could reasonably occur on or near the project site if existing conditions or
trends continue, in accordance with the requirements of current general plans, zoning, 
infrastructure, services or other relevant conditions.

The following sections describe 1) the selection of alternatives for evaluation; 2) alternatives that 
were considered but not analyzed in detail; 3) alternatives that were analyzed in detail; and 4) the 
“environmentally superior alternative. This alternatives analysis conforms to the CEQA 
Guidelines, but authority for project approval, alternative selection, and determining the
feasibility of alternatives is the Ripon City Council.
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Potential alternatives to the North Pointe Specific Plan (NPSP) were identified based on CEQA 
criteria described above: 1) ability to meet most of the basic objectives of the project, 2) 
feasibility, and 3) ability to avoid or substantially reduce the significant environmental effects of 
the project. 

The proposed NPSP is the result of a 2014 City Council determination to study and modify the 
planned land uses in the NPSP area as described in the General Plan 2040.  The purpose of the 
NPSP is to improve relationships between planned non-residential and residential uses, enhance 
develop-ability and enhance community values.  The proposed NPSP is the result of a year-long 
planning and analysis process that involved generation, analysis, discussion and refinement of 
urban development alternatives by the City in association with its consultants, landowners and 
members of the public.  Numerous options and alternatives were considered in this process and 
reflected in the NPSP to the degree feasible; these broad community-based considerations narrow 
the potential for identification of feasible alternative sites or land uses. 



���������	����
����������	����� ���������	������� 

As described in the NPSP and this EIR, a focus of the planning process was to address and 
internalize mitigation for any potentially significant environmental effects associated with land 
development pursuant to the NPSP. This effort resulted in substantial reductions in the potential 
environmental effects of the project, narrowing the potential for identification of alternatives that 
could reduce the potential environmental effects of the project.

The potential environmental effects of the NPSP have largely, if not completely, been addressed 
previously on a programmatic level in the Ripon General Plan 2040 or the GPEIR.  Many of these 
potential effects are based on the footprint of planned urban development, such as conversion of 
agricultural land, biological and cultural resource impacts.  These potential effects are the same 
with the NPSP as were described in the GPEIR and would not be substantially changed by any
alternative.  

Effects of development on population, traffic, air quality and other effects are related to 
development quantity.  In general terms, the NPSP involves substantially less development 
potential than under existing general plan designations and zoning.  Reducing potential for urban 
development from that allowed under the existing general plan designations and zoning, has 
substantially reduced the potential effects of planned development.

All of the significant environmental effects of the project identified in this EIR can be reduced to 
a less than significant level with mitigation measures, as documented in Chapters 4.0 through 
18.0.  Effects that have already been addressed in the GPEIR do not require additional discussion.
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The following alternatives were identified in the process of EIR preparation but were not 
addressed in detail, as they did not meet the criteria for detailed analysis.  The following 
alternatives 1) would not meet most of the basic objectives of the project, or 2) were clearly 
infeasible, or 3) did not have the ability to avoid or substantially lessen the significant 
environmental effects of the project as discussed below.

Alternative Location. This alternative would involve a City-sponsored specific plan 
proposal on an alternative site that might offer the potential to reduce the potential 
environmental effects of the NPSP.  This alternative is fundamentally inconsistent with 
the project objectives and is not feasible.  The NPSP is a public/private planning 
collaboration that is addressed specifically to concerns with existing general plan 
designations and zoning in the NPSP area and no other geographic location.  Therefore, 
this alternative was not analyzed in detail.  

“No Development” Alternative. This alternative would involve elimination of further 
development potential within the NPSP area with the objective of eliminating the 
potential environmental effects of the project. This alternative is also fundamentally 
inconsistent with the project objectives and is not feasible.  The NPSP area is and has 
been a part of the Ripon core area for urban development; the NPSP area has been 
designated and zoned for urban development for several years and has been annexed into 
the City of Ripon for the purpose of urban development.

Alternative Land Use Plan or Design.  Of the potentially significant environmental 
effects identified in this EIR, none of the potential effects are related to the location of 
planned development within the NPSP area.  While alternative land use patterns or 
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designs could be consistent with the project objectives and feasible, they would provide 
no identified opportunity to reduce potential environmental effects.  

Eliminate Residential Uses.  This alternative, which would involve replacing planned 
residential uses with commercial or other non-residential uses, would be inconsistent with 
several project objectives: 1) development of a mixed nonresidential and residential 
neighborhood, 2) provision of sites for high-density residential development that would 
assist the City in meeting its share of regional housing need. Potential development under 
this alternative would be intensified and result in increased traffic, air, noise and other 
effects.
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The No Project Alternative is defined as the continuation of existing conditions and trends in the 
NPSP area.  As an alternative to the proposed adoption of the NPSP, the “no project” alternative 
involves no action by the City with respect to the NPSP or related development entitlement 
actions. Under the No Project Alternative, there would be no development of the planned North 
Pointe community or the residential, commercial, recreation and open space uses that would 
make up that community.  

Under this alternative, existing Ripon General Plan 2040 land use designations and zoning would 
remain in place as would existing public streets and other urban infrastructure in the area.  For the 
time being, existing vacant or underutilized parcels would remain in their current condition and 
would not be a source of environmental impact.  Over time, however, urban development of the 
NPSP area would continue as previously planned, subject to existing City of Ripon planning, 
zoning and building requirements.  Potential future land uses would consist of uses allowable 
under the Highway Service, Mixed Use (non-residential), Community Commercial and 
Professional Office land use designations and zoning.

The continuation of existing uses would not result in any substantial change to the existing 
environment within or near the NPSP area; existing earth, water, biological and cultural resources 
would be unchanged.  This alternative would involve no change in land use, increase in 
population or new demand for public services and utilities.  This alternative would not result in 
any increased traffic, or related air pollution or noise.  The alternative would result in no new 
demands for urban utilities and services.

Future development under existing general plan designations and zoning would not involve any 
residential development but has the potential to result in approximately 2.6 million square feet of 
non-residential, 53% more than the proposed NPSP designations.  Non-residential development 
of the area would potentially substantially increase the severity of some significant environmental 
effects.

This alternative would not reduce agricultural land conversion or general biological and cultural 
resource impacts. The alternative would reduce less-than-significant population effects but would 
result in additional traffic, air emissions, including greenhouse gases, or other related 
environmental effects in comparison to the proposed project. Without the design guidance 
provided by the NPSP, open space and recreation within the future North Pointe area would be 
reduced, and the aesthetic impact of the project would likely be increased.  The NPSP does not 
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involve potential effects on any other environmental resources that could be avoided or 
substantially lessened by project re-design.

This alternative is not consistent with the project objectives but is potentially feasible; it would 
not, however, involve the potential to substantially lessen the significant environmental effects of 
the project.  
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This alternative would involve approval of the NPSP whose land use designations and 
development standards would permit substantially less development than would be permitted 
under the proposed NPSP.  For the purposes of analysis, this alternative is assumed to involve a
310-acre specific plan area and a land use pattern similar to the proposed NPSP; potential 
development would be reduced to an estimated 525 residential units and 0.85 million square feet 
of non-residential uses. This alternative would not involve any substantial change in urban 
infrastructure for the NPSP area; streets and utilities have been for the most part engineered, 
installed and sized for development as planned in the General Plan 2040. 

This alternative would not substantially reduce the project’s direct physical environmental effects.
Despite a reduction in housing units and commercial development square footage, the project’s
potential effects on agricultural land, soils, biological resources and cultural resources would be 
largely unchanged. Storm water runoff may decrease, but as with the NPSP runoff will be 
captured and treated in the City’s existing detention system and in future storm water quality Best 
Management Practices. Exposure to environmental contamination hazards inherent in NPSP area 
lands would not be reduced or avoided.  

The general NPSP land use pattern would be maintained but reduced in intensity.  Potable water 
demands on groundwater would be reduced.  New development would still involve potential 
exposure to SR 99 noise; noise generated by NPSP-related traffic on project area streets would 
not be substantially changed.  Demand for parks, recreation and schools would be reduced in 
proportion to population, but fire and police protection services may not experience substantial 
reductions in demand.  This alternative would result in substantial reductions in traffic generation 
and related noise and air pollutant emissions; vehicle trip generation and emissions of criteria 
pollutants would be about half those of the proposed NPSP.  Some future transportation 
improvements such as traffic signals and turn lanes may be delayed or eliminated with reduced 
NPSP development.

The City plans to accommodate approximately 600 units of multi-family residential housing in 
the NPSP area.  With a 50% reduction in residential development potential, the City’s options for 
accommodating the housing needs of all economic segments would be sharply reduced; land for 
market-rate housing would be less available and may be less desirable or affordable, affecting 
housing production.  These are, however, economic and social effects that may not be considered 
significant under CEQA.

Assuming for the purposes of analysis that there is a constant or growing demand for housing in 
Ripon, this alternative would accommodate just half the population accommodated by the NPSP
while committing the entire NPSP area to development. Using this assumption, residential 
demands that would otherwise be accommodated in the NPSP area would instead be displaced to 
other outlying lands, potentially magnifying the agricultural, biological and other resource 
impacts of the project, while also contributing to urban sprawl; more distributed development 
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would involve a greater relative contribution to air pollution, greenhouse gas emissions and
vehicle miles traveled per unit of population.

In summary, the environmental effects that could be subject to substantial lessening under this 
alternative are listed below:

Ozone Precursor Emissions

Traffic Generation and Impacts

Although a lower-intensity alternative would contribute to reduction in these and other
environmental effects, i.e. those related to population increases such as air quality and noise, 
these environmental effects are not considered significant. Air pollutant emission amounts would 
not be reduced to below the level of significance prescribed by the San Joaquin Valley APCD.

This alternative is not consistent with the project objectives but it is potentially feasible and could
substantially lessen some environmental effects; however, none of these effects are considered 
significant in this EIR.
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The Reduced Intensity of Development Alternative would involve slightly less severe
environmental effects than the NPSP and would therefore could be considered the 
“Environmentally Superior Alternative.  The proposed NPSP would involve marginally greater
environmental effects; these differences in environmental effect are, however, confined to areas 
of environmental concern that have been considered in the GPEIR or would be reduced to less 
than significant with mitigation measures included in this EIR.  
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The CEQA Guidelines require that an EIR discuss the ways in which the project – the NPSP -
could foster economic or population growth, or the construction of additional housing, either 
directly or indirectly, in the surrounding environment.  Projects that could induce growth include 
those which involve the extension of new development into previously-undeveloped areas, 
projects which extend new infrastructure or remove physical or economic obstacles to population 
growth, or projects which encourage and facilitate other activities that could significantly affect 
the environment, either individually or cumulatively.  

The Guidelines note that it must not be assumed that growth in any area is necessarily beneficial, 
detrimental, or of little significance to the environment. Growth can be induced in a variety of 
ways.  For example, some new development may create demands for other types of development; 
a large new industrial facility that creates numerous new jobs may increase or accelerate demands 
for housing.  In an area of relative housing shortage, this effect could be growth-inducing; 
however, the same project in a labor surplus area may have no growth-inducing effect at all.  
Development of significant new amenities may also spur development of other land uses nearby.  
An example of this phenomenon would be the development of major new recreational, shopping 
or entertainment facilities that spur development of new residential areas or other related 
development.

Growth can also be induced by removing obstacles to development or by reducing development 
costs.  Growth-inducement can result from development of new infrastructure (e.g. a new sewage 
treatment facility or potable water system) or the extension of street or utility infrastructure or 
other facilities to or near previously un-served areas, stimulating development of the area 
potentially served by such facilities.  However, the extension of new infrastructure in conjunction 
with proposed development that would be served by the new facilities may not have a 
distinguishable growth-inducing effect outside of its contribution to the overall development 
proposal.

Growth may also be induced by a variety of government actions that permit, or that may promote, 
additional development. Such actions may include general plan amendments or re-zonings that 
favor additional development, issuance of permits or approvals that establish new precedents for 
land development, and changes in policy that have the same result.

The NPSP involves a request for City approval of the North Pointe Specific Plan together with 
other associated approvals.  The requested actions, if taken by the City, are inherently growth-
inducing in that they would promote the urban development of the specific plan area.  Such 
growth-inducement, and the shaping of growth to create a vital new neighborhood, is the 
objective of the NPSP.  The North Pointe area is, however, already designated for urban 
development; the area has been annexed into the City, and is currently designated in the Ripon
General Plan 2040 for urban development.  The area is within the planned Ripon Core Area, the 
principal near-term future growth area defined by the General Plan.

One of the actions associated with the NPSP is approval of a general plan amendment and re-
zoning that would alter the previously-approved land uses for the specific plan area.  These 
approvals would eliminate existing Mixed Use, Highway Service, Community Commercial and 
Professional Office land use designations, to be replaced by the new designations shown in the 
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NPSP.  As discussed above, this action is inherently growth-inducing and intended to further 
urban development of the North Pointe area.

The NPSP in already annexed to the City and is partially developed; most of the specific plan 
area is already served with urban infrastructure.  Isolated parcels remain in agricultural use.  As 
urban infrastructure is already in place, and as urban development is already underway in the 
area, the NPSP would not involve “leap-frog” development.

The NPSP has the potential to promote or stimulate future development of lands adjacent to the 
specific plan area.  New investment in the specific plan area could increase the desirability, and 
therefore the “growth pressure” on neighboring parcels in the form of increased land values.  
Most of these lands are, however, already urbanized or developed (east, west).  The remaining 
undeveloped lands are also within the Ripon General Plan area and already designated for 
urbanization.  Therefore, the NPSP project would have no substantial growth-inducing effect on 
these areas.

The NPSP would involve the incremental extension of existing urban infrastructure to serve new 
development; infrastructure extension would take the form of new streets needed for access; new
utilities would be installed in each section of new street.  No major utility extensions will be 
needed for development of the NPSP area.  The growth-inducing effect of these incremental 
infrastructure projects would be mild, further affirming the City’s plans for urban development of 
the planning area and surroundings.  As discussed, all of these nearby properties are already 
planned for urban development and would be subject to City development review and 
environmental processing before development can take place.

The NPSP as proposed would ultimately result in the construction of as many as 1,050 residences 
accommodating as many as 2,500 people.  To the extent that the housing capacity created by the 
NPSP is individually or cumulatively attractive to new industry or other development, the NPSP
could contribute to the inducement of new industrial and/or commercial growth in Ripon, either 
within or outside the NPSP.  There is no evidence, however, to suggest that housing resulting 
from the project would have any substantial influence on the amount or location of off-site new 
commercial or industrial development.  The NPSP is intended to stimulate commercial 
development within the specific plan area.

The NPSP would increase the number of Ripon “rooftops” and, thereby, incrementally increase 
the demand for new commercial development.  Some of this demand would be met by planned
commercial development in the NPSP area.  It is anticipated that project demands for commercial 
development would be met on existing or planned commercial sites rather than promoting the 
entitlement of undeveloped lands.
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CEQA requires that an EIR address significant irreversible environmental changes that would be 
involved in the project, development resulting from the NPSP, if it were implemented.  
Significant irreversible environmental changes could include conversion or use of substantial 
amounts of nonrenewable resources during the construction or operation of the project, or the 
commitment of resources to other uses, or to their permanent non-use.  Resources that may be 
considered subject to irreversible change may include minerals, agricultural or other resource 
land, energy resources or the state of development or non-development.  Consumption, use or 
commitment of resources is considered irreversible when it is likely that future generations will 
be committed to similar uses.  Irreversible damage can also result from environmental accidents 
associated with the project.  CEQA suggests that irreversible commitments of resources be 
evaluated to assure that such current consumption is justified.

Urban development promoted by the NPSP would involve the irreversible commitment of non-
renewable materials and energy consumption to construction of proposed urban infrastructure, 
residential and non-residential areas and related development.  Construction materials would 
involve sand and gravel, concrete, asphalt, plastics and metals as well as various renewable 
resources.  Energy use would occur as a result of operation of equipment used in construction of 
the NPSP.  These materials would not be used in highly significant or unusual quantities and 
would be obtained from existing commercial sources.  The NPSP would not result in any more or 
any less commitments of resources than would the development of the area under existing general 
plan designations.

The NPSP would involve significant irreversible environmental changes in the loss of agricultural 
land.  The NPSP would involve the conversion of approximately 160 acres of agricultural land 
from the present orchard and fallow uses to urban residential, commercial and other uses.  
Adoption of the NPSP would eventually result in an irreversible commitment of the planning area 
to urban uses; subdivision, development, dispersion of ownership and investment in streets, 
utilities and site improvements would likely prohibit any future return to agricultural use.  
However, the NPSP would not result in any more or any less conversion of agricultural than 
would result from the development of the area within the City under existing general plan 
designations and zoning; the commitment to conversion of these lands are already the result of 
the City’s prior actions to annex, designate, zone and improve the specific plan area for urban 
use.  Additional information on agricultural land conversion associated with the NPSP is provided 
in Chapter 5.0 of this document.

Commitment of the specific plan area to urban uses would involve an essentially irreversible loss 
of open space and the biological resource values associated with undeveloped land.  Both values 
have been substantially compromised by past urban development such that the area does not 
retain important open space values; as documented in Chapter 7.0 Biological Resources, no 
significant biological resources have been identified in the specific plan area.  Therefore, the 
NPSP’s effects on these resources would be less than significant.

Development of the site would involve an essentially irreversible reduction in groundwater 
recharge that would otherwise occur on the undeveloped and sandy soils of the area.  New 
impervious surfaces would involve increases in runoff during rainfall events; however, these 
waters would be routed to detention basins where all or most of these waters would be returned to 
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the groundwater system.  Groundwater recharge losses and increased runoff are not considered 
significant.  These considerations are discussed in more detail in Chapters 12.0 and 18.0.

There are no other changes associated with the NPSP, or resources impacted by the NPSP, which 
are not reversible.
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