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ENVIRONMENTAL REVIEW 
 

GENERAL INFORMATION 
 
What is being proposed? 
 
The City of Farmersville has received applications to change the land use designation and zoning from Service  
Commercial to Light Industrial, and to allow a cannabis retail store and commercial cultivation at 685 W. Avenue 
296 (Noble Avenue). Phase One of the project is a 6,250 sq. ft. retail cannabis store  with parking, Phase Two is an 
undetermined 4,842 sq. ft. retail use.  Phases Three and Four are planned to be approximately 54,000 square feet of 
cannabis indoor cultivation.  The 4.5 acre site currently has a 1.5 acre service commercial use adjacent to Avenue 
296, which would be removed for phases 1 and 2.  Phases 3 and 4 would be developed on the 3 acres of existing 
crops/vines on the southern 3 acres of the site.  The proposed project will require a general plan amendment, change 
of zone, and conditional use permit. 
 
There is a description of the specific planning actions along with maps and diagrams in the study. 

 
What is this document? 
 
The attached document is a review of potential environmental impacts that may occur if the City approves the 
project. 
 
Why is this document being prepared? 
 
The California Environmental Quality Act of 1970 requires government agencies to analyze how development 
projects may impact the environment - before considering and approving or denying the project.  Once the document 
is prepared, it must be made available to the public and circulated for review to potentially affected public agencies 
for a period of 30 days. 
 
Will this study result in any changes to the project? 
 
An environmental study may recommend measures to reduce or eliminate environmental impacts.  These measures 
(called mitigation measures) may include actions to be taken during project construction (such as watering soils to 
keep down dust) or may include changes to the design of the project itself. 
 
How do I comment on this study? 
 
Send written comments to: 
Karl Schoettler, Planning Consultant 
City of Farmersville 
909 W. Visalia Road 
Farmersville, CA 93223 
Email:  karl@weplancities.com 
 
How is this project reviewed by the City? 
 
Following review by City staff, this particular project will require public hearings before the Farmersville Planning 
Commission and the Farmersville City Council.  If you are interested in knowing the time and date for these 
meetings, please contact the Farmersville City Clerk at (559) 747-0458 
 
Who do I contact for more information? 

 
Karl Schoettler, Planning Consultant 
City of Farmersville 
909 W. Visalia Road 
Farmersville, CA 93223 
Email:  karl@weplancities.com 
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1.0   INTRODUCTION 
 
Executive Summary 
 
This following is an analysis of the potential environmental impacts of the project entitled 
GPA/ZC No. 2019-03 & Conditional Use Permit No. 2019-06 proposed in the City of 
Farmersville.  The applicant is seeking approval of a General Plan Amendment and zone change 
from Service Commercial to Light Industrial and a Conditional use permit to allow cannabis 
sales and cultivation.  The subject site contains approximately 4.5 acres located at 685 Avenue 
296 (Noble Avenue) in the City of Farmersville.  The site is currently occupied by 1.5 acres of 
service commercial development and 3 acres of crops/vines.   
 
The site is adjacent to avenue 296 and Highway 198 on the north side.  Directly east of the site is 
a residential unit and a tree orchard, with the Visalia Buddhist Temple and living quarters 
approximately 300 feet west of the site along Avenue 296.  To the east is a series of 
contemporary commercial buildings on the south side of Avenue 296, and fast food and gas on 
the north side of the street.   
 
The project would remove the 1.5 acre service commercial development consisting of a 
residential structure that was converted to office/retail use and a warehouse and several storage 
buildings, along with a variety of items being stored outside.   Phase 1 would construct a 6,250 
sq. ft. retail and office building for cannabis sales, approximately 75 parking stalls, and a 
ponding basin.  Phase 2 would build another 4,842 sq. ft. retail building, with these first phases 
covering the current 1.5 acres of old service commercial development.  Phases 3 and 4 would 
add four warehouse type buildings totaling 50,400 sq. ft. intended for cannabis cultivation, which 
would encompass the 3 acre balance of the site.  
 
This environmental study determined the project would not have a “less than significant” impact 
on the environment as proposed.  Consistent with the California Environmental Quality Act, the 
City has elected to prepare a “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 
GPA/ZC No. 2019-03 & Conditional Use Permit No. 2019-06 proposed in the City of 
Farmersville.  
 
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.  
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An application for development, as proposed, 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 approving a General Plan land use/zoning amendments and a Conditional Use Permit 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. 
• 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 if required. 
 
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 (in this case, 
the Planning Commission) 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, a land use/zoning amendments and a tentative subdivision map.   
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 Public Review 
 
CEQA requires the environmental analysis to be made available for public review.  This allows 
members of the public, individuals, and 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 responses on any comment letters or phone 
calls received during the review process.    
 
The Planning Commission must consider the findings of the IES in a public hearing.  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 analyze 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 
• 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, a subsequent EIR is not typically required.  
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2.0 PROJECT INFORMATION 

 
 
2.1 Location 
 
The City of Farmersville is located on the south side of State Highway 198 in central Tulare 
County in the central San Joaquin Valley of California (see Map 1).  The City is located about 
five miles east of Visalia, the largest city in Tulare County and the county seat.   
 
The project site (see Map 2) includes one parcel of land totalling approximately 4.6 acres, 
located on the south side of Noble Avenue west of Farmersville Boulevard in the City of 
Farmersville. State Route 198 runs east-west past the north side of the site  The subject property 
is generally located in the northwest quadrant of Farmersville.     
 
2.2 Project Description 
 
The project involves a request for a general plan amendment and zone change from Service 
Commercial to Light Industrial and a conditional use permit for the retail sales and cultivation of 
cannabis products.  
 
The project would remove the existing 1.5 acre service commercial development consisting of a 
residential structure that was converted to office/retail use and a warehouse and several storage 
buildings, along with a variety of items being stored outside.   Phase 1 would construct a 6,250 
sq. ft. retail and office building for cannabis sales, approximately 75 parking stalls, and a 
ponding basin.  Phase 2 would build another 4,842 sq. ft. retail building, with these first phases 
covering the current 1.5 acres of old service commercial development.  Phases 3 and 4 would 
add four warehouse type buildings totaling 50,400 sq. ft. intended for cannabis cultivation, which 
would encompass the 3 acre balance of the site.    
  
Existing General Plan Map Designations 
 
The Farmersville General Plan shows the property designated "Service Commercial", with a 
Service Commercial “CS” zoning designation. 
 
The land north of the subject site is occupied by Highway 198 and an Agriculture/Urban Reserve 
designation on the north side of the highway.  West of the subject property is outside of the city 
Limits and designated for future Highway Commercial. East of the site is designated Service 
Commercial with contemporary development.  South of the subject site is designated 
"Industrial".  
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Map 2:  Project Location 
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The Farmersville General Plan designates Land surrounding the subject property as follows: 
 
North: Agriculture/Urban Reserve 
South: Industrial 
West:  Highway Commercial 
East:   Service Commercial 
 
Zoning on surrounding properties is as follows: 
 
North: Not zoned – outside of City Limits 
East:   Service Commercial (CS) 
South: Industrial (I) 
West:  Not zoned – outside of City Limits 
 
2.4 Existing Land Use 
 
The northern 1.5 acres of the subject property is a service commercial development consisting of 
a residential structure that was converted to office/retail use and a warehouse and several storage 
buildings, paved access drive with additional unpaved access drives, and open outdoor storage of 
a variety of items.  The southerly 3 acres is in agricultural production.  The aerial photo in Map 3 
shows existing land uses. 

 
Map 3:  Aerial Photo 
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Proposed Development 
 
Exhibit 1 shows the project that is proposed for the site. 
 

Exhibit 1:  Proposed Site Plan 
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The project would remove the existing 1.5 acre service commercial development consisting of a 
residential structure that was converted to office/retail use and a warehouse and several storage 
buildings, along with a variety of items being stored outside.   Phase 1 would construct a 6,250 
sq. ft. retail and office building for cannabis sales, approximately 75 parking stalls, and a 
ponding basin.  Phase 2 would build another 4,842 sq. ft. retail building; with these first phases 
covering the current 1.5 acres of old service commercial development.  Phases 3 and 4 would 
add four warehouse type buildings totaling 50,400 sq. ft. intended for cannabis cultivation, which 
would encompass the 3 acre balance of the site.    

 
 

3.0   PROJECT SETTING 
  
 

3.1 Population 
 
Farmersville's population has shown a slow and steady pattern of growth, levelling off in recent 
years.  Since 2010 the population has grown at an average annual rate of 0.78 percent.  Actual 
growth has ranged from 0.09% to 1.9% per year.  The estimated population in 2019 was 11,358 
persons.  Chart 1 shows population growth since 2010.   The Farmersville General Plan estimates 
the City's population would grow to 17,850 by the year 2025.  To this point, growth has been less 
than projected by the Plan. 

Chart 1 
City of Farmersville - Population Growth 2010 - 2019 

 

 
 

Source:  California Department of Finance, U.S. Census Bureau, 2003 - 2013 
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3.2 Traffic and Circulation 
 
The subject site has access from Avenue 296 with newly installed Caltrans traffic circles to the 
east giving access to Highway 198 and Farmersville Boulevard.   
 
Farmersville Boulevard is classified as an Arterial roadway according to the Circulation Element 
of the Farmersville General Plan.  This roadway connects Farmersville to State Highway 198 in 
the north and provides access south from Farmersville to State Highway 137 – an east-west 
highway across central Tulare County that connects the cities of Lindsay, Tulare and Corcoran in 
Kings County. 
 
Avenue 296 has one travel lane in each direction, with graded shoulders.  This project would 
install curb, gutter and sidewalk along the south side of Avenue 296. 
 
 
3.3 Utilities 
 
Sewer 
 
The City of Farmersville 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- inch mains.  These in turn connect to an 18-inch trunk line that terminates at the 
city's wastewater treatment plant (WWTP) located southwest of the urban area.  The nearest 
sewer line to the subject site is an 8-inch line under Noble Avenue that terminates east of the site    
 
Farmersville's WWTP is designed to accommodate a daily maximum flow of 1.25 million 
gallons per day (mgd).  In recent months the plant has been experiencing an average daily flow 
of about 0.9 mgd.  This indicates the plant is currently operating at a capacity of 72%.  
 
The City has adopted a Sewage System Master Plan for development of the sewage system.  The 
plan is intended to accommodate a "buildout" population of about 17,000 people.  The City is 
planning construction to expand the plant to 1.4 mgd.  Currently the plant is operating at 0.9 
mgd.  Construction is anticipated to start in the Spring of 2015, with an 18-month construction 
period.   
 
The City recently adopted a Comprehensive Infrastructure Management Plan (CIMP) to update 
and fine-tune long range planning for the sewer system. 
 
Water 
 
The City of Farmersville provides water service to most developed properties within its city 
limits.  The city pumps groundwater from six wells located in the community.  The depth of the 
wells ranges from 240 to 400 feet.  The Public Works manager reports groundwater levels at 
about 40 feet in recent months.  The system has a peak production capacity of about 4,600 
gallons per minute (gpm) or 6.62 million gallons per day (mgd).  Average actual demand has 
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ranged from about 0.9 mgd in winter months to 4 mgd in summer months.  The water supplied 
by the City historically has been of good quality.   
 
The City has adopted a Water System Master Plan in 1993 with an update adopted in the 2012 
Comprehensive Infrastructure Master Plan.  The Plan also established a criterion that the "firm 
capacity" of the water system must be able to deliver the peak hour demand or the peak day 
demand plus a 1,500 gallons per minute fire flow, whichever is greater.  
 
There is an existing 12 inch water main that supplies the site to the City’s water system. 
 
Storm Drainage 
 
The subject site will have an on-site ponding basin for the retention of storm water. 
 
Storm drainage within the City is provided by the City of Farmersville.  The City is divided into 
26 individual drainage sub-areas.  Most of these sub areas discharge drainage water into one of 
the canals or creeks running through the city.  Several discharge into retention basins.  Others 
have no discharge facilities and ponding may occur on streets or undeveloped property.  Some 
land uses have on-site ponding basins. 
 
The City adopted a Storm Drainage Master Plan in 1989 with an update provided in the 
Comprehensive Infrastructure Master Plan adopted in 2012.  These plans identify improvements 
that will be necessary to serve areas proposed for development under the current General Plan.   
The plans primarily recommend the development of new storage basins to accommodate storm 
waters.   
 
Gas and Electricity 
 
Southern California Edison Company provides electrical service in Farmersville (as well as the 
project area), while Southern California Gas Company supplies natural gas.   
 
3.4 Biological Resources 
 
A biological study was completed for the nearby Farmersville Boulevard Project in 2009.  The 
Study, performed by Live Oak Associates, indicated that there is no known sensitive habitat in 
the area.   The Study did not identify any threatened, endangered, or biologically sensitive plant 
and animal species on or near the subject site.  The Study accessed the State and Federal Natural 
Diversity Data Bases to determine if any special plant or animal species existed in close 
proximity to the Farmersville Boulevard Corridor.  The nearest endangered animal species found 
in the immediate area was a San Joaquin Valley Kit Fox, sighted in 1975 approximately four 
miles from the project site.   
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3.5 Geological Hazards 
 
The potential for damage to structures due to geologic/seismic processes in the area is low. 
Farmersville is not in an area with known active faults that constitute potential hazards to 
structures. The closest active faults to Farmersville include the Independence Fault (60 miles 
northeast), the Kern Front Fault, (50 miles west-southwest), the Premier Fault (30 miles south-
southeast), the New Hope Fault (50 miles south-southeast) and the San Andreas Fault (75 miles 
southwest).   
 
Although these fault systems have the capability of significant damage, the distance is great 
enough to reduce the prospect of significant damage to a minimal level.  In addition, the subject 
site rests on very thick alluvium, which tends to dampen any significant earth movements caused 
by seismic activity.  All construction will be required to comply with Zone II standards of the 
Uniform Building Code, to ensure seismic safety. 
 
3.6 Flooding 
 
Much of Farmersville is subject to various flood zones, as determined by the Flood Insurance 
Rate Maps published by the Federal Emergency Management Agency.  The project site and 
surrounding area is located within Flood Zone “X” – defined as “Other Areas:  Areas determined 
to be outside the 0.2% annual chance floodplain”.  Accordingly, the chance of flooding at the site 
is remote.  Any new development will be required to meet the minimum Base Flood Elevation 
building and drainage requirements. 
 
3.7 Soils 
 
There is a single soil type on the subject site, according to soil maps maintained by the US 
Department of Agriculture – Soil Conservation Service.   This is the Nord fine sandy loam, 0-2 
percent slopes.  Nord fine sandy loam (0 – 2 percent slopes) is found on alluvial fans and 
floodplains.  It is composed of mixed alluvium derived mainly from granitic rock sources.  There 
are few limitations for urban development except for corrosively to steel.  This problem can be 
corrected by the use of special coatings or substitution of materials other than steel.    These 
issues will be addressed during the building permit process. 
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4.0 DISCUSSION OF POTENTIAL ENVIRONMENTAL IMPACTS 
 
This section of the Initial Study analyzes 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 analyzed and discussed.  Where appropriate, mitigation measures are 
identified that will reduce or eliminate an impact. 
 

 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation  

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 
 
I. AESTHETICS -- Except as provided in Public Resources Code Section 21099, would 
the project: 
 
1. Have a substantial adverse effect on a scenic vista? 
 
 o o o x 
 

Discussion:    The north 1.5 acres of the site currently contains a residential structure 
converted to office/retail use, and a warehouse and several storage buildings with 
unimproved access drives, parking, and walkways.  The southern 3 acres is currently 
planted with field crop/vines.  The unimproved commercial portion of the site which 
faces across Avenue 295 directly onto Highway 198 is not considered scenic.  The 
agricultural portion of the site to the south is not readily visible to the public and 
while it may be considered attractive, it is not scenic, nor it is it a visible part of a 
scenic vista. 
 
The proposed project would replace the existing commercial development frontage 
with a contemporary commercial development which will be similar to other 
developed properties to the east with a higher level of improvements.  The project 
will be required to adhere to the City’s standards for landscaping, setbacks, building 
height, etc.  These standards are intended to ensure that impacts on aesthetic qualities 
are minimized, through controls on landscaping, building height, bulk, setbacks, etc. 

 
2. Substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway? 
 
 o o o x 
 

Discussion:    The converted residential building has been significantly altered over 
the past few decades with no recognizable features or style which could be considered 
“historic” for the purpose of preservation or identification.  The warehouse and 
storage buildings are typical tin-sided/roofed structures with no known historic 
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relevance.  There are no significant natural stands of trees, rock outcroppings, historic 
buildings or other recognized scenic features on the project site.  There will be no 
impact to these resources. 

 
3. In non-urbanized areas, substantially degrade the existing visual character or quality 

of public views of the site and its surroundings?  (Public views are those that are 
experienced from publicly accessible vantage point).  If the project is in an urbanized 
area, would the project conflict with applicable zoning and other regulations 
governing scenic quality?  

 
 o o x o 
 

Discussion:  See I 1. & 2.  There are no recognized scenic aspects of the project site 
or surrounding parcels.  As noted previously, all development must meet the City’s 
requirements for landscaping, setbacks and building height, among other standards.  
Adherence to these requirements will mitigate any impacts to the visual character of 
the area. 

 
4. Create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area? 
 o o x o 
 

Discussion:  Redevelopment of the site frontage and the future development of the 
southern 3 acres will introduce new night-time lighting in the form of street lamps, 
signs, and exterior lighting on buildings, among others.  Adherence to City standards 
will reduce any potential impacts to less than significant. 

 
 
II. AGRICULTURE AND FOREST RESOURCES: In determining whether impacts 
to agricultural resources are significant environmental effects, lead agencies may refer to 
the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared 
by the California Dept. of Conservation as an optional model to use in assessing impacts 
on agriculture and farmland.  In determining whether impacts to forest resources, 
including timberland, are significant environmental effects, lead agencies may refer to 
information compiled by the California Department of Forestry and Fire Protection 
regarding the state’s inventory of forest land, including the Forest and Range Assessment 
Project and the Forest Legacy Assessment project; and the forest carbon measurement 
methodology provided in the Forest Protocols adopted by the California Air Resources 
Board.  Would the project: 
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1. Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 

(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, to non-agricultural use? 

 
 o o x o 
 

Discussion:  According to the Important Farmland Map prepared by the State of 
California, Department of Conservation, the bulk of areas around the City of 
Farmersville is classified as prime agricultural land.  The subject site is partially 
developed for commercial use and was considered for urban development during the 
2025 General Plan Update where a Statement of Overriding Considerations was made 
for the existing city areas designated for development.  As such, the proposed project 
would not have a significant effect upon the conversion of prime agricultural lands. 
 
The subject site currently has a General Plan designation of Service Commercial and 
is zoned CS with an existing service commercial use on the northern 1.5 acres.  The 
proposed General Plan and Zoning action would change the zoning to “IL” (Light 
Industrial) and will not result in the conversion of lands designated for agriculture. 

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

Discussion:  See II 1 above - As noted previously, the site is currently designated for 
urban use with an existing service commercial use on the northern 1.5 acres.  There is 
not a Williamson Act contract on the site.  The project will have no impact on lands 
designated for agricultural use. 

 
 
3. Conflict with existing zoning for, or cause rezoning of, forest land (as defined in 

Public Resources Code section 12220(g)) or timberland (as defined in Public 
Resources Code section 4526).   

 
 o o o x 
 

Discussion:  The site is not zoned for forestry or defined as timberland, and is not 
forested. 
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4. Result in the loss of forest land or conversion of forest land to non-forest use? 
 
 o o o x 

 
Discussion:  The site is not forested and the project will not impact forest land. 

 
5. Involve other changes in the existing environment which, due to their location or 

nature, could result in conversion of farmland, to non-agricultural use or 
conversion of forest land to non-forest use? 

 
 o o x o 
 

Discussion:  No other aspect of the project will result in conversion of farmland to 
non-farmland or forest land to non-forest use. 

 
 
III. AIR QUALITY -- Where available, the significance criteria established by the 
applicable air quality management district or air pollution control district may be relied 
upon to make the following determinations. Would the project: 
 
1. Conflict with or obstruct implementation of the applicable air quality plan? 
 
 o o x o 
 

Discussion:   The redevelopment of a portion of the site and development of the 
southern 3 acres of the site will result in both short- and long-term air quality 
emissions and impacts.  Short-term air pollution impacts are those which are 
generated at construction sites and usually consist of particulate matter (PM-10 (10 
microns or smaller in diameter) as well as emissions from motor vehicles and 
equipment operating on (and to and from) the site.  Long term impacts result from the 
“operation” of the project and in this instance will include the use of motor vehicles, 
and commercial operations, among others.  These impacts are considered to be less 
than significant based upon the typical construction mitigation measures for the 
reduction of particulate matter and permitting to assure compliance with existing 
construction mitigation requirements.  There is no air quality plan that the proposed 
project would conflict with, and as such the proposed project would result in a less 
than significant impact based upon the existing General Plan and development 
requirements and mitigation measures already in place. 
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The existing site was considered for development as part of the 2025 General Plan 
Update wherein a Statement of Overriding Considerations was made for the existing 
city areas designated for development.  As such, the proposed project would not have 
a significant effect upon air quality based upon the mitigation measures put in place 
as a part of the 2025 General Plan Update, as follows:   

 
1. Participate in the regional planning efforts to meet air quality goals by working to 
improve air quality for the entire planning area. 

a. The Planning Department will send proposed development plans to the San 
Joaquin Valley Unified Air Pollution Control District for review of potential air 
pollution impacts. 

2. Consider traffic flow in the planning of residential, commercial and industrial 
developments. 

a. The Planning and Engineering departments will review all new projects to 
ensure that efficient traffic flow maintained, thereby minimizing vehicle-related 
air emissions. 

3. Maintain adequate roadway levels of service (LOS) to avoid congestion which 
contributes to the air pollution problem.5Air and Water Quality 

a. The Planning and Engineering departments will review all proposed 
development projects to ensure that roadway service levels do not fall below 
Level C for arterials, collectors and intersections. The City will utilize gas tax and 
transportation funds to maintain these transportation standards. 

4. Develop an organized and efficient circulation system to reduce vehicle trips in the 
planning area, idling time, intersection delays, and other emissions-producing 
activities. 

a. The Circulation Element establishes policies that will encourage increased 
connectivity in the City’s street patterns. 

5. The City shall encourage residents to use alternative modes of transportation. 
a. The City will seek funds to implement the bike path system, consistent with the 
Circulation Element map 

 
The project is also subject to, where applicable, the SJVAPCD’s Indirect Source 
Review Rule (Rule 9510). Operation of the proposed project shall comply with 
SJVAPCD’s ISR rule (Rule 9510). If required, prior to issuance of 
construction/grading permits by the City of Farmersville, the Project applicant shall 
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submit an Air Impact Assessment (AlA) application to the SJVAPCD. The AIA shall 
be submitted to and approved by the SJVAPCD.  

 
2. 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. 

 
 o o x o 
 

Discussion:   The SJVAB is currently designated non-attainment for the state and 
federal ozone and PM2.5 ambient air quality standards and the state PM10 standard. 
As discussed previously, short-term construction- generated emissions of ozone-
precursor pollutants (e.g., ROG and NOX) and PM would not exceed SJVAPCD’s 
significance thresholds.  See Discussion under III 1, above –  the proposed project 
would not have a significant effect upon air quality based upon the mitigation 
measures put in place as a part of the 2025 General Plan Update and related 
SJVAPCD requirements.  The proposed land use and zone change from Service 
Commercial to Light Industrial has little effect since the permitted and conditional 
uses in both of these designations are virtually the same with only the addition of 
cannabis businesse in Light Industrial.  The redevelopment of the existing service 
commercial portion of the site to contemporary development standards would result 
in a reduction in non-compliant development inconsistent with the Green Code and 
current Air District standards.  

 
3. Expose sensitive receptors to substantial pollutant concentrations? 
 
 o o x o 
 

Discussion:   There are no identified sensitive receptors located within or adjacent to 
the subject site, and no significant concentrations of pollutants have been identified 
with the impacts related to construction and operation of the project, resulting in 
emissions to be less than significant to sensitive receptors. 

 
4. Result in other emissions (such as those leading to odors) adversely affecting a 

substantial number of people? 
 
 o o x o 
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Discussion:  The occurrence and severity of odor impacts depends on numerous 
factors, including the nature, frequency, and intensity of the source; wind speed and 
direction; and the sensitivity of the receptors. While offensive odors rarely cause any 
physical harm, they still can be very unpleasant, leading to considerable distress 
among the public and often generating citizen complaints to local governments and 
regulatory agencies.  
 
Phase One of the project is a 6,250 sq. ft. retail cannabis store and Phase Two is an 
undetermined 4,842 sq. ft. retail use, neither of which is considered to generate 
undesirable odors.  Phases Three and Four are planned to be approximately 54,000 
square feet of cannabis indoor cultivation.  The proposed project Operational Plan for 
the facility includes smell and odor mitigation through the use of carbon air filtration 
to eliminate the cannabis odors.  The project will be subject to Conditional Use 
Permit No. 2019-06, which shall incorporate the proposed Operational Plan (Platinum 
Engineering Application for Commercial Cannabis Business Permit to operate at 685 
W. Noble Avenue) into the project approval. 
 
However, demolition of the existing buildings and construction of the proposed 
project would involve the use of a variety of gasoline or diesel-powered equipment 
that would emit exhaust fumes. Exhaust fumes, particularly diesel-exhaust, may be 
considered objectionable by some people.  The demolition shall be done through 
permitting with the Air District and the City of Farmersville. 
 
In addition, pavement coatings and architectural coatings used during project 
construction would also emit temporary odors. However, construction-generated 
emissions would occur intermittently throughout the workday and would dissipate 
rapidly within increasing distance from the source. As a result, short-term 
construction activities would not expose a substantial number of people to frequent 
odorous emissions. This impact would be considered less than significant.  

 
 
IV. BIOLOGICAL RESOURCES -- Would the project: 
 
1. Have a substantial adverse effect, either directly or through habitat modifications, on 

any species identified as a candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California Department of Fish and 
Game or U.S. Fish and Wildlife Service? 

 
 o o x o 
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Discussion:  The Environmental Impact Report (EIR) prepared for the 2025 General 
Plan Update contains information on protected plant and animal species and habitat 
that are known to occur in the Farmersville area.  The EIR found no protected species 
and habitat likely to occur within or near the project site.   It is likely that decades of 
intensive agricultural operations have eliminated suitable habitat for rare and 
endangered plant and animal species on the site. 

 
Accordingly, it is expected that the proposed development will have a less than 
significant impact 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. 

 
2. 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 US Fish and Wildlife Service? 

 
 o o o x 
 

Discussion:    A biotic   survey   prepared   for   the   2025 General Plan   did   not 
indicate the presence of any listed species in the planning area.  Accordingly, the 
proposed project will have no effects on riparian habitat or other sensitive natural 
communities. 

 
3. Have a substantial adverse effect on state or federally protected wetlands (including, 

but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means? 

 
 o o o x 
 

Discussion:  According to maps and research prepared for the 2025 General Plan, 
there are no federally protected wetlands on the site, nor will the development project 
affect any protected wetlands.  Accordingly, the project will have no impact on this 
resource. 

 
4. 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? 
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 o o o x 
 

Discussion:   The site is not within or adjacent to any known wildlife migration or 
nursery sites.  Therefore, there will be no impact in this category. 

 
5. Conflict with any local policies or ordinances protecting biological resources, such as 

a tree preservation policy or ordinance? 
 
 o o o x 
 

Discussion:  There are no local policies or ordinances in Farmersville protecting 
biological resources present on this site. 

 
6. Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 

Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan? 

 
 o o o x 
 

Discussion:  There are no adopted habitat conservation plans that apply to the project 
site. 

 
 
V. CULTURAL RESOURCES  -- Would the project: 
 
1. Cause a substantial adverse change in the significance of a historical resource 

pursuant to §15064.5? 
 
 o o x o 
 

Discussion:   The City has contacted local Native American tribes as required and 
received no comments on the presence of tribal artifacts or areas of concern 
pertaining to the project site.   The site has been in commercial use along with having 
been used for growing crops for decades, which has likely resulted in the destruction 
or removal of any historical resources.  Based on these circumstances, the project is 
expected to have a less than significant impact on historical resources.  If any cultural 
or paleontological materials are uncovered during construction, existing law requires 
that work in the area shall halt until professional cultural resources evaluation and/or 
data recovery excavation can be planned and implemented. 
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2. Disturb any human remains, including those interred outside of dedicated cemeteries? 
 
 o o x o 
 

Discussion:  Due to past disturbance of the site’s soils (particularly from residential 
and commercial construction, along with agricultural activities) it is unlikely that any 
human remains exist at the site.  However, should any human remains be discovered 
during grading and construction, the law requires that the 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). 

 
 
VI. ENERGY -- Would the project:  
 
1. Result in potentially significant environmental impact due to wasteful, inefficient, or 

unnecessary consumption of energy resources, during project construction or 
operation?  

 
 o o x o 
 

Discussion:  Buildings constructed on the site will comply with California Green 
Building Code requirements as well as Title 24 standards for energy efficiency.  This 
will reduce the project’s impacts on energy resources to a less than significant level.  
The redevelopment of the existing service commercial portion of the site to 
contemporary development standards would result in a reduction in non-compliant 
development inconsistent with the Green Code and current Air District standards. 

 
2. Conflict with or obstruct a state or local plan for renewable energy or energy 

efficiency?  
 o o x o 
 
Discussion:  See item VI.1.  All uses and buildings will be constructed to be 
compliant with California’s current standards for renewable energy and energy 
efficiency. 
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VII. GEOLOGY AND SOILS -- Would the project: 
 
Directly or indirectly cause potential substantial adverse effects, including the risk of 
loss, injury, or death involving: 
 
1. 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 based on 
other substantial evidence of a known fault? Refer to Division of Mines and Geology 
Special Publication 42. 

 o o x o 
 

Discussion:  While Farmersville is located in an area that is subject to ground shaking 
from earthquakes, the distance to faults that will be the likely cause of ground motion 
is sufficient so that potential impacts are reduced.  The City requires all new 
structures in the community to be built consistent with Zone II seismic standards of 
the Uniform Building Code.  Development of the site must comply with this 
requirement; as such the impacts would be less than significant. 

 
2. Strong seismic ground shaking? 
 
 o o x o 
 

Discussion:  See response to VII. 1. above.  With incorporation of Zone II seismic 
standards, the potential for significant impacts to urban development due to seismic 
ground shaking will be less than significant. 

 
3. Seismic-related ground failure, including liquefaction? 
 
 o o x o 
 

Discussion:  While the potential for ground failure at the site is low, the project will 
be required to prepare an engineered soils study that will make recommendations as 
to preparation of site soils and foundation systems used for structures on the site.  
Implementation of these recommendations will reduce the potential of impacts related 
to ground failure to a less than significant level. 
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4. Landslides? 
 o o o x 
 

Discussion:   The project site is level.  There is no realistic possibility of landslide 
activity on the site.   

 
5. Result in substantial soil erosion or the loss of topsoil? 
 
 o o x o 
 

Discussion:  Absorption rates, drainage patterns, and the rate and amount of surface 
runoff will change as a result of the project, due to an increase in the amount of 
impervious surfaces (streets, buildings, parking lots, etc.).  Standard required 
construction practices and compliance with City ordinances and regulations, The 
Uniform Building Code, and adherence to professional engineering design approved 
by the City will mitigate potential soil erosion impacts from the project. 

 
6. 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? 

 
 o o o x 
 

Discussion:  Soils on the project site are considered to be stable.  Further, 
implementation of the recommendations of an engineered soils study required for the 
project will reduce the potential for stability issues to a less than significant level. 

 
7. Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building 

Code (1994), creating substantial direct or indirect risks to life or property? 
 
 o o x o 
 

Discussion:  The soils in the Farmersville area are described by the Soil Survey of 
Central Tulare County, prepared by the Soil Conservation Service, Department of 
Agriculture (see Map 2-2 in Part II: Community Profile). The Soil Survey identifies 
three specific soils in the planning area. They are: 

 •Grangeville sandy loam, drained, 0 - 2 % slopes; 
 •Nord fine sandy loam, 0 - 2% slopes; 
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 •Tagus loam, 0 - 2% slopes 
 
According to the survey, these soils have few limitations for urban development. 
 
The project will be required to prepare an engineered soils study that will detail soil 
limitations and recommendations for site soil preparations and appropriate foundation 
techniques. 

 
8. Have soils incapable of adequately supporting the use of septic tanks or alternative 

waste water disposal systems where sewers are not available for the disposal of waste 
water? 

 o o o x 
 

Discussion:   The project will be connected to the City of Farmersville sewer system.  
Accordingly there will be no septic-related impacts to site soils. 

 
9. Directly or indirectly destroy a unique paleontological resource or site or unique 

geologic feature? 
 
 o o x o 
 

Discussion:   Although there are no known paleontological resources located in the 
project area (the result of location and existing commercial and intensive agricultural 
practices), development of the site does have the potential to directly or indirectly 
destroy a paleontological resource. If any cultural or paleontological materials are 
uncovered during construction, existing law requires that work in the area shall halt 
until professional cultural resources evaluation and/or data recovery excavation can 
be planned and implemented. 

 
 
VIII. GREENHOUSE GAS EMISSIONS -- Would the project: 
 
1. Generate greenhouse gas emissions, either directly or indirectly, that may have a 

significant impact on the environment? 
 
2. Conflict with any applicable plan, policy or regulation of an agency adopted for the 

purpose of reducing the emissions of greenhouse gases? 
 
 o o x o 
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Discussion:    The redevelopment of 1.5 acres of existing non-compliant service 
commercial development to contemporary development standards would result in a 
reduction in non-compliant GHG developed property, excepting the potential 
emissions during construction which will be governed by the Green Code and current 
Air District standards.  The future development of the 3 acre balance of the property 
would likewise be subject to the California Green Code and current Air District 
standards.  As a property which was included in the 2025 General Plan Update, it is 
anticipated that the potential GHG impacts would be considered less than significant.   
  
It should be noted that the long term operation of the project at full build-out would 
increase GHG emissions, though the elimination of older significantly non-compliant 
development may contribute to mitigating the potential emission increase.  The 
proposed project would be designed to meet current building energy-efficiency 
standards, which includes measures to reduce overall energy use, water use, and 
waste generation. The project would also be designed to integrate with the overall 
community development patterns promoting the use of alternative means of 
transportation, such as bicycle use, and improved pedestrian access linking the project 
site to nearby land uses.  
 
Additional measures would also be included, such as the prohibited use of wood-
burning fireplaces. These improvements would help to further reduce the project’s 
GHG emissions and would also help to reduce community-wide GHG emissions.  

 
 
IX. HAZARDS AND HAZARDOUS MATERIALS -- Would the project: 
 
1. Create a significant hazard to the public or the environment through the routine 

transport, use, or disposal of hazardous materials? 
 
 o o x o 
 

Discussion:  The project consists of the development of a light industrial business 
park.  Some future uses could employ materials that could generate hazardous 
conditions if handled improperly or in the event of a spill.  Existing State and federal 
laws control the use and handling of such materials.  Farmersville’s land use policies 
also build in protections by placing light industrial uses away from residential areas 
and other sensitive uses like schools.  Accordingly, the project will have a less than 
significant impact in this category. 
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2. 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? 

 
 o o x o 
 

Discussion:  There are no aspects of the proposed project that would 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. 

 
3. Emit hazardous emissions or handle hazardous or acutely hazardous materials, 

substances, or waste within one-quarter mile of an existing or proposed school? 
 
 o o o x 
 

Discussion:  There are no existing or proposed schools within one quarter mile of the 
site. 

 
4. Be located on a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment? 

 
 o o o x 
 

Discussion:   See response to VIII 2, above.  The project site is not included on any 
list of known hazardous materials sites compiled pursuant to Government Code 
Section 65962.5.    

 
5. 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? 

 
 o o o x 
 

Discussion:  There are no airports within two miles of the site. 
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6. Impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan? 

 
 o o o x 
 

Discussion:    Development of the site would not impair implementation with any 
adopted emergency evacuation plans.  Further, Farmersville police and fire 
department officials have been involved in the review of the project, to ensure the site 
is accessible to emergency vehicles.   

 
7. Expose people or structures either directly or indirectly, to a significant risk of loss, 

injury or death involving wildland fires. 
 
 o o o x 
 

Discussion:  There are no wildlands on or adjacent to the subject site that might be 
the source of a fire.  

 
X. HYDROLOGY AND WATER QUALITY:  Would the project: 
 
1. Violate any water quality standards or waste discharge requirements or otherwise 

substantially degrade surface or ground water quality? 
 
 o o x o 
 

Discussion: The project will comply with all City ordinances and standards to assure 
proper grading and drainage.  Compliance with all local, state, and federal regulations 
will prevent violation of water quality standards or waste discharge requirements.  
The project will be required to prepare a grading and drainage plan for review and 
approval by the City Engineer, prior to issuance of building permits.   Currently there 
are no storm drain facilities developed in this area.  Accordingly, the project will be 
required to install a storm drain basin on site.   

 
2. Substantially decrease groundwater supplies or interfere substantially with 

groundwater recharge such that the project may impede sustainable groundwater 
management of the basin.   

 o o x o 
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Discussion:  Development of the site will result in an increased demand for water.  
However, this demand will be offset with a reduction in water demand with the 
elimination of crops being grown on the site.  Farmersville relies on groundwater 
underlying the planning area for domestic water supplies.   

 
 

The City has an adequate capacity in the City’s water system and groundwater supply 
to accommodate Phase 1 and 2 of the project, which consists of the redevelopment of 
an existing service commercial use.  Phases 3 and 4 include an indoor hydroponic 
growing use which is expected to use less water that the current 3 acres of crops/vines 
being grown on the site at this time. 
 
In order to reduce demands on the groundwater system, the project will be required to 
comply with several existing standards, including: 
 
- Compliance with the State’s Model Water Efficient Landscape Ordinance.  Under 

this ordinance, landscaping (which typically demands the greatest amount of 
water for urban development) must demonstrate a 45 – 55% reduced water 
demand over “business as usual”. 

- Low flow toilets 
- Low flow shower heads 
- During construction, hoses must be fitted with automatic shutoff devices (spray 

gun) 
 
The project will also include installation of a retention storm drain basin.  Waters 
entering this basin will function to recharge ground water resources under the site.  It 
is expected that implementation of these requirements will reduce the impact of 
development to a less than significant level. 

 
3. Substantially alter the existing drainage pattern of the site or area, including through 

the alteration of the course of a stream or river or through the addition of impervious 
surfaces, in a manner which would: 

 
i. Result in substantial erosion or siltation on- or off-site? 

 
 o o x o 
 

Discussion:   The project will change drainage patterns of the site through the 
installation of impervious surfaces and structures (buildings, driveways, parking lots, 
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etc.) and will be required by the City to be graded to facilitate proper stormwater 
drainage.  Standard construction practices and compliance with state and federal 
regulations, City ordinances and regulations, The Uniform Building Code, and 
adherence to professional engineering design approved by the City of Farmersville 
will reduce or eliminate drainage impacts from the project to less than significant.  
The project will be required to prepare an engineered grading and drainage plan that 
must be reviewed and approved by the Farmersville City Engineer, prior to 
construction.  There are no streams or rivers on or nearby the site that will be affected 
by the project. 

 
ii. Substantially increase the rate or amount of surface runoff in a manner which 

would result in flooding on- or offsite.  
 o o o x 
 

Discussion:  See response to X. 3. above.  The project would increase the amount of 
impervious surface area but will not significantly affect drainage or flooding.  A 
grading and drainage plan must be prepared by the applicant and submitted for review 
and approval by the City Engineer, prior to construction.  There are no streams or 
rivers on or near the site. 

 
iii. 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? 

 o o x o 
 

Discussion:   See discussion under X. 3 and 4, above.   The project will generate 
stormwater runoff, with the creation of impervious surfaces (parking lots, buildings, 
driveways, walkways, etc.).  The project will be required to install a permanent 
stormwater retention basin, consistent with the Farmersville Stormwater Master Plan.  
The applicant will be required to submit an engineered grading and drainage plan for 
review and approval by the City Engineer, prior to issuance of building permits, to 
ensure proper storm water management. 

 
iv. Impede or redirect flood flows?   

 o o x o 
 

Discussion:   The project site and surrounding area is located within Flood Zone “X” 
– defined as “Other Areas:  Areas determined to be outside the 0.2% annual chance 
floodplain”.  Accordingly, the chance of flooding at the site is remote. 
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4. In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project 

inundation?   
 o o o x 
 

Discussion: According to FEMA Flood Maps, the project site and surrounding area is 
located within Flood Zone “X” – defined as “Other Areas:  Areas determined to be 
outside the 0.2% annual chance floodplain”.  Accordingly, the chance of flooding 
(and therefore release of pollutants due to flooding) at the site is remote.   

 
5. Conflict with or obstruct implementation of a water quality control plan or sustainable 

groundwater management plan?   
 o o x o 
 

Discussion:  The project will be required to prepare and submit a water quality 
control plan to be implemented during construction, as required by the National 
Pollutant Discharge Elimination System.  This plan must be reviewed and approved 
by the City Engineer prior to start of construction.  

  
IX. LAND USE AND PLANNING: -- Would the project: 
 
1. Physically divide an established community? 
 
 o o o x 
 

Discussion:    The site is located on the north edge of Farmersville adjacent to 
Highway 198; the project would not physically divide an established community.  
There will be no impact. 

 
2. Cause a significant environmental impact due to a conflict with any land use plan, 

policy, or regulation adopted for the purpose of avoiding or mitigating an 
environmental effect? 

 o o o x 
 

Discussion:  There are no land use plans, policies or regulations applicable to the site 
for the purposes of avoiding or mitigating an environmental effect.  The site is within 
Farmersville Sphere of Influence and has been designated for urban development by 
the General Plan for many years.   
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XII. MINERAL RESOURCES:  -- Would the project: 
 
1. 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? 
 o o o x 
 

Discussion:  A review of maps maintained by the State of California Department of 
Conservation indicates that site is not known to harbor mineral resources that would 
be valuable to the region. 

 
2. 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? 
 
 o o o x 
 

Discussion:  See response to XII. 1.  The site is not known to harbor mineral 
resources that would be valuable to the region. 

 
XIII. NOISE:  Would the project result in: 
 
1. Generation of a substantial temporary or permanent increase in ambient noise levels 

in the vicinity of the project in excess of standards established in the local general 
plan or noise ordinance, or applicable standards of other agencies? 

 o o x o 
 

Discussion:   The redevelopment of the site may increase ambient noise levels in the 
project vicinity beyond those already present on the site from the commercial and 
warehouse activity.  In the short term, noise levels would be raised during 
construction of the project phases by the operation of heavy equipment and other 
associated activities.  Because construction noise would generally occur intermittently 
on Monday through Saturdays during daylight hours, the impact of noise on 
surrounding land uses is not expected to be significant.   
 
In the long term, any development would add traffic and other sources of noise that 
will somewhat increase the ambient noise levels in the vicinity.  However, these noise 
levels should be relatively consistent with those experienced in the area and other 
existing developed areas of Farmersville.  Any impact will be less than significant. 

 
 



City of Farmersville                Initial Environmental Study  
                                                          GPA/ZC No. 2019-03 & Conditional Use Permit No. 2019-06 
 

 
 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation  

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 

 
 

-33- 

 
2. Generation of excessive groundborne vibration or groundborne noise levels? 
 
 o o x o 
 

Discussion:  See response to XII. 1. above.  During construction there will be 
increases in groundbourn vibration associated with standard construction practices, 
the long term effects of the project are less than significant. 

 
3. For a project located within the vicinity of a private airstrip or 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? 

 o o o x 
 

Discussion:  The site is not located within an airport land use plan, or within two 
miles of an airport.  There will be no impact. 

 
 
XIV. POPULATION AND HOUSING:  -- Would the project: 
 
1. Induce substantial unplanned 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)? 

 
 o o o x 
 

Discussion:  The project is not considered to be growth-inducing - rather it will 
redevelop an existing 1.5 acre service commercial and warehouse site.  The future 
phases would buildout the 3 acres of site area currently used for crops/vines, which 
was designated in the 2025 General Plan Update for urban development, not resulting 
in growth inducing impacts.    

 
3. Displace substantial numbers of existing people or housing, necessitating the 

construction of replacement housing elsewhere? 
 

 o o o x 
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Discussion:   The site is currently in service commercial, warehouse, and agricultural 
use, there would be no housing or persons removed as a result of development.  The 
proposed land use and zone change from Service Commercial to Light Industrial 
would likewise have no effect upon people or housing. 

 
 
XV. PUBLIC SERVICES 
 
1. Would the project 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 the public services: 

 
i. Fire protection? 

 o o x o 
 

Discussion:   The Farmersville Fire Department maintains a fleet of specialized fire 
apparatus including a 4 wheel drive Brush Fire Patrol Unit, a Quick Attack Squad 
Unit (250 GPM Pumper), an Engine (1500 GPM Pumper), a 55 Ft. Ladder Truck 
(1500 GPM Pumper), and several Command/Utility Vehicles..   
 
The project site is already serviced by the Fire Department.  The proposed project at 
full buildout will add to the number of “customers” served, but is considered to be 
less than significant.  No additional Fire equipment, personnel, or services will be 
required by the proposed project.  The project will pay all associated impact fees 
related to public services. 

 
ii. Police protection? 

 o o x o 
 

Discussion:  The project site receives police protection services from the Farmersville 
Police Department, which is headquartered at 909 W. Visalia Road.     
 
As an existing commercial/warehouse site, the redevelopment of the project site is not 
expected to have a significant impact on the Department’s ability to respond to 
emergencies with its current personnel and equipment.   
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The project will pay public safety impact fees to the City that will be used to improve 
police services in the community.  Further, the Department will be involved in the 
review of the design of the project to ensure it meets safety standards.  No additional 
Police equipment, personnel, or services will be required by the proposed project.  A 
cursory review of a similar project in the City of Woodlake found that the retail sale 
of cannabis products did not increase the need for Police actions beyond those present 
for standard commercial and office uses.  Furthermore, the project has an Operational  
Plan which includes a safety and security plan, and coordination with the Farmerville 
Police Department.   
 
iii. Schools? 

 o o o x 
 

Discussion:  The project is within the Farmersville Unified School District, the 
change to Light Industrial land use and zoning, along with the redevelopment of the 
existing service commercial area and 3 acres of crops/vines will have no impact upon 
the School District. 

 
iv. Parks? 

 o o o x 
 

Discussion:   The change to Light Industrial land use and zoning from Service 
Commercial, and the redevelopment of the site will have no impact on Farmersville’s 
parks and recreation system.   

 
v. Other public facilities? 

 o o o x 
 

Discussion:  No other public facilities that are not otherwise discussed elsewhere in 
this study are expected to be impacted by the project. 

 
 
XVI. RECREATION:   
 
1. 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? 

 o o o x 
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Discussion:  The project will be required to pay the City’s parks impact fees, which 
are used to acquire additional parks and recreation facilities.  The change to Light 
Industrial land use and zoning from Service Commercial, along with the 
redevelopment of the existing service commercial area and 3 acres of crops/vines will 
have no impact upon recreational facilities or demand for such facilities. 

 
2. 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? 

 o o o x 
 

Discussion:  The project does not include recreational facilities, does not generate a 
need for additional recreational facilities which might have an adverse physical effect 
on the environment, resulting in no impact. 

 
 
XVII. TRANSPORTATION/TRAFFIC:  Would the project: 
 

1. Conflict with a program plan, ordinance or policy addressing the circulation 
system, including transit, roadway, bicycle and pedestrian facilities?    

 
 o o o x 
 

Discussion:   The project will comply with Farmerville policies and ordinances 
concerning the City’s circulation system, including transit, roadway, bicycle and 
pedestrian facilities, along with the payment of applicable traffic impact fees. 
The project will install curb/gutter, sidewalks, and access drives along the Avenue 
295 frontage, which currently has paved access points and unimproved on-site 
circulation drives to the existing commercial development.  As proposed, the project 
would have no impact upon the City circulation, transit and related facilities, and 
would install public sidewalks along an existing developed commercial frontage 
which does not currently have public sidewalks. 

 
2. Would the project conflict or be inconsistent with CEQA Guidelines section 

15064.3, subdivision (b)  
 o o o x 
 

Discussion:  No traffic analysis or study is required based upon the project proposal 
and existing conditions.  The project proposal to redevelop the existing commercial 



City of Farmersville                Initial Environmental Study  
                                                          GPA/ZC No. 2019-03 & Conditional Use Permit No. 2019-06 
 

 
 
Potentially 
Significant 

Impact 

 
 Less Than 

Significant with 
Mitigation  

 
Less Than 
Significant 

Impact 

 
No 

Impact 

 

 
 

-37- 

site and provide for future phases of development of 3 acres of undeveloped land did 
not warrant a traffic analysis or study.  The project site is approximately 1,200 feet 
west of the Avenue 295/Highway 198/Farmersville Boulevard interchange, which 
was recently upgraded by Caltrans with two round-abouts and related improvements 
to enhance traffic movement and reduce congestion.  Avenue 296 is along the project 
frontage with two traffic lanes, the project would be improving it’s frontage with 
curb/gutter, sidewalks, paved access drives, and landscaping similar to the improved 
parcels directly east of the site.  As proposed, the project’s impacts on circulation will 
be less than significant. 

 
3. Substantially increase hazards due to a geometric design feature (e.g., sharp 

curves or dangerous intersections) or incompatible uses (e.g., farm equipment)? 
 

 o o o x 
 

Discussion:  There are no aspects of the project design that would increase hazards 
due to a design feature or incompatible uses. 

 
4. Result in inadequate emergency access? 

 o o o x 
 

Discussion:  The project has been reviewed by Farmersville Police and Fire 
departments finding that there is no impact to emergency access into and from the 
site. 

 
 
XVIII. TRIBAL CULTURAL RESOURCES 
 
1. 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), or 

  
 o o x o 
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Discussion:   The site is not listed in the California Register of Historical Resources, 
or in any local register of historical resources.  The site is flat with 1.5 acres of 
existing Service Commercial development and 3 acres of crops/vines.  There are no 
waterways or other features on or adjacent the site that are known to have attracted 
settlement or other activities by Native Americans, as such the impacts are 
determined to be less than significant. 
 
If any cultural or paleontological materials are uncovered during construction, 
existing law requires that work in the area shall halt until professional cultural 
resources evaluation and/or data recovery excavation can be planned and 
implemented. 

 
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.  

 
 o o x o 
 

Discussion:   As discussed above, there are no aspects of the site that indicate it has 
archaeological resources important to Native American tribes.  The City conducted 
consultation with a list of tribes prepared by the Native American Heritage 
Commission, in compliance with the standards established by California Assembly 
Bill 52.  No contact or request for consultations from tribes was received by the City. 

 
 
XIX. UTILITIES AND SERVICE SYSTEMS: Would the project: 
 

1. Require or result in the relocation or the construction of new or expanded water or 
wastewater treatment or storm water drainage, electric power, natural gas, or 
telecommunications facilities the construction or relocation of which could cause 
significant environmental effects? 

 o o x o 
 

Discussion:  The project will not require or result in the relocation or the construction 
of new or expanded water or wastewater treatment or storm water drainage, electric 
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power, natural gas, or telecommunications facilities that will result in environmental 
impacts that are not analyzed elsewhere in this document. 
 

 
2. Are sufficient water supplies available to serve the project and reasonably foreseeable 

future development during normal, dry and multiple dry years?  
 
 o o x o 
 

Discussion:  See Section X.2.  The project will increase demands on Farmersville 
water production and distribution system.  As an existing 1.5 acre commercial site 
with 3 acres of crops/vines, the proposed project will have a less than significant 
effect upon water supplies and demand.    
 
The City’s water system consists of a series of wells, pump stations, treatment 
facilities and distribution lines.  The system draws from the groundwater system 
underlying Farmersville and the Central Valley.  While groundwater supplies can 
accommodate multiple dry years, the City of Farmersville, Tulare County, and nearby 
cities are engaging in groundwater management activities to monitor and enhance 
recharge capabilities to accommodate future demands. 
 
Farmersville currently obtains its water from underground supplies. The aquifer 
underlying the City is a good supply of water although the relative shallowness of the 
water table can make the supply susceptible to surface contaminants. In recent years, 
the water table has been as shallow as 20 feet below ground level. In order to reduce 
the possibility of contamination, the city’s well system draws water from 240 to 400 
feet below ground level. 
 
The water table is recharged primarily by water moving downhill from the watersheds 
of Sierra Nevada streams, particularly the Kaweah River and its distributary system, 
which includes Deep Creek. Irrigation waters also help to recharge the water table. 
Rainfall in the Farmersville area provides only a small amount of groundwater 
recharge. 

 
 
3. 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 demand 
in addition to the provider’s existing commitments? 

 o o x o 
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Discussion:  Wastewater generated by the project can be accommodated by 
Farmersville’s existing wastewater treatment plant and its existing capacity.  Based 
on information provided by the City Engineer, the proposed change to Light 
Industrial land use and zoning from Service Commercial, along with the 
redevelopment of the existing service commercial area and 3 acres of crops/vines will 
have no impact upon the wastewater treatment operations. 

 
4. Generate solid waste in excess of State or local standards, or in excess of the capacity 

of local infrastructure, or otherwise impair the attainment of solid waste reduction 
goals?   

 o o x o 
 

Discussion:  Solid waste pickup and recycling service for the City of Farmersville is 
provided by a private contractor, Allied Disposal. Solid waste is usually hauled to the 
Tulare County landfill near Woodville, south of Farmersville. Some waste is also 
hauled to the Visalia Landfill, north of Visalia on Road 80.  The subject site is already 
engaged in solid waste diversion and recycling, as such impacts from the proposed 
project would be less than significant. 
 
The State of California requires that all cities and counties reduce the amount of 
waste going to landfills. Allied Disposal has a program of recycling pick-ups in 
Farmersville; materials separated for recycling include paper, glass, metals and 
plastics to provide a diversion of portions of the waste stream resulting in a reduction 
of the solid waste stream going to landfills and similar disposal locations. 

 
5. Comply with federal, state, and local management and reduction statutes and 

regulations related to solid waste? 
 o o x o 
 

Discussion:  All construction waste generated by development of the site will be 
recycled or disposed of properly.  Future tenants on site will be required to participate 
in Farmersville’s solid waste and recycling programs. 
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XX. WILDFIRE.  If located in or near state responsibility areas or lands classified as 
very high fire hazard severity zones, would the project: 
 

1.  Substantially impair an adopted emergency response plan or emergency 
evacuation plan?  

 
 o o o x 
 

Discussion:  The site is not located in or near any State responsibility areas or lands 
classified as very high fire hazard severity zone.  There will be no impact. 

 
2. Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and 

thereby expose project occupants to, pollutant concentrations from a wildfire or 
the uncontrolled spread of a wildfire? post-fire slope instability, or drainage 
changes?  

 
 o o o x 
 

Discussion:  The project site is level and not subject to winds or other factors that 
would expose project occupants to pollutant concentrations from a wildfire or the 
uncontrolled spread of a wildfire.  

 
3.  Require the installation or maintenance of associated infrastructure (such as 

roads, fuel breaks, emergency water sources, power lines or other utilities) that 
may exacerbate fire risk or that may result in temporary or ongoing impacts to the 
environment?  

 
 o o o x 
 

Discussion:  The site is level, not forested and therefore not subject to wildfire.  No 
infrastructure will be required to mitigate the potential for wildfire. 

 
4.  Expose people or structures to significant risks, including downslope or 

downstream flooding or landslides, as a result of runoff, post-fire slope instability, 
or drainage changes? 

 
 o o o x 
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Discussion:  The site is level and not subject to flooding or landslides resulting from 
post-fire slope instability or slope changes. 

 
 
XX. MANDATORY FINDINGS OF SIGNIFICANCE: 
 
1. Does the project have the potential to substantially 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, substantially reduce the number 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? 

 
 o o x o 
 
2. Does the project 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)? 

 
 o o x o 
 
 
4. Does the project have environmental effects which will cause substantial adverse 

effects on human beings, either directly or indirectly? 
 
 o o x o 
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