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November 3, 2010 
 
Mr. Mark Teague, AICP 
PMC 
508 Chestnut Street, Suite A 
Mount Shasta, CA  96067 
 
Subject: Mitchell Ranch Center Air Quality Impact Analysis Supplemental Evaluation 
 
Dear Mr. Teague: 
 
Since preparation of the Mitchell Ranch Center Air Quality Impact Analysis Report, prepared by Urban 

Crossroads, Inc. dated June 11, 2008, the proposed project has been refined and an updated Air Impact 

Assessment has been prepared by Michael Brandman Associates (MBA) for purposes of satisfying the 

San Joaquin Valley Air Pollution Control District’s (SJVAPCD’s) Indirect Source Review (ISR) requirement.  

 
The purpose of this supplemental evaluation is to determine if the results of the Air Impact Assessment for 

Mitchell Ranch Center prepared by MBA on September 8, 2010 is appropriate for use in the FEIR.   

 

Since the original Air Quality Impact Analysis report was prepared over two years ago, there have been 

key changes to the scope of the project and assumptions that were available at the time the original Air 

Quality Impact Analysis report was prepared. Specifically the following refinements have occurred:  

 

 The MBA assessment reflects the refined building footprint which is significantly smaller than what 
was analyzed in the original Air Quality Impact Analysis. The MBA assessment provides impacts 
based on a 299,830 square foot shopping center whereas the original Air Quality Impact Analysis 
based its impacts on a 327,329 square foot shopping center. This reduction in square feet results 
in a reduction of vehicle trips and building square footage which directly results in fewer vehicle 
emissions and area-source emissions.  
 

 The MBA assessment includes refined project construction durations that are reflective of what is 
likely expected to occur. The original Air Quality Impact Analysis is based on a theoretical 
construction scenario that was to commence in 2008.  
 

 The MBA assessment includes a refined trip length analysis based existing market conditions. The 
refined trip length analysis estimates a weighted trip length for Customer-based shopping trips as 
2.61 miles. The original Air Quality Impact Analysis is based on the conservative default model trip 
length available in the URBEMIS 2007 emissions inventory model for Customer-based shopping 
trips as 7.4 miles.   
 

 The MBA assessment reflects a Clean Truck Fleet for Walmart trucks as approved by the 
SJVAPCD on March 17, 2009. These emissions reductions are reflected in the “mitigated” 
summary totals for operational emissions.  
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Additionally, the MBA Assessment includes the following locational and on-site measures as follows: 
 

 Street Design – there are 192 intersection nodes within ½ mile of the project center. 
 

 Pedestrian Infrastructure – The project includes sidewalks on both sides of the street. 
 

 Outside Electrical Outlets – As required by California Building Code, electrical outlets will be 
provided on the exterior of the buildings. The amount of electrical equipment that will be used is 
unknown. Therefore, the default 3% electrical equipment was used in emissions modeling.  
 

 Energy Efficiency – Walmart buildings incorporate many energy savings measures that account for 
9% energy efficiency above current Title 24 standards.  
 

 Local Serving Retail – The project includes local-serving retail development. 
 

 Bus Service – The Ceres Area Transit (CAT) provides 13 daily weekday stops near the project 
location.  
 

 Bicycle Lane Coverage – 94% of the collector and arterial streets within a ½ mile radius of the 
project site have or will have Class I or II bicycle lanes. 
 

 The City of Ceres General Plan Land Use Map was used to estimate a total of 3,517 jobs and 
1,749 dwelling units within a ½ mile of the project site.  

 

Urban Crossroads, Inc. has thoroughly reviewed the MBA assessment and concurs with the findings 

contained therein.  

 

Table 1 presents the emissions summary table for Construction Activity for the proposed project based on 

the MBA assessment. As shown, the project will not exceed any of the SJVAPCD’s numeric emissions 

thresholds and thus a less than significant impact is expected.  

 

Table 2 presents the emissions summary table for Operational Activity for the proposed project based on 

the MBA assessment. As shown, the project will exceed the SJVAPCD’s numeric emissions thresholds for 

emissions of VOCs/ROGs1 and NOx prior to mitigation.  

 

Table 3 presents the mitigated emissions summary table for Operational Activity for the proposed project 

based on the MBA Assessment.  As shown, the project will not exceed any of the SJVAPCD’s numeric 

                                                           
1
 Volatile Organic Compounds (VOCs) and Reactive Organic Gases (ROGs) are industry terms that are used interchangeably.  
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emissions thresholds (after implementation of the mitigation measures outlined in the MBA assessment 

and agreed to by the SJVAPCD) and thus a less than significant impact is expected. 

 
If you have any questions, please contact me directly at (949) 660-1994 ext. 217. 
 
Respectfully submitted, 
 

URBAN CROSSROADS, INC. 
 
 
 
Haseeb Qureshi       
Senior Air Quality Specialist      
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TABLE 1 

EMISSIONS SUMMARY OF CONSTRUCTION ACTIVITIES (TONS PER YEAR) (WITHOUT MITIGATION) 
 

 Source VOCs/ROGs NOx CO SOx PM10 PM2.5 

Site Preparation 0.11 0.77 0.46 0 2.81 0.62 

Walmart – 2012 0.87 1.67 2.30 0 0.12 0.11 

Total Construction Emissions (2012) 0.98 2.44 2.76 0 2.93 0.73 

SJVAPCD Significance Threshold 10 10 N/A N/A 15 N/A 

Significant? NO NO N/A N/A NO N/A 

Walmart – 2013 1.48 0.13 0.20 0 0.01 0.01 

Total Construction Emissions (2013) 1.48 0.13 0.20 0 0.01 0.01 

SJVAPCD Significance Threshold 10 10 N/A N/A 15 N/A 

Significant? NO NO N/A N/A NO N/A 

Major 2 – 2014 0.41 0.82 0.70 0 0.05 0.04 

Major 3 – 2014 0.25 0.80 0.61 0 0.05 0.04 

Major 4 – 2014 0.26 0.80 0.61 0 0.05 0.04 

Shops 1 – 2014 0.24 0.80 0.60 0 0.05 0.04 

Shops 2 – 2014 0.23 0.80 0.60 0 0.05 0.04 

Shops 3 – 2014 0.18 0.80 0.57 0 0.05 0.04 

Shops 4 – 2014 0.20 0.80 0.58 0 0.05 0.04 

Pad A Retail – 2014 0.14 0.79 0.55 0 0.05 0.04 

Pad A Restaurant – 2014 0.14 0.79 0.55 0 0.05 0.04 

Pad B – 2014 0.14 0.79 0.55 0 0.05 0.04 

Pad C – 2014 0.15 0.79 0.55 0 0.05 0.04 

Total Construction Emissions (2014) 2.34 8.78 6.47 0 0.55 0.44 

SJVAPCD Significance Threshold 10 10 N/A N/A 15 N/A 

Significant? NO NO N/A N/A NO N/A 

       

       Source: Air Impact Assessment for Mitchell Ranch Center Northwest corner of Mitchell Road and Service Road Ceres, California - Michael Brandman 
Associates (September 8, 2010). 
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TABLE 2 

SUMMARY OF PEAK OPERATIONAL EMISSIONS TONS PER YEAR (WITHOUT MITIGATION) 
 

Operational Activities VOCs/ROGs NOx CO SOx PM10 PM2.5 

Walmart  7.42 11.33 63.42 0.05 3.89 0.96 

Major 2 1.08 0.99 9.25 0.01 0.63 0.14 

Major 3 0.52 0.47 4.53 0 0.30 0.07 

Major 4 0.54 0.49 4.69 0 0.31 0.07 

Shops 1 0.47 0.43 4.11 0 0.27 0.06 

Shops 2 0.45 0.41 3.95 0 0.26 0.06 

Shops 3 0.28 0.25 2.42 0 0.16 0.03 

Shops 4 0.33 0.29 2.87 0 0.19 0.04 

Pad A Retail 0.13 0.12 1.19 0 0.07 0.02 

Pad A Restaurant 0.13 0.12 1.19 0 0.07 0.02 

Pad B 0.12 0.11 1.11 0 0.07 0.01 

Pad C 0.16 0.14 1.45 0 0.09 0.02 

Total Operational Emissions 11.63 15.15 100.18 0.06 6.31 1.5 

SJVAPCD Significance Threshold 10 10 N/A N/A 15 N/A 

Significant? YES YES N/A N/A NO N/A 

       Source: Air Impact Assessment for Mitchell Ranch Center Northwest corner of Mitchell Road and Service Road Ceres, California - Michael Brandman 
Associates (September 8, 2010). 

 

TABLE 3 

SUMMARY OF PEAK OPERATIONAL EMISSIONS TONS PER YEAR (WITH MITIGATION) 
 

Operational Activities VOCs/ROGs NOx CO SOx PM10 PM2.5 

Walmart 6.38 6.41 53.72 0.04 3.12 0.84 

Major 2 0.92 0.84 7.81 0.01 0.53 0.12 

Major 3 0.44 0.4 3.84 0 0.25 0.06 

Major 4 0.46 0.42 3.97 0 0.26 0.06 

Shops 1 0.4 0.37 3.48 0 0.23 0.05 

Shops 2 0.39 0.35 3.34 0 0.22 0.05 

Shops 3 0.24 0.21 2.05 0 0.13 0.03 

Shops 4 0.28 0.25 2.43 0 0.16 0.03 

Pad A Retail 0.11 0.1 1.02 0 0.06 0.01 

Pad A Restaurant 0.11 0.1 1.02 0 0.06 0.01 

Pad B 0.1 0.1 0.95 0 0.06 0.01 

Pad C 0.14 0.12 1.23 0 0.08 0.02 

Total Operational Emissions 9.97 9.67 84.86 0.05 5.16 1.29 

SJVAPCD Significance Threshold 10 10 N/A N/A 15 N/A 

Significant? NO NO N/A N/A NO N/A 

       Source: Air Impact Assessment for Mitchell Ranch Center Northwest corner of Mitchell Road and Service Road Ceres, California - Michael Brandman 
Associates (September 8, 2010). 
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October 13, 2010 
 
 
San Joaquin Valley Air Pollution Control District 
Attention: Mr. Daniel T. Barber, Ph.D. 
1990 E. Gettysburg Avenue 
Fresno, CA 93726 
 
Subject: Air Impact Assessment for Mitchell Ranch Center 
 Northwest corner of Mitchell Road and Service Road 
 Ceres, California 
 
Dear Mr. Barber: 

Michael Brandman Associates respectfully submits an Air Impact application on behalf of Walmart Stores, 
Incorporated for the Mitchell Ranch Center Project in Ceres, California in Stanislaus County.  The project 
consists of a 299,830 square foot shopping center on 26.3 acres anchored by a Walmart Store.  The 
Walmart Store includes 185,668 square feet of indoor uses and a 5,762 square foot outdoor garden 
center.  No tenants have been identified for the remaining center. 
 
The project is assumed to begin construction January 2012 with the construction of the Walmart Store and 
become operational January 2013.  The development of the remaining center is tentatively scheduled to 
be developed in January 2014.  The project includes locational and on-site measures listed below: 

 Street Design – there are 192 intersection nodes within ½ mile of the project center. 

 Pedestrian Infrastructure – The project includes sidewalks on both sides of the street. 

 Outside Electrical Outlets - As required by California Building Code, electrical outlets will be provided 
on the exterior of the buildings. The amount of electrical equipment that will be used is unknown. 
Therefore, the default 3% electrical equipment was used in emissions modeling. 

 Energy Efficiency – Walmart buildings incorporate many energy saving measures that account for 9% 
energy efficiency above current Title 24 standards. 

 Local Serving Retail –The project includes local-serving retail development. 

 Bus Service – The Ceres Area Transit (CAT) provides 13 daily weekday stops near the project location. 

 Bicycle Lane Coverage –94% of the collector and arterial streets within a ½ mile radius of the project 
site have or will have Class I or II bicycle lanes. 

 The City of Ceres General Plan Land Use Map was used to estimate a total of 3,517 jobs and 1,749 
dwelling units within a ½ mile of the project site. 

 
Michael Brandman Associates prepared an emissions estimate using URBEMIS 2007 v. 9.2.4.  In addition 
to the mitigation measures above, the following assumptions were input into the model: 
 
 The traffic study prepared for the Environmental Impact Report identified various trip generation rates 

for Saturday and Weekdays.  A weighted trip generation rate was calculated for the Walmart and 
Shopping Center uses.  The traffic study also identified a 10 percent pass-by rate and 20 percent 
diverted rate.  The default URBEMIS primary, diverted, and pass-by rates were adjusted accordingly. 
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 Trip Length Analysis – Customer-based shopping trips were calculated to have a weighted trip length 

of 2.61 miles.  A memorandum summarizing the analysis is included in the supporting documentation. 
 
 Clean Truck Fleet: Wal-Mart is making a commitment to using a clean fleet for its delivery vehicles.  

Wal-Mart operates a fleet of 354 heavy-duty diesel trucks to make deliveries in this region.  Wal-Mart 
replaces its trucks on a five-year cycle, so all trucks in the fleet are five years old or newer.  On 
February 12, 2009 MBA submitted a methodology to the San Joaquin Valley Air District (SJVAPCD) to 
quantify the emission reductions Wal-Mart obtains from operating its cleaner than average truck fleet.  
The methodology was approved by the SJVAPCD on March 17, 2009.  The methodology and emissions 
summary are included in the application package to document the unmitigated baseline emissions 
from passenger vehicles, Wal-Mart heavy-duty trucks and non-Wal-Mart heavy-duty trucks.  Mitigated 
emissions for Wal-Mart trucks were calculated using emission rates from the ARB Fleet Calculator.  
This amount was then subtracted from the mitigated amount generated in the URBEMIS 2007 without 
Wal-Mart on non-Wal-Mart trucks (passenger vehicles) run plus the unmitigated non-Wal-Mart truck 
emissions plus the mitigated WM truck emissions. 

 
The ISR application, required attachments, detailed URBEMIS printouts and supporting documentation are 
included in the application package.  A CD containing the URBEMIS modeling is also provided.  The $700 
application filing fee and a letter of authorization from Walmart Stores, Inc. for Michael Brandman 
Associates to act on their behalf for the Project’s ISR review process is also included in the submittal. 
 
If you have any questions or concerns regarding this application, please call me or Elena Nuño at 
559.497.0310 or email dmitchell@brandman.com or enuno@brandman.com.  MBA will expedite any 
request for additional information or clarification and is available to meet at any time to quickly resolve 
issues if they arise.  
 

Sincerely, 

 
 
Dave Mitchell, Air Quality Services Manager 
Michael Brandman Associates 
2444 Main Street, Suite 150 
Fresno, CA 93721 
 
 
Enc:  Letter of Authorization 
  Air Impact Assessment Application Package 
 
 
 
 
Job Number 

1758.0006 
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San Joaquin Valley Air Pollution Control District 
Indirect Source Review (ISR) - Air Impact Assessment (AIA) 

Non-Residential Project Application Form 
 

A.  Applicant Information 

Applicant/Business Name: Walmart Stores, Inc. 

Mailing Address: 2001 SE 10th Street City: Bentonville State: AR Zip: 72716 

Contact: Rebekah Rodriguez Title: Sr. Design Manager 

Phone: 479.204.0700 Fax: 479.273.8380 Email: rebekah.rodriguez@wal-mart.com 

B.  Agent Information (if applicable) 

Agent/Business Name: Michael Brandman Associates 

Mailing Address: 2444 Main Street, Suite 150 City: Fresno State: CA Zip: 93721 

Contact: David M. Mitchell Title: Air Quality Services Manager 

Phone: 559.497.0310 Fax: 559.497.0319 Email: dmitchell@brandman.com 

If an Agent is signing the Air Impact Assessment Application on behalf of the Applicant, a signed letter from the Applicant giving the 
Agent authorization is required. 

C.  Project Information 

Project Name: Mitchell Ranch Center Tract Number(s) (if known):       

Project Location Street: Mitchell Road City: Ceres Zip: 95307 

Cross Streets: Northwest corner of Mitchell Road and Service Road                                               County: Stanislaus 

Permitting Agency Name: City of Ceres 

Mailing Address: 2220 Magnolia Street City: Ceres State: CA Zip: 95307 

Permit Type and Number (if known): EIR Certification, Vesting Tentative Subdivision Map, Conditional Use Permit, Demoliton 
Permits, Grading Permits, Building Permits 

D.  Project Description 
Please briefly describe project (e.g.: 12,000 square foot supermarket and 10,000 square foot of office space): 299,830 square 
foot shopping center.  Walmart is the major tenant (185,668 square feet + 5,762 square foot outdoor garden center).  
Remaining center is comprised of undertermined tenants totaling 108,400 square feet. 
Please check the box next to each applicable land use below: 

  Commercial / Retail 
  Office 
  Educational 

  Recreational 
  Light Industrial 
  Heavy Industrial 

  Government 
  Medical 
  Other 

E.  Notice of Violation F.  Voluntary Emission Reduction Agreement 

Is this application being submitted as a result of receiving a Notice 
of Violation (NOV) from the District?  

Is this project part of a larger project for which there is a 
Voluntary Emission Reduction Agreement (VERA) with the 
District? 

  Yes  

NOV #                                         

  No           Yes 

VERA agreement #                              

  No             

 

Filing Fee Received:_________________ 

Date Paid:_________________________ 

Applicant #:________________________ 

 FOR APCD USE ONLY  
Check #:______________________ 

Project #:______________________ 

Date Stamp 
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