
 

 
 

 

 

 

 

REGULAR MEETING  

ARVIN PLANNING COMMISSION 
 

TUESDAY  AUGUST 14, 2018  6:00p.m. 

CITY HALL COUNCIL CHAMBERS 

200 CAMPUS DRIVE, ARVIN 
 

 

CALL TO ORDER   Chair Olivia Trujillo 

 

PLEDGE OF ALLEGIANCE  

 

************************************************************************* 

  

ROLL CALL: Olivia Trujillo   Chairperson 

  Janett Zavala   Vice Chairperson 

  Yesenia Martinez  Planning Commissioner 

  Miguel Rivera   Planning Commissioner 

  Gerardo Tinoco  Planning Commissioner 

   

  

 STAFF:  Jake Raper   City Planner  

  Shannon L. Chaffin  City Attorney – Aleshire & Wynder   

  Cecilia Vela   Secretary 



 

PUBLIC COMMENTS: 
The meetings of the City Council and all municipal entities, commissions, and boards (“the City”) are open to 

the public.  At regularly scheduled meetings, members of the public may address the City on any item listed on 

the agenda, or on any non-listed matter over which the City has jurisdiction.  At special or emergency meetings, 

members of the public may only address the City on items listed on the agenda.  The City may request speakers 

to designate a spokesperson to provide public input on behalf of a group, based on the number of people 

requesting to speak and the business of the City. 

 

In accordance with the Brown Act, all matters to be acted on by the City must be posted at least 72 hours prior 

to the City meeting.  In cases of an emergency, or when a subject matter needs immediate action or comes to 

the attention of the City subsequent to the agenda being posted, upon making certain findings, the City may 

act on an item that was not on the posted agenda. 

 

AGENDA STAFF REPORTS AND HANDOUTS: 
Staff reports and other disclosable public records related to open session agenda items are available at City 

Hall, 200 Campus Drive, Arvin, CA  93203 during regular business hours. 

 

CONDUCT IN THE CITY COUNCIL CHAMBERS: 
Rules of Decorum for the Public 

Members of the audience shall not engage in disorderly or boisterous conduct, including the utterance of loud, 

threatening or abusive language, clapping, whistling, stamping of feet or other acts which disturb, disrupt, 

impede or otherwise render the orderly conduct of the City meeting infeasible.  A member of the audience 

engaging in any such conduct shall, at the discretion of the presiding officer or a majority of the City, be 

subject to ejection from the meeting per Gov. Code Sect. 54954.3(c). 

 

Removal from the Council Chambers 

Any person who commits the following acts in respect to a meeting of the City shall be removed from the 

Council Chambers per Gov. Code Sect. 54954.3(c). 

 

(a) Disorderly, contemptuous or insolent behavior toward the City or any member thereof, 

tending to interrupt the due and orderly course of said meeting; 

 

(b) A breach of the peace, boisterous conduct or violent disturbance, tending to interrupt 

the due and orderly course of said meeting; 

 

(c) Disobedience of any lawful order of the Mayor, which shall include an order to be 

seated or to refrain from addressing the City; and 

 

(d) Any other unlawful interference with the due and orderly course of said meeting. 

 
 

 

                

AMERICANS with DISABILITIES ACT: 
In compliance with the ADA, if you need special assistance to participate in a City meeting or other services offered by the City, please contact the 

City Clerk’s office, (661) 854-3134.  Notification of at least 48 hours prior to the meeting or time when services are needed will assist the City 

staff in assuring that reasonable arrangements can be made to provide accessibility to the meeting or service.  
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1. Approval of Agenda As To Form.  Motion ______ Second _____ Vote ______ 

Roll Call: PC Tinoco ____    PC Rivera _____  PC Martinez ____  VC Zavala ____  Chair Trujillo ____ 

 
 
2. PUBLIC COMMENTS 

This portion of the agenda is reserved for persons wishing to address the Planning Commission. At 
regularly scheduled meetings, members of the public may address the Planning Commission on any 
matter that is not listed for review on the agenda. At special or emergency meetings, members of the 
public may only address the Planning Commission on matters that are listed for review on the agenda.  
Individuals must give their name and limit their comments to two minutes.  Issues raised during Public 
Comments are informational only and the Planning Commission cannot take action at this time. All 

comments shall be directed towards the Chairperson and not to individual Commissioners or staff. 
 
 
3. CONSENT AGENDA ITEM(S) 

A. Approval of the Minutes of the Special Meeting of June 12, 2018. 
  

Staff recommends approval of the Minutes of the Special Meeting of June 12, 2018. 
 

Motion                   Second                  Vote    

Roll Call: PC Tinoco ____    PC Rivera _____  PC Martinez ____  VC Zavala ____  Chair Trujillo ____ 

 
 
4. PUBLIC HEARING(S) 

A. Public Hearing to Consider and Approve A Resolution of the Planning 
Commission of the City of Arvin Recommending the City Council I) Approve the 
Uncodified Ordinance for Third Amendment By and Between Auburn Oak 
Developers, LLC and the City of Arvin of the Development Agreement Between 
Sycamore Villas, LLC, and the City of Arvin, Concerning Tract 5816, Recorded 
on July 3, 2003 as Amended; and II) Adopt a CEQA Determination Per CEQA 
Guidelines Section 15061(b)(3). (City Planner) 
 
Staff recommends the Planning Commission open the hearing; allow for public 
testimony; close the hearing; and approve the Resolution. 
 

Motion                   Second                  Vote    

Roll Call: PC Tinoco ____    PC Rivera _____  PC Martinez ____  VC Zavala ____  Chair Trujillo ____ 

 
 

B. Public Hearing to Consider Approval of: 
1) A Resolution of the Planning Commission of the City of Arvin Recommending 

the City Council of the City of Arvin Approve General Plan Amendment 2013-01 
– Ariston Project Changing the Land Use Designation on 62+/_ Acres from 
Light Industrial and Heavy Industrial to 21.32 acres as General Commercial, 
27.17 Acres as Medium-Density Residential, and 13.16 Acres as High Density 
Residential; And Associated Mitigated Negative Declaration;  
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2) A Resolution of the Planning Commission of the City of Arvin Recommending 
the City Council Approve An Ordinance For Zone Change 2013-01 Ariston 
Project,  Rezoning 62+/- Acres from Agricultural (A-1 and A-2) to General 
Commercial -Planned Development (C-2 PD) – 21.32 Acres; Two Family 
Dwelling Zone- Planned Development (R-2 PD) – 27.17 Acres;  Limited Multiple 
Family Zone- Planned Development (R-3-PD)  – 7.15 Acres;  and Multiple 
Family Dwelling Zone – Planned Development (R-4-PD) - 6.01 Acres; and 
Associated Mitigated Negative Declaration. (City Planner) 

 

Staff recommends the Planning Commission open the hearing; allow for public 
testimony; close the hearing; and approve the Resolutions. 
 

Motion                   Second                  Vote    

Roll Call: PC Tinoco ____    PC Rivera _____  PC Martinez ____  VC Zavala ____  Chair Trujillo ____ 

 
 
5. REPORTS FROM STAFF 
 
 
6. PLANNING COMMISSIONER COMMENTS 
 
 
7. ADJOURNMENT 
 
 
I hereby certify, under penalty of perjury, under the laws of the State of California that the 
foregoing agenda was posted on the City Hall Bulletin Board, not less than 72 hours prior 
to the meeting. Dated: August 10, 2018. 
 

 
Cecilia Vela, Secretary 



 

01159.0005/482046.1 Special Arvin Planning Commission Mtg Minutes 06/12/18 

Page 1 of 2 

SPECIAL MEETING MINUTES 
ARVIN PLANNING COMMISSION 

 
JUNE 12, 2018 

 
CALL TO ORDER @ 5:50 PM 
 
[Announcement regarding Interim City Manager acting as Deputy Clerk/Secretary to 
the Planning Commission.] 
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL: PC Martinez and PC Rivera absent; All others present.   
 
1. Approval of Agenda As To Form.   

 
Motion to approve the Agenda. 
Motion VC Zavala  Second Chair Trujillo  Vote 3-0 
 
 
2. CLOSED SESSION 

A. Conference with Legal Counsel Anticipated Litigation (Pursuant to Government 
Code § 54956.9) One potential case 
 

Matter called. 
Opened for public comment. 
No public testimony received. 
Adjourned into closed session. 
Returned from closed session at approximately 6:12 p.m. 
No reportable action taken in closed session. 
 

3. PLEDGE OF ALLEGIANCE 
 

4. PUBLIC COMMENTS 
This portion of the agenda is reserved for persons wishing to address the Planning Commission. At 
regularly scheduled meetings, members of the public may address the Planning Commission on any 
matter that is not listed for review on the agenda. At special or emergency meetings, members of the 
public may only address the Planning Commission on matters that are listed for review on the agenda.  
Individuals must give their name and limit their comments to two minutes.  Issues raised during Public 
Comments are informational only and the Planning Commission cannot take action at this time. All 
comments shall be directed towards the Chairperson and not to individual Commissioners or staff. 

 

NONE 

 
 

5. CONSENT AGENDA ITEM(S) 
A. Approval of the Minutes of the Special Meeting of May 30, 2018. 
  

Staff recommends approval of the Minutes of the Regular Meeting of May 30, 2018. 
 

Motion to approve Minutes of the Regular Meeting of May 30, 2018. 
Motion VC Zavala  Second Chair Trujillo  Vote 3-0 
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6. PUBLIC HEARING(S) 
A. Public Hearing to Consider and Approve A Resolution of the Planning Commission 

of the City of Arvin Recommending Adoption Of An Ordinance By The City Council 
Of The City Of Arvin, California, To Adopt Text Amendment No. 2017-04, An Oil 
And Gas Ordinance For Regulation Of Petroleum Facilities And Operations, By 
Repealing Chapter 17.46, Title 17, And Adding Chapter 17.46 To Title 17, Of The 
Arvin Municipal Code, And Recommendation of Adoption of Categorical Exemption 
under CEQA Section 15308 (Actions By Regulatory Agencies For Protection Of 
Natural Resources) 

 
Staff recommends the Planning Commission open the hearing; allow for public 
testimony; close the hearing; and approve the Resolution recommending the City  
Council adopt Text Amendment 2017-04 to adopt an updated oil and gas code and 
associated CEQA. 

 
Staff presentation. 
Hearing opened. 
Public testimony received. 8 people spoke in support; 19 spoke in opposition. 
Hearing closed. 
Motion to approve the Resolution. 

 
Motion PC Zavala  Second Chair Trujillo Vote 3-0 
Resolution No. APC 2018-11 
 
[Brief recess to allow the public to exit chambers] 

 
 

7. REPORTS FROM STAFF 
NONE 
 
 
8. PLANNING COMMISSIONER COMMENTS 
NONE 
 
 
9. ADJOURNED @ 8:02PM 

Respectfully submitted, 
 
 

              
Cecilia Vela, Secretary 
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CITY OF ARVIN  

Staff Report 

 

Meeting Date: August 14, 2018 

TO: Planning Commission 

 

FROM: Jake Raper, City Planner   

 Jerry Breckinridge, Interim City Manager 

 

 

SUBJECT:  A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ARVIN 

RECOMMENDING THE CITY COUNCIL I) APPROVE THE UNCODIFIED 

ORDINANCE FOR THIRD AMENDMENT BY AND BETWEEN AUBURN OAK 

DEVELOPERS,  LLC AND THE CITY OF ARVIN OF THE DEVELOPMENT 

AGREEMENT BETWEEN SYCAMORE VILLAS, LLC, AND THE CITY OF ARVIN, 

CONCERNING TRACT 5816, RECORDED ON JULY 3, 2003 AS AMENDED; AND II) 

ADOPT A CEQA DETERMINATION PER CEQA GUIDELINES SECTION 15061(b)(3) 

 

 

RECOMMENDATION:  

Staff recommends that the Planning Commission of the City of Arvin (“Planning Commission”) 

adopt the attached Resolution of the Arvin Planning Commission recommending the City 

Council i.) Approve the Uncodified Ordinance for Third Amendment by and between Auburn 

Oak Developers LLC, and the City of Arvin of the Development Agreement between Sycamore 

Villas, LLC, and the City of Arvin, concerning Tract 5816, recorded on July 3, 2003 as amended 

and ii.) adopt a CEQA determination per CEQA Guidelines Section 15061(b)(3). 

BACKGROUND: 

The City of Arvin previously entered into a Development Agreement with Sycamore Villas, 

LLC, in July 3, 2003.  The Development Agreement was amended, and Auburn Oak Developers 

LLC (“Developer”) subsequently acquired 

Sycamore Villa LLC’s remaining portion of 

the property subject to the Development 

Agreement.  The remaining portion of the 

property includes the areas referred to as 

Tract 5816 Phase 11 consisting of APN 189-

351-58 – 21.33 acres, and APN 189-351-67 

– 3.40 acres. A total of 24.73+/- Acres 

which is zoned R-3-MUO.   The property is 
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located in the southwest portion of the city, and depiction of the location of the property is shown 

herein.   

With a new property owner in place, City Staff and the Developer assessed the project and its 

requirements.  As a result, the Developer requested an amendment to the Development 

agreement related to its property (“Third Amendment”).   The proposed Third amendment 

would:  

• Confirm the fee of $2,300.00 per single family lot as was previously approved and set by 

prior amendments to the Development Agreement. 

• Provide for mutual release of all past claims related to the property, and 

acknowledgement the City and Developer are not currently in default of the Development 

Agreement as amended.  

• Extends the Development Agreement to the year 2026. 

• Require the Developer to comply with its Annual Review and other requires of the 

Development Agreement as amended.  

• Established a subsequent phasing agreement for the 140 single family lots.  

The proposed Third Amendment complies with the policies of the City’s General Plan and is 

consistent with all applicable provisions of the General Plan.  The proposed Third Amendment 

also complies with the requirements of California Government Code Sections 65865 through 

65869.5.  Staff have reviewed the Third Amendment, and found it will not be detrimental, or 

cause adverse effects, to the adjacent property owners, residents, or the general public, since the 

project will be substantially constructed in accordance with the plans and entitlements that were 

approved previously by the City, and development of any future phases will be subject to further 

review and consistency with the Development Agreement as amended.  Finally, the proposed 

Third Amendment does not alter the clear and substantial benefit to the residents of the City of 

the project, since the proposed amendment makes not substantive changes to the project or to the 

Development Agreement.   

ENVIRONMENTAL DETERMINATION: 

The City has environmentally assessed the Third Amendment, and determined the Third 

Amendment is exempt from CEQA pursuant to CEQA Guidelines section 15061(b)(3) in that it 

can be seen with certainty that there is no possibility that the Third Amendment will have a 

significant, adverse, physical effect on the environment as the Third Amendment does not 

modify any physical aspect of the previously approved project, and merely affirms the party’s 

status under the previously adopted Development Agreement as amended.  

ATTACHMENT(S)/EXHIBIT(S): 

Resolution of the Arvin Planning Commission recommending the City Council Approve i.) the 

Uncodified Ordinance for Third Amendment by and between Auburn Oak Developers LLC and 

the City of Arvin of the Development Agreement between Sycamore Villas, LLC, and the City 
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of Arvin, concerning Tract 5816, recorded on July 3, 2003 as amended and ii) adopt a CEQA 

determination per CEQA Guidelines Section 15061(b)(3).   

Exhibit A: An Uncodified Ordinance Of The City Council Of The City Of Arvin For A Third 

Amendment To The Development Agreement With Auburn Oak Developers, LLC, And CEQA 

Determination 

Attachment 1:  Planning Commission Public Hearing Notice 
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RESOLUTION  

 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

ARVIN RECOMMENDING THE CITY COUNCIL I) APPROVE THE 

UNCODIFIED ORDINANCE FOR THIRD AMENDMENT BY AND 

BETWEEN AUBURN OAK DEVELOPERS,  LLC AND THE CITY OF 

ARVIN OF THE DEVELOPMENT AGREEMENT BETWEEN 

SYCAMORE VILLAS, LLC, AND THE CITY OF ARVIN, CONCERNING 

TRACT 5816, RECORDED ON JULY 3, 2003 AS AMENDED; AND II) 

ADOPT A CEQA DETERMINATION PER CEQA GUIDELINES 

SECTION 15061(B)(3) 

 

WHEREAS, California Government Code Section 65864 et seq. authorizes cities to 

enter into development agreements with private property owners; and 

 

WHEREAS, the City of Arvin City Council (the "City Council") previously entered 

into a Development Agreement with Sycamore Villas, LLC, pursuant to the authority of 

Government Code Sections 65864 through 65869.5 which was recorded on July 3, 2003, in the 

Kern County Official Records as Document Number 0203133456, ("Development 

Agreement"); and 

 

WHEREAS, under the Development Agreement, Sycamore Villas, LLC had the right 

to sell, assign or transfer the Development Agreement, and all of its rights, duties and 

obligation thereunder, to any person, including a portion thereof; and 

 

WHEREAS, Sycamore Villas, LLC, sold a portion of the property subject to the 

Development Agreement to K. Hovnanian at Ceilo, LLC, and transferred its obligations and 

rights to K. Hovnanian at Ceilo, LLC, thereunder, and K. Hovnanian at Ceilo, LLC, is a 

successor in interest to that portion of the property; and 

 

WHEREAS, pursuant to Government Code Section 65868, development agreements 

may be amended; and 

 

WHEREAS, the Development Agreement was subsequently amended, some 

amendments with Sycamore Villas, LLC, or K. Hovnanian at Ceilo, LLC as a party, and some 

without, depending on the portion of the property subject to the Development Agreement being 

affected; and 

 

WHEREAS, Auburn Oak Developers, LLC (“Developer” or “Auburn”) obtained the 

development rights to approximately 24.73 acres of property consisting of 140 lots in Tract 

5816, Phase 11, also known as Assessor Parcel Numbers 189-351-58 and-67, generally located 

South of Sycamore Drive on the West Side of Meyer Street, which was previously held by 

Sycamore Villas, LLC, along with the rights and obligations as established by the Development 

Agreement established for Tract 5816; and   
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WHEREAS, the City and Developer desire to establish mutually beneficial obligations 

and benefits subject to the Third Amendment to the Development Agreement, and to do so by 

an amendment of the Development Agreement; and 

 

WHEREAS, for the purposes of reference only, this amendment to the Development 

Agreement has been identified as the "Third Amendment to Development Agreement" ("Third 

Amendment" or “Auburn Third Amendment) relating to Auburn only;  and 

 

WHEREAS, pursuant to CEQA Guidelines Section 15061(b)(3) it can be seen with 

certainty that there is no possibility that the Third Amendment will have a significant, adverse, 

physical effect on the environment, and is not subject to the California Environmental Quality 

Act (CEQA), as the Third Amendment does not modify any physical aspect of the previously 

approved project, and merely affirms the party’s status under the previously adopted 

Development Agreement as amended; and  

 

 WHEREAS, the City properly noticed the July 31, 2018 hearing before the Planning 

Commission for the proposed Amendment pursuant to Government Code sections 65090 and 

65091 by publication in the newspaper and provided notice to all property owners within 300 

feet of the proposed projects; and 

 

WHEREAS, the Planning Commission conducted a duly noticed public hearing on 

July, 2018, at which time all interested parties were given an opportunity to be heard and 

present evidence regarding the proposed Third Amendment. 

 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Arvin as follows: 

  

1. The above recitals are true and correct. 

 

2. The Planning Commission recommends to the City Council adopt a CEQA 

determination pursuant to CEQA Guidelines Section 15061(b)(3) that there is no possibility that 

the Third Amendment will have a significant, adverse, physical effect on the environment, and is 

not subject to the California Environmental Quality Act (CEQA), as the Third Amendment does 

not modify any physical aspect of the previously approved project, and merely affirms the 

party’s status under the previously adopted Development Agreement as amended. 

 

3. The Planning Commission recommends the City Council approve the proposed 

Third Amendment and uncodified ordinance attached hereto as Exhibit “A,” and recommends 

the City Council make the following attendant findings: 

 

a. The proposed Third Amendment to the Development Agreement complies with 

the policies of the City's General Plan.  The proposed land uses and the density 

are also compliant per this requirement.  Accordingly, the revision to the 
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Development Agreement is consistent with all applicable provisions of the 

General Plan.   

b. The proposed Third Amendment to the Development Agreement establishes 

mutual beneficial obligations and benefits for applicant and City. 

c. The proposed Third Amendment to the Development Agreement complies with 

the requirements of California Government Code Sections 65865 through 

65869.5.  

d. The proposed Third Amendment to the Development Agreement will not be 

detrimental, or cause adverse effects, to adjacent property owners, residents, or 

the general public, since the Project will be constructed in accordance with the 

plans and entitlements that were approved previously by the City, and 

development of any future phases will be subject to further review and 

consistency with the Development Agreement as amended. 

e. The proposed Third Amendment to the Development Agreement does not alter 

the clear and substantial benefit to the residents of the City of the Project, since 

the proposed amendment makes no substantive changes to the Project or to the 

Development Agreement. 

 

4. This Resolution shall become effective immediately. 

 

I HEREBY CERTIFY that the foregoing resolution was passed and adopted by the 

Planning Commission of the City of Arvin at a Regular Meeting thereof held on the 14th day of 

August, 2018 by the following vote: 

 

         ATTEST 

 

 

                                                                   

         CECILIA VELA, City Clerk 

ARVIN PLANNING COMMISSION 

 

 

By:                                                         

 OLIVIA TRUJILLO, Chairperson 

 

 

 

APPROVED AS TO FORM: 

 

 

By:                                                         

 SHANNON L. CHAFFIN, City Attorney 

 Aleshire & Wynder, LLP 
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I, ______________________________, Secretary of the Planning Commission of the City of 

Arvin, California, DO HEREBY CERTIFY that the foregoing is a true and accurate copy of the 

Resolution passed and adopted by the Planning Commission of the City of Arvin on the date and 

by the vote indicated herein. 
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ORDINANCE NO. _________ 

 

AN UNCODIFIED ORDINANCE OF THE CITY COUNCIL OF THE 

CITY OF ARVIN FOR A THIRD AMENDMENT TO THE 

DEVELOPMENT AGREEMENT WITH AUBURN OAK DEVELOPERS, 

LLC, AND CEQA DETERMINATION 

 

 WHEREAS, California Government Code Section 65864 et seq. authorizes cities 

to enter into development agreements with private property owners; and 

 

WHEREAS, the City of Arvin City Council (the "City Council") previously entered 

into a Development Agreement with Sycamore Villas, LLC, pursuant to the authority of 

Government Code Sections 65864 through 65869.5, which was recorded on July 3, 2003, 

in the Kern County Official Records as Document Number 0203133456, ("Development 

Agreement"); and 

 

WHEREAS, under the Development Agreement, Sycamore Villas, LLC, had the 

right to sell, assign or transfer the Development Agreement, and all of its rights, duties and 

obligation thereunder, to any person, including a portion thereof; and 

 

WHEREAS, Sycamore Villas, LLC, sold a portion of the property subject to the 

Development Agreement to K. Hovnanian at Ceilo, LLC, and transferred its obligations 

and rights to K. Hovnanian at Ceilo, LLC, thereunder, and K. Hovnanian at Ceilo, LLC, is 

a successor in interest to that portion of the property; and 

 

WHEREAS, pursuant to Government Code Section 65868, development 

agreements may be amended; and 

 

WHEREAS, the Development Agreement was subsequently amended, some 

amendments with Sycamore Villas, LLC, or K. Hovnanian at Ceilo, LLC as a party 

(including a Third Amendment to Development Agreement referred to herein as the 

“Hovnanian Third Amendment”), and some without, depending on the portion of the 

property subject to the Development Agreement being affected; and 

 

WHEREAS, LeOra LLC obtained a portion of the development rights previously held 

by Sycamore Villas, LLC, for Tract 5816, Phases 5, 9 and 10 along with the rights and 

obligations as established by the Development Agreement established for Tract 5816; and   

 

WHEREAS, the City and LeOra LLC amended the Development Agreement (“LeOra 

Third Amendment”); and 

 

WHEREAS, Westminster Capital, Inc. (“Westminster”), obtained a portion of the 

development rights previously held by Sycamore Villas, LLC, for Tract 5816, which is a 

portion of the property previously owned by Sycamore Villas, LLC that was not was not at any 

time owned by LeOra, LLC or  K. Hovnanian at Ceilo, LLC; and  
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WHEREAS, the City and Westminster amended the Development Agreement 

(“Westminster Third Amendment”) and the City Council approved said Westminster Third 

Amendment on May 15, 2018; and 

 

WHEREAS, prior to the effectiveness of said amendment, Westminster  transferred 

a portion of its land, approximately 24.73 acres of property consisting of 140 lots in Tract 

5816, Phase 11, also known as Assessor Parcel Numbers 189-351-58 and-67, generally 

located South of Sycamore Drive on the West Side of Meyer, to Auburn Oak Developers, 

LLC (“Auburn”); and 

 

WHEREAS, Auburn desires to clarify its status as a successor in interest as to its portion 

of the former Sycamore Villas, LLC, property by entering into a Third Amendment to the 

Development Agreement as amended; and 

WHEREAS, the City and Auburn desire to establish mutually beneficial 

obligations and benefits subject to the Third Amendment to the Development Agreement, 

and to do so by an amendment of the Development Agreement; and 

 

WHEREAS, for the purposes of reference only, this amendment to the 

Development Agreement has been identified as the "Third Amendment to Development 

Agreement" ("Third Amendment") relating solely to Auburn; and 

 

 WHEREAS, neither the LeOra Third Amendment, nor the Hovnanian Third 

Amendment, nor the Westminster Third Amendment are subject to this Third Amendment, nor 

does this Third Amendment affect either the LeOra Third Amendment or the Hovnanian Third 

Amendment, or the Westminster Third Amendment, as each involves separate property subject 

to the Development Agreement; and  

 

WHEREAS, the City has environmentally assessed this proposed Third Amendment, 

and determined that there is no possibility that the Third Amendment may have a significant 

physical effect on the environment, and is not subject to the California Environmental Quality 

Act (“CEQA”); and 

 WHEREAS, the City properly noticed the July 31, 2018 Planning Commission special 

meeting to consider the proposed Amendment pursuant to Government Code sections 65090 and 

65091 by publication in the newspaper and provided notice to all property owners within 300 

feet of the proposed projects; and 

 

 WHEREAS, the City Planning Commission conducted a duly noticed public hearing on 

July 31, 2018, at which time all interested parties were given an opportunity to be heard and 

present evidence regarding the proposed Third Amendment, and after which the Planning 

Commission adopted Resolution No. _______, recommending the City Council adopt this 

Ordinance; and  

 

WHEREAS, the City properly noticed the _________, 2018 hearing before the City 

Council for the proposed Amendment pursuant to Government Code sections 65090 and 65091 

by publication in the newspaper and provided notice to all property owners within 300 feet of the 
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proposed projects; and 

 

WHEREAS, the City Council conducted a duly noticed public hearing on 

__________, 2018, at which time all interested parties were given an opportunity to be 

heard and present evidence regarding the proposed Third Amendment, and after which this 

Ordinance was introduced by the City Council; and 

 

WHEREAS, the City Council considered this matter on __________, 2018, at which 

time all interested parties were given another opportunity to be heard and present evidence 

regarding the proposed Third Amendment. 

 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF ARVIN DOES 

ORDAIN AS FOLLOWS: 

 

Section 1. The City Council determines pursuant to CEQA Guidelines Section 

15061(b)(3) that that it can be seen with certainty that there is no possibility that the Third 

Amendment will have a significant, adverse, physical effect on the environment, and is not 

subject to the California Environmental Quality Act (CEQA), as the Third Amendment does not 

modify any physical aspect of the previously approved project, and merely affirms the party’s 

status under the previously adopted Development Agreement as amended. 

 

Section 2. The City Council finds the proposed Third Amendment to the 

Development Agreement complies with the policies of the City's General Plan.  

Accordingly, the revision to the Development Agreement is consistent with all applicable 

provisions of the General Plan.  The proposed land uses and the density are also compliant 

per this requirement.   

 

Section 3. The City Council finds the proposed Third Amendment to the 

Development Agreement establishes mutual beneficial obligations and benefits for Auburn 

Oak Developers, LLC, and the City.         

 

Section 4. The City Council finds the proposed Third Amendment to the 

Development Agreement complies with the requirements of California Government Code 

Sections 65865 through 65869.5. 

 

Section 5.  The City Council finds proposed the Third Amendment to the 

Development Agreement will not be detrimental, or cause adverse effects, to adjacent 

property owners, residents, or the general public, since the Project will be constructed in 

accordance with the plans and entitlements that were approved previously by the City, and 

development of any future phases will be subject to further review and consistency with the 

Development Agreement as amended. 

 

Section 6. The City Council finds the proposed Third Amendment to the 

Development Agreement does not alter the clear and substantial benefit to the residents of 

the City of the Project, since the proposed amendment makes no substantive changes to 

the Project or to the Development Agreement. 
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Section 7. For the foregoing reasons, and based on the information contained in 

any staff report, supporting documentation, minutes and other records of the proceedings, 

all of which are incorporated herein by this reference, the City Council hereby adopts this 

Ordinance and approves the proposed Third Amendment to the Development Agreement, 

which amendment is attached hereto as Exhibit "A" and incorporated herein by this 

reference. 

 

Section 8.   The City Clerk shall certify to the adoption of this Ordinance and cause 

it to be published, in accordance with Government Code, Section 36933, or as otherwise 

required by law. 

 

Section 9.  This ordinance shall take effect and be in full force and effect from and   

after thirty (30) days after its final passage and adoption. 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 
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I HEREBY CERTIFY that the foregoing Ordinance was introduced by the City Council 

after waiving reading, except by Title, at a regular meeting thereof held on the _____ day of 

__________ 2018, and adopted the Ordinance after the second reading at a regular meeting held 

on the ____ day of __________2018 by the following roll call vote: 

 

AYES:              

 

NOES:              

 

ABSTAIN:              

 

ABSENT:              

 

       ATTEST 

 

 

             

       CECILIA VELA, City Clerk 

CITY OF ARVIN 

 

 

By:         

JOSE GURROLA, Mayor 

 

 

APPROVED AS TO FORM:  

 

 

By:        

SHANNON L. CHAFFIN, City Attorney 

Aleshire & Wynder, LLP 

 

Exhibit A: Third Amendment To Development Agreement (Auburn) 

 

 

 

 

 

 

 

 

 

 

I, ______________________________, City Clerk of the City of Arvin, California, DO 

HEREBY CERTIFY that the foregoing is a true and accurate copy of the Ordinance passed and 

adopted by the City Council of the City of Arvin on the date and by the vote indicated herein. 
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EXHIBIT A 

 

THIRD AMENDMENT TO DEVELOPMENT AGREEMENT 

 

 
 

2.1.a

Packet Pg. 19

A
tt

ac
h

m
en

t:
 U

n
co

d
if

ie
d

 O
rd

in
an

ce
_T

h
ir

d
 A

m
en

d
 t

o
 D

ev
 A

g
m

t_
A

u
b

u
rn

 O
ak

 D
ev

el
o

p
er

s 
 (

R
es

o
 P

C
 R

ec
o

m
m

en
d

in
g

 C
o

u
n

ci
l A

p
p

ro
ve

 t
h

e



 

1 
01159.0005/479274.2  
 

RECORDED AT THE REQUEST OF 

AND WHEN RECORDED RETURN TO 

(Document exempt from recording fees 

pursuant to Cal. Gov. Code §27383) 

 

 

CITY OF ARVIN 

Attn: City Clerk 

200 Campus Drive 

Arvin, CA 93203 

______________________________________________________________________ 

(Space Above This Line for Recorder’s Office Use Only) 

AGREEMENT NO. 2018-____    

THIRD AMENDMENT TO DEVELOPMENT AGREEMENT 

This Third Amendment to Development Agreement (“Third Amendment”) is made and entered 

into effective as of __________, 2018, and entered into by or between AUBURN OAK DEVELOPERS, 

LLC, a California Limited Liability Company (“Developer”), and the CITY OF ARVIN, a municipal 

corporation (“the City”).  Developer and the City are collectively referred to herein as (“Parties”). 

RECITALS 

 A. The City previously entered into a Development Agreement with Sycamore Villas, LLC, 

(“Sycamore”) pursuant to the authority of Government Code Sections 65864 through 65869.5 which was 

recorded on July 3, 2003, in the Kern County Official Records as Document Number 0203133456, 

(“Development Agreement”). 

 B. Thereafter, K. Hovnanian at Cielo LLC represented it acquired title for a certain portion of 

the property from Sycamore Villas, LLC that was subject to the Development Agreement on November 11, 

2005 (“KHAC Property”).  The KHAC Property is not subject to this Third Amendment. 

C. The Development Agreement was subsequently amended effective July 24th, 2007, by 

document entitled “Amendment To The Development Agreement,” Agreement No. 2007-18, which was 

recorded on October 9, 2007, in the Kern County Official Records as Document Number 0207204984  

(“First Amendment”). 

 D. The Development Agreement was again subsequently amended and entered into as the 

June 12, 2009, by document entitled “Second Amendment To Development Agreement,” Agreement No. 

2009-26, which was recorded on December 18, 2009, in the Kern County Official Records as Document 

Number 0209185187  (“Second Amendment”).  

 E. Thereafter, and as set forth below, Developer subsequently obtained the rights and 

obligations under the Development Agreement for Phase 11 of Tract 5816 of the property legally described 

in Exhibit “A” attached hereto (“Property”), which is a portion of the property previously owned by 

Sycamore Villas, and then Westminster Capital, Inc. (Westminster), and that was not was not at any time 

KHAC Property. 

 F. Effective November 1, 2016, the City and K. Hovnanian at Cielo LLC amended the 

Development Agreement by document entitled for the sake of reference “Third Amendment to 

Development Agreement,” (Agreement No. 2016-42), which was recorded on December 8, 2016, in the 

Kern County Official Records as Document Number 0216176492 (“Hovnanian Third Amendment”).  The 

Hovnanian Third Amendment is not subject to this Third Amendment, nor does this Third Amendment 

affect the Hovnanian Third Amendment, as each involves separate property subject to the Development 

Agreement. 
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 G. Effective May 5, 2017, the City and LeOra LLC amended the Development Agreement by 

document entitled for the sake of reference “Third Amendment to Development Agreement,”  (Agreement 

No. 2017-06), which was recorded by the City on May 25, 207, in the Kern County Official Records as 

Document Number 217066767, and recorded by LeOra LLC on June 13, 2017, in the Kern County Official 

Records as Document Number 217075798, (“LeOra Third Amendment”).  The LeOra Third Amendment 

is not subject to this Third Amendment, nor does this Third Amendment affect the either the Hovnanian 

Third Amendment, as each involves separate property subject to the Development Agreement.  

 H.   On May 15, 2018 the Arvin City Council approved amendment of the Development 

Agreement between the City of Arvin and Westminster by document entitled for the sake of reference 

“Third Amendment to Development Agreement,” (Agreement No. 2018-12), which was recorded by the 

City on May 23, 2018, in the Kern County Official Records as Document Number 000218063885 

(“Westminster Third Amendment”).  The Westminster Third Amendment is not subject to this Third 

Amendment, nor does this Third Amendment affect the either the Hovnanian Third Amendment or the 

LeOra Third Amendment, as each involves separate property subject to the Development Agreement. 

  I. Although approved on May 15, 2018, the uncodified ordinance enacting the Third 

Amendment did not become effective until the 31st day after approval.  Prior to the effective date of June 

15, 2018 Westminster transferred a portion of its land, approximately 24.73 acres of property consisting of 

140 lots in Tract 5816, Phase 11, also known as Assessor Parcel Numbers 189-351-58 and -67, generally 

located South of Sycamore Drive on the West Side of Meyer Street, to Developer.  As a result, Developer 

is not subject to, and has no rights or remedies under, the Westminster Third Amendment. 

J. The Parties now desire to enter into this Third Amendment to the Development Agreement.  

For reference purposes only, the Parties have identified this amendment as the “Third Amendment to 

Development Agreement” (“Third Amendment” or “Auburn Third Amendment”). 

 K. This Third Amendment specifically applies only to the real property legally described in 

Exhibit A to this Third Amendment. 

L. The City has determined that this Third Amendment furthers the public health, safety and 

general welfare, and that the provisions of this Agreement are consistent with the goals and policies of the 

General Plan.  For the reasons recited herein, the City and Developer have determined that the project is a 

development for which an amendment to the Development Agreement is appropriate.  It is also the intent 

of the Parties to clarify obligations for the Property and to resolve any potential claims against the City.  

  

AGREEMENT 

 NOW, THEREFORE, in consideration of the foregoing recitals, the mutual promises and covenants 

made by the Parties and contained herein and other consideration, the value and adequacy of which are 

hereby acknowledged, the Parties agree as follows: 

1. Recitals.  The Recitals are incorporated into this Third Agreement as if set forth in full 

herein. 

2. Fees.  The total cost for all permits, inspections, checks, fees and other charges associated 

in any way with the development of real property or the construction of improvements on lots thereon 

(collectively, “Fees”) for single family residential lots within the Property shall remain capped at $2,300 

per lot in accordance with Section 5 of the First Amendment and shall not be affected by this Third 

Amendment.  To the extent fees have not been addressed by the First Amendment, such as those related to 

non-single family residential lots, the Fees shall remain as set forth in the Development Agreement, 

Paragraph 3.6 (Exactions). 

3. Term.  Section 2.2 of the Development Agreement shall be amended to extend the term to 

July 3, 2026.  Should a moratorium or any similar restriction on the issuance of building permits be imposed 

by any municipal or government agency that is applicable to the Property, the term of the Development 

Agreement shall be extended for a period equal to the length of the moratorium or restriction. 

4. Subsequent Phasing.  Phase 11 of Tract 5816 has already been phased.  Notwithstanding 

any other term of the Development Agreement, Developer may further divide the property encompassed 

by Phase 11 into further Phases.  Developer shall pay $0.00 to City for processing the first additional final 
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map and first phase including processing, recording, annexation to the Landscape and Lighting District, 

master utility plans, CEQA, etc.  Thereafter, for each phase that is then processed, Developer shall pay the 

fee rate then in effect, including any additional final map review and processing, final map improvement 

plans, annexation to the Landscape and Lighting District, master utility plans, CEQA, etc., in an amount 

not to exceed $10,000 per additional phase.  Fees for subsequent development of each lot within each of 

the phases remain capped at $2,300 per lot as noted above.  Nothing in this Third Amendment waives any 

requirement mandated by state law, such as performance and payment bonds, etc.  

5. Remainder Unchanged.  Except as specifically modified and amended in this Third 

Amendment, the Development Agreement as amended by the Parties remains in full force and effect and is 

binding upon the Parties. 

6. Release.  Parties, individually, and on behalf of its successors, trustees, creditors, and 

assigns, completely releases, acquits, and forever discharges the other Party, its agents, officers, employees, 

attorneys, successors, predecessors, insurers, and members of the governing board or council, from any and 

all claims, rights, demands, obligations, liabilities, claims or causes of action of any and every kind, nature 

and character, whether known or unknown, whether in law or in equity, which it may have had, or ever had, 

or could in the future have against the other Party for any act or omission that occurred prior to entering 

into the Third Amendment, and which are in any way related to the Development Agreement as amended. 

This release contained herein is made notwithstanding Section 1542 of the California Civil Code which 

provides: 

A general release does not extend to claims which the creditor does not know or suspect to 

exist in his or her favor at the time of executing the release, which if known by him or her 

must have materially affected his or her settlement with the debtor. 

The Parties expressly acknowledge that this release is intended to include without limitation, all claims and 

causes of action that a Party does not know or suspect to exist in his favor and that this release contemplates 

the extinguishment of all such claims and causes of action for any acts, omissions or events which are in 

any way related to the Development Agreement as previously amended and occurred prior to the effective 

date of the Third Amendment.  To be clear, and notwithstanding any other language in this Third 

Amendment, this release only applies to claims, etc., related to i) the Development Agreement as amended; 

and ii) the Property.  Further, no claims arising after the date of this Third Amendment (i.e., future claims) 

are being released by either Party.  

7. No Default.  The Parties each represent and warrant to the other that, as of the date of this 

Third Amendment, neither Party is aware of any breach or default (or with the giving of notice or the 

passage of time, of any event that could constitute a breach or default) of the other Party under the 

Development Agreement as amended.  Nothing in this Paragraph shall constitute a waiver of Developer’s 

obligations to comply with the Development Agreement as amended, including obligations to install any 

improvements that may be required by the Development Agreement as amended by the Parties, 

notwithstanding the passage of time.  

8. Continuing Obligations.  Developer shall comply with its Annual Review and other 

requirements of the Development Agreement as amended by the Parties. 

9. No Admission of Liability.  This Third Amendment and compliance with it, shall not 

operate or be construed as an admission by the City of any liability, misconduct, or wrongdoing whatsoever. 

10. Counterparts.  This Third Amendment may be executed in any number of counterparts, 

each of which shall be deemed to be an original, but all together shall constitute but one and the same 

agreement. 

/// 
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11. Successors.  This Third Amendment shall be binding upon and inure to the benefit of the 

heirs, executors, successors and assigns of the Parties hereto. 

 

IN WITNESS WHEREOF, the Parties have duly executed this Third Amendment on the day and year first 

above written. 

  

CITY OF ARVIN,  

a municipal corporation 

 

By: __________________________ 

      Jose Gurrola, Mayor  

       

___________________, 2018 

 

ATTEST: 

 

______________________ 

Cecilia Vela, City Clerk 

 

APPROVED AS TO FORM: 

 

ALESHIRE & WYNDER, LLP 

 

By: _____________________         

      Shannon L. Chaffin, City Attorney 

AUBURN OAK DEVELOPERS, LLC, 

a California Limited Liability Company 

 

By: ______________________________ 

Victor Baldivia, Manager 

              _______________, 2018 

 

Note: Developer’s signature shall be notarized, 

and appropriate attestations shall be included as 

may be required by the bylaws, articles of 

incorporation, or other rules or regulations 

applicable to developer’s business entity. 

 

APPROVED AS TO FORM: 

 

By: _____________________         

      Name: 

      Title: 
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Exhibit A 

Legal Description of Developer Property 

 

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF ARVIN, COUNTY 

OF KERN, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: 

PARCEL A: APN 189-351-58 & 67 [CONSISTING OF 140 LOTS IN TRACT 5816, PHASE 11] 

PARCEL 1 OF PARCEL MAP 11401 IN THE CITY OF ARVIN, COUNTY OF KERN, STATE OF 

CALIFORNIA AS PER MAP RECORDED MAY 16, 2006 IN BOOK 54, PAGES 192 THROUGH 194, 

INCLUSIVE, OF PARCEL MAPS IN THE OFFICE OF THE COUNTY RECORDER OF SAID 

COUNTY.  

EXCEPTING THEREFROM ALL OIL, GAS AND OTHER HYDROCARBON SUBSTANCES IN 

AND UNDER SAID LAND AS EXCEPTED BY ANN DERBY TIPTON AND EVE DERBY 

STOCKTON IN DEED RECORDED MAY 24, 1960 IN BOOK 3269, PAGE 798 OF OFFICIAL 

RECORDS. 
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Public Hearing Notice – Auburn Oaks Developers LLC Tract 5816, Phase 11                              

Page 1 of 2 

Public Hearing Notice 

City of Arvin Planning Commission 

 

Date:  July 31, 2018  

Place: City of Arvin Council Chambers, 200 Campus Drive, Arvin, CA 93203 

Time: 6:00 PM 

 

Notice is hereby given that the Planning Commission of the City of Arvin, California, will conduct 

a public hearing, at which time the public may be present and be heard, to consider the following 

recommendations to the City Council of the City of Arvin: 

 

• Resolution recommending the City Council adopt an Uncodified Ordinance For Third 

Amendment By And Between Auburn Oaks Developers, LLC, And The City Of Arvin, Of 

The Development Agreement Between Sycamore Villas, LLC, And The City Of Arvin, 

Concerning Tract 5816, Recorded On July 3, 2003 As Amended; and 

• Associated recommendation to adopt a CEQA determination per CEQA Guidelines 

Section 15061(B)(3) for the project. 

 

Project Location/Diagram: The Third Amendment covers the property consisting of 140 lots in 

Tract 5816, Phase 11, also known as Assessor Parcel Numbers 189-351-58 and-67, generally 

located South of Sycamore Drive on the West Side of Meyer Street as depicted in the diagram 

below. 

 

Applicant/Property Owner:  Applicant Representative: Victor Baldivia, 2228 Brundage Lane, 

Bakersfield, CA 93304. Property Owner:  Auburn Oaks Developers LLC, 2228 Brundage Lane, 

Bakersfield, CA 93304.  

 

The purpose of the public hearing is to consider a recommendation to the City Council that it 

adopt the proposed uncodified ordinance, a Third Amendment to the Development Agreement 

(“Third Amendment”) between Auburn Oaks Developers LLC, a California Limited Liability 

Company, and the City of Arvin.  This is an amendment to the original Development Agreement 

recorded July 3, 2003, and affects the property generally depicted in the diagram below and more 

specifically identified as Assessor Parcel Numbers 189-351-58 and -67 and zoned as R-3 MUO; 

and the CEQA findings required thereof. Staff has 

performed an environmental assessment of this 

project and, pursuant to CEQA Guidelines, section 

15061(b)(3) the adoption of the proposed uncodified 

ordinance is exempt from CEQA as it can be seen 

with certainty that there is no possibility that the 

Third Amendment will have a significant, adverse, 

physical effect on the environment, and is not 

subject to the California Environmental Quality Act 

(CEQA), as the Third Amendment does not modify 

any physical aspect of the previously approved project, and merely affirms the party’s status 

under the previously adopted Development Agreement as amended.  
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Page 2 of 2 

Any person wishing to address the Commission may provide oral and/or written testimony at the 

meeting, or submit written comments to the Community Development Department at the above 

said address. 

 

Additional information on the proposed uncodified ordinance Third Amendment to the 

Development Agreement, including copies in hard copy or electronic format, may be obtained 

from the City of Arvin, City Hall, 200 Campus Drive, Arvin, California, 93203, or the City’s 

web site at www.arvin.org.  All persons interested in this topic who have questions, would like to 

provide feedback, or ask questions are invited to attend. Written comments may be submitted to 

the City Clerk’s office until 4:00 p.m. on the hearing date. If you challenge the approval or denial 

of these matters in court, you may be limited to raising only those issues you or someone else 

raised at the public hearing described in this notice, or in written correspondence delivered to the 

City Clerk, at or prior to the public hearing (Government Code Section 65009). Address any 

communications or comments regarding the project to Cecilia Vela, City Clerk, at 200 Campus 

Drive, Arvin, CA 93203, (661) 854-3134, cvela@arvin.org.  

 

 

/s/      

Cecilia Vela, City Clerk 

Published:  July 17, 2018, Bakersfield Californian 
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CITY OF ARVIN  

Planning Commission 

 

Meeting Date:  August 14, 2018  

  

 TO: Arvin Planning Commission Members 

 

 FROM: Jake Raper, City Planner 

  Jerry Breckinridge, Interim City Manager 

 

 SUBJECT: Resolution Recommending the City Council of the City of Arvin Approve 

General Plan Amendment 2013-01-Ariston Project by approving the change of Land Use 

Designation on 62+/- Acres from Light Industrial and Heavy Industrial to 21.32 acres as 

General Commercial, 27.17 Acres as Medium-Density Residential, and 13.16 Acres as High 

Density Residential; Resolution Recommending the City Council of the City of Arvin adopted 

An Uncodified Ordinance, Zone Change 2013-01 Ariston Project,  Rezoning 62+/- Acres From 

Agricultural (A-1 and A-2) to General Commercial -Planned Development (C-2 PD) – 21.32 

Acres; Two Family Dwelling Zone- Planned Development (R-2 PD) – 27.17 Acres;  Limited 

Multiple Family Zone- Planned Development (R-3-PD)  – 7.15 Acres;  and Multiple Family 

Dwelling Zone – Planned Development (R-4-PD) - 6.01 Acres; and Adopt the associated 

Mitigated Negative Declaration for GPA 2013-01 and ZC 2013-01 for the Ariston Project; and 

Adopted the Mitigation Monitoring Program for GPA/ZC 2013-01 for the Ariston Project  

 

RECOMMENDATION 

Staff recommends that the Planning Commission adopt the following:   

(1)  Resolution Recommending the City Council of the City of Arvin Approve General Plan 

Amendment 2013-01-Ariston Project by approving the change of Land Use Designation on 62+/- 

Acres from Light Industrial and Heavy Industrial to 21.32 acres as General Commercial, 27.17 

Acres as Medium-Density Residential, and 13.16 Acres as High Density Residential;   

 

(2)  Resolution Recommending the City Council of the City of Arvin adopted An Uncodified 

Ordinance, Zone Change 2013-01 Ariston Project, Rezoning 62+/- Acres From Agricultural (A-1 

and A-2) to General Commercial -Planned Development (C-2 PD) – 21.32 Acres; Two Family 

Dwelling Zone- Planned Development (R-2 PD) – 27.17 Acres;  Limited Multiple Family Zone- 

Planned Development (R-3-PD)  – 7.15 Acres;  and Multiple Family Dwelling Zone – Planned 

Development (R-4-PD) - 6.01 Acres;  

 

(3) Adoption of the associated Mitigated Negative Declaration for GPA 2013-01 and ZC 2013-

01 for the Ariston Project; and  

 

(4)  Adoption of the Mitigation Monitoring Program for GPA/ZC 2013-01 for the Ariston Project 
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BACKGROUND 

On November 19, 2013, the City Council adopted Resolution No. 2013-27 approving the 

cancellation of the Agricultural Preserve Contract Number 13 for the 62+ acre site and approved 

a Negative Declaration for the project.  On November 25, 2013, the City filed the Notice of 

Determination and California Department of Fish and Game Fees on November 25, 2013 for the 

project.  The project name was then referred to as the Bisla Farms project.    

In December 2013, applications were submitted for a General Plan Amendment and Zone 

Change, now referred to as GPA and ZC 2013-01 (Ariston Project).  The applicant is requesting 

that the City amend the land use designation and rezone the two parcels, APN’s 189-352-02 

(18.36 Acres) and -08 (38.99 Acres) consisting of 62 +/- gross acres.  The site is located is 

located south side of Sycamore Road, east of Tejon Highway and west of Malovich Road.  

Currently, the 2012 Arvin General Plan Land Use Designation applies two land use designations 

to the site.  The westerly one-third is designated “Light Industrial” and the easterly two-thirds of 

the site is designated “Heavy Industrial”.  These designations allow for a variety of industrial 

uses; the Light Industrial designation is generally intended for less intensive uses like 

warehousing and smaller-scale manufacturing operations while the Heavy Industrial designation 

accommodates a wide variety of more intensive industrial activities. 

 

The applicant is requesting approval for a General Plan Amendment of 62+/- acres to re-

designate the site as shown in Figure 5.  These requested designations include: 41+/- acres 

designated as Residential as follows: 27.17 Acres “Medium Density Residential -Permitting up 

to a maximum of 15 units per acre”; 13.6 Acres High Density Residential – Permitting up to a 

maximum of 20 and 24 units per acre”, and 21.32 acres designated “General Commercial” 

A 
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The project site is currently zoned A-1 Light Agricultural and A-2 General Agricultural as shown 

below.     

 

 
The applicant is requesting four zoning classifications as shown on the proposed Land Use and 

Zoning Diagram as noted below:    

• 27.17 Acres zoned R-2-PD (Two Family Dwelling Zone- Planned Development) 

permitting up to 15 units per acre;  

• 7.15 Acres zoned R-3-PD (Limited Multiple Family Zone- Planned Development) 

permitting up to a maximum of 20 units per acre;  

• 6.01 Acres zoned R-4-PD (Multiple Family Dwelling Zone – Planned Development) 

permitting up to a maximum of 24 units per acre, and  

• 21.32 acres zoned C-2-PD  (General Commercial - Planned Development) 
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The R-2-PD Residential Zoned Lands – 27.17 Acres:  The R-2-PD zone is a residential zone that 

allows for both single family residential development as well as duplexes.  The minimum lot size 

in this zone is 6,000 square feet, and the minimum lot area per dwelling (for duplexes) is 3,000 

square feet.  The Planned Development combined zone designation allows flexibility in the 

design and potential reduction of development standards dependent upon the design and project 

characteristics.  The maximum lot coverage is 50%.  Potential development of 405 residential 

units within the R-2-PD designated lands  

The R-3-PD Residential Zoned Lands- 7.15 Acres:  The R-3-PD zone is a residential zone that 

allows only high density residential development.  The land area must be developed of not less 

than 20 units per acre.  The Planned Development combined zone designation allows flexibility 

in the design and potential reduction of development standards dependent upon the design and 

project characteristics.  Potential development of the 7.25 acres would yield 143 units that would 

be considered affordable housing. 

The R-4-PD-- Residential Zoned Lands- 6.01 Acres:  The R-4-PD zone is a residential zone that 

allows only high density residential development.  The land area must be developed of not less 

than 24 units per acre.  The Planned Development combined zone designation allows flexibility 

in the design and potential reduction of development standards dependent upon the design and 

project characteristics. Potential development of the 6.01 acres would yield 144 units that would 

be considered affordable housing. 

The C-2-PD - General Commercial- Planned Development allows a variety of commercial 

activities. The Planned Development combined zone designation allows flexibility in the design 

and potential reduction of development standards dependent upon the design and project 

characteristics.  

(Note:  Categorical Exemption Section 65863(h) - An action that obligates a jurisdiction to 

identify and make available additional adequate sites for residential development pursuant to this 

section creates no obligation under the CEQA (Division 13) (commencing with Section 21000) 

of the PRC to identify, analyses, or mitigate the environmental impacts of that subsequent action 

to identify and make available additional adequate sites as a reasonably foreseeable consequence 

of that action.  Nothing in this subdivision shall be construed as a determination as to whether or 

not the subsequent action by a city, county, or city and county to identify and make available 

additional adequate sites is a “project” for purposes of the CEQA (Division 13 (commencing 

with Section 21000) of the PRC.    

 

The City has established a implementation program which establishes a no net loss of affordable 

housing sites.  Some sites identified in the 2017 Housing Element are either committed via a 

vesting tentative map or limitations due to location of oil and gas extraction activity.  The 

proposed designation for R-3-PD Limited Multiple Family of 7.15 Acres; and R-4-PD for  6.01 

Acres insures that the No Net Loss policy as established by the 2013-2023 Housing Element is 

implemented.    

 

Land surrounding the subject property is designated by the Arvin General Plan as follows, Refer 

to General Plan Map above: 

• North: “Light Industrial”, “Heavy Industrial” 
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• South: “Low Density Residential” (Note:  General Plan Amendment and Rezone to 

Industrial has been requested) and County agricultural designation 

• West: “Low Density Residential”, and “Light Industrial”  

• East: “Heavy Industrial” 

 

Update of Housing Element, Land Use Element, Circulation Element, and Associated 

Maps:   

 

Should the City approve the requested General Plan Land Use Designation Amendments and the 

Requested Zone Changes this will require the City to update various Elements of its General 

Plan. 

 

Housing Element; The City will be required to update the Housing Element to reflect the new 

land use designations and proposed new housing units.   Update the Housing Programs as to the 

implementation of its work programs.  This will also require the update of various tables and 

population projections and other data to keep the Housing Element current with these actions.   

 

Land Use Element:  The Land Use Element will need updating to reflect the new zoning 

designations, tables, implementation policies, etc.   

 

Circulation Element:  The Circulation Element will need updating to incorporate the conclusions 

of the Traffic Study findings, updating it traffic assumptions, tables and exhibits by incorporating 

the various Mitigation Measures that apply City Wide; and  

 

Base Maps – Land Use Map, Housing Opportunity Diagrams, etc will be in need of updating.   

 

The City of Arvin adopted Fees in 2018 establishing a fee schedule to ensure that the future 

actions of residents will off-set the cost of the maintenance and update of the General Plan, 

Maps, and various codes.   As the project moves forward to development other fees will be 

required as adopted by the City.   

 

Based on the adopted fee schedule; it is recommended that the project applicant pay the 

following fees, upon action by the City Council:  

• Map Maintenance Fee:  $500.00  

• General Plan Maintenance Fee: $0.022 per square foot of gross land area 

         (Project site is 62 acres X 43,560 =2,700,720 Square Feet X $0.022 -=$59,416.00) 

 

Project Analysis and Environmental Review:   

The project applicants have prepared a series of studies that have analyzed the potential 

infrastructure and service needs and Staff has completed an appropriate environmental study 

which is applicable to proposed project.  Various studies include; traffic, water, and sewer that 

address the infrastructure needs to serve the project.  Other analyses completed were; air quality, 

aesthetics, biological resources, greenhouse gas emissions, population and housing, agricultural 

resources, cultural resources, hazards and hazardous materials, mineral resources, public 

services, tribal cultural resources, geology and soils, hydrology and water, noise, recreation and 

utilities and service systems.  The analyses and studies are on file at the Community 

Development Department.  Conclusions of these studies and the completion of the Initial Study 

for the project has resulted in the preparation of a Mitigated Negative Declaration and a 
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Mitigation Monitoring Program.  The filing and public notice has been submitted for public 

review and comment as required by the California Environmental Quality Act.   

The Mitigated Negative Declaration has identified a number of Mitigation Measures and 

Reporting Requirements as is required by the California Environmental Quality Act a Mitigation 

Monitoring Program, Section 15097, has been prepared and as is required by CEQA, the 

applicant has signed and has concurred with the mitigation measures and their implementation 

schedule.  No negative comments have been received as of the preparation of the staff report.  

Should comments be received, they will be addressed at the Planning Commission meeting and 

written responses prepared. 

The City has adopted various fees to ensure that the project applicants pay their full cost in the 

processing and monitoring their approvals.  One such fee is a deposit of $1500.00 for facilitating 

and tracking a Mitigation Monitoring Program.  The applicant shall be required to deposit 

$1,500.00 for the monitoring of the mitigation measures as may be adopted for this project.   

 

Exhibits and Attachments:  

• Resolution of the City of Arvin Planning Commission recommending the City Council of 

the City of Arvin Approve General Plan Amendment 2013-01; 

• Resolution of the City of Arvin Planning Commission recommending approval of 

Uncodified Ordinance Adopting Zone Change 2013-01 Ariston Project;   

• Initial Study for GPA/ZC 2013-01 Ariston Project  

• Resolution adopting Mitigation Monitoring and Reporting Program dated July 26, 2018 

for GPA/ZC 2013-1-01 Ariston Project – to be recorded with the Kern County 

Recorder’s office.  

• Project Correspondence – GPA/ZC 2013-01 Ariston Project – 

• Various Studies and support documents on File at the Community Development 

Department, 141 Plumtree Drive, Arvin, CA – Traffic, Air Quality, Sewer, Water. 

 

 

 

 

 

 

. 
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 EXHIBIT A 

 
Ariston Project – GPA – ZC 2013 -01  

Assessor Parcel Numbers 189-352-02 and -08 

Location South of Sycamore, East of Tejon Highway and West of Malovich Road 

Mitigation Monitoring Reporting And Applicable Programs 

 

Introduction 

All public agencies are required by Section 15097 Mitigation Monitoring and Reporting to adopt monitoring programs 

when they approve proposed projects subject to environmental impact reports (EIR) or mitigated negative declarations 

(MND)that include mitigation measures to avoid significant adverse environmental impacts.  The mitigation 

monitoring program is designed to ensure compliance with mitigation measures during project implementation in 

order to avoid significant adverse environmental impacts. 

The law was passed in response to statewide historic non-implementation of mitigation measures presented in 

environmental documents and subsequently adopted as conditions of project approval.  Monitoring ensures that 

mitigation measures are implemented and thereby provides a mechanism to evaluate the effectiveness of the mitigation 

measures. 

A definitive set of mitigation measures would include enough detailed information and enforcement procedures to 

ensure compliance with the mitigation measures.  This mitigation monitoring program is designed to provide a 

mechanism to ensure compliance with both existing and proposed mitigation measures. 

Applicant’s Signature and Commitment to Implement Mitigation Monitoring, Reporting, and Program: 

________________________________________________    ________________________ 

Print Name:                            Signature                                               Date  

(As an authorized representative or agent, I am authorized to sign, and I commit to the implementation of the 

Monitoring Program, Mitigation Measures 1-17 as established herein.)  

 

Monitoring Program Procedures 

It is required that the City of Arvin use this mitigation monitoring program for the proposed project.  The mitigation 

monitoring program should be implemented as follows: 

 The Community Development Department (CCD), or its designee, shall be responsible for coordination of 

the mitigation monitoring program.  The CCD shall be responsible for completing the mitigation monitoring 

program and distributing the mitigation monitoring program to the responsible individuals or agencies for 

their use in monitoring the mitigation measures.  It is the responsibility of the CCD to convey to all individuals 

and agencies who will use this program, that it must be thoroughly read and understood in order to properly 

implement its mitigations.  

 Each responsible individual or agency will then be responsible for determining whether the mitigation 

measures contained in the monitoring program have been complied with.  Once all mitigation measures have 

been complied with, the responsible individual or agency shall submit a copy of the mitigation monitoring 

program to the CCD to be placed in the project file.  If the mitigation measure has not been complied with, 

the mitigation monitoring program shall not be returned to the CCD. 

 Prior to the completion of the proposed project, the CCD shall review the mitigation monitoring program to 

ensure that all mitigation measures and additional conditions of project approval included in the mitigation 

monitoring program have been complied with. 

 If a responsible individual or agency determines that a non-compliance has occurred, a written notice shall 

be delivered by certified mail to the entity or individual responsible for the project within 10 days, with a 
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copy to the CCD, describing the non-compliance and specifying the manner in which compliance within a 

specified period of time will be attained.  If a non-compliance still exists at the expiration of the specified 

period of time, additional entitlements or construction may be halted and fines may be imposed at the 

discretion of the city. 

Monitoring Program 

The basis for this mitigation monitoring program is the existing mitigation measures contained in the Initial Study 

prepared by City of Arvin Community Development Department for the Ariston Project based upon various studies 

prepared by the applicant and correspondence received from responsible agencies and/or individuals.  These 

mitigation measures become conditions of project approval which the project proponent is required to complete before, 

during, and after implementation of the proposed project.  

 

Mitigation # 1 

Compliance with most 

current Uniform Building 

Codes 

All development within the project site shall be designed in 

accordance with the earthquake standards contained in the 

Uniform Building Code, subject to the review and approval of 

the Building Inspector prior to issuance of a building permit. 

Agency/Individual 

Responsible  

for implementation 

Future developers 

Implementation Timing  Prior to issuance of a building permit 

Mitigation Specifications The most current UBC shall be applicable 

 

Agency/Individual 

Responsible  

for Monitoring 

Building Inspector 

Action by Monitor  Review plans for conformance with the latest UBC 

 

 

Mitigation #2 

Ground water 

recharge 

Ariston project developers shall prepare a construction 

implementation soils analysis and design for the detention basin areas, 

with the intent that they also be utilized as groundwater recharge 

facilities.  This can be completed in a phased manner and shall be 

subject to the review and approval of the City Engineer prior to 

issuance of a building permit for any phase of the project. 

Agency/Individual 

Responsible  

for implementation 

Future developers 

 

Implementation 

Timing  

Preparation of Drainage and Grading Plans and Prior to issuance of a 

building permit for any phase of the project. 

Mitigation 

Specifications 

Soils analysis and design for the detention basin areas shall be based 

on the most current methodology. 

2.2.a
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Agency/Individual 

Responsible  

for Monitoring 

City Engineer 

Action by Monitor  Verify conformity of report with current standards of the geo-

technical profession 
 
 

Mitigation #3 

Traffic Mitigation 

The Project shall pay traffic impact fees for each development 

type in accordance with the City's Traffic Impact Fee Program 

Update of 2015 and as may be amended. The fee will be 

computed and collected at the time of building permit 

application. (Note:  The project will be subject to any updated 

fees associated with the City’s Traffic Impact Fee Program in 

effect at the time of project development.) 

Agency/Individual 

Responsible  

for implementation 

Future Developer  

Implementation Timing  Prior to or concurrent with first phase of development 

Mitigation Specifications Dedication of Right of Way and improvement of road system 

to city standards  

Agency/Individual 

Responsible  

for Monitoring 

Future Developer and City Engineer  

Action by Monitor  Insure that right of way and easements are dedicated and 

improvements are constructed to City Standards  

 

 

Mitigation #4 

Traffic Mitigation 

The Project shall pay 22% of the cost of a traffic signal at the 

intersection of Franklin Street and Darby Street. Said Project share 

of the traffic signal will be further pro-rated among the various land 

uses proposed by the Project based on trips for each development 

type. The Developer's engineer shall prepare an estimate for the 

traffic signal, and the allocation of this cost to each Project land use. 

This cost and fee allocation must be approved by the Arvin City 

Engineer and will be in addition to the Traffic Impact Fee collected 

at the time of building permit application.  Prior to any land division 

or development entitlement for any portion of the property said 

estimate for traffic signal cost shall be prepared and must receive 

approval by the City Engineer. 

Agency/Individual 

Responsible  

for implementation 

Future Developer  

Implementation Timing  Prior to or concurrent with first phase of development 
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Mitigation 

Specifications 

Dedication of Right of Way and improvement of road system to city 

standards  

Agency/Individual 

Responsible  

for Monitoring 

Future Developer and City Engineer  

Action by Monitor  Insure that right of way and easements are dedicated and 

improvements are constructed to City Standards  

 

Mitigation #5 

Traffic Mitigation 

In addition to the off-site mitigation measures as identified in the Traffic Impact 

Study dated 2016, the project shall be required to dedicate road right-of-way along 

the property frontage, improvement of frontage which include, curb, gutter, 

sidewalk, street improvements, and accessory improvements such as; noise 

attenuation walls, landscaping, irrigation systems, etc. Any off-site 

improvements identified in the traffic report may be required by the City 

Engineer. 

Agency/Individual Responsible  

for implementation 

Future Developer  

Implementation Timing  Prior to or concurrent with first phase of development 

Mitigation Specifications Dedication of Right of Way and improvement of road system and accessory 

improvements to city standards  

Agency/Individual Responsible  

for Monitoring 

Future Developer and City Engineer  

Action by Monitor  Insure that right of way and easements are dedicated and improvements are 

constructed to City Standards / Additional Mitigation Measures as noted in the 2016 

Traffic Study may be required by the City Engineer. 

 

 

TRAFFIC MITIGATION MEASURES AS IDENTIFIED IN THE 2016 TRAFFIC STUDY 

 

A. Requirements for Mitigation 

 

In accordance with County of Kern Standards, a traffic facility, i.e., a street or street intersection, 

must be analyzed for LOS, and the need for mitigation improvements if it is subjected to 50 or 

more Project-generated peak hour trips.  Mitigation improvements are normally considered 

necessary if the combined effect of Project-generated traffic and non-Project traffic causes a 

particular intersection or street segment to degrade to a Level of Service (LOS) less than “C”.  Non-

Project traffic includes future traffic volumes estimated for the Year 2035.  If mitigation is 

warranted, the Project is normally obligated to pay its pro-rata share of these improvement costs.  

Typically, an exception to the above occurs when an existing facility operates at a Level of Service 

of less than “C” under existing conditions, (prior to the addition of Project traffic).  In this case, 

the Project is normally only obligated to pay its pro-rata share of mitigation improvements that 

would restore the facility to its pre-project or existing Level of Service, thus maintaining the status 

quo. 
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Recommended Mitigation  

 

It should be reiterated that the level of mitigation improvements recommended herein is based on 

anticipated traffic volumes for the Year 2035, which includes Project-generated traffic.   

 

In the following, each of the intersections and street segments included within the scope of this 

study are discussed with regard to existing and future level of service, the need for mitigation 

improvements.  As mentioned, the Project’s obligation towards funding recommended mitigation 

improvements is typically a proportionate share based on the ratio of Project-generated traffic to 

Total Future Traffic Volume.  Except as otherwise provided, “signal modifications” or “signal 

upgrades” at a minimum were considered to provide a single dedicated left turn lane, dual dedicated 

through lanes, and a single dedicated right turn lane for each approach leg.  This is a conservative 

approach and would provide latitude for additional capacity increasing improvements such at dual 

left turn lanes, or multiple through lanes. 

 

All Level of Service Calculations have been provided in Appendix “B” of this report.  As indicated, 

Table 5 is a matrix of calculated Level of Services for the various studied scenarios. 

 

Intersections: 

1. Intersection of Bear Mountain Boulevard (SR 223) and Comanche Drive:  This 

intersection is currently signalized.  The Comanche Drive approaches each have single 

dedicated lanes for left and right turns and the through movement.  The Bear Mountain 

Boulevard approaches both have a single dedicated lane for left turns.  The east “approach” 

of Bear Mountain is striped for two through lanes in each direction; however the west 

“approach” is in various stages of widening and is presently striped only for one through 

lane.  The east and west legs have sufficient existing width to provide dedicated right turn 

lanes; however, neither are striped for such. 

 

During the evening peak hour, under existing conditions, this intersection has been 

calculated to operate at a LOS of “D”, with an average vehicle delay of about 34 seconds.  

Under future (Year 2035) traffic volumes, and under present day level of improvements, 

this intersection is expected to degrade to a LOS of “F”.  Calculations indicate a future LOS 

of “F” either with or without addition of Project-generated traffic. 

 

Recommended Mitigation:  Expand the intersection to provide a minimum of (2) 

dedicated through lanes, (2) dedicated left turn lanes, and a single dedicated right turn lane 

for all movements.  

 

At the present time, due to the existing width of Comanche Drive, expansion of the 

intersection as described is not feasible.  However, for the City of Arvin to reach the volume 

of traffic projected for the Year 2035, substantial growth and development will have to 

occur.  Much of the growth is anticipated to be “infill” as there remains large parcels of 

vacant land in the City limits that are zoned for a variety of urban land uses.  It is assumed 

this growth will “close” gaps in City Street widening, with the requirements of development 
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and associated fees to provide funding for those improvements.  Generally, the capacity of 

a street is controlled by its narrowest segment. Until fully widened, streets cannot be striped 

for more than one through lane in each direction.  Similarly an intersection cannot be 

improved to reach its fully capacity until streets are fully widened, i.e., two or more lanes 

through lanes are needed to “receive” dual left turns.   

 

It can be argued that if growth does not occur as projected herein, estimated future traffic 

volumes will not be realized, and the Level of Service (LOS) of streets and intersections 

will not degrade and the level of mitigation identified herein will not be needed. 

 

This intersection is characteristic of every “offsite” intersection and street analyzed in this 

study in that nearly every facility is expected to degrade to a LOS less than “C” under 

anticipated future traffic loads, (without the addition of Project-generated traffic).  With 

two exceptions, discussed later in this report, the addition of Project-generated traffic to 

these facilities, although increasing the average vehicle delay by a small percentage, does 

not sufficiently degrade the facility to cause to drop to a lower LOS.     

 

As indicated, a summary of Level of Service (LOS) calculations for the various scenarios 

analyzed is included herein as Table 5. 

 

2. Intersection of Bear Mountain Boulevard and Meyer Street:  This intersection is 

currently signalized.  The north of the intersection, being the north Meyer Street approach, 

have single dedicated lanes for left and right turns, as well as the through movement.  The 

south leg of the intersection has a dedicated lane for left turns, and a shared lane for through 

movements and right turns. The Bear Mountain Boulevard approaches both have single 

dedicated left turn lanes, and two through lanes.  Right turns from Bear Mountain are from 

the shared through lane. 

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “D” 

during the evening peak hour.  Under future (Year 2035) traffic volumes, and under present 

day level of improvements, this intersection is expected to degrade to a LOS of “F”.  

Calculations indicate a future LOS of “F” will occur either with or without addition of 

Project-generated traffic. 

 

Recommended Mitigation:  Although Bear Mountain Boulevard is not striped to provide 

dedicated right turn lanes, there is sufficient width in the number two lane such it can 

function as two lanes to accommodate some right-turn movements.  Adding dedicated 

right-turn lanes to the BMB approaches, either by re-striping or widening, improves the 

LOS (using 2035 volumes) of the entire intersection to “D”, (which is its current LOS).  In 

addition, the resulting average vehicle delay is less than experienced under current 

conditions.  Whether or not there is sufficient width to stripe right turn lanes without 

physically widening the intersection is beyond the scope of this study.  Other considerations 

for providing dedicated right-turn lanes include existing detector loops and modification of 

signal operation.  
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3. Intersection of Bear Mountain Boulevard and Hill Street:  This intersection is currently 

signalized, with a dedicated single left turn lane and two through lanes for both eastbound 

and westbound movements.  The north and south legs do not have dedicated lanes for 

turning movements, but drivers do share the lane for right turns and through movements.  

The existing signal provides for protected left turn movements only for east and westbound 

traffic.     

 

On-street parking is permitted on Bear Mountain Boulevard to within about 75-feet from 

the intersection.  

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “B” 

during the evening peak hour.  Under future (Year 2035) traffic volumes, and the 

intersection’s present-day level of improvement, the level of service of this intersection is 

expected to degrade to an “C”, with some individual movements at a “D”.  The calculations 

indicate said future LOS’s are anticipated either with or without the addition of Project-

generated traffic.   

 

Recommended Mitigation:  It appears right-of-way acquisition would be necessary to 

expand this intersection to provide dedicated lanes for all movements.  However, 

elimination of parking on Bear Mountain Boulevard could provide enough width to stripe 

dedicated right turn lanes for east and westbound traffic.  Again, the composite LOS under 

2035 traffic has been calculated at a “C”, and thus no further analysis was performed. 

 

4. Intersection of Bear Mountain Boulevard and Derby Street (Tejon Highway south of 

Sycamore):  This intersection is not currently signalized, with stop-control for the Derby 

Street approaches.  (Derby Street becomes Tejon Highway south of Sycamore Avenue).  

The west approach of Bear Mountain Boulevard (or west leg), currently has a single 

dedicated left turn lane and two lanes for through traffic.  The east approach of Bear 

Mountain Blvd. is a two lane road, but is slightly expanded at the intersection to provide a 

left turn lane.   

 

Similar to Comanche Drive to the west, development has occurred along the west frontage 

of Derby Street, while the east side has remained either in agriculture, or ag-industrial uses. 

Although sufficient width exists, the Derby Street approaches have not been striped to 

provide any dedicated lanes for through or turning movements.  The east and west legs each 

have two dedicated through lanes and single dedicated left turn lanes.  

 

A rail line runs parallel and along the east side of Derby, crossing Bear Mountain 

Boulevard.  An existing signalized crossing arm exists for the rail crossing.  Of course this 

presents challenges to intersection improvements, a future signal installation, signal 

operation, pavement detector loops and roadway widening. 

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “A” 

during the evening peak hour.  Under future (Year 2035) traffic volumes, and the 
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intersection’s present day level of improvement, the level of service of this intersection is 

expected to degrade to an “F”.  As discussed, a LOS of “F” is expected either with or 

without the addition of Project-generated traffic.  The anticipated future volume at this 

intersection, without the addition of Project-generated traffic is sufficient to satisfy the 

warrant for signalization. 

 

Recommended Mitigation:  Options for mitigation include the addition of dedicated 

turning lanes to the Derby Street approaches, (without installation of a traffic signal).  A 

second option is the installation of a traffic signal.  Installation of traffic signal would also 

include dedicated turning lanes.  Adding dedicated lanes for the Derby Street approaches 

(without installation of a signal), would improve the Year 2035 LOS from an “F” to a “D”.  

Signalizing this intersection, along with dedicated lanes, would improve the LOS to a “C”. 

 

5. Intersection of Franklin and Meyer Street:  This intersection is not currently signalized 

and controlled as an “all-way” stop.  Both Franklin and Meyer Streets appear fully widened 

at a curb to curb width of 68 feet plus or minus.  Although very faint, both streets have been 

striped for two lanes, with no additional expansion or striping for turn lanes at the 

intersection itself. Thus, left and right turns for all approaches are from shared lanes.   

 

The analysis of this intersection indicates this intersection should function at a LOS of “C” 

and better, under Year 2035 traffic (with or without the addition of Project-generated 

traffic).  In addition said future traffic does not meet the minimum warrant threshold to 

satisfy the Peak Hour Signal Warrant.   

 

Recommended Mitigation:  The future LOS is anticipated to be satisfactory, and future 

volumes do not satisfy the Peak Hour Signal Warrant.  Therefore, mitigation improvements 

are not recommended at this intersection. 

 

6. Intersection of Franklin Street and Derby Street/Tejon Higway:  Franklin Street 

currently “tees” into Derby Street from the West.  The east leg of this intersection at this 

time only functions as a private drive to an agricultural packing and storage facility.  

However, the City’s General Plan shows Franklin Street ultimately running east from 

Derby Street to Malovich Road.  This intersection is not currently signalized, does not have 

any additional width or dedication lanes for turning movements, and is only stop-controlled 

for Franklin Street.  

 

Without the addition of Project-generated traffic, calculations indicate under Year 2035 

traffic, this intersection should function at a LOS of “B” and better, However, the addition 

of Project-generated traffic causes the intersection to degrade to a LOS of “E”, under Year 

2035 traffic   In addition said future traffic does not meet the minimum warrant threshold 

to satisfy the Peak Hour Signal Warrant.   

 

Recommended Mitigation:  Addition of through lanes and turning lanes will improve the 

LOS, (under future traffic), to a “D”; but does not restore the pre-project LOS of “B”.   

2.2.a

Packet Pg. 37

A
tt

ac
h

m
en

t:
 E

xh
ib

it
 A

 t
o

 S
ta

ff
 R

ep
o

rt
  (

A
ri

st
o

n
 P

ro
je

ct
)



Mitigation Monitoring Reporting Program - GPA 2013-01 Ariston Project July 2018                     Page 9 of 20 

 
 

Although the intersection does not satisfy the Peak Hour Signal Warrant, installation of a 

signal at this intersection would restore the pre-Project LOS. 

 

7. Intersection of Sycamore Road and Comanche Drive:  This intersection is not currently 

signalized and is currently controlled as an “all-way” stop.  The centerline of Comanche 

Drive is also the west line of the City of Arvin limits.  Lands on the west frontage of 

Comanche Drive are still in agricultural production, while property along the east frontage 

of Comanche has undergone urban development.  Consequently the east half of Comanche 

in the vicinity of Sycamore has been widened to its ultimate planned width.  The west half 

of Comanche, with the exception of intersection expansions, has not been widened to more 

than a single lane. 

 

Both Sycamore Road and Comanche Drive have centerlines that run along section lines 
and thus are considered major roadways 
 
Sycamore Road, within the City limits is currently in various stages of widening.  At this 

intersection, Sycamore and the “east half” of Comanche are widened to their ultimate 

planned width.  Again, the west half of this intersection is un-improved beyond single lanes, 

which are shared for all movements. 

 

In addition, future traffic volumes at this intersection, either with or without Project-

generated traffic, are sufficient to satisfy the Peak Hour Warrant for a traffic signal.   

 

Recommended Mitigation:  Although anticipated future traffic volumes satisfy the Peak 

Hour signal warrant, expanding this intersection to at least one dedicated lane for all 

through and turning movements will improve this intersection to a LOS of “C” or better.   

 

8. Intersection of Sycamore Road and Meyer Street:  This intersection is not currently 

signalized and is controlled as an “all-way” stop.  In addition, this intersection is not fully 

expanded due to gaps in development along the frontages of both streets.  Currently all 

turning movements are from shared lanes, with the exception of the east approach for 

Sycamore:  which provides a striped dedicated right turn lane.  

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “B” 

during the evening peak hour.  Under future (Year 2035) either with or without addition of 

Project-generated traffic, the level of service of this intersection degrades to an “F”.   

 

In addition, future traffic volumes at this intersection, either with or without Project-

generated traffic, are sufficient to satisfy the Peak Hour Warrant for a traffic signal.   

 

Proposed Mitigation:  Installation of a traffic signal, along with expanding the intersection 

to provide at least one dedicated lane for all through and turning movements will improve 

the LOS to a “C” or better.  It should also be noted that prior to signal installation, expansion 

of this intersection to provide at least one dedicated lane for all turning movements will 

greatly reduce the average vehicle delay.   
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9. Intersection of Sycamore Road and Derby Street/Tejon Highway:  This intersection is 

not currently signalized and is controlled as an “all-way” stop.  Only the north half of 

Sycamore and the west half of Tejon Highway, (north of Sycamore), have been widened to 

their ultimate planned width, thus the intersection is not fully expanded.  The north 

approach of Tejon Highway has a dedicated right turn lane.  Other than that, all other 

movements at this intersection are from shared lanes.   

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “A” 

and “B” during the evening peak hour.  Under future (Year 2035) with the addition of 

Project-generated traffic, the level of service of this intersection degrades to an “F”.   

 

Recommended Mitigation:  Widening of both Sycamore Road and Tejon/Derby are 

funded by the Traffic Impact Fee program.  These improvements are shown in this study 

to improve the LOS to a “C”, under Year 2035 traffic volumes.   

 

10. Intersection of Sycamore Road and Malovich Road:  This intersection is not currently 

signalized and is controlled as an “all-way” stop.  Sycamore is paved at this intersection, 

but Malovich Road is nothing more than a dirt farm road. However, since this roads are in 

the City’s system, this intersection was analyzed  

 

Under future (Year 2035) either with or without the Project, the level of service of this 

intersection is anticipated to operate at a LOS of “A”. 

 

Recommended Mitigation:  Mitigation has not been shown to be warranted by this Study, 

and thus none is recommended.   

 

11. Intersection of El Camino Real and Meyer Street:  This intersection is not currently 

signalized and is controlled as an “all-way” stop.  Meyer Street to the north and El Camino 

Real to the west are fully widened “collector” status roads.  Ultimate curb to curb width of 

both Roads is 68 feet.  However, El Camino Real east of the intersection and Meyer Street 

south of the intersection are only two lane roads. 

 

El Camino Elementary school is sited at the southwest corner of this intersection, and the 

north and west leg of the intersection has been striped for crosswalks.  The land at the 

southeast corner of the intersection is still in agriculture 

 

The west approach of El Camino and the north approach of Meyer Street have been striped 

to provide single dedicated lanes for all turning and through movements.  

 

Although El Camino appears to have been planned as a collector status road, on-street 

parking is permitted, as well as direct residential drive access.  This somewhat limits 

possible LOS-improving mitigation for the road. 
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Under future (Year 2035) either with or without the Project, the level of service of this 

intersection degrades to LOS’s of “C” and “B”, respectively.  In addition said future traffic 

volumes do not satisfy the Peak Hour Signal warrant. 

 

Recommended Mitigation:  Mitigation has not been shown to be warranted by this Study, 

and thus none is recommended.  However, if future development widens the south half of 

El Camino Real, it may be possible to stripe more than single through lanes, thus increasing 

the intersection’s capacity without installation of a traffic signal 

 

12. Intersection of El Camino Real and Tejon Highway:  This intersection is not currently 

signalized and is controlled as an “all-way” stop.  Only the north half of El Camino Real 

and the west half of Tejon Highway, (north of El Camino Real), have been widened to their 

ultimate planned width, thus the intersection is not fully expanded.  Neither road has been 

striped to dedicate any special lanes for turning movements 

 

Under future (year 2035) either with or without the Project, the level of service of this 

intersection is anticipated to operate at a LOS of “A”.  In addition, future traffic volumes 

do not satisfy the Peak Hour Warrant. 

 

Recommended Mitigation:  Mitigation has not been shown to be warranted by this Study, 

and thus none is recommended.   

 

13. Intersection of El Camino Real and Comanche Drive:  El Camino Real currently 

terminates just east of Comanche Drive.  However it is apparent that this intersection will 

be one day constructed as urban development pushes southward.  Comanche Drive 

pavement currently terminates roughly 1,300 south of Sycamore Road, and 1,300 north of 

the further intersection of El Camino Real. Said pavement is consistent with the southern 

limit of urban development. 

 

Since this intersection does not currently exist, existing traffic volumes could not be 

obtained.  Also, extrapolation or projecting future counts using methods herein was not 

possible.  However, based on the volumes of surrounding intersections, and the fact that 

this intersection is near extremity of urban development, it is unlikely this intersection 

would realize any higher volumes or worse conditions than the intersection of Comanche 

and Sycamore, or El Camino Real and Meyer Street.  It should also be noted that the area 

to the northeast of this has been planned for residential development, and thus any future 

development is unlikely to create a spike in trip generation. 

 

Proposed Mitigation:  Based on said empirical analysis, mitigation improvements for this 

intersection are not recommended.  It is anticipated that if anticipated growth in the City is 

realized, improvements to this intersection will be made as part of surrounding 

development. 

 

Street Segments: 
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As shown in Table 6 herein, Streets analyzed include Bear Mountain Boulevard, Franklin 

Street, Sycamore Road, Comanche Drive, Meyer Street, and Derby Street/Tejon 

Highway.  With the exception of Comanche Drive, under Year 2035 traffic volume, and 

with the addition of Project-generated traffic, all streets are anticipated to operate at a 

LOS of “C” or better.  A one mile segment of Comanche Drive between Sycamore and 

Bear Mountain Boulevard has been shown to degrade to an LOS of “E” by the year 2035, 

with or without the addition of Project-generated traffic.  This segment of Comanche 

Drive currently only provides one lane in each direction.  The addition of a lane to each 

direction of Comanche will improve the LOS to a “B” or better in each direction.  Table 6  

 

It is noted that the LOS of Comanche Drive between Sycamore and Bear Mountain from is 

degrade to an “E” under future traffic loads.  As with most facilities, the degradation of 

LOS under future traffic loads occurs with or without the addition of Project traffic.  Also, 

this same segment of Comanche Drive is currently funded by the City’s Traffic Impact Fee 

Program, and thus the Project should have no additional funding obligation for this facility 

shows the resultant LOS with lanes additions.  It is noted that portions of Comanche Drive 

that have only been widened east of the road’s centerline, due to lack of frontage 

development on the west side, have sufficient width to be striped for four lanes of traffic. 

Since gaps in road widening for the studied street segments will be remedied as part of 

frontage development, and existing street segment LOS’s are satisfactory, no mitigation is 

recommended for “offsite” streets within the study limits.  It is anticipated that Sycamore, 

Tejon Highway, and Malovich Road will be widened along their respective frontages as 

part of the Project’s improvements. 

 

Similarly, the LOS of the intersection of Sycamore Road with Tejon Highway/Derby 

Street is degraded from a “B” to an “F”, by the addition of Project-generated traffic.  

However, widening of both Sycamore Road and Tejon/Derby are funded by the Traffic 

Impact Fee program.  These improvements are shown in this study to improve the LOS to 

a “C”, under Year 2035 traffic volumes.  Therefore, the Project should have no additional 

funding obligation for this facility 

 

The intersection of Franklin Street and Derby, by Year 2035, has been shown to degrade 

rom an LOS of “B” to “E”, with the addition of Project-generated traffic.  As supported by 

the calculations herein, installation of a traffic signal has been determined the only 

mitigation that will restore the intersection’s LOS to the pre-Project LOS of “B”.  However, 

it should be noted again, that the estimated future peak hour volumes do not warrant a 

signal. 

 

Again, although the City’s Traffic Impact Fee Program funds installation of four signals, 

the location is unknown.  Based on estimated future traffic, the Project’s obligation funding 

obligation is taken as the ratio of Project-generated traffic to Year 2035 total peak hour 

volume, as follows: 

260 vph (Project-generated PH Traffic)        =   22% 

                                1,166 vph (Year 2035 Total PHV)      
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Mitigation #6 

Traffic Mitigation 

Prior to project development an internal circulation and traffic master 

street layout (must include adjacent lands as well) shall be required 

and approved by the City Engineer prior to or current with future land 

divisions or development.  

Agency/Individual 

Responsible  

for implementation 

Future Developer  

Implementation Timing  Prior to or concurrent with first phase of development 

Mitigation 

Specifications 

Dedication of Right of Way and improvement of road system to city 

standards  

Agency/Individual 

Responsible  

for Monitoring 

Future Developer and City Engineer  

Action by Monitor  Insure that right of way and easements are dedicated and improvements 

are constructed to City Standards  

 

Mitigation #7 

Sewer  
Design and Implementation:  There are a number of options to provide sewer 

pipelines to the Project, which have been outlined in the attached detailed sewer 

study. All existing sewer lines have sufficient excess capacity, at the time of the 

written report, to accommodate sewer flows from the Project.  
Agency/Individual 

Responsible  

for implementation 

Future Developer  

Sewer Plant 

Capacity:  

At maximum build-out, the Project theoretically will generate an average sewage 

flow of 122 gallons per minute - gpm, or 0.18 Million Gallons per Day — MGD. 

The existing capacity of the Sewage Treatment Plant currently has headworks 

and pumping capacity of 2.0 MGD and 4.0 MGD for average and peak 

capacities, respectively. The existing average daily flow to the plant varies from 

less than 1.2 MGD during winter months to a peak of 1.4 MGD during August. 

The addition of flow from the Project (0.18 MGD) and the existing peak flow to 

the plant (1.4 MGD), yields 1.58 MGD. This amount is less than the existing 

plant capacity, without upgrades. 
Implementation Timing  Infrastructure to be constructed by future developers as may be required to serve 

the project development.  Prior to any project entitlement, Site Development, 

Tentative Map, etc.  a master sewer plan must be prepared and must receive 

approval by the City.   

Mitigation 

Specifications 

Preparation of Master Sewer Plans and Wastewater Treatment Plant Capacity Analysis and 

installation of improvements as may be required to serve the project development. 

Agency/Individual 

Responsible  

for Monitoring 

Future Developer, Wastewater Treatment Facility Operator, and City Engineer 
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Action by Monitor  Require improvement plans, construction, and monitoring of infrastructure 

 
 

Mitigation # 8 

Sewer  

Sewer System Upgrades and Improvement Plans 

Agency/Individual Responsible  

for implementation 

Future Developer  

Implementation Timing  Prior to any project entitlement, Site Development, Tentative 

Map, etc.  a master sewer plan must be prepared and must 

receive approval by the City.   
Sewer Plant Capacity  The City of Arvin (in partnership with Veolia Water, Inc.) 

provides sewer service to most developed properties within its 

city limits.  The existing system consists of a network of 6- and 

8- inch collection lines that connect to 10- and 12- and 18-inch 

mains.  These connect to the city's wastewater treatment plant 

(WWTP) located southwest of the urban area.  The nearest 

sewer line to the subject site is an existing 10-inch line under 

Sycamore Road.  Staff with Veolia indicates the grade in this 

line is fairly level and future development in this part of the 

community may require installation of a lift station.    

 

Arvin’s WWTP is designed to accommodate an average daily 

flow of 2.0 million gallons per day (mgd) and up to 4.0 mgd for 

peak flows.  In recent months the plant has been experiencing 

an average daily flow varies from 1.2 mgd during winter 

months to 1.4 mgd during August.  
Mitigation Specifications Preparation of Master Sewer Plans and Wastewater Treatment Plant 

Capacity Analysis and installation of improvements as may be required to 

serve the project development. 

Agency/Individual Responsible  

for Monitoring 

Future Developer, Wastewater Treatment Facility Operator, and City 

Engineer 

Action by Monitor  Require improvement plans, construction, and monitoring of infrastructure 

 
 

Mitigation # 9  

Water  

See Mitigation #2 – Groundwater 

Recharge  

Water Supply to serve the proposed project  

Agency/Individual Responsible  

for implementation 

Future Developer and Arvin Community Services District 

Arvin Community Services District 

– Water Purveyor  
Water service in Arvin is provided by the Arvin Community 

Services District (ACSD) which operates a series of 

groundwater wells, distribution lines, pumps and storage tanks.  

Currently the district operates five active wells and has two 

inoperative wells.  Distribution lines include 8, 10 and 12 inch 

mains along with 4- and 6-inch local lines.  Peak water demand 

typically occurs during August and has reached 3.6 million 
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gallons per day (mgd).  The current peak capacity of the system 

is about 6.0 mgd (4,600 gallons per minute).  According to the 

environmental study that was prepared for the Arvin General 

Plan, future development that is prescribed by the Plan would 

demand an additional 2.3 mgd of water by 2030.  The study 

indicates there is adequate capacity in the system to 

accommodate growth projected to occur in the General Plan. 

 

In the vicinity of the subject site, there is an 8-inch water line 

under Sycamore Road on the north edge of the site.  There is 

also an 8-inch line under Malovich Road on the east side of the 

site.  Well #1 is the nearest well to the site, located on Derby 

Road about ¼ mile north of Sycamore Road.  The District plans 

to abandon this well soon, which would result in the well at 801 

Charles Street being the closest to the site. 
Implementation Timing  Prior to or current to any project entitlement, Site 

Development, Tentative Map, etc.  approval must be provided 

to the City from the Arvin Community Service District.    
Mitigation Specifications Compliance with the Arvin Community Services District infrastructure 

and improvements necessary to serve the project development 

Agency/Individual Responsible  

for Monitoring 

Future Developer and Arvin Community Services District 

Action by Monitor  Compliance with the Arvin Community Services District provide a will 

serve confirmation to the City of Arvin.   

 

 

Mitigation #10 

Storm Drainage 

See Mitigation #2 Groundwater 

Recharge   

Provide necessary storm drainage system(s) master plan and improvements   

Agency/Individual Responsible  

for implementation 

Future Developers and City Engineer  

Storm Drainage Studies and 

Improvements  

Storm drainage within the City is provided by the City of Arvin.  The City’s 

system includes curbs and gutters, drainage inlets, pipelines and drainage 

basins.  The City’s Storm Drainage Master Plan was adopted in 2009 and 

indicates the existing system is adequate, with some exceptions, including 

Derby Street (north of the site) which has no curbs and gutters and suffers 

from ponding and flooding problems during rainy weather. 

There are currently no storm drainage facilities on the subject site – facilities 

would have to be installed by the developer at the time the site is developed.  

This would likely include installation of on-site drainage basins. 

Implementation Timing  Prior to or concurrent with future entitlements. 

Mitigation Specifications Prior to or concurrent with any project entitlement, Site Development, 

Tentative Map, etc.  a master storm drainage plan must be prepared and must 

receive approval by the City.   

Improvements are to be implemented prior to or concurrent with future 

development.   
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Agency/Individual Responsible  

for Monitoring 

Future Development and City Engineer 

Action by Monitor  Require plans and construction of necessary impartments to serve the 

project.  

Mitigation # 11 

Seismic and 

Liquefaction  

See Mitigation 

Measure #1 

  

All development within the project site shall be designed in accordance with 

the earthquake standards contained in the Uniform Building Code, subject 

to the review and approval of the Building Inspector prior to issuance of a 

building permit. 

Agency/Individual 

Responsible  

for implementation 

Future Development and City Building Official  

Geological Hazards  Arvin is in an area that is subject to significant ground movement resulting 

from earthquake activity.  In 1952, an earthquake along the White Wolf 

Fault, which is located less than three miles east of the City caused 

immense and widespread damage to the City and the region. This 7.5 

magnitude earthquake resulted in many deaths and damaged buildings 

beyond repair. 

 

Liquefaction is another seismic-related safety risk. It is defined as a 

phenomenon in which water-saturated granular soils are temporarily 

transformed from a solid to a liquid state because of a sudden shock or 

strain, typically occurring during earthquakes. Although the local water 

table averages 210 feet below the soil surface, the high seismic activity of 

the region may cause some seismic-related ground failure. 

 

The occurrence of a major earthquake in the central and southern 

California region could result in loss of life, injury and property damage. 

Ground shaking would be responsible for the majority of the damage 

within the City of Arvin.  However, this hazard is no greater than those 

present in other areas of the central and southern California region. In 

addition, the absence of earthquake faults in the City may result in a lesser 

seismic hazard than other areas. Furthermore, all construction of new 

buildings or rehabilitation of existing buildings must be in conformance 

with the latest adopted edition of the Uniform Building Code, zoning codes 

and State Building codes, to ensure that development will be in compliance 

with earthquake safety regulations 
Implementation 

Timing  

Plan Check Review and Prior to Issuance of Building Permit  

Mitigation 

Specifications 
The most current UBC shall be applicable 

Agency/Individual 

Responsible  
for Monitoring 

Future Development and City Building Official  

Action by Monitor  Review plans for conformance with the latest UBC 

Mitigation #12 

Flooding  

  

In order to minimize flooding impacts, and pursuant to FEMA 

requirements, Chapter 15.32 (Floodplain Management) of the Arvin 
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Municipal Code establishes flood-resistant standards for building 

anchoring, construction materials and methods, storage of materials, 

utilities and land subdivisions.  In addition, FEMA requires that for all 

new construction, the ground floor must be raised at least 24 inches 

above the highest adjacent grade 

Agency/Individual 

Responsible  

for implementation 

Future Developer and City Engineer  

Subject   According to the Federal Emergency Management Agency (FEMA), 

portions of the City are in the 100-year flood zone with designation 

zones A, AO and X.  The Flood Zones are defined as:  Zone A – Areas 

subject to flooding by the one percent annual change flood (100-year 

storm) with no base flood elevation determined;  Zone AO -- Areas 

subject to flooding by the one percent chance flood with flood depths of 

one to three feet with an average depth and flood velocity determined;  

Zone X (shaded) – Areas of a 0.2 percent annual chance flood, areas 

subject to the one percent annual chance flood with average depths of 

less than one foot or with drainage areas less than one square mile, and 

areas protected by levees for the one percent annual chance flood. 

  Because the City is in the 100-year flood zone, mandatory flood 

insurance purchase requirements and floodplain management standards 

apply.  About half of the subject site is within the AO zone; one third 

within Zone X and a smaller area within Zone “A”. 
Implementation 

Timing  
In accordance with the City of Arvin's Flood Plain Ordinance, 

development will have to consider receive and discharge of flood water, 

and elevation of building pads above the flood depth.  

Receive and discharge of flood waters will be dependent upon street and 

lot layout for the Project. And vise-versa, the layout of the site must 

consider receive and discharge of flood waters. Provide elevation certificates 

ag grading plan and submittal with or prior to submittal of building permits.  
Mitigation 

Specifications 
In order to minimize flooding impacts, and pursuant to FEMA 

requirements, Chapter 15.32 (Floodplain Management) of the Arvin 

Municipal Code establishes flood-resistant standards for building 

anchoring, construction materials and methods, storage of materials, 

utilities and land subdivisions.  In addition, FEMA requires that for all 

new construction, the ground floor must be raised at least 24 inches 

above the highest adjacent grade. 
Agency/Individual 

Responsible  

for Monitoring 

Future Developer and City Engineer  

Action by Monitor  City Engineer to verify compliance with Title 16.32 Flood Management prior to 

Building Permit Issuance.  

Mitigation #13 

Cultural Resources – Historical 

Resources   

  

Require on-site investigation prior to ground distribuance  

Agency/Individual Responsible  

for implementation 

Future Developer  

Subject   Investigation of site for cultural and historical resources  

2.2.a
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Implementation Timing  Prior to ground disturbance  

Mitigation Specifications The project site shall be investigated by a qualified 

archaeologist prior to any ground disturbance activities.  

Findings and report shall be filled with the City of Arvin 

Community Development Department.  Should any findings of 

significances be identified appropriate mitigation measures 

shall be implemented as recommended by the archaeologist.   

Refer to §15064.5, CEQA Guidelines 

Agency/Individual Responsible  

for Monitoring 

Future Developer, City Engineer, and Community Development 

Department Director  

Action by Monitor  Require Field Investigation and verify findings and if action warranted 

implement Section 15064 .5 of the CEQA Guidelines 

 

Mitigation #14 

Human Remains  

  

While unlikely due to past grading and agricultural activities, should any human 

remains be discovered during grading and construction, the Kern County Coroner 

must be notified immediately.  (The Coroner has two working days to examine the 

remains and 24 hours to notify the Native American Heritage Commission 

[NAHC] if the remains are Native American. The most likely descendants then 

have 24 hours to recommend proper treatment or disposition of the remains, 

following the NAHC guidelines). 

Agency/Individual 

Responsible  

for implementation 

Future Developer  

Subject   Investigation of site for cultural and historical resources  

Implementation Timing  Prior to ground disturbance  

Mitigation Specifications Should any human remains be discovered during grading and/or construction, the 

Kern County Coroner must be notified immediately.  All work shall be halted within 

a radius of 100 feet.  (The Coroner has two working days to examine the remains 

and 24 hours to notify the Native American Heritage Commission [NAHC] if the 

remains are Native American. The most likely descendants then have 24 hours to 

recommend proper treatment or disposition of the remains, following the NAHC 

guidelines). 

Agency/Individual 

Responsible  

for Monitoring 

Future Developer, City Engineer, and Community Development Department 

Director  

Action by Monitor  Should human remains be found – Building Official shall stop all construction within 

100 feet of the find.  

Mitigation #15 

Public Services  

Prepare study and create Community Services District to fund 

future infrastructure and service, which may include staffing, 

and long term maintenance of infra-structure 

Agency/Individual 

Responsible  

for implementation 

Future Developer  

Subject   To insure that future growth may be provided the needed 

services such as Fire, Police, storm drainage maintenance, 

road infrastructure maintenance, the project shall be required 
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to establish a Community Services District or equivalent 

funding mechanism, known as the Mello-Roos Community 

Facilities Act of 1982 per California Code sections 53311 

through 53317.5 and 53340 through 53344.4  or equivalent at 

the cost of the developer   

Implementation Timing  To be established at the applicants’ expense prior to or 

concurrent with any future development entitlement 

Mitigation Specifications Establish funding program for the implementation of 

Community Services District which is to include construction 

of infrastructure, maintenance, and staffing  

Agency/Individual 

Responsible  

for Monitoring 

Future developer and Community Development Director, City 

Engineer, Finance Director, and City Manager  

Action by Monitor  Require completion of studies, establishment of financing, 

and monitoring of Community Services District or equivalent 

program.  
 

 

Mitigation #16 

Recreation  
Require additional parks and recreational facilities. 

Agency/Individual Responsible  

for implementation 

Future Developer  

Subject   Development of Park and Recreational Facilities and/or payment of Park 

Development Fees per City Council  

Implementation Timing  Prior to or concurrent with future entitlements and development  

Mitigation Specifications Dedication of lands for park purposes or payment of Park Fees per City 

Council resolution. 

Agency/Individual Responsible  

for Monitoring 

Future Development and Community Development Director  

Action by Monitor  Prior to future entitlements provide for Park and Recreational Facilities per 

City Ordinance and Policies.  

 

 

Mitigation #17 

Transportation—Bus Services  

Provide for future bus stops and infrastructure improvements 

Agency/Individual Responsible  

for implementation 

Future Developer  

Subject   Transit stops and infrastructure Improvements  

Implementation Timing  Prior to or concurrent to future development  

Mitigation Specifications In anticipation of expanded bus service to the project area, the developers 

shall coordinate with the City of Arvin Transit Department to determine 

specifications and locations of bus stops necessary at the project area.  They 

shall then incorporate these stops into their project designs as easements, 

which shall be submitted to and approved by the City Engineer prior to the 

approval of a final subdivision map.   

2.2.a
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Agency/Individual Responsible  

for Monitoring 

Future Developers, Transit Director, City Engineer 

Action by Monitor  Review and approve locations for future bus stops prior to approval of future 

development  
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EXIBIT A  - GENERAL PLAN LAND USE DESIGNATION AND ZONING DESIGNATIONS -  AMENDMENTS GPA-/ZC 2013-

01  ARISTON PROJECT - ASSESSOR PARCEL NUMBERS: 189-352-02 AND 189-352-08  

 

2.2.a

Packet Pg. 50

A
tt

ac
h

m
en

t:
 E

xh
ib

it
 A

 t
o

 S
ta

ff
 R

ep
o

rt
  (

A
ri

st
o

n
 P

ro
je

ct
)



PC Resolution for GPA 2013-01 Ariston Project August 2018                     Page 1 of 5 

 

 RESOLUTION NO.  _____ 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

ARVIN RECOMMENDING THE CITY COUNCIL OF THE CITY OF ARVIN 

APPROVE GENERAL PLAN AMENDMENT 2013-01-ARISTON PROJECT 

CHANGING THE LAND USE DESIGNATION ON 62+/_ ACRES FROM LIGHT 

INDUSTRIAL AND HEAVY INDUSTRIAL TO 21.32 ACRES AS GENERAL 

COMMERCIAL, 27.17 ACRES AS MEDIUM-DENSITY RESIDENTIAL, AND 

13.16 ACRES AS HIGH DENSITY RESIDENTIAL; AND ASSOCIATED 

MITIGATED NEGATIVE DECLARATION 

WHEREAS, the City of Arvin (the “City”) has an adopted General Plan; and  

WHEREAS, the applicant Ariston Group (“applicant” or “developer”) has submitted an 

application to amend the General Plan Land Use Element for Assessor’s Parcel Numbers 189-

352-02 and -08 consisting of 62+/- Acres from Light Industrial and Heavy Industrial to 21.32 

acres as General Commercial, 27.17 Acres as Medium-Density Residential, and 13.16 Acres as 

High Density Residential (“GPA 2013-1” or “General Plan Amendment 2013-1”); and 

  WHEREAS, the applicant is also seeking a rezone per Zone Change 2013-1, which is 

being considered concurrently with GPA 2013-1; and  

WHEREAS, the project application was submitted in 2013 and has been delayed due to 

various factors; and  

WHEREAS, Staff in 2013, 2014 and 2018 distributed the project application to the 

various responsible agencies for review and comment; and  

WHEREAS, the City received comments from the various agencies which either verified 

that the propose project would not be detrimental to the various agencies ability to serve based 

upon either expanding and/or extending infrastructure needs of the agency, or designing the 

future development projects to meet standards and completion of improvements; and  

WHEREAS, the applicant has prepared special studies to support the proposed 

amendments to the General Plan that include; traffic studies, water analysis, wastewater 

treatment analysis, storm drainage analysis, air quality analysis, etc. providing assurance that the 

project could be served upon build out of the project; and  

WHEREAS, an environmental Initial Study and a Notice of Intent to Adopt a Mitigated 

Negative Declaration for the project, including GPA 2013-1, were prepared by the City as lead 

agency in accordance with the requirements of the California Environmental Quality Act 

(“CEQA”), and sent to all responsible and trustee agencies and posted in the Office of the 

County Clerk; and,  

WHEREAS, the Notice of Intent to adopt a Mitigated Negative Declaration was filed 

with the Kern County Clerk’s office and a public review period of twenty (20) days, from July 9, 

2018 to July 29, 2018 was provided.  
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WHEREAS, copies of the environmental document and General Plan Amendment 2013-

01 (Ariston Project) were made available for public inspection during public review period at the 

City Clerk’s office and the City of Arvin Community Development Department, 141 Plumtree 

Drive, Arvin, California and on the City’s website; and, 

WHEREAS, during the 20-day public review period of the Initial Study and Notice of 

Intent to adopt the Mitigated Negative Declaration, the City received two inquires requesting 

additional information and did not receive any comment letters. 

WHEREAS, the City properly noticed the July 31, 2018 hearing before the Planning 

Commission for the proposed Amendment pursuant to Government Code sections 65090 and 

65091 by publication in the newspaper and provided notice to all property owners within 300 

feet of the proposed project; and 

WHEREAS, the City Clerk published the required public hearing notice in the 

Bakersfield Californian on July 9, 2018 and mailed the public notice to surrounding property 

owners within 300 feet of the project on July 9, 2018; and  

WHEREAS, proof of the published public hearing notice and verification of the 300-foot 

property owner public hearing notice is on file at the City Clerks’ office. 

WHEREAS, the special Planning Commission of July 31, 2018 was continued to August 

14 2018; and    

WHEREAS, the Planning Commission conducted a duly noticed public hearing on 

August 14, 2018, at which time all interested parties were given an opportunity to be heard and 

present evidence regarding the proposed General Plan Amendment 2013-01; and  

 

WHEREAS, the City has adopted various fees required for the City’s General Plan 

Maintenance Program and Maintenance of Various Maps to address amendments to the General 

Plan; and 

 

WHEREAS, under the fees as currently adopted, the project is required pay fees to the 

City prior to or concurrent with the approval of the requested General Plan Amendment 2013-

01 as follows:   

• Map Maintenance Fee per map:  $500.00  

• General Plan Maintenance Fee: $59,416.00 based on $0.022 per square foot of gross land 

area (62 acres x 43,560 = 2,700,720 sq. ft. x $0.022 = $59,416.00) 

 

 WHEREAS, the project, including General Plan Amendment 2013-01, is consistent with 

the underlying intent and purpose of the General Plan; and  

 

 WHEREAS, the Planning Commission desires to recommend approval of General Plan 

Amendment 2013-01 to the City Council.  

 NOW, THEREFORE, the Planning Commission of the City of Arvin (the “Planning 

Commission”) resolves as follows:   
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1. The above recitals are true and correct. 

 

2. The Planning Commission finds as follows:  

 

a. The Initial Study/Mitigated Negative Declaration attached to this Resolution reflects 

the City’s independent judgement and analysis; 

b. On the basis of the whole record , including the Initial Study, and any comments 

received and the responses to said comments, that there is no substantial evidence that 

the project, collectively or singularly, will have a significant effect on the 

environment; and  

c. The project mitigation imposed, as described in the Initial Study and supporting 

documents, will avoid any potentially significant effects to a point where there are no 

significant adverse impact on the environment would occur with the mitigation 

imposed. 

Based on the foregoing, the Planning Commission recommends the City Council adopt the 

Mitigated Negative Declaration for the project as the project will not result in any significant, 

adverse, environmental impacts with the mitigation imposed.  Additionally, the Planning 

Commission recommends the City Council adopt the associated Mitigation Monitoring and 

Reporting Program for the Project.  The Planning Commission further recommends the 

Department of Community Development located at 200 Campus Dr, Arvin, CA 93203 serve as 

the custodian of all documents or other material which constitutes the record of proceedings 

upon which the adoption of the Mitigated Negative Declaration is based, and that the Council 

authorize and direct the Director of the Department of Community Development, or designee, to 

execute and file with the Kern County Clerk, within five business days of the adoption of this 

Ordinance, an approval of the project a Notice of Determination that complies with CEQA 

Guidelines, section 15075. 

 

3. The Planning Commission finds that it is in the public interest to amend the General Plan 

as proposed by General Plan Amendment 2013-01, and recommends the City Council approve 

the General Plan Amendment 2013-01 as reflected on the Land Use Diagram – Exhibit A, 

subject to payment of all required fees. 

 

4. This Resolution shall become effective immediately. 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 
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I HEREBY CERTIFY that the foregoing Resolution was passed and adopted by the 

Planning Commission of the City of Arvin at a regular meeting thereof held on the 14th day of 

August, 2018 by the following vote: 

 

AYES:              

 

NOES:              

 

ABSTAIN:              

 

ABSENT:               

 

         ATTEST: 

 

 

      

CECILIA VELA, Secretary  

ARVIN PLANNING COMMISSION 

 

 

By:        

OLIVIA TRUJILLO, Chairperson 

 

 

APPROVED AS TO FORM: 

 

 

By:        

SHANNON L. CHAFFIN, General Counsel 

 Aleshire & Wynder, LLP 

 

 

 

 

 

 

 

 

 

 

 

I, ______________________________, Secretary of the Planning Commission of the City of 

Arvin, California, DO HEREBY CERTIFY that the foregoing is a true and accurate copy of the 

Resolution passed and adopted by the Planning Commission of the City of Arvin on the date and 

by the vote indicated herein. 
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EXIBIT A  - GENERAL PLAN LAND USE DESIGNATION AND ZONING DESIGNATIONS -  AMENDMENTS GPA-/ZC 2013-

01  ARISTON PROJECT - ASSESSOR PARCEL NUMBERS: 189-352-02 AND 189-352-08  

 

 

 

 

2.2.b

Packet Pg. 55

A
tt

ac
h

m
en

t:
 2

-P
C

 R
es

o
 G

P
A

 2
01

3-
01

 A
ri

st
o

n
 P

ro
je

ct
 -

 C
o

p
y 

[R
ev

is
io

n
 2

] 
 (

A
ri

st
o

n
 P

ro
je

ct
)



RESOLUTION NO.  _____ 

A RESOLUTION OF THE ARVIN PLANNING COMMISSION 

RECOMMENDING THE CITY COUNCIL APPROVE AN ORDINANCE FOR 

ZONE CHANGE 2013-01 ARISTON PROJECT,  REZONING 62+/-ACRES 

FROM AGRICULTURAL (A-1 AND A-2) TO GENERAL COMMERCIAL -

PLANNED DEVELOPMENT (C-2 PD) – 21.32 ACRES; TWO FAMILY 

DWELLING ZONE- PLANNED DEVELOPMENT (R-2 PD) – 27.17 ACRES;  

LIMITED MULTIPLE FAMILY ZONE- PLANNED DEVELOPMENT (R-3-PD)  

– 7.15 ACRES;  AND MULTIPLE FAMILY DWELLING ZONE – PLANNED 

DEVELOPMENT (R-4-PD) - 6.01 ACRES; AND ASSOCIATED MITIGATED 

NEGATIVE DECLARATION. 

 

WHEREAS, the City of Arvin (the “City”) has an adopted General Plan and zoning 

ordinance; and  

WHEREAS, the applicant Ariston Group (“applicant” or “developer”) has submitted 

applications to amend the Zoning Designation for Assessor’s Parcel Numbers 189-352-02 and -

08 consisting of 62+/- Acres from Agricultural (A-1) and (A-2); and  

WHEREAS, the requested zone changes area as follows: rezoning 21.32 acres to (C-2) 

General Commercial -Planned Development; 27.17 acres to (R2-PD) Two Family Dwelling 

Zone- Planned Development; 7.15 acres to (R3-PD) Limited Multiple Family Zone- Planned 

Development;  (R-3-PD; and 6.01 acres to (R4-PD) Multiple Family Dwelling Zone – Planned 

Development (R-4-PD), as shown on Exhibit A (“Zone Change 2013-1” or “ZC 2013-1”); and   

WHEREAS, the applicant did modify the application to incorporate 13.17 acres for high 

density residential at the request of City Staff to assist in the implementation of the 2013-2023 

Housing Element goals, polices, and work programs; and   

WHEREAS, the City is concurrently considering General Plan Amendment 2013 for the 

project site; and   

WHEREAS, the project application was submitted in 2013 and has been delayed due to 

various factors; and  

WHEREAS, Staff in 2013 and 2014 distributed the project application to the various 

responsible agencies for review and comment; and  

WHEREAS, in 2018 Staff redistributed the project to the various responsible agencies 

for review and comment to refresh and update the project information; and  

WHEREAS, Staff meet with the applicant’s representative to discuss the designation of 

13.16 acres as High Density Residential that would be developed at a minimum density in 

accordance with the 2013-2023 Housing Element goals and policies resulting in an opportunity 

for high density residential development (affordable housing); and  
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 WHEREAS, the R-2-PD Residential Zoned Lands – 27.17 acres is a residential zone that 

allows for both single family residential development as well as duplexes, with a minimum lot 

size in this zone is 6,000 square feet, and the minimum lot area per dwelling (for duplexes) is 

3,000 square feet.  The Planned Development combined zone designation allows flexibility in 

the design and potential reduction of development standards dependent upon the design and 

project characteristics; and the potential development of 405 residential units within the R-2-PD 

designated lands; and  

 WHEREAS, the R-3-PD Residential Zoned Lands- 7.15 Acres is a residential zone that 

allows only high density residential development.  The land area must be developed of not less 

than 20 units per acre, the Planned Development combined zone designation allows flexibility in 

the design and potential reduction of development standards dependent upon the design and 

project characteristics, potential development of the 7.25 acres would yield 143 units that would 

be considered affordable housing; and 

 WHEREAS, the R-4-PD- Residential Zoned Lands- 6.01 acres is a residential zone that 

allows only high density residential development, the land area must be developed with no less 

than 24 units per acre, the Planned Development combined zone designation allows flexibility in 

the design and potential reduction of development standards dependent upon the design and 

project characteristics, potential development of the 6.01 acres would yield 144 units that would 

be considered affordable housing; and 

 WHEREAS, the C-2-PD - General Commercial- Planned Development allows a variety 

of commercial activities, the Planned Development combined zone designation allows flexibility 

in the design and potential reduction of development standards dependent upon the design and 

project characteristics; and  

WHEREAS, per the 2013-2023 Housing Element of the General Plan, the City has 

established an implementation program which establishes a no net loss of affordable housing 

sites; and   

 

WHEREAS, the proposed designation for R-3-PD Limited Multiple Family of 7.15 

Acres; and R-4-PD for 6.01 Acres insures that the no net loss policy as established by the 2013-

2023 Housing Element will have sufficient lands to implement the no-net loss policy, and will 

add additional housing stock beyond the minimum required by the Housing Element; and  

WHEREAS, the City received comments from the various agencies which either verified 

that the propose project would not be detrimental to the various agencies ability to serve based 

upon either expanding and/or extending infrastructure needs of the agency, or designing the 

development projects to meet standards and completion of improvements; and  

WHEREAS, the applicant has prepared special studies to support the proposed 

amendments to the general plan that include; traffic studies, water analysis, wastewater treatment 

analysis, storm drainage analysis, air quality analysis, etc. providing assurance that the project 

could be served upon build out of the project; and  
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WHEREAS, an environmental Initial Study and a Notice of Intent to Adopt a Mitigated 

Negative Declaration were prepared by the City, as lead agency, in accordance with the 

requirements of the California Environmental Quality Act (“CEQA”), and sent to all responsible 

and trustee agencies and posted in the Office of the County Clerk; and,  

WHEREAS, the Notice of Intent to adopt a Mitigated Negative Declaration was filed 

with the Kern County Clerk’s office and a public review period of twenty (20) days, from July 9, 

2018 to July 29, 2018 was provided.  

WHEREAS, copies of the environmental document, General Plan Amendment 2013-01 

and Zone Change 2013-1 were made available for public inspection during public review period 

at the City Clerk’s office and the City of Arvin Community Development Department, 141 

Plumtree Drive, Arvin, California and on the City’s website; and, 

WHEREAS, during the 20-day public review period of the Initial Study and Notice of 

Intent to adopt the Mitigated Negative Declaration, the City received two inquires requesting 

additional information and did not receive any comment letters. 

WHEREAS, the City properly noticed the July 31, 2018 hearing before the Planning 

Commission for the proposed Amendment pursuant to Government Code sections 65090 and 

65091 by publication in the newspaper and provided notice to all property owners within 300 

feet of the proposed projects; and 

WHEREAS, the City Clerk published the required public hearing notice in the 

Bakersfield Californian on July 9, 2018 and mailed the public notice to surrounding property 

owners within 300 feet of the project on July 9, 2018; and  

WHEREAS, proof of the published public hearing notice and verification of the 300-foot 

property owner public hearing notice is on file at the City Clerks’ office; and   

WHEREAS, the special meeting of the Planning Commission on July 31, 2018 was 

continued to the next regular meeting on August 14, 2018, including consideration of General 

Plan Amendment 2013-1 and Zone Change 2013-1; and  

WHEREAS, the Planning Commission conducted a duly noticed public hearing on 

August 14, 2018, at which time all interested parties were given an opportunity to be heard and 

present evidence regarding the proposed zone change for ZC 2013-01 Ariston Project and the 

Mitigated Negative Declaration; and  

 

WHEREAS, the City has adopted various fees required for the City’s General Plan 

Maintenance Program and Maintenance of Various Maps; and  

 

WHEREAS, consistent with these approved fees, the applicant shall pay to the City 

prior to or concurrent with the approval of the requested General Plan Amendment 2013 and 

Zone Change 2013 fees currently set at the following amounts:   

 

• Map Maintenance Fee for each map type:  $500.00  
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• General Plan Maintenance Fee: $59,416.00, which is $0.022 per square foot of gross land 

area (62 acres x 43,560 ft./ac. = 2,700,720 sq. ft. x $0.022/sq. ft.= $59,416.00) 

 

 WHEREAS, the ZC 2013-1 is warranted given public necessity, convenience, general 

welfare, and good zoning practices; and 

 

 WHEREAS, the Planning Commission intends to recommend the City Council adopt 

Zone Change 2013-01, including the associated Mitigated Negative Declaration, for the project 

contingent upon City Council approval of an ordinance adopting General Plan Amendment 

2013-1 and payment of all required fees.   

 

 NOW, THEREFORE, the Planning Commission of the City of Arvin (the “Planning 

Commission”) resolves as follows:   

 

1. The above recitals are true and correct. 

 

2. The Planning Commission finds as follows:  

 

a. The Initial Study/Mitigated Negative Declaration attached to this Resolution reflects 

the City’s independent judgement and analysis; 

b. On the basis of the whole record, including the Initial Study, and any comments 

received and the responses to said comments, that there is no substantial evidence that 

the project, collectively or singularly, will have a significant effect on the 

environment; and  

c. The project mitigation imposed, as described in the Initial Study and supporting 

documents, will avoid any potentially significant effects to a point where there are no 

significant adverse impact on the environment would occur with the mitigation 

imposed. 

Based on the foregoing, the Planning Commission recommends the City Council adopt the 

Mitigated Negative Declaration for the project as the project will not result in any significant, 

adverse, environmental impacts with the mitigation imposed.  Additionally, the Planning 

Commission recommends the City Council adopt the associated Mitigation Monitoring and 

Reporting Program for the Project.  The Planning Commission further recommends the 

Department of Community Development located at 200 Campus Dr, Arvin, CA 93203 serve as 

the custodian of all documents or other material which constitutes the record of proceedings 

upon which the adoption of the Mitigated Negative Declaration is based, and that the Council 

authorize and direct the Director of the Department of Community Development, or designee, to 

execute and file with the Kern County Clerk, within five business days of the adoption of this 

Ordinance, an approval of the project a Notice of Determination that complies with CEQA 

Guidelines, section 15075. 

 

3.  The Planning Commission finds that public necessity, convenience, general welfare, or 

good zoning practices justify adoptions of Zone Change 2013-1.  Specifically, the change is 

consistent with the General Plan goals and policies, any operative plan, or adopted policy.  The 
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change is also consistent with the purpose of the Development Code to promote the growth of 

the city in an orderly and sustainable manner, and to promote and protect the public health, 

safety, peace, comfort, and general welfare.  The change is also necessary for good zoning 

practices to achieve the balance of land uses desired by the City and to provide sites for needed 

housing, consistent with the General Plan any applicable operative plan, or adopted policy.  

Additionally: 

 

a. Zone Change 2013-01 is consistent with the General Plan in that the rezoning directly 

implements adopted polices of the General Plan Land Use Element in that the overall 

density is in compliance. 

b. Zone Change 2013-01, assists in the implementation of the Housing Element in 

providing opportunity site for high density residential development, provides for 

additional housing stock, and provides for additional affordable housing.   

c. The area subject to Zone Change 2013-01 is physically suitable for the proposed type 

of and intensity of development in that the site is flat with no unique geologic 

characteristics visible. 

 

As such, the Planning Commission recommends the City Council approve Zone Change 2013-

01, and rezone the subject property consistent with Exhibit “A” to the attached Ordinance. 

 

4. This Resolution shall take effect immediately. 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 

 

////// 
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I HEREBY CERTIFY that the foregoing Resolution was passed and adopted by the 

Planning Commission of the City of Arvin at a regular meeting thereof held on the 14th day of 

August 2018 by the following vote: 

 

AYES:              

 

NOES:              

 

ABSTAIN:              

 

ABSENT:               

        

ATTEST: 

 

 

      

CECILIA VELA, Secretary  

ARVIN PLANNING COMMISSION 

 

 

By:        

OLIVIA TRUJILLO, Chairperson 

 

 

APPROVED AS TO FORM: 

 

 

By:        

SHANNON L. CHAFFIN, General Counsel 

 Aleshire & Wynder, LLP 

 

 

 

 

 

 

 

 

 

 

 

 

I, ______________________________, Secretary of the Planning Commission of the City of 

Arvin, California, DO HEREBY CERTIFY that the foregoing is a true and accurate copy of the 

Resolution passed and adopted by the Planning Commission of the City of Arvin on the date and 

by the vote indicated herein.  
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ORDINANCE NO. _________ 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF ARVIN 

ADOPTING ZONE CHANGE 2013-01 ARISTON PROJECT AND 

ADOPTION OF A MITIGATED DECLARATION AND MITIGATION 

MONITORING AND REPORTING PROGRAM FOR THE ARISTION 

PROJECT  

 

WHEREAS, the City of Arvin (the “City”) has an adopted General Plan and zoning 

ordinance; and  

WHEREAS, the applicant Ariston Group (“applicant” or “developer”) has submitted 

applications to amend the zoning designation for Assessor’s Parcel Numbers 189-352-02 and -08 

consisting of 62+/- Acres from Agricultural (A-1) and (A-2); and  

WHEREAS, the requested zone changes area as follows: rezoning 21.32 acres to (C-2) 

General Commercial -Planned Development; 27.17 acres to (R2-PD) Two Family Dwelling 

Zone- Planned Development; 7.15 acres to (R3-PD) Limited Multiple Family Zone- Planned 

Development;  (R-3-PD; and 6.01 acres to (R4-PD) Multiple Family Dwelling Zone – Planned 

Development (R-4-PD), as shown on Exhibit A (“Zone Change 2013-1” or “ZC 2013-1”); and   

WHEREAS, the applicant did modify the application to incorporate 13.17 acres for high 

density residential at the request of City Staff to assist in the implementation of the 2013-2023 

Housing Element goals, polices, and work programs; and   

WHEREAS, the City is concurrently considering General Plan Amendment 2013 for the 

project site; and   

WHEREAS, the project application was submitted in 2013 and has been delayed due to 

various factors; and  

WHEREAS, on November 19, 2013, Land Conservation Contract #13 was cancelled for 

the subject site in anticipation for urban development; and  

WHEREAS, project area was designated as Light Industrial and Heavy Industrial; in 

2013; and  

WHEREAS, the project site 2013 zoning remained as Agricultural with portions of the 

site zoned as Light Agricultural (A-1) and General Agricultural (A-2); and  

WHEREAS, the City has adopted various fees required for the City’s General Plan 

Maintenance Program and Maintenance of Various Maps; and  

 

WHEREAS,  consistent with these approved fees, the applicant is required to pay to the 

City prior to or concurrent with the approval of the requested General Plan Amendment 2013 

and Zone Change 2013 fees currently set at the following amounts:   
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• Map Maintenance Fee for each map type:  $500.00  

• General Plan Maintenance Fee: $59,416.00, which is  $0.022 per square foot of gross 

land area (62 acres x 43,560 ft./ac. = 2,700,720 sq. ft. x $0.022/sq. ft.= $59,416.00). 

 

27.17WHEREAS, the City properly noticed the August 14, 2018 Planning Commission 

special meeting to consider the proposed General Plan Amendment 2013-1, Zone Change 2013-

1, and associated CEQA pursuant to Government Code sections 65090 and 65091 by publication 

in the newspaper and provided notice to all property owners within 300 feet of the proposed 

projects; and 

 

WHEREAS, the City Planning Commission conducted a duly noticed public hearing on 

August 14, 2018, at which time all interested parties were given an opportunity to be heard and 

present evidence regarding the proposed Zone Change 2013-01 – Ariston Project and after which 

the Planning Commission adopted a Resolution recommending the City Council adopt this 

Ordinance; and 

 

WHEREAS, the City properly properly noticed the _________, 2018 hearing before the 

City Council for the proposed Amendment pursuant to Government Code sections 65090 and 

65091 by publication in the newspaper and provided notice to all property owners within 300 

feet of the proposed projects; and 

 

WHEREAS, the City Council on  ________ ____, 2018 conducted a public hearing at a 

meeting regarding the introduction and first reading of this ordinance, during which it received a 

staff presentation and provided an opportunity to the public to submit testimony, and after 

closing the public hearing and after Council deliberation voted to introduce this ordinance; and, 

 

WHEREAS, on Month Day, 2018 the City Council again considered this matter 

consistent with the requirements of the law, and desires to adopt this ordinance; and 

.  

WHEREAS, all legal prerequisites to the adoption of this ordinance have occurred; and  

 

 WHEREAS, approval of ZC 2013-1 is warranted given public necessity, convenience, 

general welfare, and good zoning practices; and 

 

WHEREAS, the City Council intends to adopt Zone Change 2013-01, including the 

associated Mitigated Negative Declaration, for the project contingent upon approval of an 

ordinance adopting General Plan Amendment 2013-1 and payment of all required fees.   

 

NOW, THEREFORE, the City Council of the City of Arvin does ordain as follows: 

 

Section 1.  The above recitals are true and correct. 

 

Section 2.  The City Council finds as follows:  

 

a. The Initial Study/Mitigated Negative Declaration attached to this Resolution reflects 

the Council’s independent judgement and analysis; 
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b. On the basis of the whole record , including the Initial Study, and any comments 

received and the responses to said comments, there is no substantial evidence that the 

project, collectively or singularly, will have a significant effect on the environment; 

and  

c. The project mitigation imposed, as described in the Initial Study and supporting 

documents, will avoid any potentially significant effects to a point where there are no 

significant adverse impact on the environment would occur with the mitigation 

imposed. 

Based on the foregoing, the City Council adopts the Mitigated Negative Declaration for the 

project as the project will not result in any significant, adverse, environmental impacts with the 

mitigation imposed.  Additionally, the City Council adopts the associated Mitigation Monitoring 

and Reporting Program for the Project.  The Department of Community Development located at 

200 Campus Dr, Arvin, CA 93203 serve as the custodian of all documents or other material 

which constitutes the record of proceedings upon which the adoption of the Mitigated Negative 

Declaration is based, and the Council authorizes and directs the Director of the Department of 

Community Development, or designee, to execute and file with the Kern County Clerk, within 

five business days of the adoption of this Ordinance, an approval of the project a Notice of 

Determination that complies with CEQA Guidelines, section 15075. 

 

Section 3.  The City Council finds that public necessity, convenience, general welfare, or 

good zoning practices justify adoptions of Zone Change 2013-01.  Specifically, the change is 

consistent with the General Plan goals and policies, any operative plan, or adopted policy.  The 

change implements adopted polices of the General Plan Land Use Element in that the overall 

density complies is consistent with the General Plan.  Approval of the change would assist with 

the implementation of the 2013-2023 Housing Element Goals and Policies in providing 

opportunity site for high density residential development. The change is also consistent with the 

purpose of the Development Code to promote the growth of the city in an orderly and sustainable 

manner, and to promote and protect the public health, safety, peace, comfort, and general 

welfare.  The change is also necessary for good zoning practices to achieve the balance of land 

uses desired by the City and to provide sites for needed housing, consistent with the General Plan 

any applicable operative plan, or adopted policy.  Additionally: 

 

a. Zone Change 2013-01 is consistent with the General Plan in that the rezoning directly 

implements adopted polices of the General Plan Land Use Element in that the overall 

density is in compliance. 

b. Zone Change 2013-01, assists in the implementation of the Housing Element in 

providing opportunity site for high density residential development, provides for 

additional housing stock, and provides for additional affordable housing.   

c. The area subject to Zone Change 2013-01 is physically suitable for the proposed type 

of and intensity of development in that the site is flat with no unique geologic 

characteristics visible. 

Section 4.  The City Council adopts Zone Change 2013-01, which rezones APN 189-

352-02 and -08, located on the south side of Sycamore Road, east of Tejon Highway (Derby 

Street) and west of Malovich Road, from  Agricultural (A-1) and (A-2) to 21.32 acres to (C-2) 
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General Commercial -Planned Development; 27.17 acres to (R2-PD) Two Family Dwelling 

Zone- Planned Development;  7.15 acres to (R3-PD) Limited Multiple Family Zone- Planned 

Development;  (R-3-PD; and 6.01 acres to (R4-PD) Multiple Family Dwelling Zone – Planned 

Development (R-4-PD), as shown on Exhibit A. 

Section 5.   The City Clerk shall certify to the adoption of this Ordinance and cause 

it to be published, in accordance with Government Code, Section 36933, or as otherwise 

required by law. 

 

Section 6. This Ordinance shall take effect and be in full force and effect from and after 

thirty (30) calendar days after its final passage and adoption.  Notwithstanding, this Ordinance 

shall not take effect until the City Council has approved Zone Change 2013-1, and applicant has 

paid all fees including the City’s General Plan Maintenance Program and Maintenance of 

Various Maps.  If either said approval or payments have not occurred within sixty (60) days of 

the date of the adoption of this Ordinance, this Ordinance shall not take effect and will be null 

and void.   

 

I HEREBY CERTIFY that the foregoing Ordinance was introduced by the City Council 

of the City of Arvin after waiving reading, except by Title, at a special meeting thereof held on 

the XX day of MONTH  2018, and adopted the Ordinance after the second reading at a regular 

meeting held on the _____ day of _________ 2018, by the following roll call vote: 

 

AYES:              

 

NOES:              

 

ABSTAIN:              

 

ABSENT:              

 

        ATTEST 

 

 

              

        CECILIA VELA, City Clerk 

CITY OF ARVIN 

 

 

By:        

 JOSE GURROLA, Mayor 

   

 

APPROVED AS TO FORM: 

 

 

By:        

 SHANNON L. CHAFFIN, City Attorney 
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Aleshire & Wynder, LLP 

 

Exhibit A: Land Use Designation and Zoning Designation Map for GPA/ZC 2013-01 Ariston 

Project.  

 

 

 

I, ______________________________, City Clerk of the City of Arvin, California, DO 

HEREBY CERTIFY that the foregoing is a true and accurate copy of the Ordinance passed and 

adopted by the City Council of the City of Arvin on the date and by the vote indicated herein. 
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EXIBIT A - GENERAL PLAN LAND USE DESIGNATION AND ZONING DESIGNATIONS -  AMENDMENTS GPA-/ZC 2013-01 

ARISTON PROJECT - ASSESSOR PARCEL NUMBERS: 189-352-02 AND 189-352-08  
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City of Arvin  
ENVIRONMENTAL INITIAL STUDY/CHECKLIST 
General Plan Amendment2013-01/Zone Change 2013-01 (Ariston)”.  
The applicant is seeking approval of a general plan amendment from 
Light Industrial and Heavy Industrial and zone change from A-1, 
Light Agricultural and General Agricultural to C-2-PD General 
Commercial for  21.32 Acres and R-2-PD Two Family  for 27.17 
Acres; R-3-PD Limited Multiple Family for 7.15  Acres; and R-4-PD 
for  6.01 Acres – Project consists of 62 acres located south of 
Sycamore Road, east of Tejon Highway (Derby St.) and west of 
Malovich Road in the City of Arvin. 

 

1. Project Overview 

General Plan Amendment2013-01/Zone Change 2013-01 (Ariston)”.  The applicant is seeking approval of a 

general plan amendment from Light Industrial and Heavy Industrial and zone change from A-1, Light 

Agricultural and General Agricultural to C-2-PD General Commercial for  21.32 Acres and R-2-PD Two 

Family  for 27.17 Acres; R-3-PD Limited Multiple Family for 7.15  Acres; and R-4-PD for  6.01 Acres – 

Project consists of 62 acres located south of Sycamore Road, east of Tejon Highway (Derby St.) and west of 

Malovich Road in the City of Arvin.  

2. PURPOSE OF THE INITIAL STUDY 

The California Environmental Quality Act (CEQA) requires that the Lead Agency of a project – in this case the 

City of Arvin – evaluate the direct and indirect environmental impacts associated with the project.  Projects may, 

however, be exempt from CEQA through either statutory exemptions or categorical exemptions.  Projects not 

qualifying for exemption must be evaluated within the framework of an Initial Study to establish the potential 

significance of known or expected environmental impacts. 

An Initial Study constitutes preliminary analysis of potential project impacts to be used for assessing a need to 

prepare a detailed EIR.  The purpose of an Initial Study, according to the CEQA Guidelines [Section 15063(c)], 

is to: 

1. Facilitate environmental assessment early in the design of a project; 

2. Provide the Lead Agency with information to use as the basis for deciding whether to prepare an EIR or 

a Negative Declaration; 

3. Provide documentation of the factual basis for the finding in a Negative Declaration that a project will not 

have a significant effect on the environment; 

4. Enable an applicant or Lead Agency to modify a project and effect modifications to the project or elements 

of the proposed project, mitigating potentially adverse significant impacts, and thereby enabling the 

project to qualify for a Mitigated Negative Declaration; 

5. Eliminate unnecessary EIRs; 

6. Determine whether a previously prepared EIR could be used with the project; and 

7. Assist the preparation of an EIR, if one is required, by: 

a) Focusing the EIR on the effects determined to be significant; 

b) Identifying the effects determined not to be significant; 
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c) Explaining the reasons for determining that potentially significant effects would not be significant 

with appropriate mitigation actions; and  

d) Identifying whether a program EIR, tiering, or another appropriate process can be used for analysis of 

the project’s environmental effects. 

 

This Initial Study is prepared as the basic document for determining whether implementation of the project may 

cause significant adverse environmental impacts. 

3. ENVIRONMENTAL ANALYSIS 

A. Project Title:  

City of Arvin General Plan Amendment 2013-01 and Zone Change 2013-01 – Ariston Project  

B. Lead Agency Name and Address: 

City of Arvin 

200 Campus Drive  

Arvin, CA 93203 

C. Contact Person and Phone Number:   

 

Jake Raper – City Planner  

JAS Planning Consultant 

141 Plumtree Drive  

Arvin, CA 93203 

661-854-2822 

 

Cecilia Vela, City Clerk 

City of Arvin 

200 Campus Drive 

PO Box 548 

Arvin, CA 93203 

(661) 854-3134 

D. Project Location: 

The City of Arvin is located in Kern County.  The City is situated approximately 10 miles east of SR-99 

and about 15 miles southeast of downtown Bakersfield and about 100 miles north of downtown Los 

Angeles.  The General Plan Amendment and Zone Change are identified as APN’s 189-352-02 and -08 

(“Project Site”) located at the acres located south of Sycamore Road, east of Tejon Highway (Derby St.) 

and west of Malovich Road in the City of Arvin.  Figure 1 shows the regional location of the City and 

Figure 2 General Plan Land Use Diagram shows the location of the proposed Project Site. 

E. Project Sponsor’s Name and Address: 

Applicant: Dave Cowin, The 

Ariston Group 

2344 Tulare St # 300, 

Fresno, CA 93721 

(559) 264-5400 

email: 

wdcowin@thearistongroup.com  

Agent: Matt Vovilla 

LAV/Pinnacle Engineering 

5401 Business Park S #204, 

Bakersfield, CA 93309 

(661) 869-0184 

email: matt@pinnaclex2.com  

 

Property Owner: 

Bisla Farms 

4215 Waterfall Canyon Drive 

Bakersfield, CA 93313  
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F. General Plan Designation: 

Light Industrial and Heavy Industrial  

Figure 2 - Illustrates the General Plan Land Use designations. 

G. Zoning: 

A-1, Light Agricultural and General Agricultural   

Figure 3 illustrates the zoning for the City. 

 

1.0   INTRODUCTION 

 

Executive Summary 

 

This document is an analysis of the potential environmental impacts of the project entitled General Plan 

Amendment 2013-01/Zone Change 2013-01 (Ariston) proposed in the City of Arvin.  The applicant is seeking 

approval to amend the zoning and land use designations on two parcels containing approximately 62 acres of land 

located south of Sycamore Road, east of Tejon Highway (Derby Street) and west of Malovich Road.   

 

The City Council approved cancellation of the agricultural preserve contract for the site on December 3, 2013, in 

anticipation of future development, Resolution No. 2013-27 and filed the Notice of Determination on November 

25, 2013.  Also, the City and Applicant filed the Department of Fish and Game Fee on November 11, 2013 in the 

amount of $2,156.25.  Receipt Number 15130512. 

 

This environmental study determined the project, with mitigation, would not have a significant impact on the 

environment.  Consistent with the California Environmental Quality Act, the City has elected to prepare a 

“Mitigated Negative Declaration”.  

 

A more thorough discussion of environmental impacts is found in Section 4.0 of this document.   

 

1.1 What is This Document? 

 

The following document is an analysis of potential environmental impacts of the project entitled General Plan 

Amendment 2013-01/Zone Change 2013-01 (Ariston) being proposed in the City of Arvin.   

 

The California Environmental Quality Act (CEQA) requires public agencies to evaluate the potential 

environmental effects of land use projects and actions that may impact the environment.  A request to amend land 

use and zoning designations is deemed a "project" under CEQA and must be evaluated for its environmental 

impacts.   

 

The first step of environmental review is to determine whether a project is exempt from further review.  CEQA 

contains a list of projects and actions normally considered to be exempt.  The act of amending land use and zoning 

designations is not exempt from review.  The next step is to prepare an Initial Environmental Study (IES).   The 

IES is an initial review of the project and its potential effects.  The IES includes: 

 

• A profile of existing conditions on the project site and vicinity. 

• A checklist of potential environmental effects of the project.  This checklist helps the agency focus its 

examination of environmental issues. 
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• A discussion of the environmental effects contained on the checklist. 

• A list of measures (mitigation measures) that can be employed to reduce or eliminate environmental effects 

resulting from the project. 

 

The purpose of the IES is to determine the magnitude of potential environmental impacts of the project.  The IES 

will make one of three determinations regarding the project: 

 

• The project will not have a significant impact on the environment.  A Negative Declaration is prepared 

to adopt the findings of the study. 

• The project could have a significant impact on the environment, however mitigation measures have been 

devised that will minimize those potential impacts to a level that is considered "less than significant".  A 

Mitigated Negative Declaration is prepared to adopt the findings of the study. 

 

• The project will have a significant impact on the environment and an Environmental Impact Report (EIR) 

must be prepared.   An EIR is an in-depth discussion of the project and its impacts.  Mitigation measures that 

can reduce the magnitude of the impacts must also be discussed.  The EIR must also examine alternatives to 

the project that may or may not reduce environmental impacts.  These alternatives could include an alternative 

site or a different way to design the project.  The EIR must also discuss "cumulative impacts" which are 

impacts that will occur when the project is considered along with other development in the area or the region 

that may be occurring in the same time frame. 

 

 Within an EIR, impacts that cannot be reduced to a level that is "less than significant" must be acknowledged.  

When considering these impacts, the decision-making body must consider and adopt a "Statement of 

Overriding Considerations" - a statement contained in a resolution that finds that the benefits of the project 

outweigh its negative environmental effects. 

 

Environmental analysis must be conducted before the decision-making body can take action on the project itself 

- in this case, amending land use and zoning designations.   

 

 Public Review 

CEQA requires the environmental analysis to be made available for public review.  This allows members of the 

public, individuals, property owners and potentially affected public agencies to review the findings of the study.   

The review period for this Initial Environmental Study is 20 days.  Individuals and agencies may submit comments 

on the study during the public review period.  The City will be responsible for preparing written responses on any 

comment letters or phone calls received during the review process.  Proposed time line for public review and 

hearings before the Planning Commission and City Council is as follows:  

NOI to adopted Mitigated Negative 

Declaration -  File with County Clerk  

June 28, 2018 

 

 

Review Period 20 days  July 20, 2018  

Notice to Newspaper Send to Newspaper on June 28, 

2018 

Publish on June 30, 

2018  

Review Period  20 days  July 20, 2018 

Proposed Special Planning 

Commission – Hearing Date  

July 31, 2018   

Publish in Newspaper Proposed 

Planning Commission Hearing Date 

Send Notice to Newspaper on July 

18, 2018  

Publish on July 20, 2018  

Proposed City Council Hearing Date August 21, 2018   
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Newspaper Public Hearing Notice for 

City Council meeting 

Send Notice to Newspaper on 

August 8 2018 

Publish CC Hearing date 

on August 10, 2018  

  

The Planning Commission and City Council must consider the findings of the IES in public hearings.  Any person 

may speak on the environmental study at the public hearing and the decision-making bodies must consider any 

comments.  If, after taking testimony from the public, considering written comments submitted during the public 

review period, and considering the environmental study itself, the decision-making body feels that the findings 

of the study are correct, they may then adopt the findings of the study.  If however, the decision-making body 

feels the study does not adequately analyse and document the project, it may require additional study. 

 

What is a "Significant Impact”? 

The word "significant" is a subjective term, however, CEQA contains a list of impacts that are normally 

considered to be "significant".   Impacts most commonly found to be significant for development projects in 

Valley communities include: 

• Loss of prime farmland 

• Impacts to air quality that exceed adopted thresholds 

• Loss of endangered plant and animal species 

• Exceeding capacity of infrastructure systems - local water or sewer systems 

• Impacts/overdraft of groundwater 

• Traffic/circulation 

• Public services 

• Growth-inducing impacts  

• Cumulative impacts 

 

This list is not all-inclusive impacts will vary depending on the nature of a specific project, its site and 

surroundings.  It should also be noted that if an impact was acknowledged as significant in a previous 

environmental document (such as a General Plan EIR), a subsequent EIR is not typically required.  

 

2.0 PROJECT INFORMATION 

 

2.1 Location 

 

The City of Arvin is located on State Highway 223 about ten miles east of State Highway 99, in the southeast 

corner of the San Joaquin Valley (see Figure 1).  The City is located about 20 miles southeast of Bakersfield, the 

largest city in Kern County and the county seat.   

 

The project site (see Figure 2) encompasses approximately 62 acres, in the southeast part of the City of Arvin, 

and is generally located on the south side of Sycamore Road, east of Tejon Highway, and west of Malovich Road. 

 

The Project site is identified by Assessor Parcel Numbers 189-352-02 and -08:  See Figure 4   
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City of Arvin General Plan Amendment and Zone Change 2013-01  

Figure 1 

Regional Location of the 

City of Arvin 
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City of Arvin General Plan and Rezone 2013-01 – 

Project Location  

Figure 2 

General Plan Land Use Map 

 

 

2.2.e

Packet Pg. 157

A
tt

ac
h

m
en

t:
 E

1-
IS

 In
tr

o
d

u
ct

io
n

 A
ri

st
o

n
 2

01
8 

IS
 -

 G
P

-Z
C

 2
01

3-
01

  (
A

ri
st

o
n

 P
ro

je
ct

)



Page 9 of 25 

 

 

 

General Plan Amendment and Rezone 2013-01  
Figure 3 -City of Arvin  

Zoning Map As of 2018 
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Assessor Map Numbers 189-350-02 and -08:                                                                                          Figure 4  

 

 

2.2 Project Description 

 

The project is a request for an amendment to the General Plan land use designation and zoning for the subject site 

(see below). The Assessor Parcel Numbers of the subject parcels are 189-352-02 and 189-352-08.  The site is 

within Arvin City limits.  On December 3, 2013 the City Council approved the early cancellation of an agricultural 

preserve contract that applied to the site. 

 

Currently, the 2012 Arvin General Plan applies two land use designations to the site.  The westerly one-third is 

designated “Light Industrial” and the easterly two-thirds of the site is designated “Heavy Industrial”.  These 

designations allow for a variety of industrial uses; the Light Industrial designation is generally intended for less 
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intensive uses like warehousing and smaller-scale manufacturing operations while the Heavy Industrial 

designation accommodates a wide variety of more intensive industrial activities. 

 

The applicant is requesting approval for a General Plan Amendment to re-designate the site as shown in Figure 

5.  

 

These designations include:  

 

40.13 acres designated as Residential – 27.17 Acres “Medium Density Residential -Permitting up to a maximum 

of 15 units per acre”; 13.6 Acres High Density Residential – Permitting up to a maximum of 20 and 24 units per 

acre”  

 

21.32 acres designated “General Commercial” 

 

In terms of zoning, the land use designations translate into the following zoning categories:  

27.17 Acres zoned R-2-PD (Two Family Dwelling Zone- Planned Development) permitting up to 15 units per 

acre; R-3-PD (Limited Multiple Family Zone- Planned Development) permitting up to a maximum of 20 units 

per acre; and R-4-PD (Multiple Family Dwelling Zone – Planned Development) permitting up to a maximum of 

24 units per acre. 21.32 acres zoned C-2-PD  (General Commercial - Planned Development) 

 

R-2-PD Residential Zoned Lands – 27.17 Acres:  The R-2-PD zone is a residential zone that allows for both single 

family residential development as well as duplexes.  The minimum lot size in this zone is 6,000 square feet, and 

the minimum lot area per dwelling (for duplexes) is 3,000 square feet.  The Planned Development combined zone 

designation allows flexibility in the design and potential reduction of development standards dependent upon the 

design and project characteristics.  The maximum lot coverage is 50%.  Minimum yard setbacks are as follows: 

 

Front Yard:  25 feet, minimum 

Side Yard:  5 feet, minimum 

Rear Yard:  5 feet, minimum 

 

Potential development of 405 residential units within the R-2-PD designated lands  

 

R-3-PD Residential Zoned Lands- 7.15 Acres:  The R-3-PD zone is a residential zone that allows only high density 

residential development.  The land area must be developed of not less than 20 units per acre.  The Planned 

Development combined zone designation allows flexibility in the design and potential reduction of development 

standards dependent upon the design and project characteristics.  

 

Potential development of the 7.25 acres would yield 143 units that would be considered affordable housing. 

 

R-4-PD Residential Zoned Lands- 6.01 Acres:  The R-4-PD zone is a residential zone that allows only high density 

residential development.  The land area must be developed of not less than 24 units per acre.  The Planned 

Development combined zone designation allows flexibility in the design and potential reduction of development 

standards dependent upon the design and project characteristics.  

 

Potential development of the 6.01 acres would yield 144 that would be considered affordable housing. 
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C-2-PD General Commercial- Planned Development allows a variety of commercial activities. The Planned 

Development combined zone designation allows flexibility in the design and potential reduction of development 

standards dependent upon the design and project characteristics.  

 

(Note:  Categorical Exemption Section 65863(h) - An action that obligates a jurisdiction to identify and make 

available additional adequate sites for residential development pursuant to this section creates no obligation 

under the CEQA (Division 13) (commencing with Section 21000) of the PRC to identify, analyse, or mitigate 

the environmental impacts of that subsequent action to identify and make available additional adequate sites as 

a reasonably foreseeable consequence of that action.  Nothing in this subdivision shall be construed as a 

determination as to whether or not the subsequent action by a city, county, or city and county to identify and 

make available additional adequate sites is a “project” for purposes of the CEQA (Division 13 (commencing 

with Section 21000) of the PRC.    

 

The City has established a implementation program which establishes a no net loss of affordable housing sites.  

Some sites identified in the 2017 Housing Element are either committed via a vesting tentative map or 

limitations due to location of oil and gas extraction activity.  The proposed designation for R-3-PD Limited 

Multiple Family of 7.15  Acres; and R-4-PD for  6.01 Acres insures that the No Net Loss policy is 

implemented.    

 

Land surrounding the subject property is designated by the Arvin General Plan as follows: 

 

North:  “Light Industrial”, “Heavy Industrial” 

South:   “Low Density Residential” (Note:  General Plan Amendment and Rezone to Industrial has been 

requested) and County agricultural designation 

West:  “Low Density Residential”, “Light Industrial”  

East:  “Heavy Industrial” 

 

The site is currently zoned with two zoning designations.  A strip along the northern edge of the site is zoned A-

1 (Light Agricultural).  The remainder of the site (to the south) is zoned A-2 (General Agriculture).  The A-1 and 

A-2 zones allow various types of agricultural uses – with more intensive agricultural activities permitted in the 

A-2 zone.  The existing orchards on the site are permitted in both the A-1 and A-2 zones. 

 

Surrounding adjacent parcels are zoned as follows: 

 

West:  R-1 (Single Family Residential) and M-2 (Light Manufacturing) 

North:  M-2 (Light Manufacturing)  

East:  R-1 (Single Family Residential) and A-2 (General Agriculture) 

South:  County agricultural zoning 
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Proposed Land Use Designation                                                                                  Figure 5  
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Table 39 Excerpt from 2017 Housing Element 

CURRENT DEVELOPMENT STANDARDS 

Standards R-1 R-2 R-3 R-4 R-S E E-1 E-2 E-3 E-4 E-5 MOU 

Min. Lot Size 

6,000 sf 
8,000 sf  
(R-1-8)  

10, 000 sf  
(R-1-10) 
Varies 

(R-1-PUD) 

6,000 sf 

7,500 sf (R-

2-7.5)  

6,000 sf 6,000 sf 6,000 sf 10,000 sf 12,000 sf 18,000 sf 24,000 sf 1 Acre 2.5 Acre 6,000 sf 

Max. Density 6 du/ac. 15 du/ac. 20 du/ac. 24 du/ac. 6 du/ac. 
1 du 

/1.25 ac. 

1 du 

/1.25 ac. 

1 du 

/1.25 ac. 

1 du 

/1.25 ac. 

1 du 

/1.25 ac 

1 du 

/1.25 ac 

Underlyin

g Res. 

Zone or 24 

du /ac. 

Com. Zone 

Max. Building 

Height Stores 

(Feet) 

2.5 (35 ft.) 2.5 (35 ft.) 2.5 (35 ft.) 4 (45 ft.) 2.5 (35 ft.) 2.5 (35 ft.) 2.5 (35 ft.) 2.5 (35 ft.) 2.5 (35 ft.) 2.5 (35 ft.) 2.5 (35 ft.) 4 (45 ft.) 

Min. Front Yard 25 ft. 25 ft. 15 ft. 10 ft. 25 ft. 25 ft. 25 ft. 25 ft. 25 ft. 25 ft. 25 ft. 10 ft. 

Min. Side Yard 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 5 ft. 

Min. Rear Yard 10 ft. 5 ft.(15ft) 15 ft. 15 ft. 10 ft. 10 ft. 10 ft. 10 ft. 10 ft. 10 ft. 10 ft. 15 ft. 

Min. Unit Size 

775 sf  
1.251 sf  
(R-1-8)  
1,500 sf  
(R-1-10) 
Varies 

(R-1-PUD) 

NA 

1,200 sf 

(R-2-7.5) 

NA NA NA NA NA NA NA NA NA N/A 

Source:  Arvin Municipal Code 

2.2.e

Packet Pg. 163

A
tt

ac
h

m
en

t:
 E

1-
IS

 In
tr

o
d

u
ct

io
n

 A
ri

st
o

n
 2

01
8 

IS
 -

 G
P

-Z
C

 2
01

3-
01

  (
A

ri
st

o
n

 P
ro

je
ct

)



Page 15 of 25 

 

.3 Existing Land Use 

 

Figure 6 shows an aerial photo of the site and surrounding areas.  The subject property is currently planted with 

almond orchards.  There is also a sump basin for irrigation water in the north central part of the site.  Surrounding 

properties are characterized with a variety of uses, as follows: 

 

West:  Single family residential and agricultural chemical company 

North:  Agricultural processing facilities and fallow land 

East:  Vacant land (with an uncompleted residential subdivision) and field crops 

South:  Agricultural (orchards)  

 

Figure 6:  Aerial Photo 
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3.0   PROJECT SETTING 

 

3.1 Population 

 

Arvin’s population has shown a steady pattern of growth, levelling off in recent years.  Since 2002 the population 

has grown at an average annual rate of 2-1/2 percent.  Actual growth has ranged from 0.2% to 7.2% per year.  

Since 2010 population growth has slowed to about 1.3% per year.  The estimated population in 2015 was 20,113 

persons.  Chart 1 shows population growth since 2005.   According to the Arvin Housing Element, Arvin’s 

population increased about 49% from 2000 to 2010.   

 

Using recent population growth rate observed since 2010 (1.3% per year) Arvin’s population would be expected 

to grow to 21,850 persons by 2020, and 24,860 by 2030.  Using the higher annual rate of 2.5% per year observed 

since 2000, population would be projected to reach 23,725 by 2020 and 30,370 by 2030.  At this point it appears 

prudent to expect the lower growth rate to be more realistic. 

 

Chart 1 

City of Arvin - Population Growth 2005 - 2015 

 

 
Source:  California Department of Finance, U.S. Census Bureau, 2005 – 2015. 

 

3.2 Traffic and Circulation 

 

The subject site has access from three major roadways, including Sycamore Road, Tejon Highway and Malovich 

Road.  Sycamore Road is an east-west Arterial roadway that runs across the north side of the site.  Within the 

vicinity of the site Sycamore features one travel lane in each direction along with gravel shoulders.   

 

Transportation planning and policies in Arvin are provided for in the 2012 Arvin Circulation Element – an element 

of the Arvin General Plan.  According to the Circulation Element, Sycamore is designated as a Minor Arterial 
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road.  Ultimate improvements call for a right-of-way of 80 feet, accommodating two travel lanes, medians and 

channelized turn lanes at intersections with minor arterials and collectors. 

 

Tejon Highway (also referred to as Derby Road) is a north-south roadway that runs along the west side of the site.  

In the vicinity of the site this roadway features one travel lane in each direction.  Portions of the roadway have 

been widened with curbs, gutters and sidewalks, along the west side of the road.  Tejon Highway is also designated 

as a Minor Arterial by the Arvin Circulation Element. 

 

Malovich Road runs along the east side of the site.  This roadway terminates a short distance south of the site, 

where an unfinished residential subdivision has been started.  In the vicinity of the site Malovich features one 

travel lane in each direction along with gravel shoulders.  Malovich is designated as a “Collector” roadway by 

the Arvin Circulation Element.  For collector streets the Circulation Element calls for an ultimate design standard 

with a right of way of 68 feet accommodating one travel lane, a center median and bike lanes.  

 

The intersection of Sycamore and Tejon Highway is controlled by stop signs for traffic on all approaches.  The 

intersection of Sycamore and Malovich is controlled with a stop sign for northbound traffic on Malovich. 

 

There are currently no other alternative transportation facilities in the vicinity of the site, such as bike lanes, 

sidewalks, walking trails, or transit stops.  Development that may occur in the future would be expected to install 

sidewalks, bike lines and transit stops (where required). 

 

A Traffic Impact Study was prepared for the project and is attached as Appendix “A”.  The results of the study 

are discussed in Section 4.0. 

 

Proposed Mitigation Measures:   

 

Background: 

In 2015, the City of Arvin prepared an update to the Traffic Impact Fee (TIF) for land development projects. Given 

anticipated population growth for the City, the Nexus Study for Traffic Impact Fee Update identified transportation 

improvements that would be needed in the future to maintain a good level of service for roads and intersections. 

These improvements include such things as road widening and installation of traffic signals. As part of the Nexus 

Study for the TIF, a comprehensive list of future transportation mitigation needs was determined as well as an 

associated cost for all of those improvements. Using this total cost, Transportation Impact Fees for commercial, 

industrial, offices and the various forms of residential land use were developed that fairly distributed those fees 

among the various development types as a pro-rata share based on vehicular trips. The City of Arvin's Traffic Impact 

Fee program includes a unit fee for single and multi-family dwelling units. For commercial, industrial and office 

projects, the Traffic Impact Fee is based on historic and publish vehicle trip data for said development types. 

Again, the intent of the Nexus Study was to identify all needed future traffic mitigation improvements. However, 

should the Traffic Impact Study (TIS) for a project identify a needed traffic mitigation improvement that is not 

covered by the TIF program, then said project must pay its pro-rata share for said mitigation improvement. The 
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pro-rata share being the ratio of Project-generated traffic to estimated future traffic multiplied by the cost of 

mitigation improvement. 

In the case of this Project, the TIS estimated the intersection of Franklin Street and Derby, by Year 2035, would 

degrade from a LOS of "B" to "E", (with the addition of Project-generated traffic). The TIS for the Project also 

determined that installation of a traffic signal was the only mitigation that would restore the intersection's LOS to 

the pre-Project LOS of "B". 

The City's Traffic Impact Fee Program funds installation of four signals; however, the location for these was not 

specified in the Nexus Study. Based on estimated future traffic, and the assumption that the intersection of 

Franklin and Derby was not one of the four signals funded by the TIF program, it was assumed that the Project 

would be obligated to fund its pro-rata share of this traffic signal. The Project's funding obligation being taken as 

the ratio of Project-generated traffic to Year 2035 total peak hour volume, as follows: 

 

260 vph (Project-generated PH Traffic)  

= 22% 1,166 vph (Year 2035 Total PHV) 

 

Therefore, traffic mitigation for the Project is specifically defined as follows: 

1. The Project shall pay traffic impact fees for each development type in accordance with the City's Traffic 

Impact Fee Program Update of 2015. The fee will be computed and collected at the time of building permit 

application. (Note:  The project will be subject to any updated fees associated with the City’s Traffic Impact 

Fee Program in effect at the time of project development. – Added by Staff June 2018)   

2. The Project shall pay 22% of the cost of a traffic signal at the intersection of Franklin Street and Darby 

Street. Said Project share of the traffic signal will be further pro-rated among the various land uses 

proposed by the Project based on trips for each development type. The Developer's engineer shall prepare 

an estimate for the traffic signal, and the allocation of this cost to each Project land use. This cost and fee 

allocation must be approved by the Arvin City Engineer and will be in addition to the Traffic Impact Fee 

collected at the time of building permit application. (Note:  Prior to any land division or development 

entitlement for any portion of the property said estimate for traffic signal cost shall be prepared and must 

receive approval by the City Engineer. – Added by Staff June 2018) 

3. In addition to the off-site mitigation measures as identified in the Traffic Impact Study dated 2016, the 

project shall be required to dedicate road right-of-way along the property frontage, improvement of 

frontage which include, curb, gutter, sidewalk and street improvements.  Any off-site improvements 

identified in the traffic report may be required by the City Engineer. .  (Added by Staff June 2018)   

4. Prior to project development an internal circulation and traffic master street layout (must include adjacent 

lands as well) shall be required and approved by the City Engineer prior to or current with future land 

divisions or development.  (Added by Staff June 2018)  
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3.3 Utilities 

 

Sewer 

 

A Limited Sewer, Domestic Water, and Hydrology Study was competed for the proposed project.    

At maximum build-out, the Project theoretically will generate an average sewage flow of 122 gallons per 

minute - gpm, or 0.18 Million Gallons per Day — MGD. 

The existing capacity of the Sewage Treatment Plant currently has headworks and pumping capacity of 2.0 

MGD and 4.0 MGD for average and peak capacities, respectively. The existing average daily flow to the 

plant varies from less than 1.2 MGD during winter months to a peak of 1.4 MGD during August. 

The addition of flow from the Project (0.18 MGD) and the existing peak flow to the plant (1.4 MGD), yields 

1.58 MGD. This amount is less than the existing plant capacity, without upgrades. 

Design and Implementation:  There are a number of options to provide sewer pipelines to the Project, which 

have been outlined in the attached detailed sewer study. All existing sewer lines have sufficient excess 

capacity to accommodate sewer flows from the Project. 

Implementation Condition:  Prior to any project entitlement, Site Development, Tentative Map, etc.  a 

master sewer plan must be prepared and must receive approval by the City.   

 

The City of Arvin (in partnership with Veolia Water, Inc.) provides sewer service to most developed properties 

within its city limits.  The existing system consists of a network of 6- and 8- inch collection lines that connect to 

10- and 12- and 18-inch mains.  These connect to the city's wastewater treatment plant (WWTP) located southwest 

of the urban area.  The nearest sewer line to the subject site is an existing 10-inch line under Sycamore Road.  

Staff with Veolia indicates the grade in this line is fairly level and future development in this part of the 

community may require installation of a lift station.    

 

Arvin’s WWTP is designed to accommodate an average daily flow of 2.0 million gallons per day (mgd) and up 

to 4.0 mgd for peak flows.  In recent months the plant has been experiencing an average daily flow varies from 

1.2 mgd during winter months to 1.4 mgd during August.  

 

Implementation Condition:  Prior to or concurrent of any project entitlement, Site Development, Tentative 

Map, etc.  a master sewer plan must be prepared and must receive approval by the City.   

 

Water 

 

Water service in Arvin is provided by the Arvin Community Services District (ACSD) which operates a series of 

groundwater wells, distribution lines, pumps and storage tanks.  Currently the district operates five active wells 

and has two inoperative wells.  Distribution lines include 8, 10 and 12 inch mains along with 4- and 6-inch local 

lines.  Peak water demand typically occurs during August and has reached 3.6 million gallons per day (mgd).  The 

current peak capacity of the system is about 6.0 mgd (4,600 gallons per minute).  According to the environmental 

study that was prepared for the Arvin General Plan, future development that is prescribed by the Plan would 
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demand an additional 2.3 mgd of water by 2030.  The study indicates there is adequate capacity in the system to 

accommodate growth projected to occur in the General Plan. 

 

In the vicinity of the subject site, there is an 8-inch water line under Sycamore Road on the north edge of the site.  

There is also an 8-inch line under Malovich Road on the east side of the site.  Well #1 is the nearest well to the 

site, located on Derby Road about ¼ mile north of Sycamore Road.  The District plans to abandon this well soon, 

which would result in the well at 801 Charles Street being the closest to the site. 

 

Implementation Condition:  Prior to or current to any project entitlement, Site Development, Tentative Map, 

etc.  approval must be provided to the City from the Arvin Community Service District.     

 

 Storm Drainage 

 

Storm drainage within the City is provided by the City of Arvin.  The City’s system includes curbs and gutters, 

drainage inlets, pipelines and drainage basins.  The City’s Storm Drainage Master Plan was adopted in 2009 and 

indicates the existing system is adequate, with some exceptions, including Derby Street (north of the site) which 

has no curbs and gutters and suffers from ponding and flooding problems during rainy weather. 

 

There are currently no storm drainage facilities on the subject site – facilities would have to be installed by the 

developer at the time the site is developed.  This would likely include installation of on-site drainage basins. 

 

Implementation Condition:  Prior to or concurrent with any project entitlement, Site Development, Tentative 

Map, etc.  a master storm drainage plan must be prepared and must receive approval by the City.   

 

 Gas and Electricity 

 

Pacific Gas and Electric Company provides electrical service in Arvin.  There are existing electricity and gas 

supply lines in the vicinity of the subject site.  It is the responsibility of developers to extend these lines and install 

distribution facilities to serve new projects.   

 

3.4    Biological Resources 

 

The environmental report for the Arvin General Plan indicates that the San Joaquin Kit Fox, Blunt Nose Leopard 

Lizard and Tipton Kangaroo Rat are known as species of concern that might be present in and around the City 

(however unlikely).   Much of the City has been developed and/or cultivated with urban uses for decades, thereby 

reducing the chance of occurrences of these species (and of habitat that would support them). 

 

The subject site has been intensively cultivated for agricultural purposes for many decades.  There appears to be 

no habitat that would support the existence of rare, threatened and endangered species. 

 

No Mitigation Measures have been identified as a needed requirement for biological resources.   

 

3.5 Geological Hazards 

 

Arvin is in an area that is subject to significant ground movement resulting from earthquake activity.  In 1952, an 

earthquake along the White Wolf Fault, which is located less than three miles east of the City caused immense 
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and widespread damage to the City and the region. This 7.5 magnitude earthquake resulted in many deaths and 

damaged buildings beyond repair. 

 

Liquefaction is another seismic-related safety risk. It is defined as a phenomenon in which water-saturated 

granular soils are temporarily transformed from a solid to a liquid state because of a sudden shock or strain, 

typically occurring during earthquakes. Although the local water table averages 210 feet below the soil surface, 

the high seismic activity of the region may cause some seismic-related ground failure. 

 

The occurrence of a major earthquake in the central and southern California region could result in loss of life, 

injury and property damage. Ground shaking would be responsible for the majority of the damage within the City 

of Arvin.  However, this hazard is no greater than those present in other areas of the central and southern California 

region. In addition, the absence of earthquake faults in the City may result in a lesser seismic hazard than other 

areas. Furthermore, all construction of new buildings or rehabilitation of existing buildings must be in 

conformance with the latest adopted edition of the Uniform Building Code, zoning codes and State Building 

codes, to ensure that development will be in compliance with earthquake safety regulations 

 

Implementation Program:  All new structures shall be constructed in compliance with the Uniform Building 

Code.   

 

3.6 Flooding 

 

According to the Federal Emergency Management Agency (FEMA), portions of the City are in the 100-year flood 

zone with designation zones A, AO and X.  The Flood Zones are defined as: 

 

▪ Zone A – Areas subject to flooding by the one percent annual change flood (100-year storm) 

with no base flood elevation determined. 

 

▪ Zone AO -- Areas subject to flooding by the one percent chance flood with flood depths of one 

to three feet with an average depth and flood velocity determined. 

 

▪ Zone X (shaded) – Areas of a 0.2 percent annual chance flood, areas subject to the one percent 

annual chance flood with average depths of less than one foot or with drainage areas less than 

one square mile, and areas protected by levees for the one percent annual chance flood. 

 

Because the City is in the 100-year flood zone, mandatory flood insurance purchase requirements and floodplain 

management standards apply. 

 

About half of the subject site is within the AO zone; one third within Zone X and a smaller area within Zone “A”. 

 

In order to minimize flooding impacts, and pursuant to FEMA requirements, Chapter 15.32 (Floodplain 

Management) of the Arvin Municipal Code establishes flood-resistant standards for building anchoring, 

construction materials and methods, storage of materials, utilities and land subdivisions.  In addition, FEMA 

requires that for all new construction, the ground floor must be raised at least 24 inches above the highest adjacent 

grade. 
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Implementation Requirements:  In accordance with the City of Arvin's Flood Plain Ordinance, development 

will have to consider receive and discharge of flood water, and elevation of building pads above the flood depth. 

Receive and discharge of flood waters will be dependent upon street and lot layout for the Project. And vise-

versa, the layout of the site must consider receive and discharge of flood waters. 

 

 

3.7 Soils 

 

Soils in the Arvin area are well suited for intensive crop production when irrigated. The Hesperia series soils 

dominate the Arvin area, particularly the Hesperia loamy fine sand and the fine sandy loam. Their color ranges 

from light-grayish brown to light brown. The surface soils are usually low in organic material and either slightly 

calcareous or non-calcareous. The subsoils extend to a depth of 31 to 60 inches and are more calcareous than the 

surface layer.  Soils in the Arvin area generally have a fair to moderate holding capacity and have very good 

drainage.  

 

These soils, which are classified as primary I and II soils under Soil Conservation Services guidelines, are 

influential in the area’s recognition as a highly productive agricultural area. The main crops associated with this 

soil type are cotton, tomatoes, sugar beets, garlic, onions, grapes, and potatoes. With irrigation water available 

for the area, agriculture is the dominant land use surrounding the City. 

 

Danger of erosion of this Hesperia soil is slight, due to the low degree of slope of the land and to the highly 

permeable nature of Hesperia loam. The combination of these two characteristics results in a situation of slight 

water runoff. Water tends to soak into the ground before it travels very far down slope, and thus contributes little 

to erosion. However, unplanted soils would be susceptible to wind erosion. 
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 Surrounding Land Uses and Setting 

The project site (see Figure 2) encompasses approximately 62 acres, in the southeast part of the City of 

Arvin, and is generally located on the south side of Sycamore Road, east of Tejon Highway, and west of 

Malovich Road. 

 

 West:  Single family residential and agricultural chemical company 

 North:  Agricultural processing facilities and fallow land 

 East:  Vacant land (with an uncompleted residential subdivision) and field crops 

 South:  Agricultural (orchards)  

 
Source:  Federal Emergency Management Agency, http://www.arvin.org/wp-

content/uploads/2017/02/Arvin-Flood.pdf 

City of Arvin  -General Plan and Rezone 2013-01 FEMA Flood Hazard 
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M.  Other Agencies Whose Approval is Required (e.g., permits, financing approval, or participation 

agreement). 

State of California Department of Conservation, Division of Oil, Gas & Geothermal  

Kern County Fire Department 

San Juaquin Valley Air District 

State of California Regional Water Quality Control Board 

State of California Department of Transportation District 6 

N.  The environmental factors checked below would be potentially affected by this project, involving at 

least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the following 

pages. 

 

 Aesthetics 

 

 Agricultural 

Resources 

 

 Air Quality 

 

 Biological Resources 

 

 Cultural Resources 

 

 Geology and Soils 

 

 Greenhouse Gas 

Emissions 

 

 Hazards and 

Hazardous Materials 

 Hydrology and Water 

 

 Land Use and 

Planning 

 

 Mineral Resources 

 

 Noise 

 Population and 

Housing 

 

 Public Services  Recreation 

 Transportation/ 

Circulation 

 Tribal Cultural 

Resources 

 

 Mandatory Findings 

of Significance 

 Utilities and Service 

Systems 

 

 

 

O. Determination 

On the basis of this initial evaluation: 

_____ I find that the proposed project COULD NOT have a significant effect on the environment, 

and a NEGATIVE DECLARATION will be prepared. 

__X_ I find that although the proposed project could have a significant effect on the environment, 

there will not be a significant effect in this case because the mitigation measures described 

on an attached sheet have been added to the project.  A MITIGATED NEGATIVE 

DECLARATION will be prepared. 

_____ I find that the proposed project MAY have a significant effect on the environment, and an 

ENVIRONMENTAL IMPACT REPORT is required. 

_____ I find that the proposed project MAY have a significant effect(s) on the environment, but at 

least one effect 1) has been adequately analysed in an earlier document pursuant to 

applicable legal standards, and 2) has been addressed by mitigation measures based on the 
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earlier analysis as described on attached sheets, if the effect is a “potentially significant 

impact” or “potentially significant unless mitigated.”  An ENVIRONMENTAL IMPACT 

REPORT is required, but it must analyse only the effects that remain to be addressed. 

_____ 
I find that the project has been designed to self-mitigate environmental concerns by 
incorporation mitigations in the proposed project operational statement checklist and 
will be conditioned upon compliance with Title 17.46 Oil and Gas Production and 
qualifies for a Class 3 Categorical Exemption AND Section 15061(b)(3) General 
Rule. 

.    

 

      

Signature 

 

Jake Raper 

Date 

 

City Planner 

Printed Name Title 
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4.0    DISCUSSION OF POTENTIAL ENVIRONMENTAL IMPACTS 

 

This section of the Initial Environmental Study analyses potential impacts of the proposed project.  For each topic 

a determination of the magnitude of the impact is made (via checklist) and then the impact is analysed and 

discussed.  Where appropriate, mitigation measures are identified that will reduce or eliminate an impact. 

 

I. Aesthetics 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant with 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No       

Impact 

a. Have a substantial adverse effect on a 

scenic vista? 

    

b. Substantially damage scenic resources, 

including, but not limited to, trees, rock 

outcroppings, and historic buildings 

within a state scenic highway? 

    

c. Substantially degrade the existing visual 

character or quality of the site and its 

surroundings? 

    

d. Create a new source of substantial light or 

glare, which would adversely affect day 

or night-time views in the area? 

    

Discussion 

Item (a) and (b):  No Impact.  The City of Arvin is located in the southern portion of San Joaquin Valley and 

is situated between the City of Bakersfield to the north and the Los Angeles County borders to the south.  The 

surrounding farmlands and the southern portion of the Sierra Nevada and Tehachapi Mountains are the 

dominant features of the scenic vistas to the east of the City.  The surrounding farmlands are the dominant 

feature along the City’s borders.  The City is not located in an area known to have a “scenic vista,” nor is it 

situated along a City-, County- or State-designated scenic highway or corridor.  Due to the physical features of 

the local roadways, landscape and built environment, no potential exists within the foreseeable future for 

satisfying the necessary criteria for establishment of new scenic highways.  Since the proposed project is a 

general plan amendment and zone change, not physical development is proposed, iit will not have any adverse 

aesthetic impacts not already addressed in prior the environmental documents prepared for the General Plan, 

Zoning Ordinance, and amendments.    

Item (c):  No Impact.  The proposed general plan and zone change amendment, in and of itself, is not a 

development project that will degrade the existing visual character of the City.  It is a policy document with 

housing policies, and programs intended to improve existing housing conditions, which will further improve the 

character and overall quality of the residential neighborhoods of the City.  In addition, compliance with the 

General Plan policies presented below will ensure that visual impacts on the City is not adversely impacted: 
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LU-1.1 Ensure that all new development incorporates sound design practices and is compatible 

with the scale, mass and character of the surrounding area. 

LU-1.2 Provide high-quality public spaces that incorporate attractive landscaping and 

streetscaping for the benefit of present and future Arvin residents. 

Item (d) No Impact.  Current sources of illumination in the City generally consist of streetlamps, parking lot 

lighting, architectural lighting, traffic signals, minor identification signs and other interior and exterior lighting 

associated with existing residential development.  The primary sources of additional light and glare may come 

from parking lot and building lighting, and from the extensive use of reflective building materials.   As a policy 

document, the proposed Housing Element Amendment will have no impacts on light or glare.  Also, adherence 

to existing development standards in the Zoning Ordinance that address building materials, landscaping, 

building height and intensity, architectural requirements, fences and walls, and light and glare will be sufficient 

to minimize any potential visual impacts from future residential development.    

Discussion:    

The site is characterized by agricultural uses – primarily almond orchards.  Surrounding areas including 

agricultural uses (field and tree crops) and urban uses (residential neighbourhoods and industrial uses).   The 

subject site and surrounding areas are not identified as scenic vistas within any adopted policies or ordinances. 

Completion of a General Plan Amendment and zone change will have no effect on the aesthetics of the site.  

The site is within Arvin’s existing city limits and is designated by the General Plan for future urban 

development.  Any future development of the site will be required to comply with Arvin’s zoning standards for 

screening and landscaping, to improve the aesthetic appearance of the site.  Further, the environmental analysis 

that was prepared for the Arvin General Plan acknowledged the aesthetic impact of urban development 

replacing agricultural landscapes as the community grows.  It is likely that the appearance of residential and 

commercial development would be more aesthetically compatible than would industrial development. 
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Discussion 

Items (a) through (e): No Impact.  The City of Arvin is located in Kern County, in the southern Central Valley 

of California.  The Central Valley is among the most fertile and productive agricultural environments in the 

nation, and is thus considered to be among the State’s most valued resources.  The soils in the area are well-

suited for intensive crop production and have been heavily farmed for nearly 100 years.   The California 

Department of Conservation, Farmland Mapping and Monitoring Program’s map of Kern County Important 

Farmlands (2016), which is illustrated in Figure 5, indicates certain land within the City, primarily on the 

eastern and southern portion of the City, to be considered prime farmland and grazing land.  The issue of prime 

farmland in the City was addressed in the General Plan Conservation and Open Space Element, which presents 

policies and measures aimed at protecting and enhancing the City’s natural resources, including agriculturally 

productive soils.     

II. Agricultural Resources 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant with 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No       

Impact 

a. Convert Prime Farmland, Unique 

Farmland, or Farmland of Statewide 

Importance (Farmland), as shown on 

the maps prepared pursuant to the 

Farmland Mapping and Monitoring 

Program of the California Resources 

Agency, to non-agricultural use? 

    

b. Conflict with existing zoning for 

agricultural use, or a Williamson Act 

contract? 

    

c. Conflict with existing zoning for, or 

cause rezoning of, forest land (as 

defined in Public Resources Code 

section 12220(g)), timberland (as 

defined by Public Resources Code 

section 4526), or timberland zoned 

Timberland Production (as defined 

by Government Code section 

51104(g))? 

    

d. Result in the loss of forest land or 

conversion of forest land to non-

forest use? 

    

e. Involve other changes in the existing 

environment, which, due to their 

location or nature, could result in 

conversion of Farmland, to non-

agricultural use? 
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The site is planted with almonds and according to the Important Farmland Maps maintained by the State of 

California Department of Conservation the site is considered to be prime farmland.  Prime farmland is defined 

as land which has the best combination of physical and chemical characteristics for crop production.  A Land 

Evaluation and Site Assessment (LESA) model was previously performed in 2013 for cancellation of the 

agricultural preserve contract that previously applied to the site.   The LESA analysis indicated that eventual 

conversion of the site from agricultural to non-ag uses will not be a significant impact.  This analysis takes into 

account a number of factors, including soil quality, water availability, water quality, adjacent development and 

other factors.   The study notes that arsenic contamination in the site’s agricultural well has been resulting in 

decreasing crop yields on the site. In addition, the site is already designated for urban development by the Arvin 

General Plan.  The impact of converting farmland to urban development was previously acknowledged in the 

environmental study for the General Plan.  The act of amending the General Plan (which has designated the site 

for urban development since at least 1989) and zoning is not considered to be a significant impact  

 

The ag preserve contract that previously applied to the site was cancelled in 2013.  Therefore, there is no conflict 

with any ag preserve contracts.  The site is zoned for agricultural use, however it has been designated for urban 

development by the Arvin General Plan, since 1988.  The environmental study that was prepared for the Arvin 

General Plan acknowledged the impacts that would result from the conversion of agricultural land to urban uses 

to accommodate community growth.  Given the foregoing circumstances, the proposed General Plan Amendment 

and zone change are not considered significant impacts. 

 

As noted previously, an agricultural preserve contract for the site was terminated in 2013.   Re-designating and 

rezoning the site can theoretically result in pressure to develop nearby farmland.  However, in this case the 

subject site is already within the City of Arvin and is already designated for urban development by the General 

Plan.  Further, the environmental study prepared for the Arvin General Plan acknowledged the impact of the 

conversion of agricultural land to non-agricultural urban use as an ongoing result of the growth of the City.  

Land on three sides of the site is also within city limits and is also designated for urban development.  Urban 

development, including residential and industrial uses is present on some of this land.  To predict with certainty 

that the General Plan amendment and zone change will result in the conversion to other farmland to non-

agricultural use is speculative.  Accordingly, this impact is less than significant. 
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Source:  California Department of Conservation, Farmland Mapping and Monitoring Program 

(2016) 

City of Arvin  
Figure 8 

Kern County Important Farmlands 

 

 

Sycamore Rd 

 

Bear Mountain Blvd 
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III. Air Quality   

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant with 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a. Conflict with or obstruct implementation 

of the applicable air quality plan?     

b. Violate any air quality standard or 

contribute substantially to an existing or 

projected air quality violation? 

    

c. Result in a cumulatively considerable 

net increase of any criteria pollutant for 

which the project region is non-

attainment under an applicable federal or 

state ambient air quality standard 

(including releasing emissions, which 

exceed quantitative thresholds for ozone 

precursors)? 

    

d. Expose sensitive receptors to substantial 

pollutant concentrations?     

e. Create objectionable odors affecting a 

substantial number of people?     

Discussion 

Item (a): No Impact.  The San Joaquin Valley Air Pollution Control District (SJVAPCD) is the agency in 

charge of improving and managing the air quality within that region.  The SJVAPCD is made up of eight 

counties in California’s Central Valley: San Joaquin, Stanislaus, Merced, Madera, Fresno, Kings, Tulare and the 

San Joaquin Valley Air Basin (Air Basin) portion of Kern, which includes the City of Arvin.  The Federal and 

California Clean Air Acts state that if the Air Basin fails to “attain” an established standard (i.e., a maximum 

average concentration or a maximum number of days exceeding a certain concentration) for a pollutant covered 

under the law, the Air District must prepare a plan to achieve attainment within a specified time frame.  The Air 

Basin is currently in nonattainment for the State 1-hour ozone standard, the Federal and State 8-hour ozone 

standards, the State particulate matter (PM10) standard, and the State and Federal fine particulate (PM2.5) 

standards.   

Item (b): Less Than Significant Impact.  According to the SJVAPCD, Joaquin Valley is not in compliance 

with State and Federal Ambient Air Quality Standards.  Table 1 shows that the San Joaquin Valley is not in 

incompliance with Federal standards in Ozone-(eight hour) and PM2.5.  Under State standards, the San Joaquin 

Valley in out of compliance in Ozone (one and eight hour), PM10, and PM2.5.  
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Table 1 

San Joaquin Valley Attainment Status 

Pollutant 
Designation/Classification 

Federal Standards State Standards 

Ozone-One Hour No Federal Standard Nonattainment/Severe 

Ozone- Eight Hour Nonattainment/Extreme Nonattainment 

PM 10 Attainment Nonattainment 

PM 2.5 Nonattainment Nonattainment 

Carbon Monoxide Attainment/Unclassified Attainment/Unclassified 

Nitrogen Dioxide Attainment/Unclassified Attainment 

Sulfur Dioxide Attainment/Unclassified Attainment 

Lead (Particulate) 
No 

Designation/Classification 
Attainment 

Hydrogen Sulfide No Federal Standard Unclassified 

Sulfates No Federal Standard Attainment 

Visibility Reducing 

Particles 
No Federal Standard Unclassified 

Vinyl Chloride No Federal Standard Attainment 

Source:  San Joaquin Valley Air Pollutant Control District www.valleyair.org 

Item (c): No Impact.  As discussed above, Arvin is located in the San Joaquin Valley Air Basin and monitored 

by the SJVAPCD.  San Joaquin Valley is not in compliance with State and Federal Ambient Air Quality 

Standards.  The San Joaquin Valley Air Basin is currently in serious nonattainment for the eight-hour federal 

standard for ozone, and nonattainment for the federal PM2.5 standard.  Under State standards, the San Joaquin 

Valley Air Basin is out of compliance in Ozone (one- and eight- hour), PM10, and PM2.5.   

Item (d): No Impact.   A sensitive receptor is defined as populations such as children, athletes, and elderly and 

sick persons that are more susceptible to the effects of air pollution than the population at large.  The City includes 

numerous schools and other facilities frequented by sensitive receptors.  The project site is not located close to 

from sensitive receptors.  

Item (e):  No Impact.   The project will not involve any process, equipment or materials which will be 

objectionable to persons living or working in the vicinity by reason of odor, fumes, dust, smoke, etc.   

Summary of Air Quality Impact Analysis:   

WZI Inc. (WZI) was asked to prepare an air quality impact assessment for the Arvin Mixed-Use Rezoning 
Project, referred to within as the proposed project, on behalf of Pinnacle Civil Engineering. This assessment 
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examines the potential impact on air quality resulting from the proposed project located in the southeaster 
portion of, Kern County, California. This document was prepared in accordance with the San Joaquin Valley 
Air Pollution Control District's Guide for Assessing and Mitigating Air Quality Impacts (GAMAQI), January 
10, 2002 Revision. 

The Arvin Mixed-Use project is a proposed 61.62 Acre development comprised of C-1 Commercial, updated 
to a C-2 PD General Commercial, R-2 Multi-Family Residential, and R-2 Single Family Residential, added r-
3 PD and R-4 PD for high density residential (affordable housing). The proposed project is located between 
Tejon Highway and Malovich Road, just south of Sycamore Road in the city of Arvin, California. More 
specifically, the proposed project will reside on the Northwest 1/4 Section 36, Township 31 South, Range 29 
East (Figure 1- Exhibit 1 "Project Location Map"). The current land use for the project site is Agriculture 
and the zoning is A (Figure 2 - Exhibit 2 "Land Use Designations" and Figure 5 -Exhibit 3 "Zoning Map"). 
The proposed land use is General Commercial (C-2) Neighborhood Commercial (C-1) and single and multi-
family residential (R-2) – 27.17 Acres; R-3 Limited Multi Family 7.15 Acres; and R-4 High Density 
Residential – 6.01 Acres. The project requires a General Plan land use amendment and a zone change. The 
Shopping Center comprising the commercial development portion will consist of 174,000 square feet of 
commercial buildings. This study is based on the following development scenario: 

TABLE 1.1-1 
Development Scenario 

CURRENT ZONING BUILDING SIZE OR # OF 

UNITS 

PROPOSED DEVELOPMENT 

A 174,000 Square Feet Commercial (C-1) 

A 405 285 units R-2 Multi Family Residential 

A 288 98 units R-2 Multi Family Residential 

R-3 and R-4  

WZI is a professional consulting firm with experience in regulatory compliance, environmental engineering 
and geology. The members of WZI are State of California Registered Environmental Assessors, Geologists, 
and Environmental Scientists. WZI expresses no opinion as to disciplines, subjects and/or practices outside 
those specifically enumerated below. Further, WZI expresses no opinion herein as to any matters of California 
or federal law. This Air Quality Impact Assessment is based on the foregoing and subject to limitations, 
qualifications, exceptions and assumptions set forth herein. 

1.2 RESULTS AND CONCLUSIONS 

The project is located in the southern portion of the San Joaquin Valley Air Basin (SJVAB), within the City of 

Arvin. The SJVAB has an extensive set of laws, rules, and regulations, governing air pollution of all types, 

including mobile and stationary. During the last twenty years, the air quality has shown a steady trend of 

improvement as indicated by monitoring conducted by the San Joaquin Valley Air Pollution Control District 

(SJVAPCD) and the California Air Resources Board (CARB). This assessment identifies air impacts related to 

the project's construction and operation phases which are discussed in the following pages: 

 

1.2.1 CONSTRUCTION AND OPERATIONS PHASE 

The construction of the proposed project is expected to begin in 2016 and end in 2018. The annual unmitigated 
and mitigated emissions during the construction phase are shown in Table 1.2-1. 
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TABLE 1.2-1 
Construction Related Emissions (tons/year) 

Year ROG NOx CO Kilo PM2.
6 

SOx 

      Unmitigated 
(Baseline) 

    

2016 2.2298 6.6229 8.7317 1.1839 0.578
8 

0.0145 

2017 3.3329 2.5714 3.6447 0.4681 0.219
7 

0.00685 

2018 0.7539 0.0806 0.2099 0.0376 0.013
8 

0.00049 

    Mitigated (Including ISR Reductions)     

2016 1.7419 1.9162 8.2477 0.7686 0.243
3 

0.0145 

2017 3.1287 0.6535 3.7128 0.3393 0.098
6 

0.00685 

2018 0.7452 0.0196 0.2092 0.0328 0.008
98 

0.00049 

Operation of the project will begin mid-2016. The project will be in full operation in year 2018 at its build out. 

 

TABLE 1.2-2 
Operational Emissions (tons/year) 

Year ROG NOx CO PMics PM2.5 Sox 

Unmitigated (Baseline) 

2018 9.2381 3.0617 27.6403 1.8178 0.5917 0.0288 

Mitigated (Including ISR Reductions) 

2018 8.7056 2.9072 27.5075 1.7774 0.5534 0.0278 

The total project emissions for the year 2018 represents the project maximum year emissions. The results are 

shown in Table 1.2-3.  

  1  The maximum year emissions are determined based on the sum of the project criteria pollutants ROG, NOx, 

PM10 and PM2.5 emissions. 

TABLE 1.2-3 
Total Project Maximum Year Emissions -2017 (tons/year) 

Emission  ROG NOx CO PM10 PIV12,6 SOx 

Unmitigated (Baseline) 

Construction 

Emissions 
0.7539 0.0806 0.2099 0.0376 0.0138 0.00049 

    

Operational Emissions 
 

9.2381 3.0617 27.6403 1.8178 0.5917 0.0288 

Total Emissions-Unmitigated 9.992 3.8677 27.8502 1.8554 0.6055 0.02929 

                                                                                                              Mitigated (Including ISR reductions) 

     Construction Emissions    0.7452 0.0196 0.2092 0.0328 0.00898 0.00049 

Operational Emissions 8.7056 2.9072 27.5075 1.7774 0.5534 0.0278 

2.2.f

Packet Pg. 183

A
tt

ac
h

m
en

t:
 E

2-
 IS

 -
P

t 
1 

C
h

ec
k 

L
is

t 
 G

P
-Z

C
 2

01
3-

01
  (

A
ri

st
o

n
 P

ro
je

ct
)



Page 10 of 30 

 

Total Emissions-Mitigated 9.4508 2.9268 27.7176 1.8102 0.56238 0.02785 

      SJVAPCD Level of Significance10 10 NIA 15 15* N/A 

*USEPA specified interim use of PMio threshold for PM2.5 

Based on the project criteria pollutant emissions shown in the above tables, the impacts of the project are 

considered to be less than significant.  

1.2.2 CUMULATIVE IMPACTS 

The cumulative analysis is based, in part, on a quantitative analysis of other projects in the vicinity of the 
proposed project. This analysis utilizes the State of California Department of Finance population projections, 
and the Kern Council of Governments' (Kern COG) adopted regional growth forecast used for the regional air 
quality conformity analysis required by the 1990 Federal Clean Air Act Amendments (CAAA). 

An analysis was done of the existing and proposed projects within a one-mile radius of the proposed project. 
Seven (7) projects were identified and modelled using the CalEEMod Version 2013.2.2 computer model to 
predict the cumulative impacts. Emissions for the operational phase of the proposed projects were based on 
housing lot totals provided by the Arvin Planning Department. The predicted model outputs, including the 
proposed project, are summarized in Table 1.2-4 and 1.2-5. 

TABLE 1.2-4 
Average Cumulative Construction Emissions (tons/year) 

Name ROG NOx CO PM10 PM2.5 SOx 

The Project 1.67 0.86 4.06 0.38 0.12 0.00728 

Cumulative Projects 5.7 24.04 17.12 2.64 1.84 0.014 

Total 7.37 24.9 21.18 3.02 1.96 0.02128 

*the above numbers for "The Project" include ISR reductions 

 
 
 

TABLE 1.2-5 
Cumulative Emissions -Operational Sources (tons/year) 

Name ROG NOx CO PM10 PM2.s SOx 

The Project 8.7056 2.9072 27.5075 1.7774 0.5534 0.0278 

Cumulative Projects 35.08 28.22 294.44 43.37 39.09 0.87 

Total 43.7856 31.1272 321.9475 45.1474 39.6434 0.8978 
 

*the above numbers for "The Project" include ISR reductions 

Kern COG Analysis 

Utilization of Kern Council of Governments (Kern COG) data provided a framework for assistance in 
determining the cumulative significance of a project. A project is said to be in conformance 
cumulatively when it is in line with regional, state, and federal emissions budgets and air quality 
improvement goals. Through the demonstration that a project's emissions are less than, or consistent 
with projected growth in a particular local area, linked to a regional air basin projection, which then ties 
to federal requirements, cumulative compliance can be determined. 

A project area and regional conformity analysis was conducted focusing on job projection. A comparison was 
done between Kern COG's data and the project Traffic Analysis Zone Analysis (TAZ Analysis) which is based 
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on the active tracts information obtained from the City, the proposed project and the potential growth based on 
land use. 

Kern COG's data indicates that approximately 250 jobs are projected in Traffic Analysis Zones (TAZs) #837 
by the year 2035. Based on the TAZ analysis, the jobs increase to 538 in year 2035. The number of jobs is 
above the Kern COG projections in the project TAZ. 

Regional TAZ Analysis results are based on the project TAZs and the abutting TAZs. Kern COG's 
projection indicates there will 1,609 jobs in year 2035. Based on the new tracts information and the 
proposed project, there will be approximately 2,319 jobs in the TAZ. The number of jobs is above the 
Kern COG's projection. 

The proposed project development is consistent with the projected growth for the local and regional traffic 
analysis zones; therefore it has been accounted for within the Air Quality Attainment Plan. It is recommended 
that the next scheduled Kern COG modelling analysis include this proposed project to ensure that 
emissions budgets are not exceeded. The Kern COG conformity analysis identifies areas that may require 
transportation improvements to ensure smooth traffic flow thereby reducing potential air emissions 
resulting from idling which will be addressed as the proposed project progresses. 

Projections Analysis 

The Air Quality Attainment Plans2 recognized growth of the population and economy within the SJVAB. 
The plans predicted the workforce in Kern County to increase along with a 2.2 percent population increase 
annually from 2002 to 2030 (i.e., 62% total increase uncompounded for 28 years). The project is consistent 
with the Air Quality Attainment Plan. Therefore, the cumulative impact of this project, when considered 
with all projects in the areas of the San Joaquin Valley Air Basin, is considered less than significant. 

1.2.3 CONCLUSIONS 

Based on the analysis presented in this study, the impacts of the project are summarized as follows: 

Project Impacts (Construction and Operational) 

Impacts found to be Significant and Unavoidable: 

• No Criteria Pollutant air impacts are considered significant and unavoidable after mitigation. 

Impacts found to be Less than Significant: 

• The project specific Criteria Pollutant impacts based on Criteria Pollutant Modelling and 
SJVAPCD Operational Thresholds are considered to be less than significant. 

• The project specific visibility impacts based on the San Joaquin Valley Air Pollution Control District's 
Guide for Assessing and Mitigating Air Quality Impact ("GAMAQI"), Criteria Pollutant Modelling and 
SJVAPCD Operational Thresholds are considered to be less than significant. 

• The project specific health risks impacts based on modelling and the San Joaquin Valley Air 
SJVAPCD standards are considered to be less than significant. 

• The project specific CO health risk impact based on modelling is considered to be less than 
significant. 

• The project specific impact of Valley Fever based on the location of the project is considered less 
than significant. 

• The project specific impacts from greenhouse gases from the proposed development are 
considered to be less than significant. 
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Cumulative Impacts 

Impacts found to be Significant and Unavoidable: 
• No Criteria Pollutant air impacts are considered significant and unavoidable after mitigation. 

Impacts Found to be Less than Significant: 

• The cumulative Criteria Pollutant impacts based on Criteria Pollutant Modelling and San Joaquin 

Valley Air Pollution Control District (SJVAPCD) Operational Thresholds are considered to be less 

than significant.2007 PM10 Maintenance Plan, 2004 Extreme Ozone Attainment Demonstration 

Plan, and the 2007 Ozone Attainment Plan, San Joaquin Valley Air  

• Pollution Control District 
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IV. Biological Resources 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant with 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a. Have substantial adverse effects, 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? 

    

b. 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? 

    

c. Have a substantial adverse effect on federally 

protected wetlands as defined by Section 404 

of the Clean Water Act (including, but not 

limited to, marsh, vernal pool, coastal, etc.) 

through direct removal, filling, hydrological 

interruption, or other means? 

    

d. Interfere substantially with the movement of 

any native resident or migratory fish or 

wildlife species or with established native 

resident or migratory wildlife corridors, or 

impede the use of native wildlife nursery 

sites? 

    

e. Conflict with any local policies or ordinances 

protecting biological resources, such as a tree 

preservation policy or ordinance? 

    

f. Conflict with the provisions of an adopted 

Habitat Conservation Plan, Natural 

Community Conservation Plan, or other 

approved local, regional or state habitat 

conservation plan? 
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Discussion 

Item (a):  No Impact.   The current Arvin General Plan Conservation and Open Space Element states that the 

San Joaquin kit fox, Blunt-nose leopard lizard, and the Tipton kangaroo rat are species of concern that might be 

present in or near the City.  However, much of the City has been cultivated and/or developed with urban uses 

for a number of years, and it is unlikely that the proposed Project will affect the occurrence of any wildlife 

species.  None of these species is known to have been observed in the City.  Therefore, compliance with the 

General plan policies presented below will further ensure that biological resource impacts are less than 

significant.   

CO-6.1 Protect sensitive and significant ecological areas of unique vegetation and wildlife. 

CO-6.2 Protect from extinction the identified endangered species which recognize the Arvin area as part 

of their natural range.  

CO-6.3 Consider the establishment of protected open space areas, planted with native valley vegetation, 

to serve as wildlife habitat and natural laboratory for public education purposes. 

CO-6.4 Implement a relocation program for any rare and/or endangered animal species found in 

urbanized areas. 

             Items (b) and (c): No Impact.  The entire City of Arvin is devoid of riparian habitat or other sensitive natural 

community.  The City's only surface water resources are the two man-made water ski lakes in the gated-

residential community located along Blue Loop Road in the southern portion of the City, approximately two 

and one-half miles south of the Project Site.  The other surface water resources include the partially concrete-

lined Arvin-Edison Canal that extends north-south about three miles outside of the City boundaries.  In addition, 

there are no federally protected wetlands within the City. 

Item (d):  No Impact.  The City is developed with urban uses, vacant, or cultivated for agricultural production, 

and therefore, does not serve as a wildlife dispersal or migration corridor.  

Items (e) and (f): No Impact.  The City shall comply with the Kern County Valley Floor Wildlife Habitat 

Conservation Plan, which identifies various categories of land for the purpose of prioritizing habitat 

conservation efforts.  The City of Arvin is not identified as an area of “sensitive and significant ecological 

areas,” “protected open space areas,” or land known to be inhabited by endangered species.   Furthermore, the 

City's Municipal Code does not include any ordinances regarding the protection of biological resources, 

including trees.  
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Discussion Items (a), (b) and (c): No Impact.  Much of the City has previously been disturbed, either through 

urban development or cultivation.  According to the National Register of Historic Places, no existing structures 

that are considered as having significant historical value exist in the City.  In addition, prior environmental 

documents for the annexation of the project area indicated that there were no listed historic properties or 

archaeological sites within the project area.  However, the Southern San Joaquin Valley Archaeological 

Information Center indicated there is a possibility that archaeological resources might be present.  Historically, 

the Yokuts tribe populated the San Joaquin Valley from the Sacramento-San Joaquin River Delta south to 

Bakersfield and also the adjacent foothills of the Sierra Nevada mountain range.  The Yokuts tribe also 

inhabited the foothills of the Coastal Range, which lies to the west of the San Joaquin Valley.  In addition, while 

there is no listed evidence of known archaeological or paleontological resources in the City, if future activities 

in the City reveal previously unidentified cultural deposits, an archaeologist must be afforded the opportunity to 

evaluate any additional finds and to complete the analysis in accordance with CEQA guidelines, as amended.  

Should more extensive remains be identified, grading/construction shall be halted in the area of concern so that 

the findings can be assessed.  If it is determined that more formal data recovery is needed, a controlled 

excavation shall be required to adequately record the find and recover the associated cultural materials.  The 

project area has been severely disturbed over at least the past fifty years with   agricultural activities (plowing, 

ripping, construction of channels and drainage basin, etc.).  As noted previously, the site is occupied with 

almond orchards and an irrigation drainage basin.   There are no known historical resources located on the 

project site.  Further, the environmental study prepared for the Arvin General Plan did not identify any historic 

resources on the site or surrounding areas.  The City consulted with the Southern San Joaquin Valley 

Information Center at CSU Bakersfield to request a records search on previous cultural resource searches in the 

subject area.  The Center reported no records of previous searches or any known cultural resources on the 

subject site.  However, the Center does recommend the site be investigated by a qualified archaeologist prior to 

. Cultural Resources 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant with 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a. Cause a substantial adverse change in 

significance of a historical resource as 

defined in §15064.5? 

    

b. Cause a substantial adverse change in the 

significance of an archaeological resource 

pursuant to §15064.5? 

    

c. Directly or indirectly destroy a unique 

paleontological resource or site or unique 

geologic feature 

    

d. Disturb any human remains, including 

those interred outside of formal cemeteries? 
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any ground disturbance activities.  This requirement will be incorporated into conditions of approval for any 

future development of the site. 

Mitigation Measure and Implementation Condition:  The project site shall be investigated by a qualified 

archaeologist prior to any ground disturbance activities.  Findings and report shall be filled with the City of 

Arvin Community Development Department.  Should any findings of significances be identified appropriate 

mitigation measures shall be implemented as recommended by the archaeologist.   Refer to §15064.5 below. 

Item (d):  No Impact.  As part of the General Plan Update Mitigated Negative Declaration, adopted in 2012, the 

Native American Heritage Commission conducted a record search of sacred lands, and their research failed to 

identify the presence of Native American sacred lands in portions of the City.   

Mitigation Measure and Implementation Condition:  The project site shall be investigated by a qualified 

archaeologist prior to any ground disturbance activities.  Findings and report shall be filled with the City of 

Arvin Community Development Department.  Should any findings of significances be identified appropriate 

mitigation measures shall be implemented as recommended by the archaeologist. 

 

EIR OR NEGATIVE DECLARATION; MITIGATION MEASURES 

(a) As part of the determination made pursuant to Section 21080.1, the lead agency shall determine 

whether the project may have a significant effect on archaeological resources. If the lead 

agency determines that the project may have a significant effect on unique archaeological 

resources, the environmental impact report shall address the issue of those resources. An 

environmental impact report, if otherwise necessary, shall not address the issue of nonunique 

archaeological resources. A negative declaration shall be issued with respect to a project if, but 

for the issue of nonunique archaeological resources, the negative declaration would be 

otherwise issued. 

(b) If it can be demonstrated that a project will cause damage to a unique archaeological resource, 

the lead agency may require reasonable efforts to be made to permit any or all of these 

resources to be preserved in place or left in an undisturbed state. Examples of that treatment, in 

no order of preference, may include, but are not limited to, any of the following: 

(1) Planning construction to avoid archaeological sites. 

(2) Deeding archaeological sites into permanent conservation easements. 

(3) Capping or covering archaeological sites with a layer of soil before building on the sites. 

(4) Planning parks, greenspace, or other open space to incorporate archaeological sites. 

(c) To the extent that unique archaeological resources are not preserved in place or not left in an 

undisturbed state, mitigation measures shall be required as provided in this subdivision. The 

project applicant shall provide a guarantee to the lead agency to pay one-half the estimated cost 

of mitigating the significant effects of the project on unique archaeological resources. In 

determining payment, the lead agency shall give due consideration to the in-kind value of 

project design or expenditures that are intended to permit any or all archaeological resources or 

California Native American culturally significant sites to be preserved in place or left in an 

undisturbed state. When a final decision is made to carry out or approve the project, the lead 

agency shall, if necessary, reduce the specified mitigation measures to those which can be 

funded with the money guaranteed by the project applicant plus the money voluntarily 

guaranteed by any other person or persons for those mitigation purposes. In order to allow time 

for interested persons to provide the funding guarantee referred to in this subdivision, a final 

decision to carry out or approve a project shall not occur sooner than 60 days after completion 
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of the recommended special environmental impact report required by this section. 

(d) Excavation as mitigation shall be restricted to those parts of the unique archaeological resource 

that would be damaged or destroyed by the project. Excavation as mitigation shall not be 

required for a unique archaeological resource if the lead agency determines that testing or 

studies already completed have adequately recovered the scientifically consequential 

Association of Environmental Professionals 2016 CEQA Statute 39 

information from and about the resource, if this determination is documented in the 

environmental impact report. 

(e) In no event shall the amount paid by a project applicant for mitigation measures required 

pursuant to subdivision (c) exceed the following amounts: 

(1) An amount equal to one-half of 1 percent of the projected cost of the project for mitigation 

measures undertaken within the site boundaries of a commercial or industrial project. 

(2) An amount equal to three-fourths of 1 percent of the projected cost of the project for 

mitigation measures undertaken within the site boundaries of a housing project consisting 

of a single unit. 

(3) If a housing project consists of more than a single unit, an amount equal to three-fourths of 

1 percent of the projected cost of the project for mitigation measures undertaken within the 

site boundaries of the project for the first unit plus the sum of the following: 

(A) Two hundred dollars ($200) per unit for any of the next 99 units. 

(B) One hundred fifty dollars ($150) per unit for any of the next 400 units. 

(C) One hundred dollars ($100) per unit in excess of 500 units. 

(f) Unless special or unusual circumstances warrant an exception, the field excavation phase of an 

approved mitigation plan shall be completed within 90 days after final approval necessary to 

implement the physical development of the project or, if a phased project, in connection with 

the phased portion to which the specific mitigation measures are applicable. However, the 

project applicant may extend that period if he or she so elects. Nothing in this section shall 

nullify protections for Indian cemeteries under any other provision of law. 

(g) As used in this section, “unique archaeological resource “means an archaeological artefact, 

object, or site about which it can be clearly demonstrated that, without merely adding to the 

current body of knowledge, there is a high probability that it meets any of the following 

criteria: 

(1) Contains information needed to answer important scientific research questions and that 

there is a demonstrable public interest in that information. 

(2) Has a special and particular quality such as being the oldest of its type or the best available 

example of its type. 

(3) Is directly associated with a scientifically recognized important prehistoric or historic event 

or person. 

(h) As used in this section, “nonunique archaeological resource” means an archaeological artefact, 

object, or site which does not meet the criteria in subdivision (g). A nonunique archaeological 

resource need be given no further consideration, other than the simple recording of its existence 

by the lead agency if it so elects. 

(i) As part of the objectives, criteria, and procedures required by Section 21082 or as part of 

conditions imposed for mitigation, a lead agency may make provisions for archaeological sites 

accidentally discovered during construction. These provisions may include an immediate 

evaluation of the find. If the find is determined to be a unique archaeological resource, 

contingency funding and a time allotment sufficient to allow recovering an archaeological 

sample or to employ one of the avoidance measures may be required under the provisions set 
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forth in this section. Construction work may continue on other parts of the building site while 

archaeological mitigation takes place. 

(j) This section does not apply to any project described in subdivision (a) or (b) of Section 21065 if 

the lead agency elects to comply with all other applicable provisions of this division. This 

section does not apply to any project described in subdivision (c) of Section 21065 if the 

Association of Environmental Professionals 2016 CEQA Statute 40 

applicant and the lead agency jointly elect to comply with all other applicable provisions of this 

division. 

(k) Any additional costs to any local agency as a result of complying with this section with respect 

to a project of other than a public agency shall be borne by the project applicant. 

(l) Nothing in this section is intended to affect or modify the requirements of Section 21084 or 

21084.1. 

 

Discussion:  The project is a request for a General Plan amendment and zone change.  While unlikely due to 

past grading and agricultural activities, should any human remains be discovered during grading and 

construction, the Kern County Coroner must be notified immediately.  (The Coroner has two working days to 

examine the remains and 24 hours to notify the Native American Heritage Commission [NAHC] if the remains 

are Native American. The most likely descendants then have 24 hours to recommend proper treatment or 

disposition of the remains, following the NAHC guidelines). 

 

Mitigation Measure and Implementation Condition:  Should any human remains be discovered during 

grading and/or construction, the Kern County Coroner must be notified immediately.  All work shall be halted 

within a radius of 100 feet.  (The Coroner has two working days to examine the remains and 24 hours to notify 

the Native American Heritage Commission [NAHC] if the remains are Native American. The most likely 

descendants then have 24 hours to recommend proper treatment or disposition of the remains, following the 

NAHC guidelines). 
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VI. Geology and Soils 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No       

Impact 

a. Expose people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or death 
involving: 

    

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

    

 ii. Strong seismic ground shaking?     

 iii. Seismic-related ground failure, including 
liquefaction? 

    

 iv. Landslides?     

b. Result in substantial soil erosion or the loss of topsoil?     

c. Be located on a geologic unit or soil that is unstable, or 
that would become unstable as a result of the project, and 
potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse?  Section 
2.0 of environmental analysis indicates “less than 
Significant Impact. 

    

d. Be located on expansive soil, as defined in Table 18-1-B of 
the Uniform Building Code (1994), creating substantial 
risks to life or property? 

    

e. Have soils incapable of adequately supporting the use of 
septic tanks or alternative wastewater disposal systems 
where sewers are not available for the disposal of 
wastewater? 

    

Discussion 

Items (a i), (a ii) and (a iii):  No Impact.  Earthquake safety is important to all California residents, especially 

to the residents and workers of the Arvin, which is in a region of active faults.  In 1952, an earthquake along the 

White Wolf Fault, which is located less than three miles east of the City and shown in Figure 9, caused 

immense and widespread damage to the City and the region.  This 7.5 magnitude earthquake resulted in many 

deaths and damaged buildings beyond repair.   
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City of Arvin – General Plan and Rezone 2013-

01 

Figure 9 

Active Faults 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Liquefaction is another seismic-related safety risk.  It is defined as a phenomenon in which water-saturated 

granular soils are temporarily transformed from a solid to a liquid state because of a sudden shock or strain, 

typically occurring during earthquakes.  Although the local water table averages 210 feet below the soil 

surface, the high seismic activity of the region may cause some seismic-related ground failure.   

The occurrence of a major earthquake in the central and southern California region could result in loss of life, 

injury and property damage.  Ground shaking would be responsible for the majority of the damage within the 

City of Arvin.  However, this hazard is no greater than those present in other areas of the central and southern 

California region.  Furthermore, all construction of new buildings or rehabilitation of existing buildings shall 

be in conformance with the latest adopted edition of the Uniform Building Code, zoning codes and State 

Building codes, to ensure that any development will be in compliance with earthquake safety regulations.  In 

addition, to minimize the impact with respect to seismic ground shaking, the applicant of a major development 

shall provide the City for its review and consent a comprehensive geological investigation that explores and 

evaluates soil engineering criteria, and document the potential for seismically induced ground shaking on the 

building site.  Such investigations shall be conducted by a licensed civil engineer specializing in the practice 

of soil mechanics, and by a certified engineering geologist.  Construction shall be in compliance with the 

findings and recommendations of the required investigations.   

White Wolf Fault 
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Item (a iv) No Impact.  A landslide is the descent of earth and rock down a slope.  Since Arvin sits at the 

foothills of the Tehachapi Mountains, there is a slight downward slope to its topography.  In the northern 

portion of the City the elevation is approximately 460 feet above sea level and it gradually slope down to the 

south to an elevation of approximately 400 feet above sea level, a difference of only 60 feet over a three-mile 

distance.  The length of the Project Site (north-south) is only 660 feet and relatively flat; therefore, the 

potential for a landslide does not exist.   

Item (b): Less Than Significant Impact.  The potential for soil erosion is low to moderate.  New 

development on the Project Site may require some grading to provide for building pads, parking facilities, 

utilities, and drainage.  According to the General Plan, lose of top soil is slight, due to the low degree of slope 

of the land and to the highly permeable nature of the soil.  Policy 1.1.3 of the General Plan Safety Element 

requires all proposed development to adhere to safe and accepted practices for minimizing hazards from 

adverse soil, subsidence or erosion conditions.  

Items (c) and (d):  Less Than Significant Impact.  All construction and development in the Project Site, as 

well as Citywide, will adhere to the California Building Code and standard building practices, policies and 

guidelines to ensure that any geologic impacts including on- and off-site landslides, lateral spreading, 

subsidence and expansive soils are less than significant.     

Item (e):  No Impact.  Arvin’s wastewater system is serviced by the City, and according to the City, the 

existing system is adequate to meet the needs of its residents and businesses.  Most of the City has sewer 

lines that connect to the municipal sewer system; however, a few parcels are still dependent on septic tanks 

for sewer disposal.  The majority of the parcels on septic tanks are located in the industrial areas along Derby 

Street south of Bear Mountain Boulevard.  The City is currently examining the adequacy of the municipal 

sewer system for all Arvin residents and the cost of connecting the few remaining units to the system.  All 

future housing developments will be adequately connected to the existing wastewater system using funds 

collected through development fees currently established by the City.    
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VII. Greenhouse Gas Emissions 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a. Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment? 

    

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

    

Discussion 

Item (a): No Impact.  The construction and operation of the proposed Project would generate greenhouse 

gas (GHG) emissions through the burning of fossil fuels or other emissions of GHGs, which are likely to 

contribute to cumulative impacts related to global climate change.  The gases that are widely seen as the 

principal contributors to climate change are: 

▪ Carbon dioxide (CO2) 

▪ Methane (CH4) 

▪ Nitrous oxide (N2O) 

▪ Hydrofluorocarbons (HFCs) 

▪ Perfluorocarbons (PFCs) 

▪ Sulfur Hexafluoride (SF6) 

According to the requirements of SB 97, the Natural Resources Agency adopted amendments to the CEQA 

Guidelines for the mitigation of GHG emissions and analysis of the effects of GHG emissions.  The adopted 

CEQA Guidelines provide regulatory guidance on the analysis and mitigation of GHG emissions in CEQA 

documents, while giving lead agencies the discretion to set quantitative or qualitative thresholds for the 

assessment and mitigation of GHGs and climate change impacts.  

  

Item (b):  No Impact.   In 2006, the State passed the California Global Warming Solutions Act of 2006 (AB 

32), which requires the California Air Resources Board to design and implement emission limits, regulation, 

and other measures, such that feasible and cost-effective statewide GHG emissions are reduced to 1990 levels 

by 2020.  In 2008, the State passed SB 375, which creates regional planning processes designed to reduce 

GHG emissions in accordance with AB 32.  These processes tie GHG reduction targets to the region’s land 

use and transportation strategic plans, which in turn will influence the City’s own local plans for land use and 

affordable housing. 

The proposed Project is consistent with General Plan policies, which follow the key principles identified in 

State law and guidance documents, such as uses for mineral extraction.   Thus, the Project does not conflict 

with AB 32 or SB 375.  Furthermore, the City, as a member of the Kern Council of Governments, will 

participate in implementing the adopted Regional Transportation Plan (RTP) and Sustainable Communities 

Strategy (SCS), which integrates land use and transportation planning.   
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The San Joaquin Valley Air Pollution Control District (Air District) reviewed the project and expressed no 

concerns with greenhouse gas emissions, supporting the determination that the project will not generate 

greenhouse gas emissions, either directly or indirectly, that may have a significant impact on the environment. 

The project will adhere to the Air District Rules described in Section III. A. B. C. D. Air Quality 
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VIII. Hazards and Hazardous Materials 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

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

    

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

    

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

    

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

    

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

    

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

    

Discussion 

Items (a), (b) and (c):  No Impact.  The proposed Project does not include any specific development 

projects nor propose any construction activities that would result in hazards due to the emission, transport, 

use or disposal of hazardous materials.   

For household hazardous waste, the City directs Arvin residents to dispose of this waste such as paints, used 

motor oil, poisons and garden chemicals at one of the Mountainside Disposal Centers.  The nearest Collection 

Center to the City is the CVT Recycling Center located at 8665 S. Union Ave, Bakersfield, CA 93307.  Any 
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increases in the disposal of household hazardous waste will be disposed of at this location 

Item (d):  No Impact.  The Project Site is not included on a list of hazardous materials sites pursuant to 

Government Code Section 65962.5.  The only site within the City of any potential significance is the Brown 

and Bryant site located on Derby Street, south of Bear Mountain Boulevard, which is identified by the EPA 

on its National Priorities List (NPL) as a property of highest priority for remediation under the Superfund 

Program.  This Superfund site is located approximately one mile north of the Project Site. The Brown and 

Bryant site is also identified on the Comprehensive Environmental Response Compensation and Liability 

Information System (CERCLIS), the California Department of Toxic Substances Control (DTSC) Calsites or 

Site Mitigation and Brownfields Reuse Programs Database (SMBRPD), and the Hazardous Waste and 

Substances Site List (Cortese List AB 3750).  In addition, the Regional Water Quality Control Board’s 

(RWQCB) Leaking Underground Storage Tanks (LUST) database does not show any recorded sites within 

the City that are open and undergoing investigation or remediation for leaking underground storage tanks.  

Items (e) and (f): No Impact.  The nearest airport to the Project Site is Bakersfield Municipal Airport which 

is located approximately 18 miles to the northwest, and the nearest private airport is the agricultural (crop 

dusting) landing strip located approximately three miles to the southwest of the Project Site.  The Project Site 

and the City as a whole is not located within the limits of the airport impact zone.   

Operational Statement Checklist – self-mitigation as part of the operational statement.  All drilling towers shall 

be marked and lighted in such a manner as to avoid potential safety hazards to aircraft application of herbicides 

and pesticides on adjacent farmlands 

Item (g):  No Impact.   The proposed Project does not propose any changes to the roadway system or 

evacuation routes designed by the City that will interfere or have a negative impact on emergency response.  

The evacuations of people will proceed according to the City’s policies related to emergency preparedness.  

In addition, the City will coordinate emergency response and relief services with county, state, federal and 

volunteer agencies.   The operational statement checklist discusses delivery of equipment and materials to the 

project site.  Trucking routes will be adhered to per the Circulation Element.   

Item (h):  No Impact.  The entire City is shown as “unzoned” on the Fire Hazard Severity Zone map for Kern 

County produced by the California Department of Forestry and Fire Protection (CalFire) and is not identified 

as a high-risk area.  Furthermore, the proposed Project is aligned with the existing General Plan Safety Element, 

which includes a policy which ensures the safety of the residents of the City through proper consideration of 

location of earthquakes faults and their relationship to development, natural flooding hazards from storm runoff 

slope development and related problems of earth slippages and hazards for fire in brush or grasslands.  Safety 

Element programs that specifically address fire and fire-related hazards include: 

▪ Encourage and promote improved fire and geologic hazard insurance programs 

▪ Review and update as necessary the community’s disaster preparedness and emergency plans 

▪ Continue the ongoing program of education inspection and abatement of fire hazards through fire 

prevention measures 

▪ Maintain weed abatement and brush clearance programs to reduce fire hazards to developed property 

in the immediate vicinity of vacant, undeveloped land 

Develop proper mitigation measures to protect new urban development projects from possible brush fire 
hazards 
 
 

2.2.f

Packet Pg. 199

A
tt

ac
h

m
en

t:
 E

2-
 IS

 -
P

t 
1 

C
h

ec
k 

L
is

t 
 G

P
-Z

C
 2

01
3-

01
  (

A
ri

st
o

n
 P

ro
je

ct
)



Page 26 of 30 

 

IX. Hydrology and Water Quality 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a. Violate any water quality standards or waste discharge 
requirements? 

    

b. Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there 
would be a net deficit in aquifer volume or a lowering of 
the local groundwater table level (e.g., the production 
rate of pre-existing land uses or planned uses for which 
permits have been granted)? 

    

c. 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? 

    

d. 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? 

    

e. 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? 

    

f. Otherwise substantially degrade water quality?     

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

    

h. Place within a 100-year flood hazard area structures, 
which would impede or redirect flood flows? 

    

i. Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a 
result of the failure of a levee or dam?  

    

j. Inundation of seiche, tsunami, or mudflow?     
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Discussion 

Item (a):  No Impact.    Water runoff from the Project Site may include spills and other chemicals that 

cumulatively may result in degradation of off-site surface waters.  However, as part of Section 402 of the 

Clean Water Act, the EPA has established regulations under the National Pollution Discharge Elimination 

System (NPDES) program to control direct storm water discharge.  In California, the State Water Quality 

Control Board administers the NPDES permitting program.  The NPDES program regulates industrial 

pollutant discharges, which include construction activities.  All new construction projects more than five 

acres must prepare a Storm Water Pollution Prevention Plan (SWPPP) and file a Notice of Intent with the 

State Water Resources Control Board under the requirement of Statewide Industrial Storm Water Permit for 

General Construction Activities. 

Item (b): No Impact.   The current 2012 General Plan designates the Project Site for Light Industrial and 

Heavy Industrial use.  Since the Project Site is currently vacant, any development on the site would increase 

the amount of impermeable surfaces that could result in additional urban runoff and contribute to the reduced 

amount of groundwater recharge.   

 

Previous to 1966, water levels reflected a decline as local groundwater extraction by the Arvin Community 

Services District and local agricultural operators.  The groundwater extractions exceeded recharge.  However, 

since 1966, the Arvin-Edison Water Storage District has engaged in a program of groundwater 

replenishment, which resolved any depletion of ground water supply or quality of ground water.  

Furthermore, compliance with the current General Plan policies presented below will further ensure that 

impacts on groundwater recharge will be less than significant:   

CO-3.1 Encourage continued groundwater recharge efforts of the Arvin-Edison Water Storage District. 

CO-3.2 Embark on a public education program regarding water conservation practices in residential, 

commercial, industrial and public facility development. 

CO-3.4 Require thorough information in all environmental assessments for projects which may have a 

substantial effect on groundwater levels. 

Items (c), (d) and (e):  No Impact.   For the purposes of this environmental assessment, the Project could  

result in an increase of domestic water consumption, as noted in the Domestic Water report. There are no 

streams or rivers traversing the Project Site. The resultant conclusion would be No Impact due to on-site 

containment.   

Item (f): No Impact.  Adherence to applicable standards, policies and best management practices will ensure 

that potential impacts related to water quality and storm water discharge would be No Impact.    

Items (g) and (h):  No Impact.  The City participates in the National Flood Insurance Program.  According 

to the Federal Emergency Management Agency (FEMA) Flood Hazard map shown in Figure 10, much of 

the City is in the 100-year flood zone (one percent annual change flood).  FEMA categorizes most of the City 

as being within Zone AO, wherein there exists a one percent or greater chance of flooding in a given year, 

with an average depth of one to three feet. Other areas within Arvin are included in Zone A, in which 

flooding has a one percent chance per year to occur, but no depths have been established. The remainder of 

the City’s area is located in Zone X, or areas of moderate (0.2% to 0.5% annual chance) flood hazard. 

Because the City is in the 100-year flood zone, mandatory flood insurance purchase requirements and 

floodplain management standards apply.   

2.2.f

Packet Pg. 201

A
tt

ac
h

m
en

t:
 E

2-
 IS

 -
P

t 
1 

C
h

ec
k 

L
is

t 
 G

P
-Z

C
 2

01
3-

01
  (

A
ri

st
o

n
 P

ro
je

ct
)



Page 28 of 30 

 

 

 

 

 

 

 

 

 

 

 

In order to minimize flooding impacts, and pursuant to FEMA requirements, Chapter 15.32 (Floodplain 

Management) of the Arvin Municipal Code establishes flood-resistant standards for building anchoring, 

construction materials and methods, storage of materials, utilities and land subdivisions.  Adherence to the 

City's Municipal Code Chapter 15.32 will reduce any potential impacts to less than significant levels. 

Item (i): No Impact.   Catastrophic failure of the Isabella Dam system could release significant amounts of 

water towards the City of Arvin, located about 55 miles to the southwest.  Future development in the City 

could result in the exposure of additional people and property to flood hazards, although reductions in the 

amount of water contained in Lake Isabella, combined with the vast distance flood waters must travel to the 

City of Arvin, reduce such potential impacts.  In addition, adherence to City and FEMA development 

standards will further reduce such potential impacts.  

Item (j): No Impact.  A seiche is a standing or stationary wave in an enclosed or partially enclosed body of 

water, such as lakes, reservoirs, and bays.  The only enclosed bodies of water within the City of Arvin that 

could induce seiche or seiche-related phenomena are two man-made lakes located in the southern portion of 

the City.  Due to the relatively small size of the lakes and their distance from the Project Site, seiche would 

not impact the Project Site.   

 

A tsunami, also referred to as a tidal wave, is a sea wave generated by submarine earthquakes, major 

landslides, or volcanic action.  Arvin is located in the Central Valley, hundreds of miles from the California 

coastline, thus eliminating the potential hazard to people and structures from tsunamis.  The possibility of 

mudflows does not exist, given the absence of hillside and mountainous terrain within the City.  
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Source:  Federal Emergency Management Agency, http://www.arvin.org/wp-

content/uploads/2017/02/Arvin-Flood.pdf 

City of Arvin  -General Plan and Rezone 2013-01 FEMA Flood Hazard 
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X. Land Use and Planning 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a. Physically divide an established community?     

b. Conflict with any applicable land use plan, policy, 

or regulation of an agency with jurisdiction over 

the project (including, but not limited to the 

general plan, specific plan, local coastal program, 

or zoning ordinance) adopted for the purpose of 

avoiding or mitigating an environmental effect? 

    

c. Conflict with any applicable habitat conservation 

plan or natural community conservation plan? 

    

Discussion 

Item (a): No Impact.   The project is a request for a General Plan amendment and zone change, to 

allow a mix of residential and commercial development on a site that is currently in agricultural 

use, but which is designated by the General Plan for future residential development.  There is no 

aspect of the current request that would physically divide the established community.  The site is 

bordered by several major streets, including Sycamore Road, Tejon Highway and Malovich Road.  

These roadways will form logical boundaries between the site and surrounding areas, including 

industrial areas to the north. 

Item (b): Less Than Significant Impact.  The proposed request conflicts with the existing General 

Plan land use designation and zoning designation for the site.  The Land Use map designates a 

portion of the site “Heavy Industrial” with the remaining area designated “Light Industrial”.  In 

terms of zoning a portion of the site is designated A-1 (Light Agriculture) and the remainder is 

zoned A-2 (General Agriculture).  The proposed general plan amendment of residential and 

commercial provided for additional high density residential development for affordable housing 

and a variety of housing opportunity ranging from single family, duplex, townhouses, 

condominiums and increased opportunity for services and amenities in the southern portion of the 

city.  Establishing a planned development overlay provides the city and project sponsor 

opportunity to incorporate and establish design concepts that insure a safe and healthy environment 

will be created 

Item (c): No Impact.  As previously discussed in Section IV (Biological Resources) of this 

document, the City will comply with the Kern County Valley Floor Wildlife Habitat Conservation 

Plan. 
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Zoning Map As 

 

General Plan Amendment and Rezone 2013-01  
Figure 3 -City of Arvin  

of 2018 
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XI. Mineral Resources 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No       

Impact 

a. Result in the loss of availability of a known 

mineral resource that would be of value to the 

region and the residents of the state? 

    

b. Result in the loss of availability of a locally 

important mineral resource recovery site 

delineated on a local general plan, specific plan 

or other land use plan? 

    

Discussion 

Items (a), (b): No Impact.  The General Plan does not identify any areas within the City where 

significant mineral deposits are present, nor does it identify any mineral resource recovery sites.  

Therefore, no significant loss of known mineral resources of future value to the region or the State 

is anticipated.   

There are no known mineral resources on or near the site.  There are operating and abandoned oil 

wells in and around Arvin, however there are none known to exist on the subject site.  The site is 

designated for urban development by Arvin’s General Plan – at the time any future development 

is proposed a detailed evaluation of the potential for abandoned wells must be conducted.  This 

includes consultation with the State of California Division of Oil, Gas and Geothermal Resources. 

Consultation with the State of California Division of Oil, Gas and Geothermal Resources dated 

April 11, 2018 no known gas or oil wells are known to exist in the project area 
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XII. Noise 

Would the project result in: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a. 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? 

    

b. Exposure of persons to or generation of 

excessive groundborne vibration or groundborne 

noise levels? 

    

c. A substantial permanent increase in ambient 

noise levels in the project vicinity above levels 

existing without the project? 

    

d. A substantial temporary or periodic increase in 

ambient noise levels the project vicinity above 

levels existing without the project? 

    

e. For a project located within an airport land use 

plan or, where such a plan has not been adopted, 

within two miles of a public airport or public use 

airport, would the project expose people residing 

or working in the project area to excessive noise 

levels? 

    

f. For a project within the vicinity of a private 

airstrip, would the project expose people 

residing or working in the project area to 

excessive noise levels? 

    

Discussion 

Items (a), (b), (c) and (d): Less Than Significant Impact.  The City is exposed to noise from 

construction activities and traffic on the City’s roadway system.  The Bear Mountain Boulevard 

(SR-223) is a major arterial that traverses the City east-west.  Much of the long-term ambient noise 

in the northern portion of the City is from traffic noise on Bear Mountain Boulevard.  As traffic 

increase as a result of future development, long-term noise is also anticipated to increase and 

impact residential neighborhoods.  However, any future developments will be subject to the 

following General Plan Noise Element policy: Preserve and ensure a safe and quiet environment 
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in residential neighborhoods.  Noise levels will adhere to the noise standards for residential 

properties in the City's Municipal Code and presented in Table 2. 

Table 2 

Residential Noise Standards 

Noise Level Time Period 

55 dB(A) 7:00 a.m.--10:00 p.m. 

50 dB(A) 10:00 p.m.--7:00 a.m. 

Source: Arvin Municipal Code 

Construction-related noise is generally short-term and temporary and is acceptable provided it is 

limited to the houses established in Municipal Code Chapter 9.08 (Noise Disturbance Ordinance), 

which states the times allowed for construction to be between 6 a.m. and 9 p.m. except with urgent 

cases of health and safety of the public, which would need approval by the City Manager.  

The project is a request for a General Plan amendment and zone change – no development is 

currently proposed.  The project proposes land use and zoning designations that would allow a 

combination of residential and commercial development on the subject site. The most conspicuous 

likely source of noise impact to the site would be from traffic on major roadways that border the 

site, including Sycamore Road on the north, Tejon Highway on the west and Malovich Road on 

the east.  To buffer sensitive land uses (such as single family residential development) from these 

noise sources, the City typically requires the installation of solid masonry walls along major 

roadways.  This type of mechanism will be considered in the review of any development that is 

proposed for the site. 

Development brought about by the Project will be consistent with the existing General Plan Noise 

Element policies and the noise ordinance in the Municipal Code, which will minimize noise 

exposure for sensitive land uses. 

Items (e) and (f): Less Than Significant Impact.  The nearest airport to the City is Bakersfield 

Municipal Airport which is located approximately 18 miles to the northwest, and the nearest 

private airport is the agricultural (crop dusting) landing strip located approximately three miles to 

the southwest of the city limits.   
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XIII. Population and Housing 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a. Induce substantial population growth in an area, 

either directly (for example, by proposing new 

homes and businesses) or indirectly (for example, 

through extension of roads or other 

infrastructure)? 

    

b. Displace substantial numbers of existing housing, 

necessitating the construction of replacement 

housing elsewhere? 

    

c. Displace substantial numbers of people, 

necessitating the construction of replacement 

housing elsewhere? 

    

Discussion 

Item (a): Less Than Significant Impact.  The Project's potential increase in population is 

estimated at 3000 residents.  In 2017, the City had a population of 19,304 residents, and according 

to the 2012 General Plan, the City’s population holding capacity is 40,355 residents, and addition 

21,051 residents.  The population increase of the proposed Project represents only 1.9 percent of 

the City’s population growth. As an urbanized city with established residential neighborhoods, 

Arvin does not require significant expansion of roads and other infrastructure that could induce 

additional population growth, and only incremental capacity improvements to existing 

infrastructure are anticipated.   

 

The project consists of a request for a General Plan amendment and a zone change to allow for a 

range of residential developments that will include high density residential development, a variety 

of housing type opportunities ranging from single family, duplexes, townhouses, condominiums 

and commercial development.  Based on preliminary data based on the general plan housing unit 

density approximately 680 units may be developed.  (Note:  R-2 PD at 27.1 Acres – housing 

density 15 units per acre yields approximately 405 residential units; R-3 PD at 7.25 Acre – housing 

density of a mandatory 20 units per acre yields approximately 143 housing units; and R-4 PD at 

6.01 Acres – housing density of a mandatory 24 units per acre yields approximately 144 housing 

units.  Based on an average of 4.3 persons per dwelling and a total of 692 housing units, the project 

could result in a build-out population of 2,975 persons.  Residential densities that are proposed 

within the project will be consistent with maximum densities that are allowed in the R-2 (Two 

Family Dwelling); R-3 (Limited Multiple Family); and R-4 (Multiple Family) zones.   
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While development of the site will introduce a new grouping of population that was not forecast by the 

2012 Arvin General Plan, this increase in population may be offset by a reduction in potential employment 

sources associated with the existing industrial designations that are applied to the land.  In other words, the 

potential for one or more significant employers will be negated by the proposed action.  Such employers 

could have generated a significant increase in employment (and the need for housing) in Arvin. 

In addition, Arvin’s General Plan forecasts a build out population of approximately 40,000 persons by the 

year 2035.  The project would constitute a small part of that amount.  It is believed that with the extremely 

low growth rate experienced since with economic meltdown of the mid 2000’s that there is a growing pent-

up demand for new housing and commercial development in Arvin.  The project will function to 

accommodate some of that demand. 

Proposed Residential Zoning Designations – refer to Map 3: a. A total of 40.13 acres designated as 

Residential with; i. 27.17 Acres “Medium Density Residential -Permitting up to a maximum of 15 units per 

acre”; ii.  13.6 Acres High Density Residential – Permitting up to a maximum of 20 and 24 units per acre”.   

In terms of zoning, the land use designations translate into the following zoning categories: 

R2-PD:  27.17 Acres zoned R-2-PD (Two Family Dwelling Zone- Planned Development) permitting up to 

15 units per acre. 

R-3-PD (Limited Multiple Family Zone- Planned Development) requires a mandatory development of a 

maximum of 20 units per acre.  

R-4-PD (Multiple Family Dwelling Zone – Planned Development) requires a mandatory development of  

24 units per acre 

The city has adopted a no net loss policy which requires the City or the project applicant to replace lands 

that have been identified for high density residential development are committed to or predesignated for a 

lesser density than mandated by the City’s General Plan for High Density residential development.  This 

project crates an additional 13.6 acres of land for High Density residential development.  This project will 

implement the no net loss high density residential lands that have either a vesting tentative map or 

development agreement that limits the implementation and creation of high density residential 

development.   

Items (b) and (c): No Impact.  The proposed Project would allow higher residential densities on a site that 

is currently vacant, and therefore, would not displace any homes or residents.  As previously discussed in 

the Land Use section, the adoption of the Project would provide needed affordable housing within the City.  

The purpose of the Project is to implement the No Net Loss of high density housing units identified in the 

2008-2013 Housing Element.  
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XIV. Public Services 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No       

Impact 

a. Result in substantial adverse physical impacts 

associated with the provision of new or 

physically altered governmental facilities, need 

for new or physically altered governmental 

facilities, the construction of which could cause 

significant environmental impacts, in order to 

maintain acceptable service ratios, response 

times or other performance objectives for any of 

these public services: 

    

 i. Fire protection?     

 ii. Police protection?     

 iii. Schools?     

 iv. Parks?     

 v. Other public facilities?     

Discussion 

Item (a i): Less Than Significant Impacts.  Fire protection service is provided by the Kern 

County Fire Department.  The Fire Department operates Station 54 on 301 Campus Drive, Arvin, 

CA. 93203.  As presented in Table 3, according to the Arvin General Plan Update MND, in 2012, 

Station 54 had nine (9) staff members and two (2) fire engines.  According to the Arvin 2016 

Municipal Service Review (2016 MSR), the Fire Department responds to approximately 692 

service calls annually within the city limits and has an average response time of 4 minutes and 14 

seconds. The 2016 MSR did not indicate any infrastructure or service deficiencies regarding the 

Kern County Fire Department.  Further, the current General Plan’s Safety Element includes goals 

and policies that would ensure adverse fire hazard and protection impacts would be minimized:   

The project is a request for a General Plan amendment and zone change to allow future 

development of a combination of residential and commercial projects, and no development is 

currently proposed.  Prior to or concurrent with any future development a funding source will be 

required and reviewed to ensure that fire safety is considered and oversight of the Fire Department 

is provided in the project review.  All new development is typically required to install fire hydrants 

and most new development is required to provide fire sprinklers within buildings, and 

establishment of an annual funding program for these services.  With the provision of these 
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standards and fire department oversight, and funding program, the project’s impacts on fire 

protection resources will be less than significant.  In addition, the City will require the 

establishment of Community Service District or equivalent financing structure which will require 

the establishment of an annual funding contributing to the provision of public services such as fire 

services, police services, storm drainage maintenance, and other public services.   

1. The Fire Marshall and the City Building Inspector shall ensure that all buildings are 

designed and equipped for an adequate level of fire protection. 

2. The City should construct and develop new water wells, wherever feasible, to increase 

water supply and water pressure, thus insuring adequate fire protection in existing and 

future developments. 

3. The City of Arvin should introduce and support community programs that train the general 

public to assist the police, fire, and civil defense personnel during periods of fire or flood. 

4. The City of Arvin shall continue coordination and cooperation with the Arvin Community 

Services District and Arvin-Edison Water Storage District to assure wise management of 

the natural resources and to discourage unnecessary ground water withdrawal. 

 

Mitigation Measure:  To insure that future growth may be provided the needed services such as 

Fire, Police, storm drainage maintenance, road infrastructure maintenance, the project shall be 

required to establish a Community Services District or equivalent funding mechanism, known as 

the Mello-Roos Community Facilities Act of 1982 per California Code sections 53311 through 

53317.5 and 53340 through 53344.4  or equivalent be established at the applicants expense prior 

to or concurrent with any future development entitlement.   

Item (a ii): Less Than Significant Impact.  Police protection services for the City of Arvin are 

provided by the Arvin Police Department from its headquarters located at 200 Campus Drive, 

Arvin, CA 93203.  According to the City’s 2016 Municipal Service Review, in 2016, there were 

17 sworn officers at the Arvin Police Department.  The City provides 0.85 officers per 1,000 

population, which is below the 1.00 officer per 1,000 population standard of service that the City 

wants to provide.  Therefore, the Project’s potential increase in units and populations would 

increase the demand for additional law enforcement officers.   

Mutual aid agreements with the Kern County Sheriff’s Department and California Highway Patrol 

could help supplement police protection services in the City.  In addition, the current General Plan 

Table 3 

Fire Protection Services 

Location 
Service and 
Equipment Staffing Function 

Fire Station 54 

301 Campus Drive, Arvin 

2 Fire Engines 

 

9 Staff 

(3 Shifts) 

 

Fire Fighting 

Fire Prevention 

Hazmat 
Management 

Source: KCFD Kern County Fire Department, Station 54, 2012 
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includes Crime Prevention Through Environmental Design (CPTED) policies, which would be 

required of new residential development. These policies would further the reduce the demand for 

police protection.  Also, compliance with the current General Plan Community Health Element 

policy presented below will further ensure that impacts on police protection will be less than 

significant: 

CH-8.2 Pursue an integrated strategy to reduce street crime and improve personal safety. 

Mitigation Measure:  To insure that future growth may be provided the needed services such as 

Fire, Police, storm drainage maintenance, road infrastructure maintenance, the project shall be 

required to establish a Community Services District or equivalent funding mechanism, known as 

the Mello-Roos Community Facilities Act of 1982 per California Code sections 53311 through 

53317.5 and 53340 through 53344.4  or equivalent be established at the applicants expense prior 

to or concurrent with any future development entitlement.   

Item (a iii): Less Than Significant Impact.  The proposed Project's increase in the population 

would result in an increase in demand for school services.  To supplement to costs associated with 

the additional students, the City imposes a development fee of $9.69 per square foot of residential 

development, which goes to the Arvin Union and Kern High School Districts.  In addition, 

compliance with the current General Plan policies presented below will further ensure that impacts 

on schools will be less than significant:  

LU-17.1 Ensure the provision of adequate land for school campuses, according to the level 

of need identified by the appropriate school districts and private institutions. 

LU-17.2 Accommodate institutions of higher learning, such as community colleges and 

trade schools, to the greatest extent feasible by removing regulatory barriers. 

Item (a iv):  Less Than Significant Impact.  The additional population growth that could result 

from the adoption of the proposed Project would require additional parks and recreational 

facilities.  Currently there are five parks within the City totaling approximately 47 acres.  The 

current the land-to-resident ratio is 2.5 acres per 1,000 residents.  The Statewide Park Development 

and Community Revitalization Act of 2088 (AB 31) considers any community with a ratio of three 

acres per 1,000 residents as a "critically underserved community".   

The project is a request for a General Plan amendment and zone change on the subject site, located 

south of Sycamore Road, east of Tejon Highway and west of Malovich Road in the southeast part 

of Arvin.  No development is currently proposed, therefore there will be no increase in the use of 

parks or other recreation facilities.  The project will facilitate future development of the site with 

a combination of residential and commercial uses.  These uses will increase the demand for local 

park and recreational facilities.  As noted under #XIV above, the City collects a park development 

fee against new development projects which is used to develop new park facilities.  The City also 

has the ability to require the dedication of land (in lieu of fees) for use for parks.  These factors 

can be used to reduce the project’s impact on recreation resources. 

To ensure that any new recreational facilities do not have any adverse physical effects on the 

environment, the City shall comply with the following Conservation and Open Space Element 

policies:   

CO-2.3 Maintain parks and public facilities in a way that enhances the appearance of City’s 
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public spaces and contributes to the City’s identity. 

CO-2.4 Ensure existing facilities are maintained in good working order to address the 

passive and active recreational needs of Arvin residents. 

CO-2.6 Identify and pursue opportunities to open up school playgrounds and playfields to 

public recreational use outside of school hours through joint-use agreements with 

the appropriate school districts. 

CO-2.9 Promote the use of vacant public land within developed neighborhoods for 

temporary recreational uses.    

Item (a v):  Less Than Significant Impact.  The proposed Project would increase demand for 

public services and facilities; however, implementation of the following policies to enhance the 

expand and enhance the existing public facilities would result in less than significant impacts on 

public facilities:  To insure that the city’s ability to provide and maintain service, the City shall 

require the establishment of Community Service District or equivalent financing structure which 

will require the establishment of an annual funding contributing to the provision of public services 

such as fire services, police services, storm drainage maintenance, and other public services.   

CO-2.3 Maintain parks and public facilities in a way that enhances the appearance of City’s 

public spaces and contributes to the City’s identity. 

CO-2.4 Ensure existing facilities are maintained in good working order to address the 

passive and active recreational needs of Arvin residents. 

CO-2.6 Identify and pursue opportunities to open up school playgrounds and playfields to 

public recreational use outside of school hours through joint-use agreements with 

the appropriate school districts. 

CO-2.7 Encourage conservation and promotion of the City’s historical and cultural 

resources. 

CO-2.8 Promote the development and design of the public facilities (e.g. City Hall) area 

near Jewett Square, as the focal point of the community and to develop the City’s 

identity. 

CO-2.9 Promote the use of vacant public land within developed neighborhoods for 

temporary recreational uses.    

Mitigation Measure:  To insure that future growth may be provided the needed services such as 

Fire, Police, storm drainage maintenance, road infrastructure maintenance, the project shall be 

required to establish a Community Services District or equivalent funding mechanism, known as 

the Mello-Roos Community Facilities Act of 1982 per California Code sections 53311 through 

53317.5 and 53340 through 53344.4  or equivalent be established at the applicants expense prior 

to or concurrent with any future development entitlement 
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XV. Recreation 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporate

d 

Less Than 

Significant 

Impact 

No 

Impact 

a. Would the project increase the use of existing 

neighborhood and regional parks or other 

recreational facilities such that substantial 

physical deterioration of the facility would occur 

or be accelerated? 

    

b. Does the project include recreational facilities or 

require the construction or expansion of 

recreational facilities, which might have an 

adverse physical effect on the environment? 

    

Discussion 

Items (a), (b): Less Than Significant Impact.  The additional population growth that could result 

from the adoption of the proposed Project would require additional parks and recreational 

facilities.  The Arvin General Plan land use policies reflect one of the key principals of sustainable 

communities, a focus on creating pedestrian and bicycle-friendly environments.  Compliance with 

the following proposed policies encourage physical activity through the built environment and 

underutilized land:    

LU-1.2 Provide high-quality public spaces that incorporate attractive landscaping and 

streetscaping for the benefit of present and future Arvin residents. 

LU-2.1 Require new development, wherever possible, to provide convenient, direct and 

safe bicycle and pedestrian connections. 

LU-2.2 Create active neighborhood districts that cluster jobs, services, goods and cultural 

and recreational uses within walking distance of residences to create a focus for 

community activity.  

LU-5.1 To the greatest extent possible, seek opportunities to expand the use of streets and 

other public rights-of-way as active transportation and recreation spaces through 

pedestrian-friendly design, shade trees, parkways and other enhancements. 

LU-5.3 Ensure that new development incorporates, where feasible, access to parks, trails 

and natural areas, creating a series of green connections throughout the City. 
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XVI. Transportation and Traffic 

Would the project: 

Potentially 

Significant 

Impact 

Less Than 

Significant 

With 

Mitigation 

Incorporated 

Less Than 

Significant 

Impact 

No 

Impact 

a. Cause an increase in traffic, which is substantial 

in relation to the existing traffic load and 

capacity of the street system (i.e., result in a 

substantial increase in either the number of 

vehicle trips, the volume to capacity ratio on 

roads, or congestion at intersections)? 

    

b. Conflict with an applicable congestion 

management program, including, but not limited 

to level of service standards and travel demand 

measures, or other standards established by the 

county congestion management agency for 

designated roads or highways 

    

c. Result in a change in air traffic patterns, 

including either an increase in traffic levels or a 

change in location that results in substantial 

safety risks? 

    

d. Substantially increase hazards due to a design 

feature (e.g., sharp curves or dangerous 

intersections) or incompatible uses (e.g., farm 

equipment)? 

    

e. Result in inadequate emergency access?     

f. Conflict with adopted policies, plans, or 

programs regarding public transit, bicycle, or 

pedestrian facilities, or otherwise decrease the 

performance or safety of such facilities?   

    

Discussion 

Items (a) and (b): Less Than Significant Impact.  The City’s 2012 Circulation Element utilized 

the Ken County COG data in its preparation and evaluation of existing and future circulation 

system needs. The 2010 Highway Capacity Manual (HCM 201) was used in defining six levels of 

service for various street types.  With “A” representing the best operating conditions and” F” the 

worst.  The City of Arvin adopted a minimum Level of Service (LOS) standard of D for the 

Circulation Element and traffic analysis purposes.  Existing daily traffic volumes (2010) for Tejon 

Highway was 3,600, Campus Drive was 3,400 and Bear Mountain Boulevard was 8,100.   
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The Traffic Impact Study has identified a number of mitigation measures that would be required 

by the cumulative development within the City.   

 

Planning for traffic generation for multi-family residential units are estimated at 6 trips per day.  

Utilizing this planning assumption, the increase of  680 units and with 6 trips per day would result 

in approximately 5,000 trips per day.   

Item (c): No Impact.  The nearest airport to the city is Bakersfield Municipal Airport which is 

located approximately 18 miles to the northwest, and the nearest private airport is the agricultural 

(crop dusting) landing strip located approximately three miles to the southwest of the city.  The 

runway extends east and west parallel and adjacent to Millux Drive.  There are no critical air traffic 

control patterns or designated approach/take off zones over the City such that an increase in air 

traffic or flight pattern that would create safety risks to both residents and air travelers.   

Item (d): No Impact.  The proposed Project does not include any specific design features to streets 

that would create hazardous curves or incompatible land uses.  One of the purposes of a Land Use 

Element is to create land use patterns that encourage safe neighborhood with compatible uses.  

Item (e): No Impact.  The proposed Project would not alter circulation patterns identified in the 

Circulation Element.  The City has designated specific evacuation routes, including major and 

secondary arterial roadways, which permit adequate emergency access.   

Item (f): Less Than Significant Impact.  The proposed Project does not conflict with any adopted 

policies, plans or programs supporting alternative transportation.  In fact, the proposed Project 

incorporates the principals of sustainable communities and SB 375 which aim to reduce 

greenhouse gas (GHG) emissions through transportation and land use planning such as 

encouraging higher residential densities and infill development.  In addition, current General Plan 

policies encourage pedestrian- and bicycle-friendly environments:      

LU-2.1 Require new development, wherever possible, to provide convenient, direct and 

safe bicycle and pedestrian connections. 

LU-2.2 Create active neighborhood districts that cluster jobs, services, goods and cultural 

and recreational uses within walking distance of residences to create a focus for 

community activity.  

 

Traffic and Circulation 

 

The subject site has access from three major roadways, including Sycamore Road, Tejon Highway 

and Malovich Road.  Sycamore Road is an east-west Arterial roadway that runs across the north 

side of the site.  Within the vicinity of the site Sycamore features one travel lane in each direction 

along with gravel shoulders.   

 

Transportation planning and policies in Arvin are provided for in the 2012 Arvin Circulation 

Element – an element of the Arvin General Plan.  According to the Circulation Element, Sycamore 

is designated as a Minor Arterial road.  Ultimate improvements call for a right-of-way of 80 feet, 

accommodating two travel lanes, medians and channelized turn lanes at intersections with minor 

arterials and collectors. 
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Tejon Highway (also referred to as Derby Road) is a north-south roadway that runs along the west 

side of the site.  In the vicinity of the site this roadway features one travel lane in each direction.  

Portions of the roadway have been widened with curbs, gutters and sidewalks, along the west side 

of the road.  Tejon Highway is also designated as a Minor Arterial by the Arvin Circulation 

Element. 

 

Malovich Road runs along the east side of the site.  This roadway terminates a short distance south 

of the site, where an unfinished residential subdivision has been started.  In the vicinity of the site 

Malovich features one travel lane in each direction along with gravel shoulders.  Malovich is 

designated as a “Collector” roadway by the Arvin Circulation Element.  For collector streets the 

Circulation Element calls for an ultimate design standard with a right of way of 68 feet 

accommodating one travel lane, a center median and bike lanes.  

 

The intersection of Sycamore and Tejon Highway is controlled by stop signs for traffic on all 

approaches.  The intersection of Sycamore and Malovich is controlled with a stop sign for 

northbound traffic on Malovich. 

 

There are currently no other alternative transportation facilities in the vicinity of the site, such as 

bike lanes, sidewalks, walking trails, or transit stops.  Development that may occur in the future 

would be expected to install sidewalks, bike lines and transit stops (where required). 

 

A Traffic Impact Study was prepared for the project and is attached as Appendix “A”.  The results 

of the study are discussed in Section 4.0. 

 

Background: 

In 2015, the City of Arvin prepared an update to the Traffic Impact Fee (TIF) for land development 

projects. Given anticipated population growth for the City, the Nexus Study for Traffic Impact Fee 

Update identified transportation improvements that would be needed in the future to maintain a good 

level of service for roads and intersections. These improvements include such things as road 

widening and installation of traffic signals. As part of the Nexus Study for the TIF, a comprehensive 

list of future transportation mitigation needs was determined as well as an associated cost for all of 

those improvements. Using this total cost, Transportation Impact Fees for commercial, industrial, 

offices and the various forms of residential land use were developed that fairly distributed those fees 

among the various development types as a pro-rata share based on vehicular trips. The City of Arvin's 

Traffic Impact Fee program includes a unit fee for single and multi-family dwelling units. For 

commercial, industrial and office projects, the Traffic Impact Fee is based on historic and publish 

vehicle trip data for said development types. 

Again, the intent of the Nexus Study was to identify all needed future traffic mitigation 

improvements. However, should the Traffic Impact Study (TIS) for a project identify a needed 

traffic mitigation improvement that is not covered by the TIF program, then said project must pay 

its pro-rata share for said mitigation improvement. The pro-rata share being the ratio of Project-

generated traffic to estimated future traffic multiplied by the cost of mitigation improvement. 
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In the case of this Project, the TIS estimated the intersection of Franklin Street and Derby, by Year 

2035, would degrade from a LOS of "B" to "E", (with the addition of Project-generated traffic). 

The TIS for the Project also determined that installation of a traffic signal was the only mitigation 

that would restore the intersection's LOS to the pre-Project LOS of "B". 

The City's Traffic Impact Fee Program funds installation of four signals; however, the location for 

these was not specified in the Nexus Study. Based on estimated future traffic, and the assumption 

that the intersection of Franklin and Derby was not one of the four signals funded by the TIF 

program, it was assumed that the Project would be obligated to fund its pro-rata share of this traffic 

signal. The Project's funding obligation being taken as the ratio of Project-generated traffic to Year 

2035 total peak hour volume, as follows: 

 

260 vph (Project-generated PH Traffic)  

= 22% 1,166 vph (Year 2035 Total PHV) 

 

Therefore, traffic mitigation for the Project is specifically defined as follows: 

1. The Project shall pay traffic impact fees for each development type in accordance with the 

City's Traffic Impact Fee Program Update of 2015. The fee will be computed and 

collected at the time of building permit application. (Note:  The project will be subject to 

any updated fees associated with the City’s Traffic Impact Fee Program in effect at the 

time of project development. – Added by Staff June 2018)   

2. The Project shall pay 22% of the cost of a traffic signal at the intersection of Franklin 

Street and Darby Street. Said Project share of the traffic signal will be further pro-rated 

among the various land uses proposed by the Project based on trips for each development 

type. The Developer's engineer shall prepare an estimate for the traffic signal, and the 

allocation of this cost to each Project land use. This cost and fee allocation must be 

approved by the Arvin City Engineer and will be in addition to the Traffic Impact Fee 

collected at the time of building permit application. (Note:  Prior to any land division or 

development entitlement for any portion of the property said estimate for traffic signal 

cost shall be prepared and must receive approval by the City Engineer. – Added by Staff 

June 2018) 

3. In addition to the off-site mitigation measures as identified in the Traffic Impact Study 

dated 2016, the project shall be required to dedicate road right-of-way along the property 

frontage, improvement of frontage which include, curb, gutter, sidewalk and street 

improvements.  Any off-site improvements identified in the traffic report may be required 

by the City Engineer. .  (Added by Staff June 2018)   
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4. Prior to project development an internal circulation and traffic master street layout (must 

include adjacent lands as well) shall be required and approved by the City Engineer prior 

to or current with future land divisions or development.  (Added by Staff June 2018)  

 

The project is a request for a General Plan amendment and zone change, to re-designate the site 

from future industrial use, to a combination of residential and commercial uses Future 

development will generate vehicular traffic that will affect area roadways.  The City required a 

traffic impact analysis to be prepared for the request (see Appendix C).  The study analysed the 

project’s potential impact on area roadways and identified mitigation measures that could be 

employed to offset impacts of future development of the project site. 

 

The study determined traffic conditions for the four following time frames/scenarios: 

 

1. Current traffic conditions 

2. Year 2030 traffic conditions 

3. Year 2030 traffic conditions with the project added   

 

Trip Generation 

Table 1 of the Traffic Impact Analysis provides trip generation rates for the residential and 

commercial uses that are proposed to ultimately be developed on the site.  This table is repeated 

below
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The foregoing table indicates a total of 11,498 trips per day generated by all uses at the site.  During 

the morning peak hour a total of 400 trips would be generated and during the afternoon peak hour 

a total of 528 trips would be generated.  These traffic volumes assume a 15 percent reduction for 

“capture” and a 40% reduction for “passby” traffic (for the commercial portion only). 

 

The traffic study distributed these traffic volumes on area roadways to arrive at potential 

circulation impacts of the project.   

 

Traffic conditions were modeled for morning and evening peak travel times.  Levels of service for 

intersections (both signalized and unsignalized) and roadway segments are provided from the 

Highway Capacity Manual as follows: 

Table 1:  Level of Service for Signalized Intersections 

 

Level of Service Stopped Delay per Vehicle (in seconds) 

A < 5 

B 5.1 to 15.0 

C 15.1 to 25.0 

D 25.1 to 40.0 

E 40.1 to 60.0 

F > 60 

 

Table 2:  Level of Service for Unsignalized Intersections 

 

Level of Service Research Capacity Expected Delay to Minor 

Street Traffic 

A >400 Little or no delay 

B 300 – 399 Short traffic delay 

C 200 - 299 Average traffic delay 

D 100 - 199 Long traffic delay 

E 0 – 99  

F See note 1  
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Table 3:  Level of Service for Highway and Arterial Segments 

 

Level of Service Description 

A Free flow conditions, unimpeded ability to maneuver and pass, very little 

delay, no platoons, highest average travel speeds 

B Mostly free flow conditions; presence of other vehicles begins to be 

noticeable. Passing is required to maintain speeds, slightly less average 

travel speeds than Level of Service "A". 

C Traffic density clearly affects the ability to pass and maneuver within the 

stream. Speeds are reduced to about 50 mph on highways and to about 

50% of the average on urban arterials. 

D Unstable flow. Speeds are reduced from 40% to 60% of normal. Passing 

demand is high although mostly impossible on 2-Lane Highways. Traffic 

disruptions usually cause extensive queues. 

E Very unstable flow at or near capacity. Passing and maneuvering virtually 

impossible. Extensive platooning on highways and queuing on arterials.  

Speeds range from 20 mph or less on arterials and 2-Lane Highways, and 

up to 50 mph on Multi-Lane Highways. 

F Forced or breakdown flow. Demand exceeds capacity. Vehicles 

experience short spurts of movement followed by stoppages.  Intersection 

congestion, long queues and delays are common. 
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Intersection Levels of Service 
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The City has an adopted standard of Level of Service “C” as a threshold of significance, which 

provides that the function of intersections and roadway segments should not drop below this 

threshold.  The traffic study indicates that several intersections will drop below Level of Service 

“C” by the year 2035 with or without development of the proposed site – if no improvements are 

made to subject intersections or roadway segments. 

 

Intersections Needing Improvements: 

Bear Mountain Blvd (State Route 223) and Comanche Drive.  The western leg of this intersection 

(on Bear Mountain Blvd) is currently constrained as it is a single lane that approaches the 

intersection.  To continue to function adequately by 2035 the intersection will need to be upgraded 

to provide at least two through lanes, two left turn lanes and a single right turn lane for all legs. 

 

Bear Mountain Blvd and Derby Street.  The Derby Street approaches will be a constraint to 

operations, as they provide only a single lane that provides for through, left- and right-turn 

movements.  The presence of the railroad that parallels Derby also inhibits future improvements, 

especially to the east Bear Mountain Boulevard leg.  The study indicates that by 2035 this 

intersection warrants the installation of a traffic signal.  Other design options include installation 

of dedicated left turn lanes on the Derby approaches to the intersection. 

 

Sycamore Road and Comanche Drive.  Under current conditions this intersection operates at LOS 

of “B”.  Under year 2035 conditions (without the project) the intersection degrades to LOS F.  

With the project the intersection degrades to LOS E.  Again, those levels of service are if no 

improvements are made to the intersection, which is currently not fully improved.  Conditions can 

be improved in the future with the addition of a dedicated lane for all through and turning 

movements.  This will improve operations to LOS C or better.  Ultimately a traffic signal is 

warranted at this intersection by 2035. 

 

Sycamore Road and Meyer Street.  Under current conditions this intersection operates at LOS “B”  

By 2035 the intersection is projected to operate at LOS “F” with or without development of the 

subject site.  Operations can be improved to LOS “C” or better through installation of a traffic 

signal as well as expanding the intersection to provide at least one dedicated lane for all through 

and turning movements. 

 

Intersections that Do Not Warrant Mitigation 

The following intersections were analysed and will remain at LOS “C” or above, with or without 

the project by the year 2035: 

 

- Franklin Street and Meyer Street 

- Franklin Street and Derby Street/Tejon Highway 

- Sycamore Road and Derby Street/Tejon Highway 

- Sycamore Road and Malovich Road 

- El Camino Real and Meyer Street 

- El Camino Real and Tejon Highway 

- El Camino Real and Comanche Drive 
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As noted previously the project will also be required to dedicate right of way and improve 

roadways that abut the project site, including Sycamore Road, Tejon Highway and Malovich Road.  

The applicant will be required to improve these roadways to City standards as contained in the 

Arvin Circulation Element and Arvin Improvement Standards.  Typical improvements will include 

widening of the roadways along with installation of curbs, gutters, sidewalks and street lamps as 

well as landscaping 

 

.  TRAFFIC MITIGATION 

 

A. Requirements for Mitigation 

 

In accordance with County of Kern Standards, a traffic facility, i.e., a street or street intersection, 

must be analyzed for LOS, and the need for mitigation improvements if it is subjected to 50 or 

more Project-generated peak hour trips.  Mitigation improvements are normally considered 

necessary if the combined effect of Project-generated traffic and non-Project traffic causes a 

particular intersection or street segment to degrade to a Level of Service (LOS) less than “C”.  

Non-Project traffic includes future traffic volumes estimated for the Year 2035.  If mitigation is 

warranted, the Project is normally obligated to pay its pro-rata share of these improvement costs.  

Typically, an exception to the above occurs when an existing facility operates at a Level of Service 

of less than “C” under existing conditions, (prior to the addition of Project traffic).  In this case, 

the Project is normally only obligated to pay its pro-rata share of mitigation improvements that 

would restore the facility to its pre-project or existing Level of Service, thus maintaining the status 

quo. 

 

 

Roadway Segments 

 

All roadway segments that were analysed by the traffic study are projected to operate at LOS “C” 

by the year 2035 with or without project-generated traffic, with the exception of Comanche Drive 

between Sycamore Road and Bear Mountain Boulevard, which will degrade to LOS “D” if no 

improvements are made.  It is anticipated that this roadway will improve over time as parcels that 

front the road are developed and required to widen the roadway along their frontages.  In addition 

the City will likely dedicate funding to improvement of the road, such as widening and repaving 

of segments that do new have new project development. 

 

Project Mitigation 

 

At the time the site is developed, the project will be required to pay traffic impact fees to the City 

of Arvin.  The current applicable traffic impact fee rates are: 

 

- Single Family Dwellings: $7,646 per unit 

- Multiple Family Dwellings:  $5,313 per unit 

- Commercial uses:  $7,874 per 1,000 square feet of floor area 

 

It is also anticipated that Caltrans will require pro-rated impact fees for future improvements to 

State Route 223 (Bear Mountain Boulevard).   
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Recommended Mitigation  

 

It should be reiterated that the level of mitigation improvements recommended herein is based on 

anticipated traffic volumes for the Year 2035, which includes Project-generated traffic.   

 

In the following, each of the intersections and street segments included within the scope of this 

study are discussed with regard to existing and future level of service, the need for mitigation 

improvements.  As mentioned, the Project’s obligation towards funding recommended mitigation 

improvements is typically a proportionate share based on the ratio of Project-generated traffic to 

Total Future Traffic Volume.  Except as otherwise provided, “signal modifications” or “signal 

upgrades” at a minimum were considered to provide a single dedicated left turn lane, dual 

dedicated through lanes, and a single dedicated right turn lane for each approach leg.  This is a 

conservative approach and would provide latitude for additional capacity increasing improvements 

such at dual left turn lanes, or multiple through lanes. 

 

All Level of Service Calculations have been provided in Appendix “B” of this report.  As indicated, 

Table 5 is a matrix of calculated Level of Services for the various studied scenarios. 

 

Intersections: 

 

1. Intersection of Bear Mountain Boulevard (SR 223) and Comanche Drive:  This 

intersection is currently signalized.  The Comanche Drive approaches each have single 

dedicated lanes for left and right turns and the through movement.  The Bear Mountain 

Boulevard approaches both have a single dedicated lane for left turns.  The east 

“approach” of Bear Mountain is striped for two through lanes in each direction; however 

the west “approach” is in various stages of widening and is presently striped only for one 

through lane.  The east and west legs have sufficient existing width to provide dedicated 

right turn lanes; however, neither are striped for such. 

 

During the evening peak hour, under existing conditions, this intersection has been 

calculated to operate at a LOS of “D”, with an average vehicle delay of about 34 seconds.  

Under future (Year 2035) traffic volumes, and under present day level of improvements, 

this intersection is expected to degrade to a LOS of “F”.  Calculations indicate a future 

LOS of “F” either with or without addition of Project-generated traffic. 

 

Recommended Mitigation:  Expand the intersection to provide a minimum of (2) 

dedicated through lanes, (2) dedicated left turn lanes, and a single dedicated right turn lane 

for all movements.  

 

At the present time, due to the existing width of Comanche Drive, expansion of the 

intersection as described is not feasible.  However, for the City of Arvin to reach the volume 

of traffic projected for the Year 2035, substantial growth and development will have to 

occur.  Much of the growth is anticipated to be “infill” as there remains large parcels of 

vacant land in the City limits that are zoned for a variety of urban land uses.  It is assumed 

this growth will “close” gaps in City Street widening, with the requirements of 

development and associated fees to provide funding for those improvements.  Generally, 

the capacity of a street is controlled by its narrowest segment. Until fully widened, streets 

cannot be striped for more than one through lane in each direction.  Similarly an 
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intersection cannot be improved to reach its fully capacity until streets are fully widened, 

i.e., two or more lanes through lanes are needed to “receive” dual left turns.   

 

It can be argued that if growth does not occur as projected herein, estimated future traffic 

volumes will not be realized, and the Level of Service (LOS) of streets and intersections 

will not degrade and the level of mitigation identified herein will not be needed. 

 

This intersection is characteristic of every “offsite” intersection and street analyzed in this 

study in that nearly every facility is expected to degrade to a LOS less than “C” under 

anticipated future traffic loads, (without the addition of Project-generated traffic).  With 

two exceptions, discussed later in this report, the addition of Project-generated traffic to 

these facilities, although increasing the average vehicle delay by a small percentage, does 

not sufficiently degrade the facility to cause to drop to a lower LOS.     

 

As indicated, a summary of Level of Service (LOS) calculations for the various scenarios 

analyzed is included herein as Table 5. 

 

 

2. Intersection of Bear Mountain Boulevard and Meyer Street:  This intersection is 

currently signalized.  The north of the intersection, being the north Meyer Street 

approach, have single dedicated lanes for left and right turns, as well as the through 

movement.  The south leg of the intersection has a dedicated lane for left turns, and a 

shared lane for through movements and right turns. The Bear Mountain Boulevard 

approaches both have single dedicated left turn lanes, and two through lanes.  Right turns 

from Bear Mountain are from the shared through lane. 

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “D” 

during the evening peak hour.  Under future (Year 2035) traffic volumes, and under present 

day level of improvements, this intersection is expected to degrade to a LOS of “F”.  

Calculations indicate a future LOS of “F” will occur either with or without addition of 

Project-generated traffic. 

 

Recommended Mitigation:  Although Bear Mountain Boulevard is not striped to provide 

dedicated right turn lanes, there is sufficient width in the number two lane such it can 

function as two lanes to accommodate some right-turn movements.  Adding dedicated 

right-turn lanes to the BMB approaches, either by re-striping or widening, improves the 

LOS (using 2035 volumes) of the entire intersection to “D”, (which is its current LOS).  In 

addition, the resulting average vehicle delay is less than experienced under current 

conditions.  Whether or not there is sufficient width to stripe right turn lanes without 

physically widening the intersection is beyond the scope of this study.  Other 

considerations for providing dedicated right-turn lanes include existing detector loops and 

modification of signal operation.  

 

3. Intersection of Bear Mountain Boulevard and Hill Street:  This intersection is 

currently signalized, with a dedicated single left turn lanes and two through lanes for both 

eastbound and westbound movements.  The north and south legs do not have dedicated 

lanes for turning movements, but drivers do share the lane for right turns and through 

2.2.g

Packet Pg. 228

A
tt

ac
h

m
en

t:
 E

3-
 IS

 P
t 

2 
L

an
d

 U
se

 f
o

rw
ar

d
 G

P
-Z

C
 2

01
3-

01
  (

A
ri

st
o

n
 P

ro
je

ct
)



General Plan and Zone Change 2013-01 Ariston Project                                                  Page 25 of 36 
 

movements.  The existing signal provides for protected left turn movements only for east 

and westbound traffic.     

 

On-street parking is permitted on Bear Mountain Boulevard to within about 75-feet from 

the intersection.  

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “B” 

during the evening peak hour.  Under future (Year 2035) traffic volumes, and the 

intersection’s present day level of improvement, the level of service of this intersection is 

expected to degrade to an “C”, with some individual movements at a “D”.  The calculations 

indicate said future LOS’s are anticipated either with or without the addition of Project-

generated traffic.   

 

Recommended Mitigation:  It appears right-of-way acquisition would be necessary to 

expand this intersection to provide dedicated lanes for all movements.  However, 

elimination of parking on Bear Mountain Boulevard could provide enough width to stripe 

dedicated right turn lanes for east and westbound traffic.  Again, the composite LOS under 

2035 traffic has been calculated at a “C”, and thus no further analysis was performed. 

 

4. Intersection of Bear Mountain Boulevard and Derby Street (Tejon Highway south 

of Sycamore):  This intersection is not currently signalized, with stop-control for the 

Derby Street approaches.  (Derby Street becomes Tejon Highway south of Sycamore 

Avenue).  The west approach of Bear Mountain Boulevard (or west leg), currently has a 

single dedicated left turn lane and two lanes for through traffic.  The east approach of 

Bear Mountain Blvd. is a two lane road, but is slightly expanded at the intersection to 

provide a left turn lane.   

 

Similar to Comanche Drive to the west, development has occurred along the west frontage 

of Derby Street, while the east side has remained either in agriculture, or ag-industrial uses. 

Although sufficient width exists, the Derby Street approaches have not been striped to 

provide any dedicated lanes for through or turning movements.  The east and west legs 

each have two dedicated through lanes and single dedicated left turn lanes.  

 

A rail line runs parallel and along the east side of Derby, crossing Bear Mountain 

Boulevard.  An existing signalized crossing arm exists for the rail crossing.  Of course this 

presents challenges to intersection improvements, a future signal installation, signal 

operation, pavement detector loops and roadway widening. 

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “A” 

during the evening peak hour.  Under future (Year 2035) traffic volumes, and the 

intersection’s present day level of improvement, the level of service of this intersection is 

expected to degrade to an “F”.  As discussed, a LOS of “F” is expected either with or 

without the addition of Project-generated traffic.  The anticipated future volume at this 

intersection, without the addition of Project-generated traffic is sufficient to satisfy the 

warrant for signalization. 
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Recommended Mitigation:  Options for mitigation include the addition of dedicated 

turning lanes to the Derby Street approaches, (without installation of a traffic signal).  A 

second option is the installation of a traffic signal.  Installation of traffic signal would also 

include dedicated turning lanes.  Adding dedicated lanes for the Derby Street approaches 

(without installation of a signal), would improve the Year 2035 LOS from an “F” to a “D”.  

Signalizing this intersection, along with dedicated lanes, would improve the LOS to a “C”. 

 

Recommended Mitigation:  The future LOS is anticipated to be satisfactory, and future 

volumes do not satisfy the Peak Hour Signal Warrant.  Therefore, mitigation improvements 

are not recommended at this intersection. 

 

6. Intersection of Franklin Street and Derby Street/Tejon Higway:  Franklin Street 

currently “tees” into Derby Street from the West.  The east leg of this intersection at this 

time only functions as a private drive to an agricultural packing and storage facility.  

However, the City’s General Plan shows Franklin Street ultimately running east from 

Derby Street to Malovich Road.  This intersection is not currently signalized, does not 

have any additional width or dedication lanes for turning movements, and is only stop-

controlled for Franklin Street.  

 

Without the addition of Project-generated traffic, calculations indicate under Year 2035 

traffic, this intersection should function at a LOS of “B” and better, However, the addition 

of Project-generated traffic causes the intersection to degrade to a LOS of “E”, under Year 

2035 traffic   In addition said future traffic does not meet the minimum warrant threshold 

to satisfy the Peak Hour Signal Warrant.   

 

Recommended Mitigation:  Addition of through lanes and turning lanes will improve the 

LOS, (under future traffic), to a “D”; but does not restore the pre-project LOS of “B”.   

Although the intersection does not satisfy the Peak Hour Signal Warrant, installation of a 

signal at this intersection would restore the pre-Project LOS. 

 

7. Intersection of Sycamore Road and Comanche Drive:  This intersection is not currently 

signalized and is currently controlled as an “all-way” stop.  The centerline of Comanche 

Drive is also the west line of the City of Arvin limits.  Lands on the west frontage of 

Comanche Drive are still in agricultural production, while property along the east frontage 

of Comanche has undergone urban development.  Consequently the east half of Comanche 

in the vicinity of Sycamore has been widened to its ultimate planned width.  The west half 

 

5. Intersection of Franklin and Meyer Street:  This intersection is not currently 

signalized and controlled as an “all-way” stop.  Both Franklin and Meyer Streets appear 

fully widened at a curb to curb width of 68 feet plus or minus.  Although very faint, both 

streets have been striped for two lanes, with no additional expansion or striping for turn 

lanes at the intersection itself. Thus, left and right turns for all approaches are from 

shared lanes.   

 

The analysis of this intersection indicates this intersection should function at a LOS of “C” 

and better, under Year 2035 traffic (with or without the addition of Project-generated 

traffic).  In addition said future traffic does not meet the minimum warrant threshold to 

satisfy the Peak Hour Signal Warrant.   

 

  

2.2.g

Packet Pg. 230

A
tt

ac
h

m
en

t:
 E

3-
 IS

 P
t 

2 
L

an
d

 U
se

 f
o

rw
ar

d
 G

P
-Z

C
 2

01
3-

01
  (

A
ri

st
o

n
 P

ro
je

ct
)



General Plan and Zone Change 2013-01 Ariston Project                                                  Page 27 of 36 
 

of Comanche, with the exception of intersection expansions, has not been widened to more 

than a single lane. 

 

Both Sycamore Road and Comanche Drive have centerlines that run along section lines 
and thus are considered major roadways 
 
Sycamore Road, within the City limits is currently in various stages of widening.  At this 

intersection, Sycamore and the “east half” of Comanche are widened to their ultimate 

planned width.  Again, the west half of this intersection is un-improved beyond single 

lanes, which are shared for all movements. 

 

In addition, future traffic volumes at this intersection, either with or without Project-

generated traffic, are sufficient to satisfy the Peak Hour Warrant for a traffic signal.   

 

Recommended Mitigation:  Although anticipated future traffic volumes satisfy the Peak 

Hour signal warrant, expanding this intersection to at least one dedicated lane for all 

through and turning movements will improve this intersection to a LOS of “C” or better.   

 

 

8. Intersection of Sycamore Road and Meyer Street:  This intersection is not currently 

signalized and is controlled as an “all-way” stop.  In addition, this intersection is not fully 

expanded due to gaps in development along the frontages of both streets.  Currently all 

turning movements are from shared lanes, with the exception of the east approach for 

Sycamore:  which provides a striped dedicated right turn lane.  

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “B” 

during the evening peak hour.  Under future (Year 2035) either with or without addition of 

Project-generated traffic, the level of service of this intersection degrades to an “F”.   

 

In addition, future traffic volumes at this intersection, either with or without Project-

generated traffic, are sufficient to satisfy the Peak Hour Warrant for a traffic signal.   

 

Proposed Mitigation:  Installation of a traffic signal, along with expanding the intersection 

to provide at least one dedicated lane for all through and turning movements will improve 

the LOS to a “C” or better.  It should also be noted that prior to signal installation, 

expansion of this intersection to provide at least one dedicated lane for all turning 

movements will greatly reduce the average vehicle delay.   

 

9. Intersection of Sycamore Road and Derby Street/Tejon Highway:  This intersection 

is not currently signalized and is controlled as an “all-way” stop.  Only the north half of 

Sycamore and the west half of Tejon Highway, (north of Sycamore), have been widened 

to their ultimate planned width, thus the intersection is not fully expanded.  The north 

approach of Tejon Highway has a dedicated right turn lane.  Other than that, all other 

movements at this intersection are from shared lanes.   

 

Under existing conditions, this intersection has been calculated to operate at a LOS of “A” 

and “B” during the evening peak hour.  Under future (Year 2035) with the addition of 

Project-generated traffic, the level of service of this intersection degrades to an “F”.   
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Recommended Mitigation:  Widening of both Sycamore Road and Tejon/Derby are 

funded by the Traffic Impact Fee program.  These improvements are shown in this study 

to improve the LOS to a “C”, under Year 2035 traffic volumes.   

 

10. Intersection of Sycamore Road and Malovich Road:  This intersection is not currently 

signalized and is controlled as an “all-way” stop.  Sycamore is paved at this intersection, 

but Malovich Road is nothing more than a dirt farm road. However, since this roads are 

in the City’s system, this intersection was analyzed  

 

Under future (Year 2035) either with or without the Project, the level of service of this 

intersection is anticipated to operate at a LOS of “A”. 

 

Recommended Mitigation:  Mitigation has not been shown to be warranted by this Study, 

and thus none is recommended.   

 

11. Intersection of El Camino Real and Meyer Street:  This intersection is not currently 

signalized and is controlled as an “all-way” stop.  Meyer Street to the north and El 

Camino Real to the west are fully widened “collector” status roads.  Ultimate curb to curb 

width of both Roads is 68 feet.  However, El Camino Real east of the intersection and 

Meyer Street south of the intersection are only two lane roads. 

 

El Camino Elementary school is sited at the southwest corner of this intersection, and the 

north and west leg of the intersection has been striped for crosswalks.  The land at the 

southeast corner of the intersection is still in agriculture 

 

The west approach of El Camino and the north approach of Meyer Street have been striped 

to provide single dedicated lanes for all turning and through movements.  

 

Although El Camino appears to have been planned as a collector status road, on-street 

parking is permitted, as well as direct residential drive access.  This somewhat limits 

possible LOS-improving mitigation for the road. 

 

Under future (Year 2035) either with or without the Project, the level of service of this 

intersection degrades to LOS’s of “C” and “B”, respectively.  In addition said future traffic 

volumes do not satisfy the Peak Hour Signal warrant. 

 

Recommended Mitigation:  Mitigation has not been shown to be warranted by this Study, 

and thus none is recommended.  However, if future development widens the south half of 

El Camino Real, it may be possible to stripe more than single through lanes, thus increasing 

the intersection’s capacity without installation of a traffic signal 

 

12. Intersection of El Camino Real and Tejon Highway:  This intersection is not currently 

signalized and is controlled as an “all-way” stop.  Only the north half of El Camino Real 

and the west half of Tejon Highway, (north of El Camino Real), have been widened to 

their ultimate planned width, thus the intersection is not fully expanded.  Neither road has 

been striped to dedicate any special lanes for turning movements 
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Under future (year 2035) either with or without the Project, the level of service of this 

intersection is anticipated to operate at a LOS of “A”.  In addition, future traffic volumes 

do not satisfy the Peak Hour Warrant. 

 

Recommended Mitigation:  Mitigation has not been shown to be warranted by this Study, 

and thus none is recommended.   

 

13. Intersection of El Camino Real and Comanche Drive:  El Camino Real currently 

terminates just east of Comanche Drive.  However it is apparent that this intersection will 

be one day constructed as urban development pushes southward.  Comanche Drive 

pavement currently terminates roughly 1,300 south of Sycamore Road, and 1,300 north 

of the further intersection of El Camino Real. Said pavement is consistent with the 

southern limit of urban development. 

 

Since this intersection does not currently exist, existing traffic volumes could not be 

obtained.  Also, extrapolation or projecting future counts using methods herein was not 

possible.  However, based on the volumes of surrounding intersections, and the fact that 

this intersection is near extremity of urban development, it is unlikely this intersection 

would realize any higher volumes or worse conditions than the intersection of Comanche 

and Sycamore, or El Camino Real and Meyer Street.  It should also be noted that the area 

to the northeast of this has been planned for residential development, and thus any future 

development is unlikely to create a spike in trip generation. 

 

Proposed Mitigation:  Based on said empirical analysis, mitigation improvements for this 

intersection are not recommended.  It is anticipated that if anticipated growth in the City is 

realized, improvements to this intersection will be made as part of surrounding 

development. 

 

Street Segments: 

 

As shown in Table 6 herein, Streets analyzed include Bear Mountain Boulevard, Franklin 

Street, Sycamore Road, Comanche Drive, Meyer Street, and Derby Street/Tejon 

Highway.  With the exception of Comanche Drive, under Year 2035 traffic volume, and 

with the addition of Project-generated traffic, all streets are anticipated to operate at a 

LOS of “C” or better.  A one mile segment of Comanche Drive between Sycamore and 

Bear Mountain Boulevard has been shown to degrade to an LOS of “E” by the year 2035, 

with or without the addition of Project-generated traffic.  This segment of Comanche 

Drive currently only provides one lane in each direction.  The addition of a lane to each 

direction of Comanche will improve the LOS to a “B” or better in each direction.  Table 6  

 
 
 

It is noted that the LOS of Comanche Drive between Sycamore and Bear Mountain from 

is degrade to an “E” under future traffic loads.  As with most facilities, the degradation of 

LOS under future traffic loads occurs with or without the addition of Project traffic.  Also, 

this same segment of Comanche Drive is currently funded by the City’s Traffic Impact Fee 

Program, and thus the Project should have no additional funding obligation for this facility 

shows the resultant LOS with lanes additions.  It is noted that portions of Comanche Drive 
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that have only been widened east of the road’s centerline, due to lack of frontage 

development on the west side, have sufficient width to be striped for four lanes of traffic. 

Since gaps in road widening for the studied street segments will be remedied as part of 

frontage development, and existing street segment LOS’s are satisfactory, no mitigation 

is recommended for “offsite” streets within the study limits.  It is anticipated that 

Sycamore, Tejon Highway, and Malovich Road will be widened along their respective 

frontages as part of the Project’s improvements. 

 

Similarly, the LOS of the intersection of Sycamore Road with Tejon Highway/Derby 

Street is degraded from a “B” to an “F”, by the addition of Project-generated traffic.  

However, widening of both Sycamore Road and Tejon/Derby are funded by the Traffic 

Impact Fee program.  These improvements are shown in this study to improve the LOS to 

a “C”, under Year 2035 traffic volumes.  Therefore, the Project should have no additional 

funding obligation for this facility 

 

The intersection of Franklin Street and Derby, by Year 2035, has been shown to degrade 

rom an LOS of “B” to “E”, with the addition of Project-generated traffic.  As supported by 

the calculations herein, installation of a traffic signal has been determined the only 

mitigation that will restore the intersection’s LOS to the pre-Project LOS of “B”.  However, 

it should be noted again, that the estimated future peak hour volumes do not warrant a 

signal. 

 

Again, although the City’s Traffic Impact Fee Program funds installation of four signals, 

the location is unknown.  Based on estimated future traffic, the Project’s obligation funding 

obligation is taken as the ratio of Project-generated traffic to Year 2035 total peak hour 

volume, as follows: 

 

260 vph (Project-generated PH Traffic)        =   22% 

                                1,166 vph (Year 2035 Total PHV)      
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XVII. Tribal Cultural Resources  

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a. Would the project cause a substantial adverse change in 
the significance of a tribal cultural resource, defined in 
Public Resources Code section 21074 as either a site, 
feature, place, cultural landscape that is geographically 
defined in terms of the size and scope of the landscape, 
sacred place, or object with cultural value to a California 
Native American tribe, and that is:  

    

i)  Listed or eligible for listing in the California Register of 
Historical Resources, or in a local register of historical 
resources as defined in Public Resources Code section 
5020.1(k),  

    

ii)  A resource determined by the lead agency, in its discretion 
and supported by substantial evidence, to be significant 
pursuant to criteria set forth in subdivision (c) of Public 
Resources Code Section 5024.1. In applying the criteria set 
forth in subdivision (c) of Public Resource Code Section 
5024.1, the lead agency shall consider the significance of 
the resource to a California Native American tribe.  

 

    

Discussion 

Items (a)(i) and (ii): Less Than Significant Impact.  As previously discussed in Section V: Cultural Resources, 
the Southern San Joaquin Valley Archaeological Information Center indicated there is a possibility that 
archaeological resources might be present.  Historically, the Yokuts tribe populated the San Joaquin Valley 
from the Sacramento-San Joaquin River Delta south to Bakersfield and also the adjacent foothills of the 
Sierra Nevada mountain range.  The Yokuts tribe also inhabited the foothills of the Coastal Range, which 
lies to the west of the San Joaquin Valley.  However, as mentioned previously, the Native American 
Heritage Commission conducted a record search of sacred lands, and their research failed to identify the 
presence of Native American sacred lands in portions of the City.  Additionally, the local Kern Valley Indian 
Tribes indicated that there are no known sensitive tribal lands in the City. 
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XVIII. Utilities and Service Systems 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

c. Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant 
environmental effects? 

    

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

    

e. Result in a determination by the wastewater treatment 
provider, which serves or may serve the project that it has 
adequate capacity to serve the project’s projected 
commitments? 

    

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

    

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

    

Discussion 

Items (a), (b), (e): Less Than Significant impact.  The City of Arvin is responsible for sewer service in the 
City.  Wastewater generated in the City is conveyed by sewer trunk lines to the wastewater treatment 
plant, located in the southwest portion of the City.  There is a remaining treatment capacity of 750,000 
gallons per day (gpd) at the wastewater treatment facility.   

The proposed Project would result in an increase in wastewater generated over the existing conditions 
and the holding capacity of the 2012 General Plan.  According to the 2012 General Plan MND/IS, the 
holding capacity of the 2012 General Plan would generate an estimate of 1.7 million gpd of wastewater 
from existing levels.  This level of wastewater would exceed the remaining capacity of the City’s 
wastewater treatment facility.  Assuming a wastewater generation factor of 220 gpd per multi-family unit, 
the proposed Zone Change could result in 31,240 gpd of additional wastewater flowing into the treatment 
facility.    
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As the City develops over time, decisions regarding development approval will be governed by a 
commitment to ensuring that public infrastructure and utilities are able to adequately serve the new uses. 

To ensure that infrastructure will accommodate future levels of growth, the Land Use Element contains 
the following policy designed to reduce the potential impact of increased wastewater generation from 
potential new development: 

LU-6.2  Ensure residential densities are compatible with available public service and 
infrastructure systems. 

Item (c): Less than Significant Impact.  The City’s existing drainage facilities include curb and gutter, cross 
gutters, drainage inlets, siphons, storm drain pipeline, and drainage basins.  The drainage system empties 
into storage ponds where, due to the high permeability of the soil, most of the water percolates into the 
water table. 

According to the Drainage Master Plan Update (2010), the existing storm drainage collection and 
retention system are adequate; however, there are three exceptions, including inlet siphons on Bear 
Mountain Boulevard, which become clogged with trash and debris and overflow onto adjacent streets; 
the Smothermon Park basin, which overflows onto adjacent parkland; and Derby Street between Bear 
Mountain Boulevard and Sycamore Avenue, which lacks curbs and gutters and has no street crown, 
making it prone to flooding.  The City is currently in the process of addressing these three drainage and 
retention system inadequacies in the Drainage Master Plan.  

Impermeable surfaces are expected to increase over time as new development occurs on vacant or under-
developed properties.  Such improvements could result in additional urban run-off into the existing 
drainage system.  However, all new development on vacant land will be required to provide adequate 
improvements in order to accommodate future growth and infrastructure needs.   

Compliance with the General Plan policies presented below will further ensure that impacts will be less 
than significant: 

CO-5.2: Implement the measures for drainage improvements as specified in the Master Drainage 
Plan for Arvin.  

CO-5.3 Direct the City Engineer and Flood Control District to review all development proposals 
and ensure adequate protection from flood damage. 

Item (d): Less than Significant Impact.  The City’s water supply comes from the local groundwater wells, 
operated and maintained by the Arvin Community Service District (ACSD), a privately-owned utility 
company formed in 1956.  ACSD provides water service for the residents of Arvin and the surrounding 
county area and operates five active wells and has two inactive wells.  The well water is currently 
distributed in the City through ACSD’s water distribution system, which includes 8, 10 and 12-inch water 
mains.  According to the ACSD, the maximum potential rate of production is approximately 5,250 gpm.  
The water system also includes a 500,000-gallon above-ground storage tank and an elevated 70,000-
gallon storage tank.   

According to the Arvin Water Master Plan, the City’s demand for water during the peak month (August) 
in 2007 was approximately 3.6 million gallons per day (gpd).  The 2012 General Plan MND/IS indicates that 
the holding capacity under the current General Plan would result in an estimated increase in water 
consumption of about 2.6 million gpd, an increase of approximately 72 percent over 2012 levels.  This 
would be an average demand at buildout of approximately 4,330 gpm, which was less than the maximum 
production rate stated by the ACSD.  Assuming a water consumption generation factor of 220 gpd per 
multi-family unit, the proposed Project, which includes an additional 142 multi-family units could result 
in the consumption of water by an addition 31,240 gpd or an average of 22 gpm.  The additional water 
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consumption of could total 4,352 gpm at buildout, which is still below the maximum rate of production of 
5,250 gpm. 

In 2013, the City adopted the CALGreen standards for all development citywide.  CALGreen sets targets 
for energy efficiency, water consumption, dual plumbing systems for potable and recyclable water, 
diversion of construction waste from landfills and use of environmentally sensitive materials in 
construction and design.  The water efficiency and conservation standards will also help reduce need for 
additional water supply.   

Additionally, the following General Plan water conservation policies will ensure that there is a sufficient 
supply of water: 

CO-3.1 Encourage continued groundwater recharge efforts of the Arvin-Edison Water Storage 
District. 

CO-3.2 Embark on a public education program regarding water conservation practices in 
residential, commercial, industrial and public facility development. 

CO-3.3 Encourage the use of reclaimed wastewater for appropriate uses such as agricultural 
irrigation or frost protection. 

CO-3.4 Require thorough information in all environmental assessments for projects which may 
have a substantial effect on groundwater levels. 

CO-4.1 Monitor water quality regularly in all wells in the Arvin Community Services District.  

CO-4.2 Investigate means of protecting the groundwater supply from contamination by 
agricultural chemicals. 

CO-4.3 Ensure that all components of the City's infrastructure related to water delivery and 
consumption, including those on private property, are functioning properly to protect 
water quality. 

Item (f): Less than Significant Impact.  Mountainside Disposal, a private solid waste disposal company, 
provides refuse and recycling service for the City of Arvin.  The solid waste collected within the City by 
Mountainside Disposal is transported to the Metropolitan Recycling Corporation facility located at 2601 
S. Mt. Vernon Avenue, Bakersfield.  This facility separates recyclable material and non-recyclable waste.  
Non-recyclable waste is disposed at the Bakersfield Metropolitan Landfill, also known as Bena Landfill.  
This landfill is located at 2951 Neumarkel Road, Bakersfield, which is approximately 10 miles north of 
Arvin.  The Bena Landfill is owned and operated by the County of Kern Waste Management Department. 

According to the 2012 General Plan MND/IS, solid waste generated by the 2012 General Plan’s holding 
capacity would generate an estimated 100,800 pounds or approximately 50 tpd over existing levels.  The 
Bena Landfill currently receives an average of approximately 1,194 tpd, thus the addition of the solid 
waste generated from the 2012 General Plan would total approximately 1,246 tpd in the future.  Since 
the Bena Landfill is permitted to remain operational until 2042 and the total solid waste generated by the 
2012 General Plan holding capacity was well below the 4,500 tpd, solid waste impacts of the 2012 General 
Plan was considered to be less than significant.  

The proposed Project could result in  approximately 288  multi-family units, and assuming a generation 
rate of 4 pounds of solid waste per unit, it is estimated that an estimated additional 1000 pounds,   Adding 
the additional tpd to the 2012 General Plan estimate of 1,246 tpd is still below permitted maximum 
disposal in this landfill is 4,500 tons per day and, therefore, solid waste impacts of the proposed Project 
is considered less than significant.  
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The City’s Municipal Code also includes CALGreen Building Standards for all development citywide.  In 
addition to energy efficiency and water conservation, CALGreen also sets targets for the diversion of 
construction waste from landfills and use of environmentally sensitive materials in construction and 
design.  Additionally, compliance with the General Plan policies presented below will further ensure that 
impacts will be less than significant: 

CO-8.1 Implement diversion programs related to business collection including commercial onsite 
recycling and commercial onsite green waste pick up.  

CO-8.2 Promote public education and outreach regarding municipal waste programs, how they 
work and their benefits.  

CO-8.3 Continue waste management practices that meet or exceed requirements stipulated by 
the California Integrated Waste Management Act. 

Item (g): Less Than Significant Impact.  Assembly Bill (AB 939) requires the City to adopt and implement 
a Source Reduction and Recycling Element (SRRE) and to divert 25 percent of the solid waste stream from 
landfills by 1995 and 50 percent of the solid waste from landfills by the year 2000.  According to the 
California Department of Resources Recycling and Recovery (CalRecycle), the City did not meet both the 
25 percent diversion rate in 1995 and the 50 percent diversion rate in 2000. 

In 2004, California Integrated Waste Management Board (CIWMB) issued Compliance Order to the City of 
Arvin.  The CIWMB found that the City achieved a 2000 diversion rate of 28 percent and had not 
sufficiently implemented solid waste diversion programs identified in its planning documents.  As part of 
the compliance order, the CIWMB ordered the City to enter into a local assistance plan (LAP) program.  
Although the City was out of compliance and eventually paid a fine in 2005, by 2007 the CIWMB ruled that 
the City of Arvin had satisfactorily met all of the conditions of its compliance order.  The proposed project 
has incorporated the following policies, which states “Maintain solid waste collection and disposal 
services in accordance with California state standards” to ensure that the City is in compliance with 
federal, state, and local statues and regulations related to solid waste. 
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XIX. Mandatory Findings of Significance 

Does the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

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

    

Discussion 

Item (a): Less Than Significant Impact.  Refer to previous statements in Section IV (Biological Resources) 
and Section V (Cultural Resources).   

Item (b): Less Than Significant Impact.  As assessed in this Initial Study there are no impacts or less than 
significant impacts for all issues, and existing policies and planning practices of the City will ensure project 
and cumulative impacts will assessed and addressed, as individual projects are introduced.  

Item (c): Less Than Significant Impact.  Previous sections reviewed the proposed Project's potential 
impacts related to aesthetics, agricultural resources, air quality, biological resources, cultural resources, 
geology and soils, GHG emissions, hazardous materials, hydrology and water, land use, mineral resources, 
noise, population and housing, public services, recreation, transportation/traffic, tribal resources and 
utilities.  All impacts were determined to have no impacts or less than significant impacts, and therefore, 
as explained in these previous sections, implementation of the proposed Project will not result in 
significant impacts on the environment and on human beings.  
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