
THE BOARD OF OF STANISLAUS 

DEPT: Planning and Community BOARD AGENDA # 6 40 p.m. 

Urgent Routine AGENDA DATE August 19, 2008 
CEO Concurs with Recommendation YES C] NO 415 Vote Required YES NO 

(Information Attached) 

Public Hearing to Consider Planning Commission's Recommendation for Approval of General Plan 
Amendment Application No. 2007-03 and Rezone Application No. 2007-03, The Fruit Yard, a Request to 
Amend the General Plan Designation from Agriculture to Planned Development and to Rezone the 

(Continued on page 2) 

PLANNING COMMISSION RECOMMENDATIONS: 

After conducting a duly advertised public hearing at its regular meeting of July 17th, 2008, the Planning 
Commission, on a 4-2 (Navarro, Shores) vote, recommended the Board approve the project as follows: 

1. Adopt the Mitigated 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 Mitigated Negative Declaration reflects Stanislaus County's independent judgement and analysis. 

(Continued on page 2) 

FISCAL IMPACT: -. 
I nere are no fiscal impacts associated wiin inis item. 

BOARD ACTION AS FOLLOWS: 
NO. 2008-600 

O'Brien On motion of Supervisor .............................. , Seconded by Supervisor .... De.Mart~~i -.............. 
and approved by the following vote. 
Ayes: Supervisors: .. C):Brien,G rp_v_e_r,_M_~nt.e~thand-DeMar?in1_-_.... ............................................ 
Noes: Supervisors: .............. ChaLrmar!Ma@eld ........................................................ 
Excused or Absent: Supervisors:- -No??- ................................................................... 
Abstaining: Supervisor_: ........ .._N9nne_. .................................................................. 
1) Approved as recommended 
2) Denied 
3) X Approved as amended 
4) Other: 

Amended Development Standard No. 55 to read as follows: "Concurrent with the development of either 
the RVIBoat Storage or the RV Park parcels, a six-foot high masonry wall, or an MID approved equal, 
is required along the south line of applicant's property adjacent to MID Lateral 1. This fence shall 
extend from Geer Road to a point 10 feet west of the proposed "I? Drive right-of-way . If "F" Way is 

MOTION CONTINUED ON PAGE 1-A 

ATTEST: CHRISTINE FERRARO TALLMAN, Clerk File No. ORD -55-fp-b 



Public Hearing to Consider General Plan Amendment No. 2007-03 and Rezone Application No. 2007-03, The 
Fruit Yard 
Page 1-a 

MOTION CONTINUED FROM PAGE 1 

constructed from "Em Street to Triangle Ranch Road or the Agricultural parcel is developed, then the wall 
must be extended the full length of that development."; amended the Development Standards to add 
Development Standard No. 69 to read as follows: "No individual "RV Park" space shall be occupied by the 
same individual, trailer, recreational vehicle, or movable sleeping quarter of any kind for a period exceeding 
(14) fourteen consecutive days within a one month period. This applies to ownerloperator of the 
RVIcamperltrailer, all occupants, and the RVIcamperltrailer itself."; and, introduced and waived the reading 
and adopted Ordinance C.S. 1033 for the approved Rezone Application #2007-03 
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SUBJECT: (Continued) 

Property from A-2-40 (General Agriculture) to PD (Planned Development) on a 45+/- Acre Site. 
This Would Authorize a Development Plan for the Fruit Yard Which Would Include a 9,000 Square 
Foot Banquet Facility, Relocation of the Existing Fueling Facilities, Construction of a 3,000 Square 
Foot Retail Shell Building, a 322 Space RVIBoat Storage, a 66 Space Travel Trailer Park, a New 
Facility for Fruit Packing, and a 2.00 Acre Site for Retail Tractor Sales. Outdoor Events and 
Entertainment Are Proposed to Be Held on the Park Site. The Project Is Located at 7948 Yosemite 
BoulevardIHighway 132 East of the Community of Empire and West of the City of Waterford. 
APN: 009-027-004. 

PLANNING COMMISSION RECOMMENDATION: (Continued) 

2. Find That: 

A. The substitute language for Mitigation Measure No. 3 identified as Development 
Standard No. 71 is equivalent or more effective in mitigating or avoiding potential 
significant effects and that it in itself will not cause any potentially significant effect 
on the environment 

3. Adopt the Mitigation Monitoring Plan, with the substitute language for Mitigation Measure 
No. 3, pursuant to CEQA Guidelines Section 15074(d). 

4. Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder's 
Office pursuant to Public Resources Code Section 21 152 and CEQA Guidelines Section 
1 5075. 

5. Find That: 

A. The General Plan amendment will maintain a logical land use pattern without 
detriment to existing and planned land uses, 

B. 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, 

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

D. Overall, the proposal is consistent with the goals and policies of the General Plan, 

E. 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, 

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

G. 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), 
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H. 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, 

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

J. 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, 

K. The proposed Planned Development zoning is consistent with the proposed 
Planned Development General Plan designation, 

L. The project will increase activities in and around the project area, and increase 
demands for roads and services, thereby requiring dedication and improvements, 
and 

M. Development Standard No. 71 is more effective than the noise mitigation measure 
circulated with the initial study and mitigation monitoring plan. 

6. Find that the proposed Planned Development zoning is consistent with the Planned 
Development General Plan designation. 

7. Approve General Plan Amendment No. 2007-03 and Rezone Application No. 2007-03, 
including Phases 1, 2, and 3, subject to the modifications to the Development Standards 
and Development Schedule as recommended by the Planning Commission. 

DISCUSSION: 

This is a request to authorize a development plan for The Fruit Yard to facilitate the development 
of a 9,000 square foot banquet facility, relocation of the existing gas station and a new convenience 
market, relocation of the existing "card lock fueling facility, and construction of a 3,000 square foot 
retail shell building which includes a drive through establishment of unknown type. The 
applicant/property owner has also requested authorization for a 322 space boat/RV storage (both 
covered and uncovered spaces) and a 66 space travel trailer park for short term (overnight) stays 
and a 2.0 acre site for retail tractor (large agricultural equipment) sales. Finally, the request 
includes a new facility for fruit packing and warehousing, although these uses are consistent with 
the current zoning of the property which allows such uses with a Use Permit. All substantially 
modified or new uses will include on-site vehicle parking, landscaping, and other accessory uses. 
As part of the applicant's statement, occasional outdoor special events are held on site, near the 
9 acre park area, including fund raising activities to private parties. The project will have its own 
well and septic system. Currently, thirty nine (39) acres of the 45 acre site are planted in a variety 
of stone fruit (cherries, peaches, apricots, and nectarines). Please see the attachments for a more 
detailed project description and phasing time-frame (see Attachment No. "1"). 
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The Fruit Yard site development, by definition, is considered a legal non-conforming use which 
dates back many years ago when an Old Foamy Drive-In was located on the site. The project site 
is already developed with a small park site which has been used in the past for both private and 
public events. There is a great deal of additional background information available about the history 
of the Fruit Yard site, including the discretionary permit approvals, discussed in the Planning 
Commission Staff Report (see Attachment No. "1 "). 

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) 

To evaluate a General Plan Amendment, the goals and policies of the General Plan must be 
reviewed. In addition, County policy, adopted by the Board of Supervisors, sets forth additional 
findings, listed above, necessary for approval of a request to amend the General Plan. The goals 
and policies of the General Plan listed in the Planning Commission Staff Report are focused on 
those goals and policies which staff believes are most relevant to making the findings necessary 
for determining the subject project's consistency with the overall General Plan. A complete 
discussion on General Plan consistency can be found in the attached Planning Commission Staff 
Report (see Attachment No. "I"). To approve a Rezone, the Board must find that it is consistent 
with the General Plan. In this case, Planned Development zoning would indeed be consistent with 
the proposed Planned Development designation. 

Planninn Commission Hearing 

The Planning Commission held a public hearing on this project at its regular meeting of July 17th, 
2008. Staff believed that this current request was inconsistent with the Goals and Polices of the 
General Plan. Staff's recommendation was to allow only Phase 1 of the proposed development. 
Staff felt that the Phase One portion of this project was a logical extension of the already 
established legal nonconforming uses. Staff was concerned If all phases of this proposed project 
were approved, a precedence would be set for allowing general plan amendments and rezones on 
neighboring agricultural properties for the development of commercial uses. Unlike phase one of 
the proposed project, phases two and three have no real relationship to the existing on-site legal 
nonconforming uses or agriculture in general. Adetailed discussion of Staff's recommendation can 
be found in the attached Planning Commission Staff Report. 

Following staff's recommendation for approval, Chair Assali opened the public hearing. Mr. Tim 
Douglas, an adjacent homeowner, spoke in opposition to the project expressing a general concern 
regarding noise levels in conjunction with the past and proposed outdoor events. Prior to the 
Planning Commission meeting, Mr. Douglas had also provided Planning Staff with a letter of 
opposition. The context of this letter mainly focused on the need to control noise levels after 1 Opm. 
The applicant and Mr. Douglas have since come to an agreement of the noise concerns that were 
raised at the meeting. The applicant's representative, Dave Romano (Newman-Romano, LLC) 
spoke in favor of the project. 
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Following the closing of the hearing, the Commission discussed the project indicating positions both 
against and in favor of the project. The Commission discussion focused primarily on the topic 
related to the general plan and preserving it from approval of non-agricultural uses. Commissioner 
Navarro and Shores felt that the scale of the entire project was too large and would result in the 
removal of land in agricultural production. As discussed above, Staff's recommendation was to 
approve only Phase 1 of the project. The Commission's recommendation, on a motion by 
Commissioner Layman, seconded by Commissioner Poore, voted 4-2 (Shores, Navaro) to support 
the project in it's entirety and recommend the Board approve Phases 1, 2, and 3 subject to the 
modifications to the Development Standards and Development Schedule as modified by the 
Planning Commission. 

Modified Development Standards 

As a part of this action, Staff is recommending that the Board modify Development Standard No. 
55 to reflect the following language: 

Concurrent with the development of either the RVlBoat Storage or the RV Park parcels, a 
six-foot high masonry wall, or an MID approved equal, is required along the south line of 
applicant's property adjacent to MID Lateral 1. This fence shall extend from Geer Road to 
a point 10 feet west of the proposed "E" Drive right-of-way . If "F" Way is constructed from 
"E" Street to Triangle Ranch Road or the Agricultural parcel is developed, then the wall 
must be extended the full length of that development. 

If the Board decides to approve the "RV Park portion of this project, Staff is asking that the 
following Development Standard be added to address the length of time one could stay at the 
proposed RV Park. Due to Staff oversight, this development standard was not recommended to 
the Planning Commission. 

No individual "RV Park space shall be occupied by the same individual, trailer, recreational 
vehicle, or movable sleeping quarter of any kind for a period exceeding (14) fourteen 
consecutive days within a one month period. This applies to ownerloperator of the 
RVIcamperltrailer, all occupants, and the RVIcamperltrailer itself. 

POLICY ISSUES: 

The entire project can be considered to be a policy issue. Staff and Commission recommendations 
are based on Boards established policies, as found in the County General Plan in particular, to 
maintain the agricultural viability of the project area. The Board should consider the potential 
conformance of this project with the priorities of maintaining a strong local economy and a strong 
agricultural economylheritage. 

STAFFING IMPACT: 

None. 

ATTACHMENTS: 

1. Planning Commission Staff Report, July 17'" 2008 
2. Planning Commission Minutes, July 17th, 2008 

I.\Staffrpl\GPAV007\GPA 2007-03 -The Fru~t Yard\BOS\BOS Report wpd 
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E. GENERAL PLAN AMENDMENT APPLICATION NO. 2007-03 AND REZONE 
APPLICATION NO. 2007-03 - THE FRUIT YARD - This is a request to amend the 
General Plan Designation from Agriculture to Planned Development and to rezone the 
property from A-2-40 (General Agriculture) to P-D (Planned Development). This would 
authorize a development plan for The Fruit Yard which would include a 9,000 square 
foot banquet facility, relocation of the existing gas station and convenience market, 
relocation of the existing "card lockn fueling facility, and construction of a 3,000 square 
foot retail shell building. Also included is a 322 space vehicle1RV storage, a 66 space 
travel trailer park for short term stays, and a 2.0 acre site for retail tractor sales. A new 
facility for fruit packing and warehousing is also included, although these uses are 
consistent with the current zoning of the property. Occasional outdoor special events, 
from fund raising activities to private parties, will be held on site. The 45k acre site is 
located at 7948 Yosemite Blvd, at the intersection of Geer Road and Yosemite Blvd 
(Hwy 132), in the Modesto I Waterford area. A CEQA Mitigated Negative Declaration 
will be considered on this project. 
APN: 009-027-004 
Staff Report: Joshua Mann Recommends FORWARD TO BOARD OF SUPERVISORS 
FOR APPROVAL OF DEVELOPMENT OF PHASE 1 ONLY. 
Public hearing opened. 
OPPOSITION: Tom Douglas, 548 Hopper Road 
FAVOR: Dave Romano 
Public hearing closed. 
PooreILayman, 4-2 (Navarro, Shores), MODIFY THE DEVELOPMENT SCHEDULE AS 
PRESENTED BY THE APPLICANT WITH CLARIFICATION THAT MOVING USES 
BETWEEN PHASES REQUIRES PRIOR CONCURRENCE OF THE PLANNING 
DIRECTOR OR DESIGNEE, AND ADOPT THE PROPOSED REVISIONS TO 
CONDITIONS OF APPROVAL NOS. 2,3,29,38,39 AND 55 AS PRESENTED BY THE 
APPLICANT. 

LaymanIPoore, 4-2 (Navarro, Shores), RECOMMEND APPROVAL OF GENERAL PLAN 
AMENDMENT APPLICATION NO. 2007-03, REZONE APPLICATION NO. 2007-03, 
INCLUDING PHASES 1, 2, AND 3, AND ADOPT ALL OF THE STAFF 
RECOMMENDATIONS AND MAKE ALL OF THE FINDINGS SET FORTH IN THE STAFF 
REPORT AT PAGES 13 THROUGH 15, EXCEPT THAT PHASES 1, 2, AND 3 ARE 
RECOMMENDED FOR APPROVAL, SUBJECT TO THE MODIFICATIONS TO THE 
CONDITIONS OF APPROVAL AND DEVELOPMENT SCHEDULE AS PREVIOUSLY 
APPROVED. 

EXCERPT 

PLANNING COMMISSION 

MINUTES 

&D 
Secretary, Planning Commission 



STANISLAUS COUNTY PLANNING COMMISSION 

July 17, 2008 

STAFF REPORT 

GENERAL PLAN AMENDMENT APPLICATION NO. 2007-03 
REZONE APPLICATION NO. 2007-03 

THE FRUIT YARD 

REQUEST: TO AMEND THE GENERAL PLAN DESIGNATION FROM AGRICULTURE TO 
PLANNED DEVELOPMENT AND TO REZONE THE PROPERTY FROM A-2-40 
(GENERAL AGRICULTURE) TO P-D (PLANNED DEVELOPMENT) ON A 452 
ACRE SITE. THIS WOULD AUTHORIZE A DEVELOPMENT PLAN FOR THE 
FRUIT YARD WHICH WOULD INCLUDE A 9,000 SQUARE FOOT BANQUET 
FACILITY, RELOCATION OF THE EXISTING FUELING FACILITIES, 
CONSTRUCTION OF A 3,000 SQUARE FOOT RETAIL SHELL BUILDING, A 322 
SPACE RVIBOAT STORAGE, A 66 SPACE TRAVEL TRAILER PARK, A NEW 
FACILITY FOR FRUIT PACKING, AND A 2.00 ACRE SITE FOR RETAIL 
TRACTOR SALES. OUTDOOR EVENTS AND ENTERTAINMENT ARE 
PROPOSED TO BE HELD ON THE PARK SITE. 

APPLICATION INFORMATION 

Applicant: 
Owners: 
Location: 

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

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

Surrounding Land Use: 

Dave Romano, P.E., AlCP 
The Fruit Yard Partnership - Joe Traina 
7948 Yosemite BoulevardIHighway 132, east of the 
Community of Empire and west of the City of 
W aterford 
34-3-1 0 
One (Supervisor O'Brien) 
009-027-004 
See Exhibit "I" 
Environmental Review Referrals 
45.00+ acres 
Private well 
Septic 
A-2-40 (General Agriculture) 
Agriculture 
Not applicable 
Mitigated Negative Declaration 
Small portion of site is developed as The Fruit Yard 
produce market, restaurant, and two gas stations 
Agriculture to the west, south, and east. To the north 
is an animal feed and supply store (P-D 268), a 
drilling company, fire station, and church 

ATTACHMENT 2 
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PROJECT DESCRIPTION 

This is a request to authorize a development plan for The Fruit Yard to facilitate the development 
of a 9,000 square foot banquet facility, relocation of the existing gas station and a new convenience 
market, relocation of the existing "card lock fueling facility, and construction of a 3,000 square foot 
retail shell building which includes a drive through establishment of unknown type. The 
applicantlproperty owner has also requested authorization for a 322 space boat/RV storage (both 
covered and uncovered spaces) and a 66 space travel trailer park for short term (overnight) stays 
and a 2.0 acre site for retail tractor (large agricultural equipment) sales. Finally, the request 
includes a new facility for fruit packing and warehousing, although these uses are consistent with 
the current zoning of the property which allows such uses with a Use Permit. All substantially 
modified or new uses will include on-site vehicle parking, landscaping, and other accessory uses. 
As part of the applicant's statement, occasional outdoor special events are held on site, near the 
9 acre park area, including fund raising activities to private parties. The project will have its own 

, well and septic system. Currently, thirty nine (39) acres of the 45 acre site are planted in a variety 
of stone fruit (cherries, peaches, apricots, and nectarines). Please see the attachments for a more 
detailed project description and phasing time-frame (see Exhibit "B"). 

SITE DESCRIPTION 

The project is located on the southwest corner of Geer Road and Yosemite BoulevardIState 
Highway 132 (7948 Yosemite Boulevard), east of the Community of Empire and west of the City 
of Waterford. The project site is adjacent to an animal feed and supply business (zoned P-D 268, 
Planned Development) located on the northeast corner of the intersection, a drilling company 
(Masellis Drilling) on the northwest corner, a fire station and church are located to the north. 
Production Agricultural parcels are to the west, south, and east of the project site. The 45.00kacre 
parcel currently supports the existing Fruit Yard produce market, the Fruit Yard restaurant, and two 
separate Gas Fueling facilities, all of which currently have paved parking and landscaping. The 
remaining part of the property is currently planted as an orchard. 

BACKGROUND 

The Fruit Yard site development, by definition, is considered a legal non-conforming use which 
dates back many years ago when an Old Foamy Drive-In was located on the site. The exact year 
is unclear due to lack of county records that are available. Between the years 1976 & 1977, there 
appears to have been some sort of approval to install a fueling facility, a relocation of the Old 
Foamy restaurant to the location of the present day restaurant, and the construction of a fruit stand. 
Again, the records with specific information on these actions appear to be unclear and lacking. The 
first of many discretionary permits appear to start in 1977 with the application and approval of a 
Use Permit (ZUPA 77-71) to allow the fruit stand to sell fruit that is not grown or produced on-site. 
In 1978, a Use Permit (78-1 9) allowed The Fruit Yard site to add additional fueling pumps, a fruit 
drying yard, truck parking, and the ability to sell additional types of products at the fruit stand. 
Then, in 1980, a Use Permit (ZUPA 80-06) allowed the restaurant to expand by adding a banquet 
facility and lounge. This permit was granted a time extension in 1981 by the Planning Commission, 
but it was never constructed. In 1986, the approval to add the banquet facility and lounge was 
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again granted through a Use Permit (UP 86-1 6) which also included the consolidation of the fruit 
stand and fueling facility. The following are the remaining discretionary permit approvals that have 
been issued to The Fruit Yard: 

Use Permit No. 88-36: Approval t o  modernize and enlarge the fueling facility 
including a 48'~54'canopy, paved access, and one additional 
fueling pump. 

Staff Approval 
Permit No. 88- 10: Approval to expand the restaurant building by adding an 

additional 1,054 of square feet. 

Staff Approval 
Permit No. 92-43: Approval to relocate the fruit stand/store sign and gas facility 

(pumps). 

Staff Approval 
Permit No. 93-27: Approval to install a "Gas Card" sign for the existing fueling 

island. 

Staff Approval 
Permit No. 2000-28: Approval for a minor expansion to the existing fruit 

stand/store by 25% or less (based off the square footage). 

The project site is already developed with a small park site which has been used in the past for 
both private and public events. The public events have been conducted in accordance with 
Stanislaus County Code Section 6.40 - Outdoor Entertainment Activities in Unincorporated Areas, 
which supersedes the current A-2 (General Agriculture) zoning regulations applicable to the site. 
Section 6.40 does not, however, authorize private events, such as weddings, which are not 
permitted uses in the A-2 zoning district. Up to six (6) public events within a calendar year may be 
held at any one given site in accordance with Section 6.40. 

DISCUSSION 

As stated above, the applicant has requested to relocate and expand the business on the majority 
of the remaining portion of the 45.00+ acre parcel. In total, the applicant has requested to 
developluse approximately 34.00+ acres of the project site. The remaining 11 + acres of the parcel 
would remain in agricultural production and/or be used for overflow parking when special events 
occur. The plans call for a 9,000 square foot banquet building, the relocation of the fueling 
facilities, a 3,000 square foot retail building, a storage facility, a tractor sales site, a fruit packing 
facility, and a travel trailer park with 66 spaces. The project requires rezoning and an amendment 
to the County's General Plan to change the agricultural designation on the property. The project 
site is not within an adopted Sphere of Influence or within any Community Plan areas, nor is it 
restricted by a Williamson Act contract. 

The applicant has submitted the proposed phasing for the project: 

Phase 1. Construction of the Banquet BuildingIFacility, upgrades to park area, 
corresponding landscaping, and On-Site Parking to be completed 1 to 3 
years from the date of approval. 
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Phase 2. Mini-Storage with Boat & RV storage, RV Park, Tractor Sales Facility, and 
the Fruit Packing Facility to be completed 2 to 5 years from the date of 
approval. 

Phase 3. Gas Station Relocation, Card Lock (Gas Station) Relocation, and Retail 
Buildings to be completed 3 to 7 years from the date of approval. 

As a part of Phase One, the park site area will be expanded to accommodate the special events 
that are a part of this application. The undeveloped portion of the property (approximately 11 
acres) will remain vacant and be used as parking for special events or for agricultural production. 

Special Events 

The proposal includes a slight modification to the existing site to an area referred to as a park. The 
applicant currently holds a limited number of special events at the park site that are authorized 
under a license issued by the Sheriff's Department in accordance with Stanislaus County Code - 
Section 6.40 - Outdoor Entertainment Activities in the Unincorporated Area. As discussed earlier 
in the background section of this report, the existing park site has been used for both permitted and 
non-permitted events in the past. If this project is approved, the park site would be open to the 
general public during normal business hours and would host both public and private special events, 
without the need of obtaining a license from the Sheriff's Department in accordance with Section 
6.40. These special events would include fund raising activities, private parties, weddings, and 
other outdoor events such as "Graffitti Weekend" or small scale concerts. Although the applicant 
would not be restricted on the number of events held at the location, many of the events are 
seasonal in nature and currently the applicant holds between 5-6 annual public events. 

Although the applicant is proposing these special events to be included as a permitted use of the 
proposed planned development, the ability to host events with a license issued by the Sheriff's 
Department would still be available. The Sheriff's Department has the authority to condition 
licenses issued for outdoor entertainment, however, the license is not subject to compliance with 
the development standardslmitigation measures applied to a planned development. If this project 
is approved, the adopted development standardslmitigation measures will be forwarded to the 
Sheriff's Department in hope they will be incorporated as conditions of any future license request. 

Noise impacts associated with on-site activities and special events have the potential to exceed the 
normally acceptable levels of noise. In fact, there have been complaints of noise from previous 
events held on-site. Many of the on-site events include the use of amplified music, which if 
operated in a respectful manner, could be under the threshold established by the General Plan. As 
part of this Planned Development approval, events that do not use amplified music or sound would 
be permitted outright. Because of the previous complaints associated with the events, amplified 
music and explosive devices, such as canons used during civil war re-enactments, a development 
standard has been added to address this concern. As required by Goal TwoIPolicy 
Twollmplementation Measure Two of the Noise Element of the County General Plan, noise 
generating land uses are required to show through an acoustical analysis that the noise level 
islwould be at or below the 60 dB Ldn (or CNEL) level when measured at the nearest sensitive 
noise receptor (see Exhibit C, No. 8). A mitigation measure addressing noise has also been 
incorporated as a development standard and discussed in the environmental review section of this 
report. 
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FINDINGS 

General Plan Amendment 

With environmental impacts mitigated to a level of insignificance, the keys to approval or denial of 
the General Plan Amendment and Rezone requests are land use matters. 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 order to approve a General Plan 
Amendment, three findings must be made: 

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 government agencies will be able to maintain levels of 
service consistent with the ability of the government agencies to provide a reasonable level 
of service. 

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

Any impacts to County services will be mitigated through the payment of impact mitigation fees and 
compliance with development standards. 

To evaluate a General Plan Amendment, the goals and policies of the General Plan must be 
reviewed. In addition, County policy, adopted by the Board of Supervisors, sets forth additional 
findings, listed above, necessary for approval of a request to amend the General Plan. The goals 
and policies of the General Plan listed below are focused on those goals and policies which staff 
believes are most relevant to making the findings necessary for determining the subject project's 
consistency with the overall General Plan. Goals and policies which can be found consistent with 
the proposed project with incorporation of development standardslmitigation measures have not 
been included in the list below. A copy of the General Plan may be obtained by contacting the 
Planning Department directly or on-line at http://www.stancount~.com/planninq/index.shtm. Exhibit 
H consists of the applicant's findings statement and a General Plan evaluation. Due to the length 
of the evaluation, hard copies have only been provided to the Planning Commission and copies for 
the general public are available by contacting the Planning Department directly or on-line. 

The following are the relevant goals and policies of the General Plan that apply to this project: 

Land Use Element 

Goal One - Provide for diverse land use needs by designating patterns which are responsive 
to the physical characteristics of the land as well as to environmental, economic and 
social concerns of the residents of Stanislaus County. 
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Policv 3 - Land use designations shall be consistent with the criteria established in this 
element. 

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

Implementation Measure No. 1 - Requests for designation of new urban areas shall 
be reviewed by the County to determine whether the land is located in a less 
productive agricultural area based on considerations identified in the Agricultural 
Element. (See Agricultural Element goals/policies/implementation measures listed 
below.) 

lmplementation Measure No. 3 - Proposed amendments to the General Plan map 
that would allow the conversion of agricultural land to non-agricultural uses shall be 
approved only if they are consistent with the conversion criteria stated in the 
Agricultural Element. (See Agricultural Element goals/policies/implementation 
measures listed below.) 

Goal Two - Ensure compatibility between land uses. 

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. 

Goal Three - Foster stable economic growth through appropriate land use policies. 

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

Policv 18 - Accommodate the siting of industries with unique requirements. 

Policv 19 - Nonconforming uses are an integral part of the County's economy and, as 
such, should be allowed to continue. 

Implementation Measure No. 1 - Maintain current Zoning Ordinance provisions 
which permit replacement or expansion of nonconforming uses. 

Conservation Element 

Goal Three - Provide for the long-term conservation and use of agricultural lands. 

Policv 1 1 - In areas designated "Agriculture" on the Land Use Element, discourage land 
uses which are incompatible with agriculture. 

Asricultural Element (Adopted April, 1992) 
(Because this project was received and deemed complete prior to the Board of Supervisors 
adopting the Agricultural Element Update of the General Plan in December of 2007, this project is 
required to be in conformance with the previously adopted Agricultural Element. Differences 
between the 1992 and 2007 version are noted) 
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Goal Two - Conserve our agricultural lands for agricultural uses. 

Policv 2.4 - To the greatest extent possible, development shall be directed away from 
the County's most productive agricultural areas. 
(Policy 2.4 of the 1992 Agricultural Element is reflected as Policy 2.5 of the 
2007 Agricultural Element Update.) 

Implementation "A" - Until the term "Most Productive Agricultural Areas" is defined 
on a countywide basis, the term will be determined on a case-by-case basis when 
a proposal is made for the conversion of agricultural land. Factors to be considered 
include but are not limited to soil types and potential for agricultural production; the 
availability of irrigation water; ownership and parcelization patterns; uniqueness and 
flexibility of use; the existence of Williamson Act contracts; existing uses and their 
contributions to the agricultural sector of the local economy. As an example, some 
grazing lands, dairy regions and poultry-producing areas as well as farmlands can 
be considered "Most Productive Agricultural Areas." Failure to farm specific parcels 
will not eliminate them from being considered "Most Productive Agricultural Areas." 
Areas considered to be "Most Productive Agricultural Areas" will not include any 
land within LAFCO-approved Spheres of Influence of cities or community services 
districts and sanitary districts serving unincorporated communities. Agricultural 
lands outside these boundaries and not considered to be "Most Productive 
Agricultural Areas" will be considered "Less Productive Agricultural Areas." 
(Implementation 'H "of the 1992 Agricultural Element is reflected as Implementation 
Measure No. 1 of Policy 2.5 of the 2007 Agricultural Element Update. The 2007 
update eliminated the last sentence of the above factors to be considered in 
defining "Most Productive Agricultural AreasJ'.) 

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

Policv 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. 

Implementation "D" - Current procedures for processing General Plan amendments 
will be changed to include the following requirements for evaluating proposed 
amendments to the General Plan Diagram (map) that would allow the conversion 
of agricultural land to urban uses: 

Conversion Consequences: The direct and indirect effects, as well as the 
cumulative effects, of the proposed conversion of agricultural land shall be fully 
evaluated. 

Conversion Considerations: 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; 
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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. 

Conversion 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: 

A. 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. 

B. 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. 

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

D. 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). 

E. 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. 

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

G. 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. 

(Implementation Measure "D" of the 1992 Agricultural Element is reflected as 
Implementation Measure No. 1 of Policy 2.7 of the 2007 Agricultural Element 
Update. The 2007 updated eliminated reference to policies 2.4 and 2.5 in 
Conversion Criteria "A " .) 

Based on the above goals and policies of the General Plan, the following is a summary and 
analysis of the proposed project and it's consistency to those goals and policies. 

The Planned Development designation (PD) is intended for land that, because of demonstrably 
unique characteristics, may be suitable for a variety of uses without detrimental effects to 
surrounding properties. Staff believes that the proposed Planned Development for the Fruit Yard 
has some issues which must be addressed before all proposed phases can be approved. The 
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current uses on-site are considered legal non-conforming uses. Although these current uses are 
not entirely consistent with the current A-2 zoning district, the uses have been in business at this 
location for many years and have shown that they can be compatible and consistent with the 
surrounding land uses in the area. 

However, this proposed Planned Development is much larger than what Staff believes would be 
compatible with the surrounding area. As discussed earlier, the properties to the north are 
somewhat of a commercial nature, including a feed and ranch supply business (Crossroads Feed 
and Ranch), a drilling business (Masellis Drilling), church (Old German Baptist Brethren Church), 
and a Stanislaus Consolidated Fire Station. The property to the south, west, and east is zoned 
Agricultural. The following is a brief history andlor zoning ordinance consistency discussion 
regarding the uses north of the project site: 

Crossroads Feed and Ranch - This business was authorized in 1985 in accordance with 
Planned Development 1 16, which allowed for various agricultural related businesses to be 
established on the former site of an agricultural chemical supply business. The PD 116 
approved the following uses on the site: agriculture management companies, irrigation 
company, chemical company, maintenance shop to repair and service farm equipment, 
warehouse storage, light farm equipment manufacturing, and the continued use of a public 
scale. In 2001, the PD 11 6 was amended to a new PD (PD 268) to allow for the expansion 
of the existing feed and ranch supply business on the 9.97 acre parcel located on the 
northeast corner of Geer RoadIHwy 132 (Yosemite Blvd.). PD 268 authorized expansion 
of the new business by allowing construction of a new main officelsales building, hay barns, 
and storage buildings. The expansion never occurred and PD 268 has expired. 

Masellis Drilling - This business provides well drilling services and is considered a legally 
established use on the 4.04 acres located on the northwest corner of the Geer 
RoadlHwyl32 (Yosemite Blvd.) intersection. The property is zoned A-2-40 (General 
Agriculture). The drilling business is considered a legal nonconforming use. 

Old German Baptist Brethren - This church is located on a 3.38 acre parcel and is located 
in the A-2-40 (General Agriculture) zoning district. Churches may be permitted in the A-2 
zoning district with approval of a Use Permit. 

Stanislaus Consolidated Fire Station - This station is located on a 1.06 acre parcel and is 
located in the A-2-40 (General Agriculture) zoning district. Fire stations may be permitted 
in the A-2 zoning district with approval of a Use Permit. 

If all phases of this proposed project are approved, staff is concerned a precedence will be set for 
allowing general plan amendments and rezones on neighboring agricultural properties for the 
development of commercial uses. Unlike phase one of the proposed project, phases two and three 
have no real relationship to the existing on-site legal nonconforming uses or agriculture in general. 
The existing commercial uses in the area, including the project site, either established as 
nonconforming uses, are permitted by use permit in the A-2 zoning district, or were approved as 
an agriculturally related business. While the County General Plan recognizes the value of 
nonconforming uses by promoting the continuance, expansion, and replacement of uses, Zoning 
Ordinance provisions restrict the approval of new uses exceeding the number of existing legal 
nonconforming uses. 
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Staff believes that the Phase One portion of this project is a logical extension of the already 
established legal nonconforming uses. The banquet facility is a natural extension of the 
restaurants existing food service and private banquet facilities. The park area allows for an outdoor 
banquet facility and more efficient operation of public events already allowed by separate Outdoor 
Entertainment License issued by the Sheriff's Department. While the Outdoor Entertainment 
License is not subject to the development standardslmitigation measures of this proposed PD, the 
improvements required as part of this PD will enhance the traffic circulation associated with the 
public events. 

The special events to be held in the park area proposed as part of Phase One, require a unique 
location that provides both a tranquil setting and a large parcel size to help reduce the impacts to 
the neighboring parcels. Typically, such a site requirement would not be able to be found in an 
urbanized area. In this case, the proposed park area's central location within a large parcel 
provides for a buffer from surrounding agricultural uses and neighboring residential uses. The 
project's site location, adjacent to two Expressways (Hwy 132 (Yosemite Blvd) and Geer Road) 
helps to lessen the traffic impacts on neighboring residential uses, since the residential uses are 
already impacted. The buffered location of the park area and the existing noise generated by the 
roadways in the area also help to lessen the noise impacts on neighboring residential uses. 
Development standardslmitigation measures addressing both traffic and noise have been 
incorporated into this project. 

Because this application was received and deemed complete prior to the Board of Supervisors 
adopting the Agricultural Element Update of the General Plan in December of 2007, this project 
is required to be in conformance with the previously adopted Agricultural Element. With the 
exception of Buffer and Setback Guidelines adopted as part of the 2007 Agricultural Element 
Update, the policies and goals of the Agricultural Element relating to this project remain relatively 
the same. Although not required, the applicant has designed the proposed development with some 
buffering. The site itself is buffered by the MID Lateral on the southern property line and the 
approval for just Phase One of the proposal would, once developed, provide buffers that closely 
resemble the requirements set forth in the newly adopted Ag Element. This buffered area would 
also include the land that is marked on the site plan as being "for agricultural use". If all three 
Phases were to be allowed, these buffers would be drastically reduced as the development during 
these Phases (Two & Three) would expand towards the western and southern property lines (see 
color site plan - Exhibit "A-5") thus reducing the "buffer" area. The current buffer requirements 
contained in the Agricultural Element, although not required with this application, may be required 
should the Fruit Yard choose to expand in the future. 

By the definition provided in the Agricultural Element, the project site is located in a 'most 
productive agricultural area', however, the site itself has been commercially developed and is in 
proximity to other commercial developments. The project site is not enrolled under a Williamson 
Act contract and is not adjoining any parcels enrolled under the Williamson Act. The Fruit Yard's 
"commercial" uses have existed on this site for many years and, to the best of staff's knowledge, 
agricultural conflicts have been non-existent to date. Phase One removes a total of 11.03 acres 
from agricultural production (2.32 acres for the banquet facility and 8.71 acres for the park site), 
but keeps the relatively compact design with an on-site buffer provided west and south. The 
existing developed park site consists of roughly 3.3 acres. If Phases Two and Three were to be 
approved, the applicant would have to remove a total of 14.32 acres currently in production 
agriculture (orchards) and an on-site buffer would be greatly diminished. 
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With respect to meeting the required conversion criteria outlined above, staff is concerned the 
project as a whole, specifically phases two and three, may not meet the necessary criteria for 
conversion of an agricultural land to urban uses. The project site is located at a crossroads 
connecting the cities of Modesto, Waterford, Oakdale, and Hughson. It is likely that an alternative 
site already designated or planned for Boat & RV storage, RV Parking, tractor sales, gas stations, 
and retail uses can be found within one of these incorporated communities. As discussed above, 
the uses proposed in Phase One are natural extensions of the existing on-site uses. The 
introduction of new commercial uses may set a precedence for encouraging piecemeal conversion 
of a larger agricultural area to non-agricultural uses. 

In summary, the proposed Phase One associated with this General Plan Amendment is consistent 
with the goals and policies of the County General Plan. Staff believes all these findings can be met 
for Phase One only, of the three phase proposal. During Phase One, the applicant is proposing 
to add a banquet facility component to their existing restaurant business and permit special events 
to occur at their park site. It does not add any residential or new commercial uses in an agricultural 
area. 

In evaluating Phases Two and Three, Goal Two, Policy 14 which states, "Uses shall not be 
permitted to intrude into or be located adjacent to an agricultural area if they are detrimental to 
continued agricultural usage of the surrounding area," must be given serious consideration. By 
allowing Phase Two and Three, it is effectively establishing new uses, which may conflict with the 
surrounding agricultural community. The uses in these Phases (2 & 3) are located near the 
property lines, which would reduce the buffer and heighten the possibility of conflicts on adjoining 
agricultural operations. County policy has been very consistent in discouraging "new" commercial 
type uses in the middle of the Agricultural zone, such as those proposed in Phases Two and Three, 
which would seem to be at odds with that policy. 

This general plan amendment is a policy decision to be approved by the Board of Supervisors. If 
this property's general plan designation is to be changed and ultimately rezoned, the Board needs 
to determine that this project will be a logical land use pattern that would not be detrimental to 
existing and planned land uses. 

Staff is recommending approval of this project be limited to development of Phase One only. The 
draft Development Standards provided for this project are written to apply to all proposed phases 
of the project unless specifically noted (see Exhibit "C"). If all phases of the project are approved, 
a Use Permit will be required for Tractor Sales and the Packing Facility due to the lack of a site 
plan at this stage of project consideration. If the Planning Commission recommends approval for 
Phase One only, the Development Standards specify elimination of all interior roads except those 
identified as " A  Drive, "9" Drive, "C" Circle, and "D" Drive. The remaining interior roads and 
driveways are deemed to be unnecessary and the project proposal for Phase One would still be 
able to meet all requirements to function properly. 

Rezone 

To approve a Rezone, the Planning Commission must find that it is consistent with the General 
Plan. In this case, Planned Development zoning would indeed be consistent with the proposed 
Planned Development designation. 
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ENVIRONMENTAL REVIEW 

Pursuant to the California Environmental Quality Act (CEQA), the proposed project was circulated 
to all interested parties and responsible agencies for review and comment (see Exhibit "I"). Based 
on the comments received and the Initial Study discussion, a Mitigated Negative Declaration is 
being recommended for adoption (see Exhibits "E" and "F).  Staff conducted this environmental 
assessment for the project as a whole (all 3 Phases) and the mitigation measures have been 
incorporated for the entire proposal. Development Standards have been added to this project (see 
Exhibit "C"). Because no exemption has been provided by California Department of Fish and 
Game, this project is not exempt from payment of Fish and Game Fees. 

General Plan Amendments currently are required to be referred to the local Native American tribes. 
The Native American tribes have 90 days to ask local governments if they want to "consult" on 
these applications. This General Plan application was referred to the local tribes, none of which 
requested a consultation. 

The initial study and mitigation monitoring plan circulated for the subject project identified the 
following mitigation measure addressing noise: 

In accordance with the Noise Element of the County General Plan, noise levels associated 
with outdoor and indoor events shall not exceed the established threshold of 75 dB Ldn (or 
CNEL). 

Staff is proposing the original mitigation measure be substituted with the following language which 
is reflected as proposed Development Standard No. 71 : 

71. In accordance with the Noise Element of the Stanislaus County General Plan, noise levels 
associated with all on-site activities shall not exceed the maximum allowable noise levels 
as allowed by the Noise Element. The property owner shall be responsible for verifying 
compliance and for any costs associated with verification. 

The substitution is needed in order to correct an error with the number cited as the established 
threshold in the original mitigation measure. The Noise Element requires new industrial, 
commercial or other noise generating land uses not exceed 60 Ldn (or CNEL) in noise sensitive 
areas. The 75dB cited in the original mitigation measure reflects the maximum threshold for 
normally acceptable exterior noise levels for industrial, manufacturing, utilities, and agricultural land 
uses. In order to substitute the original mitigation measure, the new mitigation measure must be 
found to be equivalent or more effective in mitigating or avoiding potential significant effects and 
that it in itself will not cause any potentially significant effect on the environment. Staff believes the 
proposed substitution is more effective in addressing potential noise impacts associated with the 
proposed project. 

Traffic Studv 

This project was referred to the Stanislaus County Public Works Department and the California 
Department of Transportation (CalTrans) as part of an early consultation review. In an initial 
response, the Department of Public Works requested that a Traffic Impact Analysis be completed 
to identify any possible impacts caused by this project. 
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The applicant hired KD Anderson &Associates to complete this task (see Exhibit "G"). The existing 
traffic level of the Yosemite Blvd (Hwy 132)lGeer Road intersection currently operates at LOS C 
or better. Signalization of this intersection was completed by CalTrans in August of 2007. With 
signalization and the proposed project in place, the intersection would continue to operate at LOS 
C, which is acceptable under Caltrans and Stanislaus County. The analysis looked at the road 
impacts to Geer Road and Yosemite Blvd (Hwy 132) for each of the three phases of construction. 
Phases 1-3 showed both of these roads will continue to operate at or below the acceptable LOS 
with the proposed mitigation measures in place. 

After reviewing the Traffic Analysis, the Department of Public Works determined that their 
Development Standards would adequately address any traffic related impacts associated with this 
project. Therefore, the mitigation measures that are listed in the KD Anderson Traffic Study, in 
relation to the road widening, have not been added. The Department of Public Works believes that 
the Development Standards they have proposed, will enable both Geer Road and Yosemite Blvd 
to be below the LOS threshold established in the Circulation Element of the Stanislaus County 
General Plan. Several mitigation measures have been placed as Development Standards to insure 
that all impacts, related to the LOS thresholdslroad widening, have been properly addressed. 

This project is located on State Highway 132 (Yosemite Blvd) and as such, CalTrans is responsible 
for issuance of encroachment permits for any access/driveways located along Hwy 132. The 
comments provided by CalTrans deal with issues that will be addressed at the time of construction 
and have been incorporated as part of the Development Standards. 

RECOMMENDATION 

Based on all evidence on the record, and on the ongoing discussion, staff recommends that the 
Planning Commission recommend that the Board of Supervisors approve General Plan 
Amendment Application No. 2007-03 and Rezone Application No. 2007-03 - The Fruit Yard, 
allowing only for development of Phase One, subject to the following actions: 

1. Adopt the Mitigated 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 Mitigated Negative Declaration reflects 
Stanislaus County's independent judgement and analysis. 

2. Find That: 

A. The substitute language for Mitigation Measure No. 3 identified as Development 
Standard No. 71 is equivalent or more effective in mitigating or avoiding potential 
significant effects and that it in itself will not cause any potentially significant effect 
on the environment 

3. Adopt the Mitigation Monitoring Plan, with the substitute language for Mitigation Measure 
No. 3, pursuant to CEQA Guidelines Section 15074(d). 
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4. Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder's 
Office pursuant to Public Resources Code Section 21 152 and CEQA Guidelines Section 
15075. 

5. Find That: 

A. The General Plan amendment will maintain a logical land use pattern without 
detriment to existing and planned land uses, 

9. 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, 

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

D. Overall, the proposal is consistent with the goals and policies of the General Plan, 

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, 

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

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), 

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, 

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

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, 

The proposed Planned Development zoning is consistent with the proposed 
Planned Development General Plan designation, 

The project will increase activities in and around the project area, and increase 
demands for roads and services, thereby requiring dedication and improvements, 
and 

Development Standard No. 71 is more effective than the noise mitigation measure 
circulated with the initial study and mitigation monitoring plan. 
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6. Approve General Plan Amendment No. 2007-03. 

7. Find that the proposed Planned Development zoning is consistent with the Planned 
Development General Plan designation. 

8. Approve Rezone Application No. 2007-03, subject to the attached Development Standards 
and Development Schedule. 

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 $1,933.75 to the Department of Fish and Game. The 
attached Development Standards ensure that this will occur. 

****** 

Report written by: Joshua Mann, Associate Planner, July 3, 2008 

Attachments: Exhibit A - 
Exhibit B - 
Exhibit C - 
Exhibit D - 
Exhibit E - 
Exhibit F - 
Exhibit G - 

Exhibit H*- 

Exhibit I - 

Maps, Site Plans and Conceptual Landscape Plans 
Applicant's Project Description & Application 
Development Standards 
Development Schedule 
Initial Study and Mitigation Monitoring Plan 
Mitigated Negative Declaration 
KD Anderson & Associates, Inc. Traffic Study, dated 
December 6,2007 
Applicant's Findings Statement & General Plan 
Evaluation as submitted by the applicant 
Environmental Review Referrals 

* Copies of the Applicant's General Plan Evaluation may be obtained by contacting the 
Planning Department directly or on-line at htt~://www.stancount~.com/~lannina/index.shtm. 

Reviewed By: 

Angela Freitas, Senior Planner 

(I:\Staffrpt\GPA\200nGPA 2007-03 - The Fruit Yard\Staff Report.wpd) 
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Fruit Yard Project Description 

The Fruit Yard facility exists at the southwest comer of Geer Road and Yosemite Blvd. 
(State Hwy. 132). It started as an Old Foamy Drive-In in the late 1950s, and has expanded 
though the years. The Trainas, the current owner, purchased the property in 1977. The current 
site contains the Fruit Yard Restaurant, a service station with six (6) pumps, a produce market, 
and a cardlock facility with six (6) pumps. The site has ancillary parking and a lake and park 
used by Fruit Yard customers with the lake providing the storm drainage for the site. The current 
development covers approximately six (6) acres, with the remaining approximately thirty-nine 
(39) acres of the property in open land and fhit trees including apricots, peaches, nectarines and 
cherries. The site hosts large public gatherings three or four times a year, including the Passport 
to Paradise event for the American Cancer Society, a Graffiti Night event, and a musical event or 
two. These events have occurred over the last fourteen (14) plus years, and are run with public 
assembly permits from the Stanislaus County Sheriffs Department. 

The existing Fruit Yard Restaurant provides banqueting facilities and meeting rooms for 
a number of different clubs and groups. Over the years, requests have been made for weddings 
at the site, and the Fruit Yard has hosted these as well. Weddings are not currently identified as 
permissible under the current permits for the site. 

As part of the process of adding weddings as a permissible use at the site, it was 
determined that an overall master plan sbould be prepared for the Fruit Yard facility. 
Simultaneously. conversations were undeiway with Caltrans and Stanislaus County for a right- 
of-way purchase for the State Highway 132lGeer Road intersection project. These discussions 
necessitated locating driveways and the best location for existing and future facilities. Based 
upon the near-term, mid-term, and long-term goals for the Fruit Yard, and its expected growth, 
the attached master plan has been prepared. 

With this application it is intended that the entire Fruit Yard site be amended from a 
general plan designation of Agriculture to Planned DevelBpment, and that a Planned 
Development zone be placed over the entire forty-five (45) acre property. The development plan 
for the property includes the existing facilities as well as (i) additional banqueting facilities to be 
constructed west of the existing Fruit Yard Restaurant, (ii) the movement of the existing service 
station from north of the produce market to south of the produce market, (iii) relocation of the 
cardlock facility, and (iv) some additional retail space at the site of the existing service station. 

In addition, since the Fruit Yard is located at such a busy intersection, it provides service 
to recreational travelers, and so the project also proposes to add a small storage facility for the 
storage of boats, motor homes, recreational vehicles and equipment as well as a small overnight 
trailer park facility to allow people to camp at the site over weekend, and to use adjacent 
facilities such as Fox Grove, Modesto Reservoir, Turlock Lake and other recreational amenities 
in the area. Finally, in the master planning of the site, Traina Dried Fruit is looking at locating 
some fruit packing and warehousing facilities at the site which are typical agricultural uses and 
would be permitted with a Use Permit, even without this application. Lastly, a tractor sales 
facility is also being considered as a future use at the site. The attached Master Development 
Plan provides square footages for the proposed uses. 

doNmlr y a ~ d h i t  yzrd project dsrstiption 
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As shown on the attached development plans, Phase 1 of the project would allow the 
construction of the banqueting facilities, and bring the site to approximately 8.3 acres of 
developed area, with about 36.4 acres remaining undeveloped or in agricultural uses. With 
Phase 2, the overnight trailer park and RV and boat storage would be constructed, and the park 
expanded, so that the developed area would be expanded to approximately 18.4 acres, and the 
remainder of the approximately 26.3 acres would remain in undeveloped or agricultural use. 
Finally, with Phase 3, the cardlock facility and service station would be relocated, and retail 
added at the old service station site. Phase 3 would complete the project and result in 
approximately twenty-nine (29) developed acres, with about sixteen (16) acres remaining in 
agriculture or agriculture related uses. At full development, approximately nine (9) acres of the 
developed twenty-nine (29) acres will be park so will not be irretrievably committed to urban 
uses. The balance of the site development acres would remain in agricultural use, and the 
permissible land uses in this area would be agricultural, and includes farming, or any other uses 
which would be permitted in the A-2 zone with a use permit. 

The purpose of this project is to create a destination which gathers most of its support 
from the traveling public, recreational travelers, the adjacent agricultural properties and 
neighboring communities. The project will allow the existing travel, agricultural, and 
recreational oriented uses to continue to grow and expand. The site currently employs about 75 
full and part time employees. At full build-out, this is expected to increase to about 150 to 200 
employees. Most uses will operate from 6 a.m. in the morning until 10 p.m. in the evening, with 
the cardlock facility and service station being open 24 hours a day. Special events and Weddings 
mzy occm mti! mi&qight. 



Fruit Yard Planned Development 
Development Schedule 

The total term of the Planned Development will be seven (7) years. It is expected that the phases will 
generally be constructed within the following tirneframes: 

1. Banquet Facility 1 to 3 years 
2. Mini-Storage, RV Parking, Tractor Sales and Packing Facility 2 to 5 years 
3. Gas Station Relocation, Card Lock Relocation and Retail 3 to 7 years 

The construction windows offered in this Development Schedule are the current best estimate for 
construction. It is possible that some uses may occur sooner than expected while others may move back 
in time. Prior to the conclusion of the seventh (7') year, extension request may be made. Time 
extension requests can be from a minimum of one (1) to a maximum of three (3) years and may be 
granted by the County, at its discretion. The number of time extensions that may be granted are at the 
discretion of the County. 



P.RX* ,W U I ..+ APPLICATION QUESTIONNAIRE 

Staff is available lo assisf you with defermining which applicafions are necessary 

General Plan Amendment Subdivision Map 

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

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

PROJECT INFORMA TlON 1 
- 

PROJECT NAME: Fruit Yard PD Amendment 
(Desired name for project, if any) 

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

Name: David 0. Romano, P.E., AlCP Telephone: (209) 521-9521 

Address: 1020 Tenth Street, Suite 310, Modesfo, CA 95354 

Fax Number: (209) 5214968 email address: dromano@ranplc.com 

(Attach additional sheets as necessary) 
PROPERTY OWNER'S NAME: The Fruit Yard 

Mailing Address 7948 Yosemife 5lvd. 

Modesto. CA 95357 

Telephone: (209) 577-3093 Fax: 12091 577-0600 



APPLICANT'S NAME: The Fruit Yard 

Mailing Address 7948 Yosemife Blvd, Modesto, CA 95357 

Telephone: (209) 577-3093 Fax: (209) 577-0600 

ENGINEER I APPLICANT: Associated Engineering, Inc. 

Mailing Address 4206 Technology Drive, Modesto, CA 95356 

Telephone: 1209) 545-3390 Fax: 12091 5453875 

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 essenfial 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 
informafion available to be able to make very specific statements abouf the project These statements are called 
"Findings". It is your responsibility as an applicant to provide enough informafion 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 77 - 19 and can be used a s  a guide for preparing your project description. (If you 
are applying for a Variance or Exception, please contact staff to discuss special requirements). 

See attached. 



PROJtCT SITE INFORMA TION 

Complete and accurate information saves time and i s  vital to project review and assessment. Please complete 
each section entirely. If a question i s  not  applicable fo your project, please indicated this to show fhaf each 
question has been carefully considered. Contact the Planning & Community Development Department SfafF, 
7010 ld" Street - fl Floor, (209) 525-6330, if you have any questions. Pre-applicafion meetings are highly 
recommended. 

ASSESSOR'S PARCEL NUMBER(S): Book 009 page 027 parcel 004 

Additional parcel numbers: 
Projed Site Address 
or Physical Location: 7948 Yosemite Blvd.. Modesto, C A  95357 

Property Area: Acres: 43.86 (net) or Square feet: 

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

Restaurant, Service Station, Produce Market, C a r d l o c k  Facility, BanquetlMeeting F a c i l i t y  

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

Use Permits for existing facilities 

~ - i ~ ~ ~ ~  sene=! a ;inning: Agriculture (A@ 

Proposed General Plan a Zoning: Planned Development (P-D) 
(if applicable) 

ADJACENT LAND USE: (Describe adjacent land uses within 1.320 feet (114 mile) andlor two parcels in each 
direction of the project site) 

Agriculture 

West: Agriculture 

~ ~ r t h :  Agriculture, Church, Urban Development 

south: Agriculture, old Landfill 

WILLIAMSON ACT CONTRACT: 

yes NO El is the property currently under a Williamson Act Contract? 
Contract Number: 

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

Date Fiied: 



Yes No lzi 
Yes No El 

Do you propose to cancel any portion of the Contract? 

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 O/ Orchard PasturelGrassland 17 Scattered trees O/ 

Shrubs Woodland RiverIRiparian 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 pmvide information regarding transplanting or replanting.) 

GRADING: 

Yes No [7 Do you plan to do any grading? (If yes, please indicate how many cubic yards and acres to be 
_I..L..I_2 n,____ _L_.__^____l_L^___I_2_.  .l_'_ll_ \ u,s,u,ur;u. r,r;asr; s l lw  a,r;rrs ," "r; !,,auc9u "12 pluk pldll., 

Minimal amount, site is flat. 

STREAMS, LAKES, 8 PONDS: 

Yes No [7 Are there any streams, lakes, ponds or other watercourses on the property? (If yes, please show 
on plot plan) 

Yes [7 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 holds water for any amount of time during the year? (If yes, please show areas to be graded on 
plot plan) 

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



STRUCTURES: 

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

Yes No Will structures be moved or demolished? (If yes, indicate on plot plan.) 

Yes No 17 Do you plan to build new structures? (If yes, show location and size on plot plan.) 

Yes 17 No Are there buildings of possible Historical significance? (If yes, please explain and show location and 
size on plot plan.) 

PROJECT SITE COVERAGE: (See attached 'Ians) 

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

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

BUILDING CHARACTERISTICS: 

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

See attached Plans. 

Number of floors for each building: Two for the existing Fruit Yard restaurant, one for all other 

buildings. 

Building height in feet (measured from ground to highest point): (Provide additional sheets if necessary) 35 feet. 

Height of other appurtenances, excluding buildings, measured from ground to highest point (i.e.. antennas, mechanical 
equipment, light poles, etc.): (Provide add~tional sheets if necessary) Existina Charter Communications Tower 

near the southwest corner of the site is approximately 100 feet high. 

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

Pavement 

UTILITIES AND IRRIGATION FACILITIES: 

Yes  rn No 17 Are there exisfing public or private utirities 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: MID Sewer*: Septic 

Telephone: AT&T GaslPropane: PG&E 

Water*: On-Site Irrigation: MID 



'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 i f  the water source is a City, Irrigation District, Water District, etc., 
and the water purveyor may be required to provide verification through an Urban Water Management Plan that an 
adequate water supply exists to service your proposed development. 

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

Please Note: Should any waste be generated by the proposed project other than that normally associated with a 
single family residence, it is likely that Waste Discharge Requirements will be required by  the Regional Water 
Quality Control Board. Detailed descriptions of quantiiies, 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 rn Do the existing utilities, including irrigation facilities, need to be moved? (If yes, show location and 
size on plot plan.) 

Yes [7 No rn Does the project require extension of utilities? (If yes, show location and size on plot plan.) 

AFFORDABLE HOUSINGISENIOR: 

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

RESIDENTIAL PROJECTS: (Please mmplete if applicable - Attach additional sheets if necessary) 

Total No. Lots: Total Dwelling Units: Total ~ c r e a i e :  

Net Density per Acre: Gross Density per Acre: 

Single Two Family Multifamily Multi-Family 
(complete if applicable) Family Duplex Apartments Condominium/ 

Townhouse 
Number of Units: 

Acreage: 

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

Square footage of each existing or proposed building(s): See attached Site Plan. 

T~~~ of use(s): Restaurant, Retail, Produce Market, Service Station and Card Lock Facility, 

Storage and RV Park, Tractor Sales. 



Days and hours of operation: 6 a.m. to 10 P.m. typical. 

Up to midnight for special events and weddings. 

Seasonal operation (i e . packlng shed, huller, etc.) months and hours of operation: nla 

Occupancy/capacity of building: Fruit Yard (10,000 sq. R) (approx. 300 person capacity); Market (4,500 sq. K); 

Banquet (10,000 sq. ff.) (approx. 500 person capacify); New Retail (2,000 sq. ff.); Tractor Sales (5,000 sq. ff.) 

Number of employees: (Maximum Shii): Fruit Yard f3040) (Minimum Shii): 
Banquet (10-30); Market (5) 

Estimated number of daily customerslvisiton on site at peak time: Fruit Yard (500 total per day 1300 at peak) 
Banquet (500 at peak); Market (20) 

Other occupants: 

Estimated number of twck deliveriesAoadings per day: Fruit Yard 3-5 per day, 3 days per week 

Banquet 4 per week total 
Estimated hours of truck deliverieslloadings per day: 6r00 a.m. to 6:00 p.m. 

Estimated percentage of traffic to be generated by trucks: Less than 5% 

Estimated number of railroad deliverieslloadings per day: NIA 

Square footage o t  

Office area: Warehouse area: 

Sales area: Storage area: 

Loading area: Manufacturing area: 

Other: (explain type of area) 

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

ROAD AND ACCESS INFORMATION: 

What County mad(s) will provide the project's main access? (Please show all ex~sting and proposed driveways on the plot plan) 

Yosemite Blvd. I Geer Road 



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

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

Yes C] 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 o f  an Exception to the Subdivision Ordinance. Please contact staff t o  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 [7 Overland 

other: (please explain) Captured on-site and applied to project lands to percolate. 

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

Please Note: If direct discharge is proposed, you will be required to obtain a NPDES permit from the Regional 
Water Q u a l i i  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. 

will prepare SWPPP for Grading. 

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) 

None provided. 



You need to obtain General Permit coverage if storm water discharges from your site and either 
of the following apply: 

. .Construction activities result in one or more acres of land disturbance, including 
clearing, grading, excavating, staging areas, and stockpiles or; 

. The project is part of a larger common plan of development or sale (e.g., 
subdivisions, group of lots with or without a homeowner's association, some lot 
line adjustments) that result in one or more acres of land disturbance. 

It is the applicant's responsibility to obtain any necessary permit directly from the California 
Regional Water Quality Control Board. The applicant(s) signature on this application form 
signifies an acknowledgment that this statement has been read and understood. 

STATE OF CALIFORNIA HAZARDOUS WASTE AND SUBSTANCES SITES LIST 
JC.G.C. 6 65962.5) 

Pursuant to California Government Code Section 65962.5(e), before a local agency accepts as 
complete an appl~cation for any development project, the applicant shall consult the latest State 
of California Hazardous Waste and Substances Sites List on file with the Planning Department 
and submit a signed statement indicating whether the project is located on a site which is 
included on the List. The List may be obtained on the California State Department of Toxic 
Substances Control web site (http:Ilwww.envirostor.dtsc.ca.qovlpublic). 

The applicant(s) signature on this application form signifies that they have consulted the latest 
State of California Hazardous Waste and Substances List on file with the Planning Department, 
and have determined that the project site is or is not included on the List. 

Date of List consulted: March 9, 2007 

Source of the listing: 
(To be completed only if the site is included on the List) 

ASSESSOR'S INFORMATION WAIVER 

The property owner(s) signature on this application authorizes the Stanislaus County Assessor's 
Office to make information relating to the current owners assessed value and pursuant to R&T 
Code Sec. 408, available to the Stanislaus County Department of Planning and Community 
Development. 



CENTRAL CALIFORNIA INFORMATION CENTER 
California Historical Resources Information System 

Department of Anthropology - Glifornia State Uniuersdy, Stmslaus 
801 W. Monte Vista Avenue, Turlock California 95382 

(209) 667-3307 -FAX (209) 667-3324 

Date: January 23,2007 

Dave Romano 
C/o Russell A Newman, PLC 
1020 1 0 ~  Street, Suite 3 10 
Modesto, CA 95354 

CCIC File #: 6581N 
Project: The Fruit Yard, 
7948 Yosemite Blvd., Modesto, 
APN #59-0051009-27-04-595 

Dear Mr. Romano, 

We have conducted a records search as per your request for the above-referenced project 
area located on the Waterford USGS 7.5-minute quadrangle map in Stanislaus County. 

Search of our files includes review of our maps for the specific project area and the 
immediate vicinity of the project area, and review of the National Register of Historic 
Places, the California Register of Historical Resources, the Ca2iJomia Inventory of 
Historic Resources (1976), the California HistoricaI Landmarks (1 990), and the 
California Points ofHistorica1 Inlered listing (May 1992 and updates), the Historic 
Property Data File (IBDF) and the Archaeological Determinations of Eligibility (ADOE) 
(Office of Historic Preservation current computer lists dated 1211 112006 and 12/07/2006, 
respectively), the CALTRANS State and Local Bridge Survey (1989 and updates), the 
Survey ofSurveys (1989), GLO Plats, and other pertinent historic data available at the 
CCIC for each specific county. 

The following details the results of the records search: 

Prehistoric or historic resources within the project area: 

No prehistoric or historic archaeological resources or historic properties have been 
reported to the CCIC. 



Prehistoric or historic resources within the immediate vicinity of the project area: 

No prehistoric or historic archaeological resources or historic properties have been 
reported to the CCIC. 

The MID Lateral Canal No. 1 is over 50 years old and can be considered a potential 
cultural resource (it has not yet been formally recorded or evaluated); however, it is not 
likely that it will be impacted. 

Resources that are known to have value to local cultural groups: 

None have been formally reported to the CCIC 

Previous investigations within the project: 

Two linear cultural resource surveys have been reported that may be in or only 
immediately adjacent to the project area as follows 

CCIC # Authormate Project 
ST- 
3656 Jurich (1 999) Archaeolo$cal Survey Report for the Proposed AC 

Overlay and Shoulder Backing of SR 132 between 
Modesto and Waterford (PM 16 8/28 0) 

5733 Carpenter (2004) Negative Archaeological Survey Report for the 
Albers RoadISR 132 Intersection Signaliitiol~ 
Project 

Previous investigations within tbe immediate vicinity of the project area: 

One reported to the CCIC as follows: 

CCIC # Authormate Project 
ST-890 Napton (1982) Cultural Resource Reconnaissance of the Geer Road 

Landfill Expansion, Geer Road Project Site and 
Bonzi Alternative Site 

Recommendations/Comments: Please be advised that a historical resource is defined as 
a building, structure, object, prehistoric or historic archaeological site, or district 
possessing physical evidence of human activities over 45 years old. There may be 
unidentified features involved in your project that are 45 years or older and considered as 
historical resources requiring further study and evaluation by a qualified professional of 
the appropriate discipline. 



Based on existing data in our files: 

(1) The parcel has a low-to-moderate sensitivity for the possible discovery of the 
fra-mentary remains of prehistoric sites, under the surface-as the parcel is 
within '/a-mile of the former northern terraces of the Tuolumne River and within 
%-mile of the former southern terraces of Dry Creek. Prehistoric occupation sites, 
"kitchen midden" soils, human burials, groundstone tools, baked clay, and lithic 
debitage have been previously recorded in association with one or the other of 
these rivers; to date, two prehistoric sites have been recorded within 1 mile of this 
particular parcel--one middenlpossible occupation site, and one site with milling 
implements; both of these have subsurface contexts. 

(2) Our records are not complete as to whether there exists on this parcel standing or 
remnant buildings, structures or objects over 45 years old, but it is a p o s ~ ~ l i t y ,  
given the history and land use of the surrounding area. 

Ifthe proposed "project" that is the subject of this record search (we were not given 
details) will involve further development of this parcel, we recommend survey by a 
q u a e d  archaeologist, of any undeveloped areas Ifthe project will involve the 
demolition, alteration, or relocation of any buildings, structures or objects over 45 years 
old, we recommend that they first be evaluated by a professional architectural historian 
A copy of the Referral List for Historical Resources Consultants is attached for your use 

We advise you that in accordance with State law, if any historical resources are 
discovered during project-related construction activities, all work is to stop and the lead 
agency and a qualified {rofessional are to be consulted to determine the importance and 
appropriate treatment of the find. If Native American remains are found the County 
Coroner and the Native American Heritage Commission, Sacramento (91 6-653-4082) are 
to be notified immediately for recommended procedures 

We further advise you that if you retain the services of a historical resources 
consultant, the firm or individual you retain is responsible for submitting any report 
of findings prepared for yon to the Central California Information Center, 
including one copy of the narrative report and two copies of any records that 
document historical resources found as a result of field work. 

We thank you for contacting this office regarding historical resource preservation. Please 
let us know when we can be of firther service. B img  is attached, payable within 60 
days of receipt of the invoice. 

Sincerely, 

Robin Hards, Assistant Research Technician 
Central California Information Center 
California Historical Resources Information System 





As Amended bv the Planninq Commission 
Julv 17,2008 

DEVELOPMENT STANDARDS 

GENERAL PLAN AMENDMENT APPLICATION NO. 2007-03 
REZONE APPLICATION NO. 2007-03 

THE FRUIT YARD 

**** Al l  adopted Development Standards shall apply to all phases of the project unless 
specifically noted. 

Stanislaus Countv - Department of Planning & Community Development 

1. The approved uses (phases) shall be conducted as described in the application and 
supporting information (including the plot plantsite plan) by the Stanislaus County Board of 
Supervisors and in accordance with other laws and ordinances. 

2. If only Phase One is approved, interior roads identified as "E" Drive, "F" Way, "G" Drive and 
Triangle Ranch Road shall not be developed and only "A" Drive, "B" Drive, " C  Circle, and 
"D" Drive shall be developed for use. Triangle Ranch Road may continue to be used, and 
developed, for permitted agricultural purposes only. If all phases are approved, roadway 
construction for all on-site roadways will be determined as necessary to provide 
proper circulation for each use proposed and in place prior to occupancy of each 
use. If all phases are approved, F Way shall be constructed as shown on the 
approved site plan unless both Public Works and the "fire authority" agree to a 
modification. 

3. Prior to occupancy of the Banquet Facility, or expansion of 
the park site, interior roads identified as "A" Drive, "Bn Drive, "C Circle, and "D" Drive shall 
be installed as approved by Stanislaus County Public Works. The length of construction 
will coincide with how much of the park site is proposed for construction. 

4. If all phases of the project are approved, Triangle Ranch Road shall be shifted east to allow 
complete development of the road to occur on the project site. A revised site plan reflecting 
the shift, and in substantial compliance with the approved site plan, shall be approved by 
the Planning Department prior to any construction activity. 

5. Agricultural uses not requiring a staff approval or a use permit pursuant to Sections 
21.20.030 and 21.20.040 shall be permitted on all areas of the project site. A Use Permit 
to conduct activities described as Tier One and Tier Two uses under the A-2 zoning district, 
in effect at time of project approval, may be granted in areas of the project site which do not 
develop in accordance with the adopted site plan. 

6. If Phase Two is approved, Use Permits for both the Tractor Sales Facility and the Fruit 
Packing Facility shall be approved prior to development of either use. 

EXHIBIT C 
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7. Prior to issuance of any building permit or construction of any building or structure 
associated with Phase Two or Phase Three, elevations shall be reviewed and approved by 
the Planning Director or his appointed designee. Building and structure designs shall be 
consistent with existing buildings and structures and with the elevations approved for Phase 
One. 

8. An acoustical analysis shall be prepared in accordance with the Noise Element of the 
Stanislaus County General Plan prior to any outdoor use of amplified sound or blasting 
devices to insure noise levels do not exceed the maximum allowable noise levels as 
allowed by the Noise Element. 

9. Hours of exterior construction on the site shall be limited to 7:00 a.m. to 6:00 p.m. , Monday 
through Saturday. 

10. Roof-mounted equipment, including but not limited to air conditioners, fans, vents, 
antennas, and dishes shall be set back from the roof edge, placed behind a parapet wall, 
or in a wall, so they are not visible to motorists or pedestrians on the adjacent roads or 
streets. Screening for equipment shall be integrated into the building and roof design by 
the use of compatible materials, colors, and forms. Wood lattice and fence-like coverings 
shall not be used as screening materials. 

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

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

13. All exterior trash enclosures shall be screened from public view by a minimum six-foot 
masonry wall 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 or his appointed designee. All trash bins shall be kept in trash 
enclosures. 

14. A final landscape plan prepared in accordance with Section 21.102 of the Stanislaus 
County Zoning Ordinance shall be submitted prior to issuance of any building permit or 
approved use of the park site. Final plans shall be approved by the Planning Director or 
his appointed designee prior to the issuance of any building permit or approved use of the 
park site. 

15. Any required landscaping plan shall be reviewed by the Stanislaus County Agricultural 
Commissioner's Office prior to installation of any landscaping and include plant species 
and identification of the plants origin. Said review is necessary to help stop the spread of 
the Glassy-winged Sharpshooter, an injurious insect to agriculture, which can enter our 
County on the leaves of landscape plants. 
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16. The applicant, or subsequent property owner, shall be responsible for maintaining 
landscape plants in a healthy and attractive condition. Dead or dying plants shall be 
replaced with materials of equal size and similar variety. Any dead trees shall be replaced 
with a similar variety of a 15-gallon size or larger. 

All businesses (current & future) operating on-site shall obtain and maintain a valid 
business license. Application may be made with the Planning Department. (Section 6.04 
of the Stanislaus County Ordinance Code) 

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

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 $1.933.75, 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. 

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

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

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

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

48 
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24. Pursuant to the federal and state Endangered Species Acts, prior to construction, the 
developer shall be responsible for contacting the US Fish and Wildlife Service and 
California Department of Fish and Game to determine if any special status plant or animal 
species are present on the project site, and shall be responsible for obtaining all 
appropriate permits or authorizations from these agencies, if necessary. 

25. 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 ApprovalIDevelopment Standards 
and Schedule; any adopted Mitigation Measures; and a project area map. 

Stanislaus Countv - Department of Public Works 

26. The developer's engineer shall prepare the lrrevocable Offer of Dedication document for 
Geer Road prior to the issuance of a building or grading permit or approved use of the park 
site. Geer Road is classified as a six-lane expressway, so the ultimate right of way is 135 
feet. An lrrevocable Offer of Dedication of 67.5 feet west of the centerline of Geer Road 
is required. The intersection of Geer Road and Yosemite Boulevard will require a 
dedication of a 35-foot chord. All proposed buildings or fences will have to allow for the 
current ultimate right-of-way set backs, not existing. 

27. The developer's engineer shall prepare the lrrevocable Offer of Dedication document for 
Yosemite Boulevard prior to the issuance of a building or grading permit or approved use 
of the park site. Yosemite Boulevard is currently classified as a two lane conventional 
highway. CalTran's ultimate right-of-way is 110 feet. An lrrevocable Offer of Dedication 
of 55 feet south of the centerline of Yosemite Boulevard is required. 

28. An encroachment permit must be obtained for the off site improvements 

29. This Department shall approve all driveway locations and widths on Geer Road. The 
northern most driveway on Geer Road (driveway 8 on the site plan) is too close to Yosemite 
Boulevard per County Standards and Specifications (Section 3.17 - Commercial 
Approaches on Major Roads) and shall be removed concurrent with the relocation of the 

. . gas station. 
pwicsk At the same time, -fke the second driveway (driveway 9) will be converted to 
a right-inlright-out only driveway, with a pork chop installed. The driveway for " F  Way 
(driveway 13) will be located in such a way as to account for site distances of turning trucks, 
topography, and nearby structures when its construction is warranted. This department 
will approve the final location. 

30. The installation of the street improvements may be phased with the development on-site. 
In areas being developed, the road frontages will need to be installed at current right-of- 
way. The improvements will include, but not be limited to, curb and gutter, drainage, 
pavement, associated striping, and streetlights. The improvements shall be in prior to 
occupancy of any associated building. 

31. Off-site improvement plans for the entire frontage of the parcel shall be submitted and 
approved prior to the issuance of any building or grading permit. 
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32. An Engineer's Estimates shall be provided so the amount of the financial guarantees can 
be determined. This will be based on the County and State approved street improvement 
plans. This shall be submitted prior to issuance of a building permit and once the 
improvement plans have been approved by the County. Please note that there should be 
two Engineer's Estimates. One for CalTran's right-of-way and one for Stanislaus County's 
right-of-way. CalTran's improvements shall include any additional work needed to the 
improvements in the right of way on Yosemite Boulevard. 

33. Financial guarantees in a form acceptable to the Department of Public Works shall be 
deposited for the street improvement installation along the frontage of the parcel at both 
Geer Road and Yosemite Road with the Department prior to the issuance of the first 
building permit. The guarantees will be separated out for County and State right-oi-ways. 

34. Prior to final and/or occupancy of any building or approved use of the park site, streetlights 
per County Standards shall be installed along the developed portions of the parcel along 
the right-of-way Geer Road. 

35. Prior to the issuance of a building or gradingldrainage permit or approved use of the park 
site, a lighting district shall be formed to provide a funding mechanism to pay for operations 
and maintenance of the streetlights. The developer shall provide all necessary 
documentation and pay all the costs associated with the formation of the lighting district. 
The formation requires a ballot procedure in compliance with State Proposition 218. This 
formation can take approximately three to four months. Please contact Denny Ferriera at 
525-761 8. 

36. Prior to issuance of a Grading Permit or Building Permit or approved use of the park site, 
whichever is done first, the developer shall pay the first year's operating and maintenance 
cost of the streetlights with the Department of Public Works. 

37. Prior to the issuance of any building permit or approved use of the park site, a Grading and 
Drainage Plan shall be approved that provides sufficient information to verify all runoff will 
be kept from going onto adjacent properties and into the County or State road right-of-way. 
After the plan is determined to be acceptable to the Department of Public Works, the plan 
shall be implemented prior to final and/or occupancy of any new building. 

38. All on-site roadways within the project (A through F) shall be built to a minimum 24 foot . . width. ~ 
P The Public Works Department shall approve the on-site 
roadway plans prior to construction of the roadways, or issuance of a building or grading 
permit. 

40. Prior to the approval of the site improvement plans, the developer shall file a Notice of 
Intention (NO!) with the California Regional Water Quality Control Board and a Waste 
Discharge Identification Number must be obtained and provided to the Department of 
Public Works. 
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41. No parking, loading or unloading of vehicles will be permitted within the right-of-way of Geer 
Road. 

42. The developer will be required to install or pay for the installation of any signs and/or 
markings, if warranted. 

43. All employee and customer parking areas shall be paved and striped per county standards. 

Stanislaus Countv - Buildinq Permits Division 

44. Atl development shall comply with the current adopted Title 24 and other Building Codes. 

Stanislaus Countv - Department of Environmental Resources (DER) 

45. Applicant must submit 3 sets of food facility construction plans to the Department of 
Environmental Resources for review and approval for compliance with the California 
Uniform Retail Food Facility Law (Section 27550). 

46. Water supply for the project is defined by the 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 of Environments! Resources (DER), prior to 
construction. Prior to final approval of the project, the owner must apply for and obtain a 
Water Supply Permit from DER. The Water Supply Permit Application must include a 
technical report that demonstrates compliance with State regulations and include the 
technical, managerial and financial capabilities of the owner to operate a public water 
system. The Water Supply Permit issuance is contingent upon the water system meeting 
construction standards, and providing water, which is of acceptable quantity and quality. 

47. On-Site wastewater disposal system (OSWDS) shall be by individual Primary and 
Secondary wastewater treatment units, operated under conditions and guidelines by 
Measure X. The engineered OSWDS design shall be designed for the maximum 
occupancy of the buildings. The OSWDS designed system shall provide 100% expansion 
area. 

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

49. The applicant should contact the Department of Environmental Resources regarding 
appropriate permitting requirements for hazardous materials and/or wastes. Applicant 
and/or occupants handling hazardous materials or generating hazardous wastes must notify 
the Department of Environmental Resources relative to the following: 

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

B. Requirements for registering as a handler of hazardous materials in the County. 
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C. Submittal of hazardous materials Business Plan by handlers of materials in excess 
of 55 gallons or 500 pounds of a hazardous material or of 200 cubic feet of 
compressed gas. 

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

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

F. Permits for the treatment of hazardous waste on-site will be required from the 
hazardous materials division. 

G. Medical waste generated must complete and submit a questionnaire to the 
department for determination if they are regulated under the Medical Waste 
Management Act. 

Stanislaus Consolidated Fire Protection District 

50. All proposed projects shall comply with all applicable codes, ordinances, and standards. 
Proposed structures in excess of 5,000 square feet shall be equipped with an automatic fire 
sprinkler system. Fire hydrants with an approved spacing and complying with minimum 
required fire flow shall be provided. 

51. Approved fire apparatus access roads meeting fire code requirements shall also be 
provided. Per the 2007 California Fire Code, fire apparatus access roads shall have an 
unobstructed width of not less than 20 feet and an unobstructed vertical clearance of not 
less than 13 feet 6 inches. The turning radius of a fire apparatus access road shall be as 
approved (50-foot outside, 30-foot inside). Dead-end fire apparatus access roads in excess 
of 150 feet in length shall be provided with approved provisions for the turning around of 
fire apparatus. 

Stanislaus County - Fire Prevention Bureau 

52. The project must comply with all applicable County and State codes, ordinances, and 
regulations (including the demolishing and over night parking area). Fire protection water 
supply and access will be required at the time of building permit application. The water 
supply and access will be to all parts of the proposed project including the vehicleIRV 
storage and travel park area. 

53. An approved fire apparatus access road shall be provided. Fire apparatus access roads 
shall have an unobstructed width of not less than 20 feet and an unobstructed vertical 
clearance of not less than 13 feet 6 inches. Dead-end fire apparatus access roads in 
excess of 150 feet in length shall be provided with an approved turn-around. 

54. All buildings 5,000 square feet and greater and/or containing five or more dwelling units 
shall be provided with an automatic fire sprinkler system. 



GPA 2007-03, REZ 2007-03 
Development Standards 
July 17, 2008 
Page 8 

As Amended bv the Plannina Commission 
July 17, 2008 

Modesto lrriqation District (MID) 

55. Prior to development of the land adjacent to  the MID Canal. a six- 
foot tall masonry wall, or MID approved equal, is required adjacent to the MID Lateral No. 
1 canal right-of-way at the south line of the applicant's property. 

56. In conjunction with related sitelroad improvement requirements, existing overhead and 
underground electric facilities within or adjacent to the proposed development shall be 
protected, relocated or removed as required by the District's Electric Engineering 
Department. Appropriate easements for electric facilities shall be granted as required. 

57. Relocation or installation of electric facilities shall conform to the District's Electric Service 
Rules. 

58. Costs for relocation and/or under grounding the District's facilities at the request of others 
will be borne by the requesting party. Estimates for relocating or under grounding existing 
facilities will be supplied upon request. 

59. A 15' easement is required adjacent to the existing 12kv overhead lines along the Geer 
Road street frontage. The Geer Road easement is required in order to protect the existing 
electrical facilities and maintain necessary safety clearances. 

60. A 10' public utility easement is required along all existing street frontages. 

61. The Modesto Irrigation District reserves its future right to utilize its property, including its 
canal and electrical easements and rights-of-way in a manner it deems necessary for the 
installation and maintenance of electric, irrigation, agricultural, and urban drainage, 
domestic water and telecommunication facilities. These needs, which have not yet been 
determined, may consist of poles, cross arms, wires, cables, braces, insulators, 
transformers, service lines, open channels, pipelines, pumps, control structures and any 
necessary appurtenances, as may, in the District's opinion, be necessary or desirable. 

62. Existing electric service to the proposed project may not be adequate to serve any future 
load additions. The customer should contact the District's Electric Engineering Department 
to arrange for electric service to the proposed project. Additional easements may be 
required with development of this property. 

Modesto Citv Schools 

63. The appropriate school impact fees will be assessed on all construction. 

San Joacluin Vallev Air Pollution Control District (SJVAPCD) 

64. Any construction resulting from this project shall comply with standardized dust controls 
adopted by the San Joaquin Valley Air Pollution Control District. 

65. Project to comply with the following rules from the SJVAPCD: . Regulation Vlll (Fugitive PM10 Prohibitions) . Rule 2010 (Permits Required) . Rule 4002 (National Emission Standards for Hazardous Air Pollutants) 
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. Rule 4102 (Nuisance) . Rule 4103 (Open Burning) . Rule 4601 (Architectural Coatings) . Rule 4622 (Gasoline Transfer into Motor Vehicles) . Rule 4623 (Storage of Organic Liquids) . Rule 4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving, & Maintenance 
operations) . Rule 9510 (Indirect Source Review) 

California Department of Transportation (CalTrans) 

66. The functional area of the intersection of SR 132 and Geer Road will require the closure of 
the existing driveways closest to the intersection (numbers 6 and 8 as shown on the Study 
Intersection index). While the other existing driveway (5) along SR 132 will need to be right 
inlright out. Spacing between driveways 4 and 5 are too close and need to be modified. 
Please provide an analysis with these driveway closures and modification for our review. 

67. Please provide truck-turning templates for all driveways along SR 132 which will be 
accessed by trucks. Please identify whether or not the trucks will be STAA or California 
Legal in length. 

68. An encroachment permit will be required for any work within the State right-of-way. 

Mitigation Measures 
(Pursuant to California Public Resources Codes 15074.1: Prior to deleting and 

substituting for a mitigation measures, the lead agency shall do both of the following: 
1) Hold a public hearing to consider the project; and 

2) Adopt a written finding that the new measure is equivalent or more effective in 
mitigating or avoiding potential significant effects and that it in itself will not cause any 

potentially significant effect on the environment.) 

69. All exterior lighting shall be designed (aimed down and toward the site) to provide adequate 
illumination without a glare effect. This shall include but not be limited to: the use of 
shielded light fixtures to prevent skyglow (light spilling into the night sky) and the installation 
of shielded fixtures to prevent light trespass (glare and spill light that shines onto 
neighboring properties). 

70. If any historical resources are discovered during project-related construction activities, all 
work is to stop and the lead agency and a qualified professional are to be consulted to 
determine the importance and appropriate treatment of the find. If Native American 
remains are found the county coroner and the Native American Heritage Commission, 
Sacramento (91 6-653-4082) are to be notified immediately for recommended procedures. 

71. In accordance with the Noise Element of the Stanislaus County General Plan, noise levels 
associated with all on-site activities shall not exceed the maximum allowable noise levels 
as allowed by the Noise Element. The property owner shall be responsible for verifying 
compliance and for any costs associated with verification. * 
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72. Geer Road is classified as a six-lane expressway, so the ultimate right-of-way is 135 feet. 
An lrrevocable Offer of Dedication of 67.5 feet west of the centerline of Geer Road is 
required. The intersection of Geer Road and Yosemite Boulevard will require a dedication 
of a 35-foot chord. The developer's engineer shall prepare the lrrevocable Offer of 
Dedication document prior to the issuance of a building permit. All proposed buildings or 
fences will have to allow for the current ultimate right-of-way set backs, not existing. 

73. Yosemite Boulevard is currently classified as a two lane conventional highway. CalTran's 
ultimate right-of-way is 110 feet. An Irrevocable Offer of Dedication of 55 feet south of the 
centerline of Yosemite Boulevard is required. The developer's engineer shall prepare the 
lrrevocable Offer of Dedication document prior to the issuance of a building permit or 
grading permit. 

* This Mitigation Measure has been modified from that which was circulated in the Initial 
Study (as discussed in the Staff Report / Recommendation) 

Please note: If Standards are amended by the Planning Commission or Board of Supervisors, such 
amendments will be noted in the upper right hand corner of the first page of the Development 
Standards, new wording is in bold and deleted wording will have a 
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DEVELOPMENT SCHEDULE 

GENERAL PLAN AMENDMENT APPLICATION NO. 2007-03 
REZONE APPLICATION NO. 2007-03 

THE FRUIT YARD 

Phase 1. Construction of the Banquet BuildingIFacility, upgrades to park area, 
corresponding landscaping, and On-Site Parking to be completed 1 to 3 
years from the date of approval. 

Phase 2. Mini-Storage with Boat & RV storage, RV Park, Tractor Sales Facility, and 
the Fruit Packing Facility to be completed 2 to 5 years from the date of 
approval. 

Phase 3. Gas Station Relocation, Card Lock (Gas Station) Relocation, and Retail 
Buildings to be completed 3 to 7 years from the date of approval. 

(I:\Staffrpt\GPA\200AGPA 2007-03 - The Fruit Yard\Staff Repott.wpd) 
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Stanislaus County 
s,,,ring I0  0s ins B s r l  Planning and Community Development 

101 0 10" Street, Suite 3400 Phone: (209) 525-6330 
Modesto, California 95354 Fax: (209) 525-591 1 

CEQA INITIAL STUDY 
Adapted from CEOA Guidelines APPENDIX G Envtmnmental Checklist Farm, Final Text, October 28, 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: 

6. General plan designation: 

7. Zoning: 

General Plan Amendment Application No. 2007- 
03 & Rezone Application No. 2007-03 -The Fruit 
Yard 

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

Joshua Mann, Associate Planner 
(209) 525-6330 

7948 Yosemite Blvd 1 Hwy 132, Modesto 1 
Waterford Area. (APN: 009-027-004) 

The Fruit Yard - Joe Traina 
7948 Yosemite Blvd 
Modesto, CA 95356 

Agriculture 

A-2-40 (General Agriculture) 

8. Description of project: 

This is a request to authorize a development plan for The Fruit Yard to facilitate the development of a 9,000 square 
foot banquet facility, relocation of the existing gas station and convenience market, relocation of the existing "card 
lock" fueling facility, and construction of a 3,000 square foot retail shell building which includes a drive through 
establishment of unknown type. The applicantlproperty owner has also requested authorization for a 322 space 
vehiclelRV storage (both covered and uncovered spaces) and a 66 space travel trailer park for short term 
(overnight) stays and a 2.0 acre site for retail tractor (large agricultural equipment) sales. Finally, the request 
includes a newfacilityfor fruit packing and warehousing, although these uses are consistent with the current zoning 
of the properly. Ail substantially modiied or new uses will include on-site vehicle parking, landscaping, and other 
accessory uses. As part of the applicant's statement, occasional outdoor special events are held on site, near the 
9 acre park area, including fund raising activities to private parties. Thirty nine (39) acres of the 45 acre site are 
planted in a variety of stone fruit (cherries, peaches, apricots, and nectarines). Please see the attachments for a 
more detailed project description and phasing timeframe. 

9. Surrounding land uses and setting: North: church, fire station, agriculture - East: PD 
for Agricultural Businesses - South: agriculture, 
mobile home park - West: agriculture 

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

Stanislaus Fire Prevention Bureau 
San Joaquin Valley Air Pollution Control District 

EXHIBIT E 



Stanislaus County Initial Study Checklist Page 2 

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

[XI Aesthetics q Agriculture Resources B ~ i r  Quality 

n ~ i o l o ~ i c a l  Resources IXI Cultural Resources n ~ e o l o ~ ~  /Soils 

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

q Mineral Resources [XI Noise O ~ o ~ u l a t i o n  I Housing 

q Public Sewices q Recreation Transportatioflraffic 

q Utilities I Service Systems q 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. 

FJI 
ILY 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 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 havea significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuantto 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. 

May 20,2008 
Date 

Joshua Mann 
Printed name 
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EVALUATION OF ENVIRONMENTAL IMPACTS: 

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

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

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

4) "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of 
mitigation measures has reduced an effect from "Potentially Significant Impact" to a "Less Than Significant lmpact." 
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 
beer! rrdequate!y ana!ped in an ear!ier E!R or negative declaration, 

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

a) Earlier Analysis Used. ldentify 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 
7 

I. AESTHETICS -- Would the project: Potentially Less Than Less Than No 
Significant Significant with ( Significant I Impact I I ~mDact I ~itiaation Im~ac t  

lnciuded 

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

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? 

I d) Createanew sourceof substantial light or glare which would 
adverselv affect dav or niahttime views in the area? I I 
Discussion: The site is located at the southwest corner of Geer Road and Yosemite Blvd (Hwy 132). The applicant has 
submitted extensive landscaping plans and building elevations for the first phase of construction to ensure that visual 
character and quality of the site will be improved. The future phases will be conditioned so that they are consistent with the 
existing architectural character of the site as a whole, at the time of construction. These future phases would be reviewed 
by the Planning Department and if necessary, the Planning Commission to determine consistency. In addition, the applicant 
has submitted plans showing four monument type signs for the project. It is anticipated to have additional signs as each 
phase is completed. A Condition of Approval will be added to the project to require that any new outdoor lighting be aimed 
downward in order to address dare to surrounding areas. 

All exterior lighting shall be designed (aimed down and toward the site) to provide adequate illumination without a 
glare effect This shallinclude but not be limited to: the use ofshieldedlight fixtures to prevent skyglow (light spilling 
into the night sky) and the installation of shielded fixtures to prevent light trespass (glare and spill light that shines 
onto neiohborino orooertiesl. 

References: Stanislaus County General Plan', Stanislaus County Zoning Ordinance, County policies, and staff 
nxner~ence. I 
11. AGRICULTURE RESOURCES - In determining whether 
impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to  the California Agricultural 
Land Evaluation and Site Assessment Model (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: 

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? 

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

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

X 

No 
Impact 
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established by the applicable air quality management or air 
pollution control district may be relied upon to make the 
following determinations. Would the project: 

a) Conflict with or obstruct implementation of the applicable air 
quality plan? 

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

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

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

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

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

Any pollutants generated by this project would be classified as being generated from "mobile" sources. Mobile sources 
would generally include dust from roads, farming, and automobile exhausts. Mobile sources are generally regulated by the 
Air Resources Board of the California EPA which sets emissions standards for vehicles, and acts on issues regarding 
cleaner burning fuels and alternative fuel technologies. As such, the SJVAPCD has addressed most criteria air pollutants 
through basin wide programs and policies to prevent cumulative deterioration of air qualitywithin the basin. The project will 
be subject to compliance with all applicable district rules including, but not limited to fugitive PM-10 prohibitions, nuisance, 
and architectural coatings, and cutback, and slow cure and emulsified asphalt. This project was referred to the SJVAPCD 
for early comments. No response was received from the SJVAPCD addressing any future activities on the site that could 
contribute to the overall decline in air quality. Nevertheless, Staff will place Conditions of Approval on the project to insure 
compliance with the District's rules and regulations. 

Mitigation: None. 

References: SJVAPCD Rules and Regulations and the Stanislaus County General Plan'. 

S ic fgy t  
Significantwith 

Mitigation 
Included 

significant 
Impact 

X 

Impact 

X 

X 

X 

X 
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sensitive, or special status species in local or regional plans, 

through direct removal, filling, hydrological interruption, or 
other means? 

V. CULTURAL RESOURCES --Would the project: 

a) Cause a substantial adverse change in the significance of a 
historical resource as defined in Section 15064.5? 

b) Cause a substantial adverse change in the significance of an 
archaeological resource pursuant to Section 15064.5? 

c) Directly or indirectly destroy a unique paleontological 
resource or site or unique geologic feature? 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Included 

Less Than 
Significant 

Impact 

No 
Impact 

X 

X 

X 
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Discussion: On March 1, 2005, the State of California established procedures for consultation between local 
governments and tribal governments on local General Plan Amendment land use decisions. As part of this project, the local 
area tribes were sent a referral and an invitation to consult with the applicants and Stanislaus County. To date, no contact 
has been made by any of the local tribes. Cultural resources are not known to exist on the project site. However, a 
standardized mitigation measure has been added to this project to address any discovery of cultural resources during the 
construction ~hases. 

d) Disturb any human remains, including those interred outside 
of formal cemeteries? 

Mitigation: 
2. If any historical resources are discovered during project-related construction activities, all work is to stop and the 

lead agency anda qualified professionalare to be consultedto determine the importance andappropriate treatment 
of the find. If Native American remains are found the county coroner and the Native American Heritage 
Commission, Sacramento (916-653-4082) are to be notified immediately for recommended procedures. 

References: Stanislaus County General Plan and Support Documentation'. 

X 

VI. GEOLOGY AND SOILS -- Would the project: 

a) Expose people or structures to potential substantial adverse 
effects, including the risk of loss, injury, or death involving: 

I iv) Landslides? I I I 1 X I 

I !) Ruptere cnf t kr?c~!r! e=r!hquekefz!u!?, 2s de!lneated on I I I I I 

Potentially 
Significant 

Impact 

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

ii) Strong seismic ground shaking? 

iii)Seismic-related ground failure, including 
liquefaction? 

X 

X 

X 

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

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

- 

Discussion: As contained in Chapter 5 of the General Plan Supporl Document', the areas of the County subject to 
significant geologic hazard are located in the Diablo Range, west of Interstate 5. Any structures resulting from this project 
shall be built according to building standards appropriate to withstand shaking for the area in which they are constructed. 
The Stanislaus County Department of Public Works is requiring a grading and drainage plan be submitted which will be 
olaced as a Conditions of A D D ~ o v ~ ~ .  

Less Than 
Significant With 

Mitigation 
Included 

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

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

X 

X 

X 

Less Than 
Significant 

Impact 

X 

X 

No 
Impact 
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I Mitigation: None. I 
I References: Referral response from the Stanislaus County Public Works Department dated March 18,2008, Stanislaus I 
I County General Plan and Support Documentation', California Department of Conservation, and the Uniform Building Code. I 

VII. HAZARDS AND HAZARDOUS MATERIALS -- Would the Less Than No 
project: 

Mitigation 

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

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

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 

I the public or the environment? I 

lnciuded 

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

e) Fora project located within an airport land use plan or, where 
such a plan has not been adopted, within two miles of a public 
airport or public use airport, would the project result in a safety 
hazard for people residing or workina in  the ~ r o i e c t  area? 

X 

X 

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

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

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

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

I Mitigation: None. I 
-- - -- 

I References: Countv Policies. Stanislaus Countv General Plan and Su~oort Documentation1. 1 
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VIII. HYDROLOGY AND WATER QUALITY -- Would the project: Potentially 
Significant 

lmpact 

I a) Violate any water quality standards or waste discharge 
requirements? I r- I 7-1 

Less Than 
Significant With 

Mitigation 
Included 

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 usesfor which permits have been 
granted)? 

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

Less Than 
Significant 

Impact 

No 
lmpact 

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? 

I f) Otherwise substantially degrade water quality? I I 1 x 1  

X 

I 
I 

e) Crezte ~ l r  cnnfribl?te rcnnff wstw which wnu!d ex& the 
capacity of existing or planned stormwater drainage systems or 
provide substantial additional sources of polluted runoff? I / I 
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 
would impede or redirect flood flows? 

Discussion: On-site areas subject to flooding have not been identified in accordance with the Federal Emergency 
Management Act andlor county designatedflood areas. By virtue of paving for the building pads, parking, and driveway, 
the current absorption patterns of water placed upon this property will be altered. A Condition of Approval requiring a 
Grading and Drainage Plan will be included as part of this project as required by the Public Works Department. The 
drainage plan, wastewater treatment and disposal system will be subject to Waste Discharge Requirements (WDRs) as 
adopted by the Regional Water Quality Control Board. This project has been referred to the Regional Water Quality Control 
Board, but to date no comments have been received. 

Mitigation: None. 

References: Referral response from the Stanislaus County Public Works Department dated March 18,2008, Stanislaus 
County General Plan and Support Documentation'. 

X 

X 

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

j) Inundation by seiche, tsunami, or mudflow? 

X 

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

a) Physically divide an established community? 

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

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

Potentially 
Significant 

lmpact 

Less man 
Significant With 

Mitigation 
Included 

Discussion: The project site is zoned A-2-40 (General Agriculture) and the General Plan is Agriculture. The project, 
if approved, would reclassify these designations as Planned Development. The proposed project will not conflict with any 
applicable habitat conservation plan or natural community conservation plan and will not physically divide an established 
communitv. 

Mitigation: None. 

Less Than 
Significant 

Impact 

I References: Stanislaus Countv General Plan and Suo~ort Documentation1. I 

No 
lmpact 

X. MINERAL RESOURCES - Would the project: Potentially 
Significant 

Impact 

a) Result in  the loss of availability of a known mineral resource 
that would be of value to the region and the residents of the 
state? 

b) Result in the loss of availability of a locally-important mineral 
resource recovery site delineated on a local general plan, 
specific plan or other land use plan? 

Less Than 
Significant With 

Mitigation 
Included 

Less Than 
Significant 

lmpact 

Discussion: The locations of all commercially viable mineral resources in Stanislaus County have been mapped by the 
State Division of Mines and Geology in Special Report 173. There are no known significant resources in or around the 
proiect area. 

No 
lmpact 

I Mitioation: None. I 

I References: Stanislaus County General Plan and Support Documentation1, State Division of Mines and Geology Special 
Re~ort 173. I 
XI. NOISE -- Would the project result in: Potentially 

Significant 
lmpact 

Less Than 
Significant With 

Mitigation 
Included 

Less Than 
Significant 

lmpact 

I c) A substantial permanent increase in ambient noise levels in  
the ~ ro iec t  vicinity above levels existina without the proiect? I I I X I  / 

No 
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? 

X 

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

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

f) For a project within the vicinity of a private airstrip, would the 
project expose people residing or working in the project area to 
excessive noise levels? 

X 

Discussion: The site itself is impacted by the noise generated from existing agricultural uses and other nearby 
commercial type uses. The Stanislaus County General Plan' identifies noise levels up to 75 dB L,, (or CNEL) as the 
normally acceptable level of noise for industrial, manufacturing, utility, and agricultural uses. On-site grading and 
construction resulting from this project may result in a temporary increase in the area's ambient noise levels. However, 
noise impacts associated with on-site activities and special events have the potential to exceed the normally acceptable 
levels of noise. Many of the on-site events include the use o f  amplified music, which if operated in a respecfful manner. 
could be underthe thresholdestablished by the General Plan. Although theapplicant would not be restricted on the number 
of events held at the location, many of the events are seasonal in nature and the applicant currently holds between 5-6 
annual events. A mitigation measure has been included in order to ensure that any noise created by such events does not 
exceed the 75 dB L,, (or CNEL) level. The site is not located within an airport land use plan. 

I iwiiiigaiioii: 
In accordance with the Noise Element of the County General Plan, noise ievels associated with outdoor and indoor 
events shall not exceed the established threshold of 75 dB L, (or CNEL). 1 

I References: Stanisiaus County General Plan and Support Documentation1, staff experience. I 

XII. POPULATION AND HOUSING -Would the project: 

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

Potentially 
Significant 

lmpact 

Less Than 
Significant With 

Mitigation 
Included 

Less Than 

Impact 

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

I c) Displace substantial numbers of people, necessitating the 
construction of replacement housinq elsewhere? 1 I 
Discussion: The proposed use of the site will not induce a substantial growth in the area by proposing new business 
that would create significant service extensions or new infrastructures. No housing or persons will be displaced by the 
project. 

Mitigation: None. 

References: Stanislaus County General Plan and Support Documentation'. 
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XIII. PUBLIC SERVICES: 

a) 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 governmentalfacilities, the construction of which could 
cause significant environmental impacts, in  order to  maintain 
acceptable service ratios, response times or other performance 
objectives for any of the public services: 

Potentially 
Significant 

lmpact 

Less Than Less Than No 

Mitisation 

I Fire protection? I I 1 x 1  I 

I Other public facilities? I I I X 1 I 

Police protection? 

Schools? 

Parks? 

Discussion: The County has adopted Public Facilities Fees, as well as one for the Fire Facility Fees on behalf of the 
appropriate fire district, to address impacts to public services. Such fees are required to be paid at the time of building 
permit issuance. Conditions of Approval will be added to this project to insure the proposed development complies with all 
applicable fire department standards with respect to access and water for fire protection. The types of Conditions of 
Approval will be for adequate turning around for a fire apparatus and on-site water supply for fire suppression may also be 
needed. T'ne applicant wiii construct ali buiidinas in accordance wiiin the current ado~ted buiidino and iire codes. 

I Mitigation: None. I 

X 

References: Appl~cation Information. Stanisla~s County General Plan and Support Documentation'. 
. . . .  . . . . . . . .  . . . . . . . . .  . . 
. . .  . , . . . . . .  - ,  . .  . .  - . . . . . .  , . 

... . . .  : ,  . . - 

X 

X 

Potentially 
Significant 

lmpact 

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 
be accelerated? 

b) Does the project include recreational facilities or require the 
construction or expansion of recreational facilities which might 
have an adverse physical effect on the environment? 

Less Than 
Significant With 

Mitigation 
Included 

Discussion: The proposed project is not anticipated to significantly increase demand on recreational facilities. The 
proposal does include a slight modification to the existing sight to add an area that could be referred to as a "park." The 
applicant currently holds a limited number of special events at the "park" site that are authorized under a permit issued by 
the Sheriff's Department in accordance with Stanislaus County Code - Section 6.40. If this project is approved, the "park" 
site would be open to the general public during normal business hours and would host special events, without the need of 
obtainina the above Sheriff's De~artment   err nit. 

Mitigation: None. 

Less Than 
Significant 

Impact 

References: Stanlslaus Counry General Plan and Support Docurnentat~on'. 

No 
lmpact 



Stanislaus County Initial Study Checklist Page 13 

NO 
Impact 

X 

X 

X 

X 

XV. TRANSPORTATlON/TRAFFIC - Would the project: 

a) Causean 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., 
sharp curves or dangerous intersections) o r  incompatible uses 
(e.g., farm equipment)? 

e) Result in inadequate emergency access? 

f) Result in inadequate parking capacity? 

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

Discussion: This project was referred to the Stanislaus County Public Works Department and theCalifornia Department 
of Transportation (CalTrans) as part of an early consultation review. In an initial response, the Department of Public Works 
requested that a Traffic Impact Analysis be completed to identify any possible impacts caused by this project. 

The applicant hired KD Anderson &Associates to complete this task. The existing traffic level of the Yosemite Blvd (Hwy 
132) I Geer Road intersection currently operates at LOS C or better. Signalization of this intersection was completed by 
CalTrans in August of 2007. With signalization and the proposed project in place, the intersection would continue to operate 
at LOS C, which is acceptable under Caltrans and Stanislaus County. The analysis looked at the road impacts to Geer 
Road and Yosemite Blvd (Hwy 132) for each of the three phases of construction. Phases 1-3 showed both of these roads 
will continue to operate at or below the acceptable LOS with the proposed mitigation measures in place. 

After reviewing the Traffic Analysis, the Department of Public Works determined that their Conditions of 
ApprovallDevelopment Standards would adequately address any traffic related impacts associated with this project. 
Therefore, the mitigation measures that are listed in the KD Anderson Traffic Study, in relation to the road widening, have 
not been added. The Department of Public Works believes that the Conditions of ApprovallDevelopment Standards that 
they have proposed, will enable both Geer Road and Yosemite Blvd to be below the LOS threshold established in the 
Circulation Element of the Stanislaus County General Plan. Several Conditions of Approval/Deveiopment Standards have 
been placed as mitigation measures to insure that all impacts, related to the LOS thresholds I road widening, have been 
properly addressed. 

This project is located on State Highway 132 (Yosemite Blvd) and as such. CalTrans is responsible for issuance of 
encroachment permits for any accessldriveways located along Hwy 132. The comments address issues that will be 
addressed at the time of construction. The comments from this response from CalTrans will be incorporated as part of the 
Conditions of ApprovallDevelopment Standards. 

Potentially 
Significant 

Impact 

Less Than 
Significant With 

Mitigation 
Included 

X 

X 

Less Than 
Significant 

Impact 

X 
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Mitigation: 
4. Geer Road is classified as a six-lane expressway, so the ultimate right-of-way is 135 feet. An Irrevocable Offer of 

Dedication of 67.5 feet west of the centerline of Geer Road is required. The intersection of Geer Road and 
Yosemite Boulevard will require a dedication of a 35-foot chord. The developer's engineer shall prepare the 
lrrevocable Offer of Dedication document prior to the issuance of a building permit. All proposed buildings or fences 
will have to allow for the current ultimate right-of-way set backs, not existing. 

5. Yosemite Boulevard is currently classifiedas a two lane conventional highway. CalTran's ultimate right-of-way is 
110 feet. An lrrevocable Offer of Dedication of 55 feet south of the centerline of Yosemite Boulevard is required. 
The developer's engineer shall prepare the lrrevocable Offer of Dedication document prior to the issuance of a 
building permit or grading permit. 

I References: Referral response from the Stanislaus County Public Works Department dated March 18, 2008, referral 
response from CalTrans dated March 5, 2008, Stanislaus County General Plan and Support Documentation'. I 

I XVI. UTILITIES AND SERVICE SYSTEMS -Would the projeck P o M a l l y  LessThan I I LessThan I No I 
Significant Significant With Significant Impact I impact I Mitigation I Impact I 

Included 

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? I 

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

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? 

e) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that i t  has 
adequate capacity to serve the project's projected demand in 
addition to the provider's existing commitments? 

X 

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

I Mitigation: None. I 

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

I References: Application Information, referral response from the Department of Environmental Resources dated February 
20. 2008. Stanislaus Countv General Plan and Suo~ort Documentation'. 1 

X 

Discussion: Limitations on providing services have not been identified. Conditions of Approval will be added to the 
project to address necessary permits from the County Department of Environmental Resources. On-site services will be 
provided by an approved septic system and water well as determined by the Department of Environmental Resources. 
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XVII. MANDATORY FINDINGS OF SIGNIFICANCE: Potentially 
Significant 

Impact 

I Discussion: Review of this project has not indicated any features which might significantly impact the environmental I 
I aualitv of the site andlor adiacent areas. I 

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

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

"Sranislaus Counh/ General Plan and Suppon Documentation adopted in October 1994, as amended. Optional ana 
rev:sed elements of tne General Plan and Support Docurnenration: Agricultural Elementadopted on April 23.1992. Housing 

Less Than 
Significant With 

Mitigation 
Included 

Elementadopted on December 12,2003, and certified by the ~alifornia Department of ~ o u s i n ~  and ~omrnunit~ ~evelo~ment 
Department on March 26.2004. Circulation Element and Noise Element adopted on April 18, 2006. 

X 

Less Than 
Significant 

Impact 

X 

X 

No 
Impact 



Stanislaus County 
Planning and Community Development 

1010 10th Street. Sulte 3400 Phone (209) 525-6330 
Modesto. CA 95354 Fax 525-5911 

Mitigation Monitoring Plan 
Adapted from CEQA Guidelines sec. 15W7 Final Ted, October 26, 1998 

May 20,2008 

1. Projecttitle and location: General Plan Amendment Application No. 2007-03 
& Rezone Application No. 2007-03 - The Fruit 
Yard 

2. Project Applicant name and address: The Fruit Yard - Joe Traina 
7948 Yosemite Blvd 
Modesto, CA 95356 

3. Person Responsible for Implementing 
Mitigation Program: Joe Traina 

4. Contact person at County: Joshua Mann, Associate Planner 
(209) 525-6330 

MITIGATION MEASURES AND MONITORING PROGRAM: 

List all Mitigation Measures by topic as identified in the Mitigated Negative Declaration and complete the form 
for each measure. 

I. AESTHETICS 

No. 1 Mitigation Measure: All exterior lighting shall be designed (aimed down and toward the site) to 
provide adequate illumination without a glare effect. This shall include but 
not be limited to: the use of shielded light fixtures to prevent skyglow (light 
spilling into the night sky) and the installation of shielded fixtures to prevent 
light trespass (glare and spill light that shines onto neighboring properties). 

Who Implements the Measure: Applicant/Developer 

When should the measure be implemented: Ongoing 

When should it be completed: Ongoing 

Who verifies compliance: Stanislaus County Department of Planning and 
Community Development 

Other Responsible Agencies: None 

V. CULTURAL RESOURCES 

No. 2 Mitigation Measure: If any historical resources are discovered during project-related construction 
activities, all work is to stop and the lead agency and a qualified professional 
are to be consulted to determine the importance and appropriate treatment 
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of the find. If Native American remains are found the county coroner and 
the Native American Heritage Commission, Sacramento (91 6-653-4082) are 
to be notified immediately for recommended procedures. 

Who Implements the Measure: ApplicanVDeveloper 

When should the measure be implemented: At any time construction takes place 

When should it be completed: Upon completion of construction 

Who verifies compliance: Stanislaus County Department of Planning and 
Community Development 

Other Responsible Agencies: Native American Heritage Commission 

XI. NOISE 

No. 3 Mitigation Measure: In accordance with the Noise Element of the County General Plan, noise 
levels associated with outdoor and indoor events shall not exceed the 
established threshold of 75 dB L,, (or CNEL). 

Who Implements the Measure: ApplicanVDeveloper 

When should the measure be implemented: Ongoing 

When should it be completed: Ongoing 

Who verifies compliance: 

Other Responsible Agencies: 

Stanislaus County Department of Planning and 
Community Development 

Stanislaus County Department of Environmental 
Resources and Stanislaus County Sheriff 

XV. TRANSPORTATIONITRAFFIC 

No. 4 Mitigation Measure: Geer Road is classified as a six-lane expressway, so the ultimate right-of- 
way is 135 feet. An Irrevocable Offer of Dedication of 67.5 feet west of the 
centerline of Geer Road is required. The intersection of Geer Road and 
Yosemite Boulevard will require a dedication of a 35-foot chord. The 
developer's engineer shall prepare the Irrevocable Offer of Dedication 
document prior to the issuance of a building permit. All proposed buildings 
or fences will have to allow for the current ultimate right-of-way set backs, 
not existing. 

Who Implements the Measure: Applicant/Developer 

When should the measure be implemented: As part of or prior to any construction 

When should it be completed: Upon completion of construction 

Who verifies compliance: Stanislaus County Public Works Department 

Other Responsible Agencies: Stanislaus County Department of Planning and 
Community Development, Department of 
Transportation (CalTrans) 
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No. 5 Mitigation Measure: Yosemite Boulevard is currently classified as a two lane conventional 
highway. CalTran's ultimate right-of-way is 110 feet. An Irrevocable Offer 
of Dedication of 55 feet south of the centerline of Yosemite Boulevard is 
required. The developer's engineer shall prepare the lrrevocable Offer of 
Dedication document prior to the issuance of a building permit or grading 
permit. 

Who Implements the Measure: ApplicantIDeveloper 

When should the measure be implemented: As part of or prior to any construction 

When should it be completed: Upon completion of construction 

Who verifies compliance: Stanislaus County Public Works Department 

Other Responsible Agencies: Stanislaus County Department of Planning and 
Community Development, Department of 
Transportation (CalTrans) 

I the undersigned, do hereby certify that I understand and agree to be responsible for implementing the 
Mitigation Program for the above listed project. 

Siqnafure On File 
Person Responsible for Implementing 
Mitigation Program 

Mav 22.2008 
Date 



MITIGATED NEGATIVE DECLARATION 

NAME OF PROJECT: General Plan Amendment Application No. 2007-03 & Rezone Application 
No. 2007-03 - The Fruit Yard 

LOCATION OF PROJECT: 7948 Yosemite BlvdI Hwy 132, Modestot Waterford Area. (APN: 009-027- 
004) 

PROJECT DEVELOPER: The Fruit Yard -Joe Traina 

DESCRIPTION OF PROJECT: This is a request to authorize a development plan for The Fruit Yard to 
facilitate the development of a 9,000 square foot banquet facility, relocation of the existing gas station and 
convenience market, relocation of the existing "card lock" fueling facility, and construction of a 3,000 square 
foot retail shell building which includes a drive through establishment of unknown type. The applicantlproperty 
owner has also requested authorization for a 322 space vehicletRV storage (both covered and uncovered 
spaces) and a 66 space travel trailer park for short term (overnight) stays and a 2.0 acre site for retail tractor 
(large agricultural equipment) sales. Finally, the request includes a new facility for fruit packing and 
warehousing, although these uses are consistent with the current zoning of the property. All substantially 
modified or new uses will include on-site vehicle parking, landscaping, and other accessory uses. As part of 
the applicant's statement, occasional outdoor special events are held on site, near the 9 acre park area, 
including fund raising activities to private parties. Thirty nine (39) acres of the 45 acre site are planted in a 
variety of stone fruit (cherries, peaches, apricots, and nectarines). Please see the attachments for a more 
detailed project description and phasing timeframe. 

Based upon the Initial Study, dated Mav 20, 2008 the County Planning Department finds as follows: 

1. This project does not have the potential to degrade the quality of the environment, nor to curtail the 
2:. :.. . -' .L.. --..: u,vc,>t,y "I nlc  GI i V l l " t l l l l r ; l l L .  

2. This project will not have adetrimental 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 aforementioned findings are contingent upon the following mitigation measures which shall be 
incorporated into this project: 

1. AN exterior lighting shaN be designed (aimed down and toward the site) to provide adequate 
illumination without a glare effect. This shall include but not be limited to: the use of shielded light 
fixtures to prevent skyglow (light spilling into the night sky) and the installation of shielded fixtures to 
prevent light trespass (glare and spill light that shines onto neighboring properties). 

2. If any historical resources are discovered during project-related construction activities, all work is to 
stop and the leadagency anda qualifiedprofessionalare to be consulted to determine the imporfance 
and appropriate treatment of the find. If Native American remains are found the county coronerand 
the Native American Heritage Commission. Sacramento (916-653-4082) are to be notified 
immediately for recommended procedures. 

3. In accordance with the Noise Element of the County General Plan, noise levels associated with 
outdoor and indoor events shall not exceed the established threshold of 75 dB L, (or CNEL). 

4. Geer Road is classified as a six-lane expressway, so the ultimate right-of-way is 135 feet. An 
lrrevocable Offer of Dedication of 67.5 feet west of the centerline of Geer Road is required. The 
intersection of Geer Road and Yosemite Boulevard will require a dedication of a 35-foot chord. The 
developer's engineershallprepare the lrrevocable Offer of Dedication documentprior to the issuance 
of a building permit. All proposed buildings or fences will have to allow for the current ultimate right- 
of-way set backs, not existing. 

EXHIBIT F 
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5. Yosemite Boulevard is currently classified as a two lane conventional highway. CalTran's ultimate 
right-of-way is 110 feet. An lrrevocable Offer of Dedication of 55 feet south of the centerline of 
Yosemite Boulevard is required. The developer's engineer shall prepare the lrrevocable Offer of 
Dedication document prior to the issuance of a building pennit or grading permit. 

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

Initial Study prepared by: Joshua Mann, Associate Planner 

Submit comments to: Stanislaus County 
Planning and Community Development Department 
1010 10th Street, Suite 3400 
Modesto, California 95354 

I :S~~~~~~\GPAVOO'AGPA 2007-03. me Fruit Y ~ ~ & G P A ~ O O ~ - 0 3  - m a  ~ r u l t  yard - lswpd 
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THE FRUIT YARD 
TRAFFIC IMPACT ANALYSIS 

EXECUTIVE SUMMARY 

Project Description. This study evaluates the traffic impacts for the proposed expansion 
of the Fruit Yard property, a 45* acre site located in the southwest quadrant of Yosemite 
Blvd (State Route 132) and Geer Road in Stanislaus County, east of Modesto. 

The proposed project will amend the zoning from Agriculture to Planned Development for 
the entire 45 acre site. The proposed development plan includes the existing facilities and 
the following new facilities: 

- Construction of new banquet facilities west of the existing restaurant; 
- relocation of the existing service station from north of the produce market to south 

of the produce market along Geer Road; 
- relocation of the existing gas card-lock fueling facility; 
- addition of retail space at the site of the existing service station; 
- addition of a storage facility for RV's and boats: - 
- addition of overnight RV campground; 
- construction of a fruit packing I warehousing facility; and 
- a tractor sales showroom 

The project will be divided into three phases. Phase 1 will include construction of banquet 
facilities. Phase Two will add the RV campground and the RV I Boat storage facility while 
Phase Three will relocate the existing gas station and card lock facility while adding the 
tractor sales facility, the fruit packing /warehousing facility and the new retail space at the 
old gas station site. A new park site, covering about 14 acres will be developed throughout 
the three phases. 

Existing Setting. The project is in Stanislaus County, east of Modesto along Yosemite 
Blvd (SR 132). The project is located in the southwest quadrant of the Yosemite Blvd (SR 
132) 1 Geer Road intersection. Existing primary access to the site is via two driveways 
adjacent to the Yosemite Blvd 1 Geer Road intersection. 

The site currently houses a gasoline service station with 6 pumps, a restaurant, a produce 
market and a card-lock fueling facility. This current development covers 6 acres with the 
remaining acreage consisting of open land and fruit trees. The existing restaurant provides 
banquet facilities and meeting rooms for various clubs and groups; in addition, some 
weddings take place annually, although, these are not identified as permissible under the 
current zoning. 
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The existing study intersections all operate at LOS C or better. Geer Road currently 
operates below the County LOS threshold, at LOS E. The County's General Plan identifies 
Geer Road as a Class C 6-lane expressway. Widening of Geer Road would result in LOS B 
or better conditions. 

Existing Plus Project Specific Impacts. The project is proposed to be constructed in three 
phases. The first phase will construct the banquet facility. Phase 2 will develop the RV 
Park and the RV / boat storage facility in the southeast side of the site. Phase 3 will 
complete the project by constructing a fruit packing / warehouse, providing a tractor sales 
showroom, relocation of the gas station to the existing gas card-lock facility, relocation of 
the card-lock facility and development of a small specialty retail store at the existing gas 
station location. 

Phase 1. Under Phase 1 conditions all intersections will operate above LOS thresholds. 
Geer Road will continue to operate below LOS C conditions. Widening Geer Road is part 
of the County's Traffic Impact Fee program; therefore, no additional mitigation is required. 

The project should contribute its fair share to the cost of regional circulation system 
improvements through the existing Stanislaus County traffic mitigation fee program. 

Yosemite Blvd (SR 132) should be widened to its ultimate width along the project frontage 
of Phase 1. This would include two through lanes, one half of a continuous left tum lane 
and shoulder per C a l m s  standards. 

No other mitigations are necessary. 

Phase 1 + Phase 2. All of the proposed intersections will continue to operate within 
County and Caltrans LOS thresholds. Geer Road will continue to operate below LOS C 
conditions. 

Phase 2 of the project should contribute its fair share to the cost of regional circulation 
system improvements through the existing Stanislaus County traffic mitigation fee program. 

Geer Road should be widened to its ultimate half-width along the project frontage. The 
limits of widening would extend from the Yosemite Blvd (SR 132) intersection south of the 
project limits to D Drive. This would include three through lanes and half a median. The 
full median, once completed, should provide breaks to allow inbound left turns at the 
various driveways. Full access should be provided at D Drive. Geer Road will continue to 
operate below LOS C conditions. Widening Geer Road is part of the County's Traffic 
Impact Fee program; therefore, no other mitigation is required. 

Phase 1 + Phase 2 + Phase 3. All of the proposed intersections will continue 10 operate 
within County and Caltrans LOS thresholds. Geer Road will continue to operate below 
LOS C conditions. 
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Phase 3 of the project should contribute its fair share to the cost of regional circulation 
system improvements through the existing Stanislaus County M i c  mitigation fee program. 

Yosemite Blvd (SR 132) should be widened to its ultimate width along the project frontage 
of Phase 3. This would include two through lanes, one half of a continuous left turn lane 
and shoulder per Caltrans standards. 

Geer Road should be widened to its ultimate half-width along the project frontage from D 
Drive to the south project limit, at MID Lateral No. 1. This would include three through 
lanes and half a median. The full median, once completed, should provide breaks to allow 
inbound left turns at the various driveways. Full access should be provided at F Way. Geer 
Road will continue to operate below LOS C conditions. Widening Geer Road is part of the 
County's Traffic Impact Fee program; therefore, no other mitigation is required. 

4 2012 Setting. Growth is expected to occur along both Yosemite Blvd (SR 132) and Geer 
Road. Each of the study intersections will operate at acceptable levels of senice. No 
recommendations are necessary. 

Yosemite Blvd (SR 132) will decline to LOS E conditions. Widening Yosemite Blvd (SR 
132) is identified as part of the County's Traffic Impact Fee program. 

2012 plus Project Specific Impacts. Each of the study intersections will operate at 
acceptable levels of service. No mitigations are necessary. 

Yosemite Blvd (SR 132) will continue to operate at LOS E conditions. Widening Yosemite 
Blvd (SR 132) is identified as part of the County's Traffic Impact Fee program. The project 
should pay its fair share of Traffic Impact Fees; therefore, no other mitigation is required. 

Geer Road will continue to operate below the County LOS threshold level. No additional 
mitigations are necessary as TIF fees have already been identified in the Existing 
scenario. - 2030 Setting. Each of the study intersections will operate at acceptable levels of service 
except the Geer Road / Fruityard access. This intersection is adjacent to the Yosemite Blvd 
1 Geer Road intersection. Left tum access in and out of the driveway would need to be 
eliminated in order to improve the level of service at the intersection. This will result in 
LOS A conditions at the intersection. No other recommendations are necessary. 

Geer Road is projected to operate at LOS D conditions in 2030. To operate within County 
thresholds the County would have to adopt an LOS D threshold for six lane Type C 
Expressways. 

2030 plus Project Specific Impacts. Each of the study intersections except the Geer Road 
/ D Drive intersection will operate at acceptable levels of service. The Geer Drive / D Drive 
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intersection will operate at LOS E in the am. peak hour and LOS D in the p.m. and 
Saturday peak hours. A traffic signal warrant analysis was conducted at each intersection 
where full access is proposed along both Yosemite Blvd (SR 132) and Geer Road. The 
analysis showed that no signal wmants are met for any of the study intersections; therefore, 
no significant impact exists at D Drive as an unwarranted signal may cause additional and 
unnecessary delays to traffic along Geer Road. 

Geer Road is projected to continue to operate at LOS D conditions in 2030. To operate 
within County thresholds the County would have to adopt an LOS D threshold for six lane 
Type C Expressways. 

No additional mitigations are necessary. 
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THE FRUIT YARD 
TRAFFIC IMPACT ANALYSIS 

STUDY PURPOSE AND OBJECTIVES 

This study evaluates the traffic impact for the proposed expansion of the Fruit Yard property, a 45% 
acre site located in the southwest quadrant of Yosemite Blvd (State Route 132) and Geer Road in 
Stanislaus County, east of Modesto. The site currently houses a gasoline service station with 6 
pumps, a restaurant, a produce market and a card-lock fueling facility. This current development 
covers 6 acres with the remaining acreage consisting of open land and h i t  trees. The existing 
restaurant provides banquet facilities and meeting rooms for various clubs and groups; in addition, 
some weddings take place annually, although, these are not identified as permissible under the 
current zoning. 

The proposed project will amend the zoning from Agriculture to Planned Development for the 
entire 45 acre site. The proposed development plan includes the existing facilities and the 
following new facilities: 

- additional banquet facilities west of the existing restaurant; 

- relocation of the existing service station from north of the produce market to south of 
thP prodl?c.e m&ef along &er &art, 

- relocation of the card-lock heling facility; 

- addition of retail space at the site of the existing service station; 

- addition of a storage facility for RV's and boats; 

- a small overnight RV campground; 

- a fruit packing /warehousing facility; and 

- a tractor sales facility 

The project will be divided into three phases. Phase 1 will include construction of banquet 
facilities. Phase Two will add the RV campground and the RV 1 Boat storage facility while Phase 
Three will relocate the existing gas station and card lock facility while adding the tractor sales 
facility, the h i t  packing 1 warehousing facility and the new retail space at the old gas station site. 
A new park site, covering about 14 acres will be developed throughout the three phases. 

Study parameters are consistent with Stanislaus County and California Department of 
Transportation (Caltrans) guidelines. 
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This study addresses the following scenarios: 

1, Existing Traffic Conditions; 
2. Existing Plus Phase 1; 
3. Existing Plus Phase 1 + Phase 2; 
4. Existing Plus Phase 1 + Phase 2 + Phase 3; 
5. Short Term 2012 Traffic Conditions 
6. Short Term 2012 + Full Build-out of the Fruit Yard; 
7. Cumulative Traffic Conditions (year 2030) with current General Plan conditions 
8. Cumulative Traffic Conditions with General PIan Amendment and Full Buildout of the 

Fruit Yard 

The objective of this study is to identifj those roads and street intersections that may be impacted 
by development of this project and to suggest strategies for mitigating the impacts of this project. 
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PROJECT DESCRIPTION 

This study evaluates the traffic impact for the proposed expansion of the Emit Yard property, a 45i  
acre site located in the southwest quadrant of Yosemite Blvd (State Route 132) and Geer Road in 
Stanislaus County, east of Modesto. The site currently houses a gasoline service station with 6 
pumps, a restaurant, a produce market and a card-lock fuelimg facility. This current development 
covers 6 acres with the remaining acreage consisting of open land and h i t  trees. The existing 
restaurant provides banquet facilities and meeting rooms for various clubs and groups; in addition, 
some weddings take place annually, although, these are not identified as permissible under the 
current zoning. 

The proposed project will amend the zoning from Agriculture to Planned Development for the 
entire 45 acre site. The proposed development plan includes the existing facilities and the 
following new facilities: 

additional banquet facilities west of the existing restaurant; 
relocation of the existing service station from north of the produce market to south of 
the produce market along Geer Road; 
relocation of the card-lock fueling facility; 
addition of retail space at the site of the existing service station; 
addition of a storage hi l i ty for RV's and boats; 
a small overnight RV campground; 
a h i t  packing I warehousing facility; and 
a tractor sales facility 

The project will be divided into three phases. Phase 1 will include construction of banquet 
facilities. Phase Two will add the RV campg~ound and the RV I Boat storage facility while Phase 
Three will relocate the existing gas station and card lock facility while adding the tractor sales 
facility, the fruit packing I warehousing facility and the new retail space at the old gas station site. 
A new park site, covering about 14 acres will be developed throughout the three phases. The 
remaining 12.74 acres will remain agricultural. 

Phase One will maintain the existing land uses. A 9,000 square foot banquet facility will be added 
along the Yosemite Blvd frontage, west of the existing restaurant. 

Phase Two will include addition of a 4.2-acre RV Park and a 6.67 acre RV I Boat storage facility. 
The RV park will accommodate 66 overnight campgrounds while the storage facility will 
accommodate up to 322 spaces for RV I boat storage. 

Phase Three will relocate the existing 6-pump gas station to south of the fruit stand. The card lock 
facility will also be moved, to a location along the west side of the property, adjacent to Yosemite 
Blvd (SR 132). New land uses will include a 2.67-acre fresh fruit packing and warehouse facility 
and a 2-acre tractor sales facility. The fruit packing and warehouse is proposed to have a 35,000 
square foot facility while the tractor sales facility will have a 10,000 square foot showroom. A 
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4,100 square foot retail shop is proposed at the former gas station location with drive-through 
capability. 

Figure 1 locates the project +thin Stanislaus County. Figure 2 provides the conceptual phasing 
plan for the project site. 
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EXISTING SETTING 

Studv Area 

This study addresses trafic conditions on Yosemite Blvd and Geer Road that will be used to access 
the site. The limits of the study area were identified through discussions with Stanislaus County 
Planning staff and Caltrans Metropolitan Planning staff. The text that follows describes the 
facilities included in this analysis. 

Yosemite Blvd (SR 132) is an east-west principal arterial providing circulation through central 
Stanislaus County. SR 132 begins at an intersection on 1-580 in western San Joaquin County and 
extends east for twenty miles to Modesto. Yosemite Blvd originates in Modesto at an intersection 
with D Street in downtown Modesto and continues easterly through the Modesto's south industrial 
area to the community of Empire before continuing for about eight miles to the City of Waterford. 
SR 132 then continues to the community of Coulterville in Mariposa County. 

Today SR 132 is generally a two lane road with an ultimate plan for a 5 lane conventional highway 
with continuous left turn lane. SR 132 has four lanes in eastern Modesto, but is a two-lane road 
through Empire and most of Waterford. The roadway has been widened at the project site and 
includes left turn lanes, a through lane and a through-right lane along SR 132. Lane drops are 
present eastbound about 520 east of the intersection and about 400 to the west for westbound 
traffic. 

The volume of traffic on Yosemite Blvd varies by location. Current Traffic counts summarized by 
Caltrans reveal that Yosemite Blvd (SR 132) carries an Average Daily Traffic (ADT) volume of 
about 8,300 vehicles per day (vpd) west of Geer Road - Albers Road and 10,600 vpd east of the 
intersection (year 2006). 

Geer Road - Albers Road. Geer Road - Albers Road, also referred to as County Road J14, is 
generally a two-lane roadway that begins in Oakdale as Yosemite Avenue. Just outside of Oakdale 
the mad name changes to AIbers Road. At the Yosemite Blvd (SR 132) intersection the road name 
changes to Geer Road south and continues as Geer Road to Turlock. Geer Road I Albers Road has 
also been widened at the Yosemite Blvd intersection and includes a left turn lane, two through lanes 
and a right turn lane along northbound Geer Road while Albers Road consists of a left turn lane, a 
through lane and a through-right lane. Lane drops are present northbound about 300' north of the 
intersection and about 500' to the south for southbound traffic. 

Daily volumes along Geer Road - Albers Road were based on the peak hour volumes and adjusted 
by the 9.4% peak hour factor along Yosemite Blvd. The projected daily volume on Albers Road is 
9,780 vpd while the projected ADT along Geer Road is 10,830 vpd. 
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Study Area Intersections 

The quality of traffic flow is often governed by the operation of major intersections. Intersections 
selected for evaluation in consultation with Stanislaus County and Caltrans staff include: 

1. Yosemite Blvd (SR 132) I Triangle Ranch Road (NB stop) 
2. Yosemite Blvd (SR 132) 1 Geer Road - Albers Road (signal) 

The Yosemite Bkd (SR 132) 1 Triangle Ranch Road intersection is a major access intersection 
for motorists traveling between 1-5 and Waterford. This intersection is a minor leg stop controlled 
intersection. All approaches are single lanes with Triangle Ranch Road a gravel road at the west 
side of the project site. 

The Yosemite Bhrd (SR 132) 1 Geer Road - Albers Road intersection is a signalized intersection 
east of the town of Empire. The intersection is located about midway between Oakdale and 
Turlock along Geer Road - Albers Road and about midway between Modesto and Waterford along 
Yosemite Blvd. Recent improvements to the intersection include widening of all approaches to 
include left turn lanes as well as two through lanes. Along northbound Geer Road a dedicated right 
turn lane is also present. 

Level of Service Anahrsis 

Methodology. Level of Service Analysis has been employed to provide a basis for describing 
existing traffic conditions and for evaluating the significance of project traffic impacts. Level of 
Service measures the quality of traffic flow and is represented by letter designations &om "A" to 
"F", with a grade of "A" referring to the best conditions, and "F" representing the worst conditions. 
Table 1 presents typical Level of Service characteristics. 

Interseetion Level of Service. As the operation of major intersections primarily governs the 
quality of traffic flow conditions in the immediate vicinity of the site, intersection Level of Service 
analysis has been used for this study to determine the significance of resulting traffic conditions 
with development of the site. 
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TABLE 1 
LEVEL OF SERVICE DEFINITION 

provide for protected turning 
movements. Traffic queue may block 1 nearby intersection(s) upstream of1 
critical approacb(es). 
Delay > 55.0 sec and < 80.0 scc 

I I 
"F" Total breakdown, stopand-go Intersection blocked by external Forced flow, breakdown. 

operation. Delay > 80.0 sec causes. Delay > 50 sedveh 

Sources: 2000 Hiphwav Capacilv Manual. 

Procedures used for calculating Levels of Service at intersections is presented in the Hiahwav 
Cavacity Manual, 2000 edition. At signalized intersections, information regarding signal timing 
and lane geometry, as well as hourly traffic volumes is used to determine the overall average delay 
for motorists waiting at the intersection. At unsignalized intersections, the number of gaps in 
through traffic and corresponding delays is used for evaluation of Level of Service at intersections 
controlled by side street stop signs. Average delays for each approach are determined for all-way 
stop controlled intersections based on typical vehicle headway. 

The significance of delays at unsignalized intersections is typically determined through evaluation 
of the need for a traffic signal. Because unsignalized Level of Service calcuIations ignore the 
condition of through traffic flow (which is assumed to flow freely), a traffic signal w a n t  analysis 
is performed. While the unsignalized Level of Service may indicate long delays (i.e., LOS "En), 
traffic conditions are generally not assumed to be unacceptable unless signal warrants are satisfied. 



Computer software is employed for Level of Service calculation, and the software programs used 
account for various factors. The simplest software (TRAFFJX) employs the 2000 HCM 
methodology but treats each intersection as an isolated location. Caltrans District 10 requires more 
sophisticated s o h e  (SYNCRO-Simtraffic) that accounts for the relationship between adjoining 
intersections. For this analysis, SYNCRO-Simtraffic has been used. 

The level of service threshold along Yosemite Blvd (SR 132) is LOS D per Caltrans while 
Stanislaus County thrives to maintain an LOS C or better condition on all roadways. 

Roadway Segment Level of Service. The quality of traffic flow can also be described in general 
terms based on the daily traffic volume occurring on individual roadway segments. Agencies 
typically make use of general Level of Service thresholds that equate daily traffic volume to peak 
hour Level of Service. 

The Stanislaus County Congestion Management Plan (CMP) and Regional Transportation Plan 
(RTP) as well as other local jurisdictions makes use of Level of Service thresholds originally 
developed by the Florida Department of Transportation. As shown, these thresholds identify typical 
daily traffic volumes that would be expected to result in LOS B, C, D or E conditions at major 
intersections during the peak hour. 

TABLE 2 
ROADWAY SEGMENT LEVEL OF SERVICE DEFINITIONS 

Existing Traffic Volumes 

New a.m. and p.m. peak hour intersection turning movement counts were used to evaluate existing 
traffic conditions. New turning movement count data was collected at the study intersections 
during the first full week of September 2007. Midweek average daily traffic averages 8,880 vpd 
along Yosemite Blvd between Empire and Geer Road while between Geer Road and Waterford the 
ADT averages 11,450 vpd. Weekend tr&c averages 6,540 vpd west of Geer Road and 8,810 vpd 
east of Geer Road. Midweek ADT volume data along Gem Road averages 14,110 vpd while 
weekend ADT averages 10,970 vpd. 

Figure 3 illustrates the study intersection index while Figure 4 displays existing peak hour used for 
this analysis, as well as the cment geometric configuration of study intersections. 
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Levels of Service Based on Daily Traffic Volumes. Table 3 identifies current daily traffic 
volumes and accompanying Levels of Service on study area roadways. Yosemite Blvd, west of 
Geer Road currently operates at LOS C conditions while east of Geer Road the segment operates 
at LOS D conditions. Geer Road, south of Yosemite Blvd currently operates at LOS E. 

TABLE 3 
EXISTING LEVELS OF SERVICE BASED ON DAILY TRAFFIC VOLUMES 

Existine: Levels of Service 

Intersection Levels of Service. Table 4 summarizes the results of Level of Service calculations 
completed for each study intersection. In addition, the two main driveway access points to the site 
were evaluated. Level of Service calculations are provided in the Appendix. 

All study intersections currently operate at LOS B conditions or better. The longest delays occur at 
the Yosemite Blvd (SR 132) / Geer Road - Albers Road intersection, and this intersection operates 
at LOS B. 

Street 

Yosemite Blvd 

(SR 132) 

Geer Road . 

Daily 
Volume 

8,880 

11,450 

14,110 
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Arterial 

Arterial 

Arterial 

LOS 

C 

D 

E 

Lanes 

2 

2 

2 

Location 
From 

Empire 

Geer Road 

Yosemite Blvd (SR 132) 

To 

Geer Road 

Waterford 

Hatch Road 



TABLE 4 
EXISTING INTERSECTION LEVELS OF SERVICE 

Non-Automobile Transportation 

Transit System. Stanislaus County's public transit system includes a fixed-route bus service as 
well as a "runabout' service between Waterford and Modesto. The runabout service operates 
Monday through Saturday between 6:45 a.m. and 6:40 p.m. Three runs are made daily eastbound 
while four runs are made westbound. Headways are approximately 3 hours. 

Bicycle and Pedestrian System. In general, facilities for bicycles and pedestrians may be 
installed as development occurs in Stanislaus County. Yosemite Blvd (SR 132), in the project 
vicinity, is identified as a low-cost bicycle facility. These are projects that can be developed by 
signing and striping existing roadways. 
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EXISTING PLUS PROJECT IMPACTS 

Trip Generation 

The development of this project will attract additional tdi-ic to the project site. The amount of 
additional traffic on a particular section of the street network is dependent upon two factors: 

Trip Generation, the number of new trips generated by the project, and 
Trip Distribution and Assirmment, the specific mutes that the new traffic takes. 

Trip generation is determined by identifyjng the type and size of land use being developed. 
Recognized sources of trip generation data may then be used to calculate the total number of trip 
ends. 

The project is assumed to include new land uses as well as relocation of existing land uses. The site 
will be constructed in three phases. Phase One includes addition of a banquet facility west of the 
existing restaurant. Phase Two will add the RV campground and RV storage facility in the 
southeast comer of the site. Phase Three will relocate the existing gas station to the south, relocate 
the existing card-lock gas station to the northwest quadrant of the site while adding a tractor sales 
facility and fruit packing / warehousing facility; both of these new buildings will be cons@ucted in 
the northwest quadrant, adjacent to the card-lock facility. In addition, a retail store will be 
constructed at the existing gas station location. 

Traffic generation for new land uses were deve!oped based on various methodologies. If available, 
trip generation for the new uses were computed using trip generation rates published in Trip 
Generation (Institute of Transportation Engineers, 7th Edition, 2003). If unavailable, trip 
generators resembling the proposed land uses were use.d to estimate project traflic. SANDAG (San 
Diego Trip Generators) was also consulted to determine if similar uses were developed. 

Trip generation rates andlor similar uses were unavailable for the proposed banquet land use. The 
banquet land use will provide 144 parking stalls. During the mid-week it was assumed that a single 
event would occur during the p.m. peak hour. During the weekend it was assumed that two events 
per day could occur. In each case, all of the 144 parking stalls was assumed used, creating the 
projected peak hour trips. 

Trips generated by commercial I retail projects fit into two categories. Some trips will be made by 
patrons who would not otherwise be on the local street system and who go out of their way to reach 
the site. These are "new" trips. Other trips will be made by patrons who are already driving by the 
site and simply interrupt a trip already being made to other destinations. These are 'pass-by', or 
diverted trips. For the Specialty Retail land use a pass-by rate of 15% was used along with a 5% 
internal capture. These figures are outlined in the Caltrans "Guide for the Preparation of Tmffic 
Impact Studies." Pass by trips were not considered for the remaining new uses. 
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Table 5 presents a.m. and p.m. peak how trip generation estimates for the project. Build-out of the 
development area is expected to result in about 68 a.m. peak hour trips, 238 p.m. peak hour trips 
and 219 Saturday peak how trips. 

After accounting for the pass-by traffic and the internally captured trips, the project is expected to 
generate 67 new a.m. peak hour trips, 235 new p.m. peak hour trips and 216 new Saturday peak 
hour trips. 

Truck traffic is expected to vary with the new land uses. For the warehouse I h i t  packing and RV 
land uses 80% of the traffic was assumed to be truck or trailered vehicle traffic. For the tractor 
sales land use 20% of the traffic was assumed to be trailered vehicles. 

Trazc Zmpacf Analysis for The Fruit Yard, Stanislous County, CA Page 16 
(December 6,2007) 

KBA 



TABLE 5 
PROJECT TRP GENERATION 

@ @ ( ~ e c e r n b e r < 2 ~ 7 )  Page 17 

b 

Trip Rates Trips 
Land Use Size 

Phase 1 Development 

~an~ue t~ac i l i t y '  1 144 1 2 

Daily AM PM 1 Saturday AM 

144 

Phase 2 Development 

PM I Saturday I Daily 

0 288 0 

4 9  
22 
67 

144 

' parking stalls 
' LU 15 1 (mini-warehouse) used 

LU 841 (new car sales) used 
25% of peak AM generator used 
LU 413 (Picnic Sites) used for Saturday RV Park rate 

ksf - thousand s q w e  feet 
volumes rounded 

28 
13 
4 1 

I 1 

229 
13 1 
360 

RV Park 15 
9 

24 

0.37 
3.83 

0.60 
6.53 

75 
RV storage2 1 3.36 

Toral Phase 2 Trips 

3.05 0.20 
38.87 2.80 



Trip Distribution 

The distribution of project traffic was determined based on review of existing traffic counts, the 
travel patterns in the area and the projected market base for the retail store. Project trips are 
expected to be oriented roughly evenly along all four directions. Table 6 provides the projected 
trip distribution for the project for the peak periods. 

TABLE 6 
PROJECT TRIP DISTRIBUTION 

Trip Assignment 

Traffic generated by the project is shown in Figures 5, 6,  7A and 7B, representing Phase 1 
development, Phases 1 and 2 development and Phases 1 through 3 fully developed. Figure 78 
presents an alternative trip assignment for 2030 with limited access allowed along Yosemite 
Blvd (SR 132) and Geer Road. Project .traffic for the various phases was incrementally added to 
the existing peak hours based on the distribution percentages. Year 2012 and 2030 scenarios 
assumed that full buildout, i.e. Phases 1,2 and 3, are completed. 
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Existing Plus Phase 1 Conditions 

The impacts of developing Phase 1 have been identified by superimposing Phase 1 project traffic 
onto Year 2007 background conditions. Resulting intersection Levels of Service were then 
calculated and used as the basis for evaluating potential project impacts. 

Intersection Levels of Service. Figure 8 displays the "Existing Plus Phase 1" traffic volumes 
while Table 7 presents the a.m. and p.m. peak hour Levels of Service at each study intersection with 
and without the project. All intersections will continue to operate at LOS C conditions or better. 

Daily Traffic Volumes Levels of Service. Table 8 summarizes the roadway segment Levels of 
Service based on the current daily traffic volumes on study area roads and the Phase 1 traff~c. Daily 
roadway traffic is expected to increase along Yosemite Blvd west of the project by about 60 
vehicles and by about 70 vehicles east of Geer Road. Traffic along Geer Road is projected to 
increase by about 90 vehicles. 

The level of service along Yosemite Blvd will continue to be LOS C between Empire and Geer 
Road and LOS D from Geer Road toward Waterford. Geer Road will continue to operate at LOS E 
conditions south of Yosemite Blvd. 

P 
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TABLE 7 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

EXISTING PLUS PHASE 1 CONDITIONS 

NIA - no side street traE~c --available movement, no traffic recorded in pe& hour 

AM Peak Hour PM Peak Hour Saturday Peak Hour 
Average Average Average 

Location Control LOS 
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1 .\losemite Blvd (SR 132) 1 Triangle 
Ranch Rd 

ovm11 
WB left turn 
NB 

2.Yosemite Blvd (SR 132) 1 Card Lock 
Access 

overall 
WB left turn 

9. Geer Rd / North of Fruit Stand EB Stop 
overall A 0.0 A 0.0 A 0.1 
EB A 9.7 A 9.6 A 9.7 

10. Geer Rd /New Gas North Access EB Stop 
overall A 0.0 A 0.0 A 0.0 
EB A 0.2 A 0.0 A 0.0 
NB left turn B 12.4 B 12.1 B 11.2 

I I. Geer Rd I New Gas South Access EB Stop 
overall A 0.0 A 0.1 A 0.1 
EB .-. A 0 3  A 0.1 --- 
NB leff turn B 12.5 B 11.3 B 10.6 

NB Stop 

NB Stop 

A 
C 
.-- 

NIA 

0.0 
15.0 --- 

NIA 

--- 
--- 
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NIA 

--- 
--- 
-- 

NIA 

--. 
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TABLE 7 (coot'd) 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

EXISTING PLUS PHASE 1 CONDITIONS 

N/A - no side street traffic -available rnovemcnt, no traffic recorded in peak hour 

0 
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TABLE 8 
EXISTING PLUS PHASE 1 CONDITIONS 

ROADWAY SEGMENT LEVELS OF SERVICE 

Roadway 

Yosemite Blvd 

Source: Stanislaus County Circulation Elemenl 

(SR 132) I Geer Road 1 Waterford 
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Location 

D 

From 

Empire 

Geer Road 1 Yosemite Blvd (SR 132) 1 Hatch Road 

To 

Geer Road 

Standard 

13,700 

LOS 

D 

C 

Daily Volume 
Threshold 

13,700 

Existing Conditions 

D 

Existing + Phase 1 
Project Conditions 

LOS 

C 
1 1,450 / D l  1 1,520 

9,200 

LOS 

C 

Daily Volume 

8,880 

Daily Volume 

8,940 

E 14,110 I E (  14,200 



Existing Plus Phases 1 and 2 Conditions 

The impacts of developing Phases 1 and 2 have been identified by superimposing this project traffic 
onto Year 2007 background conditions. Resulting intersection Levels of Senice were then 
calculated and used as the basis for evaluating potential project impacts. 

Intersection Levels of Service. Figure 9 displays the "Existing Plus Phases 1 and 2" traffic 
volumes while Table 9 displays the a.m. and p.m. peak how Levels of Service at each study 
intersection with and without the project. All intersections will continue to operate at LOS C 
conditions or better. 

Daily Traffic Volumes Levels of Sewice. Table 10 summarizes the roadway segment Levels of 
Service based on the current daily traffic volumes on study area roads and Phase 1 and 2 traBc. 
Daily roadway traffic is expected to increase along Yosemite Blvd west of the project by about 130 
vehicles and by about 170 vehicles east of Geer Road. Traffic along Geer Road is projected to 
increase by about 180 vehicles. 

The level of service along Yosemite Blvd will continue lo be LOS C between Empire and Geer 
Road and LOS D from Geer Road toward Waterford. Geer Road will continue to operate at LOS E 
conditions south of Yosemite Blvd. 
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TABLE 9 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

EXISTING PLUS PHASES 1 & 2 CONDITIONS 

I 1 1 AM PeakHour 1 PM Peak Hour ] Saturday Peak Hour ] 
Location 

1 .Yosemite Blvd (SR 132) /Triangle 
Ranch Rd 

NIA NIA 

overall 
WB iefi turn 
NB 

2.Yosemite Blvd (SR 132)l Card Lock 
Access 

overall 
WB lefi turn 

Control 

NB Stop 

I WB left turn I 1 C 1 16.4 1 B 1 14.6 1 B 1 12.3 1 

NB Stop 

NB I I I I 1 I I 

LOS 

A 
C -- 

N/A 

3. Yosemite Blvd (SR 132)/A Dr 
overall 

NB 
4. Yosemite Blvd (SR 132)lB Dr 

overall 
WB lefiturn 
NB 

5. Yosemite Blvd (SR 132)l 
Restaurant Access 

Yard Access 
overall I NB 

Average 
Delay 

NB Stop 

NB 
overall I I A 

NB Stop 

NB Stop 

I A 1 9.0 1 A 1 9.9 / A 1 9.1 

LOS 

.-- 

A 
B 
A 

6. Yosemite Blvd (SR 132)I Fruit I 1 I I I I I 

WB lefi turn 
7.Yosemile Blvd (SR 132YGeer Rd 
8. Geer Road 1 F ~ i t  Yard Access 

overall 
NB lei3 turn 

EB 
10. Geer Rd 1 New Gas North Access I EB Stop 

A 

EB I 

Average 
Delay 

A 0.0 

Signal 

EB Stop 

9. Geer Rd /North of F ~ i t  Stand 
overall 

EB Stop 

overall 
EB 
NB lefi turn 

I I. Geer Rd I New Gas South Access 
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LOS 

0.5 

A 
B 

A 
A 

EB Stop 
overall 
EB 
NB lefi rum 

Average 
Delay 

A 

0.2 
18.1 

0.1 
0.3 

NIA - no side street traffic --available movement, no trailic recorded in peak hour 

A 
A 
B 

0.6 

A 
B 

A 
A 

0.3 
0.6 
12.0 

0.8 
19.5 

0.1 
0 2  

A 
A 
B 

A 
B 

A 
A 

0.1 
0.2 
11.5 

1 .O 
17.1 

0.2 
0 2  

A 
A 
B 

0.1 
0.1 
10.8 



TABLE 9 (cont'd) 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

EXISTING PLUS PHASES 1 & 2 CONDITIONS 

I AM Peak Hour I PM Peak Hour 1 Saturday Peak Hour 1 

NB left turn 
13, Geer Rd /F Way l-y 

overall I I : I :: I : I :: I : I :  I 

NIA - no side m e t  ualfic ---available move men^ no MIC recorded in peak hour 

Average 
Delay 

1.1 
1.1 

LOS 

A 
A 

Location 
12. Geer Rd I D  Dr 

overall 
EB 

-- 
NB left lum 

!4. Triangle Ranch Rd / G Dr 
overall 
WB 
SB left turn 

P 

Traflc impact Analysis for The Fruit Yard, Stanislaus Couniy, CA Page 3 I 
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Control 
EB Stop 

LOS 

A 
A 

EB Stop 

Average 
Delay 

3.1 
4.0 

C 

NIA 

LOS 

A 
A 

16.1 

NIA 

Average 
Delay 

3.8 
3.9 

C 

NIA 

15.8 

NIA 

B 

N/A 

14.0 

NIA 
- 



TABLE 10 
EXISTING PLUS PHASES 1 & 2 CONDITIONS 
ROADWAY SEGMENT ILEVELS OF SERVICE 

I I Existing + Phase 1 

I 
(SR 132) I Geer Road 1 Waterford D 13,700 D 1 11,450 / D I  11,620 
Geer Road I Yosemite Blvd (SR 132) 1 Hatch Road C - 9,200 E 1 14,110 I E / 14,290 

Source Stanislaus County Circulaiion Element 

Location 

Roadway 

a Page 32 

Standard 

Yosemite Blvd [ Empire I Geer Road D 13,700 C 8,880 I C I  9,010 

From 

Existing Conditions I Project Conditions 
1 

To I LOS I Threshold 1 LOS I Daily Volume I LOS / Daily Volume 
1 Daily Volume I 



Existing Plus Phases 1,2 and 3 Conditions 

The impacts of developing the entire project, Phases 1,2 and 3, were identified by superimposing 
this project h.afic onto Year 2007 background conditions. Resulting intersection Levels of Service 
were then calculated and used as the basis for evaluating potential project impacts. 

Intersection Levels of Sewice. Figure 10 displays the "Existing Plus Phases 1, 2 and 3" traffic 
volumes while Table 11 displays the a.m. and p.m. peak hour Levels of Service at each study 
intersection with and without the project. All intersections will continue to operate at LOS C 
conditions or better. 

Daily Traflic Volumes Levels of Sewice. Table 12 summarizes the roadway segment Levels of 
Service based on the current daily traffk volumes on study area roads and the traffic generated by 
the entire project. Daily roadway is expected to increase along Yosemite Blvd west of the 
project by about 270 vehicles and by about 340 vehicles east of Geer Road. Traffic along Geer 
Road is projected to increase by about 380 vehicles. 

The level of service along Yosemite Blvd will continue to be LOS C between Empire and Geer 
Road and LOS D from Geer Road toward Waterford. Geer Road will continue to operate at LOS E 
conditions south of Yosemite Blvd. 
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TABLE 11 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

EXISTING PLUS PHASES 1,2 & 3 CONDITIONS 

NIA - no side street traffic -available movement, no traffic recorded in peak hour 

NB 
6. Yosemite Blvd (SR 132) /Fruit 
Yard Access 

overall 
NB 
WB left turn 

7.Yosemite Blvd (SR 132Y Geer Rd 
8, Gea Road I Fruit Yard Access 

overall 
NB left turn 
EB 

9. Geer Rd I Notth of Fruit Stand 
overall 
EB 

10. Geer Rd I New Gas North Access 
overall 
EB 
NB left Nm 

1 I Geer Rd I New Gas South Access 
overall 
EB 
NB iefi Nm 

< 
(December 6, 2007) 

NB Stop 

Signal 

EB Stop 

EB Stop 

EB Slop 

EB Stop 

A 

A 
A 
A 
B 

A 
A 
A 

A 
A 

A 
A 
B 

A 
A 
B 

9 1 

0.0 
9.1 
0.0 
18.3 

0.0 
0.0 
0.0 

0.0 
9.7 

0.2 
0.2 
11.9 

0.3 
0.6 
12.0 

A 

A 
A 
A 
B 

A 
A 
A 

A 
A 

A 
A 
B 

A 
A 
B 

9.9 

0.0 
10.0 
0.0 
19.6 

0.0 
0.0 
9.7 

0.0 
9.6 

0.4 
0.5 
12.0 

0.3 
0.5 
11.5 

A 

A 
A 
A 
B 

A 
A 
A 

A 
A 

A 
A 
B 

A 
A 
B 

9.1 

0.0 
9.1 
0.0 
17.4 

0.0 
0.0 
9.7 

0.1 
9.7 

0.6 
0.9 
11.4 

0.5 
0.8 
11.0 



TABLE 11 (eont'd) 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

EXISTING PLUS PHASES 1,2 & 3 CONDITIONS 

1 AM Peak Hour I PM Peak Hour I Saturday Peak Hour 1 
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Location 
12. Geer Rd 1 D Dr 

overall 
EB 
NB left turn 

13. GeerRd /F Way 
overall 
EB 
NB left turn 

14. Triangle Ranch Rd 1 G Dr 
overall 
WB 
SB left tum 

NIA - no side m traffic --available movement no vafiic recurded in peak hour 

Control 
EB Stop 

EB Stop 

EB Stop 

LoS 

A 
A 
C 

A 
A 
C 

A 
A 
A 

Average 
Delay 

0.3 
0.4 
15.0 

0.3 
0.4 
16.2 

4.6 
6.4 
8.4 

LOS 

A 
A 
B 

A 
A 
C 

A 
A 
A 

Average 
Delay 

1 .O 
1.6 

14.1 

0.4 
0.4 
15.7 

6.0 
3.6 
8.4 

LOS 

A 
A 
B 

A 
A 
B 

A 
A 
A 

Average 
Delay 

1.1 
1.6 

14.5 

0.6 
0.5 
14.1 

3.3 
3.6 
8.4 



TABLE 12 
EXISTING PLUS PHASE!$ 1,2 & 3 CONDITIONS 

ROADWAY SEGMENT LEVELS OF SERVICE 

I 

TrMc IrnpactAnaIysisJ5r 7%e Fruif Yard , S I u n i s h ~ , e r n b e r  6, 2007) Page 3 7 

4 

Existing + Phase 1 

Roadway 

Yosemite Blvd 
(SR 132) 

Geer Road 

Source: Stanislaus County Circulation Element 

Location 

From 

Empire 
Geer Road 
Yosemite Bivd (SR 132) 

Standard 

To 

Geer Road 
Waterford 
Hatch Road 

LOS 

D 
D 
C 

Existing Conditions 
Daily Volume 

Threshold 

13,700 
13,700 

9,200 

Project Conditions 

LOS 
C 

D 
E 

LOS 
C 
D 
E 

Daily Volume 

8,880 
1 1,450 
14,110 

Daily Volume 

9,150 
11,790 
14,490 



YEAR 2012 IMPACTS 

The analysis of the near term 2012 cumulative condition is intended to consider the impact of this 
project within the context of the conditions in 2012. Future traftic projections were obtained from 
the Stanislaus County Circulation Element. Straight-line inte~polation was used to determine 
annual volume increases along the roadways. These increases were then annualized over a five- 
year period; Fumess factoring was used to develop tuning movement volumes at the study 
intersections. 

Year 2012 Lane Configurations. Lane configurations along Yosemite Blvd and Geer Road - 
Albers Road are assumed to remain in their current configurations. 

Intersection Levels of Service. Figure 11 displays the "2012" -c volumes with the lane 
configurations for each study intersection while Figure 12 presents the "2012 plus Project" 
volumes. Table 13 displays the a.m., p.m. and Saturday peak hour Levels of Service at the 
Yosemite Blvd (SR 132) 1 Geer Road intersection without the project. This intersection will 
operate at LOS B conditions. Table 14 displays the levels of service with the project at each of the 
proposed project access intersections and the Yosemite Blvd (SR 132) 1 Geer Road intersection. 
All intersections will continue to operate at LOS C conditions or better. 

Daily Traffic Volumes Levels of Service. Table 15 summarizes the roadway segment Levels of 
Service based on the projected 2012 daily traffic volumes on study area roads and the entire project 
b-aE,C. " :̂I.. -- a ...-.. *"a, :. .,..an*'.rl trr :,.n u g l l y  A V ~ C ~ W L ~ J  UOlllr ~ ~ Z ~ C U W U  LY ...~rease a!mp be% Y~se~nitP B!vd and Geer ROE$. 
The level of service along Yosemite Blvd between 5mpire and Geer Road is projected to decline to 
LOS D conditions without the project, to 10,300 ADT. Addition of daily project traftic will 
increase the ADT to about 10,560 vpd; this will maintain a LOS D condition. 

Yosemite Blvd, east of Geer Road is projected to decline to LOS E conditions, with about 13,900 
vpd on the roadway. With the project added to the network this segment will remain at LOS E 
conditions, with about 14,230 ADT. Geer Road, south of the project, is projected to operate at LOS 
F conditions, with about 17,800 ADT on the roadway. Addition of project traffic will increase the 
ADT to 18,180 vpd and maintain the LOS F condition. 

y Page 38 
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TABLE 13 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

2012 CONDITIONS 

TABLE 14 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

2012 PLUS PROJECT CONDITIONS 
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I 

Access 
overall 
WB I& turn 
NB 

3. Yosemite Blvd (SR 132) I A Dr 
overall 
WB left turn 
NB 

4. Yosemite Blvd (SR 132) / B Dr 
overall 
WB let? turn 
NB 

5. Yosemite BIvd (SR 132) / 
Restaurant Access 

overall 
NB 

Location 

I.Yosemite Blvd (SR 132) /Triangle 
Ranch Rd 

overall 
WB left tum 
NB 

2.Yosemite Blvd (SR 132) /Card Lock 

AM Peak Hour 

Control 

NB Stop 

NB Stop 

NB Stop 

NB Stop 

NB Stop 

LOS 

A 
C 
A 

PM Peak Hour 
Average 

Delay 

0.2 
19.1 
0.2 

A 
B 
A 

A 
B 
A 

A 
B 
A 

A 

, A 

LOS 

A 
C 
A 

Saturday Peak Hour 
Average 

Delay 

0.2 
18.9 
0.1 

LOS 

A 
C 
A 

0.1 
14.5 
0.1 

0.3 
14.2 
0.2 

0.2 
12.1 
0.2 

0.1 
, 9.2 

Average 
Delay 

0.1 
16.9 
0.0 

A 
B 
A 

A 
C 
A 

A 
B 
A 

A 
, B 

0.1 
12.9 
0.1 

0.8 
15.9 
0.9 

1 .O 
14.3 
2.9 

0.0 
, 10.3 

A 
B 
A 

A 
B 
A 

A 
B 
A 

A 

, A 

0.2 
11.2 
0.2 

0.9 
12.9 
0.8 

1.2 
11.2 
2.4 

0.1 
, 9.3 



TABLE 14 (cont'd) 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

2012 PLUS PROJECT CONDITIONS 

Location 

6. Yosemite Blvd (SR 13211 Fruit 
Yard Access 

overall 

WB left turn I 

NIA - no side street traffic --available movement, no haffic recorded in peak hour 

Control 

NB Stop 

A I 0.0 I A I 0.0 I A 1 0.0 

overall 
NB left turn 
EB 

9 Geer Rd 1 North of F ~ i t  Stand 
overall 
EB 

10. Gem Rd /New Gas North Access 
overall 
EB 
NB left turn 

I I .  Geer Rd I New Gas South Access 
eve::!! 
EB 
NB leR turn 

12. GeerRd I D D r  
overall 
EB 
NB left turn 

13. Geer Rd IF Way 
overall 
EB 
NB left turn 

14. Triangle Ranch Rd I G Dr 
overall 
WB 
SB left turn 
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KBA 

7.Yosemite Blvd (SR 132)l Geer Rd I Signal I B 1 19.1 1 B 1 22.0 1 B 1 15.2 
8. Geer Road I F ~ i t  Yard Access 1 I I I I I I 

EB Stop 

EB Stop 

EB Stop 

EB Stop 

EB Stop 

EB Stop 

EB Stop 

AM Peak Hour 

LOS 

A 

A 
A 
A 

A 
A 

A 
A 
B 

. A . 
A 
B 

A 
A 
C 

A 
A 
C 

A 
A 
A 

PM Peak Hour 
Average 

Delay 

0.0 

LOS 

A 

Saturday Peak Hour 

0.0 
0.0 
0.0 

0.0 
9.8 

0.2 
0.2 
12.7 

0.2 
0.5 
12.8 

0.3 
0.5 
16.4 

0.3 
0.5 
19.1 

4.6 
6.4 
8.4 

Average 
Delay 

0.0 

LOS 

A 

Average 
Delay 

0.0 

A 
A 
A 

A 
A 

A 
A 
B 

. A . 
A 
B 

A 
A 
B 

A 
A 
C 

A 
A 
A 

0.0 
0.0 
9.7 

0.0 
9.7 

0.4 
0.5 
12.7 

0.2 
0.5 
11.8 

1.1 
1.8 

14.7 

0.4 
0.5 
17.3 

6.0 
3.6 
8.4 

A 
A 
B 

A 
B 

A 
A 
B 

. A . 
A 
B 

A 
A 
C 

A 
A 
C 

A 
A 
A 

0.0 
0.0 
10.2 

0.0 
10.2 

0.5 
0.8 
13.0 

0.4 
0.6 
12.4 

I .3 
2.0 
18.1 

0.6 
0.6 
17.5 

3.3 
3.6 
8.4 



TABLE 15 
2012 PLUS PROJECT CONDITIONS 

ROADWAY SEGMENT ILEVELS OF SERVICE 

Source: Stanislaus County Circulation Element 

Page 43 

Roadway 

Yosernite Blvd 
(SR 132) 
Geer Road 

2012 Conditions Standard 2012 +Project Conditions 

LOS 
D 
E 
F 

LOS 

D 
D 
C 

Location 

LOS 
D 
E 
F 

Daily Volume 

10,300 
13,890 
17,800 

Daily Volume 
Threshold 

13.700 
13,7OU 
9,200 

From 
Empire 
Geer Road 
Yosemite Blvd (SR 132) 

Daily Volume 
10,560 
14,230 
18,180 

To 
Geer Road 
Waterford 
Hatch Road 



FUTURE IMPACTS 

Background Traffic Volume Forecasts. Year 2030 traffic volume forecasts developed for the 
Stanislaus County General Plan were the basis for the cumulative impact analysis. The results of 
the traffic model is based on the StanCOG regional travel demand forecasting model prepared by 
Dowling Associates as past of the County's Traffic Circulation update. Furness factoring was 
used to develop turning movement volumes at the study intersections. 

Year 2030 Lane Configurations. The Stanislaus County General Plan identifies Yosemite Blvd 
(SR 132) and Geer Road I Albers Road to be Class C Expressways by 2030. These include limited 
access controlled roadways with controls at intersections with Major Roads and other 
Expressways. The Circulation Element identifies Yosemite Blvd (SR 132) to be four lanes while 
Albers Road - Geer Road is identified as a six-lane expressway. For analysis purposes full access 
intersections are assumed at the following locations: 

Yosemite Blvd (SR 132) / Triangle Ranch Road 
Yosemite Blvd (SR 132) 1 Gas Card Lock Access 
Yosemite Blvd (SR 132) 1 'A' Drive 
Yosemite Blvd (SR 132) I 'B' Drive 
Geer Road I 'D' Drive 
Geer Road / 'F' Way 

:fa mediaii is i;.itd!ed a!cng Gee: &ad in t!!e f i ~ t ~ ,  existing n q  s~tr~re &cve~.?~ys wodd be 
subjected to restricted access. The intersections adjacent to the Yosemite Blvd (SR 132) 1 Geer 
Road intersection would be limited to right-in, right-out movements while the remaining driveways 
along Geer Road are assumed to have right-in, right-out and left-in access. The left-in access would 
include tum pockets along northbound Geer Road to allow queuing off of the through lanes. 

At the Yosemite Blvd (SR 132) / Gas Card Lock Access intersection an alternative layout was 
considered due to the proximity of the intersection to Triangle Ranch Road. It is possibie that 
adequate distance may not exist between the two locations meeting Highway Design Manual 
criteria for lane acceleration and lane deceleration. An alternative was considered that eliminated 
left-out movements from the Gas Card Lock driveway; these movements would use the Triangle 
Ranch Road intersection. 

Future Traffic Conditions 

Intersection Levels of Sewice. Figure 13 displays the 2030 traffic volumes with the lane 
configurations for each study intersection. Table 16 displays the a.m., p.m. and Saturday peak hour 
Levels of Service at the Yosemite Blvd (SR 132) I Geer Road intersection and the adjacent 
driveways without the project. The Yosemite Blvd 1 Geer Rd intersection will operate at LOS C 
conditions in the p.m. peak hour and LOS B conditions during the remaining peak hours. The 
F~ityard access along Yosemite Blvd is projected to operate at LOS C or better; however, the 
Fruityard access along Geer Road will decline to LOS E conditions for traffic leaving the site. 
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Figure 14A displays the 2030 plus Project conditions assuming full access is available at all 
intersections except the two adjacent to the Yosemite Blvd (SR 132) 1 Geer Road intersection. 
Table 17 displays the levels of service with the project at each of the proposed project access 
intersections and the Yosemite Blvd (SR 132) 1 Geer Road intersection. All intersections will 
operate at LOS C conditions or better except the Geer Road / 'D' Drive intersection. The 
eastbound approach will operate at LOS E conditions in the a.m. peak hour and LOS D in the p.m. 
peak hour and Saturday peak hour. This is not considered significant as the intersection does not 
meet traffic signal warrants. Installation of an unwarranted signal may cause additional and 
unnecessary delays to tr&c along Geer Road. The existing Fruityard access at Geer Road will 
improve to LOS C or better conditions due to the realignment of on-site traffic patterns due to the 
projected development. 

Figure 14B presents the traffic volumes and lane configurations under the limited access control 
alternative. Table 17 also presents the levels of senrice at the intersections affected by the limited 
access alternative. Under this alternative the intersections along Yosemite Blvd (SR 132) will 
continue to operate at LOS C or better. 

Daily Traflic Volumes Levels of Service. Table 18 summarizes the roadway segment Levels of 
Service based on the projected 2030 daily traffic volumes on the study area roads. Daily roadway 
traffic is expected to increase along both Yosemite Blvd and Geer Road. Yosemite Blvd between 
Empire and Geer Road is projected to operate at LOS C while between Geer Road and Waterford 
+L ,,,e -,.-.a.., I U ~ U W ~ ~ ?  Wi!! speiate zt LOS 9 ca~di?hns. The mnrlr.=:zy is prcje~ted !O be z &=-!zne 
expresswtiy and carry 17,550 vpd and 27,800 vpd, respectively. The level of service along Geer 
Road is projected to be LOS D with 41,080 ADT. Under project conditions, the levels of service 
along each segment will remain at either LOS C or D. 
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TABLE 16 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

2030 CONDITIONS 

NB left turn A  1.4 A 1.4 A  1.9 
EB E 35.7 E 35.7 C 21.1 

TABLE 17 
PEAK HOUR INTERSECTION LEVELS OF SERVICE 

2030 PLUS PROJECT CONDITIONS 

I AM Peak Hour I PM Peak Hour I Saturday Peak Hour 
! I I 1 Averaee 1 I Averaee I I Average I - .  - .  - .  w Control I LOS Delay I LOS Dela LOS I Delay 

1.Yosemite Blvd (SR 132)l Triangle I NB Stop I 
Ranch Rd 

overall 
WB lee turn 
NB 

2.Yosemite Blvd (SR 132) 1 Card Lock 
Access 

overall 
WB left turn 
NB 

3. Yosemite Blvd (SR 132) 1 A Dr 
overall 
WB leeturn 
NB 

1 

NB Stop 

NB Stop 

WB left turn 
NB 

5. Yosernite Blvd (SR 132) I 
Restaurant Access 

overall 
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KB A 

I 

I A  

NB 

A (A) 
C (C) 
A (A) 

A (A) 
B(B) 
A (A) 

A 
B 

0.3 ] A I  1.6 I A l  1.2 

NB Stop 

4. YoserniteBlvd (SR 13211 B Dr 
overall 

N/A - no side street traffic -- available movement, no traffic recorded in peak hour 

(left-out pmhibikd) - left turn traffic uses Triangle Ranch Road 

I B 

0 ( I  
15.6 (16.5) 
0.1 (0.3) 

0.0 (0.0) 
11.3(10.4) 
0.1 (9.0) 

0.1 
10.8 

0.1 
B 
A 

A 
10.0 / B I 12.7 1 B / 10.1 

NB Stop 

A (A) 
C (C) 
A (A) 

A (A) 
B(B) 
A  (B) 

A 
C 

A  
13.3 
8.6 

0.1 

A 

0.2 (0.2) 
23.8 (23.8) 
0.3 (0.3) 

0.1 (0.0) 
13.4(13.4) 
0.3 (I 1.8) 

0.5 
15.8 

0.6 A 
C 
B 

A 

0.9 

A (A) 
C (C) 
A (B) 

A  (A) 
B(B) 
A (A) 

A  
B 

15.0 
11.3 

0.0 

0.1 (0.1) 
15.7 (15.7) 
0.1 (10.9) 

0.1 (0.1) 
10.9(10.5) 
0.3 (0.1) 

0.5 
11.4 

B 
A 

A 

11.1 
2.0 

0.0 



TABLE 17 (cont'd) 
PEAK HOUR INTERSECTION LEVELS OR SERVICE 

2030 PLUS PROJECT CONDITIONS 

overall 1 I A I 0.0 I A I 0.0 I A I 0.0 
EB 

10. Geer Rd /New Gas North Access 
overall 
EB 
NB left turn 

11. Geer Rd I New Gas South Access 
overall 
EB 
. .- . 
NB leiiturn 

12. Geer Rd 1 D Dr 

EB Stop 

overall 
EB 

I NB lefiturn 
1 13. Geer Rd IF Way 

overall 

EB Stop 

EB Stop 

EB 
' NB leiiturn 
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A 

A 
B 

EB Stop 

- 
overall 1 WB ~ SB lefi turn 

A 

A 
B 
A 

14. Trianele Ranch Rd / G Dr 1 EB Stoo I I I I I 1 

A 
C 

9.0 

0.0 
12.2 

A 
E 
C 

A 

NIA - no side street traff~c ---available movement, no baf fc  recorded in peak hour 

(Ice-out prohibited) - lee turn traflic uses Triangle Ranch Road 

A 
A 
A 

9.2 

0.1 
12.2 
9.2 

1.6 
24.8 

A 

A 
B 

0.6 
40.5 
19.7 

0.2 

4.6 
6.4 
8.4 

A 

A 
B 
A 

A 
C 

9.3 

0.1 
11.0 

A 
D 
C 

A 

A 
A 
A 

9.5 

0.1 
10.9 
7.2 
,, * 

1.3 
20.2 

A 

A 
A 

0.9 
33.1 
17.5 

0.2 

6.0 
3.6 
8.4 

9.2 

0.1 
9.8 

A 

A 
A 
a 

A 
C 

9.5 

0.1 
9.8 
n 7 7 . r  

A 
D 
B 

A 
1.4 

18.1 

A 
A 
A 

1.1 
26.8 
14.4 

0 A 

-3.3 
3.6 
8.4 



TABLE 18 
2030 PLUS PROJECT CONDITIONS 

ROADWAY SEGMENT ILEVELS OF SERVICE 

Source: Stvrislaus County Ci~ularjon Element 

Roadway 

Yosemite Blvd 
(SR 132) 
Oeer Road 

Page 51 

Location 

From 
Empire 
Geer Road 
Yosemite Blvd (SR 132) 

To 
Geer Road 
Waterford 
Hatch Road 

Standard 

LOS 
D 

D 

C 

Daily Volume 
Threshold 

32,400 
32,400 
3 1,200 

2030 Conditions 

LOS 
C 
D 
D 

2030 +Project Conditions 

Daily Volume 

17,550 
27,800 
41,080 

LOS 
C 
D 
D 

Daily Volume 

17,810 
28,140 
41,460 



QUEUING 

A queuing analysis was completed for each of the study intersections. 95% queues were 
determined based on the queue results in the Syncho analysis. Table 19 presents the results for 
each of the analysis scenarios. Generally, all queues into and out of the project site will be less 
than a single vehicle. The queues at the Geer Road / D Dr. intersection with the completion of 
Phases 1 and 2 will be higher than during any other scenario. This is due to the projected rc- 
routing of gas station traffic to D Drive on a temporary basis. The projected 95% queue waiting 
to enter Geer Road will be 29 feet. The completion of Phase 3 will relocate the gas station and 
will provide full access driveways to Geer Road. 

Though lane queues were also reported for the Yosemite Blvd (SR 132) 1 Geer Road intersection 
to determine whether any access driveways along the project site could be blocked. The longest 
eastbound queue will develop during 2030 when the queue is projected to reach 285' with the 
project. This will occur in the p.m. peak hour and may block the right-in, right-out access, 
closest to the intersection. The worst northbound queue along Geer Road is projected to be 189', 
again in 2030 buildout. Motorists should be able to access northbound Geer Road at any of the 
full access points proposed. 
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TABLIE 19 
PROJECTED QUEUES 

I I I Exist + I Exist + I Exist + I I I I 
Location Exist Ph 1 Ph 1,2 
1. Yosernite Blvd (SR 132) / 

NB I 0 (O)<O> I 0 (0) <O> I 0 (0) *> 

NB 1 I O ( 3 ) O  I 0 (3) c3> I 1 (6) 4> I (7) <5> 1 1 (7) <4> 
4. Yosemite Blvd (SR 132) 1 B Dr I I I 1 I 

Lock Access 
WB leR hm 
NB 

3. Yosemite Blvd (SR 132) / A  Dr 
WB leR turn 

2.Yoremite Blvd (SR 132)ICard 1 1 1 I I 1 I I I 1 (2) <I> 

.- 

-- 

0 (0) a >  

NB I 

lul3 
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--- 

0 (I) <I> 

2 (5)<33 1 1 (5) <4> I ( 5 ) 4 '  1 2 ( l )  <I> 

1(0)<1> / 1 (0) a >  0 (1) <o> 1 (I)Q> 1 (])<I> 

* 
3 
J l  

1 (3)<1> 

5. Yosemite Blvd (SR 132) 1 
Restauiant Access 

6. Yosemite Blvd (SR 132)/ Fruit I I I I I I I 

-- 

0 (I) <I> 

2 (5) u12 

--- 

X 

Yard Access 
NB 
WB leflhm 

7. Yosemite Blvd (SR 132)/ 
Geer Rd 
NB LeR 
NB Thru 
SB Lei3 
SB Thru 
EB Left 
EB lluu 
WB Lefl 
W B l h u  

0 (0) Q)> 

3 (4) 4, 
O(I)<I> 

40 (38) Q2> 
84 (102) <66> 
37 (94) <33> 
105 (90) c58> 
4 1 (64) 0 9 >  

46 (107) <45> 
143 (106)<95> 
113 (51) <52> 

1 (4) <I> 

0 (0) Q)> 
1 (0)<1> 

1 (2) Q> 

2 (2) * 2 (5) + 

--- 

--- 

0 (0) <0> 
I (I) <I> 

1 (2) a, 

-- 

.-- 

0 (0) <O> 
0 (I)+ 

1 (3) * 



TABLE 19 (CONT'D) 
PROJECTEI) QUEUES 

Location 
8. Geer Road 1 FNit Yard Access 

NB left turn 
EB 

9. Geer Rd 1 North of Fruit Stand 
EB 

Exist 

2 (2) 0 
8(10)<ll> 

Access 
EB 
NB left turn 

I 1 .Geer Rd I New Gas South 
Access 

EB 

10. Geer Rd /New Gas Nonh 
--- 

NB left ~ r n  o (0)<0> I I (o)<o> I 1 1 0  <I> I I).+ I (I)<I> 

Exist + 
Ph 1 

0 (0) <O> 
0 (1) <2> 

- 

.- 

NB left turn 

4 
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2030 + Project 

0 (0) <0> 
0 (0) <0> 

Exist + 
Ph 1,2,3 

0 (0) Q> 
0 (0) Q> 

2012 +Project 

0 (0) Q> 
0 (0) Q> 

Exist + 
Ph1,Z 

0 (0) <O> 
O(I)Q> 

0 (0) <I> 

3 (3) u> 
12. Geer Rd 1 D Dr 

EB 

EB 
NB left Nrn 

14.Triangle Ranch Rd I G Dr 
WB 
SB left turn 

2012 

2 (2) <3> 
10, (13) <14> 

2030 

4(3)@ 
32 (33) <24> 

0 (0) UP 
0 (0) <O> 

0 (I) Q> 

13. Geer Rd /F Wav 1 1 1 I I 1 I 
1 (9)<5> 1 3(13)<13> / 1 (5) <5> 

O(0) < I >  1 O(O)<l> 

- 

am. (p.m.) <Saturday> 

-- 

a-- 

0 (0) a >  
0 (0) a> 

2 (0) <O> 

0 (0) <I> 

0 (0) <1> 

-- 

-- 

2 (4) <5> 
O(I)<I> 

2 (2) * 

0 (4) <I I> 
1 (5)* 

O(0) <I> I 0 (0) <O> 

2 (3) e> 

2 (2) <4> 
0(1)<1> 

.-- 

0 (0) <O> 

3 (5) <6> 
0 ( I ) < ] >  

3 (2) <5> 

0 (0) <02 I I (20) a 9 >  
I (1)<1> 3 (10) a> 

2 (3) <4> 
1 (1)<1> 

O(l)<0> 
0 (0) <O> 

3 (5) <6> 
0 (I) <I> 

3 (2) <5> 

I (3) U(> 0 (0) <6> 

-- 

-- 

5 (8) <7> 
O(l)Q' 

5 (4) 4 2  

5 (9) <7> 
0 (I) O.> 

5 (4) <5> 

3 (3) <6> 
1 (1)- 

0(1)<0> 
0 (0) <O> 

- 

- 

4 (4) <6> 
3 (3) <3> 

O(I)<O> 
0 (0) Q> 



FINDINGS I RECOMMENDATIONS I MITIGATIONS 

The preceding analysis has identified project impacts that may occur without mitigation. The text 
that follows identifies a strategy for mitigating the impacts of the proposed project. 
Recommendations are identified for facilities that require mitigation but are not a result of the 
proposed project. If the project causes a significant impact, mitigations are identified for the 
facility. 

Existing Conditions - Recommendations 

Each of the four study intersections currently operate at acceptable levels of service. No 
recommendations are necessary. 

Geer Road, south of Yosemite Blvd (SR 132) currently operates below the County LOS threshold, 
at LOS E. The County's General Plan identifies Geer Road as a Class C 6-lane expressway. 
Widening of Geer Road would result in LOS B or better conditions. 

Existing Plus Phase 1 Mitieations 

All of the proposed intersections will operate within County and Caltrans LOS thresholds. Geer 
Road will continue to operate below LOS C conditions. Widening Geer Road is part of the 
County's Traffic Impact Fee program; therefore, no additional mitigation is required. 

The project should contribute its fair share to the cost of regional circulation system improvements 
through the existing Stanislaus County traffic mitigation fee program. 

Yosemite Blvd (SR 132) should be widened to its ultimate width along the project frontage of 
Phase 1. This would include two through lanes, one half of a continuous left turn lane and shoulder 
per Caltrans standards. 

No other mitigations are necessary. 

Existing Plus Phase 1 & Phase 2 Mitieations 

All of the proposed intersections will continue to operate within County and Caltrans LOS 
thresholds. Geer Road will continue to operate below LOS C conditions. 

Phase 2 of the project should contribute its fair share to the cost of regional circulation system 
improvements through the existing Stanislaus County traffic mitigation fee program. 

Geer Road should be widened to its ultimate half-width along the project frontage. The limits of 
widening would extend from the Yosemite Blvd (SR 132) intersection south of the project limits to 
D Drive. This would include three through lanes and half a median. The full median, once 
completed, should provide breaks to allow inbound left turns at the various driveways. Full access 
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should be provided at D Drive. Geer Road will continue to operate below LOS C conditions. 
Widening Geer Road is part of the County's Traffic Impact Fee program; therefore, no other 
mitigation is required. 

exist in^ Plus Phase 1, Phase 2 & Phase 3 ~i'tigations 

All of the proposed intersections will continue to operate within County and Caltrans LOS 
thresholds. Geer Road will continue to operate below LOS C conditions. 

Phase 3 of the project should contribute its fair share to the cost of regional circulation system 
improvements through the existing Stanislaus County traffic mitigation fee program. 

Yosemite Blvd (SR 132) should be widened to its ultimate width along the project frontage of 
Phase 3. This would include two through lanes, one half of a continuous left hun lane and shoulder 
per Caltrans standards. 

Geer Road should be widened to its ultimate half-width along the project fiontage from D Drive to 
the south project limit, at MID Lateral No. 1. This would include three through lanes and half a 
median. The full median, once completed, should provide breaks to allow inbound left turns at the 
various driveways. Full access should be provided at F Way. Geer Road will continue to operate 
below LOS C conditions. Widening Geer Road is part of the County's Traffic Impact Fee program; 
therefore, no other mitigation is required. 

2012 Conditions - Recommendations 

Each of the study intersections will operate at acceptable levels of service. No recommendations 
are necessary. 

Yosemite Blvd (SR 132) will decline to LOS E conditions. Widening Yosemite Blvd (SR 132) is 
identified as part of the County's Trafic Impact Fee program. 

2012 plus Phase 1, Phase 2 &Phase 3 Miti~ations 

Each of the study intersections will operate at acceptable levels of service. No mitigations are 
necessary. 

Yosemite Blvd (SR 132) will continue to operate at LOS E conditions. Widening Yosemite Blvd 
(SR 132) is identified as part of the County's Traffic Impact Fee program. The project should pay 
its fair share of Traffic Impact Fees; therefore, no other mitigation is required. 

Geer Road will continue to operate below the County LOS threshold level. No additional 
mitigations are necessary as TIF fees have already been identified in the Existing scenario. 
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2030 Conditions - Recommendations 

Each of the study intersections will operate at acceptable levels of service except the Geer Road I 
Fruityard access. This intersection is adjacent to the Yosemite Blvd 1 Geer Road intersection. Left 
turn access in and out of the driveway would need to be eliminated in order to improve the level of 
senice at the intersection. This will result in LOS A conditions at the intersection. No other 
recommendations are necessary. 

Geer Road is projected to operate at LOS D conditions in 2030. To operate within County 
thresholds the County would have to adopt an LOS D threshold for six lane Type C Expressways. 

2030 plus Phase 1, Phase 2 & Phase 3 Mitigations 

Each of the study intersections except the Geer Road I D Drive intersection will operate at 
acceptable levels of service. The Geer Drive I D Drive intersection will operate at LOS E in the 
a.m. peak hour and LOS D in the p.m. and Saturday peak hours. A traffic signal wanant analysis 
was conducted at each intersection where full access is proposed along both Yosemite Blvd (SR 
132) and Geer Road. The analysis showed that no signal warrants are met for any of the study 
intersections; therefore, no significant impact exists at D Drive as an unwarranted signal may cause 
additional and unnecessary delays to traff~c along Geer Road. 

Geer Road is projected to continue to operate at LOS D conditions in 2030. To operate within 
Coimy th_rcsho!ds thp Cois-ty wodd have to a d n ~ t  an LOS D threshold for six lane Type C 
Expressv~ays. 

No additional mitigations are necessary. 
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APPLICANT'S FINDINGS STATEMENT 

a. The General Plan amendment will maintain a logical land use pattern without detriment to 
existing and planned land uses. 

The Geer RoadIAlbers Road (514) and Yosemite Boulevard (State Highway 132) intersection, is a 
busy intersection of a County Road and a State Highway. Urban type development already exists on 
three comers of the intersection. The site is completely surrounded by roads/canals which provide 
buffers from adjacent agricultural uses. The comer is on a highly used road for travelers to 
recreational areas both inside and outside of the County. Three comers of the intersection have 
some type of urban uses, with the northeast corner having a Planned Development zone over a 
General Plan designation of Agriculture. 

The project sire is currently developed as a restaurant, service station, produce market and card lock 
fueling station. To the north of the site there exists a church and well drilling business. To the 
northeast is the Crossroads Ranch and Feed store. To the east, across Geer Road are agricultural 
uses. and to the south across the MID Lateral No. 1 and to the west across Triangle Ranch Road are 
agricultural uses. The project has been designed so that agricultural type uses, or uses which would 
have a high level of agricultural compatibility are proposed for the west and south portions of the 
project site. Geer Road, Triangle Ranch Road, and the MID Lateral No. 1 provide adequate buffers, 
in addition to the land use mix proposed with the project, to assure that the project will not be 
detrimental to the agricultural usage of surrounding properties. 

Based on the foregoing, and the balance of the information provided in the application packet and 
these general plan consistencyjindings, the project as proposed will not be detrimental to existing or 
planned land uses in the area. 

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

Based on the referral of the project to County and local agencies, services can be provided. 
Water, wastewater and storm drainage will be provided on site. Fire service will be 
provided by the Stanislaus Consolidated Fire Protection District. Police services will be 
provided by the County Sheri# Service levels will be able to be maintained upon project 
development. 

c. The amendment is consistent with the goals and policies. 

A General Plan consistency analysis is attached to the project application. This analysis 
provides a determination ofproject consistency, or lack thereof; with each Goal/Policy in the 
County General Plan. To determine consistency, direct compliance with each goal or policy 
is not required, but rather an overall determination of consistency must be made. Based on 
the attached General Plan consistency analysis, a determination can be made that the land 
use designation modification is consistent with the Stanislaus County General Plan. 

EXHIBIT H 



The following document provides the justification for the Fruit Yard General Plan Amendment redesignating 
the property fiom Agriculture to Planned Development. All General Plan goals, policies and implementation 
measures are listed below, and the response used to determine general plan compliance is provided in italicized 
text, g e n e d y  following each policy. 

LAND USE ELEMENT 

GOALS, POLICIES AND IMPLEMENTATION MEASURES 

GOAL ONE 

Provide for diverse land use needs by designating patterns which are responsive to the physical 
characteristics of the land as well as to environmentaZ economic and social concerns of the residents 

of Stanislaus County. 

POLICY ONE 

Land will be designated and zoned for agricultural, residential, commercial, industd, or historical uses when 
such designations are consistent with other adopted goals and policies of the general plan. 

Refer to the discussion of the subsequentpoliciesfor compliance with this policy 

IMPLEMENTATION MEASURES 

1. In reviewing proposals for amendments to land use designations, the County shall evaluate how the 
proposal would advance the long-term goals of the County. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

2. The zoning district map of the County shall be reviewed to verify that no conflicts exist between land 
use designations and zoning districts. A report of this review shall be submitted to the Planning 
Commission not later than January 4, 1996. 
Responsible Department: Planning Department 

POLICY TWO 

Land designated Agriculture shall be restricted to uses that are compatible with agricultrual pmctices, 
including natural resources management open space, outdoor recreation and enjoyment of scenic beauty. 

Theproject site is currently developed as a restaurant, service station,produce market and cardlock fueling 
station. To the north of the site there exists a church and well drilling business. To the northeast is the 
Crossroads Ranch and Feed store. To the east, across Geer Road are agricultural uses, and to the south 



across the MID Lateral No. I and to the west across Triangle Ranch Road are agricuhral uses. The 
project has been designed so that agricultural type uses, or uses which would have a high level of 
agricultural compatibility are proposed for the west and south porfions of fhe project site. 

IMPLEMENTATION MEASURE 

1. Agricultu~al areas should generally be zoned for 40- to 160-acre minimum parcel sizes. Exceptions 
include land in a ranchette area so identified because of significant existing parcelization of property, 
poor soils, location, and other factors which limit the agricultud productivity of the area. 
Responsible Departments: Agricultural Commissioner, Planning Department, Planning 
Commission, Board of Supervisor 

POLICY THREE 

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

Theproposed General Plan Land Use designation for theproject is PlannedDevelopment. Listed below is the 
Planned Development criteria identified in the General Plan. 

PLANNED DEVELOPMENT 

Intent. The Planned Development designation is intended for land which, because of demonstrably unique 
characteristics, may be suitable for a variety of uses without detrimental effects on other property. 

Zoning. Land within a Planned Development designation should be zoned A-2 (General Agriculture) until 
development occurs through Planned Development zoning. A PD (F'lanned Development) zone (which, with 
the A-2 zone, are the only zoning districts consistent with this designation) is applied through application and 
submission of specific development plans. Building intensity and population density would be determined by 
the County on an individual basis, depending upon the nature and location of the proposed planned 
development. 

Appropriate Locations. The Zoning Ordinance indicates that all applications for planned development 
should be consistent with the General Plan. The following are considered to be valid uses of the planned 
development designation consistent with the intent of this element: 

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 the absence of 
debimental 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 (See Appendix 1-1). 

(2) East F Street, Highway 1081120, Oakdale, ResolutionNo. 87-02 (See Appendix 1-2). 



(3) Freeway Interchange and Frontage Roads adjacent to major highways 
and freeways, Resolution No. 87-03 (See Appendix 1-3). 

The Geer Road/Albers Road (JI4) and Yosemite Boulevard (State Highway 132) intersection, is a busy 
intersection of a County Road and a State Highway. Urban type developmerit already exists on three comers 
of the intersection. The site is completely surrounded by roads/canals, to provide buffers from adjacent 
agn'cultural uses. The comer is on a highly used road for travelers to recreational areas both inside and 
outside of the County. Three corners of the intersection have some type ofurban uses, with the northeast 
corner actually having a PlannedDevelopment zone over a General Plan designation ofAgriculture. Based 
on the foregoing, and the balance of the information provided in the application packet and these generalplan 
consistencyfindings, the designation of the site as Planned Development is appropriate, and consistent with 
the General Plan. 

IMPLEMENTATION MEASURE 

1. Requests for General Plan amendments shall be carefully reviewed for consistency with the criteria 
established in the DESIGNATIONS section of this element for locating these designations. 
Applications which are inconsistent shall be denied 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY FOUR 

Urban development shall be discouraged in areas with growth-lhiting factors such as high watertable 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. 

None of these growth limiting factors occur at the site. 

IMPLEMENTATION MEASURES 

1. All requests for development which require discretionary approval and include lands adjacent to or 
within riparian habitat shall include measures for protecting that habitat. 
Responsible Departments: Agricultural Commissioner, Planning Department, Planning 
Commission, Board of Supervisors 

2. Applications for development in areas with growth-l'iting factors such as high water table, poor soil 
percolation, geological fault areas, flood plains, and airport hazard areas shall include measures to 
mitigate the problems. 
Responsible Departments: Public Works, Environmental Resources, Planning Department, 
Planning Commission, Board of Supervisors 

3. Development within the 100-year flood boundary shall meet the requirements of Chapter 16.40 
(Flood Damage Protection) of the County Code and within the designated floodway shall obtain 
Reclamation Board approval. 
Responsible Departments: Public Works, Planning Department, Planning Commisswn, Board of 
Supervisors 



4. The County will continue to enforce the height limiting ordinance near airports. 
Responsible Departments: Planning Department, Board of Supervisors 

5. The County shall enforce the provisions of the Alquist-Priolo Earthquake Fault Zoning Act that limits 
development in areas identified as having special seismic hazards. See Map 5-1 of the Support 
Documentation for the location of the zone. 
Responsible Departments: Building Inspection, Planning Department, Public Works, Planning 
Commission, Board of Supervisors 

POLICY FIVE 

Residential densities as defined in the General Plan shall be the maximum based upon environmental 
constraints, the availabity of public services, and acceptable service levels. The densities reflected may not 
always be achievable and shall not be approved unless there is proper site planning and provision of suitable 
open space and recreational areas consistent with the supportive goals and policies of the General Plan. 

The projectproposed is not residential in nature. 

IMPLEMENTATION MEASURE 

1. Residential development shall not be approved at the maximum density if: (1) it threatens riparian 
habitat; (2) growth-limiting factors such as high water table, poor soil percolation, geological fault 
areas, and airport hazard areas exist; (3) development is in a designated floodway or does not meet the 
requirements of Chapter 16.40 of the County Code; (4) it does not comply with airport height limiting 
ordinance restrictions; (5) there is lack of, or inadequate, sanitary sewer or pubiic water service; or (bj 
environmental impacts, including traffic, cannot be mitigated. 
Responsible Departments: Planning Department, Environmental Resources, Public Works, 
Planning Commission, Board of Supervisors 

POLICY SM 

Preserve and encourage upgrading of existing unincorporated urban communities. 

The project is not adjacent to, or near, an existing unincorporated urban community 

IMPLEMENTATION MEASURES 

1. The County in association with the Redevelopment Agency will use redevelopment as a tool to 
upgmde existing urban areas that meet the requirements of the State of Califomiaredevelopment law. 
Responsible Departments: Planning Department, Stanislaus County Redevelopment Agency, 
Planning Commission, Board of Supervisors 

2. The County will apply for federal and state funds to aid in upgrading existing urban areas. 
Responsible Department: Redevelopment Agency, Planning Department, Parks and Recreation, 
County Executive O f f ~ e ,  Board of Supervisors 



3. Land within the sphere of iduence of a community services district, sanitary district or domestic 
water district shall be rezoned for development only if the US (Urban Service) combming district is 
used. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY SEVEN 

Riparian habitat along the rivers and natural waterways of Stanislaus County shall to the extent possible be 
protected. 

Theproject is not adjncent to a river, although it is in the vicinity of the Tuolumne River, it would not have any 
impact on the rivers riparian habitat. 

IMPLEMENTATION MEASURE 

1. All requests for development which require discretionary approval and include lands adjacent to or 
within riparian habitat shall include measures for protecting that habitat. 
Responsible Departments: Planning Deparhnent, Planning Commission, Board of Supervisors 

POLICY EIGHT 

The County will continue to provide proper ordinances to ensure that flood insurance can be made available to 
qualified property owners through state and federal programs. 

The project is not within an area identifed as subject tojlooding. 

IMPLEMENTATION MEASURE 

1. Development within the 100-year flood boundary shall meet the requirements of Chapter 16.40 
(Flood Damage Protection) of the County Code and within the designated floodway shall obtain 
Reclamation Board approval. 
Responsible Departments: Public Works, Planning Department, Planning Commission, Boardof 
Supervisors 

POLICY NINE 

The Land Use Element shall be maintained so that it is responsive to change. 

No response needed. 

IMPLEMENTATION MEASURES 

1. The Land Use Element shall be comprehensively updated as found necessary by the Board of 
Supervisors. Every attempt shall be made to do so at least once every five years. 
Responsible Departments: Planning Department, Planning Commission, Board of Supewisors 



2. AU of the community plans shall be reviewed and updated as found necessary by the Board of 
Supervisors. Substantial changes to these plans shall be permitted only in conjunction with a 
complete community plan update unless the Director ofplanning and Community Development finds 
that (1) the plan has been completely updated within the past three years and the proposed changes 
can be adequately evaluated based on that updated plan or (2)  the proposed change will have no major 
or demonstrable impact on the surrounding area or on the community in general. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

3. An annual report shall be made to the Board of Supervisors on the status of the General Plan and 
progress in its implementation as required in Section 65400 (b) of the Government Code. 
Responsible Department: Planning Department 

POLICY TEN 

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

This is an existing area of urban development, and the project proposed is an expansion of this area, so the 
less productive restriction does not apply. 

IMPLEMENTATION MEASURES 

1. Requests for designation of new urban areas shall be reviewed by the County to determine whether 
the land IS located m a less productwe agricultural area based on considerations identified in the 
Agricultural Element. 
Responsible Departments: Planning Department, Agricultural Commissioner, Planning 
Commission, Board of Supervisors 

2.  Requests for designation of new urban areas shall be accompanied by a plan and implementation 
methods to provide all appropriate urban services. 
Responsible Departments: Planning Department, Environmental Resources, Fire Safety, Shenx 
Parks, Libra y, Planning Commission, Board of Supervisors 

3. Proposed amendments to the General Plan map that would allow the conversion of agricultural land to 
non-agricultural uses shall be approved only if they are consistent with the conversion criteria stated 
in the Agricultural Element. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 



GOAL TWO 

Ensure compatibility between land uses. 

POLICY ELEVEN 

Development of residential areas shall be adjacent to existing compatible unincorporated urban development 
or, in the case of remote development, included as part of a specific plan. 

The project & not residential in nature. 

IMPLEMENTATION MEASURE 

1. The criteria for location of residential areas as described in the DESIGNATIONS section of this 
element shall be applied to all requests for residential designation. 
Responsible Departments.- Planning DeparbnenT, Planning Commission, Board of Supervisors 

POLICY TWELVE 

The expansion of urban boundaries of unincorporated communities shall attempt to minimize conflict between 
. c u s  I--.' n-e-. 

The project is not the expansion of the urban bounday of an unincolporated community. 

WlPLEMENTATION MEASURES 

1. The County shall ensure that expansion of urban boundaries of unincorporated communities is 
accomplished in an orderly manner to limit the area of conflict as much as possible. Substantial 
changes to community plans shall be permitted only as specified under Policy Nine, Implementation 
Measure 2. 
Responsible Deparbnents: Planning Departnrent, Agriculture Commissioner, Planning 
Commission, Board of Supervisors 

2. Before redesignating land designated Agriculture in the General Plan in the process of expanding an 
existing unincorporated community, the County shall require that the existing community plan be 
updated or, if a community plan does not already exist, that one be adopted. 
Responsible Deparmtents: Planning Department, Planning Commission, Board of Supervisors 

3. In the process of establishing a new, self-contained community, the County shall require that a 
specific plan be adopted before approving the redesignation of any land designated Agriculture in tbe 
General Plan. 
Responsible Departments: Planning Department, Planning Commission, and Board of 
Supervisors 



POLICY THIRTEEN 

Expansion of urban boundaries of unincorporated communities should be based on in%g and elimiiation of 
existing "islands" and should not permit leapfrog development or create new "islands!' 

The project does not involve an unincorporated community 

IMPLEMENTATION MEASURE 

1. The County shall not approve applications (such as General Plan amendments, rezones, or tentative 
maps) for expansion of urban boundaries of unincorporated communities that would create "islands" 
or disregard infilling. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY FOURTEEN 

Uses shall not he permitted to intrude into or be located adjacent to an agricultural area if they are detrimental 
to continued agricultural usage of the wounding area 

Theproject site is currently developed as a restaurant, service station, produce market and card lockSueling 
station. To the north of the site there exists a church and well drzlling business. To the northeast is the 
Crossroads Ranch and Feed store. To the east, across Geer Road are agricultural uses, and to the south 
across the MID Lateral No. I and to the west across irzangie Ranch Road are agricuinrrai uses. Tneprojecr 
has been designed so that agricultural type uses, or uses which would have a high level of agrinrlturaf 
compatibility are proposed for the west and south portions of the project site. Geer Road, Triangle Ranch 
Road, and the MID Lateral No. I provide adequate buffers, in addition to the land use mixproposed with the 
project, to assure that the project will not be detrimental to the agngncultural usage ofsurroundingproperties. 

lMPLEMENTATION MEASURES 

1. All development proposals that require discretionary action shall be carefully reviewed to ensure that 
approval will not adversely affect an existing agricultural area. 
Responsible Departments: Planning Department, Agricultural Commissioner, Planning 
Commission, Board of Supervisors 

2.  Proposed amendments to the General Plan map that would allow the conversion of agricultud land to 
non-agricultural uses shall be approved only if they are consistent with the County's conversion 
criteria, as stated in the Agricultural Element. 
Responsible Departments: Agricultural Commissioner, Planning Department, Planning 
Commission, Board of Supervisors 

POLICY FrnEEN 

Uses should not be permitted to intrude into or be located adjacent to areas that are identified as existing and/or 



potential sites for solid waste facilities if such uses would not be compatible. 

The project site has not been identifed as an misting orpotentialsite forsolid waste facilities, although the 
old Geer Road Landfill was located south of the project site, and has been decommissioned. 

IMPLEMENTATION MEASURES 

1. Potential conflicts with existing solid waste facilities shall be avoided. 
Responsible Departments: Environmental Resources, Public Works, Planning Department, 
Planning Cornmissinn, Board of Supervisors 

2. When the Countywide Integrated Waste Management Plan is adopted, those sites which are identified 
as potential solid waste facilities should be protected from land use conflicts. 
Responsible Departments: Environmental Resources, Public Works, Planning Dept, Planning 
Commission, Board of Supervisors 

GOAL TaREE 

Foster stable economic growth through appropriate land use policies. 

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

The project is small in size andscale, and is the expansion of an existing use, which has an a~'cu1turaljlavor. 
The project will not violate the policy ofpromoting andprotecting agriculture. 

IMPLEMENTATION MEASURES 

1. The County shall require a 10-acre minimum parcel size for parcels requesting inclusion in the 
Williamson Ad. 
Responsible Departments: Planning Department, Board of Supervisors 

2. As land is designated to accommodate new businesses, the County shall give priority to utilizing less 
productive agricultural areas. 
Responsible Departments: Planning Department, Agricultural Commisswner, Planning 
Commission, Board of Supervi5ors 

3. Specific plans shall be encouraged when non-agricultural uses are proposed within areas designated 
for agriculture. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

4. The County shall continue to implement the Agricultural Element. 



Responsible Departments: Planning Deparbnent, Agricultural Commissioner, Planning 
Commission, Board of Supervisors 

5 .  Where parcels under a Williamson Act contract are divided and result in parcels of less than ten acres, 
a notice of non-renewal shall be filed for the contract on those parcels. This affects subdivision maps, 
parcel maps, and lot line adjustments. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY SEVENTEEN 

Promote diversification and growth of the local economy. 

Theproject willpromote the diversiJ;cation andgrowth of the local economy by allowing an existing business 
to expand, and by allowing the additional capture of revenue from the travelingpublic on their way to 
recreational areas within and outside of the County. 

IMPLEMENTATION MEASURES 

1. Encourage the Stanislaus County Economic Development Corporation to promote Stanislaus County 
as a profitable location for industry. 
Responsible Department: Board of Supervisors 

2. The Board shall support the introduction ofbusinesses in the County through consideration of suitable 
financial mechanisms such as Industrial Revenue Bonds. 
Responsible Departments: Planning Department, Board of Supervisors 

3. Continue to implement achievable components of the 1989 Economic Strategic Plan. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

4. Encourage the development of new industries and the retention of existing industries that help the 
community reduce, recycle, andlor reuse waste that would otherwise require disposal. 
Responsible Departments: Environmental Resources, Board of Supervisors 

5. Allow private recreational uses where they are not found to cause land use conflicts. 
Responsible Departments: Planning Department, Parks and Recreation, Planning Commission, 
Board of Supervisors 

6. Emphasize the conservation and development of significant mineral resources as identified by the 
State Division of Mines and Geology in its report entitled Mineral Land Classification of Stanislaus 
Countv. California (Special Report, 1731 by implementing the policies and implementation measures 
specified under Goal Nine of the ConservationlOpen Space Element. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

7. Strengthen the agricultrual sector of the economy by continuing to implement the strategies for 
agriculture-related economic development identified under Goal One of the Agriculkral Element. 
Responsible Departments: U.C. Cooperative Extension, Agricultural Commissioner, Planning 
Departnrent, Planning Commission, Depaifmenr of Environmental Resources, Board of 



Supervisors 

8. Encowage tourism in Stanislaus County by participating in efforts to develop a tourism program, 
including marketing strategies and objectives. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY EIGHTEEN 

Accommodate the siting o f  industries with unique requirements. 

Theproject is not an industry with a unique siting characteristic. 

IMPLEMENTATION MEASURE 

1. The criteria described in the DESIGNATIONS section of this element shall be applied in the siting o f  
industries with unique requirements. 
Responsible Departments: Planning Department, Planning Commission, Board ofSupervisors 

POLICY NINETEEN 

Nonconforming uses are an integral part o f  the County's economy and, as such, should be allowed to continue. 

The project is not a nonconforming use. 

IMPLEMENTATION MEASURE 

1. Maintain current Zoning Ordinance provisions (Chapter 21.80 o f  the County Code) which permit 
replacement or expansion o f  nonconforming uses. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY TWENTY 

Facilitate retention and expansion o f  existing businesses. 

The project, by its very nature, facilitates the retention and expansion of an existing business. 

IMPLEMENTATION MEASURES 

1. The County shall support the Stanislaus County Economic Development Corporation. 
Responsible Departments: Board of Supervisors, Planning Department 

2. The County shall investigate the use o f  federal and state funds to provide incentives for businesses to 
locate, expand or relocate in Stanislaus County. 
Responsible Departmente Planning Deparfmenf, Board of Supervisors 



GOAL FOUR 

Ensure that an effective level of public service is provided 
in uninco~porated areas. 

POLICY TWENTY-ONE 

At least three net acres of developed neighborhood parks, or the maximum number of acres allowed by law, 
should be provided for every 1,000 residents, through land dedication and developmen< payment of in-lieu-of 
fees, or other methods acceptable to the Parks Department. 

The project is residential in nature, and so does not result in the need for additional park acreage. The 
project does provide a park setting for those stopping at the site, although the park areas are private. 

IMPLEMENTATION MEASURE 

1. Continue to implement the strategies identified under Goal Four of the Conservation/Open Space 
Element. 
Responsible Deparbnents: Parks Department, Park Commission, PlanningDepartment, Plnnning 
Commission, Chief Executive Office, Board of Supervisors 

POLICY TWENTY-TWO 

Future growth shall not exceed the capabilitiesicapacity ofthe provider of services such as sewer, water, public 
safety, solid waste management, road systems, schools, health care facilities, etc. 

The infrastructure nee& of the project can be met by on-site sewer, water and storm drainage facilities. 

IMPLEMENTATION MEASURES 

1. The County shall continue to implement its Public Facilities Fees Program, which is intended to help 
finance public facilities needed to maintain current levels of service. 
Responsible Departments: Chief Executive Office, Public Facilities Fees Commitfee, Building 
Inspections Division, Auditor-Controller, Board of Supervisors 

2. Only development requests for which sewer service capacity that meets the standards of Measure X 
and domestic water are available shall be approved. 
Responsible Departments: Environmental Resources, Planning Department, Planning 
Commission, Board of Supervisors 

3. Benefit assessment districts, County Service Areas (CSA's), Mello-Roos Districts or other similar 
districts shall be formed as needed to pay for the cost of providing ongoing appropriate services. 



Responsible Departments: Shenx  Fire Safety, Library, Publie Works, Parks & Recreation, 
Treasurer-Tax CoIIecfor, Audifor-Controller, Environmental Resources, Social Services, Stanisleus 
Medical Center, Planning Department, Planning Commission, ChiefEcecutive Office, Board of 
Supervisors 

4. The County shall continue to work with independent fire districts to implement fees to help finance 
public facilities to support their services. 
Responsible Departments: Fire Safety, Chief b c u t i v e  Offie, Board of Supervisors 

5. The current level of service of public agencies shall be determined and not allowed to deteriorate as a 
result of new development. 
Responsible Departments: Shenx  Fire Safety, Public Works, EnvironmentalResources, Parks & 
Recreation, Library, Social Services, Stanislaus Medical Center, Planning Department, Planning 
Commission, Treasurer-Tax Collector, Auditor-Controller, Chief Executive Offiee, Board of 
Supervisors 

6. Rezoning of property for development prior to annexation to a special district that will provide urban 
services (i.e., sanitary sewer district, domestic water district, or community service district) shall be 
approved only if the US zoning district is used as a combining district. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

7. Only development requests which have recognized and mitigated any significant impacts on solid 
waste reduction, recycling, disposal reuse, collection, handling, and removal shall be approved 
Responsible Departments.- Environmental Resources, Planning Department, Planning 
Commission, Board of Supervisors 

8. Only development requests which have recognized and reasonably mitigated significant impacts on 
school facilities shall be approved. 
Responsible Departments: Planning Department, Planning Commi~sion, Board of Supervisors 

9. The County will coordinate development with existing inigation, water, utility and transportation 
systems by referring projects to appropriate agencies and organizations for review and comment. 
Responsible Department: Planning Department 

POLICY TWENTY-THREE 

New development shall pay its fair share of the cost of cumulative impacts on circulation and transit systems. 

The project will pay its fair share of the cost of cumulative impacts on circulation by participating in the 
County 5 Public Facilities Fee program. 

IMPLEMXNTATION MEASURES 

1. Benefit assessment districts or other similar districts shall be formed as needed to pay for the cost of 
providing ongoing appropriate transportation services. 
Responsible Departments: Public Works, Treasurer-Tax Collector, Auditor-Controller, Chief 
Executive O f f ~ e ,  Board of Supervisors 



2. Traffic impacts shall be identified and impact mitigation fees shall be paid by the subdivider and/or 
developer. 
Responsible Departments: Public Works, Planning Department, Planning Commission, Board of 
Supervisors 

3. The level of senice (LOS) for all roadways and intersections shall be at least a "C" level, unless they 
are located within the sphere of influence of a city that has adopted a lower level of service. 
Responsible Departments: Public Works, PlanningDepartment, Planning Commission, Board of 
Supervisors 

4. Applicants for General Plan amendments shall coordinate with the Stanislaus Council of Governments 
(StanCOG) Congestion Management Program to mitigate traffic impacts. 
Responsible Departments: Planning Department, Public Works, Planning Commissiog Board of 
Supervisnrs 

GOAL FIVE 

Complement the general plans of cities within the County. 

POLICY TWENTY-FOUR 

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 6rst approved by the city within whose sphere of 
influence it lies or by tbe city for which areas of specific designation were agreed. Development requests 
within the spheres of influence or areas of specific designation of any incorporated city shall not be approved 
unless the development is consistent with agreements with the cities which are in effect at the time ofproject 
consideration. Such development must meet the applicable development standards ofthe 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.) 

Theproject is not located within the Sphere of Influence of a City. 

IMPLEMENTATION MEASURES 

1. All discretionary development proposals within the sphere of influence or areas of specific 
designation of a city shall be referred to that city to determine whether or not the proposal shall be 
approved and whether it meets their development standards. If development standards of the city and 
County codict, the city's standards shall govern. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 



2. The policies described in the section on SPHERES OF INFLUENCE for projects within a city's 
sphere of influence or areas of specific designation shall be followed. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

3. The County shall limit its approval of discretionary projects in spheres of influence to agriculkml 
uses, churches and projects recommended for approval by the city unless such projects are exempt 
from this implementation measure as  a result of individual citylcounty agreements (e.g., upper 
M c H e ~ y  Avenue, Beard Tract areas). 
Responsible Departmente Planning Department, Planning Commission, Board of Supervisors 

4. Discretionary projects in areas zoned other than A-2 (General Agriculture) prior to the applicable 
agreement with the city within whose sphere of influence the project lies shall not be allowed to 
develop consistent with the current zone classification unless they first obtain approval forthe project 
from the city. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

5.  Non-discretionary projects in spheres of influence shall be allowed to develop with existing 
entitlements. 
Responsible Departments: Planning Department, Building Inspeetion Division, Public Works 
Department 



CIRCULATION ELEMENT 

GOALS, POLICIES AND IMPLEMENTATION MEASURES 

GOAL ONE 

Provide a system of roads and roads throughout the County that meets land use needs. 

POLICY ONE 

Development will be permitted only when facilities for circulation exist, or will exist as part of the 
development, to adequately handle increased traffic. 

Needed traffic facilities exist, or will be constructed as part of the Geer RoadBtate Route 132 intersection 
project, or apart ofproject dmelopment, so that adequate trafic facilities are in place to serve the project. 

IMPLEMENTATION MEASURES 

1. Future road rights-of-ways shall be protected &om development through the adoption and 
implementation of Oificiai Plan Lines, where necessary (see Table 2-3). The County shall utilize 
Official Plan Lines provided by cities for roadways that fall within the cities sphere of influence. 
Responsible Departments: Public Works, Planning 

2. Dedication and improvement of right-of-way to conform to the Official Plan Line or ultimate right-of- 
way line shall be required as a condition of development. Generally, this is accomplished through 
administration of the Subdivision Ordinance and Building Code requirements. 
Responsible Departments: Public Works, Planning 

3. Developers will construct or pay the cost of new mads necessary to serve the development and to 
mitigate impacts to the existing roads caused by the development. 

Responsible Departments: Chief Executive Officer, Public Works 

4. The County shall ensure that new development pays its fair share of the costs of circulation 
improvements through a combination of public facility fees, traffic impact fees, and other funding 
mechanisms. The total cost of required improvements shall be paid for by new development. 

Responsible Departments: Chief Executive Officer, Public Works 

5 .  The circulation systems of development proposals shall be reviewed to ensure no adverse effects to 
adjoining land. 

Responsible Departments: Public Works, Planning 



6 .  To identify the potential impacts of new development on traffic service levels, the County shall 
require the prepmation of a traffic impact study at the sole expense of the developer for developments 
determined to be large enough to have apotentially significant impact on trafiic. As appropriate, the 
study may be required to follow the Calterans' "Guide for the Preparation of Traffic Impact Studies" 
andlor other procedures specified by the Department of Public Works. 

Responsible Departments: Public Works, Planning 

7. The County will require that newly created parcels will either have frontage on a County-maintained 
road or access will be provided as required by County Code. 

Responsible Departments: Public Works, Planning 

8. Unless a Subdivision Ordinance exception is granted, no public or private road shall be altered in 
such a way that would create a cul-de-sac or dead end street longer than 500 feet. 

Responsible Departments: Public Works, Planning 

9. Access to Expressways and Majors shall be provided in accordance with the road classification 
definition, except that all existing driveway access and parking approved by the county may remain 
until otherwise determined by the Department of Public Works. As development occurs, one 
driveway with right-in, right-out access only may be provided to an original parcel created, or vested, 
prior to the adoption of a corridor-specific resolution (such as Resolution 2002-507 for the State 
Route 219 ffom SR 99 to SR 108 adopted on June 25, 2002) or the Focused General Plan 
Amendment, GPA 2004-03 (April 18,2006) af3ertheDepartment ofpublic Works determines that no 
acceptable alternative access can be provided and that providing access would not adversely impact 
traffic safety. 
Responsible Departments: Public Works, PZanning 

10. The County will consider the recommendations of the State Route 99 Task Force to enhance the 
visual attractiveness of the State Route 99 and major gateways into the County in developing its 
standards for new development. 
Responsible Departments: Planning, Public Works 

11. The Subdivision Ordinance, Zoning Ordinance, and County Standards and Specifications shall be 
modified to conform with the definitions and requirements of this element by March 2007. 
Responsible Departments: Planning, Public Works 

POLICY Two 

Circulation systems shall be designed and maintained to promote safety and minimize traffic congestion. 

Theproject will not be in conflict with this policy. 

IMPLEMENTATION MEASURES 

1. The County shall maintain Los C or better for all County roadways and intersections, excepf within 
the sphere of influence of a city that has adopted a lower level of service standard, the City standard 
shall apply. The county may adopt either a higher or lower level of service standard for roadways and 



intersections within urban areas such as Community Plan areas, but in no case shall the adopted LOS 
fall below LOS D. 
Responsible Departments: Public Works, Planning 

The County will annually review and update its transportation funding mechanisms and, as necessary, 
adjust its impOact fee in compliance with Section 66000 ofthe Government Code to ensure that 
adequate funds are collected from local, State, and federal sources to implement improvements 
required to maintain the County's level of service standard on all County roads. Within six ( 6 )  
months of adopting the Focused General Plan Update (April 18,2006), the County shall prepare cost 
estimates for the State Highway projects identified in this Circulation Element. 
Responsible Departments: Chief Executive O f f ~ e ,  Public Works 

The County will work with StanCOG and the cities to monitor the performance of the County's 
circulation system and implement improvements as required by the State-mandated Congestion 
Management Program. 
Responsible Departments: Public Works, Planning 

The County will work with StanCOG and the cities to identify and secure funding for improvements 
to the regional and local circulation system. 
Responsible Departments: Chief Executive Ofice, Public Works, Planning 

The County shall evaluate the circulation system and recommend amendments and minimum of once 
every five years. 
Responsible Departments: Public Works, Planning 

- m e  County wiii work with sian" of the nine cities, StanCOG and Calirans to establish more 
coordinated standards and routes for Expressways, Majors, and Collectors that cross jurisdictional 
lines. 
Responsible Depaments: Chief Executive Office, Public Works, Planning 

Within the spheres of influence of any city, roadway improvements, dedications, building setbacks, 
and road reservations shall meet the development standards of the city consistent with the Spheres of 
Influence Policy in the Land Use Element of the General Plan, except in those areas subject to an 
individual citylcounty agreement. These requirements may change &om time-to-time through the 
adoption or revision of local land use plans or standards. To ensure consistency with a city's 
development standards, additional right-of-way may be required to meet the standards of that city. 
Where design and access requirements of a city differ from than those established by the County, 
development shall be required to meet the standards of the city. The County will consult with the city 
prior to the construction of transportation improvements within the sphere of influence to ensure 
consistency with the standards of that city. 
Responsible Departments: Public Works, Planning 
Private mads in areas of the County protected by the California Department of Forestry and Fire 
Protection shall be designed consistent with the standards of that agency, the local fire protection 
district and the Department of Public Works. 
Responsible Departments: Public Works, Consolidated Fire, Planning 

Street and road standards proposed in any new development that differ from those established in the 
latest County's Standards and Specifications shall be approved by the Department of Public Works, 



and shall comply with nationally recognized standards, such as the Institute of transportation 
Engineers, the American Association of State Highway and Transportation Officials, or 
Transportation Research Board, or other standard approved by the Department of Public Works that is 
based upon adequate research and testing. 
Responsible Department: Public Works 

10. Traffic control devices (e.g., traffic signals), M c  calming, and other transportation system 
management techniques shall be utilized to control the flow of traffic, improve traffic safety, and 
minimize delays. 
Responsible Department: Public Works 

POLICY TaREE 

The County's Capital Improvement Program (CIP) shall be consistent with the General Plan. Section 
65 103(c) of the California Government Code states that the Capital Improvement Program she be periodically 
reviewed This review ensures that capital improvements are coordinated with land use policies stated in the 
General Plan. 

No response needed. 

IMl'LEMENTATION MEASURES 

1. The CIP shall be reviewed annually by the Planning Commission for confor~~lity with the General 
Plan. 
3 esp"ris &;rDrparemenis.; puhik Fv,"rkS, &~&,,cuf& c,fice 

2. The Department of Public Works shall prepare and present a report on public works projects in the 
County at least once a year, consistent with Section 65401 of the Government Code. 
Responsible Departments: Public Works, Chief Executive OjJiee 

3. Roadway, bicycle, pedestrian and transit improvements shall be included in the Capital Improvement 
Program, as appropriate, to implement the policies of this element. 
Responsible Departmentr: Public Works, Chief Executive OjJice 

POLICY FOUR 

The circulation system shall provide for roads in all classifications (Freeway, Expressway, Major, Collector, 
Local, Minor and Private) as necessary to provide access to all parts of the County and shall be expanded or 
improved to provide acceptable levels of service based on anticipated land use. 

Roadway improvementsproposed, or required aspart of the project, willprovide acceptable levels ofservice 
for the anticipated land use. 

IMPLEMENTATION MEASURES 



1. As required by the Stanislaus County Congestion Management Program (CMP), the County will 
require applicants for proposed General Plan amendments that would generate 1,000 or more average 
daily vehicle trips to analyze their potential impacts on the designated CMP system of state highways 
and principle arterials. 
Responsible Departments: Planning, Public Works 

2. As required by the Stanislaus County Congestion Management Program (CMP) and the city-county 
agreements, the County will work with StanCOG to prepare an annual cumulative traffic impact 
analysis of all general plan amendments approved by the cities and the County, focusing on potential 
impacts on the designated CMP system of State Highways and principal arterials. This analysis shall 
be used to amend the County's Public Facility Fee to meet the adopted level of service standards, as 
appropriate. 
Responsible Departments: Chief Executive Ofice, Planning, Public Works 
Responsible Agency.. StenCOG 

3. The County shall develop procedures for conducting traffic impact studies consistent with those 
adopted by Calkam and the Stanislaus council of Governments. 
Responsible Department: Public Works 

POLICY FIVE 

Transportation requirements of commercial and industrial development shall be considered in all planning, 
design, construction, and improvements. 

Theseplanning considerations are taken into account aspart ofthe project design. 

IMPLEMENTATION MEASURES 

1. Roads constructed in zoning districts that allow industrial and commercial uses shall be designed and 
constructed to accommodate truck traffic. The minimum roadway in commercial zones shall be a 60- 
foot Collector and a 70-foot Minor Industrial shall be the minimum required right-of-way width in 
industrial zones. 
Responsible Department: Public Works 

2.  Prior to approving new industrial and commercial development, provisions will be made to ensure 
that roadways providing primary access to these developments b m  Interstate and State Highways are 
designed and constructed to the standards necessary to accommodate truck traffic. 
Responsible Department: Public Works 

3. Industrial and commercial development shall be planned so that truck access through residential areas 
is avoided. 
Responsible Departments: Planning, Public Works 

4. Specific Plans as defined in Government Code Section 65450 through 65457 shall be encouraged. 
Responsible Department: Planning 

5. Off-street truck parking standards shall be developed to ensure that adequate off-street parking is 



provided in new or expanding industrial and commercial developments. Commercial Developments 
serving travelers on Highway 99, Jiterstate 5 or other routes carrying substantial trucklraffic shd  be 
required to include sufficient truck parking in their off-sheet parkingplans and encouraged to provide 
.facilities to accommodate long-term truck parking. Zoning Ordinance provisions for Off-Street 
Parking Requirements and the Standards and Specifications manual shall be amended, as necessary, 
by March 2007 to require truck parking as appropriate in new commercial and industrial 
developments. 
Responsible Departmen&v: Planning, Publie Works 

6 .  On-street truck parking shall be discouraged where such parking restricts adequate sight distances, 
detracts from the visual aesthetics of the area, or poses apotential hazard to motorists, bicyclists, or 
pedestrians. 
Responsible Departments: Public Works, Planning 

GOAL. TWO 

Provide a safe, comprehensive, and coordinated transportation system that includes a broad range of 
transportation modes. 

POLICY SIX 

The County shall strive to reduce motor vehicle emissions and vehicle trips by encouraging the use of 
alternatives to the single occupant vehicle. 

No response needed. 

IMPLEMENTATION MEASURES 

1. The use of alternative modes of transportation will continue to be encouraged by participating in 
programs to promote walking, bicycling, ridesharing, and transit use for commuting and recreation. 
Responsible Departments: Transit ManagerPublic 

2. The County will continue to work with StanCOG, Caltrans, and the cities to identify and secure 
funding for the development and improvement of bikeways, pedestrian pathways, park-and-ride 
facilities, transit systems, and other alternatives to the single-occupant vehicle. 
Responsible Departmentv: Chief Executive Ofice, Transit Manager/Public Works 

3. Facilities to support the use of, and transfer between, alternative modes of transportation (i.e., 
pedestrian, rideshare, bicycle, bus and 6) shall be provided in new development. 
Responsible Departments: Public Works, Planning 



4. A trip reduction and travel demand ordinance shall be developed to promote the use of alternative 
modes and ensure that adequate facilities are provided in new development to support the use of 
alternatives to the single-occupant vehicle. This ordinance may be combined with pedestrian-oriented 
POD) andior transit-oriented design (TOD) guidelines specified under Policies Seven and Eight. 
Responsible Departments: Planning, Transit Managerfiblie Works 

5. The County will continue to work with the Stanislaus Council of Governments and the San Joaquin 
Valley Air Pollution Control District to develop and implement transportation control measures to 
improve air quality through reduction in vehicle trips and vehicle miles of travel. 
Responsible Departments: Chief Executive Ofice, Transit Managerflublie Works, Planning 

6 .  Developers will construct orpay the cost ofnew pedestrian pathways, bikeways, rideshare facilities, 
transit amenities, and other improvements necessary to senre the development and to mitigate impacts 
to the existing circulation system caused by the development. 
Responsible Departments: Transit Manager/lPublic Works, Planning 

7. The County shall convert to clean fuels fleet vehicles when possible and pursue special grants and 
funding sources to facilitate this conversion. 
Responsible Departments: Transit ManageriPublic Works 

POLICY SEVEN 

Bikeways and pedestrian facilities shall be designed to provide reasonable access from residential areas to 
major bicycle and pedestrian traffic destinations such as schools, recreation and transportation facilities, 
centers of employment, and shopping areas. 

The project does not include residential land uses requiring bikeways or pedestrian facilities. 

IMPLEMENTATION MEASURES 

1. Bikeways shall be considered and implemented in accordance with the StanCOG Regional Bicycle 
Action Plan and adopted Community Plans or Specific Plans when constructing or improving the 
roadway system in the unincorporated area outside the spheres of influence of the cities. 
Responsible Departments: Public Works, Planning 

2. Within the sphere of influence of a city, bikeways and pedestrian facilities and amenities shall be 
provided in accordance with the applicable city's general plan and development standards. 
Responsible Departments: Publie Works, Planning 

3. Facilities to safely move, and support the use of, bicycles, pedestrians, transit and ridesharing shall be 
considered and implemented in all new development and roadway construction. 
Responsible Departments: Public Works, Planning 

4. Class I bicycle and multi-use paths, such as the "Highway 108 Scenic Conidor Multi-Purpose Trail 
P l q "  Shall be considered to provide connectivity between major origins-destinations or to major 
recreational areas when on-road provisions for bicycle traffic cannot be accommodated or no 
altemative roadway alignment provides adequate connectivity. 
Responsible Departments: Public Works, Planning 



5.  In conjunction with the next comprehensive update of the General Plan, the County shall consider 
incorporating a bicycle master plan as a component of the Circulation Element. 
Responsible Departments: Planning, Publie Works 

6 .  To safely accommodate bicycle traffic, adequate pavement shoulder andlor striping shall be planned 
and implemented for Expressways, Major, and Collector roads, and, in agricultural areas, on Local 
roads when constructing new roadways or implementing major rehabilitation projects in accordance 
with the County Standards and Specifications, the Caltrans Highway Design Manual, or other 
nationally recognized standard. 
Responsible Departments: Public Works, Planning 

7. Whenever a roadway is resurfaced or restored, adequate pavement shoulder and/or striping will be 
considered to safely accommodate bicycle travel in accordance with the County Standards and 
Specifications, the Caltrans Highway Design Manual, or other nationally recognized standard, where 
adequate right-of-way exists. 
Responsible Departments: Public Works, Planning 

8. Federal funds, special grants, and other sources of funding shall be pursued for the development and 
improvement of bikeways and pedestrian pathways. 
Responsible Departmentc Public Works 

9. Pedestrian-oriented design (POD) guidelines shall be prepared which will include the identification of 
areas andlor projects to which POD guidelines shall apply. POD guidelimes shall identify strategies 
for creating communities that increase the convenience, safety and comfort of people walking and 
. . 
bxcyciing. POD guideiines may be combined with transit-oriented design (TOD) guidelines specified 
under Policy Eight. 
Responsible Departments: Planning, Public Works 

POLICY EIGEIT 

Promote public transit as a viable transportation choice. 

No response needed. 

IMPLEMENTATION MEASURES 

1. Continue to operate an inter-city transit system and cooperate with other agencies and cities to 
provide public transit serving Stanislaus County. 
Responsible Departments: Transit Managerflublic Works 

2. Where appropriate, new development shall include provisions for connecting to or expansion of 
existing andlor planned public transit systems. 
Responsible Departments: Transit ManagerB'ublic Works, Planning 

3. Ensure that provisions are made in proposed development for access to current and future public 
transit services. In Particular, continuous segments of walls or fences should not impede pedestrian 



access to collectors, majors, or expressways to transit service. 
Responsible Department: Planning, Public Works 

4. Where appropriate, new development projects shall include bus turnouts and shelters and/or park-and- 
ride lots. 
Responsible Department: Transit ManagerPublic Works, Planning 

5 .  Transit-oriented design (TOD) shall be prepared that include the identification of areas andlor projects 
to which TOD guidelines shall apply. TOD guidelines shall identify strategies for creating 
communities that increase the convenience, safety and comfort ofpeople using public transit. TOD 
guidelines may be combined with POD guidelines specified under Policy Seven. 
Responsible Department: Planning, Transit Managerflublic Works 

6 .  Financing mechanisms shall be investigated to recover the cost of providing transit service and 
inhtructure to support new development. 
Responsible Department: Transit Managerflublic Works, Planning 

GOAL THREE 

Maintain a balanced and efficient transportation system that facilitates inter-city and interregional travel 
and good movement. 

POLICY NINE 

The County shall promote the development of inter-city and interregional transportation facilities that more 
efficiently moves goods and keight within and through the region. 

No response needed. 
IMPLEMENTATION MEASURES 

1. The County will coordinate with the Stanislaus Council of Governments (StanCOG), Caltrans, and 
other appropriate agencies in the implementation of the Regional Transportation plan, including the 
development of a system of State highways and expressways to allow more efficient people and good 
movement. 
Responsible Departments: Chief Executive Offie, Public Works, Planning 

2. The County will continue to work with Caltrans, StanCOG, and other agencies to investigate ways to 
provide increased inter-city and interregional passenger rail service to Stanislaus County. 
Responsible Departments: Chief Executive O f f ~ e ,  Public Works, Planning 

3. The County shall continue to encourage and support the development of high-security, off-street 
p d i g  for trucks. 



Responsible Departments: Chief k c u t i v e  Offie, Public Works, Planning 

4. The County shall investigate the need for new or expanded grade-separated railroad crossings and 
river crossings for high volume routes and expressways. 
Responsible Departments: Chief Executive Ofice, Public Works, Planning 

5 .  The County will continue to support the development of public use airports consistent with the airport 
master plans developed for the Oakdale Municipal Airport and the Modesto City-County Auport. 
Responsible Departments: Chief Executive Ofice, Public Works, Planning 

6 .  Consistent with the 1989 Economic Strategic Plan and the 2001 Reuse Plan, the County will continue 
to plan the development of the Crows Landing Air Facility including the development of General 
Aviation air service and associated business park and industrial development. - 
Responsible Departments: Chief Executive Off ie ,  Public Works, Planning 

7. The County will coordinate andparticipate with the San Joaquin Valley Partnership, the Stanislaus 
Council of Governments, and Caltrans to evaluate the possibility of designating the San Joaquin 
Valley portion of State Route 99 as part of the Federal Interstate System. 
Responsible Departments: Chief Executive Ofice, Publie Works 

POLICY TEN 

The Airport Land Use Commission Plan and County Airport Regulations (Chapter 17 of the County Code) 
shall be updated as necessary, maintained and enforced. 

Theproject is not within the zone oj-influence of any airport. 

IMPLEMENTATION MEASURE 

1. Continue to implement the strategies identified under Policy Twelve of the Safety Element. 
Responsible Departments: Planning, Airport Land Use Commission 



AGRICULTURAL ELEMENT 

GOAL ONE 

STRENGTHEN THE AGRICULTURAL SECTOR OF OUR ECONOMY. 

MARKETING AND PROMOTION 

Policies 

1.1 Efforts to promote the location of new agriculture-related business and industry in Stanislaus 
County shall be supported. 

1.2 The marketing and promotion of local agricultural products shall be encouraged. 

1.3 Efforts to expand foreign markets for the export of local agricultural products shall be 
encouraged. 

No response needed to these policies, 

A. The County will continue to participate in SCEDCO, which provides a variety of marketing 
and promotion services to the business community. The County also will continue to 
encourage SCEDCO to target agriculture-related business and industry for location in 
Stanislaus County. 

B. The County will urge the State Legislature to provide more funding for the Agricultural 
Export Program (California Department of Food and Agriculture) which seeks to expand 
foreign markets for several commodities produced in Stanislaus County. 

C. The County will urge the State Legislature to expand Rural Renaissance Program funds to 
include agriculture-related activities such as market and product development analysis. 



AGRICULTURE-RELATED USES 

Policies 

1.4 Direct-marketing stands shall be permissible in agricultural areas. 

1.5 Limited visitor-serving commercial uses shall be permissible in agricultural areas if they 
promote agriculture and are secondary and incidental to the area's agricultural production. 

1.6 Agricultural service establishments shall be permissible in agricultural areas if they are 
designed to serve the immediately surrounding area as opposed to having a widespread 
service area, and if they will not be detrimental to agricultural use of other property in thevi- 
cinity. 

1.7 Processing facilities and storage facilities for agricultural products either grown or processed 
on the site shall be permissible in agricultural areas. 

1.8 Concentrations of commercial and industrial uses, even if related to surrounding agricultural 
activities, are detrimental to the primary use of the land for agriculture and shall not be 
allowed. 

1.9 To encourage vertical integration of agriculture, the County shall allow research, production, 
processing, distribution, marketing, and wholesale and limited retail sales of agricultural 
products in agricultural areas, provided such uses do not interfere with existing agricultural 
operations. 

In keeping with policy I .4, components of the projectprovide direct-marketing of agricultural 
Policy 1.8provides that concentrations of commercial uses should not be allowed in agricultural 
areas. Theproject will increase commercial uses in the area, but there is already a concentration of 
u s a  in the area. The project has been designed to buffer the usesfrom existing agricultural areas, 
so any impacts on adjacent agvicul~ural uses can be minimized. 

Implementation 

The County will continue to implement its existing General Agriculture (A-2) zoning provisions for 
agriculture-related commercial and industrial uses, which are consistent with these policies. 



MINIMIZING AGRICULTURAL CONnICTS 

Policies 

1.10 The County shall continue to implement its Right-to-Farm Ordinance. 

1.1 1 The County shall protect agricultural operations from conflicts withnon-agricultural uses by 
requiring buffers between proposed non-agricultural uses and adjacent agricultural 
operations. 

1.12 Setbacks from agricultural areas shall be established to minimize adverse impacts of adjacent 
uses on agriculture. 

The project has been designed to incorporate buffms and setbacks to provide the agricultural 
protections discussed in policies 1.1 1 and I .  12. 

Implementation 

The County will use the following measures to mitigate the impacts of development by minimizing 
agricultural conflicts: 

A. Continue to implement the County's right-to-farm ordinance, which requires disclosure to 
home buyers in agricultural areas and notification of the right-to-fam policy, and establishes 
a voluntary grievance procedure as an alternative to court proceedings. 

B. Develop and implement guidelines for design and maintenance of buffers to be required 
when new non-agricultural uses are approved in agricultural areas. Buffer design and 
maintenance guidelines shall include, but not be limited to, the following: 

1) Buffers shall be physically and biologically designed to avoid conflicts between 
agriculture and non-agricultural uses. 

2) Buffers shall be located on the parcel for which a permit is sought and shall protect 
the maximum amount of farmable land. 

3) Buffers generally shall consist of aphysical separation between agricultural and non- 
agricultural uses. The appropriate width shall be determined on a site-by-site basis 
taking into account the type of existing agricultural uses, the nature of the proposed 



development, the natural features of the site, and any other factors that affect the 
specific situation. 

4) Appropriate types of land uses for buffers include compatible agriculture, open space 
and recreational uses such as parks and golf courses, industrial uses, and cemeteries. 

5) The County may condition its approval of a project on the ongoing maintenance of 
buffers. 

6) A homeowners association or other appropriate entity shall be required to maintain 
buffers to control litter, fire hazards, pests, and other maintenance problems. 

7) Buffer restrictions may be removed if agricultural uses on all adjacent parcels have 
permanently ceased. 

C. Amend the zoning ordinance to establish setbacks eom agricultural uses. For example, 
amend provisions for the Rural Residential District (R-A) to require a 100-foot setback &om 
adjacent land zoned General Agriculture (A-2). 

HOUSING FOR FARM WORKERS 

Policies 

1.13 To help provide a stable work force for agriculture, the County shall continue to facilitate 
efforts of individuals, private organizations and public agencies to provide safe and adequate 
housing for farm workers. 

1.14 Temporaq farm labor camps shall be permissible in connection with any agricultural work 
or place where agricultural work is being performed. 

1.15 Permanent, new housing for seasonal farm workers preferably shall be located in areas 
supplied with sewer and water services. 

1.16 Housing for year-round, full-time farm employees shall be permissible in addition to the 
number of dwellings normally allowed by the density standard. 

The project does notpropose any housing for farm workers. 



Implementation 

A. As stated in the Housing Element, the County shall continue to assist the Stanislaus County 
Housing Authority in its administration of state and federal housing programs for f m  
workers. The County also shall facilitate the efforts of other public agencies, private orga- 
nizations and individuals to provide safe and adequate housing for farm workers. 

B. The County shall continue to implement existing A-2 zoning provisions for farm worker 
housing, which already are consistent with these policies. 

C. The Stanislaus County Department of Environmental Resources shall continue to enforce the 
California Code of Regulations, Title 25, Suhchapter 3, on Employee Housing Regulations. 

D. The County shall consider adoption of an expedited permitting procedure for construction of 
temporary farm worker housing similar to OrdinanceNo. 41 66 adopted by Sonoma County. 

FINANCING CAPITAL IMPROVEMENTS 

Policies 

1.1 7 The County shall study the feasibility of establishing an Agricultural Development Authority 
to help farmers finance capital improvements. 

1.1 8 The State Legislature shall be urged to allow counties to designate Agriculture Enterprise 
Zones for infrastructure and service improvements related to agriculture. 

The policies do not apply. 

Implementation 

A. The County will study the feasibility of establishing an Agricultural Development Authority 
as recommended in the Economic Strategic Plan. The new entity would have the power to 
issue bonds and to participate with commercial lending institutions. 

B. The Board of Supervisors will urge the State Legislature to allow counties to designate 
Agriculture Enterprise Zones for infrastructure and service improvements related to 
agriculture. 



EDUCATION AND TECHNICAL ASSISTANCE 

Policies 

1.19 Public education institutions shall be encouraged to provide more technical assistance related 
to agricultural economic development in Stanislaus County. 

1.20 The County shall continue to encourage vocational agriculture programs in local high 
schools and at Modesto Junior College. 

1.21 The County shall continue to encourage 4-H and FFA programs for local youth. 

1.22 Public agencies providing agricultural services shall be encouraged to continue agricultural 
research and education. 

1.23 The County shall establish an agricultural center where offices of public agencies providing 
agricultural services shall be centrally located. 

Thepolicia do not apply. 

Implementation 

A. The County will work with administrators of Modesto Junior College, Califomia State 
University Stanislaus, and the University of Califomia to encourage the establishment of 
programs to provide more technical assistance related to agricultural economic development 
in Stanislaus County. 

B. Local 4-H programs will be encouraged by continued support of U.C. Cooperative 
Extension. 

C. The County will continue to support the County fair, which involves vocational agriculture, 
FFA and 4-H programs. 

D. The County will develop an agricultural center that houses the public agencies directly 
related to agriculture, including the U.C. Cooperative Extension, the Agricultural 
Commissioner, the U.S. Department of Agriculture, and the California Department of Food 
and Agriculture 



FOOD SAFETY AND USE OF CHEMICALS 

Policies 

1.24 The County shall wntinue to work with local, state and federal agencies to ensure the safety 
of food produced in Stanislaus County. 

1.25 The County shall continue to work with local, state and federal agencies to regulate the 
application of agricultural chemicals, while ensuring the economic viability of agriculture. 

Thepolicies do not apply. 

Implementation 

A. The Agricultural Commissioner will continue to work with the California Department of 
Pesticide Regulation to ensure the safe use of agricultural chemicals. In addition to already- 
established programs, the Agricultural Commissioner will implement anew reporting system 
to meet the requirements of A.B. 2161, which requires every application of every type of 
pesticide or herbicide registered by the U.S. Environmental Protection Agency to be 
documented in monthly reports. 

B. The U.C. Cooperative Extension will wntinue to conduct educational and applied-research 
programs to promote food safety and agricultural practices that are environmentally sound. 

REGIONAL ASSOCLATION OF GOVERNMENTS 

1.26 The County shall encourage the establishment of a voluntary regional association of 
governments for the Central Valley. 

The policy does not apply. 

Implementation 

The Board of Supervisors will encourage the establishment of a voluntary regional association of - ~ - 

governments in the Central Valley to address long-range planning, infrastructure, conservation and 
economic development issues facing the region. The association could be established by a joint 
powers agreement similar to that used to form a valley wide air pollution control agency composed 



of the eight counties in the San Joaquin Valley Air Basin. 
GOAL TWO 

PRESERVE OUR AGRICULTURAL LANDS FOR AGRICULTURAL USES. 

PARTICIPATION IN THE WILLLAMSON ACT 

Policies 

2.1 The County shall continue to provide property tax relief to agricultural landowners by 
participating in the Williamson Act. 

2.2 The County shall support reasonable measures to strengthen the Williamson AcG making it a 
more effective tool for the protection of agricultural land. 

The policies do not apply. 

Implementation 

A. The County will continue to participate in the Williamson Act program, thereby providing 
property tax relief to farmers and ranchers who agree to keep their land in agricultural use. 

B. The County will encourage the State Legislature to increase Williamson Act subvention 
payments to local governments based on cost-of-living increases andlor arestructuring of the 
Williamson Act subventions schedule. 

C. The County will supplement the Williamson Act with other conservation tools in a 
comprehensive program for the protection of agricultural land. 

URBANIZATION AND THE CONVERSION OF AGRICULTURAL LAND 

All urbanization policies apply, and so they will be addressed individually. 

Policies 

2.3 To reduce development pressures on agricultural lands, higher density development and in- 
filling shall be encouraged in urban and built-up areas of the County. 

Theproject is proposed in an agricultural area, andso has been designedwith buffers orsetbacks to 
minimize its impact on agricultural lands. 



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

While the project is located in a productive agricultural area, it is the expansion of an existing use. 
The use has existed at the site for a long period of time, and agn'cultural conjlicts have been non- 
existent to date. Theproject will encroach onto some additional agricultural lands, but based on the 
project client base, a combination of recreational travelers and local residents, theproject cannot be 
moved. The project's expansion and continued economic well being can only occur at this location. 

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

This policy recognizes that the expansion of existing areas may occur on more productive 
agricultural lands, and attempts to limit encroachment onto productive agricultural areas by "new 
areas for urban development". Since the project is an expansion, it is consistent with this policy. 

2.6 Agricultural lands restricted to agricultural use shall not be assessed to pay for infrastructure 
needed to accommodate development. 

Agricultural lands will not be required to pay any of the infrastructure costs associated with the 
project. 

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

Based on the foregoing, and the discussion listed below under the- theproject is 
consistent with the County S conversion criteria. 

Implementation 

A. The County will work with the cities and towns to encourage higher density development 
and in-filling of already-existing urban areas. 

B. Until the term "Most Productive Agricultural Areas" is defined on a countywide basis, the 
term will be determined on a case-by-case basis when a proposal is made for the conversion 
of agricultural land. Factors to be considered include but are not limited to soil types and 
potential for agricultural production; the availability of irrigation water; ownership and 
parcelization patterns; uniqueness and flexibility of use; the existence of Williamson Act 
contracts; existing uses and their contributions to the agricultural sector of the local 
economy. As an example, some grazing lands, dairy regions and poultry-producing areas as 
well as farmlands can be considered "Most Productive Agricultural Areas." Failure to farm 



specific parcels will not eliminate them from being considered "Most Productive Agridtmal 
Areas." Areas considered to be "Most Productive Agricultural Areas" will not include any 
land within LAFCO-approved spheres of influence of cities or community services districts 
and sanitary districts serving unincorporated communities. Agricultural lands outside these 
boundaries and not considered to be "Most Productive Agricultural Areas" will be considered 
"Less Productive Agriculturd Areas." 

C. Policy Ten of the Land Use Element will be amended to be consistent with Policy 2.5 of the 
Agricultural Element. 

D. Cwent procedures for General Plan amendments will be changed to include the following 
A - - 

requirements for evaluating proposed amendments to the General Plan Diagram (map) that 
would allow the conversion of agricultural land to urban uses: 

Conversion Consequences. The direct and indirect effects, as well as the cumulative 
effects, of the proposed conversion of agricultural land shall be fully evaluated. 

Conversion Considerations. In evaluating the consequences of a proposed amendmenf the 
following factors shall be considered: plan designation; soil type; adjacent uses; proposed - - - - 
method i f  sewage treatment; availability of water, transportation, 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 prncess. 

Conversion 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. 

See the prior responses for consistenq with policies 2.4 and 2.5. 

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. 

Theproject is the logical and orderly growth of a successful business that has been located 
at the site for many years. 

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

The relocation of the business is infeasible. 



4. Approval of the proposal will not constitute a 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). 

The existing business has existed for many years and has not been growth inducing. The 
expansion has been planned to minimize impacts on surrounding uses, andso is not expected 
to have additional growth inducing impacts. 

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. 

As set forth in previous responses, the project has been designed with adequate buffers or 
setbacks to minimize impacts on adjacent agricultural uses. The project is a low volume 
user of water, and so is not expected to affect any agricultural water supplies. 

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

Based on the project documents, adequate services and facilities exist to serve the project. 

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. 

Consistent with the project environmental review, all reasonable mitigation measures have 
been incolporated into the project. 

EXPANSION OF CITIES AND UNINCORPORATED COMMUNITIES 

Policies 

2.8 The County recognizes the right of cities and unincorporated communities to grow and 
prosper and shall not oppose reasonable requests to expand spheres of influence of cities or 
community services districts and sanitary districts serving unincorporated communities to 
accommodate growth. 

2.9 In recognition that unincorporated land within spheres of influence of cities or community 
services districts and sanitary districts serving unincorporated communities ultimately will be 
urbanized, the County shall cooperate with cities and unincorporated communities in 



managing development in urban transition areas. 

2.10 The County shall continue to encourage the upgrading of existing unincorporated 
communities. 

2.1 1 The County shall discourage the expansion of spheres of influence of cities or community 
services districts and sanitary districts serving unincorporated communities into its most 
productive agricultural areas. 

The project is not an unincorporated community, so the policies do not apply. 

Implementation 

A. In designating its Most Productive Agricultural Areas, the County shall exclude any land 
within LAFCO-approved spheres of influence of cities or community services districts and 
sanitary districts serving unincorporated communities. 

B. The County will continue to implement its policies and agreements with cities regarding the 
development of unincorporated lands within spheres of influence. 

C. The County will continue to implement policies in the Land Use Element regarding the 
development of unincorporated communities and expansion of their urban, or service district, 
boundaries. For consistency, Policies Six and Thirteen of the Land Use Element will be 
amended to read "community services district and sanitary district Sounduies" rather than 
"urban boundaries." 

D. When cities or community services districts and sanitary districts serving unincorporated 
communities propose to expand their boundaries, the County will work with them in order to 
minimize the impact on agricultural lands. 

E. When cities or community services districts and sanitary districts serving unincorporated 
communities request LAFCO to approve the expansion of a sphere of influence, the County 
will recommend that LAFCO not approve expansions into the County's most productive 
agricultural areas. 

F. The County will urge LAFCO to strengthen its policies, standards and procedures for - - 
evaluating proposed annexations of agricultural land and proposed expansions of service 
districts or spheres of influence onto agricultural land. 



ASSESSING AND MITIGATING THE IMPACTS 
OF FARMLAND CONVERSION 

Policies 

2.12 When the County determines that the proposed conversion of agricultural land to non- 
agricultural uses could have a significant effect on the environment, the County shall fully 
evaluate on a project-specific basis the direct and indirect effects, as well as the cumulative 
effects of the conversion. 

2.13 To the greatest extent feasible, the County shall require mitigation of the impacts of farmland 
conversion. 

The project does not have significant environmental impacts, either direct or indirect, as set forth in 
the project environmental review documents, so, the project is consistent with policies 2.12 and 2.13. 

Implementation 

A. The County will continue to evaluate each project on a case-by-case basis to determine 
whether the conversion of agricultural land will have a significant adverse effect on the 
environment. 

B. When it determines that the conversion of agricultural land will have a significant adverse - - 
effect on the environment, the County will continue to require preparation of an EIR to fully 
assess the impacts of the conversion, propose mitigationmeasures, and consider alternatives 
to the proposed project. 

C. The County will develop and adopt guidelines for assessing and mitigating impacts of 
farmland conversion based on the model guidelines presented in Appendix C. These 
guidelines will apply only to EIRs. 

D. To facilitate the mitigation of the impacts of farmland conversion, the County--if requested-- 
may make information available on private, non-profit agricultural land trusts, may serve on 
committees that are formed for the purpose of establishing an agricultural land trust, and may 
coordinate County mitigation programs with the land trust once it is established. 



CLUSTERED DEVELOPMENT 

Policies 

2.14 In designated areas of agricultural land, the County shall encourage clustering, or grouping 
together, of allowable dwelling units on relatively small parcels instead of the dispersal of 
such dwelling units on larger parcels. 

The project is not clustered development, so the policy does not apply. 

Implementation 

The County will develop and adopt an agricultural lands clustering ordinance that will enable, but 
not require, the development of innovative projects such as the Varian Ranch. The ordinance will 
allow clustering of dwelling units on relatively small parcels instead of scattering residences on 
larger parcels over the entire area. The ordinance will establish which lands are eligible for 
clustering; standards and criteria for approval of clustered development; the allowed number of 
parcels and residential density; requirements for preservation of agricultural land and open space; 
environmental review; site design and development standards; and any otbernecess~requirements. 

ANTIQUATED SUBDMSIONS 

Policies 

2.15 The County shall encourage the merger of antiquated subdivisions, which could have 
significant adverse impacts on the local economy and environment, into larger agricultural 
holdings. 

The project is not an antiquated subdivision, so the policy does not apply. 

Implementation 

A. The County will develop and adopt a merger ordinance to provide for the merger of 
contiguous parcels in antiquated subdivisions. 

B. The County will initiate a program to implement the merger ordinance on an individual 
subdivision basis, concentrating on subdivisions that meet the following criteria: 



1) The subdivision involves more than five lots; 

2) The property is under one ownership; 

3) The property consists of productive agricultural land; 

4) The lot sizes of the antiquated subdivision are small enough to pose a threat to the 
groundwater in the area based on the determination of the Department of 
Environmental Resources; and 

5 )  Implementation of the subdivision would be clearly inconsistent with the agriculture- 
related policies of the Land Use, Open SpaceIConse~ation and Agricultural 
Elements of the Stanislaus County General Plan. 



GOAL THREE 

PROTECT THE NATURAL RESOURCES THAT SUSTAIN OUR 
AGRICULTURAL INDUSTRY. 

AIR QUALITY 

Policies 

3.1 The County shall improve air quality by continuing to implement the air quality policies 
stated in the ConservationIOpen Space Element of the General Plan. 

3.2 The County shall continue to participate in the San Joaquin Valley Unified Air Pollution 
Control District. 

3.3 The County shall assist the Unified Air Pollution Control District in implementation of the 
attainment plan adopted under the California Clean Air Act of 1988 (A.B. 2595). 

3.4 The County shall encourage the development and use of improved agricultural practices that 
improve air quality and are economically feasible. 

The policies do not apply 

Implementation 

A. To address air quality problems on a regional basis, the County joined the seven other 
counties in the San Joaquin Valley air basin in forming the Unified Air Pollution Control 
District. The Unified District is in the process of establishing one set of air pollution control 
rules for the entire valley. 

B. The Unified District is also involved in a $1 6 million valley-wide air quality study, financed 
through a public-private partnership of government and industry, and the development of a 
valley-wide plan for the reduction of fine particles (PMlOs) resulting from agricultural 
practices. Each of the eight member counties has an agriculture committee currently 
working on this project. 

C. On January 30, 1992, the Unified District adopted the attainment plan required under A.B. 
2595, known as the California Clean Air Act of 1988. Once it is approved by the California 
Air Resources Board, the plan will be implemented by the Unified District in conjunction 
with any local agencies involved. 



D. To encourage the development and use of improved agricultural practices that reduce the 
production of fine particles (PMl Os), the U.C. Cooperative Extension and the Agricultural 
Commissioner will work with the Farm Bureau, Modesto Junior College and any other 
organization involved in agricultural research and education. 

WATER RESOURCES 

Policies 

3.5 The County shall protect water resources by continuing to implement the water policies 
stated in the ConservationlOpen Space Element of the General Plan. 

3.6 The Corn@ shall encourage the conservation of water for both agricultural and urban uses. 

3.7 The County shall continue to encourage the use of agricultural and urban practices that help 
reduce water quality problems. 

Thepolicies do not apply. 

Impiementation 

A. The Conservation/Open Space Element of the General Plan includes policies and 
implementation measures to protect groundwater aquifers and recharge areas, preserve 
vegetation to protect waterways from bank erosion and siltation, encourage all new urban 
development within spheres of influence to be served by public sewer and water systems 
rather than septic tanks and wells, to expand the water monitoring program of the 
Department of Environmental Resources, and to investigate additional sources of water for 
domestic and irrigation use. 

B. To encourage water conservation by farmers, the Agricultural Commissioner and U.C. 
Cooperative Extension will continue to provide information on irrigation methods and best 
management practices and will coordinate with conservation efforts of the Farm Bureau, 
Resource Conservation Districts, the Soil Conservation Service, and irrigation districts. 

C. To encourage urban water conservation, the Department of Environmental Resources will 
coordinate with conservation efforts of cities, local water districts and inigation districts that - 
deliver domestic water. 

D. The Department of Environmental Resources will continue to require analysis of 



groundwater impacts in Environmental Impact Reports for proposed developments. The 
Department of Environmental Resources also will develop and implement an animal 
confinement facilities ordinance to ensure compliance with regulations of the State Water 
Quality Control Board. 

E. The Planning Department, Planning Commission and Board of Supervisors will consider 
requiring water-conserving landscaping when reviewing proposed developments. 

F. The Board of Supervisors will work with local irrigation districts to preserve water rights and 
ensure that water saved through conservation may be stored and used locally, rather than 
"appropriated" and moved to metropolitan areas outside of Stanislaus County. 

SOU RESOURCES 

3.8 The County shall encourage the conservation of soil resources. 

No discussion required beyond that provided in prior responses to policies 

A. To encourage soil conservation, the Agricultural Commissioner and U.C. Cooperative 
Extension will continue to provide information on erosion control and soil management and - - 

will coordinate with soil conservation efforts of the Farm Bureau, the Soil Conservation 
Service, Resource Conservation Districts, and imgation districts. 

B. Establishment of a Resource Conservation District for the eastside of the County will be 
encouraged. 

C. The Planning Department will continue to refer proposed developments whenever 
appropriate to Resource Conservation Districts and imgation districts for their review and 
analysis of impacts on soil resources. 



CONSERVATION ELEMENT 

GOALS, POLICIES AND IMPLEMENTATION MEASURES 

GOAL ONE 

Encourage the protection and preservation of natural and scenic areas 
throughout the County. 

POLICY ONE 

Maintain the natural environment in areas dedicated as parks and open space. 

The project is not park or open space, so the policy does not apply 

IMPLEMENTATION MEASURES 

1. Development of County parks shall include provisions for native vegetation conservation. Rare and 
endangered plants wiii be pro~ected consistent with state and federai iaw and consistent with 
protection standards for private development as established in this General Plan. 
Responsible Departments: Parks and Recreation, Board of Supervisors 

2. Continue to use Williamson Act contracts as a means for open space conservation. 
Responsible Departments: Planning Department, Assessor, Board of Supervisors 

POLICY TWO 

Assure compatibility between natural areas and development. 

The project as proposed does not violate this goal, 

IMPLEMENTATION MEASURES 

1. Review zoning regulations for compatibility between proposed development and natural areas. 
Responsible Department: Planning Department 

2.  Review all development requests to ensure that sensitive areas (e.g., riparian habitats, vernal pools, 
rare plants) are left undisturbed or that mitigation measures acceptable to appropriate state and federal 
agencies are included in the project. 
Responsible Departments: Planning Department, Public Works, Planning Commission, Board of 
Supervisors. 



POLICY THREE 

Areas of sensitive wildlife habitat and plant life (e.g., vernal pools, riparian habitats, flyways and other 
waterfowl habitats, etc.) including those habitats and plant species listed in the General Plan Support 
Document or by state or federal agencies shall be protected &om development. 

The project is not in an idenfified area of sensitive habitat or wildlife. 

WIPLEMENTATION MEASURES 

1. Review all development requests to ensure that sensitive areas (e.g., riparian habitats, vernal pools, 
rare plants, flyways, etc.) are left undisturbed or that mitigation measures acceptable to appropriate 
state and federal agencies are included in the project. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

2. In known sensitive areas, the State Department of Fish and Game s b d  be notified as required by the 
California Native Plant Protection Act; the U.S. Fish and Wildlife Service also shall be notified. 
Responsible Departmenr Planning Department 

3. All discretionary projects that will potentially impact riparian habitat andlor vernal pools or other 
sensitive areas shall include mitigation measures for protecting that habitat. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

4. Implementation of this policy shall not be extended to the level of an unconstitutional "taking" of 
property. . . iiesponsiijic Depurimenfs: Planning Cepczr+riieizf, iDL~iiiiiiig C~rnrnssion, i?oarb o,F,jrpc.-;&~.~ 

POLICY FOUR 

Proted and enhance oak woodlands and other native hardwood habitat. 

The project does not propose the removal of any oak trees or native hardwood habitat. 

IMPLEMENTATION MEASURES 

1. Require all discretionary projects that will potentially impact oak woodlands and other native 
hardwood habitat, including but not limited to hardwood rangelands identified in the maps in 
Appendix III-A, to include a management plan for the protection and enhancement of oak woodlands 
and other native hardwood habitat. 
Responsible Departments: Planning Deparhnent, Planning Commi.vsion, Board of Supervisors 

2. Consider adoption of a tree protection ordinance to promote conservation of native trees or trees with 
historic significance. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 



POLICY FIVE 

Protect groundwater aquifers and recharge areas, particularly those critical for the replenishment of reservoirs 
and aquifers. 

The project is of a small scale, and will not result in any substantial reduction in area that could provide 
groundwater recharge. The project water consumption is low, and will not affect any groundwater aquifers. 

IMPLEMENTATION MEASURES 

1. Proposals for urbanization in groundwater recharge areas shall be reviewed to ensure that (1) as much 
water as possible is returned to the recharge area, (2) the development will not cause discharge of 
materials detrimental to the quality of the water, and (3) the development will not result in significant 
groundwater over drafting or deterioration in quality. The Department of Environmental Resources 
shall require: 

A. In those areas where groundwaters are susceptible to overdrafting, the project proponent shall 
perfox l hY,&oge~log~~J andysis ;md b-&& l pp r~p~&e  mitig.t;on EezsuEs fie 
proposal. 

B. In those areas where groundwater quality is susceptible to deterioration or is already of 
reduced quality, the level of wastewater treatment shall be such that it will not cause further 
quality deterioration. 

Responsible Departments: Environmental Resources, Planning Department, Planning 
Commission, Board of Supervisors. 

2. The Department of Environmental Resources shall identify and require control of point sources for 
pollutants stored, handled or disposed of on the surface of the soil or in the d o s e  zone that is located 
in the zone or aeration immediately above the groundwater level. Potential sources of pollutants to 
the groundwater may also include high densities of individual on-site sewage treatment units andlor 
the use of community package treatment plants. The Department of Environmental Resources shall 
require the adoption of groundwater monitoring programs for projects where hydrogeological 
assessments indicate the potential for groundwater deterioration is likely. 
Responsible Departmenr Environmental Resources 

3. Eliminate reliance on dry wells as a means of street drainage in urban areas. Dry wells collect and 
discharge toxic, hazardous and designated contaminants into aquifers having beneficial uses. New 
projects shall have storm water disposal systems that: (1) are designed not to pollute receiving surface 
or groundwaters, and (2) which could be integrated into an area-wide groundwater recharge program 
whenever feasible. 
Responsible Departments: EnvironmentalResources, Public Works, Plunning Commkion, Board 
of Supervisors 



4. During the project and environmental review process, encourage new development to incorporate 
water conservation measures to minimize adverse impacts on water supplies. Possible measures 
include, but are not limited to, low-flow plumbing fixtures, use of reclaimed wastewater for 
landscaping when feasible, and use of drought-tolerant landscaping. 
Responsible Departments: Environmental Resources, Building Inspections 

5 .  Continue to implement the landscape provisions of the Zoning Ordinance, which encourage drought- 
tolerant landscaping and water-conserving irrigation methods. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

6. During the project and environmental review process, encourage new urban development to be served 
by community wastewater treatment facilities and water systems rather than by package treatment 
plants or private septic tanks and wells. 
Responsible Departments: Planning Department, Environmental Resources, Planning 
Commission, Board of Supervisors 

POLICY SIX 

Preserve vegetation to protect waterways from bank erosion and siltation. 

Theproject is not adjacent to a waterway. 

IMPLEMENTATION MEASURES 

I. 
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reviewed to ensure that destruction of riparian habitat and vegetation is minimized. This shall include 
referral to the U.S. Army Corps of Engineers, the U.S. Fish and Wildlife Senice, and the State 
Department of Fish and Game. 
Responsible Departments: Planning Department, Public Works, Planning Commission, Board of 
Supervisors 

2. Continue to encourage best management practices for agriculture and coordinate with soil and water 
conservation efforts of Stanislaus County Farm Bureau, Resource Conservation Districts, the U.S. 
Soil Consmation Service, and local iniffation districts. 
Responsible Departments: Agriculhrral Commissioner, U.C. Cooperative Extension 

POLICY SEVEN 

New development that does not derive domestic water from pre-existing domestic and public water supply 
systems shall be required to have a documented water supply that does not adversely impact Stanislaus County 
water resources. 

The project will derive its waterfiom the minor expansion of an existingpublic water supply system. 

IMPLEMENTATION MEASURES 

1. Proposals for development to be served by new water supply systems shall be referred to appropriate 
water districts, irrigation districts, community services districts, the State Water Resources Board and 
any other appropriate agencies for review and comment. 
Responsible Department: Planning Department, Environmental Resources 



2. Review all development requests to ensure that sufficient evidence has been provided to document the 
existence of a water supply sufficient to meet the needs of the project without adversely impactingthe 
quality and quantity of existing local water resources. 
Responsale Departments: Planning Department, Environmental Resources, Planning 
Commission, Board of Supervisors 

POLICY EIGET 

The County shall continue and, if necessary, expand the water m o n i t o ~ g  program of the Stanislaus County 
Department of Environmental Resources. 

No response needed. 

IMPLEMENTATION MEASURES 

1. The County will consider applying for Community Development Block Gmnt Funds and other state 
and federal grants to improve water quality in the County. 
Responsible Department: Planning Department, Environmental Resources, Board of Supervisors 

2. The Department of Environmental Resources should continue to monitor groundwater quality by 
reviewing well water chemical and bacterial analysis results and overseeing investigations involving 
soil and groundwater contamination. 
Responsible Department: Environmental Resources 

POLICY NrNE 

The County will investigate additional sources of water for domestic use. 

No response needed. 

IMPLEMENTATION MEASURE 

1. The County will work with irrigation and water districts, community services districts, municipal and 
private water providers in developing surface water and other potential water sources for domestic 
use. 
Responsible Departments: Planning Department, Chief Executive Oficer, Environmental 
Resources, Stanislaus County Water Advisory Committee 

GOAL TaREE 

Provide for the long-term conservation and use of agricultural lands. 

POLICY TEN 

Discourage the division of land which forces the premature cessation of agricultural uses. 



The project is the expansion of an existing use. Please refer to the comments under thehnd Use Element and 
Agricultural Elementpolicies for compliance with this policy. 

IMPLEMENTATION MEASURES 

1. Use of the 40-acre or larger parcel size or agricultural Planned Developments with average residential 
densities equivalent to those allowed by parcel sizes of at least 40 acres shall be continued throughout 
most of the area designated Agriculture on the Land Use Element of the General Plan. 
Responsible Departments Planning Department, Planning Commission, Board of Supervisors 

2. The County will continue to offer the financial benefits of the W i s o n  Act, consistent with Policy 
Sixteen, Implementation Measure 5 of the Land Use Element. 
Responsible Departments: Planning Department, Assessor, Board of Supervisors 

3. The County will continue to participate in the Farmland Mapping and Monitoring Progiam. 
(Comment: The major purpose of this program is to monitor conversion ofthe state's agricultural land 
to and .from agricultural use, and to report that conversion annually to the legislature, local 
government, .and the public. The program began in 1980 to supplement the land inventory and 
monitoring activity of the U.S. Department of Agriculture's Soil Conservation Service (SCS). 
Growing public concern over farmland losses in California, and a low federal priority forthe mapping 
program in our State, were the basis for California's participation in the land inventory. The State's 
involvement in the SCS inventory program led to the passage of AB 966 in 1981. The primary 
purpose of the bill was to create a map inventory of the State's crop and grazing lands, and set up an 
ongoing monitoring system to document the quantity of land put into production and land converted 
to urban usage in California. As a result, three key areas of local governmental involvement in the 
State's Farmland Mapping and Monitoring Program are: (1) identifjing h i a n d  of local importance, 
(2) identifying land committed to nonagricultural use, and (3) advising the Department each year of 
lands which have been converted to urban use.) 
Responsible Departments: U.C. Cooperative Extension, Planning Department 

4. In designated areas of agricultural land, the County will encourage clustering, or grouping together, of 
allowable dwelling units on relatively small parcels instead of the dispersal of such dwelling units on 
larger parcels. Any changes to County zoning andlor subdivision regulations to allow clustering 
should be submitted by staff to the Planning Commission and Board of Supervisors by June 30,1996. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisor 

POLICY ELEVEN 

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

Please refer to the comments under the Land Use Element and Agn'cultural Elementpolicies for compliance 
with this policy. 

IMPLEMENTATION MEASURES 

1. All development proposals that require discretionary approval shall be reviewed to ensure that the 
project will not adversely affect an existing agricultural area. 
Responsible Department: Planning Department, Agricultural Commissioner, Planning 
Commission, Board of Supervisors 



2. The County shall continue to implement the strategies identified in the Agricultural Element to ensure 
that new development is compatible with agricultural uses. 
Responsible Department: Planning Department, Planning Commission, Board of Supervisors. 

3. The County shall continue to work with LAFCO to ensure that expansion of urban boundaries 
minimizes the area of conflict between urban and agricultural uses. 
Responsible Department: Planning Department 

GOAL, FOUR 

Provide for the open-space recreational needs of the residents of the County. 

POLICY TWELVE 

Provide a system of local and regional parks which will serve the residents of the County. (Comment: The 
County should acquire future park sites in areas where growth is planned when funding is available.) 

The project does notpropose and County park. 

IMPLEMENTATION MEASURES 

1. The County shall consider adoption of an amendment to the Subdivision Ordinance by June 30,1996 
to require parkland dedication or park in-lieu fees to be paid by subdividers and developers. 
Responsible Departments: Planning Department, Parks Department, Parks Commission, Planning 
Commission, Board of Supervisors 

2. The County Department of Parks and Recreation shall prepare and implement a plan to identify, 
acquire and maintain future park site locations. The parks plan should be adopted by June 30,1996 
and should address neighborhood parks and open space in urban settings as well as regional parks that 
serve the entire County population. 
Responsibk Deparbnents: Parks Deparbnent, Parks Commission, Planning Department, Planning 
Commission, Board of Supervisors 

3. The County shall adopt design standards for urban parks by June 30, 1996. 
Responsible Departments: Parks Department, Parks Commission, PlanningDepartment, Planning 
Commission, Board of Supervisors 

4. The County shall consider establishing appropriate funding mechanisms for park operations and 
maintenance, including benefit assessment districts and County Service Areas (CSAs), with 
appropriate exemptions included for those landowners that provide open space amenities. 
Responsible Departmentc ParksDepartment, Parks Commission, PlnnningDepartment, Planning 
Commission, Treasurer-Tax Collector, Auditor-Controller, Chief Executive Ofice, Board of 
Supervisors 

5 .  The County shall encourage the interconnection of recreational areas, open spaces and parks that are 
oriented to pedestrian and bicycle travel along public highway rights-of-way, while protecting private 
property to the greatest extent possible. 



Responsible Departments: Parks Department, Parks Commission, PlanningDeparbnent, Plnnning 
Commission, Public Works, Board of Supetvkors 

6 .  The County Department of Parks and Recreation will cooperate with efforts by the State Parks 
Department to make Henry Coe State Pa& more accessible to Stanislaus County residents. 
Responsible Department: Parks and Recreation 

7. The County shall require at least three net acres of developed neighborhood parks to be provided for 
every 1,000 residents. 
Responsible Departments: Parks Deparbnent, Parks Commission, PlanningDepartment, Planning 
Commission, Board of Supervisors 

POLICY =TEEN 

Promote the use of water reservoirs for multiple recreational purposes, where appropriate. 

The project does not involve public recreational water reservoirs, although the project does include a lake 
which provides a recreational, park like sening for the customers ofthe project. 

IMPLEMENTATION MEASURES 

1. The County shall encourage the multiple use of reservoirs as flood control devices, recreational 
facilities, and wildlife habitats. 
Responsible Departments: Parks and Recreation, Board of Supervisors 

2.  The County shall, when funds become available, install boat ramps where appropriate. 
Responsible Departments: Parks and Recreation, Board of Supentisors 

POLICY FOURTEEN 

Provide for diverse recreational opportunities such as horseback riding trails, hiking trails, and bikeways. 

This policy does not apply to the project. 

IMPLEMENTATION MEASURES 

1. In areas where appropriate, equestrian facilities may be provided. (The County should consider 
equestrian facilities when developing new parks. Also, in large land subdivisions where horses are 
permitt4 the County should encourage the development of equestrian facilities.) 
Responsible Departments: Parks and Recreation, Planning Department, Planning Commission, 
Board of Supervisors 

2. Bikeways and pedestrian paths shall be considered when constructing or improving the mad and street 
system within the sphere of influence of cities or other urban areas. 
Responsible Deparmtents: Public Works, Planning Department, Planning Commission, Board of 
Supervisors 

POLICY FIFTEEN 



Coordinate the provision of recreation needs with other providers such as the Army Corps of Engineers, the 
State Resources Agency, school districts, riverrafters, horse stable operators, and private organizations such as 
the Sierra Club and Audubon Society. 

nis policy does pot apply to theproject. 

IMPLEMENTATION MEASURES 

1. The County will pursue various funding options for providing recreational opportunities. 
Responsible Departments: Parks and Recreation, Board of Supervisors 

2. The County will assume responsibility for parks, when financially feasible, dedicated to them 
by state or federal agencies. 
Responsible Departments: Parks and Recreation, Board of Supervisors 

3. Prior to the issuance of any building permit on parcels %outing the Stanislaus River, it shall be 
verified that the building site is outside of Army Corps of Engineers easements. 
Responsible Department: Building Inspection 

4. An inventory of recreational facilities shall be maintained for use in parks and recreation facilities 
planning. 
Responsible Department: Parks and Recreation 

Reserve, as open space, lands subject to natural disaster in order 
to minimize loss of life and prop* of residents of Stanislaus County. 

POLICY SMTEEN 

Discourage development on lands that are subject to flooding, landslide, faulting or any natural disaster to 
minimize loss of life and property. 

The project site does not include any of the lands identified in the policy. 

IMPLEMENTATION MEASURES 

1. Enforce the provisions of the Alquist-Priolo Earthquake Fault Zoning Act. 
Responsible Departments: Building Inspection, Planning Department, Planning Commission, 
Board of Supervisors 

2. Development will not be permitted in floodways unless it meets the requirements of Chapter 16.40 of 
the County Code and is approved by the State Reclamation Board. 
Responsible Depahen tc  Public Works, Planning Department, Planning commission, 
Board of Supervisors 

3. Development proposals in an area identified as having unstable soils @luff landslide areas in the 
foothills, etc.) shall include measures for mitigating possible hazards. 



Responsible Departments: Public Works, Building Inspection, Planning Department, Armvtrirg 
Commission, Board of Supervisors 

4. The County shall enforce the subdivision ordinance requirement for soils reports, which may be 
required to include a geologic report. 
Responsible Departmentc Public Works, Planning Commission, Board of Supervisors 

5 .  The County shall utilize the California Environmental Quality Act (CEQA) process to ensure that 
development does not occur that would be subject to natural disasters. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY SEVENTEEN 

Develop a plan to minimize the impads of a disaster. 

This policy does not apply to the project 

IMPLEMENTATION MEASURES 

1. The County Office of Emergency Services will continue to work with other jurisdictions to develop 
evacuation routes to be used in case of a disaster. Evacuation routes will serve all ofthe jurisdictions 
in the County. Plans for evacuation routes must be coordinated with the cities. 
Responsible Department: Emergency Services 

7 -. Tn case of a disaster, the  County will use the adopted emergency plan and the procedures established 
in that document. 
Responsible Departments: Emergency Services, Sheriff; Fire Safety, Board of Supervisors 

3. The County will provide information to anyone interested in forming a flood control district in 
Stanislaus County. 
Responsible Department: Public Works 

GOAL SIX 

Improve air quality. 

POLICY EIGHTEEN 

The County will promote effective communication, cooperation and wordination among agencies involved in 
developing and operating local and regional air quality programs. 

This policy & a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 

1. Refer discretionary projects under CEQA review to the San Joaquin Valley Unified Air Pollution 



Control District (SJWAPCD), neighboring jurisdictions and other affected agencies for review and 
comment. 
Responsible Department: Planning Department 

2. Work with other agencies in the San Joaquin Valley to establish coordinated air quality programs and 
implementation measures. 
Responsible Departments: Planning Deparhnent, Planning Commission, Board of Supervisors 

POLICY NINETEEN 

The County will strive to accurately determine and fairly mitigate the local and regional air quality impacts of 
proposed projects. 

This policy is a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 

1. Require all development proposals, where appropriate, to include reasonable air quality mitigation 
measures. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

2. Minimize case-by-case analysis of air quality impacts through the use of standard criteria for 
determining significant environmental effects, a uniform method of calculating project emissions, and 
standard mitigation methods to reduce air quality impacts. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY TWENTY 

The County shall strive to reduce motor vehicle emissions by reducing vehicle trips and vehicle miles traveled 
and increasing average vehicle ridership. 

This policy is a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 

1. Through strategies identified in the Circulation Element, ensure that circulation systems are designed 
and maintained to minimize traffic congestion and vehicle emissions. 
Responsible Departments: Public Works, PlanningDepartment, Planning Commisswn, Board of 
Supervisors 

2. Support a broad range of transportation modes, including public transit, bicycling and pedestrian 
travel, through the strategies identified in the Circulation Element. 
Responsible Departments: Public Works, Planning Department, Planning Commission, Board of 
Supervisors 

3. Help achieve a johsihousing balance by working with appropriate organizations to amact employers 
to Stanislaus County. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 



POLICY TWENTY-ONE 

The County will support efforts to increase public awareness of air quality problems and solutions. 

This policy is a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 

1. Support and participate in the air quality education programs of the SJVUAPCD to the greatest extent 
possible. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

2. Support education programs that increase public awareness of techniques to reduce fine particulate 
matter (PM-10) emissions. 
Responsible Departments: U. C. Cooperative Ex6ension, Agricultural Commissioner, Agricultural 
Advisory Board, Planning Department, Department ofEnvironmenta1 Resources, Public Health, 
Building Inspections, Board of Supervisors 

3. Work with the local building industry, utilities, and the SJVUAPCD to educate developers and 
builders on the benefits of energy-efficient designs and the use of low-emission equipment for new 
residential and commercial construction. 
Responsible Departments: Planning Department, Building Inspections 

I GOAL SEVEN 

Support efforts to minimize the disposal of solid waste through source reduction, reuse, recycling, 
composting and transformation activities. 

(Comment: As urbanization spreads and populations increase, more and more refuse is produced. Public 
Resources Code Section 41780 requires Stanislaus County to reduce solid waste disposal 25% by the year 
2000 through maximizing the use of all feasible source reduction, recycling and composting options. For 
wastes that cannot be feasibly reduced at their source, recycled, or composted, the practices of environmentally 
safe transformation or land disposal, or both, may be used. Baniers to siting such disposal facilities include 
environmental factors and costs.) 

POLICY TWENTY-Two 

The County will support the solid waste management hierarchy established by the California Public Resources 
Code, Section 4005 1, and actively promote the goals and objectives specified in the Countywide Integrated 
Waste Management Plan. 

This policy is a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 



1. Encourage and promote activities, projects, legislation, business and industries that cause solid waste 
to be reduced at the source, reused, recycled andlor composted. 
Responsible Departments: Planning Department, Environmental Resources, Planning 
Commission, Board of Supervisors, SCEDCO 

2. Complete and adopt the state-mandated Countywide Integrated Waste Management Plan by January 
31, 1996. 
Responsible Departments: Environmental Resources, Board of Supervisors 

3. Encourage the use of transformation facilities (such as waste-to-energy plants) as a component of the 
County's integrated waste management system. 
Responsible Departments: Planning Department, Environmental Resources, Planning 
Commission, Board of Supervisors 

4. Actively pursue the identification, siting, permitting and operation of additional landtill capacity to 
receive solid wastes that are not diverted from disposal and for the disposal of ash hmtransfomation 
facilities. 
Responsible DepartmenW Environmental Resources, Planning Department, Planning 
Commission, Board of Supervisors 

5 .  Encourage and promote activities, projects, legislation, businesses and industries that cause special 
wastes (e.g., food processing residue, demolition~construction waste, inert wastes, tires, de-watered 
sludge, household hazardous waste, etc.) to be safely diverted from landfills or transformation 
facilities, including composting and co-composting operations. 
Responsible Departments: Environmental Resources, Planning Department, Planning 
Commission, Board of Supervisors 

POLICY TWENTY-TBREE 

The County will protect existing solid waste management facilities, including the waste-to-energy plant and 
the Fink Road landfill, against encroachment by land uses that would adversely affect their operation or their 
ability to expand. 

This policy is a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 

1. Do not approve any discretionary projects within 1,000 feet of existing solid waste management 
facilities, includmg the Fink Road landfill and the waste-to-energy plant, unless such projects will 
have no adverse impact on those facilities or vice versa. 
Responsible Departments: Public Works, Environmental Resources, Planning Department, 
Planning Commission, Board of Supervisors 

2. Explore the possibiity of establishing an appropriate mechanism to preclude issuance of any building 
permits within 1,000 feet of solid waste management facilities, including the Fink Road landfi and 
the waste-to-energy plant. 
Responsible Departments: Public Works, County Counsel, Building Inspections, Board of 
Supervisors 



GOAL EIGHT 

Preserve areas of national, state, regional and local historical importance. 

POLICY TWENTY-FOUR 

The County will support the preservation of Stanislaus County's cultural legacy of historical and archeological 
resources for future generations. 

(Comment: Landmarks of historical consequence not only include old schoolhouses, and covered bridges, but 
also such sites as Native American burial grounds, cemeteries, pottery, rock carvings, and rock paintings. 
Normally, "sensitive" areas are often located near natural watercourses, springs or ponds, or on elevated 
ground. However, due to the silt build-up in the valley and the meandering of rivers, archaeological and 
historical sites may be found in unsuspected areas.) 

The site does not contain any known historical or archaeological resources. 

IMPLEMENTATION MEASURES 

1. The County shall continue to utilize the HS (Historical Site) zone in Knight's Feny and La Grange to 
proied Ahr, Lisioriia: ch-&tei of 'he -fIes, 
Responsibie Departments: Planning Departmen6 Planning Commission, Board ofSupervisors 

2. The County shall seek input from the Knight's Ferry Municipal Advisory Council concerning any 
development proposals in the HS zone in Knight's Feny. 
Responsible Departments: Planning Department, Historical Sub-committee of the Planning 
Commission, Planning Commission, Board of Supervisors 

3. The County shall work with the County Historical Society, and other organizations and interested 
individuals to study, identify and inventory archeological resources and historical sites, structures, 
buildings and objects. 
Responsible Department: Parks and Recreation 

4. The County will cooperate with the State Historical Preservation Officer to identify and nominate 
historical structures, objects, buildings and sites for inclusion under the Historical Preservation Act. 
Responsible Department: Parks and Recreation 

5. The County shall utilize the California Environmental Quality Act (CEQA) process to protect 
archaeological or historic resources. Most discretionary projects require review for compliance with 
CEQA. As part of this review, potential impacts must be identified and mitigated. 
Responsible Departments: Planning Department, Parks and Recreation, Planning Commission, 
Board of Supervisors 

6 .  The County shall make referrals to the Offlce of Historic Preservation and the Central California 
Information Center as required to meet CEQA requirements. 
Responsible Department: Planning Department 

7. The County will work with all interested individuals and organizations to protect and preserve the 
mining heritage of Stanislaus County. 



Responsible Department: Parks and Recreation 

POLICY TWENTY-FIVE 

"Qualified Historical Buildings" as defined by the State Building Code shall be preserved. 

The project site does not contain any historic buildings. 

IMPLEMENTATION MEASURES 

1. Whenever possible, the County Building Inspection Division shall utilize the provisions of the State 
Building Code that allow historical buildings to be restored without damaging the historical character 
of the building. 
Responsible Department: Building Inspection 

2.  The County shall continue to utilize the HS (Historical Site) zone in Knight's Feny and La Grange to 
protect the historical character of the communities. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

GOAL NINE 

Manage extractive mineral resources to ensure an adequate 
supply without degradation of the environment. 

POLICY TWENTY-SIX 

Surface mining in areas classified by the State Division of Mines and Geology as having significant deposits 
of extractive mineral resources shall be encouraged. 

Theproject site is not in an area identfied as potentially having sign$cant extractive resources. 

IMPLEMENTATION MEASURES 

1. The County shall encourage and support the State Division of Mines and Geology or other public or 
private organizations in designating the County's sand and gravel resources. 
Responsible Departments: Planning Department, Planning Commission, Board of Supewisors 

2. The County shall utilize the California Environmental Quality Act (CEQA) process to protect mineral 
resources as well as the environment. Most discretionary projects require review for compliance with 
CEQA. As a part of this review, environmental impacts and alternatives, must be identified and the 
manner for sucb significant effects to be avoided or mitigated must be indicated. The Legislature 
declares that in the event specific economic, social, or other conditions make infeasible such project 
alternatives or sucb mitigation measures, individual projects may be approved in spite of one or more 
significant effects. 
Responsible Departments: Planning Department, Planning Commission, Board of 
Supewisors. 



3. The County shall adopt the Mineral Resources land use designation for those areas designated by the 
state as sigruficant deposits of mineral resources at such time as the State Division of Mines and 
Geology completes the countywide mineral resources designation process under the Surface M i g  
and Reclamation Act (SMARA). 
Responsible Departments Planning Department, Planning Commission, Board ofSupervisors 

4. The County shall consider adopting the Mineral Resources land use designation for those areas 
identified as significant deposits of mineral resources in the 1993 Mineral Land Classification of 
Stanislaus County prepared by the State Division of Mines and Geology. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY TWENTY-SEVEN 

The County shall emphasize the conservation and development of lands having significant deposits of 
extractive mineral resources by not permitting uses that threaten the potential to extract the minerals. 

The project site is not located in an area identified aspotentially containing signifcant &active mineral 
resources. 

IMPLEMENTATION MEASURES 

1. Requests for conversion of lands with significant deposits of extractive mineral resources (e.g., sand 
and gravel) to urban uses shall not be approved unless provisions are made for extraction prior to 
development. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

2. Any approval of potentially incompatible land uses in and surrounding areas containing significant 
deposits of extractive mineral resources shall include conditions mitigating the significant land use 
contlicts. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

3. The classification maps and mineral information contained in the Mmeral Land Classification of 
Stanislaus County, California (Special Report 1731, together with Public Resources Code Section 
2710 (SMARA) and state policy, are hereby incorporated in this General Plan by reference. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY TWENTY-EIGHT 

Lands used for the extraction of mineral resources shall be reclaimed as required by the Surface Mining and 
Reclamation Act of 1975 to minimize undesirable impacts. 

Theproject does notpropose the extraction of any mineral resources, so reclamation is not required. 

IMPLEMENTATION MEASURES 

1. Approval of any excavation permits shall include requirements for reclamation of the land consistent 
with the land use designation. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

2.  Mineral excavation on productive agricultural land should have a reclamation plan that retains or 



restores a maximum amount of agricultural or open space land. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

GOAL TEN 

Protect fish and wildlrfe species of the County. 

POLICY TWENTY-NINE 

Adequate water flows should be maintained in the County's rivers to allow salmon migration. 

Theproject will not affect riverflows 

IMPLEMENTATION MEASURE 

1. The County should continue to lobby the federal government to provide adequate water flow in the 
County's rivers to allow &on migration. 
Responsible Department: Board of Supervisors 

Habitats of rare and endangered fish and wildlife species shall be protected. Information on rare and 
endangered species and habitats is constantly being updated in response to a 1982 state law by the California 
State Department of Fish and Game through various sources which include the Stanislaus Audubon Society, 
Califomia Native Plant Society, and the Sierra Club. 

The project site i.~ not known to contain habitat for rare of endangeredfish or wildlge species. 

WlPLEMENTATION MEASURES 

1. The County shall utilize the California Environmental Quality Act (CEQA) process to um~tk& 
development does not occur that would be detrimental to fish, plant life, or wildlife species. 

Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

2. The County shall maintain information regarding fish and wildlife habitats and rare and endangered 
flora and fauna species. 
Responsible Department: Planning Department 

3. The County shall protect sensitive wildlife habitat and plant life through the strategies identified under 
Policy Three of tbis element. 
Responsible Departments.. Planning Department, Planning Commisswn, Board of Supervisors 



GOAL ELEVEN 

Conserve resources through promotion of waste reduction, reuse, recycling, composting, ride-share 
p r o m s  and alternative energy sources such as mini-hydroelectric plants, gas and oil exploration, 

and transformation facilities such as waste-to-energy plants. 

POLICY m T Y - O N E  

The County shall provide zoning mechanisms for locating material recovery facilities, recycling facilities, 
composting facilities, and new energy producem when the proposed location does not conflict with 
surrounding land uses. 

Thepolicy does not apply 

IMPLEMENTATION MEASURES 

1. The County shall include provisions in its zoning ordinance for siting material-recovery facilities, 
recycling facilities, composting facilities, mini-hydroelectric plants and transformation facilities by 
June 30, 1997. 
Responsible Departments: Planning Department, Environmental Resources, Planning 
C~I.~?%S%PC UR~srd 0,f S::pnrr'%e-n 

2.  The County shall actively pursue and implement projects, plans and programs that will eE&& 
protect and conserve existing and future landfill capacity. 
Responsible Departments: Environmental Resources, Board of Supervisors 

POLICY TEURTY-TWO 

New construction by the County shall meet or exceed code requirements for energy conservation. 

The project, at construction, will meet current building code requiremen& for energv conse1vation. 

IMPLEMENTATION MEASURES 

1. New County facilities should be designed to maximize energy efficiency. 
Responsible Departnzents: County Executive Office, Building Inspection Division 

2. Existing County facilities should be made to maximize energy efficiency where it is found to be 
ecouomically reasonable. 
Responsible Deparmtents: County Executive Office, Building Inspection Division 



SAFETY ELEMENT 

GOALS, POLICIES AND IMPLEMENTATION MEASURES 

GOAL ONE 

Prevent loss of life and reduce property damage 
as a result of natural disasters. 

(Comment: Stanislaus County is prone to a variety of natural disasters. With several rivers traversing the 
County, flooding is a concern. Although there are no major faults in the valley portion of Stanislaus County, 
some faults do exist in the foothills on the eastern and western edges of the County. Earthquakes could occur 
that would cause severe damage in portions of the County.) 

POLICY ONE 

The County wiIl adopt (and implement as necessary) plans to minimize the impacts of a natural disaster. 

Thispolicy is a County requirement, and does not appip to theproject. 

IMPLEMENTATION MEASURES 

1. The County Office of Emergency Services will continue to work with other jurisdictions to develop 
evacuation routes to be used in case of a disaster, including dam failure. Evacuation routes will serve 
all of the jurisdictions in the County; therefore plans for evacuation routes must be coordinated with 
these cities. 
Responsible Department: Emergency Serviccs 

2. The County will follow the policies included in the adopted emergency plan. New development shall 
not conflict with policies included in that document. 
Responsible Department: Emergency Services 

3. The County will make information available to landowners in areas subject to flooding to help them 
form a flood control district. 
Responsible Department: Public Works 

4. Development, except that which is consistent with the County General Plan at the time the Patterson 
Agreement is executed, in the area known as the Sperry Avenue Corridor, shall be required to 
participate in the solution of the Salado Creek flooding problem. 
Responsible Deparbnents: Planning Department, Planning Commission, Board of Supervisors 

5 .  In the event of a major wildfire threatening the towns of Knight's Feny or La Grange, the Sheriff, 
Emergency Services and Fire Safety Departments may mandate and coordinate evacuation of those 
towns. 



Responsible Departntents.. Shertz Fire Safety, Emergency Services 



POLICY TWO 

Development should not be allowed in areas that are within the designated floodway. 

(Comment: The Federal Emergency Management Agency (FEMA) has developed floodway maps which 
identify areas prone to flooding.) 

The project site is not located within a designatedfloodway. 

IMPLEMENTATION MEASURES 

1. Development within the 100-year flood boundary shall meet the requirements of Chapter 16.40 
(Flood Damage Protection) of the County Code and within the designated floodway shall obtain 
Reclamation Board approval. 
Responsible Departments: Public Works, Planning Commission, Board of Supervisors 

2. The County shall utiliue the California Environmental Quality Act (CEQA) process to ensure that 
development does not occur that would be especially susceptible to flooding. Most discretionary 
projects require review for compliance with CEQA. As part of this review, potential impacts must be 
identified and mitigated. 
Responsible Departments: Planning Department, Public Works, Planning Commission, Board of 
Supervisors 

POLICY THREE 

Development should not be allowed in areas that are particularly susceptible to seismic hazard. 

The project site is not in an area particularly susceptible to seismic hazard. 

IMPLEMENTATION MEASURES 

1. The County shall enforce the Alquist-Priolo Earthquake Fault Zoning Act. 
Responsible Departments: Building Inspections, Planning Department, Planning Commission, 
Board of Supervisors 

2. Development in areas of geologic hazard shall be considered for approval only where the 
development includes an acceptable evacuation route. 
Responsible Departments: Shenyf; Fire Safe@, Emergency Services, Public Works, Planning 
Department, Planning Commission, Board of Supervisors 

3. Development proposals adjacent to reservoirs shall include evaluations of the potential impacts kom a 
seismically induced seiche. 
Responsible Departments: Planning Department, Parks and Recreation, Planning Commission, 
Board of Supervisors 

4. The routes of new public roads in areas subject to significant seismic hazard shall be designed to 
minimize seismic risk. 
Responsible Departments: Public Works, Planning Commission, Board of Supervisors 



5. Where it is found that right-of-way widths greater than those specified in the Circulation Element are 
necessary to provide added safety in geologically unstable areas, additional width shall be required. 
Responsible Departments: Public Works, Planning Department, Planning Commission, Board of 
Supervisors 

POLICY FOUR 

Development west of 1-5 in areas susceptible to landslides (as identified in this element) shall be permitted 
only when a geological report is presented with (a) documented evidence that no such potential exists on the 
site, or @) identifying the extent of the problem and the mitigation measures necessary to c o r n  the identified 
problem. 

The project site is not located west of 1-5. 

IMPLEMENTATION MEASURES 

1. The County shall utilize the California Environmental Quality Act (CEQA) process to ensure that 
development does not occur that would be especially susceptible to landslide. Most discretionary 
projects require review for compliance with CEQA. As part of this review, potential impacts must be 
identified and mitigated or a statement of overriding concems adopted. 
Responsible Departments: Planning Department, PIanning Commission, Board of Supervisors 

2. Development west of 1-5 shall include a geological report unless the Chief Building Official and 
Planning Director are satisfied that no need for the study is present. 
Responsible Departments: Planning Department, Building Inspections 

3. The routes of new public mads in areas subject to landslides shall be designed to minimize landslide 
risks. 
Responsible Departments: Public Works, Planning Commission, Board of Supervisors 

POLICY FIVE 

Stanislaus County shall support efforts to identify and rehabilitate structures that are not earthquake resistant 

Thispolicy is a County requirement, and does not apply to theproject. 

IMPLEMENTATION MEASURE 

1. The County shall take advantage of programs that would provide funds to identify and rehabilitate 
structures that do not currently meet building standard minimums for earthquake resistance. 
Responsible Department: Building Inspections 



GOAL TWO 

Minimize the effects of hazardous con&tions that 
might cause loss of life and property. 

POLICY SIX 

AU new development shall be designed to reduce safety and health hazards. 

The project will be designed consistent with current code. relating to safety and hazards. 

IMPLEMENTATION MEASURES 

1. Review development proposals and require redesign when necessary to ensure that buildings are 
designed and sited to minimize crime and assure adequate access for emergency vehicles. 
Responsible Departments: Sherifi Fire Safety 

2. Fencing shall be required between canals and new urban development when recommended by an 
irrigation district. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

3. Development siandards shdi~ be imposed io provide s 'wi  iigiiimg, siom &ahage, si'oatiks, fire 
walls. 
Responsible Deparhnents: Public Works, Planning Department, Fire Safety, Planning 
Commission, Board of Supervisors 

4. All building permits shall be reviewed to ensure compliance with the Uniform Building Code. 
Responsible Deparbnentsr Building Inspections 

POLICY SEVEN 

Adequate h and sheriff protection shall be provided 

Theproject lies within afLlly staffedfire district. Sherzrprotection is currentlyprovided to theproject site, 
and is adequate. 

IMPLEMENTATION MEASURES 

1. The County shall continue to implement the h d i n g  strategies identified under Policy Twenty-Two of 
the Land Use Element. 
Responsible Departments: Building Inspection, Board of Supervisors 

2. All discretionary projects in the County shall be referred to the Fire Safety Deparhnent and to the 
appropriate fire district for comment. The comments of these agencies will be used to condition or 
recommend modiications of the project as it relates to fire safety and rescue issues. 
Responsible Departments: Planning Department, Fire Safety 



3. The County Fire Safety Department shall work with the California Department of Forestry and Fire 
Protection and with local fire districts to minimize the danger &om wild&. 
Responsible Department: Fire Safety 

4. Discretionary projects outside of fire districts shall be considered for approval only when they are 
found to include adequate fire protection. 
Responsible Departments: Fire Safety, Planning Department, Planning Commission, Board of 
Supervisors 

5.  New development, other than agricultural, shall have adequate water to meet the fire flow standards 
established in Appendix 5-A. 
Responsible Departments: Fire Safety, Planning Department, Planning Commission, Board of 
Supervisors 

6 .  All discretionary projects shall be referred lo the Sheriffs Department for comment. Comments h m  
the Sheriff will be used to either condition or modify the project. 
Responsible Departments: Sherifi Planning Department, Planning Commission, Board of 
Supervisors 

7. All building permits and discretionary projects within the State Responsibility Areas, as identified by 
the California Department of Forestry and F i e  Protection, shall meet the minimum development 
standards included in Article 1-5, Subchapter 2 SRA Fire Safe Regulations, Chapter 7 - Fire 
Protection, Division 1.5 - Department of Forestry, Title 14 - Natural Resources, or more stringent 
specific standards as  may be adopted by the Board of Supervisors for this County. 
Responsible Departments: BuildingInspection, Public Works, PlanningDepartment, Fire Safety, 
Planning Commission, Board oj-Supervisors 

8. All discretionary projects shall be referred to the Regional Emergency Medical Services Office for 
comments related to ambulance service. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY EIGHT 

Roads shall be maintained for the safety of travelers. 

Roads will be developed consistent with County and State standards. 

IMFLEMENTATION MEASURES 

1. New urban development shall provide street lighting, storm drainage, setbacks, fire walls, and other 
safety features as the specific case may require. 
Responsible Departments: Public Works, Fire Safcty, Planning Commission, Board of Supervisors 

2. New development shall conform to the standards in the County Specifications and Improvement 
Standards for maintenance and improvement of roads. 
Responsible Departments: Public Works, Planning Commission, Board ofsupervisors 

3. The Sheriffs Department shall enforce California Vehicle Code Section 231 14 related to material 
falling h m  overloaded trucks carrying sand, gravel and other materials. 
Responsible Department: Shercys Department 



4. Private access roads in the State Responsibiity Areas, as designated by the California Department of 
Forestry and Fire Protection, shall be designed to meet state-mandated standards for such roads. 
Responsible Departments: Fire S a f e ,  Planning Department, Planning Commission, Board of 
Supervisors 

5 .  Private access roads in agricultural parcel maps sbould not include "dead ends" longer than one mile. 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY NINE 

The County shall support the formation of improvement d id ids  (including flood control districts) to eliminate 
safety hazards. 

No improvement districts are needed aspart of theproject. 

IMPLEMENTATION MEASURES 

1. Fire Districts, Sheriffs Department, etc. should be encouraged to request that the Board of Supervisors 
impose development fees to help support their services. Such requests shall be accompanied by 
supporting documentation. 
Responsible Departments: Fire Safety, Sher~fJ County Execufive O f f ~ e ,  Board of Supervisors 

2. The County will work with the Fire Safety Department, the State Department of Forestry and F i e  
Protection and local fire. districts to ensure that adequate fire suppression measures are provided in 
areas without access to a public water system. These measures may include restrictions on building 
materials as well as the provision of adequate access and appropriate facilities for suppressing a fire. 
Responsible Departments: Fire Safety, Building Inspections, Board of Supervisors 

POLICY TEN 

The County shall limit the siting of air strips. 

Theprojecf does not include an airstrip. As such, thispolicy is a County requirement, and does not apply to 
the project. 

WIPLEMENTATION MEASURE 

1. The County policy regarding the siting of air strips shall be enforced. (See Appendix 5-B) 
Responsible Departments: Planning Department, Planning Commission, Board of Supervisors 

POLICY ELEVEN 

Restrict large communications antennas within the agricultural area with respect to maximum height, markings 
(lights) and location to provide maximum safety levels. 

The project does not include any large communications antennas. 



IMPLEMENTATION MEASURES 

1. An amendment to the A-2 (General Agriculture) zoning districts will be processed by June 30,1995 
to require that, before communication towers are approved, a finding must be made that measures 
have been taken to minimize the effect of the tower on crop dusting activities. (On September 19, 
1995, the Board of Supervisors approved an amendment to the zoning ordinance establishing siting 
standards for communication towers in all zoning districts.) 
Responsible Departments: Planning Department, Planning Commrkswn, Board of Supervisors 

2. Use permit applications for communication towers in the A-2 (General Agriculture) zone district shall 
be referred to the crop dusting companies which typically senrice the area of the proposed tower for 
notice and comment. 
Responsible Departmenr Planning Department 

POLICY TWELVE 

The Airport Land Use Commission Plan and County Airport Regulations (Chapter 17 of the County Code) 
shall be updated as necessary, maintained and enforced. 

This policy is a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 

1. Development within areas protected by the Auport Land Use Commission Plan shall only be 
approved if they meet the requirements of the Plan. 
n"esponsaieDeParimen&~ pi=nning,Aipp"riiurtd ;rse c"niiiikrh", c"mm&-shii, Soard 
of Supervisors 

2. The Airport Land Use Plan shall be updated to conform to current state law when funds are budgeted 
for the project. 
Responsible Departments: Planning Department, Airport Land Use Planning Commission 

3. All amendments to a land use designation, zoning district, or zoning regulation affecting land within 
the Airport Land Use Plan boundary shall be referred to the Airport Land Use Commission for 
comment. If that commission recommends denial, the Board of Supervisors may overrule that 
recommendation only by a two-thirds majority vote. 
Responsible Departments: Planning Department, Airport Land Use Commission, Board of 
Supervisors 

4. The height and exterior materials of new structures in the Airport Zone of the Modesto, Oakdale, 
Patterson or Turlock airports as defined in the Stanislaus County Airport Regulations, shall be 
reviewed to determine whether they conform to  those regulations. 
Responsible Departments: Planning Department, Board of Supervisors 

POLICY THIRTEEN 

The Department of Environmental Resources shall continue to coordinate efforts to identify locations of 
hazardous materials and prepare and implement plans for management of spilled hazardous materials as 
required. 



This policy is a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 

1. The County will continue to provide planning efforts to locate and minimize the effects of hazardous 
materials through the County's adopted emergency plan. 
Responsible Department: Environmental Resources 

2. The County has prepared a Hazardous Waste Management Plan which is the guideline for managing 
hazardous waste in this County. The goals, objectives, conclusions, recommendations and 
implementation measures of that plan are hereby incorporated as a part of the Safety Element, along 
with any modiications which may result from state review of the Hazardous Waste Management 
Plan. 
Responsible Departments: Board of Supervisors, Environmentel Resources 

3. The Area Plan for Emergency Response to Hazardous Substance Release, required by the California 
Health and Safety Code, will be incorporated as part of the Safety Element when that plan is adopted. 
Responsible Departments: Environmental Resources, Fire Safety, Sheriff; Emergency Services 

POLICY FOURTEEN 

The County will continue to enforce state-mandated stictural Health and Safety Codes, including but not 
limited to the Uniform Building Code, the Uniform Housing Code, the Uniform Fire Code, the Uniform 
Plumbing Code, the National Electric Code, and Title 24. 

(Coniient: The Uniform Building Code includes provisions for safe construction under the in& current 
standards. The Uniform Housing Code provides for upgrading of existing dwellings to eliminate health and 
safety problems without requiring upgrading of non-hazardous conditions.) 

This policy is a County requirement, and does not appIy to the project 

JMPLEMENTATION MEASURES 

1. All building permits shall be reviewed to ensure compliance with the Uniform Building Code. 
Responsible Department: Building Inspections 

2. All complaints of substandard dwellings shall be acted upon to ensure compliance with the Uniform 
Housing Code. 
Responsible Departments: Building Inspections, Environmental Resources 

3. The Uniform Fire Code shall be followed in inspections and maintenance of structures regulated 
under that code. 
Responsible Department: Fire Safety 



POLICY RFTEEN 

The County will support the Federal Emergency Management Agency (FEMA) Flood Insurance Program so 
that residents who qualify may purchase such protection. 

(Comment: If Stanislaus County adopts a flood hazard reduction ordinance that meets FEMA standards, 
property owners whose property is located within certain areas identified by FEMA as flood hazard areas may 
purchase insurance against flood damage. Chapter 16.40 of the Stanislaus County Code meets the FEMA 
standards.) 

Thispolicy is a County requirement, and does not apply to theproject. 

IMPLEMENTATION MEASURE 

1. Stanislaus County will maintain and enforce Chapter 16.40 (Flood Damage Protection) ofthe County 
Code to meet FEMA standards. 
Responsible Departments: Public Works, Board of Supervisors 



NOISE ELEMENT 

GOALS, POLICIES AND IMPLEMENTATION MEASURES 

POLICY ONE 

GOAL ONE 

Prevent the encroachment of incompatible land uses near known noise producing industries, railroads, 
airports and other sources to protect the economic base of the County. 

It is the policy of Stanislaus County to utilize the noise exposure information contained within the General 
Plan to identify existing and potential noise codicts through the Land Use Planning and Project Review 
processes. 

- 

The project is located adjacent to major roadways, which generate noise, but the project does not include 
residential uses. The usesproposed are not sensitive to r o a h y  noise, so theproject will not be impacted by 
the adjacent roadways. 

1. Areas within Stanislaus County shall be designated as noise-impacted if exposed to existing or 
projected future noise levels exterior to buildings exceeding the standards in Figure 3 or the 
performance standards described by Table 4. Maps showing existing and projected future noise 
exposures exceeding 60 I.& or CNEL for the major noise sources are depicted in Figure 1, Table 1, 
and are included in Appendix A and B of the Technical Reference Document (2004). 
Responsible Departments: Environmental Resources, Planning Department, Planning 
Commisswn, Board of Supervisors 

GOAL TWO 

Protect the citizens of Stanislaus County from the harmful effects of exposure to excessive noise. 

POLICY TWO 

It is the policy of Stanislaus County to develop and implement effective measures to abate and avoid excessive 
noise exposure in the unincorporated areas of the County by requiring that effective noise mitigation measures 
be incorporated into the design of new noise generating and new noise sensitive land uses. 

Theproject is located adjacent to major roadways, which generate noise, but theproject does not include 



residential uses. The usesproposed are not sensitive to roadway noise, so theproject will not be impacted by 
the adjacent roadways. 

IMPLEMENTATION MEASURES 

1. New Development of noise-sensitive land uses will not be permitted in noise-impacted areas unless 
effective mitigation measures are incorporated into the project design to reduce noise levels to the 
following levels: 

a) For transportation noise sources such as traffic on public roadways, railroads, and airports, 60 
h ( o r  CNEL) or less in outdoor activity areas of single family residences, 65 Ldn(or CNEL) or 
less in community outdoor space for multi-family residences, and 45 Ldn(or CNEL) or less 
within noise sensitive interior spaces. Where it is not possible to reduce exterior noise due to 
these sources to the prescribed level using a practical application of the best available noise- 
reduction technology, an exterior noise level of up to 65 Ldn (or CNEL) with the windows and 
doors closed in residential uses. 

b) For other noise sources such as local industries or other stationary noise sources, noise levels 
shall not exceed the performance standards contained within Table 4. 

Responsible Departmentr: Environmentnl Resources, Planning Department, Building Inspections, 
Planning Commission, Board of Supervisors 

2. New development of industrial, commercial or other noise generating land uses will not be permitted 
if resulting noise levels will exceed 60 Ldn (or CNEL) in noise-sensitive areas. Additionally, the 
development of new noise-generating land uses which are not preempted from local noise regulation 
will not be permitted if resulting noise levels will exceed the performance standards contained within 
Table 4 in areas containing residential or other noise sensitive land uses. 
Responsible Departments: Environmental Resources, Planning Department, Planning 
Commission, Board of Supervisors 

TABLE 4 

MAWMZTM ALLOWABLE NOISE EXPOSURE - STATIONARY NOISE SOURCES' 

I Daytime I Nighttime 
7 a.m. to 10 p.m. 10 p.m. to 7 a.m. I 

Each of the noise level standards specified in Table 4 shall be reduced by five (5) dBA for pure tone 
noises, noise consisting primarily of speech or music, or for recurring impulsive noises. The standards in 
Table 4 should be applied at a residential or other noise-sensitive land use and not on the property of a 
noise-generating land use. Where measured ambient noise levels exceed the standards, the standards shall 
be increased to the ambient levels. 

Hourly Lq, dBA 

Maximum level, dBA 

'AS d e e d  at the propaty line of the receiving land use. When detamioing the effedvmas of noise mitigation rneasrms, the standards may be 

55  

75  

45 

65 



applied on the receptar side of noise barrim or ofha p m p Q  line noise mitigation meanues. 
3. Prior to the approval of a proposed development of noise-sensitive land uses in a noise impacted area, 
or the development of industrial, commercial or other noise generating land use in an area containing noise- 
sensitive land uses, an acoustical analysis shall be required. Where required, an acoustical analysis shall: 

a) Be the responsibility of the applicant. 
b) Be prepared by a qualiied acoustical consultant experienced in the fields of environmental 

noise assessment and architectural acoustics. 
c) Include representative noise level measurements with sufficient sampling periods and locations 

to adequately describe local conditions. 
d) Include estimated noise levels in terms of Ldn (or CNEL) and the standards of Table 4 (if 

applicable) for existing and projected future (10 - 20 years hence) conditions, with a comparison 
made to the adopted policies of the Noise Element. 

e) Include recommendations for appropriate mitigation to achieve compliance with the adopted 
policies and standards of the Noise Element. 

f) Include estimates of noise exposure after the prescribed mitigation measures have been 
implemented. If compliance with the adopted standards and policies of theNoise Element will 
not be achieved, a rationale for acceptance of the project must be provided. 

Responsible Departments: PhningDeparhnznt, EnvironmentalResources, Planning Commission, 
Board of Supervisors 

4. Projects which through the CEQA review process require an acoustical analysis shall include a 
monitoring program to specifically implement the recommended mitigation to noise impacts associated 
with the project. 
Responsible Departments.- PIanningDeparbnent, EnvironmentalResources, Planning Commisswn, 
UPOS~Z ~ f S ~ p e i v & ~ i s  

5. Noise level criteria applied to land uses other than noise sensitive uses shall be consistent with the 
recommendations of Figure 3: Land Use Compatibility for Community Noise Environments. 
Responsible Departments: Planning Department, EnvironmentalResources, Planning Commission, 
Board of Supervisors 

6. Stanislaus County shall enforce Sound Transmission Control Standards in the 1998 California Building 
Code, Appendix Chapter 12, Section 1208, and Chapter 35 of the Uniform Building Code concerning 
the construction of new multiple-occupancy dwellings such as hotels, apartments, and condominiums in 
areas where the existing or projected future noise environment exceeds 60 Ldn or CNEL. 
Responsible Department: Building Inspection 

7. Replacement of noise-sensitive land uses located in noise-impacted areas which are destroyed in a 
disaster shall not be considered in conflict with this element if replacement occurs within one year. 
Responsible Departmentc Building Inspections, Planning Department, EnvironmentalResources 

POLICY THREE 

It is the objective of Stanislaus County to protect areas of the County where noise-sensitive land uses are 
located. 

The project is not considered a noise sensitive land use. 



IMPLEMENTATION MEASURES 

1. Require the evaluation of mitigation measures for projects that would cause the Ldn at noise-sensitive 
uses to increase by 3 dBA or more and exceed the "normally acceptable." or cause new noise levels to 
exceed the noise ordinance limits (after adoption). 
Responsible Departments: EnvironmentolResources, Planning Department, Planning Commission, 
Board of Supervisors 

2. In conjunction with or subsequent to a comprehensive update of the Noise Element, the County shall 
consider writing a community noise control ordinance based on the noise exposure information 
included in the research for the Noise Element. The "Model Community Noise Control Ordinance" 
prepared by the State Office of Noise Control should be considered for a guideline. 
Responsible Departments: EnvironmentnlResources, Planning Department, Planning Commhion, 
Board of Supervisors 

3. New equipment and vehicles purchased by Stanislaus County shall comply with noise level 
performance standards of the industry and be kept in proper working order to reduce noise impacts. 
Responsible Department: County Executive Ofice 

4. Stanislaus County should encourage the California Highway Patrol and local law enforcement officers 
to actively enforce existing sections of the California Vehicle Code relating to adequate vehicle 
mufflers3, modified exhaust systems, and vehicle stereo systems . 
Responsible Department: Board of Supervisors 

POLICY FOUR 

It is the objective of Stanislaus County to ensure that the Noise Element is consistent with and does not 
codict with other elements of the Stanislaus County General Plan. 

This policy is a County requirement, and does not apply to the project. 

IMPLEMENTATION MEASURES 

1. The Noise Element shall be reviewed and updated as necessary to remain consistent with the LandUse 
and Circulation Elements of the General Plan. 
Responsible Depariments: Planning Department, Department of Environmental Resources, 
Planning Commission, Board of Supervisors 

2. The Land Use and Circulation Elements of the General Plan shall be continually reviewed to ensure 
consistency with the findings and policies of the Noise Element as they relate to the prevention of future 
noise conflicts. 
Responsible Department: Planning Department 

'~ection 27150 of the California Motor Vehicle Code discusses the control af  excessive exhaust noise. 

Section 27007 of the California Motor Vehicle Code prohibits q E e d  sound which can be he& 50 or more feet imm a vehicle. 



D A E  June 26*, 2008 

EXHIBIT I 



ORDINANCE NO. C.S. 1033 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP NO. 9-1 10.987 FOR THE PURPOSE OF REZONING 
45+/- ACRES FROM A-2-40 (GENERAL AGRICULTURE) TO PD (PLANNED DEVELOPMENT) TO ALLOW A 
DEVELOPMENT PLAN FOR THE FRUIT YARD WHICH WOULD INCLUDE A 9,000 SQUARE FOOT 
BANQUET FACILITY, RELOCATION OF THE EXISTING FUELING FACILITIES, CONSTRUCTION OF A 3,000 
SQUARE FOOT RETAIL SHELL BUILDING, A 322 SPACE RVIBOAT STORAGE, A 66 SPACE TRAVEL 
TRAILER PARK, A NEW FACILITY FOR FRUIT PACKING, AND A 2.00 ACRE SITE FOR RETAIL TRACTOR 
SALES. OUTDOOR EVENTS AND ENTERTAINMENT ARE PROPOSED TO BE HELD ON THE PARK SITE. 
THE PROJECT IS LOCATED AT 7948 YOSEMITE BOULEVARDEIIGHWAY 132 EAST OF THE COMMUNITY 
OF EMPIRE AND WEST OF THE CITY OF WATERFORD. APN: 009-027-004 

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

Section 1. Sectional District Map No. 9-1 10.987 is adopted for the purpose of designating and indicating the 
location and boundaries of a District, such map to appear as follows: 

(Insert Map Here) 

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

Upon motion of Supervisor O'Brien, seconded by Supervisor DeMartini, the foregoing ordinance was passed and 
adopted at a regular meeting of the Board of Supervisors of the County of Stanislaus, State of California, this 19th day of 
August, 2008, by the following called vote: 

AYES: Supervisors: O'Brien, Grover, Monteith and DeMartini 

NOES: Supervisors: Chairman Mayfield 

ABSENT: Supervisors: None 

ABSTAINING: Supervisors: None 

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

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

BY: 
Elizabeth A. King, Assistant Clerk of the Board 
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DECLARATION OF PUBLICATION 
(C.C.P. S2015.5) 

COUNTY OF STANISLAUS 
STATE OF CALIFORNIA 

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

AUGUST 26, 2008 

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

The Board of Supemison of the counb 
Of Stanislaus. State of California, ocdains 
as follows: 

Section 1. Sectbnal Dlrtnct Map NO. 
9110.987 is adopted for the purpose of 
designating and indicating the location 
and boundenes of a District, such map to 
appear as follows: 
-. ~ ~ ~ ~ a ~ ~ e ! s ~ ~ w ~ u a p ~ ~ ~ ~ ~ ~ , ~  
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