
THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
ACTION AGEN 

DEPT: Planning and Community Development BOARD AGENDA # 9 2 5  a.m. 

Urgent Routine rn AGENDA DATE February 6,2007 

CEO Concurs with Recommendation YES NO 415 Vote Required YES NO rn 
(Information Attached) 

Public Hearing to Consider Williamson Act Cancellatidn Application No. 2006-01 and Use Permit 
Application No. 2006-03 - Turlock Sportsman's Club, a Request to Cancel Williamson Act Contract No. 
78-3489 to Allow Operation of a Recreational Vehicle Camp with Electrical and Sewer Hook-ups for 

(Continued on Page 2) 

PLANNING COMMISSION RECOMMENDATIONS: 

After conducting a duly advertised public hearing at its regular meeting of December 21, 2006, the 
Planning Commission, on a 8-0 vote, recommended that the Board of Supervisors approve the project, 
subject to the following actions: 

(Continued on Page 2) 

FISCAL IMPACT: 
There are no fiscal impacts associated with this item. 

BOARD ACTION AS FOLLOWS: 
NO. 2007-94 

On motion of Supervisor -____ P_eM?CLn! , Seconded by Supervisor ..._ M.o_n_t_eitt_h_ _._.tttttttttttt 
and approved by the following vote. 
Ayes: Supewisors:~~Ma~~e!r!.Gco~~e_r~M~ntei~h~DeM~~~ia.n_dChai~man~Q'~Bden~ ..___.___.____.__-____-__--- 

Noes: Supervisors: _______-.------ C1-'nne_ e_e_e_e_e_-----------------------------------------.-------..--.-----..---- 

Excused or Absent: Supervisors:_No_n_e _e_e_e_e_e_e._e._e_e_e._e._e_e_e._e_e--------.---------------------------------------.- 

Abstaining: Supervisoc ------_____ &!one __....__._____.___.___.._____..___.___.____________------------------- 

I) X Approved as recommended 
2) Denied 
3) Approved as amended 
4) Other: 
MOTION: 

ATTEST: CHRISTINE FERRARO TALLMAU, Clerk 
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SUBJECT: (Continued) 

Use by Individual Recreational Vehicles on a 13 Acre Parcel in the A-2-40 (General 
Agriculture) Zoning District. The Property Is Located at the Northwest Corner of Crows 
Landing Road and Carpenter Road, in the PattersonJNewman Area. 

PLANNING COMMISSION RECOMMENDATION: (Continued) 

1. Adopt the Negative Declaration pursuant to CEQA Guidelines Section 15074(b), by 
finding that on the basis of the whole record, including the Initial Study and any 
comments received, that there is no substantial evidence the project will have a 
significant effect on the environment and that the Neaative Declaration reflects 
sfanislaus County's independent judgement and analysis. 

2. Find, based on the discussion in this staff report and the whole of the record: 

(1) That the cancellation is for land on which a notice of nonrenewal has been 
sewed pursuant to Section 51245 of the California Government Code. 

(2) That cancellation is not likely to result in the removal of adjacent lands from 
agricultural uses. 

(3) That cancellation is for an alternative use which is consistent with the 
applicable provision of the city or county general plan. 

(4) That cancellation will not result in discontiguous patterns of urban 
development. 

(5) That there is no proximate noncontracted land which is both available and 
suitable for the use to which it is proposed the contracted land be put, or, 
that development of the contracted land would provide more contiguous 
patterns of urban development than development of proximate 
noncontracted land. 

3. Accept the cancellation value of the subject property as $60,000 as determined by 
the County Assessor; 

4. Certify to the County Auditor the cancellation fee which must be paid as deferred 
taxes to be 12%% of the accepted cancellation value ($7,500); 

5. Approve Tentative Cancellation of Williamson Act Contract No.78-3489 subiect to 
of the cancellation fee. Unless the fee is paid within one year of the filing 

of the Certificate of Tentative Cancellation, the fee shall be re-computed as 
provided by State Law; 

6. Direct the Clerk of the Board to record a Certificate of Tentative Cancellation within 
30 days of this action; 
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7.  Direct the Clerk of the Board, within 30 Days of the Board action, to publish Notice 
of the Decision, Pursuant to Government Code, and to deliver a copy of the 
published Notice of the Decision to the Director of Conservation; 

8. Approve Use Permit Application No. 2006-03, subject to completion of Williamson 
Act Contract Cancellation No. 2006-01 - Turlock Sportsman's Club, subject to the 
attached amended Conditions of Approval. 

DISCUSSION: 

This is a request to cancel Williamson Act Contract No. 78-3489 and a request for a use 
permit to allow the operation of a recreation vehicle camp with electric and sewer hook-ups 
for use by individual recreational vehicles. 

The use permit cannot be approved without cancellation of the Williamson Act Contract. 
The project site consists of a 13 acre parcel with one single-family dwelling and various 
accessory structures including a clubhouse and bathroomlshowers. The camping area is 
identified as 3.57 acres in size. In addition to camping, on-site activities will include various 
annually scheduled events and continued use of the trap shooting and pistol range areas. 
Five annually scheduled events have been identified by the club. The average number of 
recreational vehicles used on the premises by members will average between (7) seven 
and (12) twelve per event. The duration of events varies with times ranging from mid- 
morning to 9:00 p.m. 

The legal nonconforming status of the site authorizes uses including camping, fishing, and 
shooting activities permitted on-site provided the campgrounds are unimproved (no 
electrical or sewer hook-ups) and comply with the definition of 'recreational use' provided 
under the Williamson Act. The requested Use Permit authorizes use of the site exceeding 
its legal nonconforming status and the definition of 'recreation use' provided under the 
Williamson Act. 

The attached Planning Commission staff report provides a detailed discussion of the 
~roiect sites backaround in terms of land use and Williamson Act enrollment. The . . 
requested use permit is necessary to bring the existing use and improvement of the project 
site into compliance with the current zoning requirements. Due to the Williamson Act 
status of the property, the use permit is subject to meeting all the findings of compatibility 
required for approval of projects on property enrolled under a Williamson Act contract. 
This project was originally submitted without a request for Williamson Act cancellation. The 
State Deoartment of Conservation (DOC). in a referral resoonse dated Februarv 14.2006. , . ~~ , 

found the proposed use not to be in cot-&liance with the'definition of recreation use or a 
compatible use. The DOC further found the same appears to be the case regarding 
current uses and structures on the subject property (see Exhibit "A).  The Department of 
Planning and Community Development concurs with the DOC's determination. Following 
receipt of the DOC's response, the applicant submitted a request for Williamson Act 
Cancellation on March 22. 2006. 
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In order for a Williamson Act contract to be canceled, the Board of Supervisors must hold 
a public hearing on the request and make several findings as required by state law. In 
general the findings are very difficult to make and such requests are seldom approved. 
Listed below are the findings required by Government Code Section 51282 for tentative 
approval for cancellation of contract: 

1. That the cancellation is consistent with the purposes of this chapter; or 
2. That cancellation is in the public interest. 

Section 51282 specifies that cancellation is consistent with the purposes of this 
chapter only if the Board of Supervisors makes all of the following findings: 

1. That the cancellation is for land on which a notice of nonrenewal has been served 
pursuant to Section 51245. 

2. That cancellation is not likely to result in the removal of adjacent lands from 
agricultural uses. 

3. That cancellation is for an alternative use which is consistent with the applicable 
provision of the city or county general plan. 

4. That cancellation will not result in discontiguous patterns of urban development. 
5. That there is no proximate noncontracted land which is both available and suitable 

for the use to which it is proposed the contracted land be put, or, that development 
of the contracted land would provide more contiguous patterns of urban 
development than development of proximate noncontracted land. 

Government Code Section 51 282 defines "proximate, noncontracted land and "suitable" 
as follow: . Proximate, noncontracted land - means land not restricted by a Williamson Act 

contract, which is sufficiently close to land which is so restricted that it can serve as 
a practical alternative for the use which is proposed for the restricted land. . Suitable - means that salient features of the proposed use can be served by land 
not restricted by a Williamson Act contract. Such nonrestricted land may be a 
single parcel or may be a combination of contiguous or discontiguous parcels. 

A Notice of Nonrenewal for the subject contract was recorded on August 23, 2006. The 
applicant has submitted findings statements to show the cancellation request is consistent 
with the purpose of the Williamson Act (see Exhibit " A  of Attachment "1 "). The DOC has 
reviewed the applicant's findings statement and concurs that all five required findings to 
cancel a contract based upon the consistency finding can be made (see Exhibit "B" of 
Attachment "1 "). Staff concurs with the DOC'S determination based on the unique history 
and circumstances surrounding both the location and use of the project sites. 

Prior to giving tentative approval to the cancellation of the contract, the Board of 
Supervisors shall determine and certify to the County Auditor the amount of the 
cancellation fee the landowner shall pay the County Treasurer upon cancellation. The 
cancellation fee shall be an amount equal to 12 % percent of the cancellation valuation of 
the property. The County assessor has determined the current fair market value of the 
property to be $60,000.00. Based on the market value of the property, the cancellation fee 
is $7,500.00 (see Attachment "3"). 
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The attached Planning Commission staff report outlines all of the use permit findings 
required for approval of a recreational vehicle camp in the A-2 (General Agriculture) zoning 
district. The requested use permit will authorize an unlimited number of unimproved 
campsites, provided all campsites are contained within the identified camping area, and 
electrical and sewer hook-ups for up to 12 individual recreational vehicles and use of the 
site for annual club events. The applicant intends to install and/or make legal existing 
electrical hook-ups upon approval of this permit. It is not the intent of the applicant to 
install sewer hook-ups immediately, but rather to have the option available in the future. 
Until sewer hook-ups are installed, recreational vehicle owners will need to utilize off-site 
facilities for disposal needs. Conditions of Approval have been added to this project to 
insure the use of the improved recreational vehicle sites are not made permanent. The 
existing single-family dwelling located outside of the camping area will be the only 
permanent housing allowed on the 13-acre project site. This permit will authorize electrical 
and sewer hook-ups for up to 12 individual recreational vehicles and use of the site for 
annual club events. 

On December 21,2006, the Planning Commission considered this application at a properly 
advertised public hearing. No one spoke in opposition to the project. Speaking in favor 
of the project were David Hobbs, project agent, and Scott Fisher, President of the Turlock 
Sportsman's Club. Members of the Planning Commission raised concerns regarding the 
past code violations in use of the property and costs associated with compliance of the 
requested permit. Mr. Hobbs explained how the individuals currently in control of the club 
were not initially aware of the code violations, but are now aiming for compliance. Mr. 
Fisher stated that he was not sure of the total improvement costs, but the costs would be 
covered by the club. During the meeting, staff from the Department of Environmental 
Resources (DER) requested a revision to Condition of Approval No. 26 in light of concerns 
raised by Mr. Hobbs in a letter to DER (see Attachment "4"). The amended Condition of 
Approval still requires DER permitting for the on-site water system, but does define the 
water supply as a public water system. 

Following the closing of the hearing, the Commission discussed the project indicating 
positions in favor of the project. Concerns expressed were with regards to the club's ability 
to meet Conditions of Approval with respect to cost, and concerns with past code 
violations. The ~ommissibn unanimously voted 8-0 (AssaliILayman) to recommend the 
Board of Suoewisor's aoorove this reauest. A detailed discussion of the reauest and the 
reasons behind staff's r&ommendation for approval can be found in the attached Planning 
Commission Staff Report. 

Following the Planning Commission hearing, state legislation regarding the finding of a 
project to be "De Minimus" for the purposes of collecting Fish and Game Fees pursuant 
to the California Code of Regulations 14, Section 743, and California Fish and Game Code 
Section 71 1.4 was amended. In accordance with AB 1535, effective January 1,2007, the 
County no longer has the authority to make "De Minimus" findings. The authority is now 
entirely under the control of Fish and Game. The applicants representative has contacted 
Fish and Game for a determination. Based on conversations staff has had with Fish and 
Game representatives, it appears a "De Minimus" finding in this case will not be made. 
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The applicant has five days from project approval to obtain a "De Minimus" finding or they 
must pay a fee in the amount of $1,800.00 in order for the "Notice of Determination" 
required by the California Environmental Quality Act to be recorded. Pursuant to Section 
71 1.4(e)(3) of the California Fish and Game Code, no project shall be operative, vested, 
or final, nor shall local government permits for the project be valid, until the filing fees 
required pursuant to this section are paid. The original Planning Commission 
recommendation to the Board of Supervisors has been amended to reflect the change in 
legislation. 

POLICY ISSUES: 

The Board must determine whether or not cancellation of the Williamson Act contract is 
appropriate prior to approving the use permit. 

STAFFING IMPACT: 

None. 

1. Planning Commission Staff Report, December 21, 2006 
2. Planning Commission Minutes, December 21, 2006 
3. Letter dated December 21,2006 from the County Assessor 
4. Letter dated December 12,2006 from Warda & Yanano 



STANISLAUS COUNTY PLANNING COMMISSION 

December 21,2006 

STAFF REPORT 

WILLIAMSON ACT CANCELLATION APPLICATION NO. 2006-01 
USE PERMIT APPLICATION NO. 2006-03 

TURLOCK SPORTSMAN'S CLUB 

REQUEST: TO CANCEL WILLIAMSON ACT CONTRACT NO. 78-3489 AND TO OPERATE 
A RECREATIONAL VEHICLE CAMP ON A 13 ACRE SITE IN THE A-2-40 
(GENERAL AGRICULTURE) ZONING DISTRICT LOCATED AT THE 
NORTHWESTCORNER OFCROWS LANDING ROAD ANDCARPENTER ROAD, 
IN THE PATTERSONINEWMAN AREA. 

APPLICATION INFORMATION 

OwnerlApplicant: 
Agent: 
Location: 

Section, Township, Range: 
Supervisorial District: 
Assessor's Parcel: 
Referrals: 

Area of Parcel: 

Water Supply: 
Sewage Disposal: 
Existing Zoning: 
General Plan Designation: 
Community Plan Designation: 
Williamson Act Contract Number: 
Environmental Review: 
Present Land Use: 

Surrounding Land Use: 

Turlock Sportsman's Club 
David Hobbs, Warda & Yonano, LLP 
Northwest corner of Crows Landing Roadand 
Carpenter Road, between Carpenter Road 
and the San Joaquin River, in the 
PattersonINewman area. (13949 Carpenter 
Road) 
617-6-9 
Five (Supervisor DeMartini) 
057-001 -005 & 006 
See Exhibit "G" 
Environmental Review Referrals 
057-001 -005 - 13 acres 
057-001 -006 - 1.5 acres 
Private water wells 
Septic tankslleach field (Measure X) 
A-2-40 (General Agriculture) 
Agriculture 
Not applicable 
78-3489 
Negative Declaration 
Trap shooting, pistol range, unimproved 
camp ground, various accessory structures 
and one single-family dwelling 
Agricultural uses and a legal non-conforming 
mobile home park. 

ATTACHMENT 1 
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PROJECT DESCRIPTION 

This is a request to cancel Williamson Act Contract No. 78-3489 and to allow the operation of a 
recreation vehicle camp with electric and sewer hook-ups for use by individual recreational 
vehicles. The project site consists of a 13 acre parcel with one single-family dwelling and various 
accessory structures including a clubhouse and bathroom/showers. The camping area is identified 
as 3.57 acres in size. In addition to camping, on-site activities will include various annually 
scheduled events and continued use of the trap shooting and pistol range areas. Five-annually 
scheduled events have been identified by the club. The average number of recreational vehicles 
used on the premises by members will average between (7) seven and (12) twelve per event. The 
duration of events varies with times ranging from mid-morning to 9:00 p.m. (See Exhibit "A") 

The legal nonconforming status of the site authorizes uses including camping, fishing, and shooting 
activities permitted on-site provided the campgrounds are unimproved (no electrical or sewer hook- 
ups) and comply with the definition of 'recreational use' provided under the Williamson Act. The 
requested Use Permit authorizes use of the site exceeding its legal nonconforming status and the 
definition of 'recreation use' provided under the Williamson Act. 

SITE DESCRIPTION 

The 13-acre project site consists of relatively flat unirrigated grassland bordered on the south by 
the San Joaquin River, and a Reclamation District levee, and Carpenter Road to the east. Access 
to the project site will be provided by Carpenter Road. The project applicants own both the 13-acre 
project site and the 1.5-acre assessors parcel located east of the Reclamation District levee. 
(APN's 057-001-005 & 006) The access road serving the 13-acre project site crosses the 
Reclamation District levee. 

While the applicants property is identified as two separate assessors parcels it is unclear if the 
property itself is one or two legal parcels. Conditions of approval have been added to this project 
to address issues of long-term legal access if the assessors parcels are found to be two separate 
legal parcels. The Williamson Act Contract applies only to the 13 acre project site. (APN 057-001 - 
005) (See Exhibit "C" - Assessors Parcel Map) 

The entire project site is located within aflood zone area with the majority of the project site being 
located within a 100-year flood zone and the remaining area located within the 500-yearflood zone. 
The land to the north and northwest of the project site also consist of unirrigated grassland located 
within a flood zone. 

The project site and surrounding area, both to the east and west sides of the San Joaquin River 
are zoned A-2-40 (General Agriculture). Surrounding uses include agriculture to the west, north, 
east, and southwest, which include an agricultural packing house and a dairy. A legal 
nonconforming mobile home park is located, west of the river, southwest of the project site. 

The site is designated as 'Other Land' by the California State Department of Conservation 
Farmland Mapping and Monitoring Program. Soils on the project site consist primarily of Columbia 
(channeled, 0 to 8 percent slopes with a soil grade of (4) four and a storie index of (35) thirty-five) 
and a limited amount of Columbia loam (0 to 1 percent slopes with a soil grade of (1) one and a 
storie index of (85) eighty-five). 
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BACKGROUND 

Based on discussions with the representatives of the Turlock Sportsman's Club, it is the Planning 
Department's understanding, that the Turlock Sportsman's Club was founded in the 1930's as a 
mens only club with a focus on fishing and shooting. The club was opened to women and families 
in the '80's. The club's Board of Directors is made up of executive members of the club. In 
addition to the Turlock Sportsman's Club, the property has been used by the pistol club which is 
a club within a club. Members of the pistol club must be members of the Sportsman's club. As a 
result of insurance concerns the pistol club is no longer allowed to conduct shooting and trap 
activities, but the Turlock Sportsman's Club continues the activities. The Turlock Sportsman's Club 
allows members of the general public to use the shooting facilities when accompanied by a club 
member. Club membership has grown from 97 in the mid-80's to 300 members in 2005. The club 
has a 500 member cap. 

Camping activities have been conducted on-site since the mid-1 930's. County records recognize 
a recreation hall with kitchen, BBQ pits, and a 'pop stand' dating back to the '50's. The existing 
single-family dwelling dates back to 1910. Per club members, the club house has routinely been 
used for club gatherings and meetings. The existing electrical hook-ups for trailers and recreational 
vehicles were installed in the early 1990's without the proper building permits. On-site camping is 
rare during the week with 2 to 3 camp sites active during the weekend. On weekends, when 
special functions are held, 5 to 10 active campsites are normal with 20+ active campsites known 
to operate at times. 

The project site was enrolled under a Williamson Act Contract in 1978 (Contract #78-3489). The 
Williamson Act restricts the use of the property to production of agricultural commodities and the 
compatible aaricultural uses permitted by the A-2 (General Agriculture) zoning district. In the 
1970's, the Williamson Act defined compatible uses as any use determined by the county to be 
compatible with the agricultural, recreational, or open space use of land within the "agricultural 
preserve" and subject contract. (The "preserve" was, and still is, comprised of the entire A-2 zoning 
district.) In the 1970's the Williamson Act defined recreational use as the use of land by the public, 
with or without charge, for any of the following: walking, hiking, picnicking, camping, swimming, 
boating, fishing, hunting, or other outdoor games or sports for which facilities are provided for 
public participation. Any fee charged for the recreational use of land as defined was to be in a 
reasonable amount and not have the effect of unduly limiting its use by the public. 

In 1978, when the property entered into the Williamson Act, the A-2 zoning permitted the following 
uses with approval of a use permit: gun clubs and hunting clubs. Recreational areas or camps 
without permanent housing were also permitted with approval of a use permit provided the following 
findings could be made by the Planning Commission: (1) the use as proposed would not be 
substantially detrimental to or in conflict with agricultural land or other property in the vicinity, and 
(2) either the parcel on which such use is request is of diminished agricultural importance because 
of its size, shape, location, orientation, soil type, or relationship to existing adjacent usage; or 
character of the use which is requested is such that the land may be reasonably be returned to 
agricultural use in the future. 
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The 1978 contract included a signed statement stating that the following were the only buildings 
and uses on the subject property: "house, club house, traps, traphouse, restrooms, pasture and 
picnic area." As such, in 1978 the parcel met the criteria for the Williamson Act Contract, and had 
a previously existing use that would likely have been allowed in the A-2 zone through the issuance 
of a use permit, if one was applied for. Because the use was already existing, no use permit was 
deemed to be necessary. At the time of enrollment, both the use and the parcel size were 
considered to have met all the criteria necessary for inclusion in the contract. 

Based on the information discussed above, the Planning Department in 2005 determined that the 
allowed use of the property is as follows: . camping, fishing, and shooting activities are permitted on-site provided the campgrounds 

are unimproved (no electrical or sewer hook-ups) and comply with the definition of 
'recreation use' provided under the Williamson Act. . Additionally, one single family residence is allowed, as well as the clubhouse, traps, 
traphouse, restrooms, pasture, and picnic areas as defined in the original Williamson Act 
contract 

The property owners were issued a Notice and Order to Abate in April of 2005 by the Stanislaus 
County Department of Environmental Resources - Code Enforcement Unit for operation of a non- 
permitted recreational vehicle park in the A-2 zoning district and non-permitted Mobile Home. The 
non-permitted status of the recreational vehicle park is a result of the use exceeding its legal 
nonconforming status in terms of use intensity and the addition of electrical hook-ups and structural 
additions made without proper approvals and building permits. It is staff's understanding the non- 
permitted mobile home has been removed from the property. 

The subject property was originally zoned A-2-1 0 (Exclusive Agriculture) in 1972. The current A-2- 
40 (General Agriculture) zoning was adopted in 1983. Prior to 1972 the property had no zoning. 
The current legal nonconforming use status of the property dates to the use of the property allowed 
in 1978. As part of the 1978 Williamson Act contract the "owner forever waives all claim or right 
to any pre-existing, non-conforming property uses that may have been exempt from the A-2 zoning 
requirements applicable to the subject property." In 1978 it is known that club membership was 
fewer than 100, no electrical hook-ups for recreational vehicles existed, and no large annual events 
were known to occur on-site. 

The requested use permit is necessary to bring the existing use and improvement of the project 
site into compliance with the current zoning requirements. Due to the Williamson Act status of the 
property, the use permit is subject to meeting all the findings of compatibility required for approval 
of projects on property enrolled under a Williamson Act contract. The Williamson Act currently 
defines recreational use as ''the use of land in its agricultural or natural state by the public, with or 
without charge, for any of the following: walking, hiking, picnicking, camping, swimming, boating, 
fishing, hunting, or other outdoor games or sports for which facilities are provided for public 
participation. Any fee charged for the recreational use of land as defined in this subdivision shall 
be in a reasonable amount and shall not have the effect of unduly limiting its use by the public. Any 
ancillary structures necessary for a recreational use shall comply with the provisions of Section 
51238.1 ." Section 51238.1 relates to the principles of compatibility required for approval of a use 
on Williamson Act contracted land. 
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This project was originally submitted without a request for Williamson Act cancellation. The State 
Department of Conservation (DOC) in a referral response dated February 14, 2006, found the 
proposed use not to be in compliance with the definition of recreation use or a compatible use. The 
DOC further found the same appears to be the case regarding current uses and structures on the 
subject property (see Exhibit "A"). The Planning Department concurs with the DOC'S 
determination. Following receipt of the D0C;s response, the applicant submitted a request for 
Williamson Act Cancellation on March 22, 2006. 

DISCUSSION 

Williamson Act: 

When initially approved, Williamson Acts are good for a period of ten years. After the first year of 
that ten year period, one more year is automatically added to the term of the contract so that it is 
always valid for ten years. If nothing is done to stop this automatic addition of a year, the contract 
will go on indefinitely. The only guaranteed way of stopping the automatic renewal provision is for 
either the property owner or the County to file a "Notice of Non-Renewal". Once the notice is 
signed and properly filed with the County, the County will cease to renew the contract and it will 
expire in approximately ten years. The only other way of getting out of the contract is to apply to 
cancel the contract, effective immediately. In order for the contract to be canceled, the Board of 
Supervisors must hold a public hearing on the request and make several findings as required by 
state law. In general the findings are very difficult to make and such requests are seldom 
approved. Listed below are the findings required by Government Code Section 51282 for tentative 
approval for cancellation of contract: 

1. That the cancellation is consistent with the purposes of this chapter; 
2. That cancellation is in the public interest. 

Section 51282 specifies that cancellation is consistent with the purposes of this chapter 
only if the Board of Supervisors makes all of the following findings: 

1. That the cancellation is for land on which a notice of nonrenewal has been served pursuant 
to Section 51 245. 

2. That cancellation is not likely to result in the removal of adjacent lands from agricultural 
uses. 

3. That cancellation is for an alternative use which is consistent with the applicable provision 
of the city or county general plan. 

4. That cancellation will not result in discontiguous patterns of urban development. 
5. That there is no proximate noncontracted land which is both available and suitable for the 

use to which it is proposed the contracted land be put, or, that development of the 
contracted land would provide more contiguous patterns of urban development than 
development of proximate noncontracted land. 

Government Code Section 51 282 defines "proximate, noncontracted land and "suitable" as follow: . Proximate, noncontracted land - means land not restricted by a Williamson Act contract, 
which is sufficiently close to land which is so restricted that it can serve as a practical 
alternative for the use which is proposed for the restricted land. 
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. Suitable - means that salient features of the proposed use can be sewed by land not 
restricted by a Williamson Act contract. Such nonrestricted land may be a single parcel or 
may be a combination of contiguous or discontiguous parcels. 

A Notice of Nonrenewal for the subject contract was recorded on August 23,2006. The applicant 
has submitted findings statements to show the cancellation request is consistent with the purpose 
of the Williamson Act (see Exhibit "A"). The DOC has reviewed the applicant's findings statement 
and concurs that all five required findings to cancel a contract based upon the consistency finding 
can be made (see Exhibit "B"). Staff concurs with the DOC'S determination based on the unique 
history and circumstances surrounding both the location and use of the project sites. 

In accordance with Government Code Section 51283, the Planning Department has requested the 
County Assessor determine the current fair market value of the land as though it were free of the 
contractual restriction. The Assessor shall certify to the Board of Supervisors the cancellation 
valuation of the land for the purpose of determining the cancellation fee. At the same time, the 
Assessor must send notice, to the landowner and the DOC indicating the current fair market value 
of the land as though it were free of the contract and advise the parties, that upon their request, 
the assessor shall provide all information relevant to the valuation, excluding third-patty information. 
The notice shall also advise the landowner and the DOC of the opportunity to requestformal review 
from the assessor. 

Prior to giving tentative approval to the cancellation of the contract, the Board of Supervisors shall 
determine and certify to the County Auditor the amount of the cancellation fee the landowner shall 
pay the County Treasurer upon cancellation. The cancellation fee shall be an amount equal to 12 
% percent of the cancellation valuation of the property. 

At the time this report was written, the Assessor had not yet determined the current fair market 
value of the subject property. The valuation information will be provided in a separate memo to the 
Planning Commission prior to the public hearing. 

Use Permit: 

Recreational camps without housing for permanent residents and gun clubs are identified as Tier 
Three uses in the A-2 zoning district. Tier Three uses are defined as uses not directly related to 
agriculture but may be necessary to serve the A-2 district or may be difficult to locate in an urban 
area. Tier Three uses may be allowed when the Planning Commission finds: 

1. The use as proposed will not be substantially detrimental to or in conflict with agricultural 
use of other property in the vicinity, and 

2. The parcel on which such use is requested is not located in one of the County's "most 
productive agricultural areas," as that term is used in the Agricultural Element of the 
General Plan; or the character of the use that is requested is such that the land may 
reasonably be returned to agricultural use in the future. 
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In addition the findings above, Section 21.96.050 of the County Zoning Ordinance requires the 
following finding be made in order to grant approval of any use permit request: 

. The establishment, maintenance and operation of the proposed use or building applied for 
is consistent with the General Plan and will not, under the circumstances of the particular 
case, be detrimental to the health, safety and general welfare of persons residing or 
working in the neighborhood of the use, and that it will not be detrimental or injurious to 
property and improvements in the neighborhood or to the general welfare of the County. 

Existing permitted uses on the project site include camping, fishing, and shooting activities. The 
existing campground consists of approximately 1.5 acres. This project allows for a camping area 
of 3.57 acres which will include the existing club house, bathroomlshower building, and pump 
house. The existing single-family dwelling, trap shooting area and related storage, workshed, and 
pistol range will remain as permitted uses located outside the identified camping area. This permit 
will authorize electrical and sewer hook-ups for up to 12 individual recreational vehicles and use 
of the site for annually club events. 

This permit will also authorize an unlimited number of unimproved campsites, provided all 
campsites are contained within the identified camping area. The applicant intends to install andlor 
make legal existing electrical hook-ups upon approval of this permit. It is not the intent of the 
applicantto install sewer hook-ups immediately, but ratherto have the option available in the future. 
Until sewer hook-ups are installed recreational vehicle owners will need to utilize off-site facilities 
for disposal needs. 

The County zoning ordinance does not specifically define recreational camps or recreational use. 
However, campgrounds are defined as "land or premises used or intended to be used, let or rented 
for occupancy by campers traveling by automobile or otherwise, or for temporary occupancy by or 
of trailers, recreational vehicles, or movable sleeping quarters of any kind." Conditions of approval 
have been added to this project to insure the use of the improved recreational vehicle sites are not 
made permanent. The existing single-family dwelling located outside of the camping area will be 
the only permanent housing allowed on the 13-acre project site. 

The project site is isolated from productive agriculture in the surrounding area by a river to the 
south, a Reclamation District levee and Carpenter Road to the east, and Crows Landing Road to 
the southeast. Non-agricultural use of the site has existed since the 1930's. Based on the 
historical use of the site, without any known impact to surrounding agricultural uses and its isolated 
location, it is not anticipated approval of this permit will be substantially detrimental to or in conflict 
with agricultural use of other property in the vicinity. The site's limited soil capability, lack of 
irrigation, existing development, and permitted non-agricultural use, make it difficult to define as 
a "most productive agricultural area." This request does not propose any new structures and the 
proposed electrical a i d  sewer hook-ups will be located in an area which already developed and 
where camping activities occur. This project will not further impact the site's existing agricultural 
limitations. 

Based on the information discussed in this staff report and the information provided by the 
applicant, staff believes all of the findings required for approval of the requested use permit can 
be made provided the request for Williamson Act cancellation is approved. 
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ENVIRONMENTAL REVIEW 

Pursuant to the California Environmental Quality Act (CEQA), the proposed project was circulated 
to all interested parties and responsible agencies for review and comment (see Exhibit " G ) .  Based 
on the comments received and initial study prepared, no significant effects on the environment as 
a result of this project were identified. Staff is proposing this project not be found "De Minimis7'for 
purpose of Fish and Game Fees due to the project site's proximity to a riparian area location in a 
California Natural Diversity Data Base quadrant known to have special status species. 

This project has been referred to the California Department of Fish and Game, US Fish and 
Wildlife, Corps of Engineers, and the State Clearing House. The only responding agency was the 
Department of the Army which identified the need for a preliminary wetland delineation be prepared 
to ascertain the extent of waters on the project site. After being contacted by the applicant's 
representative, the Department of the Army determined there would be no discharging or fill 
materials into wetlands and waters of the United States and no delineation would be needed (see 
Exhibit " E  - Biological Resources Section). 

Standard Conditions of Approval have been added to this project to ensure that the current or 
future owners of the parcels are aware that it is their responsibility to contact various resource 
agencies regarding sensitive species prior to any construction on the parcels. 

As requested in the Air Quality section of the Initial Study, the applicant has submitted an 
application to the San Joaquin Valley Air Pollution District in accordance with District Rule 9510 
(Indirect Source Review). 

RECOMMENDATION 

Because this project requires Board of Supervisors action on the proposed Williamson Act contract 
cancellation, the staff recommends that the Commission forward the following recommendation to 
the Board: 

1. Find the project is "De Minimis" for the purposes of collection of Fish and Game Fees 
pursuant to California Code of Regulations 14 section 753 and California Fish and Game 
Code Section 71 1.4, and require the payment of $1,250 to the Department of Fish and 
Game. 

2. Adopt the Negative Declaration pursuant to CEQA Guidelines Section 15074(b), by finding 
that on the basis of the whole record, including the Initial Study and any comments 
received, that there is no substantial evidence the project will have a significant effect on 
the environment and that the Negative Declaration reflects Stanislaus County's independent 
judgement and analysis. 

3. Find, based on the discussion in this staff report and the whole of the record: 

(1) That the cancellation is for land on which a notice of nonrenewal has been sewed 
pursuant to Section 51245 of the California Government Code. 

(2) That cancellation is not likely to result in the removal of adjacent lands from 
agricultural uses. 
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(3) That cancellation is for an alternative use which is consistent with the applicable 
provision of the city or county general plan. 

(4) That cancellation will not result in discontiguous patters of urban development. 
(5) That there is no proximate noncontracted land which is both available and suitable 

for the use to which it is proposed the contracted land be put, or, that development 
of the contracted land would provide more contiguous patterns of urban 
development than development of proximate noncontracted land. 

4. Accept the Cancellation Value of the Subject Property as determined by the County 
Assessor; 

5. Certify to the County Auditor the Cancellation Fee which must be paid as deferred taxes to 
be 125% of the accepted cancellation value; 

6. Approve Tentative Cancellation of Williamson Act Contract No.78-3489 subject to payment 
of the Cancellation Fee. Unless the fee is paid within one year of the filing of the Certificate 
of Tentative Cancellation, the fee shall be re-computed as provided by State Law; 

7. Direct the Clerk of the Board to Record a Certificate of Tentative Cancellation within 30 
Days of this Action; 

8. Direct the Clerk of the Board, within 30 Days of the Board action, to publish Notice of the 
Decision, Pursuant to Government Code, and to deliver a copy of the published Notice of 
the Decision to the Director of Conservation; 

9. Approve Use Permit Application No. 2006-03, subject to completion of Williamson Act 
Contract Cancellation No. 2006-01 - Turlock Sportsman's Club, subject to the attached 
Conditions of Approval. 

****** 

Report written by: Angela Freitas, Senior Planner, December 11, 2006 

Attachments: Exhibit A - Applicant's Project Description Information and Williamson Act 
Findings 

Exhibit B - Department of Conservation - Referral Responses Dated 
February 14,2006 and December 5,2006 

Exhibit C - Maps 
Exhibit D- Conditions of Approval 
Exhibit E- Initial Study (Includes Project Application) 
Exhibit F - Negative Declaration 
Exhibit G - Environmental Review Referrals 

Reviewed by: 

(I \ ~ t a t f r p t \ ~ ~ ~ 0 0 6 f i 0 3  - Turlock Sportsman~ Clubktafl report wpd) 



APPLICANT'S NAME: SAMF 

Mailing Address 

Telephone: Fax: 

ENGINEER I APPLICANT: SAME 

Mailing Address 

Telephone: Fax: 

PROJECT DESCRIPTION: (Describe the project in detail, including physical features of the site, proposed 
improvements, proposed uses or business, operating hours, number of employees, anticipated customers, etc. - Attach 
additional sheets as necessary) 
*Please note: A detailed project description is essential to the reviewing process of this request. In order to 
approve a project, the Planning Commission or the Board of Supervisors must decide whether there is enough 
information available to be able to make very specific statements about the project. These statements are called 
"Findings". It  is your responsibility as an applicant to provide enough information about the proposed project, 
so that staff can recommend that the Commission or the Board make the required Findings. Specific project 
Findings are shown on pages 16 - 18 and can be used a s  a guide for preparing your project description. (If you 
are applying for a Variance or Exception, please contact staff to discuss special requirements). 

The Turlock Sportsman's Club is a not-for-profit corporation and has been in existence for nearlv seventy years. 

the real property which is the subiect of this application. The parcel is used as a meetinq qround for Club members, and 

various activities such as tarqet-shootinq, various celebrations, and campinq. 

The proposed use of a portion of the propertv as a recreational vehicle park is consistent with the General Plan in 

that, pursuant to Stanislaus County Municipal Code 6 21.20.030 (c) (2) lin particuiar subsection(s) c.h,l.and nl a 

recreational vehicle park is a permissible use. Furthermore, the proposed use will have no effect on any potential 

aariculture use on the propertv itself, as for the last seventy (70) years, the propertv has been used solelv for Club events. 

Additionally, the propertv in question can best be described as  'swampy', due to the fact the propertv is located within a 

flood-plain. and as such is not conducive to aqricultural use. Any impact on surroundinq property uses will be neqliqible. 

The impact of the proposed use on the qeneral welfare of Stanislaus Countv can onlv be described as beneficial, 

due to the nature of the orqanization and their overall qoals. 

EXHIBIT A 



N~cholas D. Yonano 
Michael S. Warda 
David L. Hobbs 

Please Reply To: 
Turlock Ofice 

March 16, 2006 

Warda & Yonano, LLP 
Turlock Office 

2350 W. Monte Vista Avenue 
Turlock, Ca 95382 

Telephone: (209) 667-1889 
Facsimile: (209) 667-1809 

Modesto Office 
801 Tenth Street, 7' Floor, Suite? 

Madesto, CA 95354 

VIA U.S. MAIL & FACSIMILE (209) 525-591 1 

Ms. Angela Freitas, Senior Planner 
Stanislaus County Planning Department 
1010-loth Street, Suite 3400 
Modesto, CA 95354 

Re: Turlock Sportsmen's Club1A.P.N. 057-001-005 

Dear Ms. Freitas: 

The following shall serve as a response to your letter dated March 8, 2006, in 
particular your request for a clarification with respect to the term "celebration" as 
referenced in the use permit application. 

The Turlock Sportsmen's Club holds five annually-scheduled events: 

1. Annual Meeting of Members- January 
2. Easter Egg Hunt-April 
3. Mother's Day-May 
4. Chili-Cook Off -August 
5. TSCIBoy Scouts Halloween Event-October 

The average number of recreational vehicles used on the premises by members 
averages between seven (7) and twelve (12) per event. Prior to the initiation of 
abatement actions by Stanislaus County, camping on the premises had been limited to an 
area of approximately 1.5 acres. Subject to any state or county requirements, it is 
anticipated that the size of the potential campgrounds would remain the same. 

The duration of each event varies. The Easter Egg Hunt and Mother's Day events 
typically commence at mid-morning and are over in the late afternoon. The Annual 
Meeting and the Chili Cook-Off typically begin at mid-morning and end at approxin~ately 
8:OO P.M. The Halloween Event usually begins around noon and ends at 9:00 P.M. 



Ms. Angela Freitas 
March 16,2006 
Page 2 

As to the proposed Williamson Act cancellation, I anticipate submitting the 
necessasy docunlents and fees to the County next week. 

Thank you for your attention to this matter, and as always, should you have any 
further questions or concerns please do not hesitate to contact our offices. 

Very truly yours, 



REQUEST FOR CANCELLATION OF 
WILLIAMSON ACT CONTRACT 

NUMBER 78-3489 

What follows is a statement in support of the cancellation of the above- 
referenced Williamson Act Contract for A.P.N. 057-001-005, on behalf of the 
Turlock Sportsman's Club. This request shall be in conjunction with the Use 
Permit Application on file with the Stanislaus County Planning Department. 

California Government Code § 51282 allows for the cancellation of a Williamson 
Act Contract if the council finds that cancellation is consistent with the provisions 
of the Act. Cancellation is consistent with the provisions of the act if the council 
finds the following: 

(1) That the cancellation is for land on which a notice of nonrenewal has been 
served pursuant to Section 51245. 

(2) That cancellation is not likely to result in the removal of adjacent lands from 
agricultural use. 

(3) That cancellation is for an alternative use which is consistent with the 
applicable provisions of the city or county general plan. 

(4) That cancellation will not result in discontiguous patterns of urban 
development. 

(5) That there is no proximate noncontracted land which is both available and 
suitable for the use to which it is proposed the contracted land be put, or, that 
development of the contracted land would provide more contiguous patterns of 
urban development than development of proximate noncontracted land. 

Findings as to each provision: 

That the cancellation is for land on which a notice of nonrenewal has been 
served pursuant to Section 51245. 

A notice of non-renewal was filed concurrently with the delivery of this 
request for cancellation. 

That cancellation is not likely to result in the removal of adiacent lands from 
aqricultural use. 

As defined broadly, Cal. Gov. § 51200, et seq. attempts to promote the 
use of lands for agricultural purposes. The intent behind t 

1 3  



is to recognize the idea and reality that where one parcel of land is developed, 
surrounding parcels will ultimately seek to be developed. 

This is simply not the case with this proposed cancellation. The most 
often-cited reason behind the urbanization phenomenon is that once the 
necessary infrastructure for the initial development is laid, others line up to in an 
attempt to reap benefits that the original developer made possible. This, in turn, 
is due to the considerable costs incurred with bringing the necessary 
infrastructure to sustain development to an area in which development was 
previously unattainable. At this point it is  unclear what sorts of infrastructure, if 
any, will be made a condition of the proposed use. However, whatever 
conditions may be imposed, they are not the sort which create a conducive 
environment for other developers to ride on the coattails of what the present 
owners are attempting to create. For example, it is unlikely the County will 
require the Club to lay miles and miles of pipe for sewer and water, or create 
extensive drainage systems and storm basins, all of which make further 
urbanization more likely each time a project is completed. 

The premises have been and will be used for the same activities that have 
been maintained there for nearly 70 years. There has been no impact on 
surrounding agriculture-related uses and there will be none if the Williamson Act 
Contract is cancelled now, as the proposed use shall remain, in all respects, the 
same. 

That cancellation is for an alternative use which is consistent with the applicable 
provisions of the city or county qeneral plan. 

Current zoning for the parcel is A-2 (General Agriculture). Permitted uses 
therein are found at Stanislaus County Code § 21.20.030. Section C (Tier Three) 
allows for the following: (c)-recreational camps; (I)-off road vehicle parks; (n)-gun 
clubs and hunting clubs. While the term "recreational camp" is not defined under 
the code, the term "campground" is defined as land or premises used or intended 
to be used, let or rented for occupancy by campers traveling by automobiles or 
otherwise, or for temporary occupancy by or of trailers, recreational vehicles 
(RVs), or movable sleeping quarters of any kind. (See Stan. Code § 21.12.130) 

Ultimately, whether the potential use is consistent with the general plan 
rests with those responsible for granting or denying the use permit, which is 
currently being considered by the Stanislaus County Planning Department. 

That cancellation will not result in discontiquous patterns of urban development. 

The proposed use as contemplated herein is that of a recreational vehicle 
park in conjunction with the permitted use as a shooting range and gun club. 
The proposed use does not constitute "urban development" and therefore could 
not result in discontiguous patterns of urban development. The very reason the 



premises lends itself to the proposed use is due to its relative distance from any 
established municipality or urban locations, i.e., the location is remote. 

As stated above, this is not a potential use which promotes other 
development in the area, such as with the construction of a residential 
subdivision or commercial development. 

That there is no proximate noncontracted land which is both available and 
suitable for the use to which it is proposed the contracted land be put, or, that 
development of the contracted land would provide more contiquous patterns of 
urban development than development of proximate noncontracted land. 

As defined in the statute, "proximate, noncontracted land" means land not 
restricted by contract pursuant to this [Cal. Gov. Code § 512821 chapter, which is 
sufficiently close to land which is so restricted that it can serve as a practical 
alfernafive for the use which is proposed for the restricted land. 

To the best of my knowledge there is no available and suitable parcel in 
the surrounding area. I am not aware of any proximate lands which are for sale. 
In fact, most, if not all of the surrounding parcels are used in connection in some 
form or another with agricultural uses. It would be contrary to the Williamson 
Act's goals to require the Club to purchase prime farmlands which are not under 
any Williamson Act Contract, to cease agricultural operations on that farmland, in 
order to secure a use permit for a recreational vehicle park on property already 
owned by the Club, which due to its location is not presently suitable for 
agricultural use. To do so would not be a practical alternative. 



STATE OF CALIFORNIA, RESOURCES AGENC" OLD SCHWARZENEGGER. GOVERNOR 

rb&$ D E P A R T M E N T  O F  C O N S E R V A T I O N  
DIVISION OF LAND RESOURCE PROTECTION 

801 K STREEI MS 18-01 . SACRAMENTO CALIFORNIA 95814 
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February 14, 2006 

Ms. Angela Freitas, Planner 
Stanislaus County 
Department of Planning and Community Development 
101 0 1 oth street, Suite 3400 
Modesto, CA 95354 

Subject: Use Permit Application No. 2006-03 (Turlock Sportsman's Club) Early 
Consultation (EC) - SCH# 2006012135, Stanislaus County 

Dear Ms. Freitas: 

The Department of conservation's (Department) Division of Land Resource Protection 
(Division) has reviewed the EC for the referenced project. The Division monitors farmland 
conversion on a statewide basis and administers the California Land Conservation 
(Williamson) Act and other agricultural land consetvation programs. We offer the following 
comments and recommendations with respect to the proiect's impacts on Williamson Act . , 

agricultural land and resources. 

Project Description 

The project is an application to operate a recreational vehicle camp on a portion of a 13-acre 
parcel of prime agricultural land enforceably restricted by Williamson Act contract (Contract 
No. 78-3489, APN 057-001-005). Activities included in the operation will be target shooting, 
various celebrations and camping, which are currently ~ n - ~ o i n ~ .  The property located at 
13949 Car~enter Road at the northwest corner of Crows Landina Road and Car~enter Road 
between carpenter Road and the San Joaquin River in the ~att&rson/~ewrnan area of 
Stanislaus County (County). 

The subject parcel is owned by the Turlock Sportsman's Club and has been used since 
the 1930's for Club activities. Existing structures are listed as a storagelbathroom facility, 
work shed, bathroornlshower, clubhouse and old residence. Components of the vehicle 
camp are not described other than electrical hook-ups. Although the parcel is completely 
surrounded by parcels in agricultural use, it is described as "swampy" (located within a 
flood plain) and not conducive to agricultural use. Currently, there are no agricultural uses 
on site, and presumably, the parcel has not been put to agricultural use under Club 
ownership. The EC states that a recreational vehicle park is a permissible use under 
County Code and that future plans are to cancel the involved Williamson Act contract. 

lfie lDrpartmnt of Conseruatwnk mission i~ to protect CaIifornians andtheirenvlronmnt Fly: 
Protecting lives nndpmpeftyjiom earthgu&es andlhndcGdeS; Emu* safe mining andoifandgns dn'ffing; 

Consem'ng California? fafnrmlhd andSaving energy andrmurces through recycling. 

EXHIBIT B 



Ms. Angela Freitas, Plar~~~cir 
February 14,2006 
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Compatible Use 

Given that the subject, contracted parcel contains no commercial agricultural use and has 
been used for non-agricultural Club activities and structures, it is unclear why the parcel 
was enrolled under tFhe Williamson Act and why it has remained under contract. Given the 
lack of commercial agriculture and the current and proposed incompatible use of the 
parcel under contract, the Department advises that the landowner or County immediately 
place the contract for the parcel in nonrenewal. We refer the County to Government Code 
Section 51 242, which states that the county may not contract any land unless it is devoted 
to agricultural use. 

The proposed recreationai veh~cle camp, which presumably is located within a mapped 
camping area along with the clubhouse, bathroom/shower and a pump house on 3.57 acres, 
does not appear to be a recreational use under Government Code section 51 201 (n) or a 
compatible use under section 51238.1. The same appears to be the case regarding current 
uses and structures on the subject parcel. Despite allowance under County Code, the 
Williamson Act is the prevailing authority for contracted land. 

Cancellation 

If a petition for cancellation of the contract for the subject parcel is received, the County 
must notify the Department pursuant to section 51284.1. Notwithstanding, the Department 
recommends immediate nonrenewal of the involved contract. 

The Department further recommends that the County deny the proposed application and 
not allow further development of the parcel until the contract is terminated at the end of the 
nonrenewal period or by cancellation. 

Thank you for the opportunity to comment on this EC. If you have questions on our 
comments or require technical assistance or information on agricultural land 
conservation, please contact Bob Blanford at 801 K Street, MS 18-01, Sacramento, 
Caklfornia 95814; or, phone (916) 327-2145. 

Sincerely, 

0 -  
Dennis J. O'Bryant 
Acting ~ssistant Director 

cc: State Clearinghouse 

West Stanislaus Resource conservation District 
P. 0. Box 193 
Patterson, CA 95363 



-- 
STATE OF CAUFORNIA RESOURCES AGEN ARNOLD SCHWARZENEGGER, GOVERNOR 

D E P A R T M E N T  O F  C O N S E R V A T I O N  
DIVISION OF LAND RESOURCE PROTECTION 

801 KSTREEI MS 1801 SACRAMENTO, CAUFORNIA 95814 
. . 

PHONE 916 / 324-0850 FAX 916 / 327-3430 . TDD 916 / 324-2555 WEBSITE conservatbn.co.Qov 

1 1  i December 5,2006 
i i, 
I ! 

DEC O 8 2906 ; 
j ! ; . <, 

VIA FACSIMILE (209) 525-591 1 
Ms. Angela Freitas, Senior Planner 
stanislaus County Department of Planning and Community Development 
1010 10" Street, Suite 3400 
Modesto, CA 95354 

Subject: Cancellation of Land Conservation (Williamson Act) Contract No. 
74-3489, Turlock Sportsman's Club 

Dear Ms. Freitas: 

Thank you for submitting the notice to the Department of Conservation (Department) as 
required by Government Code s51284.1 for the above referenced matter. 

The petition proposes to cancel the 13 prime agricultural acres subject to Contract No. 
74-3489 to allow intensified use of an existing recreational vehicle camp. The site is 
improved with one single-family dwelling and various accessory structures that include a 
clubhouse and bathroom/showers. The applicant's propose further improvements 
including sewer and electrical hookups. No additional structures are proposed. The 
property is located at 13949 Carpenter Road at the northwest corner of Crows Landing 
Road and Carpenter Road between Carpenter Road and the San Joaquin River in the 
PattersonINewman area of Stanislaus County. 

Cancellation Findinqs 

Government Code s51282 states that tentative approval for cancellation may be 
granted only if the local government makes one of the following findings: 1) cancellation 
is consistent with purposes of the Williamson Act or 2) cancellation is in the public 
interest. The Department has reviewed the petition and information provided and 
offers the following comments. 

Cancellation is Consistent with the Purposes of the Williamson Act 

For the cancellation to be consistent with purposes of the Williamson Act, the 
Stanislaus Board of Supervisors (Board) must make the following five findings: 1) a 
notice of nonrenewal has been served, 2) removal of adjacent land from agricultural 

The Depament of Conservation's mission is to protect Californians and their environment by: 
Protecting lives andpropertyfrom earthquakes and landslides; Ensuring safe mining and oil and gas drilling; 

Conserving California's farmland; and Saving energy and resources through recycling. 



Ms. Angela Freitas, Sen Planner 
December 5,2006 
Page 2 of 2 

use is unlikely, 3) the alternative use is consistent with the City's General Plan, 4) 
discontiguous patterns of urban development will not result and 5) that there is no 
proximate noncontracted land which is available and suitable for the use proposed on 
the contracted land or that development of the contracted land would provide more 
contiguous patterns of urban development than development of proximate 
noncontracted land. 

The Department concurs that the five required findings to cancel the contract based 
upon the consistency finding can be met. A notice of nonrenewal for Contract No. 78- 
3489 was recorded in August of 2006. Contract No. 78-3489 is scheduled to expire on 
December 31,2015 through the nonrenewal process. 

The alternative use proposed and nature of activities; including target shooting, fishing 
and camping appear consistent with the County's A-2 zoning. 

The parcel is surrounded by agricultural uses to the west, north and east. The San 
Joaquin River borders the south side of the parcel. Present use of the property does 
not appear to adversely affect neighboring agricultural uses. Provided no further 
development of the parcel is allowed beyond that which is currently proposed, it 
appears unlikely that removal of adjacent lands from agricultural use is unlikely. 

The cancellation will not result in a discontiguous pattern of urban development. As the 
alternative use proposed is an existing nonconforming use, requiring termination of the 
contract, the finding that there is no proximate noncontracted land both available and 
suitable for the alternative use proposed can be met. 

Provided that the information presented is complete and accurate, it appears that the 
Board has an adequate basis to support the finding required to cancel the proposed 
parcel of contracted land. 

Lastly, legislation effective January I, 2005, requires the County Assessor to send 
notice to the Department and landowner of the current fair market value of the land and 
of the opportunity to request a formal review from the assessor prior to any action giving 
tentative approval to the cancellation of any contract. (SB 1820, Machado, Chapter 794, 
Statutes of 2004 (Government Code §51283(a)). 

Thank you for the opportunity to provide comments on the proposed cancellation. Please 
provide our office with a copy of the Notice of the Public Hearing on this matter ten (10) 
working days before the hearing and a copy of the published notice of the Board's decision 
within 30 days of the tentative cancellation pursuant to section 51284. If you have any 
questions concerning our comments, please contact Adele Lagomarsino, Program Analyst at 
(91 6) 445-941 1. 

Sincerely, 

Dennis J. O'Bryant 
Program Manager 
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As Amended bv the Plannina Commission 
December 21,2006 

NOTE: Approval of this application is valid only if the following conditions are met. This permit 
shall expire unless activated within 18 months of the date of approval. In order to activate the 
permit, it must be signed by the applicant and one of the following actions must occur: (a) a valid 
building permit must be obtained to construct the necessary structures and appurtenances; or, (b) 
the property must be used for the purpose for which the permit is granted. (Stanislaus County 
Ordinance 21.104.030) 

CONDITIONS OF APPROVAL 

WILLIAMSON ACT CANCELLATION APPLICATION NO. 2006-01 
USE PERMIT APPLICATION NO. 2006-03 

TURLOCK SPORTSMAN'S CLUB 

Plannins and Communitv Development 

1. This use shall be conducted as described in the application and supporting information 
(including the plot plan) as approved by the Planning Commission and/or Board of 
Supervisors and in accordance with other laws and ordinances. 

2. Events or hook-ups authorized by Use Permit No. 2006-03 shall not occur or be utilized 
until a Certificate of Cancellation of Williamson Act Contract #78-3489 is executed by the 
Board of Supervisors, all required building permits have been obtained, and the Code 
Enforcement Division of the Department of Environmental Resources has verified the 
property is in full compliance with all applicable regulations. 

3. No building permits, including those required forthe permitted electrical an sewer hook-ups, 
shall be issued until a Certificate of Cancellation of Williamson Act Contract #78-3489 is 
executed by the Board of Supervisors. 

4. This permit shall authorize electrical and sewer hook-ups for up to (12) individual 
recreational vehicles. Recreation vehicles connected to hook-ups shall not be allowed to 
remain on-site for a period exceeding (14) fourteen consecutive days within a one month 
period. 

5. No individual campsite shall beoccupied by the same individual, trailer, recreational vehicle, 
or movable sleeping quarter of any kind for a period exceeding (7) seven consecutive days 
within a one month period, except as allowed by Condition of Approval No. 4. 

6. Prior to operation of the approved use, the applicant shall obtain a Certificate of 
Compliance from the Public Works Department to determine ifAssessors Parcels 057-001 - 
005 & 006 are one or two legally separate parcels. If determined to be two legally separate 
parcels, the applicants shall merge the parcels or record an access easement to insure 
long-term access rights from Carpenter Road to the 13 acre project. If required, the 
approved uses shall not operate until the merger is recorded or a copy of the recorded 
easement is provided, reviewed, and accepted by the Planning Department and Public 
Works. 
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7. Prior to the occupancy of any building, or operation of the approved use, the applicant shall 
meet all the requirements of the Department of Fire Safety. 

8. Any exterior lighting associated with the use of the project site shall be designed (aimed 
down and towards the site) to provide adequate illumination without a glaring effect. 

9. A plan for any proposed signs indicating the location, height, area of the sign, and message 
must be approved by the Planning Director prior to installation. 

10. Trash bins shall be kept in trash enclosures constructed of materials compatible with the 
architecture of the development. Trash enclosures shall be placed in locations as approved 
by the refuse collecting agency and the Planning Director. 

11. Fences and landscaping adjacent to roadways shall be in compliance with County's 
"Visibility and Obstructions at Public Intersections" ordinance. 

12. Should any archeological or human remains be discovered during development, work shall 
be immediately halted within 150 feet of the find until it can be evaluated by a qualified 
archaeologist. If the find is determined to be historically or culturally significant, appropriate 
mitigation measures to protect and preserve the resource shall be formulated and 
implemented. 

13. Developer shall pay all Public Facilities Impact Fees and Fire Facilities Fees as adopted by 
Resolution of the Board of Supervisors. The fees shall be payable at the time of issuance 
of the building permit for any construction in the development project and shall be based 
on the rates in effect at the time of building permit issuance. 

14. Within five days of approval by the Board of Supervisors, a $1,250.00 California Fish and 
Game fee for a Negative Declaration, made payable to "California Fish and Game" plus a 
$57.00 administrative fee, made payable to "Stanislaus County ClerWRecorder" shall be 
submitted to Planning and Community Development Department for the purpose of 
recording project documents. 

15. The applicant is required to defend, indemnify, or hold harmless the County, its officers and 
employees from any claim, action, or proceedings against the County to set aside the 
approval of the project which is brought within the applicable statute of limitations. The 
County shall promptly notify the applicant of any claim, action, or proceeding to set aside 
the approval and shall cooperate fully in the defense. 

16. The Department of Planning and Community Development shall record a Notice of 
Administrativeconditions and Restrictions with the County Recorder's Office within 30 days 
of project approval. The Notice includes: Conditions of Approval/Development Standards 
and Schedule; any adopted Mitigation Measures; and a project area map. 
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17. Pursuant to Section 404 of the Clean Water Act, prior to construction, the developer shall 
be responsible for contacting the US Army Corps of Engineers to determine if any 
"wetlands," "waters of the United States," or other areas under the jurisdiction of the Corps 
of Engineers are present on the project site, and shall be responsible for obtaining all 
appropriate permits or authorizations from the Corps, including all necessary water quality 
certifications, if necessary. 

18. Pursuant to the federal and state Endangered Species Acts, prior to construction, the 
developer shall be responsible for contacting the US Fish and Wildlife Service and 
California Department of Fish and Game to determine if any special status plant or animal 
species are present on the project site, and shall be responsible for obtaining all 
appropriate permits or authorizations from these agencies, if necessary. 

19. Pursuant to Section 1600 and 1603 of the California Fish and Game Code, prior to 
construction, the developer shall be responsible for contacting the California Department 
of Fish and Game and shall be responsible for obtaining all appropriate streambed 
alteration agreements, permits or authorizations, if necessary. 

20. Pursuant to State Water Resources Control Board Order 99-08-DWQ and National 
Pollutant Discharge Elimination System (NPDES) General Permit No. CAS000002, prior 
to construction, the developer shall be responsible for contacting the California Regional 
Water Qualitv Control Board to determine if a "Notice of intent" is necessarv. and shall 

A .  

prepare all appropriate documentation, including a Storm Water Pollution Prevention Plan 
(SWPPP). Once com~lete, and ~ r i o r  to construction, a c o ~ v  of the SWPPP Pollution 
Preventidn Plan shall be submitted to the Stanislaus county Department of Public Works. 

Department of Public Works 

21. Paved driveway approaches shall be installed to the county standards on Carpenter Road 
at the access point between the existing edge of road pavement and the right-of-way line, 
if one does not exist. The driveway approaches shall be constructed in a manner to prevent 
runoff from going onto adjacent property and the county road right-of-way. The approaches 
shall be installed prior to the use of the property for the proposed project. 

22. An encroachment permit must be obtained for the driveway approaches. 

23. All driveway locations and widths shall be approved by this Department. 

24. No parking, loading or unloading of vehicles shall be permitted within the right-of-way of 
Carpenter Road. The developer will be required to install or pay for the installation of any 
signs and/or markings, if warranted. 

25. Because the site is located within the 100-year flood plain of the San Joaquin River, any 
structure or work requiring a building permit including electrical hookups shall comply with 
the County's Flood Damage Prevention Ordinance. Approval from the Reclamation Board 
at the State of California shall be provided to the Department of Public Works prior to the 
issuance of any building permit. 
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Department of Environmental Resources 

26. Prior to operation of the facility or expiration of the permit, whichever occurs first, 
the owner must obtain a permit from the Department of Environmental Resources for 
the on-site water system. 

27. At such time that the water well's water is consumed or washing hands by 25 or more 
persons, 60 days or more out of the year, or there is 5 or more service connections, the 
owner must obtain a public water supply permit from DER. The water supply permit 
issuance is contingent upon the water system meeting construction standards, and 
providing water, which is of acceptable quantity and quality. 

28. The on-site wastewater disposal system (OSWDS) shall be by individual Primary & 
Secondary wastewater treatment units, operated under conditions and guidelines 
established by Measure X. 

29. The engineered on-site wastewater disposal system (OSWDS) design shall be designed 
for the maximum occupancy of an office building. 

30. The OSWDS designed system shall provide 100% expansion area. Any portion of the 
drainfield of the on-site wastewater installed under pavements is to be doubled. 

31. The applicant shall obtain a "Special Occupancy Permit" from the California State 
Department of Housing and Community Development for a recreational vehicle park. 
Compliance shall be verified and certified by Stanislaus County Department of 
Environmental Resources. 

32. An application for Permit to Operate shall be secured and the applicable fees collected by 
DER as required by California State Department of Housing and Community Development. 
Permit to operate will be issued initially by HCD and the yearly renewal of the Permit to 
Operate will be administered by Department of Environmental Resources. 

Development Sewices 

33. All sewer and electrical services shall be approved through building permits 
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California State De~artment of Water Resources 

34. An encroachment permit shall be obtained from the Reclamation Board prior to initiating 
any activities. If an encroachment permit is determined not be required by the Reclamation 
Board, the applicant shall be responsible for providing written verification fo the 
Reclamation Boards determination. 

Stanislaus Fire Prevention Bureau 

35. Approved fire apparatus access roads shall be provided. Fire apparatus access roads shall 
have an unobstructed width of not less than 20-feet and an unobstructed vertical clearance 
of not less than 13-feet 6-inches. 2001 California Fire Code. 

Please note: I f  Conditions are amended by the Planning Commission or Board of Supervisors, such 
amendments will be noted in the upper right hand corner of the first page of the Conditions of 
Approval, new wording is in bold, and deleted wording will have a 

( l : \S ta f f rp t \~~ iz006\~~ 2006-03 - Turlock Sportsmans Club\staff report.@ 



Sir,vinQ ro a. m a  e.r, 

Stanislaus County 
Planning and Community Development 

1010 10'"reet, Suite 3400 Phone: (209) 525-6330 
Modesto, California 95354 Fax: (209) 525-5911 

CEQA INITIAL STUDY 
Adapted from CEOA Guidelines APPENDIX G Environmental Checklist Form, Final Text October 26. 1998 

1. Project title: 

2. Lead agency name and address: 

3. Contact person and phone number: 

4. Project location: 

Williamson Act Contract Cancellation Application 
No. 2006-01 and Use Permit Application No. 
2006-03 - Turlock Sportsman's Club 

Stanislaus County 
101 0 10th Street, Suite 3400 
Modesto, CA 95354 

Angela Freitas, Senior Planner 
(209) 525-6330 

Northwest corner of Crows Landing Road and 
Carpenter Road, between Carpenter Road and 
the San Joaquin River, in the PattersonINewman 
area. (13949 Carpenter Road - APN: 057-001- 
005) 

5. Project sponsor's name and address: Turlock Sportsman's Club 
P.O. Box 2392 
Turlock, CA 95381 

6. General plan designation: Agriculture 

7. Zoning: A-2-40 (General Agriculture) 

8. Description of project: 

Request to operate a recreational vehicle camp with electrical and sewer hook-ups for use by individual recreational 
vehicles. The site consists of 13 acres with one single-family dwelling and various accessory structures including a 
clubhouse and bathroomlshowers. The camping area is identified as 3.57 acres in size. In addition to camping, on-site 
activities will include various annually scheduled events and continued use of the trap shooting and pistol range areas. 
Cancellation of Williamson Act Contract No. 78-3489 is required in order to allow the intensified use of the site. 

The legal nonconforming status of the site authorizes uses including camping, fishing, and shooting activities permitted on- 
site provided the campgrounds are unimproved (no electrical or sewer hook-ups) and comply with the definition of 
'recreation use' provided under the Williamson Act. The requested Use Permit authorizes use of the site exceeding its legal 
nonconforming status and the definition of 'recreation use' provided under the Williamson Act. 

9. Surrounding land uses and setting: 

Agricultural uses to the west, north, east, and southeast, which include an agricultural packing house and a dairy. The San 
Joaquin River borders the south side of the property. A legal nonconforming mobile home park is located, west of the river, 
southwest of the project site. 

10. Other public agencies whose approval is required (e.g., Stanislaus County Department of Environmental 
permits, financing approval, or participation agreement.): Resources. 

Stanislaus County Public Works 
Stanislaus County Fire Authority 
San Joaquin Valley Air Pollution Control District. 
State Department of Water Resources 

EXHIBIT E 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
The environmental factors checked below would be potentially affected by this project, involving at least one 
impact that is a "Potentially Significant Impact" as in-dicated by the checkiist on-the following pages. 

q Aesthetics q Agriculture Resources n ~ i r  Quality 

n~ io log i ca l  Resources q Cultural Resources U~eo logy  Isoils 

n ~ a z a r d s  & Hazardous Materials q Hydrology I Water Quality q Land Use I Planning 

n ~ i n e r a l  Resources II) Noise n~opulat ion I Housing 

n ~ u b l i c  Services Recreation n~rans~ortationfrraff ic 

n ~ t i l i t i e s  I Service Systems q Mandatory Findings of Significance 

DETERMINATION: (To be completed by the Lead Agency) 
On the basis of this initial evaluation: 

IX1 I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

I find that although the proposed project could have a significant effect on the environment, there will 
not be a significant effect in this case because revisions in the project have been made by or agreed to 
by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

[7 I find that the proposed project MAY have a "potentially significant impact" or "potentially significant 
unless mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in 
an earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation 
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT 
REPORT is required, but it must analyze only the effects that remain to be addressed. 

[7 I find that although the proposed project could have a significant effect on the environment, because all 
~otentiallv sianificant effects (a) have been analvzed adeouatelv in an earlier EIR or NEGATIVE . , - 

DECLARATIO~ pursuant toapplicablestandards, and (b) have been koided or mitigated pursuant to that 
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed 
upon the proposed project, nothing further is required. 

Anqela Freitas 
Printed name 

Seatember 26,2006 
Date 

For 

2 0 
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EVALUATION OF ENVIRONMENTAL IMPACTS: 

1) A brief explanation is required for all answers except "No lmpact" answers that are adequately supported by the 
information sources a lead agency cites in the parentheses following each question. A "No Impact" answer is 
adequately supported if the referenced information sources show that the impact simply does not apply to projects 
like the one involved (e.g., the project falls outside a fault rupture zone). A "No lmpact" answer should be explained 
where it is based on project-specific factors as well as general standards (e.g., the project will not expose sensitive 
receptors to pollutants, based on a project-specific screening analysis). 

2) All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as 
well as project-level, indirect as well as direct, and construction as well as operational impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, then the checklist answers 
must indicate whether the impact is potentially significant, less than significant with mitigation, or less than 
significant. "Potentially Significant Impact" is appropriate if there is substantial evidence that an effect may be 
significant. If there are one or more "Potentially Significant Impact" entries when the determination is made, an EIR 
is required. 

4) "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of 
mitigation measures has reduced an effect from "Potentially Significant Impact" to a "Less Than Significant lmpact." 
~he iead  agency must describe the mitigation measures, and briefly explain how they reduce the effect to a les; than 
significant level (mitigation measures from Section XVII, "Earlier Analyses," may be cross-referenced). 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has 
been adequately analyzed in an earlier EIR or negative declaration. 

Section 15063(c)(3)(D). In this case, a brief discussion should identify the following: 

a) Earlier Analysis Used. Identify and state where they are available for review. 

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of 
and adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether 
such effects were addressed by mitigation measures based on the earlier analysis. 

c) Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated," 
describe the mitigation measures which were incorporated or refined from the earlier document and the 
extent to which they address site-specific conditions for the project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information sources for potential 
impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document should, 
where appropriate, include a reference to the page or pages where the statement is substantiated. 

7 )  Supporting Information Sources: A source list should be attached, and other sources used or individuals 
contacted should be cited in the discussion. 

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should 
normally address the questions from this checklist that are relevant to a project's environmental effects in whatever 
format is selected. 

9) The explanation of each issue should identify: 

a) the significant criteria or threshold, if any, used to evaluate each question; and 

b) the mitigation measure identified, if any, to reduce the impact to less than significant. 
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ISSUES 

a) Have a substantial adverse effect on a scenic vista? 

b) Substantially damage scenic resources, including, but not 
limited to, trees, rock outcroppings, and historic buildings 
within a state scenic highway? 

I Mitigation: None. I 

I. AESTHETICS -- Would the project: 

X 

X 

c) Substantially degrade the existing visual character or quality 
of the site and its surroundings? 

d)Createa new sourceof substantial light or glare which would 
adversely affect day or nighttime views in the 
area? 

I References: County policies, site review and staff ex~erience. 

Potentially 
Significant 

lmpact 

Less Than 
Significant 

With Mitigation 
Included 

X 

X 

II. AGRICULTURE RESOURCES -- In determining whether 
impacts to agricultural resources are significant environmental 

Discussion: The site itself is not considered to be a scenic resource or a unique scenic vista. Visibility of the site from 
the public right-of-way is limited. The site has the appearance of pastureland with one single-family dwelling and several 
accessory buildings. This project does not propose any new buildings be constructed on-site. However, community 
standards generally do not dictate the need or desire for architectural review of new buildings or structures. The 
intensification of on-site recreational uses will be less than significant based on the limited visibility of the site and nature 
of the uses. 

effects, lead agencies may refer to the California Agricultural 
Land Evaluation and Site Assessment Model (1997) prepared by 

Less Than 
Significant 

lmpact 

the California Department of Conservationas an optional model 
to  use in assessing impacts on agricultureand farmland. Would 
the project: 

No 
lmpact 

Potentially 
Significant 

lmpact 

a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as shown on the maps 
prepared pursuant t o  the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-agricultural 
use? 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 

lmpact 

b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract? X 

c) Involve other changes in theexisting environment which, due 
to their location or nature, could result in conversion of X 
Farmland, to non-agricultural use? 

Discussion: The project site is enrolled under Williamson Act Contract No. 78-3489. A Notice of Non-Renewal of the 
contract was recorded in August of 2006 with a contract expiration date of December 31, 2015. Cancellation of the 
Williamson Act has been required for processing of the requested Use Permit. The State Department of Conservation 
(DOC) has reviewed this project and found that the proposed recreational camp does not appear to be a recreational use 
or compatible use as allowed by the Williamson Act. The proposed Use Permit is dependent on cancellation of the 
Williamson Act contract. 
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designated as 'Other Land' by the California State Department of c o n s e ~ a t i ~ n  Farmland Mapping and Monitoring Program. 
Soils on the project site consist primarily of Columbia (channeled, 0 to 8 percent slopes with a soil grade of (4) four and a 
storie index of 35) and a limited amount of Columbia loam (0 to 1 percent slopes with a soil grade of (1) one and a storie 

The site is isolated from productive agriculture in the surrounding area by a river to the south, a Reclamation District levee 
and Carpenter Road to the east, and Crows Landing Road to the southeast. The land to the north and northwest is also 
classified as 'Other Land' and consists of unirrigated grassland. While the introduction of people into an agricultural area 
always increases the risk of conflict, the isolated nature of the project site limits the potential for conflict. The A-2 zoning 

under an applicablefedeml or state ambient air quality standard 

Discussion: The project site is within the San Joaquin Valley Air Basin, which has been classisfied as "non-Attainment" 
for ozone and respirable particular matter (PM-10 and PM-2.5) as defined by the Federal Clean Air Act. The San Joaquin 
Valley Air Pollution Control District (SJVAPCD) has been established by the State in an effort to control and minimize air 
pollution. As such, the District maintains permit aurhority over stationary sources of pollutants. 

The primary source of air pollutants generated by this project would be classified as being generated from "mobile" sources. 
Mobile sources would generally include dust from roads, farming, and automobile exhausts. Mobile sources are generally 
regulated by the Air Resources Board of the California EPA which sets emissions for vehicles and acts on issues regarding 
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IV. BIOLOGICAL RESOURCES - Would the project: 

a) Have a substantial adverse effect, either directly or through 
habitat modifications, on any species identified as a candidate, 
sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

b) Have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or regional 
plans, policies, regulations or by the California Department of 
Fish and Game or US Fish and Wildlife Service? 

c) Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, hydrological interruption, or 
other means? 

d) Interfere substantially with the movement of any native 
resident or migratoryfish orwildlife speciesorwith established 
native resident or migratory wildlife corridors, or impede the 
use of native wildlife nursery sites? 

e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community conservation Plan, or 
other approved local, regional, or state habitat conservation 
plan? 

Discussion: The project site is iocated adjacent to the San Joaquin 
District levee. The project site and the land north consist of unirrigated grassland iocated within 100 and 500 year flood 
zones. Historical useof the site has included camping, fishing and shooting activities. The site is improved with one singie- 
family dwellings and various accessory buildings associated with the historical use of the site. On-site improvements also 
include a pistol range and trap shooting area. The proposed project will intensify the use by allowing electrical and sewer 
hook-ups for use by individual recreational vehicles and allowing up to five annually scheduled events. The area utilized 
for camping will not be expanding and no new structures are being proposed. 

Potentiaiiy 
Significant 

lmpact 

River and 

Less Than 
Significant 

With Mitigation 
included 

bordered on the 

Less Than 
Significant 

impact 

X 

X 

X 

X 

east by a 

No 
Impact 

X 

X 

Reclamation 
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This project has been referred to the California Department of Fish and Game, US Fish and Wildlife, Corps of Engineers, 
and the State Clearing House. The only responding agency was the Department of the Army which identified the need for 
a preliminary wetland delineation be prepared to ascertain the extent of waters on the project site. After being contacted 
by the applicants representative, the Department of the Army has determined there will be no discharging or fill materials 
into wetlands and waters of the United States. 

Standard Conditions of Approval will be added to the project to ensure that the current or future owners of the parcels are 
aware that it is their responsibility to contact various resource agencies regarding sensitive species prior to any construction 
on the newly created parcels. 

These conditions are as follows: 

Pursuant to Section 404 of the Clean Water Act, prior to construction, the developer shall be responsible for 
contacting the US Army Corps of Engineers to determine if any "wetlands," "waters of the United States," or other 
areas under the jurisdiction of the Corps of Engineers are present on the project site, and shall be responsible for 
obtaining all appropriate permits or authorizations from the Corps, including all necessarywater qualitycertifications, 

Pursuant to the federal and state Endangered Species Acts, prior toconstruction, the developer shall be responsible 
for contacting the US Fish and Wildlife Service and California Department of Fish and Game to determine if any 
special status plant or animal species are present on the project site, and shall be responsible for obtaining all 
appropriate permits or authorizations from these agencies, if necessary. 

Pursuant to Section 1600 and 1603 of the California Fish and Game Code, prior to construction, the developer shall 
be responsible for contacting the California Department of Fish and Game and shall be responsible for obtaining 
all appropriate streambed alteration agreements, permits or authorizations, if necessary. 

Pursuantto State Water Resources Control Board Order 99-08-DWQ and National Pollutant Discharge Elimination 
System (NPDES) General Permit No. CAS000002, prior to construction, the developer shall be responsible for 
contacting the California Regional Water Quality Control Board to determine if a "Notice of Intent" is necessary, and 
shall prepare all appropriate documentation, including a Storm Water Pollution Prevention Plan (SWPPP). Once 
complete, and prior to construction, a copy of the SWPPP shall be submitted to the Stanislaus County Department 
of Public Works. 
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a) Expose people or structures to potential substantial adverse 
effects, including the risk of loss, injury, or death involving: 

i) Rupture of a known earthquake fault, as delineated on 
the most recent Alquist-Priolo Earthquake Fault Zoning 
Map issued by the State Geologist for the area or based 
on other substantial evidenceof a known fault? Referto 
Division of Mines and Geology Special Publication 42. 

ii) Strong seismic ground shaking? 

iii) Seismic-related ground failure, including 
liquefaction? 

iv) Landslides? 

b) Result in substantial soil erosion or the loss of topsoil? 

c) Be located on a geologic unit or soil that is unstable, or that 
would become unstable as a result of the project, and 
potentially result in  on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

d) Be located on expansive soil, as defined in Table 18-1-8 of 
the Uniform Building Code (1994), creating substantial risks to 
life or property? 

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative waste water disposal systems where 
sewers are not available for the disposal of waste water? 

Discussion: As contained in Chapter 5 of the General Plan Support 
to significant geologic hazard are located in the Diablo Range, west of Interstate 5. This project does not propose the 
construction of any new structures. Any modifications made to existing structures as a result of this project will need to be 
designed and built according to all applicable building codes and ordinances. The intensification of vehicle movement on- 
site and any improvements associated with this project may result in soil movement, however impacts associated with soil 
erosion or loss of topsoil are anticipated to be less than significant. 

Significant 
Impact 

Documentation', 

Significant 
With Mitigation 

Included 

the areas 

Significant 
Impact 

X 

X 

of the 

impact 

X 

X 

X 

X 

X 

X 

X 

Countysubject 



Stanislaus County Initial Study Checklist Page 9 

a) Create a significant hazard to the public or the environment 
through the routine transport, use, or disposal of hazardous 

hazardous materials substances or waste within one-quarter 

it create a significant hazard to 

such a plan has not been adopted, within two miles of a public 

Discussion: No known hazardous materials are on site. Pesticide exposure is a risk in agricultural areas. Sources of 



VIII. HYDROLOGY AND WATER QUALITY -- Would the 
project: 

a) Violate any water quality standards or waste discharge 
requirements? 

b) Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there would 
be a net deficit in aquifer volume or a lowering of the local 
groundwatertable level (e.g., the production rateof pre-existing 
nearby wells would drop to a level which would not support 
existing land usesor planned usesfor which permits have been 
granted)? 

c) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream 
or river, in a manner which would result in substantial erosion 
or siltation on- or off-site? 

d) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream 
or river, or substantially increase the rate or amount of surface 
runoff in a manner which would result in flooding on- or off- 
site? 

e) Create or contribute runoff water which would exceed the 
capacity of existing or planned stormwater drainagesystems or 
provide substantial additional sources of polluted runoff? 

f) Otherwise substantially degrade water quality? 

g) Place housing within a 100-yearflood hazard areaas mapped 
on a federal Flood Hazard Boundary or Flood Insurance Rate 
Map or other flood hazard delineation map? 

h) Place within a lOOyear flood hazard area structures which 
would impede or redirect flood flows? 

i) Expose people orstructures to a significant riskof loss, injury 
or death involvingflooding, including flooding asa result of the 
failure of a levee or dam? 

j) Inundation by seiche, tsunami, or mudflow? 

Discussion: Areassubjectto flooding have been identified in 
The entire project site is located within a flood zone area with the majority of the project site being located within the 100- 
year flood zone and the remaining area located within the 500-year flood zone. The Department of Water Resources has 
identified the need for an encroachment permit to be obtained if the project encroaches on an adopted flood control plan. 
While no activities requiring a permit are anticipated, a Condition of Approval requiring verification of the project sites 
location in relationship to an adopted plan of flood control under the Reclamation Board Jurisdiction will be added to this 
project. If needed, the project will be conditioned to require an encroachment permit from the Reclamation Board. 

Due to the mobile nature of recreational vehicles and intermittent use of the site, the exposure of people to risk involving 
flooding is considered less than significant. This project is not proposing the construction of any new structures. Federal, 
State, and Local regulations addressing structures within a flood zone will apply to any future modification or replacement 
of existing structures. The project site is and will continue to be served by private on-site septic system(s) and water well(s). 

Less Than 
Significant 

Impact 

X 

X 

Management 

No 
Impact 

X 

X 

X 

X 

X 

X 

X 

X 

Act. 

Potentially 
Significant 

Impact 

accordance with the 

Less Than 
Significant 

With Mitigation 
Included 

Federal Emergency 
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IX. LAND USE AND PLANNING -- Would the project: 

regulation of an agency with jurisdiction over the project 

divide an established community andlor conflict with any habitat conservation plan 

ould be of value to the region and the residents of the 

on a local general 
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XI. NOISE -- Would the project result in: 

a) Exposure of persons to or generation of noise levels in 
excess of standards established in the local general plan or 
noise ordinance, or applicable standards of other agencies? 

b) Exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels? 

c) A substantial permanent increase in ambient noise levels in 
the project vicinity above levels existing without the project? 

d) Asubstantial temporary or periodic increase in ambient noise 
levels in the project vicinity above levels existing without the 

siding or working in the project area to 

Potentially 
Significant 

lmpact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

- 
No 

lmpact 

X 

X 
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altered governmental facilities, need for new or physically 

ical deterioration of the facility would occur or 
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Iscusslon: 
than the project site, is anticipated to be less than significant. The proposed project will intensify the recreational use of the 
site with the addition of individual sewer and electrical hook-ups and various annually scheduled events. The proposed 
project does not propose the construction of any new structures. As documented in this initial study, the proposed project 

XV. TRANSPORTATIONITRAFFIC -- Would the project: 

stion management 

Discussion: Access to the project site will be provided from Carpenter Road across an adjoining 1.5 acre Assessor's 
parcel owned by the Turlock Sportsman's Club and the Reclamation District levee. The County Public Works Department 
has reviewed this project and determined it will not create a significant impact to county roads. Conditions of Approval will 
require the installation of a paved driveway approach to county standards and driveway widths and locations approved by 
Public Works. No parking, loading or unloading of vehicles will be permitted from the right-of-way of Carpenter Road. The 

The site is large enough to provide for adequate parking capacity and will not result in a change in air traffic 
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XVI. UTILITIES AND SERVICE SYSTEMS - Would the project: 

a) Exceed wastewater treatment requirements of the applicable 
Regional Water Quality Control Board? 

b) Require or result in the construction of new water or 
wastewater treatment facilities or expansion of existing 
facilities, the construction of which could cause significant 
environmental effects? 

c) Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects? 

d) Have sufficient water supplies available to serve the project 
from existing entitlements and resources, or are new or 
expanded entitlements needed? 

e) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it has 
adequate capacity to serve the project's projected demand in 
addition to the provider's existing commitments? 

f) Be Sewed by a landfill with sufficient permitted capacity to 
accommodate the project's solid waste disposal needs? 

g) Comply with federal, state, and local statutes and regulations 
related to solid waste? 

Potentially 
Significant 

lmpact 

XVII. MANDATORY FINDINGS OF SIGNIFICANCE: 

a) Does the project have the potential to degrade the quality of 
the environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or 
animal community, reduce the number or restrict the range of 
a rare or endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory? 

Less Than 
Significant 

With Mitigation 
lncluded 

Potentially 
Significant 

lmpact 

Less Than 
Significant 

lmpact 

No 
lmpact 

X 

X 

X 

X 

X 

X 

X 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

lmpact 

No 
lmpact 

X 
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b) Does the project have impacts that are individually limited, 
but cumulatively considerable? ("Cumulatively considerable" 
means that the incremental effects of a project are considerable 
when viewed in connection with theeffects of past projects, the 
effects of other current projects, and the effects of probable 
future projects)? 

I quality of the site and/or the surrounding area. 
I:LSlaHrpRUPL?W6\UP 200603 - ~ur lock Sponsmans Club\lnitiai Study.wpd 

c) Does the project have environmental effects which will cause 
substantial adverse effects on human beings, either directly or 
indirectly? 

Stan~slaus Counry General Plan and Suppon Documentabon adopted in October 1994, as amended Opt onal and 
rev~sed elements of the General Plan and Suppon Docurnentat on Asricultural Elementadopted on A~r1123. 1992. Housincl 

X 

Elementadopted on December 12,2003, and certified by the ~ a l i f o r i a  Department of ~ousinb and   ohm unit^ ~ e v e l o ~ m e ~  
Department on March 26,2004. Circulation Element and Noise Element adopted on April t 8,2006. 

Discussion: Review of this project has not indicated any features which might significantly impact the environmental 









KEY TO AREA PARCEL MAP 

Assessor Parcel No. Acre(s) Use 

Agriculturelpasture 

Agriculturelpasture 

Agriculture 

Agriculture 

Agriculture 

Agriculture 

Agriculture 

Agriculture 

Agriculture 

Proposed Site 

Pasture 

Agriculture 

Agriculture 

Mobile Home Park 

Agriculture 

Agriculture 

Agriculture 

Agriculture 

Agriculture 

Agriculture 



Assesor Parcel No. - Use 

(u) 057-026-006 25 Agriculture 

(v) 057-026-003 5.4 Agriculture 

(w) 057-026-007 316 Agriculture 

(XI 057-001-01 1 69.91 Agriculture 

(y) 057-001-012 236.06 Ayiculture 

(2) 057-001-010 71.5 Agriculture 

** El- denotes a residence or other free-standing building ** 



REQUEST FOR CANCELLATION OF 
WILLIAMSON ACT CONTRACT 

NUMBER 78-3489 

What follows is a statement in support of the cancellation of the above- 
referenced Williamson Act Contract for A.P.N. 057-001-005, on behalf of the 
Turlock Sportsman's Club. This request shall be in conjunction with the Use 
Permit Application on file with the Stanislaus County Planning Department. 

California Government Code § 51282 allows for the cancellation of a Williamson 
Act Contract if the council finds that cancellation is consistent with the provisions 
of the Act. Cancellation is consistent with the provisions of the act if the council 
finds the following: 

(1) That the cancellation is for land on which a notice of nonrenewal has been 
served pursuant to Section 51245. 

(2) That cancellation is not likely to result in the removal of adjacent lands from 
agricultural use. 

(3) That cancellation is for an alternative use which is consistent with the 
applicable provisions of the city or county general plan. 

(4) That cancellation will not result in discontiguous patterns of urban 
development. 

(5) That there is no proximate noncontracted land which is both available and 
suitable for the use to which it is proposed the contracted land be put, or, that 
development of the contracted land would provide more contiguous patterns of 
urban development than development of proximate noncontracted land. 

Findings as to each provision: 

That the cancellation is for land on which a notice of nonrenewal has been 
sewed pursuant to Section 51245. 

A notice of non-renewal was filed concurrently with the delivery of this 
request for cancellation. 

That cancellation is not likely to result in the removal of adjacent lands from 
aaricultural use. 

As defined broadly, Cal. Gov. § 51200, et seq. attempts to promote the 
use of lands for agricultural purposes. The intent behind this particular wrov 

I 

~~ - >-- 



is to recognize the idea and reality that where one parcel of land is developed, 
surrounding parcels will ultimately seek to be developed. 

This is simply not the case with this proposed cancellation. The most 
often-cited reason behind the urbanization phenomenon is that once the 
necessary infrastructure for the initial development is laid, others line up to in an 
attempt to reap benefits that the original developer made possible. This, in turn, 
is due to the considerable costs incurred with bringing the necessary 
infrastructure to sustain development to an area in which development was 
previously unattainable. At this point it is unclear what sorts of infrastructure, if 
any, will be made a condition of the proposed use. However, whatever 
conditions may be imposed, they are not the sort which create a conducive 
environment for other developers to ride on the coattails of what the present 
owners are attempting to create. For example, it is unlikely the County will 
require the Club to lay miles and miles of pipe for sewer and water, or create 
extensive drainage systems and storm basins, all of which make further 
urbanization more likely each time a project is completed. 

The premises have been and will be used for the same activities that have 
been maintained there for nearly 70 years. There has been no impact on 
surrounding agriculture-related uses and there will be none if the Williamson Act 
Contract is cancelled now, as the proposed use shall remain, in all respects, the 
same. 

That cancellation is for an alternative use which is consistent with the applicable 
provisions of the city or county qeneral plan. 

Current zoning for the parcel is A-2 (General Agriculture). Permitted uses 
therein are found at Stanislaus County Code 5 21.20.030. Section C (Tier Three) 
allows for the following: (c)-recreational camps; (I)-off road vehicle parks; (n)-gun 
clubs and hunting clubs. While the term "recreational camp" is not defined under 
the code, the term "campground" is defined as land or premises used or intended 
to be used, let or rented for occupancy by campers traveling by automobiles or 
otherwise, or for temporary occupancy by or of trailers, recreational vehicles 
(RVs), or movable sleeping quarters of any kind. (See Stan. Code § 21.12.130) 

Ultimately, whether the potential use is consistent with the general plan 
rests with those responsible for granting or denying the use permit, which is 
currently being considered by the Stanislaus County Planning Department. 

That cancellation will not result in discontiquous patterns of urban development. 

The proposed use as contemplated herein is that of a recreational vehicle 
park in conjunction with the permitted use as a shooting range and gun club. 
The proposed use does not constitute "urban development" and therefore could 
not result in discontiguous patterns of urban development. The very reason the 



premises lends itself to the proposed use is due to its relative distance from any 
established municipality or urban locations, i.e., the location is remote. 

As stated above, this is not a potential use which promotes other 
development in the area, such as with the construction of a residential 
subdivision or commercial development. 

That there is no proximate noncontracted land which is both available and 
suitable for the use to which it is proposed the contracted land be put, or, that 
development of the contracted land would provide more contiquous patterns of 
urban development than development of proximate noncontracted land. 

As defined in the statute, "proximate, noncontracted land" means land not 
restricted by contract pursuant to this [Cal. Gov. Code § 512821 chapter, which is 
sufficiently close to land which is so restricted that it can serve as a practical 
alternative for the use which is proposed for the restricted land. 

To the best of my knowledge there is no available and suitable parcel in 
the surrounding area. I am not aware of any proximate lands which are for sale. 
In fact, most, if not all of the surrounding parcels are used in connection in some 
form or another with agricultural uses. It would be contrary to the Williamson 
Act's goals to require the Club to purchase prime farmlands which are not under 
any Williamson Act Contract, to cease agricultural operations on that farmland, in 
order to secure a use permit for a recreational vehicle park on property already 
owned by the Club, which due to its location is not presently suitable for 
agricultural use. To do so would not be a practical alternative. 



Nicholas 0. Yonano 
Michael S. Warda 
David L. Hobbs 

Please Rcply To: 
Turlock Office 

March 16, 2006 

Warda & Yonano, LLP 

VIA U.S. MAIL & FACSIMILE (209) 525-591 1 

Ms. Angela Freitas, Senior Planner 
Stanislaus County Planning Department 
1010-loth Street, Suite 3400 
Modesto, CA 95354 

Re: Turlock Sportsmen's Club1A.P.N. 057-001-005 

Dear Ms. Freitas: 

Turlock Office 
2350 W. Monte Vista Avenue 

Turlock. Ca 95382 

Modesto Office 
801 Tenth Street, 7'"loor, Suite 2 

Modesto, CA 95354 

The following shall serve as a response to your letter dated March 8, 2006, in 
particular your request for a clarification with respect to the term "celebration" as 
referenced in the use permit application. 

The Turlock Sportsmen's Club holds five annually-scheduled events: 

1. Annual Meeting of Members- January 
2. Easter Egg Hunt-April 
3. Mother's Day-May 
4. Chili-Cook Off -August 
5. TSCiBoy Scouts Halloween Event-October 

The average number of recreational vehicles used on the premises by members 
averages between seven (7) and twelve (12) per event. Prior to the initiation of 
abatement actions by Stanislaus County, camping on the premises had been limited to an 
area of approximately 1.5 acres. Subject to any state or county requirements, it is 
anticipated that the size of the potential campgrounds would remain the same. 

The duration of each event varies. The Easter Egg Hunt and Mother's Day events 
typically commence at mid-morning and are over in the late afternoon. The Annual 
Meeting and the Chili Cook-Off typically begin at mid-morning and end at approximately 
8:00 P.M. The Halloween Event usually begins around noon and ends at 9:00 P.M. 



Ms. Angela Freitas 
March 16,2006 
Page 2 

As to the proposed Williamson Act cancellation, 1 anticipate submitting the 
necessary documents and fees to the County next week. 

Thank you for your attention to this matter, and as always, should you have any 
further questions or concerns please do not hesitate to contact our offices. 

Very truly yours, -" "P 

Dave Hob s 
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s , S o  am ,a# B s , ,  APPLICATION QUESTIONNAIRE 
Please Check all applicable boxes 
APPLICATION FOR: USE PERMITIRECREATIONAL VEHICLE PARK 

Staffis available to assist you with determining which applications are necessary 

[7 General Plan Amendment [7 Subdivision Map 

[7 Rezone Parcel Map 

Use Permit [7 Exception 

[7 Variance [7 Williamson Act Cancellation 

[7 Historic Site Permit [7 Other 

Application No(s): 2 a - 0 5  

Date: \ .Lq.'IOL 

S C 1 / 7  T b  R q  

GP Designation: A& 
Zoning: A - p q o  
Fee: @ZZ%S 00 r";Z;iff 

Receipt No. & zs'? 

Received By: 33 

Notes: 

h \ L q  eL!T Rrt=-NE@? 

In order for your application to be considered COMPLETE, please answer all applicable questions on the following pages, 
and provide all applicable information listed on the checklist on pages i - v. Under State law, upon receipt of this 
application, staff has 30 days to determine if the application is complete. We typically do not take the full 30 days. It may 
be necessary for you to provide additional information andlor meet with staff to discuss the application. Pre-application 
meetings are not required, but are highly recommended. An incomplete application will be placed on hold until all the 
necessary information is provided to the satisfaction of the requesting agency. An application will not be accepted without 
all the information identified on the checklist. 

Please contact staff at (209) 525-6330 to discuss any questions you may have. Staff will attempt to help you in any way 
we can. 

PROJECT INFORMA TION 

PROJECT NAME: Turlock Sportsman's Club 
(Desired name for project, if any) 

CONTACT PERSON: Who is the primary contact person for information regarding this project? 

Name: David Hobbs Telephone: (209) 667-1889 

Address: 2350 W. Monte Vista Avenue. Turlock. CA 95382 

Fax Number: (209) 667-1809 email address: dhobbs@wardavonano.com 

(Attach additional sheets as necessary) 
PROPERTY OWNER'S NAME: Turlock Sportsman's Club 

Mailing Address Post Office Box 2392 

Turlock. CA 95381 

Telephone: (209) 523-1 103 Fax: 



APPLICANT'S NAME: SAME 

Mailing Address 

Telephone: Fax: 

ENGINEER I APPLICANT: SAME 

Mailing Address 

Telephone: Fax: 

PROJECT DESCRIPTION: (Describe the project in detail, including physical features of the site, proposed 
improvements, proposed uses or business, operating hours, number of employees, anticipated customers, etc. - Attach 
additional sheets as necessary) 
*Please note: A detailed project description is essential to the reviewing process of this request. In order to 
approve a project, the Planning Commission or the Board of Supervisors must decide whether there is enough 
information available to be able to make very specific statements about the project. These statements are called 
"Findings': It is your responsibility as an applicant to provide enough information about the proposed project, 
so that staff can recommend that the Commission or the Board make the required Findings. Specific project 
Findings are shown on pages 16 - 18 and can be used as a guide for preparing your project description. (If you 
are applying for a Variance or Exception, please contact staff to discuss special requirements). 

The Turlock Sportsman's Club is a not-for-profit corporation and has been in existence for nearly seventy vears. 

The Club was formed and orqanized to foster sportsmanship and promote the outdoors. The primarv asset of the Club is 

the real property which is the subiect of this application. The parcel is used as a meetinq qround for Club members, and 

various activities such as tarqet-shootinq, various celebrations, and carnainq. 

The proposed use of a portion of the property as a recreational vehicle park is consistent with the General Plan in 

that. pursuant to Stanislaus County Municipal Code 6 21.20.030 (c) (2) [in particular subsection(s) c.h,l,and nl a 

recreational vehicle park is a permissible use. Furthermore, the proposed use will have no effect on any potential 

aqriculture use on the property itself, as for the last seventy (70) vears, the property has been used solely for Club events. 

Additionally, the propem in question can best be described as 'swampy', due to the fact the property is located within a 

flood-plain. and as such is not conducive to aqricultural use. Any impact on surroundinq property uses will be neqliqible. 

The impact of the proposed use on the qeneral welfare of Stanislaus County can only be described as beneficial. 

due to the nature of the orqanization and their overall qoals. 



PRO.J,,CT SITE INFOR,. A TION 11 
Complete and accurate information saves time and i s  vital to project review and assessment. Please complete 
each section entirely. If a question i s  no t  applicable to your project, please indicated this to show that each 
question has been carefully considered, Contact the Planning & Community Development Department Staff, 
1010 loth Street - 3d Floor, (209) 525-6330, if you have any questions. Pre-application meetings are highly 
recommended. 

ASSESSOR'S PARCEL NUMBER(S): Book 057 Page 001 Parcel 005 

Additional parcel numbers: 
Proiect Site Address 
or  Physical Location: 13949 Carpenter Rd. 

Crows Landinq, CA 95313 

Property Area: Acres: 13 or Square feet: 

Current and Previous Land Use: (Explain existing and previous land use(s) of site for the last ten years) 

The site has been used since the 1930's for use as a recreational site for the Club's activities. includinq but not limited to 
campinq, tarqet-shootinq, and the like. 

List any known previous projects approved for this site, such as a Use Permit, Parcel Map, etc.: (Please identify 
project name, type of project, and date of approval) 

Existing General Plan &Zoning: A-2 (General Aqriculture) 

Proposed General Plan & Zoning: A-2 (General Aqriculture) 
(if appllcabie) 

ADJACENT LAND USE: (Describe adjacent land uses within 1,320 feet (114 mile) andlor two parcels in each 
direction of the project site) 

East: aqriculture 

West: aqriculture 

North: aqriculture 

South: aqriculture 

WILLIAMSON ACT CONTRACT: 

yes NO Is the property currently under a Williamson Act Contract? 
Contract Number: 78-3489 

If yes, has a Notice of Non-Renewal been filed? NO 

Date Filed: 



Yes 01 NO H Do y opose to cancel any portion of the Con. 

yes NO El Are there any agriculture, conservation, open space or similar easements affecting the 
use of the project site. (Such easements do not include Williamson Act Contracts) 

If yes, please list and provide a recorded copy: 

SITE CHARACTERISTICS: (Check one or more) Flat H Rolling C] Steep C] 

VEGETATION: What kind of plants are growing on your properly? (Check one or more) 

Field crops 17 Orchard 17 PastureIGrassland H Scattered trees 

Shrubs Woodland C] RiverIRiparian H Other C] 

Explain Other: 

Yes No  H Do you plan to remove any trees? (If yes, please show location of trees planned for removal on plot 
plan and provide information regarding transplanting or replanting.) 

GRADING: 

Yes No  H Do you plan to do any grading? (If yes, please indicate how many cubic yards and acres to be 
disturbed. Please show areas to be graded on plot plan.) 

STREAMS, LAKES, & PONDS: 

Yes No  Are there any streams, lakes, ponds or other watercourses on the property? (If yes, please show 
on plot plan) 

Yes 01 No H Will the project change any drainage patterns? (If yes, please explain - provide additional sheet if 
needed) 

Yes No  Are there any gullies or areas of soil erosion? (If yes, please show on plot plan) 

Yes No  H Do you plan to grade, disturb, or in any way change swales, drainages, ditches, gullies, ponds, 
low lying areas, seeps, springs, streams, creeks, river banks, or other area on the site that carries 
Or holds Water for any amount of time during the year? (If yes, please show areas to be graded on 
plot plan) 

Please note: If the answer above is yes, you may be required to obtain authorization from 
other agencies such as the Corps of Engineers o r  California Department of Fish and 
Game. 



STRUCTURES: 

Y e s  No Are there structures on the site? (If yes, please show on plot plan. Show a relationship to 
property lines and other features of the site. 

Y e s  No !% Will structures be moved or demolished? (If yes, indicate on plot plan.) 

Y e s  No Do you plan to build new structures? (If yes, show location and size on plot plan.) 

Y e s  C] No !% Are there buildings of possible Historical significance? (If yes, please explain and show location and 
size on plot plan.) 

PROJECT SITE COVERAGE: 

Existing Building Coverage: 6.365 Sq. Ft. Landscaped Area: nla Sq. Ft. 

Proposed Building Coverage: nla Sq. Ft. Paved Surface Area: nla Sq. Ft. 

BUILDING CHARACTERISTICS: 

Size of new structure(s) or building addition(s) in gross sq. ft.: (Provide additional sheets if necessary) 

Number of floors for each building: NIA 

Building height in feet (measured from ground to highest point): (Provide additional sheets if necessary) NIA 

Height of other appurtenances. excluding buildings, measured from ground to highest point (i.e., antennas, mechanical 
equipment, light poles, etc.): (Provide additional sheets if necessary) NIA 

Proposed surface material for parking area: (Provide information addressing dust control measures if non-asphalUconcrete 
material to be used) NIA 

- -- 

UTILITIES AND IRRIGATION FACILITIES: 

Y e s  No C] Are there existing public or private utilities on the site? Includes telephone, power, water, etc. (If 
yes, show location and size on plot plan) 

Who provides, or will provide the following services to the property? 

Electrical: T.I.0 Sewer*: septic 

Telephone: GaslPropane: 

Water*': Well-on-site Irrigation: nla 



'Please Note: A "will serve" lett, required if the sewer service wil l  I ,vided by  City, Sanitary District, 
Community Services District, etc. 

**Please Note: A "will serve" letter is required if the water source is  a City, Irrigation District, Water District, etc., 
and the water purveyor may be required to provide verification through an Urban Water Management Plan that an 
adequate water supply exists to service your proposed development. 

Will any special or unique sewage wastes be generated by  this development other than that normally associated with 
resident or employee restrooms? Industrial, chemical, manufacturing, animal wastes? (Please describe:) 

Please Note: Should any waste be generated by  the proposed project other than that normally associated with a 
single family residence, i t  is likely that Waste Discharge Requirements will be required by  the Regional Water 
Quality Control Board. Detailed descriptions of quantities, quality, treatment, and disposal may be required. 

Yes rn No C] Are there existing irrigation, telephone, or power company easements on the property? (If yes. 
show location and size on piot plan.) 

Yes 17 No Do the existing utilities, including irrigation facilities, need to be moved? (If yes, show location and 
size on plot plan.) 

Yes 17 No Does the project require extension of utilities? (If yes, show location and size on plot plan.) 

AFFORDABLE HOUSINGISENIOR: 

Yes 17 No Will the project include affordable or senior housing provisions? (If yes, piease expiain) 

RESIDENTIAL PROJECTS: (Piease compiete if applicable - Attach additional sheets if necessary) NIA 

Total No. Lots: Total Dwelling Units: Total Acreage: 

Net Density per Acre: Gross Density per Acre: 

Single Two Family Multi-Family Multi-Family 
(complete if applicable) Family Duplex Apartments Condominium1 

Townhouse 
Number of Units: 

Acreage: 

COMMERCIAL, INDUSTRIAL, MANUFACTURING, RETAIL, USE PERMIT, OR OTHER 
PROJECTS: (Please complete if applicabie - Attach additional sheets if necessary) 

Square foo:age of each existing o: proposea b;ld ngcs, The fol.ow~nq are a exlsllno s!ructures. Storaqk 8 B a i n ?  
1.7!5 sq. n: worksned- 144 .- sq. n: bathroom'shower-320 sq ft: cl~bhouse-3?G2 sq f~ old residence-'040s_q_h.. -. . . _ 

Type of use(~) :  



Days and hours of operation. The itself 1s open 7-days per week, 24 hour iav However, use as a 

recreational vehicle park will qenerallv be limited to weekends. Weekdav use will qenerallv be sparse. 
--- - - 

Seasonal operat~on (~.e., pack~ng shed, huller, etc ) months and hours of operation. NIA 

Occupancylcapacity of building: NIA 

Number of employees: (Maximum Shift): NIA (Minimum Shift): NIA 

Estimated number of daily customerslvisitors on site at peak time: 20 

Other occupants: 

~~ ~p-~~~~ ~ ~~ ~- ~ ~ 

Estimated number of truck deliverieslloadings per day: NIA 

Estimated hours of truck deliverieslloadings per day: NIA 

Estimated percentage of traffic to be generated by trucks: NIA 

Estimated number of railroad deliverieslloadings per day: NIA 

Square footage of: 

Office area: Warehouse area: 

Sales area: Storage area: 

Loading area: Manufacturing area: 

Other: (explain type of area) Please refer to Paqe 6 for square footaqe information 

Yes No Will the proposed use involve toxic or hazardous materials or waste? (Please explain) 

ROAD AND ACCESS INFORMATION: 

What County road(s) will provide the project's main access? (Please show all existing and proposed driveways on the plot plan) 

Carpenter Road 



Yes No Are there pr, or publrc road or access easements on ~roperty now? (If yes, show locat~on 
and slze on plot plan) 

Yes No Do you require a private road or easement to access the property? (If yes, show location and 
size on plot plan) 

Yes rn No Do you require security gates and fencing on the access? (If yes, show location and size on plot 
plan) 

Please Note: Parcels that do not  front on a County-maintained road or  require special access may require 
approval of an Exception to the Subdivision Ordinance. Please contact staff to  determine if an exception is  
needed and to  discuss the necessary Findings. 

STORM DRAINAGE: 

How will your project handle storm water runoff? (Check one) Drainage Basin Direct Discharge rn Overland 

Other: (please explain) 

If direct discharge is proposed, what specific waterway are you proposing to discharge to? 

Please Note: If direct discharge is  proposed, you will be required to  obtain a NPDES permit from the Regional 
Water Quality Control Board, and must provide evidence that you have contacted them regarding this proposal 
with your application. 

EROSION CONTROL: 

If you plan on grading any portion of the site, please provide a description of erosion control measures you propose to 
implement. 

NIA 

Please note: You may be required to obtain an NPDES Storm Water Permit from the Regional Water Quality 
Control Board and prepare a Storm Water Pollution Prevention Plan. 

ADDITIONAL INFORMATION: 

Please use this space to provide any other information you feel is appropriate for the County to consider during review of 
your application. (Attach extra sheets if necessary) 

Future plans for this parcel include a cancellation of the Williamson Act Contract, application for permits aliowinq 

electrical hook-ups in the campqround. application for permits to upqrade existina structures. 



RECORDED AT REQUEST OF: 
Stanislaus County 
Board of Supervisors 

WHEN RECORDED RETURN TO: 
Stanislaus County Department 
of Pianning and Community Development 

Stanislaus,  Count Recorder 
Lee Lundri an Co ecorder Office il 
DOC- 3006-01256 16-60 
Wednesday, RUG 23, 2006 08: 16 :23 
Ttl Pd $0.00 Nbr-00B2154568 

ORC/R2/1-3 

NOTICE OF NON-RENEWAL CALIFORNIA LAND CONSERVATION CONTRACT 
SEE E X H I B I T  A 

CONTRACT NO. 78-3489 ENTIRE CONTRACT or A PORTION CONTRACTYEAR 1978 

ASSESSOR PARCEL NO(S) 0 5 7 - 0 0  1 - 0 0 5  TOTAL ACREAGE: 

LOCATION: -d. S-T-R: Sec. 7: T-6S;R-9E 

ORIGINAL LANDOWNER(s) ATTIME CONTRACT BEGAN: Turlock Sportsman ' S Club 

NOTICE IS HEREBY GIVEN BY CURRENT "LANDOWNER(s)" that the Land Conservation Contract by and between the 

landowner($ listed below and the County of Stanislaus, which was recorded December 23, 1977 
(date) 

as Document Number: OR i f  prior to Julv 1984: Instrument Number -40677 

; in Book 3 0 0 2  & Pages 2 8 8  through of the Official Records 

of Stanislaus County, California, is NOT TO BE RENEWED. 

(PRINT) (ALL TO BE NOTARIZED) 

1 P r ~ q i  dent 

FOR PLANNING DEPARTMENT OFFICE USE ONLY 

This notice fiied with Stanislaus County Pianning Department on (date) MIL?& %, Aa &= 
The expiration date of said agreement is the last of December. 20\5 

Stanislaus County Board of Supervisors: 
Christine Ferraro Tallman 
Clerk of the Board 
C7 



CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT -4j r ~ ~ ~ ~ ~ m ~ ~ ~ x ~ x e ~ z ~ m ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ ~ - 4 ~ ~ c ~ s ~ x ~ ~ ~ ~ c 4 ~ ~ ~ ~ - ~ ~ x ~ ~ ~ ~ ~  
h 5 

State of California 

~ a m e  aod~ i l i e  of mce i (eg . .  '~ane Doe Notary Pvblic'l 

personally appeared 

personally known to me 
=proved to me on the basis of satisfactory 
evidence 

to be the person#) whose n a m e 0  i s l a d  
subscribed to the within instrument and 
acknowledged to me that hel@e&bepxecuted 

the entity upon behalf of which the personM 

Place Notary Seal Above 

Though the ;nformat;on below is not required by law, it may prove valuable to persons relying on the document 
and could prevent fraudulent removal and reattachment of this form to another document 

Description of Attached Document 
Title or Type of Document: 

Document Date: rk$Q& 2 2 , d  Number of Pages: 

Signer@) Other Than Named Above: 

Corporate Officer - Titie(s): 
O Partner - Limited General 

0 Guardian or Conservator 

Signer is Representing: 

0 1499 Natl-i NaiaVAsroc8suon ,9310 De hloirre..  PO. Bux 2402. Ula!swa*. CA91313-24m .mnuna#ionnlnol3nja~ Pmd. No. 5907 RenWerl Callidi&Frer 1-800-876-6827 





Stanislaus Consolidated Fire Protection District 
3705 Oakdale Road 

Modesto, California 95357 
Phone (209) 552-3700 

Fax (209) 552-3705 

February 2, 2006 

MEMO TO: Angela Freitas, Department of Planning & Community Development 

FROM: Shirley Koelmans, Fire Prevention Specialist y.' 
SUBJECT: Use Permit Application No. 2006-03 - Turiock Sportsman's Club 

I have reviewed the information received for the subject project and wish to submit the following 
comments: 

Approved fire apparatus access roads shall be provided. Fire apparatus access roads shall 
have an unobstructed width of not less than 20 feet and an unobstructed vertical clearance of 
not less than 13 feet 6 inches. 2001 California Fire Code 

Once more information is available as to the scope of this project, such as the proposed size of 
the recreational vehicle park, what type of "celebrations" are proposed and whether the upgrade 
of the existing structures includes a change of use, etc., additional fire requirements will be 
provided and may also include a condition to provide water for fire protection. 

If you have any questions, please feel free to contact me at (209) 552-3722. 



February 14,2006 Reference No. C20060276 

Angela Freitas 
Stanislaus County 
Plannin and Community Dev. 9, 1010 10 St., Ste. 3400 
Modesto. CA 95354 

Subject: Early Consultation for Use Permit Application 2006-03 -Turlock Sportsman's Club 

Dear Ms. Freitas: 

The San Joaquin Valley Unified Air Pollution Control District (District) has reviewed the project referenced 
above and offers the following comments: 

The entire San Joaquin Valley Air Basin is designated non-attainment for ozone and particulate matter 
(PM10 and PM2.5). Preliminary analysis indicates that the project will emit less than the District's project 
level thresholds of significance for ozone precursors of 10 tons per year of reactive organic gases (ROG) 
and oxides of nitrogen (NOx). 

The application indicates that future plans for the property include electrical hook-ups in the campground 
and upgrading the existing structures. Future development will require additional environmental study. To 
avoid unnecessary delays, these applications should be submitted to the District as soon as possible. 

With the adoption of District Rule 9510 (Indirect Source Review) on December 15, 2005, effective March 
1, 2006, the District will be requiring applicants subject to the rule to quantify construction, area and 
operational PMlO and NOx emissions, and potentially to mitigate a portion of those emissions. Based on 
the information provided, it appears that this project may be subject to the rule. The District suggests that 
the applicant contact the District's CEQNISR Department at (559) 5800 or by email at lSR@vallevair.orq. 

District staff is available to meet with you andlor the applicant to further discuss the regulatory 
requirements that are associated with this project. If you have any questions or require further 
information, please call me at (559) 230-5818 or Mr. Dave Mitchell, Planning Manager, at (559) 230-5807 
and provide the reference number at the top of this letter. 

Sincerely, 

cJy&L@-B ki& 
dssica Willis 
Air Quality Specialist 
Central Region 

C: File 

Northern Region Office Central Region Ofiice Southern Region Oifice 
4800 Enlerprire Way 1990 East Cettysburg Avenue 2700 M Street. Suite 275 

Modrsto, CA 95356-8718 Fremo, CA 93726.0244 Bakersfield, CA 93101 -23i3 
(209) 557-6400 . FAX (209) 557-6475 (559) 230-6000 a FAX (559) 230-6061 6 '7(6bl) 326-6900 . FAX (6611 326-6985 

M,,",.", ,,311",,3;.r.r" 



- 
DEPARTMENT OFPUBLIC WORKS 

lmo IOJH S ~ C  Suite 3500, ~w'esto, GI 95354 
Phone: 2~.5ZS.6550 

February 24,2006 

MEMO TO: Angela Freitas, Senior Planner 
J -' 

FROM: Ron %&d Development Coord'iator 

SUBJECT: Use Permit Application No. 2006-03 - Turlock Sportsman's Club 

This is to inform you that this Department has reviewed the proposed project and has determined 
it will not create a significant traffic impact to Stanislaus County roads. However, to be 
consistent with County development standards, this Department recommends the following 
conditions of approval: 

1. A paved driveway approach shall be installed to the county standards on 
Carpenter Road at the access point between the existing edge of road pavement 
and the right-of-way line, if one does not exist. The driveway approach shall be 
constructed in a manner to prevent runoff from going onto the county road right- 
of-way. The approach shall be installed prior to the use of the property for the 
proposed project, 

2. An encroachment permit must be obtained for the driveway approach. 

3. All driveway locations and widths shall be approved by this Department. 

4. No parking, loading or unloading of vehicles shall be permitted within the right- 
of-way of Carpenter Road. The owner will be required to install or pay for the 
installation of any signs andlor markings, if warranted. 

5.  Because the site is located within the 100-year flood plain of the San Joaquin 
River, any structure requiring a building permit shall comply with the County's 
Flood Damage Prevention Ordinance. Approval from The Reclamation Board at 
the State of California shall be provided to the Department of Public Works prior 
to the issuance of any building permit. 

Please let me know if you have any questions concerning the above recommended conditions. 

(H:\Services\UP2006-03 conditions memo.rc) 

ADMINISrRAi7ONIFAX: (209) 525-6507, DEVELOPMENT SERVlCESIFAX: (209) 525-7753. TRANSTT & G.I.S./FAX: (209) 525-4332 + 
FACILITIES SERVICES/FW (209) 5254332+ENGINEERING/FAX: (209) 525-4188, (209) 5254183rROAD MAINTENANCYFAX: (209) 525-414DtLANDFILLJFAX: (209) 8474815 



DEPARTMENT OF THE ARMY 
U.S. ARMY ENGINEER DISTRICT. SACRAMENTO 

CORPS OF ENGINEERS 
1325 J STREET 

SACRAMENTO. CALIFORNIA 95814-2922 
nl:"LY TO 

. . .* y ,  

6'~XNTiON OF April 4, 2006 - 
Regui: : :~y Branch (200600127) 

Ron Freitas, Director 
Department of Planning and Community Development 
1010 10th Street, Suite 3400 
Modesto, CA 95354 

Dear Mr. Ron Freitas, 

We are responding to your February 24, 2006 request for comments on the 
Recreational Vehicle Camp project. This project is located at Latitude 037' 26' 2.61", 
Longitude 121" 00' 52.8", Sections 6 and 7, Township 6 South, Range 9 East of the 
MDB&M, near Turlock, in Stanislaus County, California. Your Use Pemit application 
number is 2006-03. 

The Corps of Engineers' jurisdiction within the study area 1s under the authority of 
Section 404 of the Clean Water Act for the discharge of dredged or fill material into 
waters of the United States. Waters of the United States include, but are not limited to, 
rivers, perennial or intermittent streams, lakes, ponds, wetlands, vernal pools, marshes, 
wet meadows, and seeps. Project features that result in the discharge of dredged or fill 
material into waters of the United States will require Department of the Army 
authorization pnor to starting work. 

If you are proposing to fill waters of the United States a range of alternatives 
considered for this project should include alternatives that avold impacts to wetlands or 
other waters of the Umted States. Every effort should be made to avoid project features 
which require the discharge of dredged or fill material into waters of the United States. In 
the event it can be clearly demonstrated there are no practicable alternatives to filling 
waters of the United States, mitigation plans should be developed to compensate for the 
unavoidable losses resulting from project implementation. 

To ascertain the extent of waters on the project site, the applicant should prepare a 
wetland delineation, in accordance with the "Minimum Standards for Acceptance of 
Preliminary Wetland Delineations", under "Jurisdiction" on our website at the address 
below, and submit it to this office for verification. A list of consultants that prepare 
wetland delineations and permit application documents is also available on our website at 
the same location. \ 

U 



If waters of the United States are going to be impacted, cultural resource sites within 
'he defined federal permit area, will need to be evaluated according to the stal~dards of the 
National Environmental Policy Act. All eligible or potentially eligible cultural resource 
sites to the National Register of Historic Places within the permit area will be subject to 
Section 106 of the National Historic Preservation Act, 1966, as amended. 

Please refer to identification number 200600127 in any correspondence concerning 
this project. If you have any questions, please contact Hilary Curtis at our San Joaquin 
Valley Office, 1325 J Street, Room 1480, Sacramento, California 95814-2922, email 
hila~y.e.curtis@usace.army.mil, or telephone (916)557-6688. You may also use our 
website: www.spk.usace.army.mil/regulatory.html. 

Copy furnished: 

David Hobbs, Turlock Sportsman's Club, 2350 W. Monte Vista Avenue, Turlock, 
California 95382 



REPLY TO 

Regulatory Branch (200600127) 

Mr. David Hobbs 
2350 West Monte Vista Avenue 
Turlock, California 95382 

Dear Mr. Hobbs: 

DEPARTMENT OF THE ARMY 
U S. ARMY ENGINEER DISTRICT, SACRAMENTO 

CORPS OF ENGINEERS 
1325 J STREET 

SACRAMEN 5 CALIFORNIA 95814-2922 

A q s t  8, 2006 

This concerns your proposed Recreational Vebicle Camp project near Turlock. The 
project is located at Latitude 037' 26'2.6"'  and Longitude 1210 00' 52.8", Sections 6 and 7, 
Township 6 South, Range 9 East, MDB&M, Stanislaus County, California. 

Based on the information yon have provided, we have determined there will be no 
discharge of dredged or fill material into wetlands and waters of the United States. 
Therefore, a Department of the Army Permit is not required for this work. Measures 
should be taken to prevent construction materials and/or activities from entering any 
waters of the United States. Appropriate soil erosion and sediment controls should be 
implemented onsite to achieve this end. Please consider any less impact alternatives to 
parking vehicles on sensitive lands, i.e. using mats under the RV tires. If there is 
excessive driving which displaces possible marshland, it could be considered as 
mechanized removal and you may be cited to contact the Corps. If any work involving 
the discharge of dredged or fill material is planned on in the future please notify us and 
we can advise you on the necessary procedure. 

Please refer to identification number 200600127 in any correspondence concerning 
this project. If you have any questions, please contact Hilary Curtis at our San Joaqnin 
Valley Office, 1325 J Street, Riwm I?iRO, Ssrraa~e,rto9 Czlif~miil 95%,4-?922* cmai! 
hilary.e.curtis@usace.army.mil, or telephone (916)557-6688. You may also use our 
website: www.spk. usace. army. mil/regula~oiy.html. 

Sincerely, 

ORIGINAL Sf GNED 

Kathy Norton 
Chief, San Joaquin Valley Branch 

Copy furnished: 

Ms. Angela Freitas, 1010 Tenth Street, Suite 3400, Modesto, California 95354 
Mr. Tim Vendlinski, U.S. Environmental Protection Agency, Region IX, Wetlands 

Regulatory Office (WTR-81, 75 Hawthorne Street, San Francisco, California, 
94105-3901 



STATE OF CALIFORNIA- THE RESOU RCES AGENCY ARNOLD SCHWAR2ENEGGER.Governor 

DEPARTMENT OF WATER RESOU= 
1416 NINTH STREET, P 0. BOX 942836 

Angela Freitas 
Stanislaus County 
101 0 1 O'h Street, Suite 3400 
Modesto, California 95354 

Turlock Sportsman's Club 
State Clearinghouse (SCH) Number: 200601 21 35 

The project corresponding to the subject SCH identification number has come to our 
attention. We are unable to ascertain from the limited project description whether the 
proposed project encroaches on an Adopted Plan of Flood Control. If your project 
encroaches on an adopted food control plan, you will need to obtain an encroachment 
permit from the Reclamation Board prior to initiating any activities. The enclosed Fact 
Sheet provides further information on how you may determine if your project 
encroaches on a plan of flood control and explains the permitting process. Please note 
that the permitting process may take as much as 45 to 60 days to process. Also note 
that a condition of the permit requires the securing all of the appropriate additional 
permits before initiating work. This information is provided so that you may plan 
accordingly. 

If after careful evaluation, it is your assessment that your project is not within the 
authority of the Reclamation Board, you may disregard this notice. For further 
information, please contact me at (916) 574-1249. 

Sincerely, 

AI ~ a r &  
Staff Environmental Scientist 
Floodway Protection Section 

cc: Governor's Office of Planning and Research 
State Clearinghouse 
1400 Tenth Street, Room 121 
Sacramento, CA 95814 

Enclosure 



NEGATIVE DECLARATION 

NAME OF PROJECT: Williamson Act Contract Cancellation Application No. 2006-01 and 
Use Permit Application No. 2006-03 - Turlock Sportsman's Club 

LOCATION OF PROJECT: Northwest corner of Crows Landing Road and Carpenter Road, 
between Carpenter Road and the San Joaquin River, in the 
PattersonINewman area. (1 3949 Carpenter Road - APN: 057-001 - 
005) 

PROJECT DEVELOPER: Turlock Sportsman's Club, P.O. Box 2392, Turlock, CA 95381 

DESCRIPTION OF PROJECT: 

Request to operate a recreational vehicle camp with electrical and sewer hook-ups for use by individual 
recreational vehicles. The site consists of 13 acres with one single-family dwelling and various accessory 
structures including a clubhouse and bathroomlshowers. The camping area is identified as 3.57acres in size. 
In addition to camping, on-site activities will include various annually scheduled events and continued use of 
the trap shooting and pistol range areas. Cancellation of Williamson Act Contract No. 78-3489 is required in 
order to allow the intensified use of the site. 

The legal nonconforming status of the site authorizes uses including camping, fishing, and shooting activities 
permitted on-site provided the campgrounds are unimproved (no electrical or sewer hook-ups) and comply 
with the definition of 'recreation use' provided under the Williamson Act. The requested Use Permit authorizes 
use of the site exceeding its legal nonconforming status and the definition of 'recreation use' provided under 
the Williamson Act. 

Based upon the Initial Study, dated September 26. 2006, the Environmental Coordinator finds as follows: 

1. This project does not have the potential to degrade the quality of the environment, nor to curtail the 
diversity of the environment. 

2. This project will not have a detrimental effect upon eithershort-term or long-term environmental goals. 

3. This project will not have impacts which are individually limited but cumulatively considerable. 

4. This project will not have environmental impacts which will cause substantial adverse effects upon 
human beings, either directly or indirectly. 

The Initial Study and other environmental documents are available for public review at the Department of 
Planning and Community Development, 1010 10th Street, Suite 3400, Modesto, California. 

Initial Study prepared by: Anqela Freitas. Senior Planner 

Submit comments to: Stanislaus County 
Planning and Community Development Department 
101 0 10th Street, Suite 3400 
Modesto, California 95354 

(I:\StaftrptiUPV006\UP 2006-03 - Turlock Sportsmans ClubWEG-DEC.PC.wpd) 



DATE: May 1,2006 



Stanislaus County Planning Commission 
Minutes 
December 21,2006 
Page 3 

C. WILLIAMSON ACT CANCELLATION APPLICATION NO. 2006-01 AND USE 
PERMIT APPLICATION NO. 2006-03 - TURLOCK SPORTSMAN'S CLUB - 
Request to operate a recreational vehicle camp with electrical and sewer hook-ups 
for use by individual recreation vehicles on a 13 acre parcel, in the A-2-40 (General 
Agriculture) zoning district. The property is located at the northwest corner of 
Crows Landing Road and Carpenter Road, in the PattersonINewman area. The 
project includes a request to cancel Williamson Act Contract No. 78-3489. The 
Planning Commission will consider a Negative Declaration on this project. 
APN: 057-001 -005 
Staff Report: Angela Freitas Recommends APPROVAL TO THE BOARD OF 
SUPERVISORS, AS OUTLINED IN THE STAFF REPORT. 
Public hearing opened. 
OPPOSITION: No one spoke. 
FAVOR: David Hobbs of Warda & Yonano, representing applicant; Scott Fisher, 
President of Turlock Sportsman's Club 
Public hearing closed. 
AssaliILayman, Unanimous (8-O), RECOMMENDS APPROVAL TO THE BOARD 
OF SUPERVISORS OF THE STAFF RECOMMENDATIONS AS OUTLINED IN 
THE STAFF REPORT, WITH AMENDED CONDITION OF APPROVAL NO. 26 TO 
READ: 

26. Prior to operation of the facility or expiration of the permit, whichever 
occurs first, the owner must obtain a permit from the Department of 
Environmental Resources for the on-site water system. 

EXCERPT 

PLANNING COMMISSION 

MINUTES 



December 21, 2006 

Douglas Harms 
Stanislaus County Assessor 1010 Tenth St., Suite 2400 

Modesto, CA 95354-0847 
Steve Yauch Don Oppman 

Assistant Assessor Assistant Assessor Phone: (209) 525-6461 
Valuation Administration Fax: (209) 525-6586 

Stanislaus County Board of Supervisors 
c/o Planning and Community Development 
1010 Tenth Street, Suite 3400 
Modesto, CA 95354 

1 I DEC 2 1 2006 i i 1 

Dear Board Members: 

Reference: Property Owner: Turlock Sportsman's Club 
Assessor's Parcel Number: 057 001 005 
Williamson Act Contract Number: 1978-3489 

In accordance with California Government Code Section 51283, the Assessor's 
Office has made the following determination: 

The cancellation valuation of 13 acres of the above referenced property restricted 
under the California Land Conservation Act is sixty thousand dollars ($60,000) 
representing current fair market value. The cancellation fee is an amount equal to 
12%% of the cancellation valuation, or a total of seven thousand five hundred 
dollars ($7,500). 

I hereby certify the cancellation valuation of the above parcel to be $60,000. 

Respectfully, 

DOUG%ARMS, Assessor 
Stanislaus County 

DBH:PJH:emr 
cc: David Hobbs on behalf of Turlock Sportman's Club 

California Department of Conservation 



Warda & Yonano, LLP 
N ~ h o i a s  I1 Yonana 
Michacl S Warda 
Davld L liabbs 

2350 W. Monte Vista Avenue 
Turlock, Ca 95382 

Telephone: (209) 667-1 889 
Facsimile: (209) 667-1 809 

December 12,2006 

VIA U.S. MAIL & FACSIMILE: (209) 525-6774 

Stanislaus County - Dept. of Environmental Resources 
Attn: Tom Wolfe 
3800 Cornucopia Way, Suite C 
Modesto, CA 95358-9492 

Re: Use Permit Application No. 2006-03; Turlock Sportsmen's Club 

Dear Mr. Wolfe: 

Thank you for taking the time to speak with me last week. I have contacted Scott 
Fisher, the President of the Turlock Sportsmen's Club (the "Club"), who in turn 
consulted with other members and officers of the Club with respect to several questions 
you had raised regarding whether the Club meets the definition of "public water system" 
as set forth in Cal. Health & Safety Code $1 16275 (h). 

At the present time, and unless required otherwise, the Club does not intend to 
provide water hook-ups (or bibs) to any of the proposed recreational vehicle lots. Based 
upon both historical and anecdotal observations of members and officers of the Club, it 
appears usage of the water supply may fall well-below the stated standard of 25 potential 
users of the water supply occurring at least 60 days out of the year. I invite you to review 
the following estimated averages: 

ij \?ieekdavs: Generally speaking, members rarely use the premises during 
weekdays. It is estimated that on any given weekday 0-12 members are at the Club, 
which averages to 6 members per weekday. 

ii) Weekends: Weekends see an increase in activity at the Club, with between 
15-25 members, for an average of 20 members over a two-day weekend. 

iii) Scheduled Events: There is a large event which occurs annually, which 
draws approximately 75 members. Other events, which occur several times over the 
course of a year, draw anywhere between 25 to 50 members. 

ATTACHMENT 4 



Mr. Tom Wolfe 
December 12,2006 
Page 2 

The best estimates of those members and officers consulted lead me to believe it 
is rather unlikely that there are 25 potential users of the water supply at the Club at least 
60 days out of the year. It is more likely than not, there are 25 or more potential users of 
the water source only between 30 - 40 days out of any given year. 

Thank you for your attention to this matter. Please contact me should you have 
any questions or need any further information. 

Very truly yours, 

yAAFm, LLP 

Cc: Angela Freitas 



NOTICE OF DECISION FOR TENTATIVE CANCELLATION 
OF WILLIAMSON ACT CONTRACT NO. 78-3489 

NOTICE IS HEREBY GIVEN pursuant to Government Code Section 51284, that upon 
motion of Supervisor DeMartini, seconded by Supervisor Monteith, a petition to cancel 
Williamson Act Contract No. 78-3489, affecting the land and improvements located on 
Assessor's Parcel No. 057-001-005 and 057-001-006 owned by Turlock Sportsman's Club, was 
granted tentative approval at the 9:25a.m. public hearing held during a regular meetin of the a Board of Supervisors, of the County of Stanislaus, State of California, located at 1010 10 Street, 
Modesto, California, this 6th day of February 2007, by the following called vote: 

AYES: SUPERVISORS: Mayfield, Grover, IvIonteith, DeMartini and Chairman O'Brien 
NOES: SUPERVISORS: None 
ABSENT: SUPERVISORS: None 
ABSTAINING: SUPERVISORS: None 

NOTICE IS FURTHER GIVEN that pursuant to Government Code Section 51282, the 
Board finds that the cancellation is consistent with the purposes of the California Land 
Conservation Act and that cancellation is in the public interest. 

BY ORDER OF THE BOARD OF SUPERVISORS 

DATED: February 6,2007 

ATTEST: CHRISTINE FERRARO TALLMAN, Clerk 
of the Board of Supervisors 
of the County of Stanislaus, 
State of California 

BY: 



Striving fo be the Besf 

BOARD OF SUPERVISORS 

William O'Brien, 1" District 
Thomas W. Mayfield, Pd District 

Jeff Grover, 9 District 
Dick Monteith. dh ~istr ict  
Jim DeMartini, 9 District 

1010 lOTH Street, Suile 6500. Modesto, CA 95354 
Phone: 209.525.4494 Fax: 209525.4410 

CERTIFICATE OF TENTATIVE APPROVAL OF CANCELLATION 
OF WILLIAMSON ACT CONTRACT NO. 78-3489 

NOTICE IS HEREBY GIVEN that on February 6,2007, the Board of Supervisors of 
the County of Stanislaus, State of California granted tentative approval of apetition to cancel 
Williamson Act Contract No.78-3489, affecting the land and improvements located on 
Assessor's Parcel No.057-001-005, owned by Turlock Sportsman's Club. The property is 
more fully identified on the attached map. 

NOTICE IS FURTHER GIVEN that a Certificate of Cancellation of Williamson Act 
Contract No. 78-3489 will be issued and recorded if the following specified conditions and 
contingencies are satisfied within one year of the date this notice is recorded: 

1 .  Payment of the Cancellation fee of $7,500.00 

2. Unless the fee is paid, or a certificate of cancellation of contract is issued 
within one year from the date of the recording of this certificate of tentative 
cancellation, such fee shall be recomputed as required by State statute. 

3. Per California Government Code Section 51283.4@), the landowner shall 
notify the Board of Supervisors when the conditions and contingencies 
enumerated in this Certificate of Tentative Cancellation have been satisfied. 

The undersigned duly authorized officer of Stanislaus County declares that the foregoing 
is true and correct under penalty of perjury under the laws of the State of California. 

DATED: February 6,2007 

ATTEST: CHRISTINE FERRARO TALLMAN, Clerk 
of the Board of Supervisors 
of the County of Stanislaus, 
State of California 

BY: 

*Original contract recorded on December 23, 1977, Vol. 3002, Page 288, as Document 
#40677. Owner: Turlock Sportsmen's Club -- approved by the Board of Supervisors on 
December 13, 1977. 
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RECORDED AT REQUEST OF: 1111 111 111 1111 11 1111 1111 11 11 1\11 111 11111 111 111111 
Stan~slaus County Board of Supervisors Stanislaus, Count 
~ J O  FEE Lee Lundri an Co 

DOC- 4007-00 19 1 16-00 
Tuesday, FEB 13, 2007 15:21:23 

WHEN RECORDED MAIL TO: T t l P d  $ k 0 0  Nbr-0182271260 
Stanislaus County Board of Supervisors O J f l / R 3 / 1 - 3  

Elizabeth A. King, Assistant Clerk 
101 0 1 oth street, Suite 6700 

CERTIFICATE OF TENTATIVE APPROVAL OF CANCELLATION 
OF WILLIAMSON ACT CONTRACT NO. 78-3489 

(Document Titlels) 



BOARD OF SUPERVISORS 

William 089rien, I* District 
Thomas W. Mayfield, Dist"ct 

Jeff Grover, District 
Dick Monteith, dh ~istrict 
Jim DeMartini, gh ~istrict 

1010 IOTH Street, Suite 6500, Modesto, CA 95354 
Phone: 209525.4494 Fax: 209.525.4410 

CERTIFICATE OF TENTATIVE APPROVAL OF CANCELLATION 
OF WILLIAMSON ACT CONTRACT NO. 78-3489 

NOTICE IS HEREBY GIVEN that on February 6,2007, the Board of Supervisors of 
the County of Stanislaus, State of California granted tentative approval of apetition to cancel 
Williamson Act Contract No.78-3489, affecting the land and improvements located on 
Assessor's Parcel No.057-001-005, owned by Turlock Sportsman's Club. The property is 
more fully identified on the attached map. 

NOTICE IS FURTHER GIVEN that a Certificate of Cancellation of Williamson Act 
Contract No. 78-3489 will be issued and recorded if the following specified conditions and 
contingencies are satisfied within one year of the date this notice is recorded: 

1. Payment of the Cancellation fee of $7,500.00 

2. Unless the fee is paid, or a certificate of cancellation of contract is issued 
within one year from the date of the recording of this certificate of tentative 
cancellation, such fee shall be recomputed as required by State statute. 

3. Per California Government Code Section 51283.4(b), the landowner shall 
notify the Board of Supervisors when the conditions and contingencies 
enumerated in this Certificate of Tentative Cancellation have been satisfied. 

The undersigned duly authorized officer of Stanislaus County declares that the foregoing 
is true and correct under penalty of perjury under the laws of the State of California. 

DATED: February 6,2007 

ATTEST: CHRISTINE FERRARO TALLMAN, Clerk 
of the Board of Supervisors 
of the County of Stanislaus, 
State of California 

BY: 

*Original contract recorded on December 23, 1977, Vol. 3002, Page 288, as Document 
#40677. Owner: Turlock Sportsmen's Club -- approved by the Board of Supervisors on 
December 13, 1977. 





DECLARATION OF PlJBLlCATION 
(C.C.P. S2015.5) 

COlJNTY OF STANISLAUS 
STATE OF CA1,lFORNIA 

I atti a citizen of the United States and a resident 
Of the County aforesaid; I am over the age of 
Eighteen years, and not a party to or interested 
In the above entitle matter. I am a printer and 
Principal clerk of the publisher 
of THE MODEST0 BEE, printed in the City 
of MODESTO, County of STANISLAIIS, 
State of California, daily, for which said 
newspaper has been adjudged a newspaper of 
general circulation by the Superior Court of the 
County of STANISLAIJS, State of California, 
IJnder the date of February 25, 1951, Action 
No. 46453; that the notice of which the annexed is 
a printed copy, has been published in each issue 
tliere of on the following dates. to wit: 

1 certify (or declare) under penalty of perjury 
That the foregoing is true and correct and that 
This declaration was executed at 
MODESTO. California on 

PEBRIJARY 15, 2007 




