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NOTICE OF INTENT TO ADOPT MITIGATED NEGATIVE DECLARATION
AND NOTICE OF PUBLIC MEETING

Mercey Springs Road Apartments
General Plan Amendment #2018-03, Zone Change #2018-03, and Site Plan Review #2018-07

Notice is hereby given that the City of Los Banos has prepared an Initial Study (IS) of environmental
effects, and intends to adopt a Mitigated Negative Declaration (MND), for the Mercey Springs Road
Apartments Project, Application Nos. GPA #2018-03, ZC #2018-03, and SPR #2018-07. The proposed
project consists of a General Plan Amendment and Zone Change to redesignate approximately 5 acres
from Low Density Residential to High Density Residential for the development of 96 multi-family
residential units. The project site is located on the west side of Mercey Springs Road (SR 165) north of
Santa Barbara Street and east of Santa Venetia Street; more specifically identified as Assessor’s Parcel
Number: 082-030-051.

The IS/MND has analyzed the potential environmental effects of the project in the range of
environmental subject areas specified in the California Environmental Quality Act (CEQA) and the CEQA
Guidelines. On the basis of this analysis, the IS/MND finds that the project will not involve any
significant environmental effects, provided that the mitigation measures described in the IS/MND are
implemented. The City will consider the adoption of the Mitigated Negative Declaration, and proposed
mitigation measures in a Mitigation Monitoring/Reporting Plan before approval of the proposed
improvement project.

Copies of the IS/MND are available for public review at the City of Los Banos City Hall at 520 J Street, Los
Banos, California 93635 and at www.losbanos.org.

The City of Los Banos will accept public and agency comments on the IS/MND during a 30-day review
period that will begin on January 4, 2019, and end at 5:00 p.m. on February 3, 2019. Comments may be
sent to the City of Los Banos, 520 J Street, Los Banos, CA 93635, Attn: Stacy Souza Elms, Community and
Economic Development Director or via email at stacy.elms@losbanos.org.

In addition, notice is hereby given that the Los Banos Planning Commission will consider a
recommendation to the Los Banos City Council on the IS/MND and Mitigation Monitoring/Reporting
Plan for the project at a public meeting scheduled for February 5, 2019, at 7:00 p.m. in the Council
Chambers at Los Banos City Hall, 520 J Street, Los Banos, CA 93635.

%&/)Gy,é(/%g January 4, 2019

StaéfSouga)Elr#\s mmunity and Economic Development Director

520 J Street * Los Banos, CA 93635
(209)827-7000
www.losbanos.org



























































































































































































































































































HCM 6th TWSC

2: MERCY SPRINGS RD & NORTH PROJECT ACCESS

PM EPAP PLUS PROJECT

12/25/2018

Int Delay, s/veh 0.2

Lane Configurations %

Traffic Vol, veh/h 2 6
Future Vol, veh/h 2 6
Conflicting Peds, #/hr 0 0
Sign Control Stop  Stop
RT Channelized - None
Storage Length 0 -
Veh in Median Storage, # 0 -
Grade, % 0 -
Peak Hour Factor STA 8T
Heavy Vehicles, % 2 2
Mvmt Flow 2 7

IMinol

Conflicting Flow Al

Stage 1 630 -
Stage 2 613 -
Critical Hdwy 642 6.22

Critical Hdwy Stg 1 5.42 -
Critical Hdwy Stg 2 5.42

Follow-up Hdwy 3.518 3.318 2.218 -

Pot Cap-1 Maneuver 193 482
Stage 1 531 -
Stage 2 541 -

Platoon blocked, %

Mov Cap-1 Maneuver 191 482

Mov Cap-2 Maneuver 191 -
Stage 1 525 -
Stage 2 541 -

HCM Control Delay, s 15.6
HCM LOS G

'V r Mvm

Cai(ehlh)'"' e nan

1243 630

K
10 514

10 514
0 0
Free Free
- None
100

87 87

1
546
546

0
Free

0

HCM Lane V/C Ratio 0.012 - 0.026 - -
HCM Control Delay (s) 8.8 - 156 - -
HCM Lane LOS A - & - -
HCM 95th %tile Q(veh) 0 =30 - -
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HCM 6th TWSC CUMULATIVE AM
1: SOUTH PROJECT ACCESS/REGENCY DR & MERCY SPRINGS RD 12/26/2018

nfat
JILETOE

ction :
Int Delay, s/veh 1.8

Movemen

T EBR T WBR | NBR SBL SBI

Lane Configurations & d f " M4 F N 4

Traffic Vol, veh/h (G| S el R R R R ST e
Future Vol, veh/h 0 0 0 8 0 45 0 550 100 15 560 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - 96 100 - 300 100 - -
Veh in Median Storage, # - 0 - - 1 - - 0 - - 0 -
Grade, % - 0 - - - - 0 - - 0 -
Peak Hour Factor 87 S e G B B B T S BT S R R BT
Heavy Vehicles, % 2 2 2 2 2 2 2 8 2 2 8 2
Mvmt Flow 0 0 0 98 e 52 0 632 115 17 644 0

Major/Minol linorZ

Conflicting Flow All

—
~ Majorf

994 1425 322 988 1310 316 644 0 0 747 0 0

Stage 1 678 678 - 632 632 - - - - - - -
Stage 2 316 747 - 3% 678 - - - - - - -
Critical Hdwy 754 654 6.94 754 654 694 414 - - 414 - -
Critical Hdwy Stg 1 6.54 5.54 - 654 554 - - - - - - -
Critical Hdwy Stg 2 6.54 554 - 654 554 - - - - - - -
Follow-up Hdwy 352 4.02 332 352 402 332 222 - - 222 - -
Pot Cap-1 Maneuver 199 134 674 201 158 680 937 - - 857 - -
Stage 1 408 450 - 435 472 - - - - - - -
Stage 2 670 418 - 634 450 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 181 131 674 198 155 680 937 - - 857 - -
Mov Cap-2 Maneuver 181 131 - 319 279 - - - - - - -
Stage 1 408 441 - 435 472 - - - - - - -
Stage 2 619 418 - 621 441 - - - - - - -

Approach ek s 3 WEB 2 IND
HCM Control Delay, s~ 0 G T T g
HCM LOS A C

Vi

Capacity (veh/h)

BRI T e T

g: o
~

1

.

HCM Lane V/C Ratio - - 0.306 0.076 0.02 - -
HCM Control Delay (s) 0 - - 0- 212 107 93 - -
HCM Lane LOS A - - A C B A - -
HCM 95th %tile Q(veh) 0 - - SR o - -
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HCM 6th TWSC

1: SOUTH PROJECT ACCESS/REGENCY DR & MERCY SPRINGS RD

CUMULATIVE PM

12/26/2018

Int Delay, s/veh 1.2

Lane Configurations

&
Traffic Vol, veh/h 0 0 030
Future Vol, veh/h 0 0 0 50

Conflicting Peds, #/hr 0 0 0 0

Sign Control Stop Stop Stop Stop
RT Channelized - - None -
Storage Length - - -

Veh in Median Storage, # - 0 - -
Grade, % - 0 - -
Peak Hour Factor 87 8T 8T
Heavy Vehicles, % 2 2 2 2
Mvmt Flow 0 0 O

el N
Via|of/ VIINO ~WIInor.

1305

Conflicting Flow All 1725 434 1216
Stage 1 960 960 - 690
Stage 2 345 765 - 526

Critical Hdwy 754 654 694 754

Critical Hdwy Stg 1 6.54 5.54 - 654

Critical Hdwy Stg 2 6.54 554 - 6.54

Follow-up Hdwy 352 402 332 352

Pot Cap-1 Maneuver 118 88 570 137
Stage 1 276 333 - 401
Stage 2 644 410 =0508

Platoon blocked, %
Mov Cap-1 Maneuver 103 79 570 126

Mov Cap-2 Maneuver 103 79 - 251
Stage 1 276 298 - 401
Stage 2 610 410 - 450

HCM Control Delay,s 0 18.8
HCM LOS A C

\/

Capacity (v)

VBT ' NE
4 N M
OREE30 0 600
0 30 0 600
0 0 0 0
Stop Stop Free Free
- None - -
96 100 -
1 - - 0
0 - 0

1650
T Ry
960
6.54
5.54
BIBA; rs it s
402 332 222 -

T e
My - - -
R o

6.94 414 -

[ T e
01 - = -
T L NI
996 2» 2= -

~ 251 651 844

345 868 0

0.5

HCM Lane V/C Ratio - - - 0.229 0.053 0.054 - -

HCM Control Delay (s) 0 - - 05523165 10:815°0.9:5 - -

HCM Lane LOS A - - A C B A

HCM 95th %tile Q(veh) 0 - - Sean 0195 1012545012 - -
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HCM 6th TWSC CUM AM PLUS PROJECT
1: SOUTH PROJECT ACCESS/REGENCY DR & MERCY SPRINGS RD 12/26/2018

Int Delay, s/veh 2.2

Lane Configurations & d f " M4 F %

Traffic Vol, veh/h 2 e A 8h 1 46 4216520051008 “ 519567 1
Future Vol, veh/h 2 4 14 8 1 46 4 552 100 19 567 1
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - -9 100 - 300 100 - -
Veh in Median Storage, # - 0 - - 1 - - 0 - - 0
Grade, % - 0 - - - - 0 - - 0 -
Peak Hour Factor B N S S G G T R SR S S BT L AT e S 6
Heavy Vehicles, % 2 2 2 2 2 2 2 8 2 2 8 2
Mvmt Flow 2 SRS 1608 ) Bumi634-T15) 5 22004652 1

‘Iv O e Mino 1
Conflicting Flow All

1025 1456 327 1017 1341 317 653 0 O 749 0 0

Stage 1 697 697 - 644 644 - - = = b s 2
Stage 2 328 759 - 373 697 - - . 2 . - -
Critical Hdwy 754 654 694 754 654 694 4.14 - - 414 - -
Critical Hdwy Stg 1 6.54 5.54 - 654 554 - . - . - - -
Critical Hdwy Stg 2 6.54 554 = 6:54" /5,54 - g £ Z f - 2
Follow-up Hdwy 352 402 332 352 402 332 222 - - 222 - -
Pot Cap-1 Maneuver 189 129 669 192 151 679 930 - - 856 - -
Stage 1 398 441 - 428 466 - - - - 5 - -
Stage 2 659 413 - 620 441 - 3 3 = : G .
Platoon blocked, % - - . B
Mov Cap-1 Maneuver 170 125 669 178 146 679 930 - - 856 - -
Mov Cap-2 Maneuver 170 125 - 302 269 - = - . - - -
Stage 1 396 430 - 426 464 - & E : 5 g 3
Stage 2 603 411 - 583 430 - - - = - B, .

HCM Control Delay, s 176 185 0.1 P
HCM LOS C c

Ninor |

Ca (v)

NR|
NBI

R R T e

HCM Lane V/C Ratio 0.005 - - 0.074 0.327 0.078 0.026 - -
HCM Control Delay (s) 8.9 - = 160226010093 - -
HCM Lane LOS A - - c c B A - -
HCM 95th %tile Q(veh) 0 - =020 114000815 0ut - -
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HCM 6th TWSC CUM AM PLUS PROJECT
2: MERCY SPRINGS RD & NORTH PROJECT ACCESS 12/26/2018

Int Delay, s/veh 0.2

Lane Configurations % 44 4
Traffic Vol, veh/h S 3 597 576 1
Future Vol, veh/h 3 12 3 597 576 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor BT SR S S T S B R 8
Heavy Vehicles, % 2 2 2 8 8 2
Mvmt Flow R4 3 686 662 1

Viajor/Minol

Conflicng Flow Al 1012 332 663 0 - 0

Stage 1 663 - 2 - T <
Stage 2 349 - - = - =
Critical Hdwy 6.84 6.94 4.14 - - -

Criical Hdwy Stg 1~ 584 - - - -
Critical Hdwy Stg2 584 - -
Follow-up Hwy 35 332 22 - - -

Pot Cap-1 Maneuver 236 664 922 - = o
Stage 1 474 - - = - -
Stage 2 685 - = E 5 z

Platoon blocked, % - - -
Mov Cap-1 Maneuver 235 664 922 - - -
Mov Cap-2 Maneuver 235 - - - - -
Stage 1 472 - - - - -
Stage 2 685 - - - - -

127 AR
HCM LOS B

HCM Control Delay, s

/

Capacity (vehh) 922 - 48

HCM Lane V/C Ratio 0.004 - 0.035 - -

HCM Control Delay (s) 8.9 07127 - -

HCM Lane LOS A A B

HCM 95th %tile Q(veh) 0 S0 - -

MERCY SPRINGS HOUSING Synchro 10 Report
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HCM 6th TWSC CUM PM PLUS PROJECT
1: SOUTH PROJECT ACCESS/REGENCY DR & MERCY SPRINGS RD 12/26/2018

Int Delay, slveh 16

Aovemen!
VIOVEITIEN]

Lane Confiurations

& 4 f W :
Traffic Vol, veh/h 1 T 050 232 6 609 Ehn A ET60 2
Future Vol, veh/h 1 1 10 50 2 32 16 609 65 41 760 2
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - -9 100 - 300 - - -
Veh in Median Storage, # - 0 - - 1 - - 0 - - 0 -
Grade, % - 0 - - - - 0 - - 0 -
Peak Hour Factor B B e B RS B e O O ST Qe B 8T
Heavy Vehicles, % 2 2 2 2 2 2 2 8 2 2 8 2
Mvmt Flow 1 AT 2 R 3F 18 00 e A7 aTa 2

__ Minor2

Conflicting Flow Al 1356 1780 438 1268 1706 350 86 0 0 775 0 0

Stage 1 Bl Bl - 736 736 - - - - - - -
Stage 2 387 811 - 532 970 - - - - - - -
Critical Hdwy 754 654 694 754 654 694 4.14 - - 414 - -
Critical Hdwy Stg 1 6.54 554 - 654 554 - - - - - - -
Critical Hdwy Stg 2 6.54 554 - 654 554 - - - - - -
Follow-up Hdwy 352 402 332 352 402 332 222 - 222 - -
Pot Cap-1 Maneuver 108 81 567 125 90 646 766 - - 837 - -
Stage 1 272 330 - 377 423 - - - - - - -
Stage 2 608 391 - 499 330 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 91 71 567 109 78 646 766 - - 837 - -
Mov Cap-2 Maneuver 91 71 - 228 185 - - - - - - -
Stage 1 266 294 - 368 413 - - - - - - -
Stage 2 557 382 - 434 294 - - - - - - -

HCM Control Delay, s
HCM LOS C e

Minor Lai

/ vmt NBL  NBT  NE 1 BLnZ oSbL 3 SBR
Capacity (veh/h) R e e

HCM Lane V/C Ratio 0.024 - - 0049 0.264 0.057 0.056 - -
HCM Control Delay (s) AR e TR T S (1 e
HCM Lane LOS A - - C D B A - -
HCM 95th %tile Q(veh) (1 e 0 SSRGS i A
MERCY SPRINGS HOUSING Synchro 10 Report
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HCM 6th TWSC CUM PM PLUS PROJECT
2: MERCY SPRINGS RD & NORTH PROJECT ACCESS 12/26/2018

ntersectiol

Int Delay, s/veh T .2

i wement

Lane Configurations ~ %¥ 1‘ +

Traffic Vol, veh/h 2 6 10 631 797 3
Future Vol, veh/h 2 6 10 631 797 3
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - ERS ) 0 :
Grade, % 0 - - 0 0 -
Peak Hour Factor S S O S S e g T
Heavy Vehicles, % 2 2 2 8 8 2
Mvmt Flow 2 To= N IRET2555916 3

o T
viajc

or]

1303 460 919 0 - 0

gFlow Al

Conflictin
Stage 1 918 - - - - -
Stage 2 385 - - - - -
Critical Hdwy 6.84 6.94 4.14 & - z

Critical Hdwy Stg 1~ 5.84 -
Critical Hdwy Stg 2 5.84 5 =
Follow-up Hdwy 352 332 222

Pot Cap-1 Maneuver 152 548 738 - - -
Stage 1 349 - - - - -
Stage 2 657 - - - - -

Platoon blocked, % , 5 =
Mov Cap-1 Maneuver 148 548
Mov Cap-2 Maneuver 148 - . % - .
Stage 1 340 : . : : .
Stage 2 657 - . - . 5

~
w
o

i

]

1

A”“f:. ack

HCMControlDelay,s 163 03 0
HCM LOS C

Minor Lane/Major Mvm! NB 3 SBT SBR

Capacity (veh/h) i e i

HCM Lane V/C Ratio 0.016 - 0.028 - -

HCM Control Delay (s) 100 183 -

HCM Lane LOS A A C - -

HCM 95th %tile Q(veh) 0 - 01 - -

MERCY SPRINGS HOUSING Synchro 10 Report
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HCM 6th TWSC AM EPAP PLUS PROJ MIT
1: SOUTH PROJECT ACCESS/REGENCY DR & MERCY SPRINGS RD 12/25/2018

Int Delay, s/veh 3.2

MorN A

Lane Configurations & d f % 7

Traffic Vol, veh/h 2 4 14 106 T 222 450407 085 4 439 1
Future Vol, veh/h 2 4 14 106 1 22 4 47 85 4 439 1
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - 96 100 - 300 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor B S BT BN T ST O = ST B e Sl 8
Heavy Vehicles, % 2 2 2 2 2 2 2 8 2 2 8

Mvmt Flow 2 5 16 122 128 Bl 4795598 5s 505 1

Major

Conflicing Flow Al 766 1103 253 754 1005 240 506 0 0 57 0 0

Stage 1 516 516 - 489 489 - - - - - - -
Stage 2 250 587 - 265 516 - - - - - - -
Critical Hdwy 754 654 694 754 654 694 414 - - 414 - -
Critical Hdwy Stg 1 6.54 554 - 654 554 - - - - - - -
Critical Hdwy Stg 2 6.54 554 - 654 554 - - - - - - -
Follow-up Hdwy 352 402 332 352 402 332 222 - - 222 - -
Pot Cap-1 Maneuver 292 210 746 298 240 761 1055 - - 993 - -
Stage 1 510 533 - 529 548 - - - - - - -
Stage 2 732 495 = Sl 1533 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 279 208 746 285 238 761 1055 - S 998 - -
Mov Cap-2 Maneuver 279 208 - 285 238 - - - - - - -
Stage 1 507 530 - 526 545 - - - - - - -
Stage 2 703 493 - 692 530 - - - - - - -

HCM Control Delay, s 13.6 T e T e
HCM LOS B C

ERI n1\AR] n1\A/RI )
BLn1WBLn1WBLn

Capacity (veh/h) e i

HCM Lane V/C Ratio 0.004 - - 0.052 0.433 0.033 0.005 - -
HCM Control Delay (s) 8.4 - BB 2 99T 8.6 - -
HCM Lane LOS A - - B D A A - -
HCM 95th %tile Q(veh) 0 - S0 Tt O 0 - -
MERCY SPRINGS HOUSING Synchro 10 Report

KD ANDERSON & ASSOC Page 1



HCM 6th TWSC PM EPAP PLUS PROJ MIT
1: SOUTH PROJECT ACCESS/REGENCY DR & MERCY SPRINGS RD 12/25/2018

Int Delay, s/veh 2

Lane Conﬁguratins

& d £ "M F %N M
Traffic Vol, veh/h 1 IS 0EES 62 2 I e S 058 1 549 2
Future Vol, veh/h 1 1 10 64 2 19 16 505 85 1 549 2
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - 96 100 - 300 100 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor B SRR S SR ST ST BT S e BT S SRS AT
Heavy Vehicles, % 2 2 2 2 2 2 2 8 2 2 8 2
Mvmt Flow 1 i T 2 22058 0an 98 15556311 2

Maior:

Conflicting Flow Al 961 1348 317 934 1251 200 633 0 0 678 0 0

Stage 1 634 634 - 616 616 - - - - - - -
Stage 2 327 714 - 318 635 - - - - - - -
Critical Hdwy 754 654 694 754 654 694 4.14 - - 414 - -
Critical Hdwy Stg 1 6.54 5.54 - 654 554 - - - - - - -
Critical Hdwy Stg 2 6.54 554 - 654 554 - - - - - - -
Follow-up Hdwy 352 402 332 352 402 332 222 - - 222 - -
Pot Cap-1 Maneuver 211 150 679 221 171 707 946 - - 910 - -
Stage 1 434 471 - 445 480 - - - - - - -
Stage 2 660 433 - 668 471 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 199 147 679 213 168 707 946 - - 910 - -
Mov Cap-2 Maneuver 199 147 - 213 168 - - - - - - -
Stage 1 426 471 - 437 4N - - - - - - -
Stage 2 624 425 - 654 471 - - - - - -

Approacl = EB B OB
HCM Control Delay, s  13.2 P (s A0
HCM LOS B D

1R NBLn? SB|

TR

Capatl GERL 7

HCM Lane V/C Ratio 0.019 - - 0.031 0.36 0.031 0.001 - -
HCM Control Delay (s) 8.9 - s 132531838 5103 9 - -
HCM Lane LOS A - - B D B A - -
HCM 95th %tile Q(veh) 0.1 - SN s 0 - -
MERCY SPRINGS HOUSING Synchro 10 Report
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