
THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 

DEPT: Planning and Community Development BOARD AGENDA # 9125 a.m. 

Urgent AGENDA DATE August 23,2005 

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

SUBJECT: 
Public Hearing to Consider Rezone Application #2005-06, Woods Furniture, Inc., a Request to Rezone a 
5.7 Acre Parcel to a New Planned Development to Allow a Retail Furniture Store and Warehouse Use 
Within an Existing 15, 21 0 Square Foot Office Building Located at 491 8 Taylor Ct., North of Taylor Road, 
in the Keyesrrurlock Area. 

PLANNING COMMISSION RECOMMENDATIONS: 

After conducting a duly advertised public hearing at its regular meeting of August 4, 2005, the Pla~nning 
Commission, on a 7-0 vote, recommend that the Board of Supervisors approve the project, subject to the 
following actions: 
1. Find the project to be "de minimis" for the purposes of collection of Fish and Game fees pursuant to 

California Code of Regulations Section 753.5, by adopting the Findings of Fact contained in the 
attached Certificate of Fee Exemption, those findings being based on the analyses presented in the 
Initial Study, and order the filing of the Certificate of Fee Exemption with the Stanislaus County 
Clerk-Recorder's Office. 

(Continued on page 2) 

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

BOARD ACTION AS FOLLOWS: 

On motion of Supervisor_lVl?y_fi_e!I! , Seconded by Supervisor ---- S_i_m_on ------------------- 
and approved by the following vote, 
Ayes : S u pe nr isors:_OIBd~_n~ -!_ayf i_e!dL SImmQn,-D_e_M_a rtin_i& and Gha_i~rn-an_ G CQL~L - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - . 
Noes: S u ~ e r v i s o r s : - N _ q e ~ - - ~ ~ ~ - - ~ ~ - - - ~ ~ - - - ~ ~ ~  -------------------------------------------------------.--------- 
Excused or Absent: Supervisors:N~~k 
Abstaining: Supervisor:None ................................................................................. - 

1) X Approved as recommended 
2) Denied 
3) Approved as amended 
4i Other: 

ATTEST: CHRISTINE FERRARO TALLMAN, Clerk 
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PLANNING COMMISSION RECOMMENDATION CONTINUED:

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. Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder’s
Office pursuant to Public Resources Code Section 21152 and California Code of
Regulations Section 15075.

4. Find that:

A. The project is consistent with overall goals and policies of the County General Plan;
and 

B. The proposed planned development zoning is consistent with the Planned
Development General Plan description.

5. Approve Rezone 2005-06 - Woods Furniture, subject to the attached Development
Standards and Development Schedule.

DISCUSSION:

This is a request to rezone a 5.7 acres parcel to a new Planned Development (PD) to allow the
following:  

Convert the existing 15,210 square foot telecommunication office building to a retail furniture store
and warehouse. The proposed new use is expected to have 12 to 15 total employees, and have
20 to 30 average daily customers. 

All required driveways and parking areas for customers and employees are existing.  Areas used
for truck and trailer storage will be graveled. The existing parking area may be modified provided
the minimal parking requirements established for the proposed PD are met.  There are currently
43 paved/striped parking spaces.  There is a large paved parking area on the east side of the
property that can add any additional required parking spaces.  Only a portion of the land is
developed (approximately half), the applicant has no formal plans on how the remainder of the
property will develop.

PD (99) was approved by the Board of Supervisors on July  5, 1984 to allow an office for Evans
Communication (now Global Valley Networks).

A detailed discussion of the request can be found in the attached Planning Commission Staff
Report. 

On August 4, 2005, the Planning Commission considered this applicat ion at a properly
advert ised public hearing.  No one spoke in opposit ion to the project.  Randy Woods, the
applicant, and Randy Brekke, real estate agent for Global Valley Networks, spoke in favor of the
project.
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After closing the hearing, the Commission discussed the project. The Commission unanimously
voted 7-0 to recommend the Board of  Supervisor approve this request.

POLICY ISSUES:

This proposed ordinance is consistent with the County General Plan. 

STAFFING IMPACT:

None.

ATTACHMENTS:

1. Planning Commission Staff Report, August 4, 2005
2. Planning Commission Minutes, August 4, 2005

I:\BOS\rezone\woods board report.wpd



STANISLAUS COUNTY PLANNING COMMISSION 

~ u ~ u s t  4,2005 

STAFF REPORT 

REZONE APPLICATION NO. 2005-06 
WOODS FURNITURE, INC. 

REQUEST: REQUEST TO REZONE A 5.7 ACRE PARCEL TO A NEW PLANNED 
DEVELOPMENT TO ALLOW A RETAIL FURNITURE STORE AND 
WAREHOUSE USE WITHIN AN EXISTING 15,210 SQUARE FOOT OFFICE 
BUILDING. THE PARCEL IS LOCATED AT4918 TAYLOR COURT, NORTH OF 
TAYLOR ROAD, IN THE KEYES/TURLOCK AREA. 

APPLICATION INFORMATION 

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

Area of Parcels: 
Water Supply: 
Sewage Disposal: 
Existing Zoning: 
General Plan Designation: 
Community Plan Designation: 
Williamson Act: 
Environmental Review: 
Present Land Use: 
Surrounding Land Use: 

David and Randy Woods 
Evans Telephone Company 
491 8 Taylor Court, in the Keyesflurlock area 
32-4-1 0 
Two (supervisor Mayfield) 
045-062-003 
See Exhibit "J" 
Environmental Review Referrals 
5.7 acres 
Private well 
Aerobic Treatment System (Measure X) 
Planned Development No. 99 
Planned Development 
Not applicable 
Not applicable 
Negative Declaration 
Telecommunication Office 
State Highway 99, agricultural land (orchard, grapes), 
Peterbilt Trucks, abandoned nut processing, and the 
Union Pacific Railroad. 

PROJECT DESCRIPTION 

Request to rezone to a new PD to allow the following: 

Convert the existing 15,210 square foot telecommunication office building to a retail furniture store 
and warehouse. The proposed new use is expected to have 12 to 15 total employees, and have 20 
to 30 average daily customers. 

1 ATTACHMENT 1 
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All required driveways and parking areas for customers and employees are existing. Areas used 
for truck and trailer storage will be graveled. The existing parking area may be modified provided 
the minimal parking requirements established for the proposed PD are met. There are currently 
43 pavedlstriped parking spaces. There is a large paved parking area on the east side of the 
property that can add any additional required parking spaces. Only a portion of the land is 
developed (approximately half), the applicant has no formal plans on how the remainder of the 
property will develop. 

PD (99) was approved by the Board of Supervisors on July 5, 1984 to allow an office for Evans 
Communication (now Global Valley Networks). 

SITE DESCRIPTION 

The property is located west of Highway 99 and at the north end of Taylor Court, in the 
KeyesITurlock area. The project site is currently improved with a 15,210 square foot building. The 
surrounding land uses consist of State Highway 99, agricultural land (orchard, grapes), Peterbilt 
Trucks, abandoned nut processing, and the Union Pacific Railroad. 

BACKGROUND 

When the existing State Highway 99 was constructed, that portion of the former highway still 
needed to provide access to adjoining properties, was relinquished to Stanislaus County and 
became a county road, which was named Taylor Court. Subsequently, the northbound lanes were 
sold to adjacent property owners and incorporated into existing parcels. The County retained the 
westerly 4-feet of the median separating the southbound and northbound lanes of the old highway. 

The small parcels located between the old highway and the new highway were considered marginal 
for agricultural or residential use due to their location between a highway and a railroad and having 
had their irrigation water supplies severed by the new highway. Stanislaus County, recognizing that 
these parcels were in a rather unique situation, designated the area Planned Development on the 
Land Use Element of the General Plan. 

Along this portion of the former highway several uses have been approved. First, was a receiving 
station for a nut company located at the northeast corner of Taylor Road and Taylor Court. Next, 
was an outdoor storage area at the southeast corner (now annexed into the City of Turlock). 
Subsequent rezonings were approved for Evans Communication Company, Cal Coast Dairy Supply 
(now Peterbilt Trucks), a used tire business (now abandoned), recreational vehiclelboat storage 
facility and in May 2005, Thermo-King Modesto . 

Woods Furniture has three existing stores in Turlock. Woods Furniture will utilize the existing 
15,210 square foot building located at the northwest part of the project site. This store would sell 
furniture, mattresses and home accessories in a retaillcommercial environment. They estimate 12 
employees at first with the future growth up to 20 employees. The business will operate Monday 
through Sunday from 9:00 a.m. to 7:00 p.m. Woods Furniture is anticipating up to 30 daily 
customers on average. The number of merchandise deliveries per day is estimated to be four (4). 
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The applicant stated in the application that "using the facility the way it exists is how we intend to 
use it". There would be small changes to the site to upgrade the facility from office use to retail1 
commercial use. The applicant would like to expand this site in the future, by adding additional retail 
space to the existing building and build warehousing for this facility, but no plans or time is in place 
at this time. Any future substantial expansion of this site would need a new application which would 
require a new environmental document and the whole project would need to be approved by the 
Board of Supervisors. 

Based on the existing County parking standards, the square footage of the building would require 
51 parking spaces ( I  space per 300 square foot of building area). The existing site plan identifies 
43 general parking spaces. The project can easily add eight (8) parking spaces. 

Signs: 

A specific sign program has been included as part of this project (Exhibit E). The applicant is 
proposing to use the existing free standing sign off of State Route 99 and add two attached signs 
to the building. The first one, 40 square foot, on the east wall facing the freeway and a 24 square 
foot sign on the south wall. As normally required as part of a Planned Development project, a 
development standard has been placed on this project for any additional smaller signs on Taylor 
Court (directional, monument, etc.) to require the Planning Director's approval of any signs. 

Landscapinq: 

The City of Turlock has commented on the need to provide adequate screening and landscaping 
to ensure an attractive appearance from State Highway 99, consistent with region wide 
beautification efforts (See Exhibit "F).  

The applicant's landscaping is existing and they have no objection to expanding the existing 
landscape areas. 

Staff recommends some additional landscaping along the eastern property line, the applicant's 
landscape proposal will be allowed to guide the final landscaping plan for this project. 
Development Standard No. 8 requires a final landscaping plan, prepared in compliance with 
Chapter 21 . I  02 of the County Zoning Ordinance, be approved by the Planning Director. 

Traffic: 

This project was referred to both the California Department of Transportation (CalTrans) and 
Stanislaus County Public Works as part of an early consultation review. Caltrans requested more 
information on trip generation to determine if any impacts are required mitigation to the Taylor Road 
and State Route 99 Interchange. The applicant has hired KD Anderson, transportation engineers, 
for this information. In their report, completed on May 31, 2005, they evaluated the existing land 
use and the proposed land use to assess any potential impacts. A copy of the report is attached 
to the Initial Study (Exhibit G). Their report showed a reduction of trips based on the Institute of 
Transportation Engineers (ITE) publication Trip Generation 7th Edition. According to the report the 
new proposed use will have fewer trips per day. The proposed project AMIPM peak hour traffic 
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volumes are 3 and 7, trips respectfully with about 77 trips per day. A single tenant office building 
could have 176 trips per day with 27 trips per AM peak hour and 26 trips per PM peak hour. During 
a phone conversation with CalTrans, the applicant's report is acceptable but they are concerned 
with any future expansion of this site. Any future building or addition would create more traffic and 
would require an impact fee. The County Public Works Department has not identified any 
significant traffic impact to local County roads associated with this project. 

FINDINGS 

In order to approve a rezone, it must be found to be consistent with the General Plan. In this case, 
the General Plan designation is Planned Development. This designation is "intended for land 
which, because of demonstrably unique characteristics, may be suitable for a variety of uses 
without detrimental effects on other property." The unique characteristics of this site, as discussed 
above, are what led the County to designate this site as Planned Development. The proposed use 
should not be detrimental to the other property in the area which consists of State Highway 99, 
vacant land, a recreational vehiclelboat storage facility, Peterbilt Trucks, agricultural land, and the 
Union Pacific Railroad. The site itself is already zoned Planned Development No. 99 allowing for 
a communication cable installation business to operate from the existing building. Staff finds this 
proposal to rezone the parcel to a new Planned Development to be consistent with the General 
Plan. 

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 "J" 
Environmental Review Referrals). In response to the early consultation, Caltrans requested AM/PM 
peak hour traffic volumes from the proposed development on weekdays and weekends in order to 
determine proper impacts and mitigations to SR 99lTaylor Road interchange. The project's initial 
study provides a discussion of the traffic information and traffic counts submitted by the applicant 
directly to Caltrans in May of 2005 (See Exhibit "G" - Attachment "A).  In an phone conversation 
received by staff, Caltrans stated they are satisfied with the traffic volume information provided and 
have no further comments. The County Public Works Department has not identified any significant 
traffic impact to local County roads associated with this project. 

RECOMMENDATION 

Based on all evidence on the record, and on the ongoing discussion, staff recommends that the 
Planning Commission recommend that the Board of Supervisors take the following actions 
regarding this project: 
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1. Find the project to be "De Minimis" for the purposes of collection of Fish and Game Fees 
pursuant to California Code of Regulations Section 753.5, by adopting the findings of fact 
contained in the attached Certificate of Fee Exemption, those findings being based on the 
analyses presented in the Initial Study, and order the filing of the Certificate of Fee 
Exemption with the Stanislaus County Clerk-Recorder's Office. 

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. Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder's 
Office pursuant to Public Resources Code Section 21 152 and CEQA Guidelines Section 
15075. 

4. Find That: 

A. The project is consistent with the overall goals and policies of the County General 
Plan; and 

B. ' The proposed Planned Development zoning is consistent with the Planned 
Development General Plan description. 

5. Approved Rezone Application No. 2005-06 -Woods Furniture, Inc., subject to the attached 
Development Standards and Development Schedule. 

Report written by: Bill Carlson, Senior Planner, July 19 2005 

Attachments: Exhibit A - 
Exhibit B - 

Exhibit C - 
Exhibit D - 
Exhibit E - 
Exhibit F - 
Exhibit G - 
Exhibit H - 
Exhibit I - 
Exhibit J - 

Area Maps 
Site Plans with Landscape Proposal and Emergency 
Vehicle - Circulation Plan 
Development Standards 
Development Schedule 
Applicant's Sign Plan 
Comment Letters - City of Turlock 
Initial Study 
NegatEve Declaration 
Certificate of Fee Exemption 
Environmental Review Referrals 
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DEVELOPMENT STANDARDS 

REZONE APPLICATION NO. 2005-06 
WOODS FURNITURE 

Department of Planninq and Communitv Development 

1. This project is to be constructed and operated as described in the application information 
submitted including submittals modifying the project in accordance with other laws and 
ordinances. 

2. All exterior lighting shall be designed (aimed down and towards the site) to provide adequate 
illumination without a glare effect. 

3. Construction of the project shall comply with standardized dust controls adopted by the San 
Joaquin Valley Air Pollution Control District. 

4. 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. 

5. 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. 

6. All outside storage and mechanical equipment shall be screened from the view of any public 
right-of-way by a screen fence of uniform construction as approved by the Planning Director. 
Any required water tanks for fire suppression shall be painted to blend with the surrounding 
landscape and shall not be used as a sign unless approved by the Planning Director. 

7. Applicant, and/or subsequent property owner(s), must obtain building permits for all 
proposed structures, equipment, and utilities. Plans shall be prepared by a California 
licensed engineer working within the scope of hislher license. 

8. A landscape plan consistent with Section 21 .I 02, landscape and irrigation standards, of the 
Stanislaus County Zoning Ordinance, shall be submitted and approved by the Planning 
Director within (6) six months'of project approval. All landscaping shall be installed within 
(1) one year of project approval. The landscape plan shall comply with City of Turlock's 
standards as set forth in the June 26, 2005 fetter from the City of Turlock. 

9. The applicant, or subsequent property owner, shall be responsible for maintaining landscape 
plants in a healthy and attractive condition. Dead or dying plants shall be replaced with 
materials of equal size and similar variety. Any dead trees shall be replaced with a similar 
variety of a I &gallon size or larger. 

EXHIBIT C 
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10. Screening landscaping along the east property line as approved by the Planning Director. 

11. A business license shall be obtained for all businesses operating on-site. 

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. The developer shall pay all applicable Public Facilities Impact Fees and Fire Protection 
Development/lmpact Fees as adopted by Resolution of the Board of Supervisors. For the 
Public Facilities Impact Fees, the fees shall be based on the Guidelines Concerning the Fee 
Payment Provisions established by County Ordinance C.S. 824 as approved by the County 
Board of Supervisors, and shall be payable at the time determined by the Department of 
Public Works. 

14. Prior to the issuance of the Notice of Determination, the applicant shall pay, within five days 
of Planning Commission approval, a filing fee of $50.00 to "Stanislaus County 
ClerWRecorder" care of the Planning Department. Should the "De Minimis" finding be 
found invalid for any reason, the applicant/developer shall be responsible for payment of 
Department of Fish and Game Fees. 

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. 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 quality 
certifications, if necessary. 

17. 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 stream-bed alteration 
agreements, permits or authorizations, if necessary. 

18. 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 
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 SW PPP Pollution Prevention Plan 
shall be submitted to the Stanislaus County Department of Public Works. 
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19. 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. 

Stanislaus Consolidated Fire 

20. Fire department access and water for fire protection shall be provided and maintained in 
accordance with all applicable codes and ordinances. Dead-end fire apparatus access 
roads in excess of 150 feet in length shall be provided with approved provisions for the 
turning around of fire apparatus. 

21. On-site water supply for fire suppression may need to be increased due to change in 
occupancy hazard classification. 

Department of Environmental Resources 

22. The applicant shall determine, to the satisfaction of the Department of Environmental 
Resources (DER), that a site containing (or formerly containing) residences or farm 
buildings, or structures, has been fully investigated (via Phase I and I1 studies) prior to the 
issuance of a grading permit. Any discovery of underground storage tanks, former 
underground storage tank locations, buried chemicals, buried refuse, or contaminated soil 
shall be brought to the immediate attention of DER. 

23. Applicant should contact the Department of Environmental Resources regarding appropriate 
permitting requirements for hazardous materials andlor wastes. Applicant andlor occupants 
handling hazardous materials or generating hazardous wastes must notify the Department 
of Environmental Resources relative to: (Calif. H&S, Division 20) 

A. Permits for the underground storage of hazardous substances at a new or the 
modification of existing tank facilities. 

B. Requirements for registering as a handler of hazardous materials in the County. 
C. Submittal of hazardous materials Business Plans by handlers of materials in excess 

of 55 gallons or 500 pounds of a hazardous material or of 200 cubic feet of 
compressed gas. 

D. The handling of acutely hazardous materials may require the preparation of a Risk 
Management Prevention Program, which must be implemented prior to operation of 
the facility. The list of acutely hazardous materials can be found in SARA, Title Ill, 
Section 302. 

E. Generators of hazardous waste must notify the Department of Environmental 
Resources relative to the : (1) quantities of waste generated; (2) plans for reducing 
wastes generated; and (3) proposed waste disposal practices. 

F. Permits for the treatment of hazardous waste on-site will be required from the 
hazardous materials division. 
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24. The California Health and Safety Code Section 25534 and 25535.1 require that stationary 
source facilities that handle or store acutely hazardous materials in reportable quantities 
develop a Risk Management Plan (RMP) and submit it to the local administering agencyfor 
review and approval. Facilities in California having a threshold quantity of 500 lbs. of 
ammonia are subject to the RMP. Stanislaus County Department of Environmental 
Resources is the administering agency for facilities subject to an RMP. 

25. On site sewage disposal shall be by individual Primary and Secondary wastewater 
treatment units, operated under conditions and guidelines established by Measure X. 

26. 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, the owner must obtain a public water supply 
permit from the Department of Environmental Resources. The water supply permit 
issuance is contingent upon the water system meeting construction standards and providing 
water, which is of acceptable quantity and quality. 

27. The Stanislaus County Source Reduction and Recycling Element (SRRE) contains 
descriptions of the programs the County has implemented to reduce solid waste disposal 
in the County by 50%, as mandated by AB939. Such programs include source reduction, 
recycling and composting. The following measures, consistent with the SRRE, shall be 
incorporated into the project when possible: 
A. Minimizing, through source reduction, reuse and recycling, the amount of waste from 

the product, which will require disposal. 
'9. During the construction phase, provisions should be made to separate recyclable 

material from the construction debris. Recovered materials such as wood, 
sheetrock, metal, and concrete, should be diverted to approved use sites or to 
recyclers. 

C. Incorporate into the project, when possible, products that contain post consumer 
recycled materials. Construction materials that have post-consumer content include 
steel framing, plastic, lumber, carpeting, floor mats, parking bumpers, paint, 
lubricating oil products, glass and window products. 

D. Compost and other soil amendments necessary for project landscaping can be 
obtained from permitted com posting facilities within Stanislaus County, provided 
such landscaping material is available and meets specifications. Consider 
xeriscape practices for landscaped areas within the project. Xeriscaping is 
landscaping with slow-growing, drought tolerant plants to conserve water and reduce 
yard trimmings. 

E. A designated area should be provided that would facilitate the storage of recyclable 
material containers. 

Development Services 

28. The proposed development shall comply with the retail sales requirements for an "M" 
occupancy and the applicant shall obtain the new certificate of occupancy. 
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Turlock lrriqation - District 

29. Upon request the District will review and quitclaim irrigation easements that are no longer 
required. There is a $100.00 application fee for this review. 

(I:\Staffrpt\REZ 2005.sr\REZ 2005-06 - Woods Furniture, Inc\staff report.wpd) 



Phase One - 

DEVELOPMENT SCHEDULE 

REZONE APPLICATION NO. 2005-06 
WOODS FURNITURE, INC 

The user of the existing building shall be in compliance with all applicable 
development standards within one year of project approval. The installation 
of approved landscaping shall be completed within one year of project 
approval. 

(I:\Staffrpt\REZ 2005.sr\REZ 2005-06 - Woods Furniture, Inc\staff report.wpd) 
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COMMUNITY DEVELOPMENT SERVICES 
156 SOUTH BROADWAY SUITE 120 
TURLOCK, CA 95380 
TDD l(800) 735-2929 

DANA MCGARRY AlCP 
SENIOR PLANNER 
(209) 668-5542 EXT. 221 5 
FAX (209) 668-51 07 

Mr. Bill Carlson 
Stanislaus County 
Department of Planning and Community Development 
101 0 1 oth street, Ste 3400 
Modesto CA 95354 

RE: Rezone Application 2005-06 (Woods Furniture, Inc.) [CEQA Referral] 

Dear Mr. Carlson: 

The City of Turlock appreciates the opportunity to comment on this application. Our 
comments are based upon the City's adopted standards for such uses, the County's Planned 
Development District, the County's General Plan, the ongoing regional effort to visually enhance 
the Highway 99 corridor, and the fact that this area is a gateway to Turlock. The City of Turlock 
recognizes the site is not within the City's established sphere of influence and appreciates the 
County's cooperative efforts to create an attractive corridor along Highway 99. 

Furthermore, County Planning Commission Resolution 87-3 established additional policies for 
properties located adjacent to Highway 99 (or abutting frontage road) to ensure that appropriate 
uses are proposed and complete development plans are implemented. 

This development proposal -is an opportunity to improve the existing facility (structure and site) 
and ensure that subsequent phases are in harmony with the General Plan policies and County 
development standards. 

The City of Turlock offers the following comments and suggestions: 

Add architectural enhancements to the existing building (Specifically apply f a~ade  
enhancements to the building) in keeping with a retail/commercial business. I believe 
the previous use was a light industrial use. 
All mechanical equipment, such as HVAC units (roof and ground-mounted) and above 
ground tanks, shall be screened in such a manner as to disguise the nature of the 
mechanical equipment 
To more completely comply with the SJVAPCD Fugitive Dust Regulations, the site 
should be fully paved. 
Allow only modest signage (both freestanding & wall signs) using upgraded design 
techniques [Billboard sized signs are inappropriate for one (1 ) business] 



On-site landscaping consistent with City of Turlock standards as well as the City of 
Turlock's Beautification Master Plan 

I look forward to continuing the efforts to further our mutual goal of attractive urban 
development along the State highway 99 corridor in Stanislaus County. 

Sincerely, 

Dana McGarry AlCP 
Senior Planner 
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Stanislaus County 
Planning and Community Development 

101 0 1 Oth Street, Suite 3400 Phone: (209) 525-6330 
Modesto, California 95354 Fax: (209) 525-591 1 

CEQA INITIAL STUDY 
Adapted from CEQA 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: 

5. Project sponsor's name and address: 

Rezone Application No. 2005-06 -Woods 
Furniture, Inc. 

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

Bill Carlson,, Associate Planner 
(209) 525-6330 

4918 Taylor Court, northern end of Taylor Court, 
north of Taylor Road, in the KeyesRurlock area. 

David and Randy Woods 
400 Third Street 
Turlock, CA 95380 

6. General plan designation: Planned Development (PD) 

7. Zoning: Planned Development (PD) No. 99 

8. Description of project: 

Request to rezone to a new PD to allow the following: 

Convert the existing 15,210 square foot telecommunication office building to a retail furniture store and warehouse. The 
proposed new use is expected to have 12 to 15 total employees, and have 20 to 30 average daily customers. 

All required driveways and parking areas for customers and employees are existing. Areas used for truck and trailer storage 
will be graveled. The existing parking area may be modified provided the ,minimal parking requirements established for the 
proposed PD are met. There are currently 43 pavedlstriped parking spaces. There is a large paved parking area on the east 
side of the property that can add any additional required parking spaces. Only a portion of the land is developed 
(approximately half), the applicant has no formal plans on how the remainder of the property will develop. 

PD (99) was approved in by the Board of Supervisors on July 5, 1984, to allow office for Evans Communication (now Global 
Communications). 

9. Surrounding land uses and setting: West: Agricultural (orchard, grapes) 
North: Valley Peterbilt (Truck dealership) 
East:. Highway 99lMotel and Bar & Grill ( Orchard 
Inn and Whanga Rei Grill) 
South: Abandon nut processing 

EXHIBIT G 
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10. Other public agencies whose approval is required (e.g., 
permits, financing approval, or participation agreement.): 

Stanislaus County Public Works Department 
Stanislaus County Department of Environmental Resources 
Stanislaus Consolidated Fire 

11. Attachment: Attachment " A :  KD Anderson report dated May 31, 2005 

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
The environmental factors checked below would be potentiakly affected by this project, involving at least one 
impact that is a "Potentially Significant Impact" as indicated by the checklist on the following pages. 

Aesthetics 

q Biological Resources 

Agriculture Resources 

Cultural Resources 

O ~ i r  Quality 

~ a z a r d s  & Hazardous Materials Hydrology 1 Water Quality Land Use 1 Planning 

q Mineral Resources Noise 

Public Services Recreation. 

q ~ o ~ u l a t i o n  l Housing 

Utilities 1 Service Systems Mandatory Findings of Significance 

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

El I find that the proposed project COULD NOT have a significant effect on the environmerit, 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 NEGATlV E 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. 

! fiad 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. 

I find that although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided 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. 
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Bill Carlson, Associate Planner 
Printed name 

June 8,2005 
Date 

For 
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EVALUATION OF ENVIRONMENTAL IMPACTS: 

1) A brief explanation is required for all answers except "No Impact" 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 Impact" 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 Impact." 
The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect to a less 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 Ififormation Sogrces: A source fist should be attached, and other ssurc6s iised or liidividiials 
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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I. AESTHETICS -- Would the project: 1 
1 a) Have a substantial adverse effect on a scenic vista? I I I 1 x 1  

Potentially 
Significant 

lmpact 

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

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

Less Than 
Significant 

With Mitigation 
included 

d) Create a new source of substantial light or glare which would 
adversely affect day or nighttime views in the 
area? 

Discussion: The site itself is not considered to be a scenic resource or a unique scenic vista. The site is currently improved 
with an existing 15,210 square foot office building and paved parking area with a storm drainage basin. The site is located 
in a transitional area bordered on the west by a railroad and agricultural uses, on the north by the Keyes Road on-ramp to 
HWY 99 and HWY 99 along the east. The site itself and most of Taylor Court were part of the original HWY 99 alignment. 
The project has existing proposed landscaping along all four sides. The applicant is not making major changes to the existing 
elevations. A Condition of Approval will be added to the project to require that any new outdoor lighting be aimed downward 
in order to address glare to surrounding areas. 

Less Than 
Significant 

lmpact 

I Mitigation: None. I 

No 
lmpact 

References: Stanislaus County General Plan (adopted October 1994); Stanislaus County Zoning Ordinance; County policies; 
and staff experience. 

II. AGRICULTURE RESOURCES -- In determining whether 
impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to the California Agricultural 
Land Evaluation and Site Assessment Model (1997) prepared by 
the California Department of Conservation as an optional model 
to use in assessing impacts on agriculture and farmland. Would 
the project: 

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

Potentially 
Significant 

lmpact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

lmpact 

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

No 
lmpact 

X 

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

--- 

Discussion: The project is classified as Urban and Built-up Land by the Farmland Mapping and Monitoring Program. The 
site is currently zoned for non-agricultural use. The site is buffered from adjacent agricultural land to the west by the Union 
Pacific Railroad. The County also has a Right to Farm Ordinance in place to protect the agricultural users in the area from 
unjust nuisance complaints. 

I 
X 

Mitigation: None. 

G L  32 
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rnia State Department of Conservation Farmland Mapping and Monitoring Program - Stanislaus County Farmland August 

pon to make the 

b) Violate any air quality standard or contribute substantially to 
an existing or projected air quality violation? 

c) Result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is non-attainment 
under an applicable federal or state ambient air quality 
standard (including releasing emissions which exceed 
quantitative thresholds for ozone precursors)? 

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

e) Create objectionable odors affecting a substantial number of 
people? 

Discussion: The project site is within the San Joaquin Valley Air Basin, which has been classified as "non-attainment" for 
ozone and respirable particular matter (PM-10) 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 authority over stationary sources of pollutants. 

Any 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 standards for vehicles, and acts on issues regarding cleaner 
burning fuels and alternative fuel technologies. As such, the SJVAPCD has addressed most criteria air pollutants through 
basin wide programs and policies to prevent cumulative deterioration of air quality within the basin. The project will be subject 
to compliance with all applicable district rules including, but not limited to, national emission standards for hazardous air 
pollution, fugitive PM 10 prohibitions, open burning, and nuisance. This project was referred to the SJVAPCD for early 
comments, but no comments were received. 

IV. BIOLOGICAL RESOURCES -- Would the project: 

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? 

X 

X 

X 

X 
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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 migratory fish or wildlife species or with established 
native resident or migratory wildlife corridors, or impede the 
use of native wildlife nursery sites? 

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

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

X 

X 

X 

X 

X 

Discussion: There is no evidence to suggest this project would result in impacts to endangered species or habitats, locally 
designated species, or wildlife dispersal or mitigation corridors. There are no known sensitive or protected species or natural 
communities located on the site and/or in the surrounding area. 

Mitigation: None. 

V. CULTURAL RESOURCES -- Would the project: 

historical resource as defined in Section 15064.5? 
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VI. GEOLOGY AND SOILS -- Would the project: Potentially 
Significant 

lmpact 

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 evidence of a known 
fault? Refer to Division of Mines and Geology Special 
Publication 42. 

ii) Strong seismic ground shaking? 

iii)Seismic-related ground failure, including 
liquefaction? 

iv) Landslides? 

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

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

Less Than 
Significant 

With Mitigation 
Included 

X 

X 

X 

X 

X 

Less Than 
Significant 

lmpact 

X 

X 

d) Be located on expansive soil, as defined in Table 18-1-B of 

.e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative waste water disposal systems where 

VII. HAZARDS AND HAZARDOUS MATERIALS -- Would the 

No 
lmpact 

b) Create a significant hazard to the public or the environment 
through reasonably foreseeable upset and accident conditions 
involving the release of hazardous materials into the 
environment? 

X 



c) Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-quarter X 
mile of an existing or proposed school? 

d) Be located on a site which is included on a list of hazardous 
materials sites compiled pursuant to Government Code Section 
65962.5 and, as a result, would it create a significant hazard to X 

the public or the environment? . 
-- 

e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two miles of a 
public airport or public use airport, would the project result in X 
a safety hazard for people residing or working in the project 
area? 

f) For a project within the vicinity of a private airstrip, would the 
project result in a safety hazard for people residing or working X 
in the project area? 

g) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency evacuation X 
plan? 

h) Expose people or structures to a significant risk of loss, injury 
or death involving wildland fires, including where wildlands are 
adjacent to urbanized areas or where residences are X 

intermixed with wildlands? 

Discussion: The County Department of Environmental Resources is responsible for overseeing hazardous materials and has 
not indicated any particular concerns in this area. Pesticide exposure is a risk in areas located in the vicinity of agricultural. 
Sources of exposure include contaminated groundwater which is consumed and drift from spray applications. Application 
of sprays is strictly controlled by the Agricultural Commissioner and can only be accomplished after first obtaining permits. 
Spraying activities on adjacent properties will be conditioned by the Agricultural Commissioners Office. The project site is 

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 
groundwater table level (e.g., the production rate of pre- 
existing nearby wells would drop to a level which would not 
support existing land uses or planned uses for which permits 
have been granted)? 

i 

Potentially 
Significant 

lmpact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

lmpact 

X 

X 

No 
lmpact 
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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? 

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

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

f) Otherwise substantially degrade water quality? 

h) Place within a 100-year flood hazard area structures which 
would impede or redirect flood flows? 

X 

X 

I) Expose people or structures to a significant risk of loss, injury 
or death involving flooding, including flooding as a result of the 
failure of a levee or dam? 

j) Inundation by seiche, tsunami, or mudflow? I 1 I 
Discussion: On-site areas subject to flooding have not been identified in accordance with the Federal Emergency 
Management Act and/or county designated flood areas. By virtue of paving for the building pad, parking, and driveway, the 
current absorption patterns of water placed upon this property will be altered. A Condition of Approval requiring a Grading and 
Drainage Plan will be included as part of this project as required by the Public Works Department. A Condition of Approval 
will also be added to require the developer to file a Notice of Intent (NOI) with the California Regional Water Quality Control 
Board prior to issuance of the grading permit. This project has been referred to the Regional Water Quality Control Board, 
but no comments have been received. 

1 Mitigation: None. I 
References: Public Works - referral response dated April 26,2005, Stanislaus County General Plan (adopted October 1994); 
and the Stanislaus County General Plan Support Documentation (adopted June 1987). 

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

a) Physically divide an established community? 

b) Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the project 
(including, but not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an environmental effect? 

c) Conflict with any applicable habitat conservation plan or 
natural community conservation plan? 

Potentially 
Significant 

lmpact 

Less Than 
Significant Significant 

With Mitigation lmpact 
Included C No Impact 



eneral Plan Support 

XI. NOISE - Would the project result in: 

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

e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two miles of a 
public airport or public use airport, would the project expose 
people residing or working in the project area to excessive 
noise levels? 

f) For a project within the vicinity of a private airstrip, would the 
project expose people residing or working in the project area X 
to excessive noise levels? 
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Discussion: The Stanislaus County General Plan identifies noise levels up to 75 dB L,, (or CNEL) as the normally acceptable 
level of noise for industrial, manufacturing, utility and agricultural uses. On-site grading and construction resulting from this 
project may result in a temporary increase in the area's ambient noise levels. However, noise impacts associated with on-site 
activities and traffic are not anticipated to exceed the normally acceptable level of noise. The site itself is impacted by the 
noise generated from nearby Highway 99 and the Union Pacific railroad. The site is not located within an airport land use 
plan. 

1 Mitigation: None. I 
References: Stanislaus County General Plan (adopted October 1994); Stanislaus County General Plan Support 
Documentation (adopted June 1987); and staff experience. 

XII. POPULATION AND HOUSING -- Would the project: - Potentially 
Significant 

lmpact 

Less Than 
Significant 

With Mitigation 
Included 

a) Induce substantial population growth in an area, either 
directly (for example, by proposing new homes and businesses) 
or indirectly (for example, through extension of roads or other 
infrastructure)? 

b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? 

c) Displace substantial numbers of people, necessitating the 
construction of replacement housing elsewhere? 

Discussion: The proposed use of the site will not create significant service extensions or new infrastructure that could be 
considered growth inducing. No housing or persons will be displaced by the project. 

Less Than 
Significant 

lmpact 

X 

I Mitigation: None. I 

No 
lmpact 

X 

X 

References: Stanislaus County General Plan (adopted October 1994); and the Stanislaus County General Plan Support 
Documentation (adopted June 1987). 

Potentially 
Significant 

lmpact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than N.0 
Significant Impact 

lmpact 

1 a) Would the project result in substantial adverse physical I I I I I 
I impacts associated with the provision of new or physically I I I ! I 

altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which could 
cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance 
objectives for any of the public services: 

Fire protection? 

Police protection? 

X 

X 

Schools? 

Parks? 

X 

X 

Other public facilities? X 
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applicable fire department standards with respect to access and water for fire protection. With the change in use the project 
shall comply with all current applicable codes and ordinances for fire protection. The types of conditions of approval will be 
for a adequate turning around for a fire apparatus and on-site water supply for fire suppression may also be needed. 

neral Plan (adopted October 1994); and the Stanislaus County General Plan Support 

XV. TRANSPORTATIONKRAFFIC -- Would the project: 

the existing traffic load and capacity of the street system (i.e., 
result in a substantial increase in either the number of vehicle 
trips, the volume to capacity ratio on roads, or congestion at 

c) Result in a change in air traffic patterns, including either an 
increase in traffic levels or a change in location that results in 
substantial safety risks? 

d) Substantially increase hazards due to a design feature (e.g., 
sharp curves or dangerous intersections) or incompatible uses 
(e.g., farm equipment)? 

e) Result in inadequate emergency access? 

f) Result in inadequate parking capacity? 

X 

X 

X 

X 



\ 1 
Stanislaus County Initial Study Chec~list Page 14 

Discussion: This project was referred to both the California Department of Transportation (CalTrans) and Stanislaus County 
Public Works as part of an early consultation review. Caltrans requested more information on trip generation to determine 
if any impacts are required mitigation to the Taylor Road and State Route 99 Interchange. The applicant has hired KD 
Anderson, transportation engineers, for this information. In their report completed on May 31,2005 they evaluated the existing 
land use and the proposed land use to assess any potential impacts. Their report showed a reduction of trips based on the 
Institute of Transportation Engineers (ITE) publication Trip Generation 7th Edition. According to the report the new proposed 
use will have fewer trips per day. The proposed project AMIPM peak hour traffic volumes are 3 and 7 trips respectfully with 
about 77 trips per day. A single tenant office building could have 176 trips per day with 27 trips per peek AM hour and 26 
trips per PM peak hour. The traffic information was submitted by the applicant directly to Caltrans in May of 2005 and staff 
verified receipt of the information in June of 2005. To date no formal comments have, been received from Caltrans regarding 
the traffic volume information submitted. The County Public Works department has not identified any significant traffic impact 
to local County roads associated with this project. 

g) Conflict with adopted policies, plans, or programs supporting 
alternative transportation (e.g., bus turnouts, bicycle racks)? 

I Mitigation: None. I 

X 

References: KD Anderson report dated May 31, 2005 (See Attachment "A),  Caltrans referral response - dated April 19, 
2005, Stanislaus County Department of Public Works referral response - April 26, 2005, Stanislaus County General Plan 
(adopted October 1994); and Stanislaus County General Plan Support Documentation (adopted June 1987). 

XVI. UTILITIES AND SERVICE SYSTEMS -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

lmpact 

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

lmpact 

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? 

I 
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 served by a landfill with sufficient permitted capacity to 
accommodate the project's solid waste disposal needs? I I 



roval will be added to the project to address necessary 

XVfl. MANDATORY FINDINGS OF SIGNIFICANCE: 

ildlife species, cause a fish or wildlife population to drop 
elow self-sustaining levels, threaten to eliminate a plant or 
nimal 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? 

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 the effects of past projects, the 

X 

effects of other current projects, and the effects of probable 
future projects)? 

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

Discussion: Review of this project has not indicated any feature(s) which might significantly impact the environmental quality 
of the site and/or adjacent areas. As such, all identified project-significant impacts have been mitigated to a level of less than 
significant. 



NEGATIVE DECLARATION 

NAME OF PROJECT: Rezone Application No. 2005-06 - Woods Furniture, Inc. 

LOCATION OF PROJECT: 4918 Taylor Court, northern end of '~aylor  Court, north of Taylor Road, in the Keyes/Turlock 
area. 

PROJECT DEVELOPER: David and Randy Woods 
400 Third Street 
Turlock, CA 95380 

DESCRIPTION OF PROJECT: 

Request to rezone to a new PD to allow the following: 

Convert the existing 15,210 square foot telecommunication building to a retail furniture store and warehouse. The number of total 
employee is expected to be 12 to 15 will the average daily customers expected to be between 20 to 30. . 

All required driveways and parking areas for customers and employees are existing. Areas used for truck and trailer storage 
will be graveled. The existing mobile home will continue to be used by the property watchman. The final parking space 
configuration adjacent to proposed building "B" and the existing mobile home may be modified provided the minimal parking 
requirements established for the proposed PD are met. 

Based upon the Initial Study, dated June 8, 2005 the County Planning Department 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 either short-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, 101 0 1 oth Street, Suite 3400, Modesto, California. 

Initial Study prepared by: Bill Carlson, Associate Planner 

Submit comments to: Stanislaus County 
Planning and Community Development Department 
101 0 1 oth Street, Suite 3400 
Modesto, California 95354 
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Transportation Engineers 

May 3 1,2005 

Mr. David Woods 
WOODS FURNITUm GALLERIES 
400 Third Street 
Turlock, CA 95380 

RE: 4918 TAYLOR COURT REZONE (2005-06), TURLOCK: TRIP 
GENERATION ESTIMATE. 

Dear Mr. Woods: 

Thank you for contacting our firm regarding your Re-Zone project in Stanislaus County 
near Turlock. As we have discussed you plan to convert an existing 15,2 10 square foot 
building that has previously been used as a telephone call center into a retail furniture 
store. Caltrans District 10 has asked for information regarding the comparative trip 
generation for these uses in order to assess potential impacts to the SR 99 / Taylor Road 
interchange (1 0-STA-99-PM 6.596). The materials which follow provide the information 
requested by Caltrans. 

Trip Generation Rates. Applicable trip generation rates for these two different uses 
have been developed from information contained in the Institute of Transportation 
Engineers (ITE) publication Trip Generation, 71h Edition. These rates are presented in 
Table 1. As shown, the land use category that appears to be closes to the prior use 
(telephone call center) is Single Tenant Office Building, and rates are available for that 
use on "per 1,000 sf' and "per employees" bases. 

Office Building Employee 3.62 0.53 0.50 
(7 15) 

Trip Generation Forecast. Applying these trip generation rates to the existing building 
yields the trip generation forecasts presented in Table 2. As shown, because the rates for 
furniture stores are low, the forecasts for use of the building with the proposed business 
are only 77 daily trips and 7 p.m. peak hour trips. 
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Alternatively the prior use probably generated 176 daily and 26 p.m. peak hour trips. 

Based on this comparison, it is likely that the new use will result in less traffic on the 
local street system than had been generated by the prior use, and the overall impact of 
this project will be negligible. 

Please feel fiee to contact me if you have any questions or need more information. 

TABLE 2 
TRIP GENERTATION FORECASTS 

Sincerely yours, 

kdANDERSON Trags~ortation Engineers 

Land Use 
(ITE Code) 
Furniture Store 
(8 90) 
Single Tenant 
Office Building 
(715) 

Kenneth 0. P.5. 
Principal 

Unit 

15,210 sf 

15,210 sf 
45 employees 

Trip Generation Rates per Unit 

cc: Mr. Tom Dumas, Office of Internodal Planning 

Daily 
77 

176 
163 

A.m. Peak Hr 
3 

27 
24 

P.m. Peak Hr 
7 

26 
23 









CALIFORNIA DEPARTMENT OF'FISH AND GAME 
CERTIFICATE OF FEE EXEMPTION 

De Minimis Impact Finding 

Project TitlelLocation/Owner Name and address (include county): 
Rezone Application No. 2005-06 -Woods Furniture, in the Keyesfrurlock area, Stanislaus County. (491 8 Taylor Court - APN: 
045-062-003)IEvans Telephone Company, 491 8 Taylor Court, Turlock, CA 95382 

Project Description: 
Request to rezone to a new Planned Development (PD) to allow the following: 

Convert the existing 15,210 square foot telecommunication office building to a retail furniture store and warehouse. The 
proposed new use is expected to have 12 to 15 total employees, and have 20 to 30 average daily customers. 

Findings of Fact: 
The Stanislaus County Planning Commission makes a finding of "De Minimis" on this project for the following reason(s): 

An initialstudy has been conducted by the lead agency so as to evaluate the potential for adverse environmental impact; and 
when considering the record as a whole there is no evidence before the agency that the proposed project will have potential 
for an adverse effect on wildlife resources or the habitat upon which the wildlife depends. Further, the lead agency has, on 
the basis of substantial evidence, rebutted the presumption of adverse effect contained in the California Code of Regulations 
at Title 14 Section 753.5(d). As follows: 

Based on the Initial Study, the project will not result in changes to the resources listed below: 

(A) Riparian land, rivers, streams, watercourses, and wetlands under state and federal jurisdiction; 
(B) Native and non-native plant life and the soil required to sustain habitat for fish and wildlife; 
(C) Rare and unique plant life and ecological communities dependent on plant life; and 
(D) Listed threatened and endangered plant and animals and the habitat in which they are believed to reside. 
(E) All species of plant or animals as listed as protected or identified for special management in the Fish and Game 
Code, the Public Resources Code, the Water Code or regulations adopted thereunder. 
(F) All marine and terrestrial species subject to the jurisdiction of the Department of Fish and Game and the 
ecological communities in which they reside. 
(G) All air and water resources the degradation of which will individually or cumulatively result in a loss of biological 
diversity among the plants and animals residing in that air and water. 

Certification: 
I hereby certify that the public agency has made the above finding and that the project will not individually or 

cumulatively have an adverse effect on wildlife resources, as defined in Secti0.n 71 1.2 of the Fish and Game Code. 

(Chief Planning Official) . 

Title: Planninq Director 
Lead Agency: Stanislaus Countv 
Date: 
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April 20,2005 

N R U X K  IRRIGMION Don Pedro Dam and 
Powerhouse 

333 EAST CANAL DRIVE 
POST OFFICE BOX 949 
TURLOCK, CALIFORNIA 9538 1 
(2091 883-8300 

Stanislaus County 
Department of Planning and Community Development 
1010 10" Street, Suite 3400 
Modesto, CA 95354 

RE: Rezone Application 2005-06; Woods Furniture, Inc. (APN 045-062-003) 

Dear Sir or Madam: 

The Engineering Department of the Turlock Irrigation District (District) appreciates the 
opportunity to review and comment on the referenced project. District standards require 
development that occurs within the District's boundary, that impacts irrigation and 
electric facilities, to meet the District's requirements. 

A review of District maps and records indicate that there was once an imgation pipeline 
belonging to Improvement District 6 1 1, the Lazar Branch, serving this parcel located in 
the 20-foot easement along the east property line. Field investigation revealed the 
existence of an irrigation control structure located in the northeast comer of the parcel. 
Any existing imgation facilities found south of the structure are no longer required and 
may be removed. 

Upon request the District will review and quitclaim irrigation easements that are no 
longer required. There is a $100.00 application fee for this review. 

The owner/developer must apply for a facility change for any pole or electrical facility 
relocation. Facility changes are performed at developer's expense. 

If you have any questions concerning irrigation system requirements or electric utility 
requirements, please contact me at (209) 883-8384 or Paul Rodriguez at (209) 883-8438 
respectively. 

Engineering Technician, Civil 
CF: 2005050 

I 5 so. ~ i .  G & 1 
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Stanislaus County Planning Commission 
Minutes 
August 4, 2005 
Page 2 

B. REZONE APPLICATION NO. 2005-06 -WOODS FURNITURE, INC. - This is a request to 
rezone a 5.7 acre parcel to a new planned development to allow a retail furniture store and 
warehouse use within an existing 15,210 square foot office building. The parcel is located 
4918 Taylor Court, north of Taylor Road, in the KeyesITurlock area. The Planning 
Commission will consider a Negative Declaration. 
APN: 045-062-003 
Staff Report: Bill Carlson Recommends APPROVAL TO THE BOARD OF SUPERVISORS. 
Public hearing opened. 
OPPOSITION: No one spoke. 
FAVOR: Randy Woods; Randy Brekke. 
Public hearing closed. 
R. Souza/Assali, Unanimous (7-0) RECOMMENDS APPROVAL TO THE BOARD OF 
SUPERVISORS OF THE STAFF RECOMMENDATION AS OUTLINED IN THE STAFF 
REPORT. 

EXCERPT 

PLANNING COMMISSION 

MINUTES 

MWm ff,zmti 
Date 

* 
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ORDINANCE NO. C.S. - 933 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP NO. 9-110.966 FOR THE PURPOSE OF 
REZONING A 5.7 ACRE PARCEL TO A NEW PLANNED DEVELOPMENT TO ALLOW A RETAIL 
FURNITURE STORE AND WAREHOUSE USE WITHIN AN EXISTING 15,210 SQUARE FOOT OFFICE 
BUILDING LOCATED AT 4918 TAYLOR CT IN THE KEYES/TURLOCK AREA. A.P.N. 045-062-003 

The Board of Supervisors of the County of Stanislaus, State of California, 
ordains as follows: 

Section 1. Sectional District Map No. 9-110.966 is adopted for the 
purpose of designating and indicating the location and boundaries of a District, 
such map to appear as follows: 

(Insert Map Here) 

Section 2. This ordinance shall take effect and be in full force thirty 
(30) days from and after the date of its passage and before the expiration of 
fifteen (15) days after its passage it shall be published once, with the names 
of the members voting for and against same, in the Modesto Bee, a newspaper of 
general circulation published in Stanislaus County, State of California. 

Upon motion of Supervisor Mayfield, seconded by Supervisor Simon, the 
foregoing ordinance was passed and adopted at a regular meeting of the Board of 
Supervisors of the County of Stanislaus, State of California, this 23rd day of 
August, 2005, by the following called vote: 

AYES: Supervisors: O'Brien, Mayfield, Simon, DeMartini, and Chairman Grover 

NOES: Supervisors: None 

ABSENT: Supervisors: None 

ABSTAINING: Supervisors: None 

CHAIRMAN OF THE BOARD OF SUPERVISORS 
of the County of Stanislaus, 
State of California 

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

BY: 
Susan E. Seibert, Deputy Clerk of the Board 





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

COUNTY OF STANISLAUS 
STATE OF CALIFORNIA 

I am 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 MODESTO BEE, printed in the City 
of MODESTO, County of STANISLAUS, 
State of California, daily, for which said 
newspaper bas been adjudged a newspaper of 
general circulation by the Superior Court of the 
County of STANISLAUS, State of California, 
Under 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 
thereof on the followmg dates, to wt 

AUGUST 28, 2005 

The Board of Supewisurs o l  thr: rounly 
ol Suniriaus. SQttc of California, iirdrins 
as ibllriws: 

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

AUGUST 28, 2005 

leRGrovec 
Chairman of the Roard idol Superuium 

of the <ZIUO~Y tif Si~nidms. 

,217'CST: CtlKIST1ME 1:EMARO 
TALLMAN.Clcrk of the Board OI 
Supoi,isurs ofthi; County of Stanislaus. 
State of Cal?fi>rnia '1 
RY Susan E. Scihe~t,Dcpuly Clerk of :: 
tht: B<ra'l P 



AUDITOR-CONTROLLER 
STANDARD JOURNAL VOUCHER 



Stanislaus County Planning and Community Development 
1010 10th Street, Suite 3400 Modesto, CA 95354 

(209) 525-6330Fax: (209) 525-591 1 
E-mail Planning@mail.co.stanislaus.ca.us 

April 6.2005 

RECEIVED FROM: LOCATION OF PROJECT: 

Woods Furniture 491 8 Taylor Court, 

WOODS FURNITURE INC. Turlock, CA 95380 

1 

Additional information: 

QTY. 1 / UNIT PRICE 1 TOTAL 

GP RECEIVED BY 

Payment Method: Check 

' : 200077 c/ 

1% 
Woods Furniture 

ZONE 

PD # 99 

APN APPLICATION # S T R  

32-4-10 

I 
$2,500.00 

I 

PD BK 

New PD for Furniture store Deposit 

045-062-003 
Rgz 265-06 

$2,500.00 
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