
THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 

DEPT: Planning and Community Development BOARD AGENDA # 6:50 p.m. 

Urgent AGENDA DATE August 21 2007 

CEO Concurs with Recommendation YES [7 NO 415 Vote Required YES fl NO 
(Information Attached) 

SUBJECT: 

Public Hearing to Consider General Plan Amendment Application # 2006-04 and Rezone Application # 
2006-09, Gomes Transportation Truck Parking Yard, a Request to Rezone and Amend the General Plan 
to PD (Planned Development) Zoning District, to Allow an 

(Continued on Page 2) 

PLANNING COMMISSION RECOMMENDATIONS: 

After conducting a duly advertised public hearing at its regular meeting of July 19, 2007, the Planning 
Commission, by an 8-1 vote, recommended the Board deny the project as follows: 

1. Find that a Negative Declaration is appropriate for the project, based on the Initial Study and other 
project amendments and information submitted by the applicant and commenting agencies. 

(Continued on Page 2) 

FISCAL IMPACT: 

There are no fiscal impacts associated with this item. 

BOARD ACTION AS FOLLOWS: 

On motion of Supervisor--- _D_e_Martini - - - - - -  - - -  - - - -  - - - - .  , seconded by Supervisor ---G_ro~er_--- - - -  - - - - - - - -  - - - -  
and approved by the following vote, 
Ayes: Supervisors:-Grovec1~De_M_a_rltiniLand-Chair_m_an~~'_Brien_ - - - - - - - - - - - - - - - - - -  - - - - - - - - - - - - - - - - -  - - - - - - - -  - - - - - - -  - 
Noes: Supervisors:--- - - - - - - - -  - - - ??3~fi~!_d,-md_ -hA~r!kit_h_ - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - 
Excused or Absent: Supervisors:No~e-- - - -  - - -  - -  - -, - - - -.. , - - - -  - - -  - - - - - - - -  - - - - - - - - - - - - -  - - -  - - ..-- - - -  - - - - -  - - -  - - - 
Abstaining: Supervisor:-- - - - - - - -  Nane- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -  - - - -  - - - - - - - - - - - -  - - - - - - - - - 
1) Approved as recommended 
2) Denied 
3) Approved as amended 
4) X Other: 
MOTION: Based on the staff report and comments by Board members, the Board finds that the proposed GPA #2006- 

04 is not consistent with the overall goals and policies of the Land Use Element of the County General Plan 
and the overall General Plan; and, denied GPA #2006-04 and Rezone Application #2006-09 

ATTFCT. FI 17kFkl~ A KING. Assistant ~ l e r d  File NO. ORD-554-8 
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SUBJECT CONTINUED: 

Existing Truck Parking Area to Continue Operating and to Expand to Allow Up to 22 Trucks 
and 22 Trailers. The Parking Will Occur Within a 28,800 Square Foot Area of the 27.71 
Acre Parcel. The Operation Involves Truck Parking for Up to 22 Trucks and Trailers, Used 
to Deliver Fuel and Lubricants. Business Activities Associated With the Operation Take 
Place Elsewhere. The Property Is Located at 1625 N. Tegner Road on the Northwest 
Corner of Tegner and Fulkerth Roads, in the Turlock Area 

PLANNING COMMISSION RECOMMENDATION CONTINUED: 

2. Find that the proposed General Plan Amendment is not consistent with the overall 
goals and policies of the Land Use Element of the County General Plan and the 
overall General Plan. 

3. Deny General Plan Amendment Application No. 2006-04 and Rezone Application 
No. 2006-09, Gomes Transportation Truck Parking Yard. 

DISCUSSION: 

This is a request to change the General Plan and zoning designations from "Agriculture" 
and A-2-40 (General Agriculture - 40 acre minimum) to Planned Development (PD) to allow 
an existing truck parking area to continue operating. Parking occurs within a 28,800 
square foot area of the 27.71 acre parcel. The operation involves parking 22 trucks and 
22 trailers, used to deliver fuel and lubricants, during non-business hours. Business 
activities associated with the operation take place elsewhere. 

The application is for two separate trucking businesses: Joe Gomes and Sons, Inc. and 
G&G Transportation. Joe Gomes and Sons has been parking trucks at this location for 
over 25 years and G&G Transportation moved out to the site sometime around 2006. The 
applicant states that the trucks and trailers park in a designated area. G&G Transportation 
requests to park up to 16 trucks on site, while Joe Gomes and Sons, Inc. requests to 
continue to park up to six (6) trucks (for a total of 22). 

The property contains two dwellings and a shop building. The proposed development plan 
will allow Gomes and Sons trucking business to continue utilizing the property and allow 
G&G Transportation to expand and improvements for the parking for anywhere up to 22 
trucks. The application submitted indicates that daily traffic consists of approximately 100 
trip ends. The trucks deliver fuel and lubricants at a wide variety of sites throughout the 
Central Valley (Fresno to Stockton), 75% of sales to agricultural customers. 

The site plan, attached to the Planning Commission Staff Report, has shown rough design 
with parking trucks and trailers on the north and south side of a shop building behind the 
main house. At this point, only a truck parking yard is proposed for this project. No 
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business transaction takes place on this site. All business transaction takes place at 705 
and 725 N. Tully Road, within the city limits of Turlock. The site is about 28 acres with 2.75 
acres for the existing homes, shop, driveways, and truck parking. The rest of the property 
will still be farmed (recently re-planted with almonds). Should the Board of Supervisors 
approve this entire project, development standards would be required. The applicant still 
needs to provide parking improvements, sewer and water improvements, landscaping and 
all the various components that are required to be in a Development Plan as required for 
all Planned Developments (PDs) by Ordinance Code Section 21.40.070. 

Approvals 

This project has two approvals that are required: 

Amend the Land Use Element Map of the County General Plan from Agricultural 
(AG) to Planned Development (PD). 

Rezone the property from Agricultural (A-2-40) to Planned Development (PD). 

The project is located in an unincorporated area on the west side of Tegner Road, north 
of Fulkerth Road, west of Highway 99. It is immediately adjacent to and north and west of 
both the City of Turlock city limits and their Sphere of Influence (Sol). Land uses for the 
most part are agricultural, reflecting the prime soils found in the area. The subject property 
has been recently planted in almonds, the general area grows almonds, walnuts, grapes, 
and row crops. 

The business which is being requested is, in fact, already operating at the proposed 
location without the required County approval. The applicant has stated in the application 
that Joe Gomes and Sons have been parking their trucks and trailers at this location for 
more than 25 years. Staff can attest to fact that there have been a few trucks parked at 
this location since the early 1980s. In June 2006, a zoning complaint about the use at this 
location was filed, when Gary Gomes, son of Joe Gomes, started to park more trucks at 
this location and zoning enforcement action to abate the use was begun. As this latest 
application is processed, the business remains in operation on the subject property. 

The applicant has requested that the uses in the newly expanded area be limited to truck 
and employee parking. No other uses or buildings are considered at this time. This is to 
be included in the development standards and will be considered as permitted outright in 
the new Planned Development zone, subject to meeting all other conditions of the project. 
The remaining acreage of the property will remain in agricultural production (almond 
orchard). 

In recent years, the Board of Supervisors has considered trucking-related applications for 
DB Truck Body & Repair and D & L Concrete Pump, lnc (Larry Turner) both located in the 
north ModestoISalida area on A-2-40 zoned property. The Board of Supervisors, approved 
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a use permit to allowed a truck repair business which specializes in repairing vehicles used 
directly in hauling produce. However, a second use permit, this time to permit the 
continuance of a pay-to-park operation on that same parcel for semi trucks of all kinds, not 
just those hauling produce, was denied by the Board in 2005. Larry Turner's project was 
also denied to allow a concrete pumping business to remain and to add future phases for 
Planned Industrial uses. The Planning Commission also reviewed a use permit for Five 
J's Trucking, Inc. requesting to park 10 trucks (hay and milk) on one (1) acre of a 31 -acre 
parcel for a diary business on Villa Manucha Road in the Newman area. That project was 
denied for several reasons but the main reason was that this business was already existing 
in an industrial zone within the city limits of Newman and did not need to be in the 
Agriculture zone. 

Staff believes that this request is inconsistent with the Goals and Polices of the General 
Plan at this time, which is to allow a truck parking yard in the Ag zone. A detailed 
discussion of the request can be found in the attached Planning Commission Staff Report. 

On August 19, 2007, the Planning Commission considered this application at a properly 
advertised public hearing. Two people (the applicants) spoke in favor to the project, Emily 
and Gary Gomes. No one spoke against the project. 

With little discussion, the Commission voted 8-1 (Souza) to recommend the Board of 
Supervisors deny General Plan Amendment Application # 2006-04 and Rezone Application 
# 2006-09, based on the reasons stated in the August 19, 2007 Staff Report. 

However, staff has included a set of findings and possible development standards should 
the Board wish to approve this project. The approval option would be to allow the existing 
truck yard to remain. 

The Board is aware that a significant amount of Business Park zoning has been approved 
in the Turlock area in recent year. There are indeed several areas which would be suitable 
for this type of use. In other words, it is one thing to allow the existing use to continue, but 
to allow it to expand is, in our thinking, going far beyond any reasonable argument in favor 
of the proposed change to the property. We note, however, that we do not believe there 
is substantial evidence on the record to support any finding of approval at all. Also, the 
applicant owns property in the West Side Industrial Plan area. The Board must, therefore, 
be very specific in citing its reasons for recommending approval, as well as the evidence 
it feels supports such a finding. 

POLICY ISSUES: 

The policy question here is whether to grant the requested changes to the Stanislaus 
County General Plan. These are policy documents which help guide land use patterns and 
development for the future of the community. Staff believes that this project will conflict 
with the Board's priorities: effective partnerships; a strong agricultural economy 1 heritage; 
and a well planned infrastructure system. 
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STAFFING IMPACT: 

None. 

ATTACHMENTS: 

1. Planning Commission Staff Report, August 19, 2007 
2. Planning Commission Minutes, August 19, 2007 

I:\Staffrpt\GPA\2006\GPA 2006-04 REZ 2006-09 Gomes Transponation\BOS\BOS RPT discussion.wpd 



STANISLAUS COUNTY PLANNING COMMISSION 

July 19, 2007 

STAFF REPORT 

GENERAL PLAN AMENDMENT APPLICATION NO. 2006-04 
REZONE APPLICATION NO. 2006-09 

GOMES TRANSPORTATION TRUCK PARKING YARD 

REQUEST: TO CHANGE GENERAL PLAN & ZONING DESIGNATIONS FROM GENERAL 
AGRICULTURAL (A-2-40) TO PLANNED DEVELOPMENT (P-D) TO ALLOW AN 
EXISTING TRUCK PARKING AREA TO CONTINUE OPERATING AND TO 
EXPAND TO ALLOW UP TO 22 TRUCKS AND 22 TRAILERS. THE PARKING 
WILL OCCUR WITHIN A 28,800 SQUARE FOOT AREA OF THE 27.71 ACRE 
PARCEL. THE OPERATION INVOLVES TRUCK PARKING FOR UP TO 22 
TRUCKS AND TRAILERS, USED TO DELIVER FUEL AND LUBRICANTS. 
BUSINESS ACTIVITIES ASSOCIATED WITH THE OPERATION TAKE PLACE 
ELSEWHERE. THE PROPERTY IS LOCATED AT 1625 N. TEGNER ROAD ON 
THE NORTHWEST CORNER OF TEGNER AND FULKERTH ROADS, IN THE 
TURLOCK AREA. 

APPLICATION INFORMATION 

OwnerIApplicant: 
Location: 

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

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

Surrounding Land Use: 

Greg, Joe and Emily Gomes 
1625 N Tegner Road, north side of Fulkerth 
Road, west side of N. Tegner Road, Turlock 
8-5-1 0 
Two (Supervisor Mayf ield) 
088-009-0 1 0 
See Exhibit "F" 
Environmental Review Referrals 
27.71 acres 
Private well 
Individual septic system 
A-2-40 (General Agriculture) 
Not Applicable 
Agriculture 
Negative Declaration 
Two houses, shop, garage, recently planted 
almond orchard 
Row crops to the east, almond orchard to the 
south (both within the City of Turlock); 
orchards, row crops, and a vineyard to the 
north; a dairy and row crops to the west 

ATTACHMENT 1 
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PROJECT DESCRIPTION 

Request to change General Plan and zoning designations to Planned Development (PD) to allow 
an existing truck parking area to continue operating. Parking occurs within a 28,800 square foot 
area of the 27.71 acre parcel. The operation involves parking 22 trucks and 22 trailers, used to 
deliver fuel and lubricants, during non-business hours. Business activities associated with the 
operation take place elsewhere. 

The application is for two separate trucking businesses: Joe Gomes and Sons, Inc. and G&G 
Transportation. Joe Gomes and Sons has been parking trucks at this location for over 25 years 
and G&G Transportation moved out to the site sometime around 2006. The applicant states that 
the trucks and trailers park in a designated area. G&G Transportation requests to park up to 16 
trucks on site, while Joe Gomes and Sons, Inc. requests to continue to park up to six (6) trucks (for 
a total of 22). 

The attached plot maps have shown rough design with parking trucks and trailers on the north and 
south side of a shop building behind the main house. At this point, only a truck parking yard is 
proposed for this project. No business transaction takes place on this site. All business transaction 
takes place at 705 and 725 N. Tully Road in the city of Turlock. The site is about 28 acres with 
2.75 acres for the existing homes, shop, driveways and truck parking. The rest of the property will 
still be farmed (recently re-planted with almonds). Should the Commission wish to recommend 
approval and the Board of Supervisors approve this entire project, development standards would 
be required. The applicant still needs to provide parking needs, sewer and water needs, 
landscaping and all the various components that are required to be in a Development Plan as 
required for all Planned Developments (PDs) by Ordinance Code Section 21.40.070. 

The property contains two dwellings and a shop building. The proposed development plan will 
allow Gomes and Sons trucking business to continue utilizing the property and allow G&G 
Transportation to expand and improvements for the parking for anywhere up to 22 trucks. The 
application submitted indicates that daily traffic consists of approximately 100 trip ends. The trucks 
deliver fuel and lubricants at a wide variety of sites throughout the region, 75% of sales to 
agricultural customers. 

BACKGROUND & ISSUES 

The project is located in an unincorporated area on the west side of Tegner Road, north of Fulkerth 
Road, west of Highway 99. It is immediately adjacent to and north and west of both the City of 
Turlock city limits and their sphere of influence (Sol). Land uses for the most part are agricultural, 
reflecting the prime soils found in the area. Soils in the area are nearly all types with Storie lndex 
ratings of 80 or higher, up to soils with a 100 Storie lndex rating, the best possible farmland. While 
the subject property is not farmed at this time, the general area grows almonds, walnuts, grapes, 
and row crops. 

The business which is being requested is in fact already operating at the proposed location without 
the required County approval. The applicant has stated in the application that Joe Gomes and 
Sons have been parking their trucks and trailers at this location for more than 25 years. Staff can 
attest to fact that there have been a few trucks parked at this location since the early 1980s, if not 
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earlier. In June 2006, a zoning complaint about the use at this location was filed, when Gary 
Gomes, son of Joe Gomes, started to park more trucks at this location and zoning enforcement 
action to abate the use was begun. As this latest application is processed, the business remains 
in operation on the subject property. 

In recent years, the Board of Supervisors has considered trucking-related applications for DB Truck 
Body & Repair and D & L Concrete Pump, lnc (Larry Turner) both located in the north 
ModestoISalida area on A-2-40 zoned property. The Board of Supervisors, approved a use permit 
to allowed a truck repair business which specializes in repairing vehicles used directly in hauling 
produce. However, a second use permit, this time to permit the continuance of a pay-to-park 
operation on that same parcel for semi trucks of all kinds, not just those hauling produce, was 
denied by the Board in 2005. Larry Turner's project was also denied to allow a concrete pumping 
business to remain and to add future phases for Planned Industrial uses. The Planning 
Commission also reviewed a use permit for Five J's Trucking, Inc. requesting to park 10 trucks (hay 
and milk) on one ( I )  acre of a 31-acre parcel for a diary business on Villa Manucha Road in the 
Newman area. That project was denied for several reasons but the main reason was that this 
business was already existing in an industrial zone with the city limits of Newman and did not need 
to be in the Agriculture zone. 

ENVIRONMENTAL REVIEW 

Stanislaus County has determined that it is the Lead Agency for Environmental Review under 
CEQA for the proposed project. As such, staff has prepared an Initial Study and a proposed 
Negative Declaration. The environmental documentation is attached, Exhibits "8" and "C". Staff 
has not received any significant comments on the project. 

The proposed Negative Declaration declares the proposed changes will not have a significant effect 
on the environment, as defined by CEQA. 

With environmental impacts not an issue with this project, the keys to approval or denial of a 
general plan amendment (and subsequent rezone) are land use issues. The brief history given 
above is relevant in helping understand the nature of the area in which the use is being proposed. 

To evaluate this proposed general plan change, we must review the goals and policies of the 
General Plan. County policies, adopted by the Board of Supervisors, set forth additional findings 
necessary for approval of a general plan change request. 

Below is a discussion of relevant General Plan goals and policies. In making a recommendation 
on this proposal, the views of all parties should be considered. For the sake of brevity, we will not 
discuss policies with which we believe the project is fully consistent or which are not applicable. 
Commissioners should refer to their General Plans to ensure to their own satisfaction that we have 
indeed covered all appropriate topics. 
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PLANNING CONSIDERATIONS 

The following comparison is made between the goals and policies of the General Plan and the 
proposed project. The related policies shall be considered in evaluating proposals to amend the 
General Plan to avoid land use conflicts which have developed in the past and which should be 
avoided in the future. The consistency of a land use proposal is viewed in light of the jurisdiction's 
entire General Plan. Ultimately, the Board of Supervisors has the final authority and will exercise 
its discretion to determine whether the project "furthers" the objectives and policies of the General 
Plan. 

The following goals and policies of the General Plan are in staff's opinion, related to the proposed 
project. 

LAND USE 

GOAL 1 - Provide for diverse land use needs by designating patterns which are responsive 
to the physical characteristics of the land as well as to the environmental, economic 
and social concerns of the residents of Stanislaus County. 

Policv 1 - Land will be designated and zoned for agricultural, residential, 
commercial, industrial, or historical uses when such designations are 
consistent with other adopted goals and policies of the General Plan. 

Policv 2 - Land designated Agricultural shall be restricted to uses that are 
compatible with agricultural practices, including natural resource 
management, open space, outdoor recreation, and enjoyment of 
scenic beauty. 

Policv 3 - Land use designations shall be consistent with the criteria 
established in this element. 

Policv 4 - Urban development shall be discouraged in areas with growth 
limiting factors such as high water table or poor soil percolation, and 
prohibited in geological fault and hazard areas, flood plains, riparian 
areas, and airport hazard areas unless measures to mitigate the 
problems are included as part of the application. 

DISCUSSION 

This project is essentially a request for a 2.75 acre truck parking yard which would be located in 
an area planned and zoned for Agriculture. The Planned Development Designation (PD), as 
defined on pages 1 -25-and 1-26 of the Land Use Element of the General Plan, is designated for 
unique uses or uses going into areas where special attention is needed to ensure compatibility with 
surrounding lands. Under the "Appropriate Locations" portion of the PD definitions is the following 
statement as to what are considered to be valid uses of the planned development designation 
consistent with the intent of the Land Use Element: 



GPA 2006-04, REZ 2006-09 
Staff Report 
July 19, 2007 
Page 5 

a. Application for uses of unique character (not otherwise allowed as proposed in other 
zoning districts) for which findings can be made as to the appropriateness of the 
location and absence of detrimental effect to the surrounding area. 

b. Applications falling within an area designated by this element as a Planned 
Development Area, subject to those resolutions within the appendix of this element 
that define special policy for planned development uses in the following areas: 

(1) Upper McHenry Avenue, Resolution No. 87-01. 
(2) East F Street, Highway 10811 20, Oakdale, Resolution No. 87-2. 
(3) Freeway Interchange and Frontage Roads adjacent to major highways and 

freeways, Resolution No. 87-3. 

In the case of this proposed project we do not believe the project can be found consistent with 
either "a" or " b  above. The applicant proposes to park trucks at the site to deliver fuel and 
lubricants. Truck yards are not in any way a special or unique use. Rather, they are common. 
They are permitted uses in the C-2 (General Commercial), PI (Planned Industrial) and M (Industrial) 
zoning districts within Stanislaus County. There is a significant amount of both C-2 and M zoning 
found in the Turlock area. Also, the City of Turlock approved a large industrial area across the 
street from this site (also owned by the applicant). 

Item "b(3)" above refers to freeway interchanges as potential PD areas. The County has long 
recognized this, and has placed PD designations at the majority of such locations along freeways 
and State highways throughout the county. However, the west side of Highway 99, between 
Tegner and Washington Roads, which is north of Fulkerth Road, extending north to the Monte 
Vista199 interchange has been left in the "Agriculture" designation since 1973 (until Turlock 
annexed the Costco shopping area) when the last of the old A-1 (Unclassified) zoning in the County 
was eliminated. The point here is that the County Board of Supervisors has had zoning and 
general plan policies and designations in effect in this area for nearly three decades designed to 
preserve and protect the area as agriculture. There are, of course, legal non-conforming uses in 
the general area which pre-date the restrictions, but no new uses have been permitted to rezone 
in the vicinity. This site is approximately 2000 feet from the interchange and not directly adjacent 
to the freeway. 

Also worthy of mention in regards to "b(3)" is that, even if the area were to be designated PD, the 
Resolution in question, No. 87-3, states as follows: 

Planned Development Applications for freeway and adjacent frontage roads should 
be only for those uses that service highway oriented traffic and would not be more 
properly located in any of the zoning districts existing in the County of Stanislaus or 
any of the cities within the County. 

While it may be a convenience for a truck parking site to be near Highway 99 to facilitate going to 
job sites throughout the region, this proposal is not a highway oriented use, such as a service 
station, motel or restaurant. We do note that a broader range of uses has been allowed in the 
towns of Salida and Keyes. In both instances, these were done as a part of preparation of 
community-wide plans for those towns, and reflected the County implementing the results of 
extensive community input and desires. 
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Policy 2 requires that land designated "Agriculture" shall be restricted to uses that are compatible 
with agricultural practices and should prevent impediments to continued agricultural use. The site 
is currently farmed, and will continue to be farmed with approval of the PD. The use appears to 
be compatible with existing farming operations on site as only a small portion of the site is used for 
parking. 

There do not seem to be major conflicts involving Policy 4. There are no growth limiting factors as 
listed. If anything, that is one of the major concerns, that approval of any General Plan change in 
the area could very easily lead to further requests for similar changes. This growth inducing 
scenario would be especially realistic given the past desire of area landowners to change from 
agriculture. Coupled with the non-unique nature of the proposed use, opening the door west of 
Highway 99 and outside the Sphere of lnfluence of the city, has the potential to lead to major 
changes in the character of the area, changes which longstanding County policy does not support. 

Policv 10 - New areas for urban development (as opposed to expansion of 
existing areas) shall be limited to areas of diminished agricultural 
importance. 

The applicant believes this to be an expansion of an existing commercial area adjacent to Highway 
99 in the general vicinity of the project site. This site is presently outside the sphere of influence, 
but within the area covered by the Turlock General Plan. The site is designated "Urban Reserve" 
on the Turlock General Plan and, according to the City, agricultural uses are permitted as a 
transitional use on property located within this designation. 

As Commissioners are aware, the County has agreements, reflected in the General Plan in Goal 
Five, Policy Twenty-Four, and in the "Spheres of lnfluence" section of the Plan, which require the 
County to deny projects within the Sphere of lnfluence of a city if that city does not support the 
project. The City of Turlock sent an email with a list of conditions if the project is approved. Most 
of these conditions are common if the project is for an urban use, requiring masonry walls, 
landscaping, sidewalks, etc. Even though the project site is right next door to the City limits, this 
project is outside of the City's Sphere of lnfluence. As such, the policies regarding development 
within the City's Sphere of lnfluence does not apply. A vast majority of this site will remain in 
agricultural production and urban requirements like sidewalks, street trees, and masonry walls 
should not be a requirement along the entire street frontage of Tegner and Fulkerth Roads at this 
phase of the trucking business. However, the applicant is asking for an urban use and staff agrees 
with some of the points for the City of Turlock and will require a wall, fencing, landscape 
requirements consist with the City of Turlock Standards and full street improvements per County 
Standards shall be installed along the entire frontage of Tegner Road. The street improvements 
shall include, but not be limited to, curb, gutter, sidewalk, drainage facilities, pavement markings, 
and street pavement but just along Tegner Road. 

Policv 14 - Uses shall not be permitted to intrude into an agricultural area if they 
are detrimental to continued agricultural usage of the surrounding 
area. 

At this point, it should be evident that staff does view this proposed General Plan and zone change 
as an intrusion which would be detrimental to continued agricultural usage of the area. While the 
parcel itself is almost 28 acres, and less than one acre will be used for a truck parking yard, the 
area in which it is located is very intensively farmed. The property to the south and east of this site 
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is being farmed even through it is still in the city limits of Turlock. We believe it has a very real 
potential to open the door to similar requests. Last year there was an action for 40 acres directly 
south of the Costco center, advertising the property as "commercial zone". That 40 acre property 
is just like this project adjacent to the city limits but outside of the City's Sphere of Influence and 
zoned by the county agricultural. When this application was filed, the applicant also submitted on 
his behalf signatures of area landowners who were in favor of the project (Exhibit G). We certainly 
appreciate efforts to gain support. We believe that the neighborhood support for the project is also 
valid evidence of the possibility of this project being a catalyst for future proposals to convert other 
agricultural operations to other uses. For that reason, we do see a conflict with this policy. 

GOAL 3 - Foster stable economic growth through appropriate land use policies. 

Policv 16 - Agriculture, as the primary industry of the County, shall be promoted 
and protected. 

Again, we see an inconsistency with this policy. While truck yards are vital and important cogs in 
the economy of this region, they are by their very nature oriented to continued growth. Approval 
of a growth oriented industry in an agricultural area where growth is not planned would be an irony 
that we believe should not occur. As indicated, there are three other County zoning designations 
(and various city designations as well) which would accommodate this use. As the Commission 
is aware, the City of Turlock has approved a significant amount of such zoning in their Westside 
Industrial Specific Plan (located immediately south of the project site) and is continuing to actively 
create additional areas. 

Policv 20 - Facilitate retention and expansion of existing businesses. 

As pointed out in the application, approval of these uses would serve to retain this existing 
business. If this PD request is denied, the truck yard will indeed have to move from its current 
location. However, the truck yard portion of the business at the current location is in violation of 
County zoning regulations, with zoning enforcement pending the outcome of this application. The 
business in question, Joe Gomes and Sons has an existing business in the city limits of Turlock. 
Existing lot is too small for his six trucks, much less the 16 more trucks that could be coming from 
G & G Trucking. This would seem to at least be evidence that other possibilities for the business 
to continue to operate locally do exist. And, again, zoning to accommodate this kind of use does 
exist throughout the area. The existence of numerous other truck yards in properly zoned areas 
is further evidence that there are choices other than to rezone this agriculture zoned property. 

GOAL 5 - Compliment the general plans of cities within the County. 

Policv 24 - Development, other than agricultural uses and churches, which 
requires discretionary approval and is within the sphere of influence 
of cities or in areas of specific designation created by agreement 
(e.g., Sperry Avenue and East Las Palmas Corridors), shall not be 
approved unless first approved by the city within whose sphere of 
influence it lies or by the city for which areas of specific designation 
were agreed. Development requests within the sphere of influence 
or areas of specific designation of any incorporated city shall not be 
approved unless the development is consistent with agreements with 
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the cities which are in effect at the time of project consideration. 
Such development must meet the applicable development standards 
of the affected city as well as any public facilities fee collection 
agreement in effect at the time of project consideration. (Comment: 
This policy refers to those development standards that are 
transferable, such as street improvement standards, landscaping, or 
setbacks. It does not always apply to standards that require 
connection to a sanitary sewer system, for example, as that is not 
always feasible.) 

The project site is located within the City of Turlock's General Plan Area, but not in their sphere of 
influence. This is significant as the above County General Plan policy requires City approval only 
for projects within their sphere of influence, and as such does not apply. 

CONSERVATIONIOPEN SPACE ELEMENT 

Policv 10 - Discourage the division of land which forced the premature 
cessation of agricultural uses. 

Policv 11 - In areas designated "Agriculture" on the Land Use Element, 
discourage land uses which are incompatible with agriculture. 

Briefly, these policies are similar to those previously discussed. We won't repeat our arguments 
here. The County has steadfastly encouraged agriculture in the project area, beginning in 1973. 
We believe that to make this change could quite possibly lead to incompatible land uses, even as 
we recognize that parking six trucks on this particular site in the past has not directly impacted 
adjacent farming. 

AGRICULTURAL ELEMENT 

The County has adopted an Agricultural Element of the General Plan. That element contains the 
following specific procedures for evaluating general plan amendments which propose to change 
agricultural designations. 

Conseauences. In evaluating the consequences of a proposed amendment, the following factors 
shall be considered: Plan designation; soil type; adjacent uses; proposed method of sewage 
treatment; availability of water, transportation, public utilities, fire and police protection, and other 
public services; proximity to existing airports and airstrips; impacts on air and water quality, wildlife 
habitat, endangered species and sensitive lands; and any other factors that may aid the evaluation 
process. 

Criteria. Proposed amendments to the General Plan Diagram (map) that would allow the 
conversion of agricultural land to urban uses shall be approved only if the Board of Supervisors 
makes the following findings: 

1. Overall, the proposal is consistent with the goals and policies of the General Plan, and 
specifically is consistent with Policies 2.4 and 2.5 of this Agricultural Element. 
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2. There is evidence on the record to show a demonstrated need for the proposed project 
based on population projections, past growth rates, and other pertinent data. 

3. No feasible alternative site exists in areas already designated or planned for the proposed 
uses. 

4. Approval of the proposal will not constitute part of, or encourage piecemeal conversion of 
a larger agricultural area to non-agricultural uses, and will not be growth-inducing (as used 
in the California Environmental Quality Act). 

5. The proposed project is designed to minimize conflict and will not interfere with agricultural 
operations on surrounding agricultural lands or adversely affect agricultural water supplies. 

6. Adequate and necessary public services and facilities are available or will be made 
available as a result of the development. 

7. The design of the proposed project has incorporated all reasonable measures, as 
determined during the CEQA review process, to mitigate impacts to fish and wildlife 
resources, air quality, water quality and quantity, or other natural resources. 

Policy 2.4: To the greatest extent possible, development shall be directed away from the 
County's most productive agricultural areas. 

Policy 2.5: New areas for urban development (as opposed to expansion of existing areas) 
shall be limited to less productive agricultural areas. 

Policy 2.7: Proposed amendments to the General Plan Diagram (map) that would allow the 
conversion of agricultural land to non-agricultural uses shall be approved only if they 
are consistent with the County's conversion criteria. 

Of the seven conversion criteria, staff believes that only the final three can be met. The first four, 
simply cannot be established, as there is no evidence on the record to support them. As we have 
already discussed, this request for what amounts to a spot zone in an agriculture area would not 
be consistent with goals and policies of the general plan. County policy in the subject area has 
been very consistent, and this would be at odds with that policy. 

The subject property itself may seem to have rather limited agricultural value due to its location and 
size. However, that makes it no different from hundreds of other parcels which are adjacent to 
cities and towns throughout the County Agriculture areas. While a piece of this size would not be 
allowed to be created today, it is allowed to remain and co-exist with the agricultural operations 
occurring on the irrigated prime farm land in the area. 

In particular, the second and third criteria seem to be without much evidence to support them. The 
applicant has not submitted evidence of the need for this project at this particular location from a 
growth-related basis. That is not to say that the use is not important. The fact that it is already in 
operation indicates that it has value. However, there is no evidence submitted that the business 
needs to be at this location, which is inconsistent with the County's General Plan. 
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The statement submitted in support does not present any evidence of the need for this change, nor 
does it present any study proving a lack of available land suitably zoned for the requested use. As 
we indicated previously, there is a significant amount of land in the area zoned to allow the use for 
which this general plan change is being requested. Review of County's and various cities' zoning 
maps will confirm that fact. 

The fourth criteria is that the use will not encourage piecemeal conversion of agricultural land, and 
not be growth inducing. Again this was covered above. 

We believe, therefore, that the project is inconsistent with the Conversion Criteria and the three 
policies listed. 

FINDINGS REQUIRED FOR APPROVAL GENERAL PLAN 

General Plan amendments affect the entire County and any evaluation must give primary concern 
to the County as a whole, therefore, a fundamental question must be asked in each case: "Will this 
amendment, if adopted, generally improve the economic, physical and social well-being of the 
County in general?" Additionally, the County, in reviewing general plan amendments, shall 
consider the additional costs to the County that might be anticipated (economic, environmental, 
social) and how levels of public and private service might be affected. In each case, in order to 
take affirmative action regarding the general plan amendment application, it must be found that: 

1. The general plan amendment will maintain a logical land use pattern without 
detriment to existing and planned land uses. 

2. The County and other affected governmental agencies will be able to maintain 
levels of service consistent with the ability of the governmental agencies to provide 
a reasonable level of service. 

In the case of a proposed amendment to the diagram of the Land Use Element, an additional 
finding must be established. 

3. The amendment is consistent with the General Plan goals and policies. 

These findings are established by Board of Supervisors policy for processing general plan 
amendments. We believe we can quickly agree that Number 2 can be met. There is no evidence 
that the project would adversely impact provisions of services. 

The first finding, as to whether this is a logical land use pattern, cannot be made. The existence 
of a small number of long-standing legal non-conforming uses does not justify this general plan 
amendment and rezone in this area. The Highway 99 corridor is recognized by both the County 
and the City of Turlock as an area appropriate for urban development. However, the County 
General Plan has designated the project area as "Agriculture" for three decades. The position of 
the county is that agriculture, not commerciallindustriaI uses, are the logical use on the prime soil 
west of Highway 99. 
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With the earlier portions of this report, we have concluded the project is not consistent with overall 
General Plan goals and policies. As we have discussed, there are some very key inconsistencies, 
including the relationship of the project to the Conversion Criteria of the Agriculture Element. 

To approve a rezone, you must find that it is consistent with the General Plan. In this case, PD 
zoning would indeed to be consistent with the Planned Development General Plan designation, if 
you believe the PD designation is appropriate for the property. Otherwise, without the change in 
General Plan which is being requested, the proposed PD rezone is in this instance not consistent 
as this is not an agricultural use. 

RECOMMENDATION 

Based on the foregoing discussion, staff has a recommendation for project denial. The appropriate 
recommendation to the Board of Supervisors is found below. We have also included a set of 
findings and possible development standards should the Commission wish to recommend project 
approval. The approval option would be to allow the existing truck yard to remain. 

The Commission is aware that a significant amount of Business Park zoning has been approved 
in the Turlock area in recent year. There are indeed several areas which would be suitable for this 
type of use. In other words, it is one thing to allow the existing use to continue, but to allow it to 
expand is, in our thinking, going far beyond any reasonable argument in favor of the proposed 
change to the property. We note, however, that we do not believe there is substantial evidence on 
the record to support any finding of approval at all. The Commission must, therefore, be very 
specific in citing its reasons for recommending approval, as well as the evidence it feels supports 
such a finding. 

We believe that you should recommend that the Board of Supervisors: 

1. Find that a Negative Declaration is appropriate for the project, based on the Initial Study 
and other project amendments and information submitted by the applicant and commenting 
agencies. 

2. Find that the proposed general plan amendment is not consistent with the overall goals and 
policies of the Land Use Element of the County General Plan and the overall General Plan. 

3. Deny General Plan Amendment Application No. 2006-04 and Rezone Application No. 2006- 
09, Gomes Transportation Truck Parking Yard. 

Should you vote to recommend approval of the project, the following motion, and the attached 
Development Standards would be in order. 

1. Adopt the Negative Declaration pursuant to California Code of Regulations 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. 
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2. 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 California Code of 
Regulations Section 15075. 

3. Find that, based on the record, including written materials and the public hearing, the 
project is consistent with the overall goals and policies of the Stanislaus County General 
Plan; and that the proposed Planned Development zoning is consistent with the Planned 
Development General Plan designation. 

4. Approve General Plan Amendment Application No. 2006-04 and Rezone Application No. 
2006-09, Gomes Transportation Truck Parking Yard, subject to the attached Development 
Standards. 

Note: Pursuant to California Fish and Game Code Section 71 1.4, all project applicants subject to 
the California Environmental Quality Act (CEQA) shall pay a filing fee for each project. Therefore, 
the applicant will further be required to pay $1,800 to the Department of Fish and Game. The 
attached Conditions of Approval ensure that this will occur. 

Report written by: Bill Carlson, Senior Planner, June 27, 2007 

Attachments: Exhibit A - Maps 
Exhibit B - Initial Study 
Exhibit C - Negative Declaration 
Exhibit D - Development Standards 
Exhibit E - Applicant's Submittal 
Exhibit F - Referral Responses 
Exhibit G- Landowners in support of this project 

Reviewed by: 

I:\Staffrpt\GPA\2006\GPA 2006-04 REZ 2006-09 Gomes Transportation\Staff Report.wpd 
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Stanislaus County 
Slrrv lng to b e  the B e s l  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 APP ENDlX 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: 

General Plan Amendment Application No. 2006- 
04, Rezone Application No. 2006-09 - Gomes 
Transportation Truck Parking Lot 

Stanislaus County 
101 0 10th Street. S ~ i t e  3400 
Modesto, CA 95354 

Bill Carlson, Senior Planner 
(209) 525-6330 

1625 N Tegner Road. North side of Fulkerth 
Road, west side of N. Tegner Road, in Turlock. 
(088-009-01 0) 

Joe and Emily Gomes 
1625 Tegner Road 
Turlock, CA 95380 

6. General plan designation: Agriculture 

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

8. Description of project: 

Request to change General Plan & Zoning designations to Planned Development (PD) to allow an existing truck 
parking area to continue operating. Parking occurs within a 28,800 square foot area of the 27.71 acre parcel. The 
operation involves parking 22 trucks and 22 trailers, used to deliver fuel and lubricants, during non-business hours. 
Business activities associated with the operation take place elsewhere. 

Attachment " A  consists of a project description and map provided by the applicant outlining the proposed request. 

9. Surrounding land uses and setting: Row crops to the east within the City of Turlock. 
Almond orchard to the south within the City of 
Turlock. Orchards, row crops, and a vineyard to 
the north. A dairy and row crops to the west. 

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

Turlock Rural Fire District 
Stanislaus Consolidated Fire District 

EXHIBIT B 
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The environmental factors checked below would be potentially affected by this project, involving at least one impact 
that is a "Potentially Significant Impact" as indicated by the checklist on the following pages. 

Agriculture Resources O ~ i r  Quality 

Biological Resources Cultural Resources ~ e o l o ~ ~  /Soils 

~azards & Hazardous Materials Hydrology I Water Quality Land Use I Planning 

Mineral Resources Noise ~ o ~ u l a t i o n  I Housing 

PU blic Services Recreation TransportationITraff ic 

utilities I Service Systems Mandatory Findings of Significance 

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

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. 

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. 

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. 

Signature 
May 24,2007 
Date 

Bill Carlson 
Printed name 



Stanislaus County Initial Study Checklist Page 3 

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 Inco~porated" 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. ldentify 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 

I. AESTHETICS -- Would the project: 

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

Potentially 
Significant 

Impact 

b) Substantially damage 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? 

Less Than 
Significant 

Impact 

No 
lmpact 

X 

X 

X 

Discussion: The site itself is not considered to be a scenic resource or a unique scenic vista. The immediate area is 
generally flat and surrounded by agricultural uses and some single-family dwellings. The City of Turlock has in recent years 
annexed the property across the street on the east and south. These properties are designated to be commercial and 
industrial respectfully. A Condition of Approval will be added requiring landscaping be provided to soften the effect of the 
parking area. A Condition of Approval will be added to the project to require that any outdoor lighting be aimed downward 
in order to address glare to surrounding areas. 

1 Mitigation: None. I 
References: Application information, Stanislaus County General Plan1, Stanislaus County Zoning Ordinance, County 
policies, staff experience. 

Land Evaluation and Site Assessment Model (1 997) prepared by 
the California Department of Conservation as an optional model 
to use in assessing impacts on agriculture and farmland. Would 
the project: 

II. AGRICULTURE RESOURCES -- In determining whether 
impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to the California Agricultural 

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 of the California Resources Agency, to non-agricultural 
use? 

Potentially 

SiE6zt 

Discussion: The project site is not enrolled in the Williamson Act. The project site's soils are comprised entirely of 
Dinuba Sandy Loam, 0 to 1 percent slopes, which is a class 2 soil with a Storie Index of 77. The existing orchard is flood 
irrigated and will remain so if this project is approved. There is no indication this project will result in impacts to and/or 
removal of adjacent Williamson Act contracted land from agricultural use. The surrounding agricultural uses primarily 
consist of seasonal crops and pastures. The County has a Right to Farm Ordinance in place to protect surrounding 
agricultural operations from unjust nuisance complaints. 

- - -  - - - 

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

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? 

LessThan 
"gnificant With 

Mitigation 
Included 

X 

X 

Less Than 
Significant 

Impact 

NO 

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

oaquin Valley Air Pollution Control District - Regulation Vlll Fugitive DustIPM-I 0 Synopsis, Stanislaus 

policies, or regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 
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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 

X 

X 

other means? 

I resources, such as a tree preservation policy or 

ervation Plan, Natural Community Conservation Plan, or 
approved local, regional, or state habitat conservation 

California National Diversity Data Base (CNDDB), Stanislaus County General Plan and Support 
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VI. GEOLOGY AND SOILS -- Would the project: 

I) Rupture of a known earthquake fault, as delineated on 
the most recent Alquist-Priols 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? 

X 

X 

X 

slide, lateral spreading, 

ding Code (1994), creating substantial risks to 



VII. HAZARDS AND HAZARDOUS MATERIALS -- Would the Potentially Less Than Less Than No 
project: Significant Significant With Significant Impact 

Impact Mitigation Impact 
Included 

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

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 

X 

environment? 

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 a safety 

X 

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 

ized areas or where residences 

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. The 
County Department of Environmental Resources is responsible for overseeing hazardous materials in this area and there 
has been no response with any concerns regarding this project site. 
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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)? 

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 drainage systems, or 
provide substantial additional sources of polluted runoff? 

f) Otherwise substantially degrade water quality? 

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? 

h) Place within a 100-year flood hazard area structures which 

uction of new structures will be reviewed 

Potentially 
Significant 

Impact 

No 
lmpact 

X 

X 

X 

Less Than 
Significant With 

Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

X 

X 

X 

X 
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b 

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? 

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

XI. NOISE -- Would the project result in: 

Discussion: This project is not consistent with the Agriculture designation and A-2-40 (General Agriculture) zoning of 
the site which is the reason for the rezone. If the rezone is approved to a Planned Development Zoning District it would be 
consistent. The features of this project will not physically divide an established community and/or conflict with any habitat 
conservation plan or natural community conservation plan. - 
Mitigation: None. 

Less Than 
Significant 

Impact 

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? 

Potentially 
Significant 

Impact 

No 
lmpact 

X 

X 

X 

Less Than 
Significant With 

Mitigation 
Included 

Significant 
Impact 

Significant With 
Mitigation 
lncluded 

Significant 
Impact 

X 

X 

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

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

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 

f) For a project within the vicinity of a private airstrip, would the 

with on-site activities and 
require an eight foot high 

XII. POPULATION AND HOUSING -- Would the project: 

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

any significant type of growth inducing features, therefore, adverse affects 

s: County policies, Stanislaus County General Plan and Support Documentation', Stanislaus County Zoning 

X 

X 
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XIII. PUBLIC SERVICES: Potentially Less Than Less Than No 
Significant Significant With Significant Impact 

Impact Mitigation Impact 
Included 

Would the project result in substantial adverse physical impacts 
associated with the provision of new or physically altered 
governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause 
significant environmental impacts, in order to maintain 

r other performance 

costs of the Sheriff's Department have been standardized based on studies conducted by 
e fees will be required upon issuance of any building permits and will be placed as Conditions 

XIV. RECREATION: 

a) Would the project increase the use of existing neighborhood 
and regional parks or other recreational facilities such that 
substantial physical deterioration of the facility would occur or 

b) Does the project include recreational facilities or require the 
construction or expansion of recreational facilities which might 
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XV. TRANSPORTATIONITRAFFIC -- Would the project: 

a) Cause an increase in traffic which is substantial in relation to 
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 
intersections)? 

b) Exceed, either individually or cumulatively, a level of service 
standard established by the county congestion management 
agency for designated roads or highways? 

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., 

Less Than 
Significant With 

Mitigation 
lncluded 

Potentially 
Significant 

Impact 

sharp curves or dangerous intersections) or incompatible uses 

of vehicles/trailers that will access the facility will be less than 100 trips. The parcel will have access from Tegner Road 
which is a City-maintained road. The City of Turlock has Tegner designated as an "Arterial". A Condition of Approval will 
be added to reflect the dedication for the center line of Tegner Road and other right-of way improvements. The Stanislaus 
County Public Works Department has reviewed this project and has identified the need for an encroachment permit. 
Another condition will be that the applicant shall install an access control barrier behind the "new" right-of-way along Tegner 
Road frontage to limit access to the two driveways. Also no parking, loading and unloading signs will be another Condition 
of Approval. Public Works has also indicated that with certain Conditions of Approval in place, the project will not create 

Less Than 
Significant 

Impact 

X 

X 

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? 

NO 

lmpact 

X 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Included 

Less Than 
Significant 

Impact 

NO 

lmpact 

X 

X 

& 
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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 served 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? , 

X 

X 

X 

X 

X 

Discussion: The project will be served by private water well and septic. The water supply will be regulated as a pub1 
water system. Conditions of Approval will be added to the project to address necessary permits from the Coun 

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? 

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

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Included 

Less Than 
Significant 

Impact 

No 
lmpact 

X 

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

I Discussion: Review of this project has not indicated any features which might significantly impact the environmental I I quality of the site and/or the surrounding area. I 
I:\Staffrpt\GPA\2006\GPA 2006-04 REZ 2006-09 Gornes Transportation\lnitial Study-wpd 

'Stanislaus County General Plan and Support Documentation adopted in October 1994, as amended. Optional and 
revised elements of the General Plan and Support Documentation: Agricultural Element adopted on April 23,1992. Housing 
Element adopted on December 12,2003, and certified by the California Department of Housing and Community Development 
Department on March 26, 2004. Circulation Element and Noise Element adopted on April 18, 2006. 



NEGATIVE DECLARATION 

NAME OF PROJECT: 

LOCATION OF PROJECT: 

PROJECT DEVELOPERS: 

DESCRIPTION OF PROJECT: 

General Plan Amendment Application No. 2006-04, Rezone Application No. 
2006-09 - Gomes Transportation Truck Parking Lot 

1625 N Tegner Road. North side of Fulkerth Road, west side of N. Teger 
Road, in Turlock. (088-009-01 0) 

Joe and Emily Gomes 

Request to change General Plan & Zoning designations to Planned 
Development (PD) to allow an existing truck parking area to continue 
operating. Parking occurs within a 28,800 square foot area of the 27.71 
acre parcel. The operation involves parking 22 trucks and 22 trailers, used 
to deliver fuel and lubricants, during non-business hours. Business activities 
associated with the operation take place elsewhere. 

Based upon the Initial Study, dated Mav 24. 2007, 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 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 10th Street, Suite 3400, Modesto, California. 

Initial Study prepared by: Bill Carlson. Senior Planner 

Submit comments to: Stanislaus County 
Planning and Community Development Department 
1 01 0 10th Street, Suite 3400 
Modesto, California 95354 

(I:\Staffrpt\GPA\2006\GPA 2006-04 REZ 2006-09 Gomes Transportation\lnitial Study.wpd) 

EXHIBIT C 



DRAFT 
DEVELOPMENT STANDARDS 

GENERAL PLAN AMENDMENT APPLICATION NO. 2006-04 
REZONE APPLICATION NO. 2006-09 

GOMES TRANSPORTATION TRUCK PARKING YARD 

Public Works 

1. Paved driveway approaches shall be installed to a County "Collector" standard on Tegner 
Road at the two driveway locations between the existing edge of road pavement and the 
right-of-way line. The driveway approaches shall be constructed in a manner to prevent 
runoff from going into the County road right-of-way. The approaches shall be installed 
within three (3) months of the approval of the rezone. 

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

All driveway locations and widths shall be approved by the Department of Public Works. 

Within three (3) months of approval of the rezone, road right-of-way shall be dedicated to 
Stanislaus County to provide the following: 
A) 55 feet west of the centerline of Tegner Road along the parcel's entire frontage; 

and, 
B) The chord distance of a 35 foot radius at the TegnerIFulkerth intersection. 

The applicant's engineer shall prepare the Road Easement document for the right-of-way 
dedication. 

Full street improvements per County Standards shall be installed along the entire frontage 
of Tegner Road. The improvements shall include, but not be limited to, curb, gutter, 
sidewalk, drainage facilities, pavement markings, and street pavement. 

The applicant shall install an access control barrier behind the new right-of-way line along 
the Tegner Road frontage to limit access to the two driveways. An access control plan must 
be approved by this Department that clearly shows the location of the barrier, type of 
materials, and height. The barrier shall be installed within three (3) months after approval 
of the rezone. 

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

A Grading and Drainage Plan shall be approved prior to the use of the property for truck 
parking that provides sufficient information to verify all runoff will be kept from going onto 
adjacent properties and the County road right-of-way. After the plan is determined to be 
acceptable to the Department of Public Works, the plan shall be implemented within two 
(2) months of approval of the plan. 

The parking area may be surfaced with gravel or road base in lieu of pavement. 

EXHIBIT D 
A l 
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Development Standards 
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Central California Information Center (Standard Condition) 

10. If cultural resources are encountered, work shall be halted or diverted in the immediate area 
while a qualified archaeologist evaluates the site and makes a recommendation to the 
Planning Director. 

Department of Planninq and Community Development 

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. 

All uses within the PD zone approved at this time shall be consistent with the approved 
Phase One Development Plan. Any development beyond that shown on the map submitted 
by the applicant shall be subject to obtaining County approval of a new Planned 
Development zone and a new Development Plan. 

Building permits must be obtained from the Building Permits Division. (UBC Section 301 
and Title 16, Stanislaus County Ordinance Code). No building permits shall be issued until 
the Department of Environmental Resources has indicated that adequate water and 
sewage treatment facilities will be available prior to occupancy. 

All truck parking business activities, including employee parking, shall take place on 1625 
N Tegner Road (APN: 088-009-010). No truck parking business activity shall take place 
at 1731 N Tegner Road (APN: 088-009-009). 

Sufficient paved and marked parking spaces shall be provided as required by Chapter 
21.76 of the Stanislaus County Code. 

A landscaping plan indicating type of plants, initial plant size, location and method of 
irrigation shall be submitted and approved by the City of Turlock Planning Department and 
the County Planning Director for each property. Landscaping must be installed within 3 
months of the approval of the rezone. 

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. 

Exterior lighting of the parking areas shall be designed (aimed down and towards the site), 
to provide adequate illumination without a glaring effect. 

A plan for any proposed signs indicating the location, height, area of the sign, and message 
must be approved by the Planning Director before installation. 
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July 19, 2007 
Page 3 

20. 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. 

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

22. The project shall comply with all development standards of the PD zone, unless the 
Planning Commission grants specified exemptions based on justifiable reasoning and 
evidence presented by the applicant. 

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

24. The applicant is required to defend, indemnify, or hold harmless the County, its officers and 
employees from any claim, action or proceeding 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. 

25. Prior to construction: The developer shall be responsible for contacting the U.S. 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 these 
agencies, if necessary. 

26. 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. 

27. 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. Once complete, and prior to construction, a copy of the Storm Water Pollution 
Prevention Plan shall be submitted to the Stanislaus County Department of Planning and 
Community Development. 

28. The existing shop building canmot be used for the trucking business without a use permit 
approved by the Planning Commission. 

29. The Department of Planning and Community Development shall record a Notice of 
Administrative Conditions and Restrictions with the County Recorder's Office within 30 days 
of project approval. The Notice includes: Conditions of ApprovallDevelopment Standards 
and Schedule; any adopted Mitigation Measures; and a project area map. 
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Department of Fish and Game 

30. Pursuant to Section 71 1.4 of the California Fish and Game Code (effective January 1, 
2007), the applicant is required to pay a Department of Fish and Game filing fee at the time 
of recording a "Notice of Determination." Within five (5) days of approval of this project by 
the Planning Commission or Board of Supervisors, the applicant shall submit to the 
Department of Planning and Community Development a check for $1,857.00, made 
payable to Stanislaus County, for the payment of Fish and Game, and Clerk Recorder 
filing fees. 

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. 

San Joaquin Valley Air Pollution Control District (SJVAPCD) (Standard Condition) 

31. The SJVAPCD suggests that the following measure to reduce ozone precursors be used: 

The project is subject to current District Regulation Vlll (Fugitive Dust 
Prohibitions). 

Environmental Review Committee / Environmental Resources 

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

33. Water supply for the project is defined by State regulations as a public water system. 
Water system owner must submit plans for the water system construction or addition, and 
obtain approval from the Department of Environmental Resources, prior to construction. 
Prior to final approval of the project, the owner must obtain a water supply permit from the 
Department of Environmental Resources. Water supply permit application must include a 
technical report, prepared by a qualified profession engineer, that demonstrates compliance 
with State regulations and includes the technical, managerial and financial capabilities of 
the owner to operate a public water system. 

At such time that the well's water is consumed or washing hands by 25 or more persons, 
60 days or more out of the year, or there are 5 or more service connections. The owner 
must obtain a public water supply permit from the Department of Environmental Resources. 
The water supply permit issuance is providing water, which is of acceptable quantity and 
quality. 

Citv of Turlock 

34. The applicant shall install a masonry wall at least 8 feet in height along the truck parking 
area of Tegner Road, behind the 15-foot landscape buffer, to screen vehicles from view. 
Long expanses of fence or wall surfaces should be offset by pillars or pilasters, or variations 
in wall height and accents. Vines shall be planted to cover the wall surface at ultimate 
growth to reduce graffiti. Security gates shall consist of wrought iron grill work. 
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35. A 15-foot landscape buffer shall be installed behind 55 feet west of the centerline of Tegner 
Road to screen all proposed employee and truck parking areas and vehicles from view. The 
landscape buffer shall consist of a combination of groundcover, shrubs and trees. Trees 
shall be selected and spaced to provide a solid, natural screen at ultimate growth for 
vehicles parked on site, and installed as 24" box street trees in accordance with the "Theme 
Street Tree List." For other plants, planting size and spacing requirements shall be 
consistent with City standards as identified in Section 9-2-109 of the Turlock Municipal 
Code and in accordance with the City's landscape design guidelines. Street trees shall be 
planted along Tegner for the at least 58 feet west of the centerline of Tegner Road to 
accommodate ultimate growth. 

36. To reduce visibility of the truck parking area from Tegner Road, a chain link fence at least 
8 feet in height with wood or metal slatting shall be installed along the north side of the 
proposed truck parking area and any other area visible from Tegner or Fulkerth roads. 

Please note: If Conditions of Approval/Development Standards are amended by the Planning 
Commission or Board of Supen/isors, such amendments will be noted in the upper right hand 
comer of the Conditions of Approval/Development Standards , new wording is in bold, and deleted 
wording will have a 



PLANNED DEVELOPMENT STANDARDS 

GENERAL PLAN AMENDMENT APPLICATION NO. 2006-04 
REZONE APPLICATION NO. 2006-09 

GOMES TRANSPORTATION TRUCK PARKING YARD 

1. PERMllTED USES 

A. The following uses shall be permitted outright, subject to the conditions of the 
Planned Development: 

Truck Parking. 
Agriculture. 

2. DESIGN STANDARDS 

A. No buildings are permitted for the truck parking yard. 

B. All exterior trash enclosures shall be screened from public view by a six-foot 
masonry wall. 

3. LANDSCAPE AREA REQUIREMENTS 

A. Landscaped Area: At least five percent of the area of the designated parking area 
shall be landscaped. Landscaping shall be completed within 6 months of final 
approval. Shade trees shall be provided at the rate of one for each 30 linear feet 
of landscaped area. 

6. Setbacks: All open space areas for drainage shall be landscaped. 

C. Unused Areas: All areas of a project site not intended for a specific use, shall be 
kept free of weeds, litter, or storage of materials, vehicles, or other items. 

D. Final Landscape Plan: A final landscape plan in accordance with Section 21 .lo2 
of the Zoning Ordinance shall be submitted as part of the application for a building 
permit. Final plans shall be approved by the Director of Planning and Community 
Development within 3 months of final approval or prior soil disturbance and prior to 
the issuance of a building permit. 



DEVELOPMENT SCHEDULE 

GENERAL PLAN APPLICATION NO. 2006-04 
& REZONE APPLICATION NO. 2006-09 

GOMES TRANSPORTATION TRUCK PARKING YARD 

1. Project to begin construction within 3 months of final approval. 

2. Completion of construction within 6 months from the date of final approval. 

I:\Staffrpt\GPA\2006\GPA 2006-04 REZ 2006-09 Gomes Transportation\Staff Report.wpd 



APPLICATION QUESTIONNAIRE 

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 Check all applicable boxes 
APPLICATION FOR: 
Staff Is available to assist you with determining which applications are necessary 

General Plan Amendment C] Subdivision Map 

Rezone C] Parcel Map 

Use Permit C] Exception 

Variance Williamson Act Cancellation 

Historic Site Permit Other 

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. 

PLANNING STAFF USE ONLY: 

Application ~ o ( s ) ~ ~ . ? d 6 * ~  Y &r,06-07 
Date: +F / Z ( ~ / O  8 
S T 9 R / f l  

GP Designation: A O r - 
Zoning: - 2-fw 
Fee: 

Receipt No. 

Received By: 

Notes: 

PROJECT INFORMA TION 
-- 

PROJECT NAME: 
(Desired namgor  project, if any) 

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

Name: GARY GOMES Telephone: 209-606-65 18 

Address: 1701 N. TEGNER TURLOCK, CA 95380 

Fax Number: 209-632-2367 email address: GARYGOMESTRANSPORT@YAHOO. COM 

(Attach additional sheets as necessary) 
PROPERP( OWNER'S NAME: JOE AND EMILY GoMES , TRUSTEES 

Mailing Address 5 N. TEGNER 

TURTJOCK. CA 

Telephone: 209-634-31 17 F ~ X :  209-632-1503 

EXHIBIT E 



APPLICANT'S NAME: 

Mailing Address 

+. 

I - W R Y  GOMES 
~ 2 5  N. TEGNER, TURLOCK, CA 923 

JOE & EMILY GOMES 

1625 N. TEGNER, TURLOCK, CA 95380 

Telephone: ( 209 ) 634-3 1 17  ax; (209) 632-1503 

ENGINEER 1 APPLICANT: 

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 17 - 19 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). 

APPLICATION IS TO ALLOW TRUCK PARKING ONLY FOR SECURITY PURPOSES. NO BUSINESS WILL BE 

TRANSACTED ON SITE. TRUCKS WILL BE WITHIN APPLICANTS' LINE OF VISION FROM THEIR 

PERSONAL RESIDENCE AND WILL BE MONITORED BY SURVEILANCE CAMERAS AND PROTECTED BY 

NIGHT LIGHTS AND 3 GUARD DOGS. PARKING AREA IS 280 FEET NORTH OF FULKERTH RD AND 90 

FEET WEST OF TEGNER ROAD. ABSOLUTELY NO BUSINESS WILL BE TRANSACTED ON SITE. 100% 

OF BUSINESS IS TRANSACTED AT 725 AND 705 N. TULLY, TURLOCK, CA. 

APPLICANT OWNS JOE M. GOMBS AND SONS, INC, WHICH DELIVERS FUEL AND LUBRICANTS. APPROX- 

IMATELY 75% OF APPLICANTS SALES ARE TO AGRICULTURAL CUSTOMERS (TOTAL FARM DIESEL SALES 

IN 2005 WAS 2,006,319 GALLONS). Currently 22-  TRUCKS AND 2 2  TRAILERS BELONGING 

TO JOE M. GOMES AND SONS, INC. AND G & G TRANSPORTATION (BELONGING TO GARY GOMES, 

CO-APPLICANT) WILL BE PARKED DURING OFF-BUSINESS HOURS. 

ATTACHED IS AN APPROVAL LIST FROM PARCEL OWNERS OF ADJACENT PROPERTY. 

NO NEW IMPROVEMENTS ARE NECESSARY. TRUCKS WILL BE PARKED ON EXISTING GRAVELED AREAS. 

EXISTING DRIVEWAYS WILL BE USED. E" - 
-3 44 

THIS PROPERTY WAS PURCHASED BY THE CURRENT OWNERS IN 1974. THESE TRUCKS AND TRAILERS HAVE 

BEEN PARKED IN THE EXIST rNG AREAS FOR AP- 30 YEARS . FREEWAY ACCESS TS ONTlY 114 

MILE FROM THIS LOCATION. TOTAL PARKING AREA IS 28,800 SQUARE FEET, 



Gary Gomes 
1701 N. Tegner Road 
Turlock, CA. 953 80 I J STANISLAUS CO. PLANNING & 

, COMMUNITY DEVELOPMENT DEPTL 

Re: General Plan Amendment Application No. 2006-04 & Rezone 
Application 2006-09- Truck Parking Area Planned Development, 1625 N. 
Tegner, Turlock. 

Dear Mr. Kachel: 

In regards to your letter dated September 6; we have reviewed and have answers 
for the questions you asked for. Henry Gomes purchased the property in 1940. Joe 
Gomes then purchased the property from his father in 1966. In the past 66 years we have 
farmed: alfalfa, sweet potatoes, almonds and watermelons. We plan to re-plant almonds 
in 2007. Out of the 30 acres of land we are only requesting 3.75 acres for the existing 3 
homes and our trucks and trailers. The fill  27 acres are left alone for agricultural 
purposes. 

In response to your question in paragraph 3; Yes, our drivers park on site in 
designated areas. Our trucks return daily, once a day, five days a week. The trucks leave 
between the hours of 10p.m. and 6a.m. G&G Transportation has only seven complete 
units that park on the South side of the yard with five extra parked trailers. Joe Gomes & 
Sons have six complete units that park on the other side of the yard. Within the last 25 
years we have parked a smaller amount of units but have grown, with the existing units in 
the past 10 years. We do not plan to exceed over 8 complete units (15 trucks and 15 
trailers). 

Once again as you can see, we are still using our land for agricultural purposes. 
We do not plan to sell our property anytime soon, so that we may remain on agricultural 
grounds. 

enclosure 



Ill PROJECT SITE INFORMA TION 

Complete and accurate information saves time and is vital to project review and assessment. Please complete 
each section entirely. If a question is not applicable to your project, please indicated this to show that each 
question has been carefully considered. Contact the Planning & Community Development Department Staff, 
lolo idh Street - Floor, (209) 525-6330, if you have any questions. Pre-application meetings are highly 
recommended. 

ASSESSOR'S PARCEL NUMBER(S): Book 088 Page 009 Parcel 010 

Additional parcel numbers: 
Project Site Address 
or Physical Location: NW CORNER OF FULKERTH ROAD & N. TEGNER ROAD 

- - -- 

Property Area: Acres: 30 or Square feet: 

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

ALMOND ORCHARD 6 PERSONAL RESIDENCE 

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) 

GARY GOMES HOME REMODEL 

Existing General Plan & Zoning: A-2-4-8 AGRICULTURE 

Proposed General Plan & Zoning: PLANNED DEVELOPMENT 
(if applicable) 

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

East: 30 ACRES OPEN GROUND THEN COMMERCIAL USE 

West: 50 ACRES OPEN GROUND THEN DAIRY SITE 

North: 1 ACRE W / H m  (JOE & EMILY GOMES) . ALMOND ORCHARD & VINEYARD 

South: ALMONDS 6 OPEN LAND 

WILLIAMSON ACT CONTRACT: 

Yes NO Is the property currently under a Williamson Act Contract? 
Contract N um ber: 

If yes, has a Notice of Non-Renewal been filed? 

Date Filed: 



yes NO Do you propose to cancel any portion of the Contract? 

yes NO 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 Rolling Steep 

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

Field crops Orchard Pasture/Grassland rn Scattered trees 

Shrubs 17 Woodland [7 Rivermiparian Other 

Explain Other: 

Yes No 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 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 No 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 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 hoids 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 or California Department of Fish and 
Game. 



.. STRUCTURES: 

Yes [;a NO 

Yes NO El 

Yes NO IIIl 

Yes NO Ed 

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. 

Will structures be moved or demolished? (If yes, indicate on plot plan.) 

Do you plan to build new structures? (If yes, show location and size on plot plan.) 

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: 5300 Sq. Ft. Landscaped Area: MINIMAL Sq. Ft. 

Proposed Building Coverage: 5300 Sq. Ft. Paved Surface Area: MINIMAL Sq. Ft. 

BUILDING CHARACTERISTICS: 

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

Number of floors for each building: N/A 

- - 

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

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) N/A 

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

UTILITIES AND IRRIGATION FACILITIES: 

Yes No 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 D  Sewer*: SEETC S- 

Telephone: SBC Gadpropane: PROPANE 

Water**: 1 Irrigation: JID P r PF- 



*Please Note: A "will serve" letter is required if the sewer service will be provided 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 Zhat 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, it 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 No Are there existing irrigation, telephone, or power company easements on the property? (If yes, 
show location and size on plot plan.) 

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

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

AFFORDABLE HOUSING/SENIOR: 

Yes 0 No Will the project include affordable or senior housing provisions? (If yes, please explain) 

RESIDENTIAL PROJECTS: (Please complete if applicable - Attach additional sheets if necessary) N/A 

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 Condominium/ 

Townhouse 
Number of Units: 

Acreage: 

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

Square footage of each existing or proposed building(s): N / A  

Type of US~(S): N / A 



,, Days and hours of operation: N/A 

- - 

Seasonal operation (i.e., packing shed, huller, etc.) months and hours of operation: N/A 

Occupancy/capacity of building: N/A 

Number of employees: (Maximum Shift): NONE (Minimum Shift): NONE 

Estimated number of daily customers/visitors on site at peak time: ZERO 

Other occupants: NONE 

Estimated number of truck deliveries/loadings per day: ZERO 

Estimated hours of truck deliveries/loadings per day: ZERO 

Estimated percentage of traffic to be generated by trucks: ZERO 

Estimated number of railroad deliveries/loadings per day: ZERO 

Square footage of: 

Office area: N/A Warehouse area: N/A 

Sales area: N / A  Storage area: N/A 

Loading area: N/A Manufacturing area: N/A 

Other: (explain type of area) PARKING ONLY. THE TOTAL PARKING AREA 1s 28 800 SQUARE FEET. 

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) 

NORTH TEGNER ROAD - NO NEW DRIVE WAYS NEEDED 



Yes No Are there private or public road or access easements on the property now? (If yes, show location 
and size on plot plan) 

Yes 0 No Do you require a private road or easement to access the property? (If yes, show location and 
size on plot plan) 

Yes 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 Overland 

a Other: (please explain) N/A 

If direct discharge is proposed, what specific waterway are you proposing to discharge to? NONE 

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. 

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) 
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MEMO TO: Bob Kachel. Senior Planner 

FROM: Coordinator 

SUBJECT: Rezone Application No. 2006-09 - Gomes Transportation Truck Parking Yard 

The proposed rezone to operate a truck parking yard will not create a significant traffic impact to 
Stanislaus County roads. However, in order to reduce any potential traffic impacts and to be i 
consistent with County development standards, this Department recommends the following 
conditions of approval: 

1. Paved driveway approaches shall be installed to a county "Collector" standard on Tegner 
Road at the two driveway locations between the existing edge of road pavement and the 
right-of-way line. The driveway approaches shall be constructed in a manner as to 
prevent runoff fiom going into the county road right-of-way. The approaches shall be 
installed within 3 months of the approval of the rezone. 

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

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

4. Within three (3) months of approval of the rezone, road right-of-way shall be dedicated to 
Stanislaus County to provide the following: 
A. 30 feet west of the centerline of Tegner Road along the parcel's entire frontage; 

and, 
B. The chord distance of a 25 foot radius at the Tegner 1 Fulkerth intersection. 

The applicant's engineer shall prepare the Road Easement document for the right-way 
dedication. 

5. The applicant shall install an access control barrier behind the new right-of-way line 
along the Tegner Road frontage to limit access to the two driveways. An access control 
plan must be approved by this Department that clearly shows the location of the barrier, 
type of materials, and height. The barrier shall be installed within three (3) months after 
approval of the rezone. 

MMMIST~~TIONIFAX: (209) 525-6507 DEVELOPMENT SERVICES/FAX: (209) 525-7759 TRANSITIFAX: (209) 525-4332 GISIITIFAX: (209) 525-6525 
FACILITIES SERVICES/FAX: (209) 525-4332 + ENGMEERINGtFAX: (209) 525-4188, (209) 525-4183 + ROAD MAINTENANCEIFAX (209) 525-4140 LANDFILmAX: (209) 847-4815 
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6 .  No parking, no loading or unloading of vehicles shall be permitted within the right-of- 
ways of Tegner and Fulkerth Roads. The developer will be required to install or pay for 
the installation of any signs and/or markings, if warranted. 

7. A Grading and Drainage Plan shall be approved prior to the use of the property for truck 
parking that provides sufficient information to verify all runoff will be kept from going 
onto adjacent property and into the county road right-of-way. After the plan is determined 
to be acceptable to the Department of Public Works, the plan shall be implemented within 
two months of approval of the plan. 

8. The parking area may be surfaced with gravel or road base in lieu of pavement. 

I f  you have any questions concerning the above recornended conditions, please contact me as 
soon as possible 



July 11, 2007 

ZPARTMENT OF PUBLIC WORKS 

Matt Macbado, PE 
Director 

101 0 1 OTH Street, Suite 3500, Modesto, CA 95354 
Phone: 209.525.6550 

MEMO TO: Bill Carlson, Senior Planner, Department of Planning and Community 
Development 

FROM: erson, Senior Land Development Coordinator 

SUBJECT: Rezone Application No. 2006-09 - Gomes Transportation Truck Parking Yard 

Based upon further reevaluation of the project, the conditions for Rezone for the Planned 
Development will be amended as follows. 

4. Within three (3) months of approval of the rezone, road right-of-way shall be dedicated 
to Stanislaus County to provide the following: 

a. 55feet west of the centerline of Tegner Road along the parcel's entire frontage; 
and, 

b. The chord distance of a 35foot radius at the Tegner / Fulkerth Road intersection. 

The applicant's engineer shall prepare the Road Easement document for the right-of-way 
dedication. 

9. Full street improvements per County Standards shall be installed along the entire 
frontage of Tegner Road. The improvements shall include, but not be limited to, curb, 
gutter, sidewalk, drainage facilities, pavement markings, and street pavement. 

If you have any questions concerning the above recommended condition amendment, please 
contact me as soon as possible 

(H : \services\Rez2006-09 memoreonsid .a h) 



DEPAi lCNT OF ENWRONMENTAL RESOURCES 

Striving to-be the Best 

3800 Cornucopia Way, Suite C, Modesto, Ol95358-9492 
Phone: 209.525.6700 Fax: 209.525.6774 

TO: STANISLAUS COUNTY PLANNING & COMMUNITY DEV. 

FROM: DEPARTMENT OF ENVIRONMENTAL RESOURCES 

RE: ENVIRONMENTAL REVIEW COMMENTS 

PROJECT TITLE: ENVIRONMENTAL REFERRAL - GENERAL PLAN AMENDMENT 
APPLICATION NO. 2006-04, REZONE APPLICATION NO. 2006-09 
- GOMES TRANSPORTATION TRUCK PARKING LOT. 

Based on this agency's particular field(s) of expertise, it is our position the project 
described above: 

X See comments below. 

Water supply for the project is defined by State regulations as a public water 
system. Water system owner must submit plans for the water system construction 
or addition; and obtain approval from this Department, prior to construction. Prior to 
final approval of the project, the owner must apply for and obtain a Water Supply 
Permit from this Department. " The Water Supply Permit Application must include a 
technical report, prepared by a qualified professional engineer, that demonstrates 
compliance with State regulations and include the technical, managerial and 
financial capabilities of the owner to operate a public water system." 
Contact DER for the required submittal information. 

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 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. 

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

The engineered on site wastewater disposal system (OSWDS) design shall be 
designed for the maximum occupancy of an office building. 
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The OSWDS designed system shall provide 100% expansion area. Any portion of 
the drainfield of the onsite wastewater installed under pavements is to be doubled 

Response prepared by: 

BELLA BADAL, PhD., R.E.H.S. DATE: 5130107 
SENIOR ENVIRONMENTAL HEALTH SPECIALIST 
Department of Environmental Resources 

cc: CEO's OFFICE- Raul Mendez 



From: "Debbie Whitmore" <DWhitmore@ turlock.ca.us> 
To: "Bill carlson" ccarlsonb@co.stanislaus.ca.us> 
Date: 12/22/06 2:41:55 PM 
Subject: GPA 2006-041Rezone 2006-09 - Gomes Transportation 

Thank you for providing the City of Turlock the opportunity to review 
the proposed project for the Gomes Transportation Truck Parking Yard. 
The project is located outside of the City's Municipal and Sphere of 
Influence boundaries; however, the property and proposed use front onto 
Tegner Road. The property is located within the General Plan boundary 
for the City of Turlock and is designated Urban Reserve. Agricultural 
uses are permitted as a transitional use on property located within this 
designation. 

The proposed project fronts onto both Tegner Road and Fulkerth Road. 
The entire right-of-way of Tegner Road is located within the City's 
Sphere of Influence. In addition, the northern boundary of the recently 
adopted Westside Industrial Specific Plan extends to Fulkerth Road from 
Highway 99 to Washington Road along the south side of the site. The City 
is proposing to annex the area located immediately to the south of the 
subject property including the entire right-of-way for Fulkerth Road. 

City of Turlock staff has reviewed the application. As currently 
submitted, the application appears to be incomplete. The following 
information is requested prior to the City of Turlock finalizing its 
comments on the project. 

1. A letter attached to the application states that the trucks return 
daily, once a day, five days a week, and leave between the hours of 10 
p.m. and 6 a.m. Please confirm that this equates to a total of 44 peak 
hours trips (22 outbound and 22 inbound) trips generated by the project 
each day. The application states that "zero" trips would be generated 
from the site. Also, please describe how drivers arrive and depart the 
site to pick up the trucwtrailers. Do employees park on site and, if 
so, where? 

2. The application states that 75% of the applicant's sales are 
agricultural in nature. The application lists the total sales of farm 
diesel but does not provide total sales volume. Does the County consider 
this use an agricultural use? 

In addition, the City of Turlock has the following comments: 

1. Visual impacts: The project will be visible to travelers, residents 
and businesses located in the City of Turlock. To avoid creating an 
adverse impact on the aesthetic environment of the surrounding area, the 
City of Turlock requests the project be revised to include the 
following: 

i) A 15-foot landscape buffer shall be installed behind the 
sidewalk (see Street Improvements below) along Tegner Road to screen all 
proposed employee and truck parking areas and vehicles from view. The 
landscape buffer shall consist of a combination of groundcover, shrubs 
and trees. Trees shall be selected and spaced to provide a solid, 
natural screen at ultimate growth for vehicles parked on site, and 
installed as 24" box plantings. For other plants, plantring size and 



spacing requirements shall be consistent with City standards as 
identified in Section 9-2-1 09 of the Turlock Municipal Code and in 
accodance with the City's landscape design guidelines. These documents 
are available on the City's Community Planning web site at 
www.cityofturlock.org. 

ii) A masonry wall at least 8 feet in height shall be installed 
along Tegner behind the 15-foot landscape buffer to screen vehicles from 
view. Long expanses of fence or wall surfaces should be offset by 
pillars or pilasters, or variations in wall height and accents. Vines 
shall be planted to cover the wall surface at ultimate growth to reduce 
graffiti. Security gates shall consist of wrought iron grill work. 

iii) To reduce visibility of the truck parking area from Tegner 
Road, a chain link fence at least 8 feet in height with wood or metal 
slatting shall be installed along the north side of the proposed truck 
parking area and any other area visible from Tegner or Fulkerth roads. 

2. Street dedication and improvements shall be required to accommodate 
the additional traffic generated at the site. All improvements shall 
comply with City of Turlock standards. 

i) Right-of-way shall be dedicated, and street, curb, gutter and 
sidewalk improvements installed, to the City of Turlock Arterial 
standard for the City of Turlock (1 10'). Curb, gutter and sidewalk shall 
be provided to City standard. 

ii) Street trees shall be planted along Tegner and Fulkerth for the 
length of the property in accordance with the Theme Street Tree List as 
set fort in Article 7-7-500 of the Turlock Municipal Code. Street trees 
shall be planted at least three feet from the curb to accommodate 
ultimate growth. 

The City of Turlock reserves the right to request additional conditions 
of approval upon receipt of the information identified above. 

Debbie W hitmore 
Turlock Planning Division 
156 S. Broadway, Suite 120 
Turlock, CA 95380-5454 
Direct: 209-668-5542 x2218 
FAX: 209-668-51 07 
E-mail: DW hitmore@ turlock.ca.us 



August 25,2006 

WE APPROVE FOR JOE GOMES & SONS, INC. AND G&G TRANSPORTATION, 
INC. TO PARK THEIR TRUCKS AT 1625 NORTH TEGNER RD., TURLOCK,CA; 

EIf 
EXHIBIT G 
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E. GENERAL PLAN AMENDMENT APPLICATION NO. 2006-04 AND REZONE 
APPLICATION NO. 2006-09 - GOMES TRANSPORTATION TRUCK PARKING YARD - 
This is a request to change General Plan & Zoning designations from General Agricultural 
( A-2-40) to Planned Development (PD) to allow an existing truck parking area to continue 
operating and to expand to allow up to 22 trucks and 22 trailers. The parking will occur 
within a 28,800 square foot area of the 27.71 acre parcel. The operation involves truck 
parking for up to 22 trucks and trailers, used to deliver fuel and lubricants. Business 
activities associated with the operation take place elsewhere. The property is located at 
1625 N. Tegner Road on the northwest corner of Tegner and Fulkerth Roads, in Turlock 
area. The Planning Commission will consider a Negative Declaration on this project. 
APN: 088-009-01 0 
Staff Report: Bill Carlson Recommends DENIAL TO THE BOARD OF SUPERVISORS. 
Public hearing opened. 
IN FAVOR OF PROJECT: Emily Gomes, 1731 N. Tegner Road, Turlock; Gary Gomes, 
1701 N. Tegner Road, Turlock. 
IN OPPOSITION OF PROJECT: No one spoke. 
Public hearing closed. 
LaymanINavarro, 8-1 (Souza), APPROVED THE STAFF RECOMMENDATIONS AS 
OUTLINED IN THE STAFF REPORT AND RECOMMEND BOARD OF SUPERVISORS 
DENY THIS PROJECT. 

EXCERPT I 
PLANNING COMMISSION 

MINUTES 

ATTACHMENT 2 


