
 
 
 

ADDENDUM TO THE INITIAL STUDY/MITIGATED NEGATIVE 
DECLARATION FOR THE 2256 JUNCTION AVENUE PROJECT  

 
Pursuant to Section 15164 of the CEQA Guidelines, the City of San Jose has prepared an 
Addendum to the Initial Study/Mitigated Negative Declaration (IS/MND) for the 2256 Junction 
Avenue, and addendum thereto, because minor changes made to the project, as described below, 
do not raise important new issues about the effects on the environment. 
 
PROJECT DESCRIPTION AND LOCATION 
 
File Nos. CP25-012, 2256 Junction Avenue Project. Conditional Use Permit for a warehouse 
indoor retail sales facility for passenger electric vehicles (EV) within the existing 107,719 sf 
building. The public portion of the warehouse would include the display showroom, a customer 
waiting area, restrooms, and offices. The private portion of the warehouse would include indoor 
EV inventory, vehicle parts storage, and the repair and cleaning center. The exterior parking area 
would be used for employee and customer parking, EV storage and charging, and a vehicle 
pickup area, where the customers would receive cars purchased online. 
 
Location:  2256 Junction Avenue, on the southern corner of the intersection of Junction Avenue 
and Dado Street, in the City of San José. 
 
Assessor’s Parcel Number: 237-18-075     Council District:  4 
 
CERTIFICATION 
 
The environmental impacts of this project were addressed by the “2256 Junction Avenue 
IS/MND,” adopted by the Director of Planning, Building, and Code Enforcement on September 
29, 2021; an Addendum to the IS/MND was approved by the Director of Planning, Building, and 
Code Enforcement on April 2, 2025.  The modified 2256 Junction Avenue project (Modified 
Project) is eligible for an addendum pursuant to CEQA Guidelines §15164, which states that “An 
addendum to an adopted negative declaration may be prepared if only minor changes or 
additions are necessary or none of the conditions described in CEQA Guidelines §15162 calling 
for preparation of a subsequent EIR or negative declaration have occurred.” Circumstances 
which would warrant a subsequent EIR or Negative Declaration include substantial changes in 
the project or new information of substantial importance which would require major revisions of 
the previous EIR or Negative Declaration due to the occurrence of new significant impacts 
and/or a substantial increase in the severity of previously identified significant effects. 



 
The following impacts were reviewed and found to be adequately considered by the IS/MND 
cited above: 
 
Aesthetics    Agriculture Resources  Air Quality   
Biological Resources  Cultural Resources  Energy  
Geology and Soils     Greenhouse Gas Emissions Hazardous Materials  
Hydrology & Water Quality Land Use and Planning  Mineral Resources    
Noise     Population and Housing  Public Services   
Recreation    Transportation/Traffic  Tribal Cultural Resources 
Utilities & Service Systems Wildfire   Mandatory Findings of Sig.  
 
BACKGROUND 
 
Approved Initial Study/Mitigated Negative Declaration for the 2256 Junction Avenue Project 
(H20-039) 
 
The Approved project proposed partial demolition of the existing industrial use building and 
construction of a covered loading area on the north side of the remaining industrial use building. 
The maximum height of the existing building is 31 feet and 6 inches. The maximum height of the 
proposed covered loading area would have been 25 feet. The proposed warehouse building 
would have comprised approximately 94,147 square feet of warehouse space, 13,572 square feet 
of office space, and 33,791 square feet of covered loading area. The total enclosed square feet of 
the Approved Project was 107,719 square feet and the footprint square footage including the 
covered loading area would have been 141,510 square feet. 
 
The Approved Project was designed and proposed as a “last mile” e-commerce distribution 
center. It was anticipated that this distribution center would have a single tenant, with 24/7 
operations and approximately 207 employees. 
 
This project was approved in September 2021 with an IS/MND. The IS/MND evaluated all 
applicable resource areas and determined appropriate mitigation measures to reduce impacts to 
less than significant. The currently proposed project is for an amendment to the approved permit. 
 
After Adoption of the IS/MND 
 
After project approval in September 2021, the project site and the existing industrial use building 
were modified consistent with the Approved Project. The existing industrial use building was 
partially demolished and existing landscaping on-site was removed during site construction, 
including the existing trees on-site. Additionally, the off-site improvements conditioned by the 
Approved Project were implemented. However, the covered loading area was not built.   
 
Approved Addendum for the 2256 Junction Avenue Project (H24-023) 
 
The 2024 Project proposed demolition the entirety of the existing on-site building to construct a 
new Class A warehouse building, with approximately 261,030 square feet of warehouse space, 
10,000 square feet of office space and a 5,000 square foot second floor mezzanine. The total 



building area of the proposed Modified Project would be approximately 276,030 square feet with 
a total footprint area of approximately 271,030 square feet. The proposed building height for the 
warehouse would be approximately 45 feet and 6 inches. The 2024 Project did not have an 
identified end-user. However, the analysis conservatively assumes for speculative distribution 
warehouse with 24/7 operations, multiple tenants, and approximately 250 employees. 
 
An Addendum to the Approved Project IS/MND, evaluating the 2024 Project, was adopted on 
April 2, 2025.  
 
 
ANALYSIS  
 
The Modified Project is a Conditional Use Permit for a warehouse indoor retail sales facility for 
passenger electric vehicles (EV) within the existing 107,719 sf building. The public portion of 
the warehouse would include the display showroom, a customer waiting area, restrooms, and 
offices. The private portion of the warehouse would include indoor EV inventory, vehicle parts 
storage, and the repair and cleaning center. The exterior parking area would be used for 
employee and customer parking, EV storage and charging, and a vehicle pickup area, where the 
customers would receive cars purchased online.  
 
The Modified Project would include repaving of the parking lot and planting of 203 trees, 31 36-
inch small box trees, 83 24-inch large box trees, 9 24-inch medium box trees, and 80 15-gallon 
trees. Minor tenant improvements would occur within the existing building. 
 
No new or more significant environmental impacts beyond those identified in the 2256 Junction 
Avenue IS/MND or the 2024 Addendum have been identified, nor have any new mitigation 
measures which are considerably different from those analyzed in the IS/MND been identified. 
The project will not result in a substantial increase in the magnitude of any environmental impact 
previously identified in the IS/MND. For these reasons, a subsequent EIR or Negative 
Declaration is not required and an Addendum to the 2256 Junction Avenue IS/MND has been 
prepared for the proposed project. 
 
This Addendum will not be circulated for public review but will be attached to the IS/MND for the 
2256 Junction Avenue Project, pursuant to CEQA Guidelines §15164(c).  
 
 CHRISTOPHER BURTON, 
 Director, Planning, Building and Code Enforcement 
 
 
 
March 27, 2026 
 
 Date  Deputy 
 
Project Manager: Bethelhem Telahun 



 

2256 Junction Avenue 

Project 
 

 

Addendum to the 

2256 Junction Avenue 2021 Project IS/MND 

 

File Nos. CP25-012 and ER25-077 

 

 

 

 

Prepared by 

  

 

 

 

 

 

 

March 2026 



 2256 Junction Avenue Project 
City of San José Addendum 

 

March 2026 

  Page | i 

This Page Intentionally Left Blank 

 



 2256 Junction Avenue Project 
City of San José Addendum 

 

March 2026 

  Page | ii 

Table of Contents 

 Introduction & Purpose ................................................................................................................... 1 

1.1 Context for Planning and Environmental Review ...................................................................... 1 

1.1 Purpose of Addendum ............................................................................................................. 1 

 Background ..................................................................................................................................... 4 

2.1 Project Site ............................................................................................................................... 4 

2.2 Project Vicinity ......................................................................................................................... 4 

2.3 2021 Project Overview ............................................................................................................. 9 

2.4 2025 Addendum Overview ..................................................................................................... 10 

 Description of Modified Project ..................................................................................................... 13 

3.1 Modified Project .................................................................................................................... 13 

3.2 Comparison of 2025 Project and Modified Project.................................................................. 14 

 Environmental Analysis.................................................................................................................. 19 

4.1 Air Quality .............................................................................................................................. 20 

4.2 Energy .................................................................................................................................... 25 

4.3 Greenhouse Gas Emissions ..................................................................................................... 28 

4.4 Hazards and Hazardous Materials .......................................................................................... 31 

4.5 Land Use and Planning ........................................................................................................... 34 

4.6 Noise...................................................................................................................................... 37 

4.7 Transportation ....................................................................................................................... 46 

 References .................................................................................................................................... 49 

 

Figures 

Figure 2-1: Regional Map ......................................................................................................................... 7 
Figure 2-2: Project Vicinity Map ............................................................................................................... 8 
Figure 3-1: Project Floor Plan ................................................................................................................. 17 
Figure 3-2: Project Operation Diagram .................................................................................................. 18 
 

Tables 

Table 3.4-1: 2025 Project and Modified Project Comparison .................................................................. 14 
Table 4.1-1: 2025 Project vs. Modified Project Operational Emissions ................................................... 24 
Table 4.6-1: Stationary Source Noise Level ............................................................................................ 42 
 



 2256 Junction Avenue Project 
City of San José Addendum 

 

March 2026 

  Page | iii 

Appendices 

Appendix A – Air Quality, Greenhouse Gas Emissions, and Energy Modeling 

Appendix B – Greenhouse Gas Checklist 

Appendix C – Noise Modeling  

Appendix D –Transportation Analysis 

Appendix E – DPR Form 523A 

  



 2256 Junction Avenue Project 
City of San José Addendum 

 

March 2026 

  Page | 1 

 INTRODUCTION & PURPOSE 

1.1  Context for Planning and Environmental Review  

The City of San José (City) adopted the 2256 Junction Avenue Project Initial Study/Mitigated Negative 

Declaration, as addended (2021 Project IS/MND) for the 2256 Junction Avenue Project (H20-039) (2021 

Project) on September 29, 2021. The 2021 Project IS/MND analyzed the partial demolition of an existing 

141,267 square foot (sf) industrial use building for the construction of a covered loading area. The 2021 

Project included the removal of existing vegetation on-site, including 42 trees, and allowed for the 

construction of approximately 94,147 sf in new warehouse space, approximately 13,572 sf in office 

space, and approximately 33,791 sf of covered loading area. The 2021 Project included a total of 

107,719 sf of enclosed floor area, and the building footprint, including the covered loading area, was 

141,510 sf. Refer to Section 2.3, 2021 Project Overview, for additional 2021 Project details. 

Subsequently, the City of San José adopted an Addendum to the 2021 Project IS/MND on April 2, 2025 

(2025 Addendum). The 2025 Addendum (H24-023) analyzed changes to the 2021 Project and included 

demolition of the existing single-story building and construction of an approximately 270,000 sf 

industrial building (2025 Project). Refer to Section 2.4, 2025 Addendum Overview, for additional 2025 

Project details.  

The current, modified 2256 Junction Avenue Project (Modified Project) would not include demolition of 

the existing single-story building and would involve tenant improvements to accommodate an electric 

vehicle delivery and service center. Refer to Section 3.0, Description of Modified Project, for additional 

Modified Project details.  

1.1  Purpose of Addendum 

This Addendum to the 2021 Project IS/MND, as amended in 2025, has been prepared in accordance with 

the provisions of the California Environmental Quality Act (CEQA) (California Public Resources Code 

[PRC] §§ 21000 et seq.); the State CEQA Guidelines (Title 14, California Code of Regulations [CCR] §§ 

15000 et seq.); and the rules, regulations, and procedures for implementing CEQA as set forth by the 

City.  

CEQA recognizes that between the date an environmental document is completed, and the date the 

project is fully implemented, one or more of the following may occur: 1) the project may change; 2) the 

environmental setting in which the project is located may change; 3) laws, regulations, or policies may 

change in ways that impact the environment; and/or 4) previously unknown information can arise. CEQA 

allows Lead Agencies to prepare an Addendum to a previously adopted Negative Declaration when it 

can be demonstrated that changes to a project, and the environmental impacts from such changes, are 

minor when compared to the original scope of the project and the original environmental impacts. As 

stated in Section 15164 of the CEQA Guidelines: 

a) The lead agency or responsible agency shall prepare an addendum to a previously certified 

Environmental Impact Report (EIR) if some changes or additions are necessary but none of the 

conditions described in Section 15162 calling for preparation of a subsequent EIR have occurred. 

b) An addendum to an adopted negative declaration may be prepared if only minor technical 

changes or additions are necessary or none of the conditions described in Section 15162 calling 

for the preparation of a subsequent EIR or negative declaration have occurred.  
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c) An addendum need not be circulated for public review but can be included in or attached to the 

final EIR or adopted negative declaration.  

d) The decision-making body shall consider the addendum with the final EIR or adopted negative 

declaration prior to making a decision on the project.” 

e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to Section 15162 

should be included in an addendum to an EIR, the lead agency‘s findings on the project, or 

elsewhere in the record. The explanation must be supported by substantial evidence.        

Section 15162(a) of the State CEQA Guidelines states the following: 

(a) When an EIR has been certified or a negative declaration adopted for a project, no subsequent 

EIR shall be prepared for that project unless the lead agency determines, on the basis of 

substantial evidence in light of the whole record, one or more of the following: 

(1)  Substantial changes are proposed in the project which will require major revisions of the 

previous EIR or negative declaration due to the involvement of new significant environmental 

effects or a substantial increase in the severity of previously identified significant effects. 

(2) Substantial changes occur with respect to the circumstances under which the project is 

undertaken which will require major revisions of the previous EIR or negative declaration due 

to the involvement of new significant environmental effects or a substantial increase in the 

severity of previously identified significant effects. 

(3) New information of substantial importance, which was not known and could not have been 

known with the exercise of reasonable diligence at the time the previous EIR was certified as 

complete or the negative declaration was adopted, shows any of the following: 

(A) The project will have one or more significant environmental effects not discussed in the 

previous EIR or negative declaration; 

(B) Significant effects previously examined will be substantially more severe than shown in 

the previous EIR.  

(C) Mitigation measures or alternatives previously found not to be feasible would in fact be 

feasible, and would substantially reduce one or more significant effects of the project, but 

the project proponents decline to adopt the mitigation measure or alternative; or 

(D) Mitigation measures or alternatives which are considerably different from those analyzed 

in the previous EIR would substantially reduce one or more significant effects on the 

environment, but the project proponents decline to adopt the mitigation measure or 

alternative. 

This Addendum documents that the modifications to the 2025 Addendum do not trigger any of the 

conditions described above. Specifically, given the Modified Project description and knowledge of the site 

(based on the site-specific environmental review), the City has concluded that the Modified Project would 

not result in any new impacts not previously disclosed in the circulated and adopted 2025 Addendum; nor 

would it result in a substantial increase in the severity of any significant environmental impact previously 

identified. There are no substantial changes to the circumstances under which the Modified Project is 

undertaken. There is no new information of substantial importance, which was not known and could not 
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have been known at the time of the previous 2025 Addendum. For these reasons, an addendum to the 

2021 Project IS/MND, as amended by the 2025 Addendum, is appropriate to meet the requirements of 

CEQA. 
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 BACKGROUND  

2.1  Project Site 

The Project site is located at the 13.68-acre site located at 2256 Junction Avenue (APN: 237-18-075) in the 

City of San José, on the southern corner of Junction Avenue and Dado Street (Project site). See Figure 2-1: 

Regional Map, and Figure 2-2: Project Vicinity Map. The Project site is designated as Light Industrial (LI) 

by the General Plan, which allows for warehousing uses, and zoned as Heavy Industrial (HI), which allows 

for a warehouse/distribution facility. 

Prior to the 2021 Project, the Project site was developed with a 141,267-sf industrial use building 

previously utilized by Univar USA. The existing single-story building was located in the center of the parcel 

and included office space in the southwestern corner and loading docks along the southern elevation. 

Surface parking was available throughout the site, with automobile parking along the western (Junction 

Avenue) and southern (Dado Street) frontages and truck parking along the northern and eastern 

boundaries of the Project site. The Project site had existing landscaping along all site boundaries. There 

were 46 existing trees throughout the Project site, including 42 ordinance-size trees. The Project site also 

had existing light fixtures.  There were two driveways that allowed access to the Project site from Junction 

Avenue and another two driveways that allowed access to the Project site from Dado Street. There was 

existing utility access (water, sewer, electricity, gas) to the Project site.  

After the approval of the 2021 Project, the Project site was modified. The existing industrial use building 

was partially demolished, consistent with the 2021 Project, and existing landscaping, including all trees, 

on-site was removed during site construction. However, the covered loading area proposed in the 2021 

Project was not built. The Project site is currently developed with the vacant 107,719 sf single-story 

warehouse building located in the center of the parcel.  

Additionally, the following off-site improvements conditioned by the 2021 Project were implemented:  

• Curb and gutter along Dado Street was extended approximately 10 feet into the roadway 

Parking was removed on Dado Street 

• Public sidewalk, landscaping strip, and street trees were added along both Dado Street and 

Junction Avenue 

• Pedestrian safety improvements (i.e., ‘bulb-out’s) were installed at the intersection of Dado 

Street and Junction Avenue. 

• An overlay was grinded to the center lines of Dado Street and Junction Avenue 

• Railroad tracks were removed on Junction Avenue  

2.2 Project Vicinity  

The uses surrounding the Project site remain a mixture of commercial, office, and industrial uses within 

an urban area as described in the 2025 Addendum. The Project site is bound by Junction Avenue to the 

west and Dado Street to the south. Immediately to the west of the Project site, at 2265 Junction 

Avenue, is the Santa Clara County Fleet Management building. Immediately north of the Project site is a 

single-story commercial warehouse building located at 520 Brennan Street that includes Restaurant 
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Depot and Jetro Cash & Carry. South of the Project site, across Dado Street, remain a range of industrial 

and commercial uses. East of the Project site are three light industrial use buildings with surface parking. 

Interstate 880 (I-880) runs in a north-south orientation and is located approximately 0.4 miles east of 

the Project site at its nearest point. U.S. Route 101 (US 101) runs in a north-south orientation and is 

located approximately 1.0 mile southwest of the Project site at its nearest point. The nearest transit stop 

is the Montague Expressway and Trimble Avenue bus stop located approximately 0.3 miles northwest of 

the Project site. The nearest VTA light rail station is the Component Station which is located on North 1st 

Street, approximately 1.0 mile west of the Project site. Refer to Figure 2-2: Project Vicinity Map. 
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2.3  2021 Project Overview 

2021 Project Building Program and Design 

The 2021 Project included partial demolition of the then existing industrial use single-story building to 

construct a covered loading area on the north side of the remaining industrial use building. The 

maximum height of the proposed covered loading area would be 25 feet. The remaining warehouse 

building and new covered loading area would comprise of approximately 94,147 sf of warehouse space, 

13,572 sf of office space, and 33,791 sf of covered loading area. The total enclosed sf evaluated under 

the 2021 Project was 107,719 sf and the footprint square footage including the covered loading area 

was 141,510 sf. 

2021 Project Parking, Circulation, and Access 

The warehouse building proposed under the 2021 Project included seven loading dock doors for trailer, 

box, and recycling trucks on the southeast side of the building. The covered loading area on the north 

side of the building would include 30 van loading stalls and 30 van queuing stalls. The 2021 Project 

included surface parking comprised of 377 van stalls and 175 automobile stalls on-site. Automobile 

parking would be located south of the warehouse building while the covered loading area and van 

parking would have been located north of the warehouse building. Additionally, 18 motorcycle parking 

spaces and 14 bicycle parking spaces would be located around the office space. The primary pedestrian 

entrance to the building would be provided from Dado Street.  

Access to the Project site would be provided by four driveways, two off Junction Avenue and two off 

Dado Street. The eastern and western driveways off Junction Avenue would be at least 26 feet wide 

each. The eastern and western driveways off Dado Street would be at least 32 feet and 26 feet wide 

respectively. Access to automobile parking would be available from the western and eastern driveways 

off Junction Avenue. Access to the covered loading area and van parking would be available from the 

eastern driveway off Dado Street. Access to the van parking would be available from the western 

driveway off Junction Avenue. Access to the truck loading docks would be via the western driveway off 

Dado Street. 

2021 Project Landscaping 

The 2021 Project included mature landscape vegetation including trees and shrubs along the site 

boundary1. 2021 Project implementation would remove existing vegetation on-site, including 42 trees. 

Four existing trees would remain. The removed trees would be replaced according to tree replacement 

ratios required by the City. A total of 262 total replacement tree and tree equivalents would be planted 

as part of the 2021 Project, which exceeded the 179 replacement trees required by the City. Additional 

proposed landscaping throughout the site included a mix of grasses, shrubs, and groundcover. 

Landscape coverage would be provided for the required 15-feet frontage setbacks along Junction 

Avenue and Dado Street. 

The proposed landscape plan would meet the City of San José Water Efficient Landscape Requirements. 

Proposed features included a low flow irrigation system equipped with a weather-based smart 

controller.  

 
1  The 2021 Project IS/MND incorrectly stated the number of trees on-site as 46 trees. There were 33 trees on site. 
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2021 Project Utilities 

Storm water on the northwest side of the Project site would be conveyed from catch basins to a storm 

drain by 8-inch storm drain line on the northwest side of the Project site. Storm water catch basins 

would also be installed along the east side of the proposed warehouse building and on the southwest 

side of the Project site, which would be fed into a bubbler on the south corner of the Project site via 12-

inch storm drain line. The western corner of the Project site would include a catch basin. Stormwater 

from the southeast and southwest sides of the Project site would be conveyed to existing stormwater 

facilities on the southwest side of the Project site within Junction Avenue. 

2021 Project Construction 

Construction for the 2021 Project was expected to commence in July 2021 and last for approximately 6 

months. Project construction was anticipated to occur during daytime hours. Approximately 5,000 cubic 

yards (cy) of soil was estimated for export under the 2021 Project.  

2021 Project Operations 

The 2021 Project IS/MND evaluated a “last mile” e-commerce distribution center (delivery station). It 

was anticipated that a single tenant would occupy the building for business operations. Delivery stations 

support the last mile of the tenant’s order fulfillment process and help to expedite local deliveries for 

customers. Packages would be transported to the Project site via line haul trailer trucks (11 wheelers) 

and would then be sorted, picked, and loaded into delivery vehicles on the Project site. Delivery stations 

operate 24/7 to support delivery of packages to customer locations between 10:00 AM and 8:30 PM. 

Approximately 14 line haul trucks delivering packages to the delivery station were estimated each day, 

between 12:00 AM and 7:00 AM. Approximately 106 employees would support this operation on-site 

and approximately 101 delivery associates (delivery van drivers) would operate off-site. 

2.4  2025 Addendum Overview 

Subsequent to the adoption of the 2021 Project IS/MND and approval of the 2021 Project (H20-039), the 

City received an application to demolish the on-site building and construct a new speculative warehouse 

building (File No. H24-023). An Addendum to the 2021 Project IS/MND, evaluating the 2025 Project, was 

adopted on April 2, 2025.  

2025 Addendum Building Program and Design 

The 2025 Project included demolition of the entirety of the existing on-site building to construct a new 

Class A speculative warehouse building. The new warehouse building comprised approximately 261,030 

square feet of warehouse space, with 10,000 square feet of office space and a 5,000 square foot second 

floor mezzanine. The total building area of the proposed 2025 Project would be approximately 276,030 

square feet with a total footprint area of approximately 271,030 square feet. The proposed building height 

for the warehouse would be approximately 45 feet. 

2025 Addendum Parking, Circulation, and Access 

The 2025 Project included 38 loading dock doors for trailer, box, and recycling trucks on the northwest 

side of the proposed warehouse building. The 2025 Project also included surface parking stalls with 119 

uniform (8.5-foot by 17-foot) stalls, 5 standard accessible stalls, and 3 accessible van stalls. The 2025 

Project included 86 EV capable stalls with 1 stall for both standard and van accessible parking. Automobile 
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parking would be located southeast of the warehouse building. Additionally, 15 motorcycle parking spaces 

and 28 bicycle parking spaces (14 short term stalls, 14 long term stalls) would be located near the entrance 

to the proposed office space. The primary pedestrian entrance to the building would be provided from 

Dado Street. 

Access to the Project site would be provided by three driveways, one off Junction Avenue and two off 

Dado Street. The driveway on Junction Avenue and the northern driveway on Dado Street would be 40 

feet wide and provide access to the loading dock doors along the northwestern side of the warehouse. 

The southern driveway on Dado Street closest to the intersection with Junction Avenue would be 26 feet 

wide and provide access to the automobile parking along the southeastern side of the warehouse.  

2025 Addendum Landscaping 

Since the adoption of the 2021 Project IS/MND, and prior to the approval of the 2025 Project, all 33 trees 

on the site were removed pursuant to a tree removal permit, including 26 ordinance sized trees and 7 

non-ordinance sized trees. The replacement trees required for these removals had not yet been planted 

upon approval of the 2025 Addendum. The 2025 Project would plant 162 trees, 99 24-inch box trees and 

63 15-gallon trees. Landscape coverage would be provided for the required 15-foot frontage setbacks 

along Junction Avenue and the 25-foot setback along Dado Street. Proposed features included a low flow 

irrigation system equipped with a weather based smart controller.  

2025 Addendum Utilities 

Stormwater on the northern side of the Project site would be conveyed from an approximate 3,525 square 

foot bioretention treatment area to a storm drain by an 18-inch storm drain line on the northwest side of 

the Project site. An approximate 5,544 square foot bioretention treatment area would also be installed 

along the western corner of the Project site with an 18-inch storm drain line on the southwest side of the 

Project site. The southern side of the proposed warehouse along Junction Avenue would be an 

approximate 4,224 square foot bioretention treatment area consisting of a 12-inch storm drain line. The 

southeast side of the proposed warehouse contains a large surface parking lot with a total impervious 

area of approximately 175,968 square feet. Stormwater within the surface lot would be diverted by a 12-

inch drain line diverting stormwater to the bioretention treatment area along the southern side of the 

Project site. There are additional bioretention treatment areas on the southern corner and southeast of 

the surface lot consisting of 15-inch and 18-inch storm drain-lines diverting stormwater towards existing 

storm drainpipes underneath Dado Street. The bioretention area on the southern corner would be 

approximately 893 square feet and the bioretention area along the southeast side of the Project site 

would be an approximate 6,245 square feet. Along the western side of the Project site would include an 

approximate 9,652 square foot landscaped area that would self-treat any stormwater by allowing 

stormwater to infiltrate, removing contaminants introduced to the stormwater from the landscaped area. 

This landscaped area includes medium to large shrubs with bark mulch and 13 15-gallon trees. 

2025 Addendum Construction 

Construction of the 2025 Project would involve demolition, site preparation, grading, infrastructure 

improvements, paving, building construction, and architectural coating. Construction would commence 

in September 2025 and last for approximately 12 months. Approximately 40,000 cy of soil would be 

imported under the 2025 Project. The 2025 Project would involve up to 25 nights of construction activities, 

primarily focused on overnight concrete pours. 
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2025 Addendum Operations 

The 2025 Project evaluated a new, Class-A speculative warehouse. Class A industrial buildings consist of 

high-quality infrastructure with the most updated HVAC systems, sustainable building materials, and 

other amenities2. The applicant proposed the 2025 Project on a speculative basis as the end-user and 

nature of the use were unknown at that time. The 2025 Project considered a conservative land use of 

distribution warehouse with 24/7 operations and multiple tenants for impact evaluations. Approximately 

250 jobs would be generated by the 2025 Project.  

  

 
2 Hutzler,J. 2022. Understanding Industrial Building Classifications. Iskalo Development Corp. 
https://iskalo.com/insights/understanding-the-industrial-building-classifications/. Accessed October 9, 2024. 
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 DESCRIPTION OF MODIFIED PROJECT 

3.1  Modified Project 

Building Program and Design 

The Modified Project includes use of the existing 107,719 sf building as a warehouse indoor retail sales 

facility for passenger electric vehicles (EV). The public portion of the warehouse would include the 

display showroom, a customer waiting area, restrooms, and offices, as shown in Figure 3-1: Project 

Floor Plan. The private portion of the warehouse would include indoor EV inventory, vehicle parts 

storage, and the repair and cleaning center. The exterior parking area would be used for employee and 

customer parking, EV storage and charging, and a vehicle pickup area, where the customers would 

receive cars purchased online. 

Parking, Circulation. And Access 

The Modified Project would include repaving of the parking lot. The lot would include 1,028 total vehicle 

stalls comprised of 807 vehicle storage stalls and 221 parking stalls for employees and customers. Of 

those 221 parking stalls for employees and customers, 18 would be Clean Air Vehicle parking stalls, 14 

would be EV charging parking stalls, and 7 would be Americans with Disabilities Act-compliant parking 

stalls. Access to the Project site would be provided by four driveways, two off Junction Avenue and two 

off Dado Street. The eastern and western driveways off Junction Avenue would be at least 32 feet and 

26 feet wide respectively. The eastern and western driveways off Dado Street would be at least 32 feet 

wide each.   

Landscaping  

The Modified Project would plant 203 trees, 31 36-inch small box trees, 83 24-inch large box trees, 9 24-

inch medium box trees, and 80 15-gallon trees. The Modified Project would meet and exceed the 

mitigation tree requirement of the tree removal permit.  

Utilities 

The Modified Project would include the installation of four bioretention treatment areas. An 1,587 

square foot bioretention treatment area would be installed along the northern corner of the Modified 

Project site. A 2,170 square foot bioretention treatment area would be installed in the northwestern 

parking lot. Additional bioretention treatment areas would be located at the western and southern 

corners of the site. The bioretention area on the western corner would be 668 square feet and the 

bioretention on the southern corner would be 3,525 square feet. A 4-inch sanitary sewer line would be 

installed along the northwestern portion of the Modified Project site.   

Construction 

Construction of the Modified Project would involve site preparation, grading, infrastructure 

improvements, paving, and minor tenant improvements. The Modified Project would require 

approximately 2,739 cubic yards of soil export during grading activities. Construction is expected to 

commence in May 2026 and last for approximately 10 months. 

Operations 
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The warehouse would support the tenant’s online order fulfillment process. Vehicles purchased online 

would be picked up by appointment only. Vehicles would be prepared for pickup, including washing, 

detail work, and charging. Additionally, showroom tours and vehicle test drives would be available by 

appointment. Customers may also purchase vehicles during these appointments, to be picked up at a 

later date. Showroom tour and pick up appointments are anticipated to be Monday through Friday from 

10:00 AM to 7:00 PM, Saturday from 9:00 AM to 6:00 PM, and Sunday from 10:00 AM to 6:00 PM. All 

customer visits to the Project site would be by appointment only. Approximately 100 customers per day 

are expected on the busiest day, with only 60 on an average day. No vehicle sales would occur outdoors.  

Up to eight trucks delivering new EVs are anticipated each day, seven days per week. Additionally, up to 

four daily parts delivery trucks would visit the Project site. EV delivery trucks would enter the Project 

site from the northernmost driveway on Dado Street and exit from the southernmost driveway on Dado 

Street. Parts delivery trucks would enter the Project site from the northernmost driveway on Dado 

Street and exit from westernmost driveway on Junction Avenue. See Figure 3-2: Project Operation 

Diagram. Trucks could visit the Project site at varying hours, 24-hours per day.  

Repair services would include software updates, tire replacement, tire balancing, battery inspections, 

and replacement of bolt-on parts (e.g., window regulators, door handles, suspension components, 

bumpers). All repairs would occur indoors. There would be an automatic car wash inside the building. 

Repair and cleaning appointments are anticipated to be Monday through Friday from 6:00 AM to 11:00 

PM and Saturday from 9:00 AM to 6:00 PM. Repair and maintenance work will be done over 24 hour 

period, 7 days a week, in 3 shifts per day. 

Project operations are expected to employ 46 employees per day, over three shifts, resulting a total of 

up to 75 new jobs from the Project3. Operations are expected to include the use of 1 electric powered 

forklift. The Modified Project would not include the use of any generators. The Modified Project would 

be served by PG&E, which provides nearly 100 percent carbon emissions-free electricity as of 20234.  

3.2  Comparison of 2025 Project and Modified Project 

The 2025 Project proposed the demolition of the existing on-site building to construct a new Class A 

speculative warehouse building. Since the approval of the 2021 Project, the existing single-story building 

has been partially demolished and existing landscaping, including all trees, on-site has been removed. 

The Modified Project would not result in a change in the existing building footprint, as shown in Table 

3.2-1: 2025 Project and Modified Project Comparison. Minor tenant improvements would occur on the 

Project site. The Modified Project would support a warehouse indoor retail sales facility for passenger 

electric vehicles instead of a Class A speculative warehouse building.   

Table 3.2-1: 2025 Project and Modified Project Comparison 

2025 Project Modified Project Project Modifications 
Project Building Program and Design 

Demolition of existing building 
(approximately 107,719 sf) 

No demolition -107,719 sf demolition 

261,030 sf warehouse space 100,415 sf warehouse space -160,615 sf warehouse space 

 
3 Staffing between shifts would vary. It is anticipated that a maximum of up to 46 employees would visit the site each day, between 
all three of the shifts. 
4 Pacific Gas and Electric, 2023 Content Power Label, https://www.pge.com/assets/pge/docs/account/billing-and-assistance/bill-
inserts/1224-power-content-label.pdf. 



 2256 Junction Avenue Project 
City of San José Addendum 

March 2026 

  Page | 15 

2025 Project Modified Project Project Modifications 
15,000 sf office space 7,304 sf office space -7,696 sf office space 

Warehouse building height 45’6” Warehouse building height 31’6” -14’ Warehouse building height 

Total square feet 276,030 sf Total square feet 107,719 sf  -168,311 in Total square feet 

Parking 

213 vehicle stalls  1,028 vehicle stalls (807 vehicle 
storage stalls + 221 employee and 
customer parking stalls) 

+8 employee and customer 
parking stalls 
+807 vehicle storage stalls5 

50 truck stalls 0 truck stalls -50 truck stalls 
15 motorcycle stalls 6 motorcycle stalls -9 motorcycle stalls 

26 bicycle stalls 14 bicycle stalls -6 bicycle stalls6 

Landscaping and Utilities 

33 trees removed 0 trees removed -33 in trees removed 

162 trees to be planted 203 trees to be planted +41 trees to be planted 

5 bioretention basins 4 bioretention basins -1 bioretention basins 

Construction  

40,000 cubic yards soil import 2,739 cubic yards soil export -37,261 cubic yards of soil 
import/export 

Operations 

Operational use: Class A speculative 
warehouse, future tenant unknown, 
24/7 operation 

Operational use: Indoor retail sales 
facility for passenger EV, 24/7 
operation 

Change in operational use from 
a speculative warehouse to an 
indoor EV retail sales facility. 

166 daily truck trips 24 daily trailer truck trips -142 daily truck trips 
1,688 daily vehicle trips 396 daily vehicle trips -1,292 daily vehicle trips 

250 jobs 75 jobs -175 jobs 

 

  

 
5 The 807 new vehicle storage stalls would generally not result in associated trip generation to the site as the vehicle storage stalls 
are used to store vehicles that are delivered to the Project site and stored for customer pick-up.  
6 The number of required bicycle parking spaces would be reduced due to the Modified Project generating fewer jobs compared to 
the 2025 Addendum.  
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Figure 3-1: Project Floor Plan
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Front
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*Customization Available

1-800-722-BIKE (2543) | info@durabikelocker.com | durabikelocker.com

MATERIALS
Galvanized steel
Exterior: ASTM A591 16 gauge steel 
Interior: ASTM A591 14 gauge steel 
Divider panels: ASTM A591 18 gauge steel 
Door hinge: ASTM A314 16 gauge stainless steel

POWDER COAT OPTIONS

STAINLESS STEEL FINISH 

Locker Quantity: 
Bank Configuration: 
Stackable (Yes/No):
Approved Date: 
Approved Signature: 

*** Standard locker lead times depend on color, quantity, 
and configuration. Contact your Dura Bike Locker sales 
rep to insure lead time meets your schedule. 
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Pearl White Graphite

Mesa Tan

Black

Silver Gray

Emerald Green

DA Sanded

Celestial Blue

Fire Engine Red

Anti-Graffiti

*(For Bike Lockers and Racks) Anti-graffiti clear coat available

LOCK TYPE
Pad Lock Handle 
Pad Lock Not Included

T Handle 
Keys Included

U Lock
Requires Pad Lock or T Handle

BLUETOOTH
Use Smart Phone Manage

CUSTOMIZATION

DURA BIKE LOCKER
A DIVISION OF HANNAN SPECIALTIES

TM

Made In The Usa

1-800-722-BIKE (2543) | info@durabikelocker.com | durabikelocker.com

We offer many ways to customize your bike locker installation, like the following options:
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Stacking (Our lockers can be stacked in a variety of configurations)

Wall Perforations - Bike Icon, Obround Strip, or even custom laser cut Logos) 

Custom Vinyl Logos - A great way to personalize your lockers

Bike Icon Laser Cut LogoSolid Wall

Door Perforations

Upper Bike IconUniversal Solid Door Upper Bike Icon 
w/ Lower Perforation

Round Perforations

LAYOUT RECOMMENDATIONS

DURA BIKE LOCKER
A DIVISION OF HANNAN SPECIALTIES

TM

Made In The Usa

1-800-722-BIKE (2543) | info@durabikelocker.com | durabikelocker.com

*** All lockers can be built in bank or nested configuration and are even stackable.  To indicate stackable or to order in a 
bank configuration indicate on the sign off below. 

Stacked Height 96”
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Stacking (Our lockers can be stacked in a variety of configurations)

Wall Perforations - Bike Icon, Obround Strip, or even custom laser cut Logos) 

Custom Vinyl Logos - A great way to personalize your lockers

Bike Icon

Laser Cut Logo

Solid Wall

Door Perforations

Upper Bike Icon

Universal Solid Door

Upper Bike Icon 

w/ Lower Perforation

Round Perforations

LAYOUT RECOMMENDATIONS

DURA BIKE LOCKER

A DIVISION OF HANNAN SPECIALTIES

TM

Made In The Usa

1-800-722-BIKE (2543) | info@durabikelocker.com | durabikelocker.com

*** All lockers can be built in bank or nested configuration and are even stackable.  To indicate stackable or to order in a 

bank configuration indicate on the sign off below. 

Stacked Height 96”
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 ENVIRONMENTAL ANALYSIS 

As stated above and evidenced in the discussion below, the Modified Project is eligible for an addendum 

pursuant to CEQA Guidelines Section 15164, and no supplemental environmental review is required. 

Section 15164(b) states that “an addendum to an adopted negative declaration may be prepared if only 

minor technical changes or additions are necessary or none of the conditions described in Section 15162 

calling for the preparation of a subsequent EIR or negative declaration have occurred.” Section 15164(c) 

states that “An addendum need not be circulated for public review but can be included in or attached to 

the final EIR or adopted negative declaration.” The evaluation of the proposed modifications provided 

below supports the decision not to prepare a subsequent IS/MND or EIR for the Modified Project. 

The Modified Project would be developed on the same Project site as the 2025 Project. The Modified 

Project would utilize the existing single-story building and include tenant improvements to 

accommodate the proposed use. The Modified Project anticipates 75 total employees as compared to 

250 employees evaluated under the 2025 Project. Thus, the Modified Project would not result in new or 

substantially more severe significant impacts than those identified in the 2025 Addendum related to 

Population and Housing, Public Services, Recreation, or Utilities and Service Systems.  

The Modified Project includes a decreased level of construction activity, limited to minor tenant 

improvements and repaving the parking lot. Thus, the Modified Project would not result in new or 

substantially more severe significant impacts than those identified in the 2025 Addendum related to 

Aesthetics, Agricultural Resources, Biological Resources, Geology and Soils, Hydrology and Water 

Quality, Mineral Resources, Tribal Cultural Resources, or Wildfire.  

Since the approval of the 2021 Project IS/MND, the existing single-story building on the Project site has 

aged beyond 45 years. In August of 2024, a DPR Form 523A was prepared to determine whether the 

building is eligible for listing as a historic resource pursuant to California Code of Regulations § 15064.5 

(Appendix E). The DPR form determined that the building on the Project site is not listed as a historic 

resource nor eligible for listing on the local, State or federal registers. No new information or 

circumstances have changed. Thus, the Modified Project would not result in new or substantially more 

severe significant impacts than those identified in the 2025 Addendum related to Cultural Resources. 

The Project site remains included on a list of hazardous materials sites pursuant to Government Code 

Section 65962.5. The case (Case #43S0137) is classified as “Open” and undergoing remedial action 

pursuant to the Remedial Action Plan (RAP) established in March 2021, as required in the 2021 Project 

IS/MND.  

None of the conditions described in CEQA Guidelines Section 15162 have occurred that would require 

the preparation of a subsequent environment document. Since adoption of the 2025 Addendum, no 

changes have occurred in the circumstances under which the 2025 Project would be implemented that 

would change the severity of the 2025 Project’s physical impacts. No new information has emerged that 

would substantially change the analyses or conclusions set forth in the 2025 Addendum. This Addendum 

analyzes whether the Modified Project would result in new or substantially more severe significant 

impacts than those identified in the 2025 Addendum for Air Quality, Energy, Greenhouse Gas Emissions, 

Hazards and Hazardous Materials, Land Use and Planning, Noise, and Transportation.  
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4.1  Air Quality 

The Modified Project would require less construction and result in different operations of the Project 

site compared to the 2025 Project. 

The Modified Project would not include any demolition of the existing building, and only minor tenant 

improvements, grading, and paving activities would occur. Therefore, construction-related emissions for 

the Modified Project are anticipated to be less than those anticipated for the 2025 Project and are only 

qualitatively discussed in this document. Once operational, the Project would require approximately 24 

daily trailer truck trips and 396 daily vehicle trips traveling to and from the Project site daily. The 

Modified Project would have approximately 8 trucks delivering new EVs, approximately 4 trucks 

delivering parts for service activities, and up to approximately 100 customers visiting the Project site on 

a peak day. The Modified Project would generate 175 fewer jobs than the 2025 Project, thereby 

resulting in fewer trips. Modeling has been completed for the anticipated operational emissions of the 

Modified Project and results are presented in this document, refer to Appendix A. The following analysis 

addresses operational emissions. 

Findings of the 2025 Addendum 

Plan Consistency 

The most recently adopted plan in the San Francisco Bay Area Air Basin (Basin), the 2017 Clean Air Plan, 

outlines how the San Francisco area will attain air quality standards, reduce population exposure, and 

protect public health, and reduce GHG emissions. The 2017 Clean Air Plan assumptions for projected air 

emissions and pollutants in the City are based on the Envision San José 2040 General Plan Land Use 

Designation Map which designates the Project site use as “Light Industrial (LI)”. The Project site is zoned 

“Heavy Industrial (HI)”. The 2025 Project was determined to be consistent with the General Plan land use 

designation and would not increase the regional population growth or caused changes in vehicle traffic 

that would obstruct implementation of the 2017 Clean Air Plan. As discussed in the 2025 Addendum, the 

2025 Project was found to be consistent with the 2017 Clean Air Plan policies that are applicable to the 

Project site, and it would comply with City, State, and regional requirements. 

As described below, construction and operational air quality emissions generated by the 2025 Addendum 

would not exceed the Bay Area Air Quality Management District (Bay Area Air District)’s emissions 

thresholds with the implementation of Mitigation Measure (MM) AQ-1. Since the 2025 Addendum would 

not exceed these thresholds, the 2025 Project would not be considered a substantial emitter of criteria 

air pollutants and would not contribute to any non-attainment areas in the Basin. Therefore, the 2025 

Addendum concluded that the 2025 Project would result in less than significant impacts related to 

consistency with applicable air quality plans. (Less than Significant Impact) 

Construction Emissions 

The 2025 Project would generate short-term emissions of criteria air pollutants with criteria pollutants 

of primary concern including ozone-precursor pollutants [i.e., Reactive organic gases (ROG) and Nitrogen 

oxides (NOx)], coarse particulate matter (PM10), and fine particulate matter (PM2.5). The 2025 Project 

would implement Standard Permit Conditions as part of the BAAQMD Basic Construction Control 

Measures to control dust emissions during all phases of construction.  
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Standard Permit Condition 

These measures would be placed on the project plan documents prior to the issuance of any grading 

permits for the proposed project.  

i. Water all exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 

unpaved access roads) two times per day.  

ii. Cover all haul trucks transporting soil, sand, or other loose material off-site. 

iii. Remove all visible mud or dirt trackout onto adjacent public roads at least once per day using 

wet power vacuum street sweepers. The use of dry power sweeping is prohibited. 

iv. Limit all vehicle speeds on unpaved roads to 15 mph. 

v. Pave all new or improved roadways, driveways, and sidewalks as soon as possible. 

vi. Lay building pads as soon as possible after grading unless seeding or soil binders are used. 

vii. Suspend all excavation, grading, and/or demolition activities when average wind speeds 

exceed 20 mph.  

viii. Wash off all trucks and equipment, including their tires, prior to leaving the site. 

ix. Treat unpaved roads providing access to sites located 100 feet or further from a paved road 

with a 6- to 12-inch layer of compacted wood chips, mulch, or gravel. 

x. Minimize idling time either by shutting equipment off when not in use or reducing the time 

of idling to no more than 2 minutes (A 5-minute limit is required by state Airborne Toxics 

Control Measures [Title 13, Sections 2449(d)(3) and 2485 of the California Code of 

Regulations]). Provide clear signage that posts this requirement for workers at all access 

points to the site. 

xi. Maintain and properly tune all construction equipment in accordance with manufacturer’s 

specifications. Check all equipment by a certified mechanic and record a determination of 

running in proper condition prior to operation.  

xii. Post a publicly visible sign with the name and phone number of an on-site construction 

coordinator to contact regarding dust complaints. The on-site construction coordinator shall 

respond and take corrective action within 48 hours. The sign shall also provide the City’s Code 

Enforcement Complaints email and number and the Bay Area Air Quality Management 

District’s General Air Pollution Complaints number to ensure compliance with applicable 

regulations.  

The 2025 Project would exceed BAAQMD thresholds for construction NOX emissions. However, the 2025 

Project would implement MM AQ-1, which would reduce construction emissions by preparing and 

submitting a construction operations plan prior to any demolition or construction. With implementation 

of the Standard Permit Conditions and MM AQ-1, the 2025 Project’s construction would not worsen 

ambient air quality, created additional violations of Federal and State standards, or delayed the Basin’s 

goal for meeting attainment standards. 2025 Project impacts related to construction air quality would 

be less than significant with mitigation. (Less than Significant Impact with Mitigation Implemented) 
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2025 Project Impact AQ-1: Project construction would temporarily exceed BAAQMD threshold limits for 

NOX. 

2025 Project Mitigation Measure  

2025 Project MM AQ-1 Additional Construction Mitigation Measure  

Prior to issuance of any demolition, grading permits, and/or building permits (whichever occurs 

earliest), the project applicant shall prepare and submit a construction operations plan that includes 

specifications of the equipment to be used during construction to the Director of Planning, Building 

and Code Enforcement or the Director’s Designee. The plan shall be accompanied by a letter signed 

by an air quality specialist, verifying that the equipment included in the plan meets the standards set 

forth below.  

• All diesel-powered of-road equipment, larger than 25 horsepower, operating on the site for more 

than two days continuously shall meet Tier 4 Final U.S. Environmental Protection Agency (EPA) 

particulate matter emissions standards.  

• If Tier 4 equipment are not available,  other measures may include the use of added exhaust 

devices, alternatively fueled equipment, or a combination of measures, provided that these 

measures demonstrate reduction in community risk impacts to a less than significant level, are 

verified by an air quality specialist, and approved by the City.  

The Project applicant shall submit a construction operations plan prepared by the construction 

contractor that outlines how the contractor will achieve the measures outlined in this mitigation 

measure. The plan shall include, but not be limited to the following: 

• List of activities and estimated timing. 

• Equipment that would have been used for each activity.  

• Manufacturer’s specifications for each equipment that provides the emissions level; or the 

manufacturer’s specifications for devices that would have been added to each piece of equipment 

to ensure the emissions level meet the thresholds in the mitigation measure.  

• How the construction contractor will ensure that the measures listed are monitored.  

• How the construction contractor will remedy any exceedance of the thresholds. 

• How often and the method the construction contractor will use to report compliance with this 

mitigation measure. 

Operational Emissions 

Operational emissions, including mobile sources, for the 2025 Project would be below BAAQMD 

thresholds. Refer to Table 4.1-1: 2025 Project vs. Modified Project Operational Emissions. Impacts of 

the 2025 Project would be less than significant. (Less than Significant Impact) 
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Impacts of Modified Project 

Plan Consistency 

Similar to the 2025 Project, the Modified Project aligns with the 2017 Clean Air Plan and is consistent with 

the City’s General Plan land use designation of “Light Industrial” and zoning of “Heavy Industrial.” The 

Modified Project is consistent with regional growth assumptions and does not introduce changes that 

would increase population growth or vehicle traffic beyond what was previously anticipated. The Modified 

Project is expected to generate up to 75 new jobs, which is consistent with Association of Bay Area 

Government (ABAG) job growth projections for the City and does not exceed regional planning 

expectations for population or housing. As the Modified Project would not exceed the growth 

assumptions or conflict with any control measures of the 2017 Clean Air Plan, the Modified Project would 

be consistent with the 2017 Clean Air Plan. Furthermore, construction and operational emissions would 

remain below the Bay Area Air District’s thresholds with implementation of 2025 Project MM AQ-1. Since 

the Modified Project would not exceed these thresholds, the Modified Project would not be considered 

by the Bay Area Air District to have a significant impact or make a cumulatively considerable contribution 

of criteria air pollutants, would not cause or contribute to any new violation of any air quality standard, 

would not increase the frequency or severity of any existing air quality violation, and would not delay 

attainment of any air quality standard. Overall, the Modified Project would not cause new or more severe 

impacts and remains consistent with applicable air quality plans and prior environmental analyses. 

Impacts would be less than significant in this regard. (Less than Significant Impact) 

Construction Emissions 

The Modified Project would result in minimal construction emissions when compared to the 2025 Project. 

The Modified Project would utilize the existing building, with minor tenant improvements to 

accommodate an EV retail and service facility. As the site is currently disturbed, additional improvements 

would include grading and paving activities. While the Modified Project would require approximately 

2,739 cubic yards of export during grading activities, the 2025 Project would have required approximately 

40,000 cubic yards of soil import. Therefore, the Modified Project would result in a net reduction of 37,261 

cubic yards of import/export when compared to the 2025 Project. As such, no major construction activities 

are anticipated to occur as part of the Modified Project when compared to the 2025 Project. 

Notwithstanding, the Modified Project would be subject to 2025 Project MM AQ-1 and Standard Permit 

Conditions. As such, the Modified Project is consistent with the findings in the 2025 Addendum. Modified 

Project impacts would be less than significant with mitigation. (Less than Significant Impact with 

Mitigation Implemented) 

Operational Emissions 

Operational emissions are typically associated with mobile sources (i.e., motor vehicle use) and area 

sources (such as the use of landscape maintenance equipment, consumer products, and architectural 

coatings). Energy source emissions would be generated from natural gas usage. Although the Modified 
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Project proposes an automated car wash and one electric forklift, these sources do not generate criteria 

air pollutants.  

The Modified Project is expected to generate 396 average daily trips. As the 2025 Project would generate 

1,892 average daily trips, the Modified Project would result in a reduction of 1,496 trips.  

Table 4.1-1: 2025 Project vs. Modified Project Operational Emissions summarizes the Modified Project’s 

operational emissions, the 2025 Project’s operational emissions, as well as the Modified Project’s net 

change from the 2025 Project’s operational emissions. It should be noted that the proposed EV retail and 

service facility would primarily generate EV trips, which is conservatively not accounted for in Table 4.1-1: 

2025 Project vs. Modified Project Operational Emissions. Therefore, Modified Project mobile source 

emissions would likely be significantly lower than shown in Table 4.1-1: 2025 Project vs. Modified Project 

Operational Emissions. As depicted in Table 4.1-1: 2025 Project vs. Modified Project Operational 

Emissions, the Modified Project’s regional operational emissions would not exceed applicable Bay Area 

Air District thresholds, and operational impacts on long-term regional air quality would be less than 

significant. (Less than Significant Impact) 

Table 4.1-1: 2025 Project vs. Modified Project Operational Emissions 

Emission Source  
Pollutant Emissions (maximum pounds per day 1) 

ROG NOx 
Exhaust Fugitive Dust  

PM10 PM2.5 PM10 PM2.5 

2025 Project 

Mobile 4.35 9.13 0.12 0.11 11.00 2.80 

Area 8.70 0.10 0.02 0.02 0.00 0.00 

Energy  0.00 0.00 0.00 0.00 0.00 0.00 

Fire Pump 3.39 2.48 0.16 0.16 0.16 0.16 

Total Emissions 
(2025 Project) 

16.46 11.71 0.30 0.29 11.16 2.96 

Modified Project 

Mobile2 1.30 2.84 0.04 0.03 2.69 0.69 

Area 3.44 0.04 0.01 0.01 0.00 0 

Energy  0.07 1.23 0.09 0.09 0.00 0 

Total Emissions 
(Modified Project) 

4.82 4.07 0.14 0.13 2.69 0.69 

Change in Emissions Between 2025 Project and Modified Project 

2025 Project 16.46 11.71 0.30 0.29 11.16 2.96 

Modified Project 4.82 4.07 0.14 0.13 2.69 0.69 

Net Change -11.64 -7.64 -0.16 -0.16 -8.47 -2.27 

Bay Area Air District 
Threshold 

54 54 82 54 N/A N/A 

Bay Area Air District 
Threshold Exceeded? 

No No No No No No 

ROG = Reactive Organic Gases, NOX = Nitrogen Oxides; PM10 = Particulate Matter 10 microns in diameter or less; PM2.5 = Particulate Matter 2.5 
microns in diameter or less; N/A = Non-Available. 
1. The worst-case seasonal maximum daily emissions are reported.  
2. The Modified Project would primarily generate EV trips, which is conservatively not accounted for in this table. 

Source: CalEEMod version 2022.1.1.37, and Bay Area Air District, 2022 CEQA Air Quality Guidelines, 2022. Refer to Appendix A for model 
outputs. 
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4.2  Energy 

The Modified Project would require less construction and result in a different use of the Project site 

compared to the 2025 Project. The following analysis addresses consumption of energy during 

construction and operation, and compliance with applicable plans. 

Findings of the 2025 Addendum 

Construction Energy Consumption 

Energy consumption associated with construction for the 2025 Project consisted of primarily diesel fuel 

consumption from on-road hauling trips and off-road construction diesel equipment, and gasoline 

consumption from on-road worker commute and vendor trips. Temporary electric power would be 

required for lighting and electronic equipment utilized during construction. In total, construction of the 

2025 Project would consume approximately 66,995 gallons of diesel and 8,740 gallons of gasoline. The 

2025 Project’s fuel from the entire construction period would increase fuel use in the County by 

approximately 0.08 percent for diesel and 0.002 percent for gasoline7. Refer to Appendix B, Energy 

Calculations, of the 2025 Addendum for data regarding the 2025 Project energy usage.8 A 0.08 percent 

increase in construction fuel demand would not trigger the need for additional capacity. As such, 2025 

Project construction would not have a nominal effect on the local and regional energy supplies and 

construction fuel consumption associated with the 2025 Project would not have been inefficient, 

wasteful, or unnecessary. Impacts would be less than significant. (Less than Significant Impact) 

Operational Energy Consumption 

Operational energy consumption associated with the 2025 Project would include building electricity, 

water usage, and fuel usage from on-road vehicles. The 2025 Project would be enrolled in the 

GreenSource program from San José Clean Energy (SJCE). As shown in Appendix B Energy Calculations of 

the 2025 Addendum, the 2025 Project’s anticipated annual electricity demand [approximately 2,973 

megawatt-hours (MWh)] would be nominal compared to overall demand in SJCE’s service 

area.Therefore, the projected electrical demand for the 2025 Project would not significantly impact 

SJCE’s level of service.  

The 2025 Addendum found that operational fuel and energy consumption associated with the 2025 

Project would not be inefficient, wasteful, or unnecessary. Impacts would be less than significant. (Less 

than Significant Impact) 

Conformance with Applicable Plans 

The 2025 Project would be required to be built in conformance with City Council Policy 6-32, which 

establishes a baseline green building standard for private sector new construction within the City. The 

2025 Project would be required to comply with existing regulations, including applicable measures from 

the City’s General Plan. As such, the 2025 Project would not conflict with any state-level regulations 

pertaining to energy. The 2025 Project would comply with existing State energy standards and would 

 
7 California Energy Commission. 2022. California Electricity Data. Available at https://www.energy.ca.gov/data-reports/energy-
almanac/california-electricity-data.  
8 The 2025 Addendum and Appendices are available for review and download here: https://www.sanjoseca.gov/your-

government/departments-offices/planning-building-code-enforcement/planning-division/environmental-planning/environmental-
review/negative-declaration-initial-studies/2256-junction-avenue  

https://www.sanjoseca.gov/your-government/departments-offices/planning-building-code-enforcement/planning-division/environmental-planning/environmental-review/negative-declaration-initial-studies/2256-junction-avenue
https://www.sanjoseca.gov/your-government/departments-offices/planning-building-code-enforcement/planning-division/environmental-planning/environmental-review/negative-declaration-initial-studies/2256-junction-avenue
https://www.sanjoseca.gov/your-government/departments-offices/planning-building-code-enforcement/planning-division/environmental-planning/environmental-review/negative-declaration-initial-studies/2256-junction-avenue
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not conflict with or obstructed a State or local plan for renewable energy or energy efficiency. Thus, 

impacts would be less than significant for the 2025 Project. (Less than Significant Impact)  

Impacts of Modified Project 

Construction Energy Consumption 

The Modified Project would result in minimal construction energy consumption when compared to the 

2025 Project. The Modified Project would utilize the existing building, with minor tenant improvements 

to accommodate an EV retail and service facility. As the site is currently disturbed, additional 

improvements would include grading and paving activities. While the Modified Project would require 

approximately 2,739 cubic yards of export during grading activities, the 2025 Project would require 

approximately 40,000 cubic yards of soil import. Therefore, the Modified Project would result in 37,261 

fewer cubic yards of import/export when compared to the 2025 Project. As such, no major construction 

activities are anticipated to occur as part of the Modified Project when compared to the 2025 Project. 

Modified Project construction would consume energy primarily from diesel fuel used by off-road 

construction equipment and on-road hauling trips, as well as gasoline used for on-road worker commutes 

and vendor deliveries. Similar to the 2025 Project, temporary electricity would be required during 

construction activities for lighting, electronic equipment, and minor auxiliary uses. However, electricity 

use during construction is anticipated to remain minimal. 

The Modified Project’s construction fuel demand would not trigger the need for additional capacity. As 

such, Modified Project construction would have a nominal effect on local and regional energy supplies. 

Fuel consumption associated with Modified Project construction activities would not be considered 

inefficient, wasteful, or unnecessary. Therefore, impacts would be less than significant in this regard. (Less 

than Significant Impact) 

Operational Energy Consumption 

Operational energy consumption associated with the Modified Project would include building electricity, 

water, and natural gas usage, as well as fuel usage from on-road vehicles. Although the proposed EV retail 

and service facility would primarily generate EV trips, this analysis conservatively assumes the Modified 

Project vehicles would consume fuel. Additionally, the proposed automated car wash would increase 

water consumption by 150,000 gallons per year, which has been accounted for in this analysis. The 

analysis of the Modified Project’s energy consumption is based on the California Emissions Estimator 

Model (CalEEMod); refer to Appendix A for assumptions and energy calculations.  

The Modified Project would use electricity provided by PG&E. Although the 2025 Project would source 

electricity from San Jose Clean Energy (SJCE), with enrollment in the GreenSource program, the Modified 

Project would source electricity from PG&E. It should be noted that both PG&E and SJCE provide nearly 

100 percent carbon-free electricity. As of 2023, PG&E's electricity mix was nearly 100 percent GHG-free.9 

SJCE's TotalGreen service provides 100 percent renewable energy and GreenSource approximately 95 

 
9  Pacific Gas and Electric, 2023 Content Power Label, https://www.pge.com/assets/pge/docs/account/billing-and-assistance/bill-

inserts/1224-power-content-label.pdf.  
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percent carbon free. Therefore, PG&E currently provides a comparable alternative to SJCE's GreenSource 

program in terms of delivering nearly 100 percent GHG emissions-free electricity.  

Total electricity demand in PG&E’s service area is forecast to increase by approximately 12,000 GWh—or 

12 million MWh—between 2016 and 2028.10 The Modified Project’s anticipated electricity demand 

(approximately 1,586 MWh) would be nominal compared to overall demand in PG&E’s service area and 

approximately 1,300 MWh less than the 2025 Project Therefore, the projected electrical demand would 

not significantly impact PG&E’s level of service.  

The Modified Project’s natural gas consumption for space and water heating would represent 

approximately 0.01 percent of natural gas consumption for the County of Santa Clara. Operational use of 

gasoline and diesel would represent approximately 0.01 percent and 0.03 percent, respectively, of fuel 

use in the County.  

None of the Modified Project energy uses exceed one percent of energy consumed in Santa Clara County. 

Therefore, operational fuel and energy consumption associated with the Modified Project would not be 

inefficient, wasteful, or unnecessary. Impacts would be less than significant in this regard.  

(Less than Significant Impact) 

Conformance with Applicable Plans 

The Modified Project consists of minor tenant improvements, which would conform to the City’s Green 

Building Policies and applicable sustainability measures. The Modified Project would be required to 

comply with existing regulations, including relevant measures from the General Plan. As an EV-focused 

use, the Modified Project would support the transition to cleaner transportation and reduced reliance on 

fossil fuels. The proposed tenant improvements would comply with applicable state and local energy 

efficiency standards, including the California Building Standards Code (Title 24) and the City’s Green 

Building policies. Additionally, statewide measures such as the Renewable Portfolio Standard would 

contribute to ensuring that the Modified Project’s operational electricity supply is met with an increasingly 

cleaner energy supply. Therefore, the Modified Project would comply with applicable State energy 

standards and would not conflict with or obstruct the implementation of any State or local plan aimed at 

promoting renewable energy or energy efficiency. Impacts would be less than significant in this regard. 

(Less than Significant Impact) 

  

 
10  California Energy Commission, California Energy Demand 2018-2030 Revised Forecast, Figure 49 Historical and Projected Baseline 

Consumption PG&E Planning Area, April 2018. 
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4.3  Greenhouse Gas Emissions 

The Modified Project would require less construction and result in a different use of the Project site 

compared to the 2025 Project. 

Construction of the Modified Project would not include demolition of the existing single-story building, 

only minor tenant improvements, grading, and paving activities. Therefore, construction-related 

emissions for the Modified Project are anticipated to be less than those anticipated for the 2025 Project 

and are only qualitatively discussed in this document. Once operational, the Modified Project would 

require approximately 24 truck trips traveling to and from the Project site daily. The Modified Project 

would have approximately eight trucks delivering new EVs, approximately 4 trucks delivering parts for 

service activities, and up to approximately 100 customers visiting the Project site per day. The Modified 

Project would generate 150 fewer jobs than the 2025 Project. The City’s 2030 Greenhouse Gas 

Reduction Strategy (GHGRS) Compliance Checklist was prepared for the Modified Project and is included 

in Appendix B. 

Findings of the 2025 Addendum 

Conformance with Applicable Plans 

The 2025 Project would not conflict with the GHGRS, nor the 2022 California Air Region Board (CARB) 

Scoping Plan. As such, GHG emissions caused by long-term operation of the 2025 Project would be less 

than significant. Additionally, the 2025 Project would be required to comply with existing regulations, 

including applicable measures from the City’s General Plan. The 2025 Project would be consistent with 

the overall goals of Plan Bay Area 2050 and would develop the Project site with uses consistent with the 

General Plan. Thus, implementation of the 2025 Project would not conflict with an applicable plan, 

policy, or regulation adopted for the purpose of reducing the emissions of GHGs. As such, impacts would 

be less than significant. (Less than Significant Impact) 

Construction Emissions 

Construction of the 2025 Project would result in minor increases in GHG emissions from on-site 

equipment use and construction workers’ personal vehicle travelling to and from the Project site. As 

neither the City nor the Bay Area Air District have adopted thresholds of significance for construction-

related GHG emissions, the 2025 Project followed the Bay Area Air District’s recommendation to 

quantify emissions and disclose that GHG emissions would occur during construction. The GHG 

assessment prepared for the 2025 Project calculated emissions with construction of the 2025 Project to 

be 754 million tons of carbon dioxide equivalent (MTCO2e) for the total proposed construction period 

(12 months). Because 2025 Project construction would be a temporary condition and would not result in 

a permanent increase in emissions that would interfere with the implementation of Assembly Bill (AB) 

32, the temporary increase in emissions was found to be less than significant. (Less than Significant 

Impact) 

Operational Emissions 

Operational GHG emissions for the 2025 Project would result from direct emissions such as vehicular 

traffic and operation of any landscaping equipment. Operational GHG for the 2025 Project emissions 

would also result from indirect sources, such as off-site generation of electrical power over the life of 

the Project; the energy required to convey water to, and wastewater from, the Project site; the 
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emissions associated with solid waste generated from the Project site; and any fugitive refrigerants from 

air conditioning or refrigerators. The 2025 Project would be constructed in compliance with the City’s 

Council Policy 6-32 and the City’s Green Building Ordinance, which would ensure operational emissions 

reductions consistent with the GHGRS. Therefore, the 2025 Project would have a less than significant 

operational GHG emissions impact. (Less than Significant Impact) 

Impacts of Modified Project 

Conformance with Applicable Plans 

Projects that are consistent with the GHGRS would have a less than significant impact related to GHG 

emissions. As shown in Appendix B, the Modified Project would be consistent with the GHGRS Compliance 

Checklist and is therefore consistent with the assumptions of the GHGRS. The GHGRS outlines strategies 

for reducing emissions, including enrollment in clean electricity programs, energy-efficient building 

design, electrification, renewable energy use, waste reduction, and transportation improvements. The 

Modified Project would be constructed in compliance with the latest California Building Code and 

CALGreen standards, as well as the City’s Council Policy 6-32 and the City’s Green Building Ordinance. As 

an EV-focused use, the Modified Project would support the State’s goal of transitioning to cleaner 

transportation and reduced reliance on fossil fuels. Additionally, the Modified Project would be served by 

PG&E, which provides nearly 100 percent carbon emissions-free electricity as of 2023.11 As demonstrated 

in the GHGRS Compliance Checklist included in Appendix B, the Modified Project is consistent with the 

City’s GHGRS and would result in a less than significant impact related to GHG emissions. (Less than 

Significant Impact) 

Construction Emissions 

The Modified Project would result in minimal construction GHG emissions when compared to the 2025 

Project. Construction activities associated with the 2025 Project consisted of demolition, site preparation, 

grading, infrastructure improvements, building construction, paving, and architectural coatings. The 

Modified Project would utilize the existing building, with minor tenant improvements to accommodate 

an EV retail and service facility. As the site is currently disturbed, additional improvements would include 

grading and paving activities. While the Modified Project would require approximately 2,739  cubic yards 

of export during grading activities, the 2025 Project would require approximately 40,000 cubic yards of 

soil import. Therefore, the Modified Project would result in 37,261 fewer cubic yards of import/export 

when compared to the 2025 Project. As such, no major construction activities are anticipated to occur as 

part of the Modified Project when compared to the 2025 Project. Thus, similar to the 2025 Project, the 

temporary increase in GHG emissions from the Modified Project would be less than significant. (Less than 

Significant Impact) 

Operational Emissions 

Similar to the 2025 Project, the Modified Project’s GHG emissions would be generated primarily from 

mobile and energy sources. However, unlike the 2025 Project, the proposed EV retail and service facility 

would primarily generate EV trips, which would reduce mobile source GHG emissions. The Modified 

Project would also comply with the City’s GHGRS (as discussed above) and based on compliance with the 

GHGRS, the Modified Project would implement green energy policies and emissions reduction strategies 

 
11  Pacific Gas and Electric, 2023 Content Power Label, https://www.pge.com/assets/pge/docs/account/billing-and-assistance/bill-inserts/1224-

power-content-label.pdf, accessed August 2025. 
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which were determined to result in a less than significant GHG emissions impact. Therefore, because the 

Modified Project is consistent with the policies in the GHGRS, the Modified Project would have a less than 

significant impact from operational GHG emissions. (Less than Significant Impact) 
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4.4  Hazards and Hazardous Materials 

Relevant to hazards and hazardous materials, the Modified Project would occur on the same Project site 

but require less construction. 

Given that the 2025 Project and the Modified Project are located on the same Project site, the 2025 

Project and the Modified Project would have the same impact in regard to introducing a significant 

health risk to nearby schools, creating a safety hazard or excessive noise within two miles of a public 

airport, or exposing people or structures to a significant risk of loss, injury, or death involving wildland 

fires. As such, no further discussion of these topics is required. The following analysis addresses 

hazardous materials used during construction and operation, hazardous sites listed pursuant to 

Government Code Section 65962.5, and conformance with the City of San José Emergency Operations 

Plan (EOP). 

Findings of the 2025 Addendum 

Hazardous Materials Use 

2025 Project construction activities would include demolition, removal of demolition materials off-site, 

site preparation, grading, paving, building construction, and architectural coating. All construction for 

the 2025 Project would occur on-site and the transport, use, and disposal of hazardous materials during 

construction would be temporary. Operation of the 2025 Project would include use of limited hazardous 

materials that would be subject to applicable health and safety requirements. The 2025 Addendum 

found that compliance with applicable Federal, State, and local requirements would ensure no 

significant hazard to the public or the environment would be created through the routine transport, use, 

or disposal of hazardous materials. (Less than Significant Impact) 

Government Code Section 65962.5 

The 2025 Addendum identified that the Project site was included on a list of hazardous materials sites 

compiled pursuant to Government Code Section 65962.5. There are two closed cases of Leaking 

Underground Storage Tank (LUST) sites located on the Project site. Additionally, one record of the 

Project site was found pertaining to an open case regarding a LUST (Case #43S0137). This case was 

classified as “Open – Verification Monitoring”. As discussed in the 2021 Project IS/MND, a Remedial 

Action Plan (RAP) was prepared by Apex to outline a course of action for the open LUST case cleanup 

activities. Thus, the 2025 Project would be required to incorporate recommended measures from the 

RAP and any further investigation and remedial actions, as appropriate, as conditions of approval of any 

grading permit (State Water Resources Control Board, 2024). The 2025 Addendum found that 

implementation of MM HAZ-1 would reduce impacts related to hazards and hazardous materials sites to 

a less than significant level. Thus, impacts of the 2025 Project would be less than significant. (Less than 

Significant Impact with Mitigation Implemented) 

See below for MM HAZ-1 applicable to the 2025 Project. 

Mitigation Measure 

MM HAZ- 1:  Prior to the issuance of any grading permits, the Project applicant shall prepare and 

implement a Remedial Action Plan (RAP) for the Project under regulatory oversight and 

approval of the appropriate California State Water Resources Control Board (Water 

Board). The Project applicant shall be required to adhere to and comply with all actions 
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and recommendations included in the RAP. Any further investigation and remedial 

actions must be performed under regulatory oversight to mitigate the contamination and 

make the site suitable for the proposed development. The Project applicant shall provide 

the City with proof that the Water Board has reviewed the proposed Project and has 

determined that the RAP will ensure the Project is safe for the public, construction 

workers, and the environment. Proof must consist of a letter or email from the Water 

Board case worker and be submitted with the RAP to the Supervising Environmental 

Planner of the City of San José Planning, Building, and Code Enforcement, and the 

Environmental Compliance Officer in the City of San José’s Environmental Services 

Department prior to issuance of grading permits. 

Conformance with City of San José Emergency Operations Plan 

Implementation of the 2025 Project would not impair or physically interfered with an adopted 

emergency response or evacuation plan. No revisions to the EOP would be required as a result of the 

2025 Project. Primary access to all major roads would be maintained during construction of the 2025 

Project. Additionally, during the building permit stage, the Project would be reviewed for conformance 

with all applicable Fire Code and Building Code requirements. As such, the 2025 Project would not 

interfere with the EOP and impacts would be less than significant in this regard. (Less than Significant 

Impact) 

Impacts of Modified Project 

Hazardous Materials Use 

The Modified Project proposes use of the existing single-story building as an EV delivery and repair and 

cleaning center. Minor tenant improvements and parking lot repaving would occur and are not 

anticipated to require ground disturbance. It is not anticipated that Modified Project operations would 

involve the routine transport, use, or disposal of hazardous materials at volumes or concentrations that 

would create significant hazards as a result of upset or accident conditions. Limited cleaning solvents 

and solvents/adhesives for repairs may be used by the operational Modified Project. If the Modified 

Project does require the transport and storage of limited quantities of hazardous materials, these 

materials would be allowed by the Hazardous Materials transportation Act and Section 31303 of the 

California Vehicle Code and would adhere to the applicable packaging and labelling regulations. 

Additionally, compliance with applicable Federal, State, and local requirements would ensure no 

significant hazard to the public or the environment are created through the routine transport, use, or 

disposal of hazardous materials. As such, the Modified Project is consistent with the findings in the 2025 

Addendum. Modified Project impacts would be less than significant. (Less than Significant Impact) 

Government Code Section 65962.5 

The Project site is located on a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code § 65962.5. MM HAZ-1 from the 2025 Addendum is applicable to the 

Modified Project. MM HAZ-1 requires that, “Any further investigation and remedial actions must be 

performed under regulatory oversight to mitigate the contamination and make the site suitable for the 

proposed development.” The following are details of investigation and remedial actions that were 

performed for Case #43S0137 under regulatory oversight since approval of the 2021 Project. 
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• A RAP was prepared and approved by the San Francisco Bay Regional Water Quality Control Board 

(SFBRWQCB)12 in August 2021. (ERM, 2021, SFBRWQCB, 2021) 

• Remediation activities13 were conducted pursuant to the approved RAP and Univar filed a 

Remedial Action Completion Report (RACR) in May 2022. (ERM, 2022) 

• The RACR was approved by the SFBRWQCB in October 2022. (SFBRWQCB, 2022) 

• Monitoring of contaminate concentrations via on-site wells was conducted pursuant to the RACR 

and tetrachloroethene (PCE) concentrations were found to merit further investigation. (Arcadis, 

2024) 

• Univar filed a Work Plan for Soil Sampling in August 2024 to identify remaining concentrations of 

PCE that have the potential contribute to PCE in groundwater and evaluate the need for additional 

remedial actions. (Arcadis, 2024) 

• The Work Plan was approved by the SFBRWQCB in July 2025. (SFBRWQCB, 2025) 

In compliance with MM HAZ-1, the approved Work Plan will be completed to the satisfaction of the 

SFBRWQCB. 

Further, the Project site has land use restrictions that have been effective since 1992 (i.e., existing and 

known when the 2025 Addendum analysis was done) which prevent the use of groundwater and limits 

the site to industrial commercial use (SFBRWQCB, 1992). Any future buildings developed on-site will 

require the use of a sub-slab depressurization system designed and implemented under regulatory 

agency oversight, to eliminate potential future vapor intrusion risk. As no new buildings are proposed by 

the Modified Project, only tenant improvements, a sub-slab depressurization system is not proposed. 

Consistent with findings in the 2025 Addendum, implementation of MM HAZ-1 and compliance with 

applicable land use restrictions would reduce impacts of the Modified Project related to hazards and 

hazardous materials sites to a less than significant level. Thus, Modified Project impacts are less than 

significant with Mitigation Implemented. (Less than Significant Impact with Mitigation Implemented) 

Conformance with City of San José Emergency Operations Plan 

Similar to the 2025 Project, implementation of the Modified Project would not impair or physically 

interfere with an adopted emergency response or evacuation plan. Tenant improvements would occur 

on-site and primary access to all major roads would be maintained while improvements occur. No 

revisions to the EOP would be required as a result of the Modified Project. Additionally, during the 

building permit stage, the Modified Project would be reviewed for conformance with all applicable Fire 

Code and Building Code requirements. Consistent with the 2025 Addendum, the Modified Project’s 

impact would be less than significant. (Less than Significant Impact) 

  

 
12  The SFBRWQCB is the specific Water Board with jurisdiction over the Project site. 
13  Source area excavation that was completed between February to March 2022 included soil excavations to a depth of 10 feet 

below grade level to remove impacted soils. 7,355.29 tons of soil were removed and clean backfill was installed and compacted 

to approximately one foot below grade. Excavation boundaries were defined by the pre-excavation soil sampling program. (ERM, 
2022) 
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4.5  Land Use and Planning 

The Modified Project involves a new use within an existing building. Thus, the Modified Project impacts 

related to dividing an established community are less than significant, similar to the 2025 Project. This 

topic is not discussed further in this section. 

The Modified Project would result in a different use of the Project site compared to the 2025 Project. 

The Modified Project would be required to obtain a Conditional Use Permit (CUP) to allow for 

warehouse indoor retail of passenger vehicles. This section focuses on impacts related to Modified 

Project conformance with applicable plans. 

Findings of the 2025 Addendum 

Conformance with Applicable Plans 

The 2025 Project would be developed with an industrial use. Land Use and Planning was not discussed in 

the 2025 Addendum because there would be no change in site land use compared to the 2021 Project. 

The 2025 Project would comply with current zoning and land use designations established in Envision 

San Jose 2040 General Plan.  

The Project site is located within the Santa Clara Valley Habitat Plan (SCVHP) study area, however the 

Project site was not designated as a natural community area or identified as an important habitat for 

endangered and threatened species and native vegetation has been cleared for residential, commercial, 

industrial, transportation, and recreational structures.  

Additionally, the 2025 Project Site was neither located within the “Airport Influence Area” defined by 

the Santa Clara County Airport Land Use Commission’s Comprehensive Land Use Plan (CLUP) nor located 

within the San José International or Reid-Hill Airport Safety Zones. Thus, the 2025 Project would be 

consistent with the CLUP. 

As such, the 2025 Project would comply with the General Plan land use designation, zoning designation, 

CLUP and the SCVHP. Impacts would be less than significant. (Less than Significant Impact) 

Impacts of Modified Project 

Conformance with Applicable Plans 

The Project site has a LI land use designation, which allows a FAR up to 1.5 and up to three stories. 

Consistent with the LI designation, the Modified Project proposes a FAR of 0.24 and has one story 

(approximate height of 22 feet and 1 inch).  

The Project site is within the HI zoning district. The HI zoning district requires a minimum lot area of 

6,000 square feet, a minimum street frontage of 15 feet, and a maximum building height of 50 feet. 

Consistent with the HI zoning regulations, the Modified Project is located on a 13.68-acre lot with 

appropriate street frontages and maximum building height of 22 feet and 1 inch. Further, the Modified 

Project would use the existing single-story building on site which meets setback requirements for the HI 

zone that require a front building and parking and circulation setback of 15 feet; side setback of zero 

feet from automobile parking and driveways, zero feet from truck parking, and zero feet from buildings; 

and a rear setback of zero feet. 
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Pursuant to Section 20.50.100 of the City’s Municipal Code, the “Warehouse retail indoor sale of 

passenger vehicles” use proposed under the Modified Project would require a CUP. To be granted the 

CUP for the proposed use, the Modified Project must meet the following provisions of City Zoning Code 

Section 20.50.140: 

A.  A conditional use permit may be issued for warehouse indoor retail sale of passenger vehicles, pick-

up trucks not exceeding twenty-five feet in length, and motorcycles in the industrial zoning districts 

only when all of the following criteria are met: 

1.  Such warehouse use occupies a minimum of ten thousand square feet of floor area in existing 

industrial buildings; and 

2.  The display of passenger vehicles, pick-up trucks not exceeding twenty-five feet in length or 

motorcycles, occurs solely indoors and occupies a minimum of ninety percent of the floor area 

that is open to the public in the existing industrial buildings; and 

3.  A maximum of one vehicle parking space per two hundred fifty square feet of floor area shall be 

provided to serve the use; and 

4.  The planning commission, or city council on appeal, finds that the proposed use is compatible 

with the industrial character of the surrounding neighborhood and will not constrain the use of 

adjacent properties for industrial purposes or constrain future use of the site for industrial 

purposes. 

5.  On sites that have a general plan land use/transportation diagram designation of heavy industrial 

or light industrial the following additional provisions shall apply: 

a.  Retail sale of vehicle parts is prohibited. 

b.  Scheduled appointments shall be required for the public to visit the portion of the site where 

the use is located. 

B.  No minimum vehicle parking is required for the use, notwithstanding the vehicle parking 

requirements in Chapter 20.90 of this title. 

The Modified Project proposes to use the existing 107,719 sf single-story building. Vehicle display would 

occur entirely indoors, and the display showroom and waiting area would comprise approximately 

ninety percent of the space open to the public. Of the publicly accessible space, only the restrooms 

(which comprise less than 10 percent of the space) would not be used for the display of vehicles. While 

the Modified Project includes approximately 1,028 total vehicle stalls, 807 parking stalls would be 

vehicle storage stalls with only 221 parking stalls for employees and customers. The 221 parking stalls to 

serve the use would be less than the one vehicle parking space per 250 sf limitation. Uses surrounding 

the Project site include the Santa Clara County Fleet Management building, a single-story commercial 

warehouse building occupied by Restaurant Depot and Jetro Cash & Carry, commercial use buildings, 

and light industrial use buildings with surface parking. The Modified Project proposes a use similar to 

and compatible with these existing uses and would not preclude future industrial uses in the area. No 

retail sales of vehicle parts are proposed and appointments are required for the public to visit the 

operational Modified Project. Fourteen bicycle parking spaces (10 short term and 4 long term) are 

proposed, meeting the 4 bicycle parking space requirement in Table 20-190 of the City’s Municipal Code. 

With a CUP, the Modified Project would not conflict with the zoning requirements for the Project site. 
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The Modified Project is proposed on the Project site. The Project site is not designated as a natural 

community area or identified as an important habitat for endangered and threatened species and native 

vegetation has been cleared for residential, commercial, industrial, transportation, and recreational 

structures. Additionally, the Modified Project is neither located within the “Airport Influence Area” 

defined in the CLUP nor within the San José International or Reid-Hill Airport Safety Zones per General 

Plan EIR Figures 3.8-1 and 3.8-2. 

As such, with a CUP, the Modified Project would comply with the General Plan land use designation, 

zoning designation, CLUP. and the SCVHP. Impacts would be consistent with the 2025 Addendum, less 

than significant. (Less than Significant Impact) 

  



 2256 Junction Avenue Project 
City of San José Addendum 

March 2026 

  Page | 37 

4.6  Noise 

Relevant to noise, the Modified Project would require less construction and result in a different use of 

the Project site compared to the 2025 Project. 

Construction of the Modified Project would not include demolition of the existing single-story building, 

only minor tenant improvements, grading, and paving activities. Therefore, construction related noise 

and vibration for the Modified Project is anticipated to be less than anticipated for the 2025 Project and 

is only qualitatively discussed in this document. Once operational, the Modified Project would require 

approximately 24 truck trips traveling to and from the Project site daily. The Modified Project would 

have approximately eight trucks delivering new EVs, approximately 4 trucks delivering parts for service 

activities, and up to approximately 46 employees and 100 customers visiting the Project site per day. 

The Modified Project would generate 150 fewer jobs than the 2025 Project. Modeling has been 

completed for the anticipated operational noise and vibration of the Modified Project and results are 

presented in this document, refer to Appendix C. The following analysis addresses operational noise and 

vibration.  

Findings of the 2025 Addendum 

Construction Noise and Vibration 

Construction activities associated with the 2025 Project would include demolition, site preparation, 

grading, paving, building construction, and architectural coating. The 2025 Project construction would 

include substantial noise-generating activities; such as demolition, grading, and building framing; as well 

as four months of less noise-intensive construction phases; such as site preparation, building 

construction, paving, and architectural coating. According to the applicant, pile-driving would not be 

required during construction and, as such, a condition of approval was included in the 2025 Project 

permit to reflect the 2025 Project’s proposed construction, refer to the Construction Traffic Noise 

section below. 

The 2025 Project analysis utilized the Federal Transit Administration’s (FTA) maximum 8-hour noise level 

standard of 80 decibel, A-weighted (dBA) Equivalent Continuous Sound Level (Leq) at residential uses, 

85 dBA Leq at commercial uses, and 90 dBA Leq at industrial uses for construction activities from the 

2018 FTA Transit Noise and Vibration Impact Assessment Manual. Construction noise levels would range 

from approximately 38.2 dBA Leq to 52.7 dBA Leq at the nearest residential receptors, 52.9 dBA Leq to 

67.4 dBA Leq at the nearest commercial receptors, and 58.2 dBA Leq to 72.7 dBA Leq at the nearest 

industrial receptors. Therefore, construction noise would not exceed the FTA’s standards of 80 dBA Leq 

at residential uses, 85 dBA Leq at commercial uses, and 90 dBA Leq at industrial uses. The 2025 Project 

construction would comply with Section 20.100.450 of the Municipal Code as construction activities 

would not occur within 500 feet of a residential unit.  

General Policy EC-1.7 requires construction operations within the City to use best available noise 

suppression devices and techniques and limit construction hours near residential uses. The City 

considers significant construction noise impacts to occur if a project located within 500 feet of 

residential uses or 200 feet of commercial or office uses would involve substantial noise generating 

activities continuing for more than 12 months. The Project site is not located within 500 feet of 

residential uses. Although the Project site was located 200 feet from industrial uses north and west of 
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the site, the 2025 Project would not result in more than 12 months of substantial noise generating 

activities.  

With implementation of Standard Permit Conditions, construction noise impacts of the 2025 Project 

would be less than significant. 

The 2025 Project utilized the FTA standards for vibrations analysis. Ground borne vibration generated by 

construction equipment spreads through the ground and diminishes in magnitude with increases in 

distance. Based on FTA data, vibration velocities from typical heavy construction equipment operations 

that would be used during 2025 Project construction range from 0.0011 to 0.0315 in/sec PPV at 50 feet 

from the source of activity. Construction equipment vibration velocities would not exceed the FTA’s and 

City’s General Plan Policy EC-2.3’s 0.20 in/sec PPV threshold at the nearest industrial building 160 feet 

away. Therefore, the construction vibration impact of the 2025 Project would be less than significant. 

(Less than Significant Impact) 

Construction Traffic Noise 

2025 Project construction was anticipated to last approximately 12 months. Construction noise would 

be generated by large trucks moving materials to and from the Project site. The 2025 Project would 

generate the highest number of daily trips during the building construction phase. Up to approximately 

116 worker trips and 46 daily vendor trips for an approximate total of 162 daily vehicle trips would be 

required. Because of the logarithmic nature of noise levels, a doubling of the traffic volume (assuming 

that the speed and vehicle mix do not also change) would result in a noise level increase of 3 dBA. 

During the 2025 Project, Junction Avenue between Trimble Road to Dado Street had an average daily 

trip volume of 8,930 vehicles. Therefore, a maximum of 162 daily 2025 Project construction trips would 

not double the existing traffic volume per day.  

For heavy trucks, the State pass-by standard was consistent with the federal limit of 80 dB. The State 

pass-by standard for light trucks and passenger cars (less than 4.5 tons gross vehicle rating) was also 80 

dB at 15 meters from the centerline. According to the Federal Highway Administration (FHWA) Roadway 

Construction Noise Model, dump trucks typically generate noise levels of 77 dBA and flatbed trucks 

typically generate noise levels of 74 dBA, at a distance of 50 feet from the truck. While construction 

would be 12 months and would be temporary, the 2025 Project was subject to the following Standard 

Permit Condition.  

Standard Permit Condition 

Construction-Related Noise. Noise minimization measures include, but are not limited to, the following: 

• Pile driving is prohibited. 

• Limit construction to the hours of 7:00 a.m. to 7:00 p.m. Monday through Friday for any on-site 

or off-site work within 500 feet of any residential unit. Construction outside of these hours may 

be approved through a development permit based on a site-specific “construction noise 

mitigation plan” and a finding by the Director of Planning, Building and Code Enforcement that 

the construction noise mitigation plan is adequate to prevent noise disturbance of affected 

residential uses. 

• Construct solid plywood fences around ground level construction sites adjacent to operational 

businesses, residences, or other noise-sensitive land uses. 
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• Equip all internal combustion engine-driven equipment with intake and exhaust mufflers that are 

in good condition and appropriate for the equipment. 

• Prohibit unnecessary idling of internal combustion engines. 

• Locate stationary noise-generating equipment such as air compressors or portable power 

generators as far as possible from sensitive receptors. Construct temporary noise barriers to 

screen stationary noise-generating equipment when located near adjoining sensitive land uses. 

• Utilize “quiet” air compressors and other stationary noise sources where technology exists. 

• Control noise from construction workers’ radios to a point where they are not audible at existing 

residences bordering the Project site. 

• Notify all adjacent business, residences, and other noise-sensitive land uses of the construction 

schedule, in writing, and provide a written schedule of “noisy” construction activities to the 

adjacent land uses and nearby residences. 

• If complaints are received or excessive noise levels cannot be reduced using the measures above, 

erect a temporary noise control blanket barrier along surrounding building facades that face the 

construction sites. 

• Designate a “disturbance coordinator” who shall be responsible for responding to any complaints 

about construction noise. The disturbance coordinator shall determine the cause of the noise 

complaint (e.g., bad muffler, etc.) and shall require that reasonable measures be implemented to 

correct the problem. Conspicuously post a telephone number for the disturbance coordinator at 

the construction site and include it in the notice sent to neighbors regarding the construction 

schedule. 

With implementation of the Standard Permit Condition and adherence to City Municipal Code 

requirements, 2025 Project noise impacts associated with construction would be less than significant. 

(Less than Significant Impact) 

Operational Noise 

Implementation of the 2025 Project would create new sources of noise in the Project site vicinity. The 

major noise sources associated with the 2025 Project that would potentially impact existing and future 

nearby residences included the following: 

• Off-site traffic noise; 

• Mechanical equipment (i.e., trash compactors, air conditioners, etc.); 

• Delivery trucks on the Project site, and approaching and leaving the loading areas; 

• Activities at the loading areas (i.e., maneuvering and idling trucks, loading/unloading, and 

equipment noise);  

• Parking areas (i.e., car door slamming, car radios, engine start-up, and car pass-by); and 

• Landscape maintenance activities. 

The closest sensitive receptors are located approximately 1,850 feet to the east. The City’s stationary 

source exterior Zoning Ordinance Noise Standards for industrial areas adjacent to industrial uses was 
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70 dBA Leq. Per General Plan Policy EC-1.1, land use compatibility standard for business commercial 

areas was up to 70 dBA Day-Night Average Sound Level (Ldn).  

The 2025 Project was expected to generate 1,892 average new daily trips. As denoted in the 2025 

Addendum, a traffic noise increase of less than 3 dBA is barely perceptible to people and considered to 

be less than significant. Traffic volumes along 2025 Project area roadways would have to double for the 

resulting traffic noise levels to increase by 3 dBA. The 2025 Project would have the highest increase of 

0.7 dBA on Junction Avenue between Trimble Road and Dado Street. However, the 0.7 dBA Ldn increase 

would be under the perceptible 3.0 dBA noise level increase per General Plan EC – 1.1. Therefore, the 

2025 Project would not have a significant impact on existing traffic noise levels. 

Implementation of the 2025 Project would create new sources of noise in the Project site vicinity from 

mechanical equipment, truck loading areas, parking lot noise, and landscape maintenance. The 2025 

Addendum found that mechanical equipment, truck and loading area noise, parking area noise, 

and landscape maintenance activities would not exceed the City’s General Plan standards in Policy EC-

1.1 and Policy EC-1.2. (Less than Significant Impact) 

Impacts of Modified Project 

Construction Noise and Vibration 

The Modified Project would result in minimal construction noise when compared to the 2025 Project. 

While the 2025 Project proposed substantial construction activities (i.e., demolition, site preparation, 

grading, building construction, paving, and architectural coatings) and associated heavy equipment use, 

the Modified Project would reuse the existing building and involve minor tenant improvements to 

accommodate the proposed EV retail and service facility. Since the site is already developed and 

disturbed, construction activity would be limited to interior modifications, grading, and paving. However, 

the Modified Project would not use vibration-generating construction equipment (i.e., vibratory roller) 

during construction activities, similar to the 2025 Project. Additionally, Modified Project grading activities 

would result in 37,261 fewer cubic yards of import/export when compared to the 2025 Project. As such, 

the Modified Project would not generate higher levels of construction-related noise or vibration when 

compared to the 2025 Project. With implementation of the Standard Permit Condition and adherence to 

City Municipal Code requirements, temporary construction-related noise and vibration impacts would be 

less than significant. (Less than Significant Impact) 

Construction Traffic Noise 

The Modified Project would generate minimal construction traffic noise when compared to the 2025 

Project. As the Modified Project involves minor tenant improvements, grading, and paving activities, 

construction-related vehicle trips would be significantly fewer than those anticipated for the 2025 Project 

construction activities (e.g., demolition, site preparation, and building construction). Daily construction 

trips would primarily consist of light-duty vehicles transporting workers, with minimal heavy-duty truck 

trips associated with export and vendor deliveries. Specifically, the Modified Project would result in a net 

reduction of 37,261 cubic yards of import/export when compared to the 2025 Project. As a result, the 

Modified Project would generate fewer hauling trips. Consequently, increases in roadway noise from 

construction traffic would be negligible and would not cause a perceptible increase in ambient noise levels 

along adjacent roadways. Therefore, construction traffic noise impacts would be less than significant. 

(Less than Significant Impact) 
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Operational Noise and Vibration 

Similar to the 2025 Project, implementation of the Modified Project would create new sources of noise 

in the Project vicinity. Potential sources of operational noise for the Modified Project would be similar to 

the potential operational noises from the 2025 Project, with the 24/7 operational hours for automobile 

servicing and automatic car wash activities. Further, the City’s stationary source exterior Zoning 

Ordinance Noise Standards establish industrial use noise standards of 70 dBA when adjacent to 

industrial zones.  

Traffic Noise 

Similar to the 2025 Project, implementation of the Modified Project would also generate increased 

traffic volumes along study roadway segments. The Modified Project is expected to generate 396 

average daily trips, which would result in noise increases on the Modified Project area roadways. As the 

2025 Project would generate 1,892 average daily trips, the Modified Project would result in a reduction 

of 1,496 trips. Generally, traffic volumes on project area roadways would have to double for the 

resulting traffic noise levels to increase by 3 dBA.14 As the Modified Project would result in a reduction 

of 1,496 trips, the Modified Project would not cause a doubling of traffic volumes and the perceptible 

3.0 dBA noise level increase per General Plan EC – 1.1 would not be exceeded. The Modified Project 

would not result in any significant increase in noise levels. Therefore, impacts would be less than 

significant. (Less than Significant Impact) 

Stationary Noise  

Similar to the 2025 Project, implementation of the Modified Project would create new sources of noise 

in the Project site vicinity from mechanical equipment, car deliveries, automobile servicing, parking lot 

noise, and landscape maintenance. Table 4.6-1: Stationary Source Noise Levels shows the noise levels 

generated by various stationary noise sources and the resulting noise level at the nearest receivers. 

Table 4.6-1: Stationary Source Noise Level also shows the Modified Project’s compliance with GP Policy 

EC-1.1 and EC-1.2 as well as the Municipal Code.  

 
14 California Department of Transportation, Technical Noise Supplement to the Traffic Noise Analysis Protocol, 2013.  
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Table 4.6-1: Stationary Source Noise Level 

Nearest Land Use 
Distance 

(feet)1 

Reference 
Level at 50 ft 

(dBA Ldn) 

Policy EC-1.1 and Municipal Code Section 
20.50.300 

Policy EC-1.2 

Noise Level at 
Receiver (Ldn) 

Exterior 
Noise 

Standard 

Exceed 
Standard  

Ambient 
Noise Level 

(Leq) 

Combined 
Noise at 
Receiver 

Increment
al Increase  

(dBA)13 

Exceed 
CEQA 

Threshol
d 

Mechanical Equipment 

Industrial  160 

55.4 dBA2 

45.3 dBA 70 dBA8 No 65.0 dBA10 65.0 dBA 0.0 No 

Commercial Office 190 43.8 dBA 60 dBA8 No 67.6 dBA11 67.6 dBA 0.0 No 

Church 2,160 22.7 dBA 60 dBA9 No 64.1 dBA12 64.1 dBA 0.0 No 

Truck Deliveries 

Industrial  80 

67.8 dBA3 

63.7 dBA 70 dBA8 No 65.0 dBA10 67.4 dBA 2.4 No 

Commercial Office 230 54.5 dBA 60 dBA8 No 67.6 dBA11 67.8 dBA 0.2 No 

Church 1,876 36.3 dBA 60 dBA9 No 64.1 dBA12 64.1 dBA 0.0 No 

Parking Area 

Industrial  40 

62.2 dBA4 

64.1 dBA 70 dBA8 No 65.0 dBA10 67.6 dBA 2.6 No 

Commercial Office 104 55.8 dBA 60 dBA8 No 67.6 dBA11 67.9 dBA 0.3 No 

Church 1,824 30.9 dBA 60 dBA9 No 64.1 dBA12 64.1 dBA 0.0 No 

Landscape Maintenance 

Industrial  20 

42.6 dBA5 

50.6 dBA 70 dBA8 No 65.0 dBA10 65.2 dBA 0.2 No 

Commercial Office 80 38.6 dBA 60 dBA8 No 67.6 dBA11 67.6 dBA 0.0 No 

Church 1,814 11.4 dBA 60 dBA9 No 64.1 dBA12 64.1 dBA 0.0 No 

Automobile Servicing14 

Industrial15 165 

78.4 dBA6 

58.3 dBA 70 dBA8 No 65.0 dBA10 65.8 dBA 0.8 No 

Commercial Office16 275 49.1 dBA 60 dBA8 No 67.6 dBA11 67.7 dBA 0.1 No 

Church16 2,100 31.5 dBA 60 dBA9 No 64.1 dBA12 64.1 dBA 0.0 No 

Automated Car Wash14 

Industrial15  165 

78.5 dBA7 

58.5 dBA 70 dBA8 No 65.0 dBA10 65.9 dBA 0.9 No 

Commercial Office16 275 49.2 dBA 60 dBA8 No 67.6 dBA11 67.7 dBA 0.1 No 
Church16 2,100 31.6 dBA 60 dBA9 No 64.1 dBA12 64.1 dBA 0.0 No 

Combined Noise Level 

Industrial  
- - 

68.1 dBA 70 dBA8 No 65.0 dBA10 69.8 dBA 4.8 No 

Commercial Office 59.4 dBA 60 dBA8 No 67.6 dBA11 67.7 dBA 0.1 No 
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Nearest Land Use 
Distance 

(feet)1 

Reference 
Level at 50 ft 

(dBA Ldn) 

Policy EC-1.1 and Municipal Code Section 
20.50.300 

Policy EC-1.2 

Noise Level at 
Receiver (Ldn) 

Exterior 
Noise 

Standard 

Exceed 
Standard  

Ambient 
Noise Level 

(Leq) 

Combined 
Noise at 
Receiver 

Increment
al Increase  

(dBA)13 

Exceed 
CEQA 

Threshol
d 

Church 39.3 dBA 60 dBA9 No 64.1 dBA12 64.1 dBA 0.0 No 

- = Not Applicable 
1. Distances are measured from the noise generating activity (e.g., from location of nearest mechanical equipment) to the nearest land use property line. 
2. Elliott H. Berger, Rick Neitzel, and Cynthia A. Kladden, Noise Navigator Sound Level Database with Over 1700 Measurement Values, July 6, 2010. 
3. Truck delivery reference noise level measurements conducted by Kimley-Horn on December 18, 2018. 
4. Kariel, H. G., Noise in Rural Recreational Environments, Canadian Acoustics 19(5), 3-10, 1991. 
5. U.S. EPA, Noise from Construction Equipment and Operations, Building Equipment, and Home Appliances, 1971. 
6. NCHRP 25-49, 2018. Development of a Highway Construction Noise Prediction Model (Database). 
7. Per the AquaDri FS-40 dryer system spec sheet and standard car wash vacuum noise specs; refer to Appendix C. 
8. City of San José Municipal Code section 20.50.300 (Table 20-135), which establishes industrial use noise standards of 60 dBA when adjacent to 

commercial zones and 70 dBA when adjacent to industrial zones. 
9. City of San José General Plan Policy EC-1.1 establishes Normally acceptable noise standards of 60 dBA for institutional uses. 
10. Noise Measurement ST-3, which is representative of ambient noise levels at the land uses north of the Project site along Brennan Street. 
11. Noise Measurement ST-2, which is representative of ambient noise levels at the land uses southwest of the Project site along Junction Avenue. 
12. Noise Measurement ST-1, which is representative of ambient noise levels at the land uses west of the Project site would be the most appropriate noise 

levels for the nearest sensitive receptor. 
13. Incremental noise threshold per City of San José General Plan Policy EC-1.2, which establishes incremental noise standards of 5 dBA where noise levels 

would remain “Normally Acceptable” and 3 dBA where noise levels would equal or exceed the “Normally Acceptable” level for land uses sensitive to 
increased noise levels. Although industrial and commercial office uses are not considered a land use sensitive to increased noise levels per Policy EC-1.2, 
this analysis conservatively applies the incremental noise standards.   

14. Noise levels presented in this table assume the automobile servicing and automated car wash would operate 24 hours per day. 
15. As the automobile servicing and automated car wash activities would occur inside the existing building, the noise levels generated at the industrial 

receptor account for interior-to-exterior building attenuation. It should be noted that the adjacent industrial receptor would have a direct line of sight to 
the open dock doors. Therefore, noise levels in this table assume partial shielding during daytime hours (3 dBA – dock doors open) and full shielding 
during nighttime hours (25 dBA – dock doors closed). 

16. As the automobile servicing and automated car wash activities would occur inside the existing building, the noise levels generated at the commercial 
office and church receptors account for interior-to-exterior building attenuation. It should be noted that the commercial office and church receptors 
would not have a direct line of sight to the open dock doors. Therefore, noise levels in this table assume partial shielding during daytime hours (8 dBA – 
dock doors open) and full shielding during nighttime hours (25 dBA – dock doors closed). 
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The Modified Project’s stationary noise sources are discussed below. 

• Mechanical Equipment. Regarding mechanical equipment, the Modified Project would generate 

stationary-source noise associated with heating, ventilation, and air conditioning (HVAC) units. 

HVAC units would be located on the roof of the existing building. HVAC units typically generate 

noise levels of approximately 55.4 dBA Ldn at 50 feet.15  

• Truck Deliveries. The Modified Project would include service part deliveries and car offloading 

from delivery trucks. Truck delivery noise would be generated by the trucks’ diesel engines, 

exhaust systems, and brakes during low gear shifting’ braking activities; backing up out of parking 

spaces; and maneuvering away from parking spaces. Typically, heavy truck operations generate a 

noise level of 67.8 dBA Ldn at a distance of 50 feet.16 Delivery truck movements would occur 

throughout the project site. 

• Parking Areas. The Modified Project would include 1,031 total vehicle stalls comprised of 810 

vehicle storage stalls and 221 parking stalls for employees and customers.  The instantaneous 

maximum sound levels generated by a car door slamming, engine starting up and car pass-bys 

may be an annoyance to adjacent noise-sensitive receptors. The instantaneous maximum sound 

levels generated by a car door slamming, engine starting up, and car pass-bys can generate 62.2 

dBA Ldn at 50 feet17 and may be an annoyance to noise-sensitive receptors.  

• Landscape Maintenance Activities. Development and operation of the Modified Project includes 

new landscaping that would require periodic maintenance. Noise generated by a gasoline-

powered landscape equipment is estimated to be approximately 42.6 dBA Ldn at a distance of 50 

feet.18 Maintenance activities would operate during daytime hours for brief periods of time as 

allowed by the Municipal Code and would not permanently increase ambient noise levels in the 

Project vicinity and would be consistent with activities that currently occur at the surrounding 

uses.   

• Automobile Servicing. The Modified Project’s service areas would be fully internal within the 

existing building. Automobile servicing would occur 24 hours a day, 7 days per week. Noise-

generating automobile service activities would include lifts, compressors, and power tools. Of the 

noise-generating sources, power tools would produce the highest noise level. The types of power 

tools utilized, such as torque wrenches and drills, generally produce noise levels of 78.4dBA Ldn at 

50 feet.19 Automobile servicing was assumed to occur within the portion of the building closest to 

the affected receptor with dock doors open.    

• Automated Car Wash. The automated car wash would be located in the interior of the existing 
building and would include a conveyor wash tunnel with one vacuum and one dryer system. Car 
wash operations would occur 24 hours per day, 7 days per week. The primary noise sources 
associated with an automated car wash is the dryer system and vacuum unit. The automated car 
wash dryer system and vacuum unit would generate 78.5 dBA Ldn at a distance of 50 feet; refer to 
Appendix C for assumptions and calculations. At the time of this analysis, the exact location of the 

 
15 Elliott H. Berger, Rick Neitzel, and Cynthia A. Kladden, Noise Navigator Sound Level Database with Over 1700 Measurement 

Values, July 6, 2010. 
16  Truck delivery reference noise level measurements conducted by Kimley-Horn on December 18, 2018. 
17  Kariel, H. G., Noise in Rural Recreational Environments, Canadian Acoustics 19(5), 3-10, 1991. 
18  U.S. EPA, Noise from Construction Equipment and Operations, Building Equipment, and Home Appliances, 1971.  
19  NCHRP, Development of a Highway Construction Noise Prediction Model (Database), 2018. 
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automated car wash is unknown. Therefore, automated car wash operations were assumed to 
occur within the portion of the building closest to the affected receptor.  

As shown in Table 4.6-1: Stationary Source Noise Level, individual stationary source noise levels, as well 

as combined noise levels, would not exceed the Normally Acceptable Land Use Compatibility Standards 

from GP Policy EC-1.1 or the incremental noise increases per GP Policy EC-1.2 at the nearest receptors. 

Therefore, noise impacts from stationary sources would be less than significant. (Less than Significant 

Impact) 

Vibration 

The Modified Project would have an industrial use similar to the 2025 Project. As such, the Modified 

Project would not generate groundborne vibration that could be felt at surrounding uses. Modified 

Project operations would still not involve railroads or substantial heavy truck operations, and therefore 

would not result in vibration impacts at surrounding uses. As a result, impacts from vibration associated 

with Modified Project operation would be less than significant. (Less than Significant Impact) 
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4.7  Transportation 

Relevant to transportation, the Modified Project would result in a different use of the Project site 

compared to the 2025 Project. This section is based on a Transportation Analysis prepared by 

Kimley-Horn, refer to Appendix D. The following analysis addresses pedestrian and bicycle facilities and 

vehicle miles travelled (VMT) for the 2025 Project and Modified Project. 

Findings of the 2025 Addendum 

Plan Consistency 

The 2025 Project included improved sidewalk facilities for pedestrian access as well as buffered bicycle 

facilities on Junction Avenue. Per the San Jose Bike Plan 2025, the 2025 Project would need to provide 

Class IV protected bike lanes along the Project frontages and/or within the Project area. The 2025 

Project was not anticipated to add substantial Project trips to the existing pedestrian, bicycle, or transit 

facilities in the area. Additionally, the 2021 Project paid an in-lieu contribution in 2021 (with the 

previous entitlement) towards the Class IV protected bike lanes. Due to its increased size, the 2025 

Project would pay any applicable additional fees. For these reasons, the 2025 Project would be 

consistent with goals, policies, and programs adopted by the City and the Valley Transportation 

Authority (VTA), and would not conflict with adopted policies, plans, or programs regarding public 

transit, bicycle, or pedestrian facilities, or otherwise decreased the performance or safety of such 

facilities. With the 2021 payment of the North San Jose transportation impact fee (TIF) for industrial land 

uses and any applicable additional fee payments, there would be a less than significant impact for the 

2025 Project. (Less than Significant Impact) 

Vehicle Miles Traveled 

A VMT analysis was used to evaluate the 2025 Project VMT levels against the appropriate thresholds of 

significance established in City Council Policy 5-1. The 2025 Project would have generated a VMT per 

employee of 18.11, which would exceeded the City’s industrial VMT per employee threshold of 16.53 

and would trigger a VMT impact. The 2025 Project utilized VMT reduction strategies, through the 

implementation of MM TRANS-1, which would require the Project applicant to develop and submit a 

Transportation Demand Management (TDM) Program. Based on the City’s VMT Evaluation Tool, 

implementation of a TDM plan would reduce the 2025 Project’s per employee VMT to 14.50, below the 

industrial VMT threshold. Therefore, with implementation of MM TRANS-1, impacts would be less than 

significant for the 2025 Project. (Less than Significant Impact with Mitigation Implemented) 

See below for MM TRANS-1 applicable to the 2025 Project. 

Mitigation Measure 

MM TRANS-1 TDM Plan 

The Project applicant shall develop and submit a Transportation Demand Management (TDM) Program 

for review and approval by the Directors of Public Works and Planning, Building, and Code Enforcement 

or the Directors’ designees prior to issuance of the Planning Permit. The TDM program shall require the 

project to implement TDM measures, such as but not limited to: 

• Provide pedestrian network improvements through in-lieu payments 
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• Provide commute trip reduction education, marketing, and outreach and designate an on-site 

TDM manager. 

• Provide a Ride-sharing ride-matching service or platform to match Project employees interested 

in carpooling or vanpooling who have similar commute patterns 

The Project applicant shall submit an annual monitoring document (prepared by a qualified traffic 

engineer). 

Design Hazards and Emergency Access 

In the event on any emergency, the 2025 Project would have fire apparatus vehicles staged in the 

Project site parking lot, along Junction Avenue, or along Dado Street. Additionally, the 2025 Project was 

consistent with City Municipal Code standards maintaining minimum width for proposed driveways and 

off-street parking requirements. The driveways would be 26-feet wide minimum, provide at least 10-

feet high clearance, and satisfy the 20-foot horizontal and 10-foot vertical minimum access clearances 

from the CA Fire Code. A Surface Transportation Assistance Act (STAA) truck based on the American 

Association of State Highway and Transportation Officially (AASHTO) and the Caltrans Highway Design 

Manual would be able to maneuver on Junction Avenue and Dado Street adjacent to the Project site. 

Thus, the 2025 Project was found to result in a less than significant safety impact and emergency access 

to the Project site would be sufficient. (Less than Significant Impact) 

Impacts of Modified Project 

Plan Consistency 

The Modified Project proposes use of the existing single-story building as an EV delivery and repair and 

cleaning center. Based on the function and operational characteristics of the proposed use, the Modified 

Project is not anticipated to add substantial project trips to the existing pedestrian, bicycle, or transit 

facilities in the area. Per the San Jose 2025 Better Bike Plan, the City has planned to enhance the bicycle 

facilities on Junction Avenue and Charcot Avenue with Class IV protected bike lanes. As such, the 2021 

Project paid the associated TIF in 2021, as part of the 2021 Project requirements, to contribute towards 

the future Clas IV protected bike lanes. The Modified Project would pay any applicable additional fees. 

Additionally, the Modified Project would include 14 bicycle parking stalls on-site, which is sufficient to 

meet 2022 California Green Building Standards (CAL Green) Code Section 5.106.4.1.1 and Section 

5.106.4.1.2 requirements. Through compliance with the 2025 Better Bike Plan CAL Green bicycle parking 

requirements, the Modified Project is consistent with goals, policies, and programs adopted by the City 

and the VTA, and would not conflict with adopted policies, plans, or programs regarding public transit, 

bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of such facilities. 

Additionally, the Modified Project proposes 221 parking stalls for employee and customer use. Lastly, 

the Modified Project is consistent with the goals of the City’s General Plan and is anticipated to result in 

a less than significant cumulative impact with respect to transportation impacts. As such, the Modified 

Project is consistent with the findings in the 2025 Addendum. Modified Project impacts would be less 

than significant. (Less than Significant Impact) 

Vehicle Miles Traveled 

It was determined that the Modified Project did not meet any screening criteria for VMT analysis 

exemption according to City guidelines. As such, a VMT analysis was conducted for the Modified Project. 
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A hybrid VMT analysis approach was used for the Modified Project because the generalized nature of 

the land uses included in the City VMT tool are understood not to have a use that matches the 

operational characteristics of the Modified Project. Refer to Appendix D for a detailed VMT analysis 

methodology. 

Therefore, the appropriate VMT threshold of significance established in City Council Policy 5-1 for the 

Modified Project is whether the Modified Project results in a net increase in the total existing regional 

total VMT. The total Modified Project net change in customer based VMT was added to the net change 

in employee VMT to obtain the total net difference in regional VMT due to the addition of the Modified 

Project. The net change in the daily regional VMT attributable to the Modified Project’s employees is 

371.1 VMT and the net change in regional daily VMT attributable to the Modified Project’s customers is 

an overall net reduction of 375.2 regional daily VMT. As such, the Modified Project, without any 

mitigation or VMT reduction measures, is anticipated to reduce the existing regional VMT by 4.1. The 

Modified project would not result in an increase in the total existing regional VMT. Impacts would be 

less than significant. MM TRANS-1 for the 2025 Project is not applicable to the Modified Project. (Less 

than Significant Impact) 

Design Hazards and Emergency Access 

The parking lot can be accessed by two driveways along Junction Avenue and two driveways along Dado 

Street. Passenger vehicle and heavy vehicle truck access and circulation were analyzed to determine if 

the Modified Project provides adequate access and circulation for employees, customers, and 

emergency vehicles throughout the site (Appendix D). The results of the analysis determined that 

passenger vehicles, delivery trucks, refuse, and emergency vehicles can circulate within the project site 

without obstruction. In case of emergency, emergency vehicles may be staged in the parking lot, along 

Junction Avenue, or along Dado Street. Existing fire hydrants on Dado Street and on the northeast 

corner of the Junction/Dado intersection provide direct fire access for emergency personnel. The 

driveways within the Modified Project site are a minimum of 26-feet wide, provide at least 10-feet high 

clearance, and satisfy the 20-foot horizontal and 10-foot vertical minimum access clearances from the 

2016 California Fire Code. Furthermore, the Modified Project site design was evaluated for preliminary 

stopping site distance (SSD) and intersection site distance (ISD) to determine the feasibility of the 

driveway locations. The results of the analysis determined that the proposed driveway locations within 

the Modified Project site satisfy the minimum SSD required for all approaches on Junction and Dado 

Street and the driveways provide sufficient sight distance for traffic conditions. As such, the Modified 

Project would not obstruct emergency access or include design hazards that would increase hazards 

within and near the site. Consistent with the 2025 Addendum, the Modified Project’s impact would be 

less than significant. (Less than Significant Impact) 
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