
THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
ACTION AGENDA SUMMARY 

DEPT: Planning and Community Development Af 

Urgent 0 Routine [!] 
CEO Concurs with Recommendation YES D NO D 

(Information Attached) 

SUBJECT: 

BOARD AGENDA# 9:05a.m. -------------------
AGENDA DATE July 29· 2014 

4/5 Vote Required YES D NO [!] 

Public Hearing to Consider Planning Commission's Recommendation for Approval of Rezone 
Application No. PLN2013-0103, Dollar General, a Request to Rezone a 1.75 Acre Parcel to Allow 
Construction of a Dollar Gen~ral Retail Store on the Southwest Side of Fresno Avenue, in the Denair 
Area; and, a Negative Declaration 

STAFF AND PLANNING COMMISSION RECOMMENDATIONS: 

1. Conduct a public hearing to consider the Planning Commission's recommendation for approval of 
Rezone Application No. PLN2013-01 03- Dollar General, a request to rezone a 1. 75 acre parcel 
from expired P-D (314) to a new P-D to construct a 9,100 square foot Dollar General retail store, 
parking lot, and road frontage improvements, located on the southwest side of Fresno Avenue, 
south of Main Street, north of Village Avenue, in the Denair area. 

(Continued on page 2) 

FISCAL IMPACT: r 
There are no fiscal impacts associated with this project. In accordance with the adopted Department of 
Planning and Community Development Fee Schedule, this project is subject to payment of the 'actual 
cost' for process. All costs associated with this project have been paid and approval of this project will 
have no impact on the County's General Fund. 

BOARD ACTION AS FOLLOWS: 

No. 2014-407 

On motion of Supervisor _G~~_s_? _______________________ . , Seconded by Supervisor_ MR.llteHh __________ - _____ _ 
and approved by the following vote, 
Ayes: Supervisors:_C!ll~~;a,_ Witllr.P.w,JVI.PJlJe!tb .. 9Il~tCbS~lr_llJ~D-Qe..M9rti1JL ____________ - ___ -------------------------
Noes: Supervisors: ______________ ~911~---------------------------------------------------------------------
Excused or Absent: Supervisors:_ .f:t~ILe_n __________________________________________________________________ _ 
Abstaining: Supervisot: _________ -~QD~- ___________________________________________ ------------------------

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

INTRODUCED. ADOPTED AND WAIVED THE FIRST READING OF ORDINANCE C.S. 1153 FOR 
REZONE APPLICATION PLN2013-0103. 

~~~ 
ATTEST: CHRISTINE FERRARO TALLMAN, Clerk File No. ORD-55-S-13 
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STAFF AND PLANNING COMMISSION RECOMMENDATIONS: (Continued) 

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

3. Order the filing of a Notice of Determination with the Stanislaus County Clerk
Recorder's Office pursuant to Public Resources Code Section 21152 and CEQA 
Guidelines Section 15075. 

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

5. Find that the project will increase activities in and around the project area, and 
increase demands for roads and services, thereby requiring dedication and 
improvements. 

6. Approve Rezone Application No. PLN2013-01 03, Dollar General, subject to the 
Development Standards as recommended by the Planning Commission. 

7. Introduce, waive the reading and adopt an ordinance for the approved Rezone 
Application No. PLN2013-01 03, Dollar General. 

DISCUSSION: 

This is a request to rezone expired P-D (314) to a new Planned Development to permit 
the construction of a one story, 9,1 00 square foot building for a Dollar General retail 
store on a 1 . 75 acre parcel. The site will be improved with a 36 space parking lot, a 
truck receiving and unloading area, sidewalks, and associated utilities. An eight foot 
high masonry wall will be installed along the western and southern property lines. A 
landscaped storm drainage retention basin will be installed within the front yard setback 
and a second storm drainage basin will be installed along the rear of the property. The 
building is a pre-engineered metal structure with a stucco and brick fascia on a portion 
of the north and west sides. The remainder of the north and west building walls, along 
with the south and east walls, will be metal. The building will have signage on the north 
and west sides along with a twenty foot tall freestanding pole sign. A masonry trash 
enclosure and heating ventilation air conditioning units will be located at the rear of the 
site. 

The proposed retail store will operate 8:00 a.m. to 9:00 p.m., seven days a week. 
Products sold include general merchandise at a ratio of 30% frozen food and 70% pre
packaged foods and household items. There will be no fresh produce or meat sold at 
this location. The store proposes to employ up to 14 positions, of which, 5 to 6 will be 
full time. 
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The new P-D zoning will permit uses consistent with the H-1 (Highway Frontage) zoning 
district. The property was previously rezoned from H-1 to permit a lumber yard that was 
never developed. The P-D zoning was needed to allow for outdoor storage. 

The project site is located on the southwest side of Fresno Avenue, south of Main Street 
and north of Village Avenue, in the community of Denair and is currently vacant and 
unimproved. (See Exhibit B- Maps). Surrounding land uses consist of a Quik Stop 
store and gas station to the north, commercial type uses, including Denair Market, to the 
northeast, and single-family residential to the south and southeast. The 12.3± acre 
property west of the project site is zoned R-A (Rural Residential) and contains a single
family dwelling; however, the remainder of the site is currently planted in crops. 

This project was presented to the Denair Municipal Advisory Committee (MAC) in 
January, February, and April of 2014. Local store owners, opposed to the project, 
provided a signed petition containing signatures they had gathered to Planning staff at 
the February MAC meeting. The petition stated that a sixth market would be 
detrimental to the existing five markets and identified traffic concerns with school 
children using the same roads as Dollar General customers. Comments from meeting 
attendees included concerns about additional traffic and school kids walking to and from 
school, the desire for a more aesthetically pleasing facade, relief that they would not 
have to drive to Turlock to shop, and that the existing market was now providing better 
fruit selection as a result of the proposed project. The last referral response from the 
Denair MAC requested that a traffic study be completed and that a more decorative 
building fagade be required. As a result, County staff required a traffic assessment and 
a more decorative building fagade and both were provided. A complete discussion of 
issues, the traffic assessment, the Denair MAC referral response as well as a copy of 
the petition in opposition to the project, MAC minutes and referral response may be 
found in the Planning Commission staff report (Attachment 1). 

On June 19, 2014, the Planning Commission held a public hearing to consider this 
application. Three people spoke in opposition of the project and two people spoke in 
favor of the project. Dennis Findley, Chairman for the Denair MAC, stated that the 
community of Denair did not want Dollar General approved due to traffic and safety 
concerns. Those concerns include Dollar General trucks using Monte Vista to Fresno 
Avenue instead of Main Street to Fresno Avenue, because the trucks could not make 
the turn radius from Main Street and the conflict with school children walking down Main 
Street at times when traffic is already backed up onto Fresno Avenue and/or Main 
Street as customers wait to access the Quik Stop gas pumps on the neighboring 
property. 

Dr. Harinder Grewal also spoke in opposition stating that approval of the new market 
would result in the Denair Market shutting down as there are a fixed number of 
customers. Also, the other store owner is local and if that store shuts down, those seven 
people that work for him will be out of a job. He also stated that there was a safety 
issue with kids walking to and from school and that the Denair community is against the 
project. 
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Cabal Singh spoke in opposition of Dollar General. He stated that he has to shut down 
his store, located in a small community in Nevada, because Dollar General constructed 
a store near him. 

The applicant's representative, Denise Valenta, spoke in favor of the project and 
addressed the concerns that were mentioned by the opposition. She stated this Dollar 
General store would not be a grocery store; would add 14 new employees and 1.2 
million in tax revenue; and clarified that there is no issue with Dollar General trucks 
making the turn from Main Street to Fresno Avenue. They believe that they have gone 
above and beyond to meet staff's requirements, by addressing access, traffic issues, 
and the community's aesthetics concerns. A revised elevation, showing an additional 
landscaped trellis along the front of the building, was provided to the Planning 
Commission by the applicant. The elevations were considered and recommended for 
approval by the Planning Commission. (See Attachment 3- Revised Elevations). 

Jerry Powell, representative of the property owners, stated that attendees of the MAC 
meeting indicated the current market did not meet the needs of the community so 
residents shopped in Turlock. Also, when Quik Stop came to town other gas stations 
went out of business and that the applicant went above and beyond, addressing the 
community's concerns. 

Public Works staff, addressed Dennis Findley's concern, and confirmed that the 
intersection was constructed so as to permit trucks to make the turning radius on to 
Fresno Avenue from Main Street. 

Multiple concerns were raised by the Planning Commission at the public hearing. One 
concern was that the Commissioners were being asked to keep competition out of the 
area and, as such, County Counsel was asked if that was in the purview of the 
Commission. County Counsel indicated that the concerns of the community should be 
considered as well as economic impacts. The Commission asked if the project would 
have come before them if the P-D approved for Denair Lumber had not expired. 
Planning staff responded that if the rezone had not expired or if the property had never 
been rezoned, then the project would have not come before the Commission as only a 
building permit would have been required. One of the Commissioners, in reference to 
the petition in opposition to the project, estimated that the Denair community had 
approximately 3,000 people which equaled 750 households. The petition included 250 
signatures which meant that the 500 that did not sign the anti-Dollar General petition 
either did not care or were in favor of the project. There was concern expressed by the 
Commission that the petition may have been provided at the existing market and that 
Dollar General was a benefit to the Denair community if it provided lower priced goods. 
Moreover, loyal customers would continue to shop at the existing market. Commission 
members voting to recommend approval of the project expressed a belief in a free 
market, indicated the applicant had met County requirements (including findings), and 
there was no reason to deny the project. 
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The Planning Commission voted 6-1 (Gibson) to recommend approval of the rezone to 
the Board of Supervisors. 

Planning Staff believes that the Rezone for the proposed use on this specific site is 
consistent with the goals and policies of the County's General Plan. For a discussion 
on the proposed project's General Plan consistency see Attachment 1 - Planning 
Commission Staff Report, June 19, 2014. 

POLICY ISSUES: 

The proposed rezone furthers the Board's priorities of A Well Planned Infrastructure 
System and A Strong Local Economy by providing a land use determination consistent 
with the overall goals and policies of the Stanislaus County General Plan. 

STAFFING IMPACT: 

Planning and Community Development Department staff is responsible for preparing all 
reports and attending meetings associated with the proposed rezone application. 

CONTACT PERSON: 

Angela Freitas, Planning and Community Development Director 
Telephone: (209) 525-6330 

ATTACHMENTS: 

1. Planning Commission Staff Report, June 19, 2014 
2. Planning Commission Minutes, June 19, 2014 
3. Revised Elevations 
4. Draft Ordinance and Sectional District Map 
5. Correspondence Received 



STANISLAUS COUNTY PLANNING COMMISSION 

June 19, 2014 

STAFF REPORT 

REZONE APPLICATION NO. PLN2013-0103 
DOLLAR GENERAL 

REQUEST: TO REZONE A 1.75 ACRE PARCEL FROM EXPIRED P-D (314) TO A NEW P-D 
TO CONSTRUCT A 9,100 SQUARE FOOT DOLLAR GENERAL RETAIL STORE, 
PARKING LOT, AND ROAD FRONTAGE IMPROVEMENTS. THE NEW P-D 
ZONING WILL PERMIT USES CONSISTENT WITH THE H-1 ZONING DISTRICT. 

Applicant/Owner: 

Agent: 
Location: 

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

Area of Parcel(s): 
Water Supply: 
Sewage Disposal: 
Existing Zoning: 
General Plan Designation: 
Sphere of Influence: 
Community Plan Designation: 
Williamson Act Contract No.: 
Environmental Review: 
Present Land Use: 
Surrounding Land Use: 

RECOMMENDATION 

APPLICATION INFORMATION 

Denair Self Storage (James & Norma 
Fernandes, Brian and Norma Kelley) 
Aaron Ramirez, Embree Asset Group, Inc. 
Southwest side of Fresno Avenue, south of 
Main Street, north of Village Avenue, in the 
Denair area 
6-5-11 
Two (Supervisor Chiesa) 
024-032-017 
See Exhibit Q 
Environmental Review Referrals 
1.75 acres 
Denair Community Services District 
Denair Community Services District 
Expired P-D (314) 
Commercial 
Not Applicable 
Commercial 
Not Applicable 
Negative Declaration 
Vacant 
Various commercial type uses and single
family dwellings 

Staff recommends the Planning Commission recommend that the Board of Supervisors approve this 
request based on the discussion below and on the whole of the record provided to the County. If the 
Planning Commission decides to recommend approval of this project, Exhibit A provides an 
overview of all of the findings required for project approval. 

1 ATTACHMENT 1 
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PROJECT DESCRIPTION 

This project is a request to rezone expired P-D (314) to a new Planned Development to permit the 
construction of a one story, 9,100 square foot building for a Dollar General retail store on a 1.75 acre 
parcel. The site will be improved with a 36 space parking lot, a truck receiving and unloading area, 
sidewalks, and associated utilities. An eight foot high masonry wall will be installed along the 
western and southern property lines. A landscaped storm drainage retention basin will be installed 
within the front yard setback and a second storm drainage basin will be installed along the rear of 
the property. The building is a pre-engineered metal structure with a stucco and brick fascia on a 
portion of the north and west sides. The remainder of the north and west building walls, along with 
the south and east walls, will be metal. The building will have signage on the north and west sides 
along with a twenty foot tall freestanding pole sign. A masonry trash enclosure and heating 
ventilation air conditioning units will be located at the rear of the site. (See Exhibit B- Maps and 
Exhibit D- Application.) 

The proposed retail store will operate 8:00A.M. to 9:00P.M., seven days a week. Products sold 
include general merchandise with about 30% frozen and 70% general merchandise product. There 
will be no fresh produce or meat sold at this location. (See Exhibit F- Denair MAC Minutes.) 

The store proposes to employ up to 14 positions, of which, 5 to 6 will be full time. (See Exhibit G
Dollar General Presentation Materials.) 

The new P-D zoning will permit uses consistent with the H-1 (Highway Frontage) zoning district. 
(See Exhibit E- H-1 Permitted Uses.) The property was previously rezoned from H-1 to permit a 
lumber yard that was never developed. 

SITE DESCRIPTION 

The project site is located on the southwest side of Fresno Avenue, south of Main Street and north 
of Village Avenue, in the community of Denair and is currently vacant and unimproved. (See Exhibit 
B - Maps). Surrounding land uses consist of a Quik Stop store and gas station to the north, 
commercial type uses to the northeast, across Fresno Avenue, and single-family residential to the 
south and southeast. The 12.3± acre property west of the project site is zoned R-A (Rural 
Residential) and contains a single-family dwelling; however, the remainder of the site is currently 
planted in crops. The project site will receive sewer and water service from the Denair Community 
Services District (DCSD). The City of Turlock is contracted with DCSD to provide sewer service for 
DCSD customers. 

BACKGROUND 

The project site was originally rezoned from H-1 to P-D for Denair Lumber. The rezone was 
approved by the Board of Supervisors on February 5, 2008. The P-D was needed to allow for 
outside storage not permitted in the H-1 zoning district. The Development Schedule has since 
expired for Denair Lumber and, as such, Embree Asset Group, Inc. submitted a new rezone 
application for a Dollar General retail store in November of 2013. 

This project was presented to the Denair Municipal Advisory Council (MAC) on three separate 
occasions. The first meeting was held on January 7, 2014. Planning staff provided the MAC 
members and attendees general information regarding this project as a part of the Early 
Consultation process. Concerns regarding aesthetics, store lighting, low water using landscaping, 
traffic, driveway access, and internal circulation were raised at the meeting. Furthermore, the MAC 
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requested that the project applicants be invited to attend the February MAC meeting. (See Exhibit F 
-Denair MAC Minutes.) 

The project representatives, Aaron Ramirez and Denise Valenta, att~nded the February 4, 2014, 
MAC meeting and reviewed the project, discussed concerns raised at the previous meeting, and 
provided handouts utilized during their presentation. (See Exhibit G- Dollar General Presentation 
Materials.) Ms. Valenta indicated that there were design options that could be utilized to "dress-up" 
the proposed building. A petition, circulated by the existing store owners and signed by Denair 
residents and business owners, was provided to staff at the same meeting. (See Exhibit H -
Petition.) The petition opposes Dollar General due to perceived impacts on the existing five stores 
in the Denair community and concerns about traffic impacts and the safety of school children using 
Fresno Avenue to walk to and from school. County Public Works staff attended the meeting to 
address traffic concerns and indicated that Fresno Avenue was constructed to handle the additional 
trips and that, based on traffic counts for the area, traffic generated by the project is not expected to 
have a significant impact. 

The project was brought back to the MAC on April 4, 2014, as a part of the CEQA Initial Study 
review process. The MAC, with input from the attendees, drafted a letter raising traffic safety and 
aesthetic concerns which was provided to Planning staff on April 5, 2014. (See Exhibit I - MAC 
Referral Response.) In response to the MAC letter, Public Works staff prepared a memo requesting 
a traffic assessment, since they only had non-school season traffic counts, and Planning staff 
requested architectural modifications to the proposed building. (See Exhibit J- Letter from Public 
Works dated April 24, 2014.) Consequently, the applicant provided a traffic assessment and a 
modified architectural rendering. (See Exhibit K- Traffic Impact Assessment and Exhibit B-7- Maps 
[Revised Elevations].) Public Works found the traffic assessment to be satisfactory and determined 
that the proposed project would not result in any significant traffic impacts. (See Exhibit L- Memo 
from Public Works dated May 14, 2014.) 

ISSUES 

The following section is a discussion of issues identified by members of the Denair community and 
County staff. Staff has evaluated these issues and provides the following comments: 

1 . Traffic Congestion - Residents voiced concerns about increased traffic onto Fresno Avenue 
which can become congested in the morning when residents line up on the street to enter 
the Quick Stop gasoline station and convenience market to fuel their vehicles. (See Exhibit 
F- Denair MAC Minutes, Exhibit H- Petition, and Exhibit 1- MAC Referral Response.) This 
traffic condition intensifies during the times of day when parents are transporting children to 
and from Denair schools, located on Lester Avenue, northwest of the project site. Denair 
Elementary, Middle, and High Schools, and the Creative Alternatives School are all located 
on Lester Avenue. 

The Traffic Impact Assessment (TIA) for the Dollar General Store in Denair, CA reports that the 
project is expected to generate approximately 35 morning and 63 evening peak hour trips measured 
at the new driveway on Fresno Avenue. About a third of these trips would be considered as "pass
by" trips drawn from the stream of traffic already on Main Street or Fresno Avenue during commute 
hours. Consequently, the project is expected to generate 23 new morning trips and 41 new 
afternoon trips during peak hours. (See Exhibit K- Traffic Impact Assessment.) 

3 
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The TIA also reports that the Fresno Avenue/Main Street intersection operates at Level of Service 
(LOS) B during the morning peak hour and LOS A during the afternoon peak hour. These traffic 
conditions do not exceed the County's minimum standard of LOS C. 

The report goes on to state that: 

"It is important to note that traffic conditions at intersections adjoining schools can 
experience short periods of congestion and delay that result from peak school traffic and the 
effects of pedestrians, student drop off and queuing from school parking areas. Thus, there 
may be short periods where the level of delay exceeds that calculated for the intersection 
over the peak hour. 

The extent to which current traffic volumes may justify improvements such as signalization 
has been considered based on peak hour traffic signal warrants published in the Manual of 
Uniform Traffic Control Devices. Existing volumes during both period fall below the level that 
would satisfy traffic signal warrants under 'rural' conditions." 

Although there may be some occurrences of existing traffic congestion, the amount of vehicular 
traffic attributable to the project is not significant enough to warrant traffic improvements to the Main 
Street/Fresno Avenue intersection as stipulated by the County's Circulation Element, page 2-3 and 
Policy Two, Implementation Measure 1. 

2. Aesthetics- The applicant initially proposed a metal and block wall building. The front and 
right elevations incorporated a combination of metal fascia panels and split face concrete 
blocks. The remaining elevations were composed of metal paneling. After hearing 
concerns from the MAC, the residents, and staff, the applicant has modified the elevations to 
incorporate a combination use of stucco and brick fascia finish on the north and west 
elevations. The building will be softened with use of landscaped trellises. (See Exhibit B-7 
and B-8- Maps {Revised and Original Elevations].) 

3. Signage- The applicant is proposing illuminated wall signs on the front (north) and left 
(west) elevations of the building. The applicant is also proposing a 20 foot pole sign 
adjacent to the street. According to the H-1 zoning district, freestanding signs are prohibited 
except where the director determines them to be necessary to serve the traveling public 
where the use could not otherwise be identified. The section further states that one 
identification or information sign not more than 12 square feet in area nor more than six feet 
in height may be permitted in the front yard or side yard adjacent to each street frontage of a 
property in lieu of any freestanding sign. Although staff would prefer to see a monument 
sign in lieu of a pole sign, the P-D zoning district does not contain specific criteria dictating 
signage. The P-D zoning district allows the applicant to propose a sign plan of their choice 
and the Planning Commission to make a recommendation to the Board. That said, although 
the Quik Stop utilizes a monument sign, the H-1 commercial center on Fresno Avenue and 
Main Street utilizes a pole sign. (See Exhibit B-9 and B-10- Maps {Sign Plan and Pole 
Sign].) 

4. Rezoning- The property is currently zoned P-D (314 ), for which the development schedule 
has expired. Expired P-D zoning must either be amended or rezoned to a new zoning 
district. The property's location close to Main Street (a thoroughfare that connects the 
Denair community) and near the Denair downtown core area makes this an ideal site for a 
neighborhood based commercial use. Ideally, this property and the adjacent properties to 
the north and west would have been comprehensively planned to facilitate a common 
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architectural theme, shared parking, and entrance access design. As there is no master 
builder to assemble all of the properties, each property must develop on its own and be 
evaluated on its own merits. Staff supports the continued location of a commercial use in 
this area and supports the development of a neighborhood retail store at this location. 

CORRESPONDENCE 

Staff received a petition, discussed in the Background section of this staff report, as well as 
correspondence from a MAC attendee. The attendee submitted a letter requesting information as to 
what socially conscious policies, if any, Dollar General implemented. (See Exhibit M - Letter from 
Merna Chance dated February 4, 2014.) Dollar General staff replied to Ms. Chance's request for 
information in a letter dated April16, 2014. (See Exhibit N- Letter from Rex Martin dated April16, 
2014.) 

GENERAL PLAN CONSISTENCY 

Land Use Element 

The project site is currently designated Commercial in the General Plan and Denair Community 
Plan. The Land Use Element of the General Plan states that the intent of the Commercial 
designation is to indicate areas for various forms of light or heavy commercial uses, including, but 
not limited to, retail, service, and wholesaling operations. 

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

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

The implementation of this policy requires that requests be carefully reviewed for consistency with 
the criteria established in the DESIGNATIONS section of the Land Use Element for locating these 
designations. The COMMERCIAL section states that the intent of this designation is to indicate 
areas best suited for various forms of light or heavy commercial uses. This section also states that 
the H-1 zone shall be consistent with this designation and that P-D zoning may also be appropriate 
provided the development does not exceed the established building intensity of this designation. 

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

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

The project site, prior to the rezone to P-D (314), was zoned H-1 which permitted the construction of 
retail buildings less than 65,000 square feet with no outside storage. Consequently, the site is 
uniquely suited for the Dollar General retail store. 

Noise Element 

Goal Two- Protect the citizens of Stanislaus County from the harmful effects of exposure to 
excessive noise. 

Policy 2- 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 
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effective noise mitigation measures be incorporated into the design of new noise generating and 
new noise sensitive land uses. 

Any noise impacts associated with increased on-site activities and traffic are not anticipated to 
exceed the area's existing noise levels. The operation will still be required to adhere to commercial 
noise standards in accordance with the County's Noise Ordinance. 

Circulation Element 

Goal One- Provide a system of roads and roads throughout the County that meets land use needs. 

Policy Two- Circulation systems shall be designed and maintained to promote safety and minimize 
traffic congestion. 

Implementation Measure 1 - The County shall maintain LOS C or better for all County roadways 
and intersections, except, 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. 

The Traffic Impact Assessment determined that the project would not significantly impact the 
circulation in this area, nor would the project result in a lower LOS at impacted intersections. Public 
Works staff concurred with these findings. 

ZONING ORDINANCE CONSISTENCY 

To approve the requested rezone, the Planning Commission must find that the proposed P-D zoning 
with H-1 uses is consistent with the General Plan for the proposed project site. As mentioned 
previously, the Land Use Element of the General Plan states that the P-D zone is consistent with the 
Commercial General Plan designation. 

The site is currently zoned expired P-D (314). This site was zoned H-1 until a rezone application for 
Denair Lumber was submitted for the site in 2007. A rezone was required as the H-1 zoning district 
did not permit the outside storage of lumber; however, Denair Lumber was never developed and the 
P-D has since expired. Had the property not been rezoned in 2007, Dollar General would have 
been able to develop on site with only a building permit as retail buildings less than 65,000 square 
feet are permitted in the H-1 zone. 

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 and no significant ·issues 
were raised. (See Exhibit Q- Environmental Review Referrals.) A Negative Declaration has been 
prepared for approval prior to action on the rezone as the project will not have a significant effect on 
the environment. (See Exhibit P- Negative Declaration.) Development Standards reflecting referral 
responses have been placed on the project. (See Exhibit C- Development Standards/Development 
Schedule.) 

****** 
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Note: Pursuant to California Fish and Game Code Section 711.4, 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 $2,238.25 for the California Department of Fish and Wildlife 
(formerly the Department of Fish and Game) and the Clerk Recorder filing fees. The attached 
Conditfons of Approval ensure that this will occur. 

Contact Person: Rachel Wyse, Associate Planner, (209) 525-6330 

Attachments: 
Exhibit A
Exhibit B
Exhibit C
Exhibit D
Exhibit E
Exhibit F
Exhibit G
Exhibit H
Exhibit I
Exhibit J
Exhibit K
Exhibit L
Exhibit M
Exhibit N
Exhibit 0-
Exhibit P
Exhibit Q-

Findings and Actions Required for Project Approval 
Maps 
Development Standards/Development Schedule 
Application 
H-1 Permitted Uses 
Denair MAC Minutes 
Embree Group, Inc. Presentation Materials- February 4, 2014, Denair MAC Meeting 
Petition in Opposition to the Project 
Referral Response from the Denair MAC dated April 2, 2014 
Letter from Public Works dated April24, 2014 
Traffic Impact Assessment 
Memo from Public Works dated May 14, 2014 
Letter from Merna Chance dated February 4, 2014 
Letter from Rex Martin dated April 16, 2014 
Initial Study 
Negative Declaration 
Environmental Review Referrals 

1:\Pianning\Staff Reports\REZ\2013\REZ PLN2013-0103- Dollar Generai\STAFF REPORT.doc 
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Exhibit A 
Findings and Actions Required for Project Approval 

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

2. Order the filing of a Notice of Determination with the Stanislaus County Clerk Recorder 
pursuant to Public Resources Code Section 21152 and CEQA Guidelines Section 15075; 

3. Find that the proposed Planned Development zoning is consistent with the Commercial 
General Plan designation; 

4. Find that the project will increase activities in and around the project area, and increase 
demands for roads and services, thereby requiring dedication and improvements; and 

5. Approve Rezone Application No. PLN2013-01 03- Dollar General subject to the attached 
Development Standards. 

8 EXHIBIT A 
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DEVELOPMENT STANDARDS 

REZONE APPLICATION NO. PLN2013-0103 
DOLLAR GENERAL 

Department of Planning and Community Development 

DRAFT 

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

2. Pursuant to Section 711.4 of the California Fish and Game Code (effective January 1, 2014), 
the applicant is required to pay a California Department of Fish and Wildlife (formerly the 
Department of Fish and Game) fee at the time of filing 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 $2,238.25, made payable to Stanislaus County, for the payment of California 
Department of Fish and Wildlife and Clerk Recorder filing fees. 

Pursuant to Section 711.4 (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. 

3. 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. 

4. The applicant/owner 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. 

5. 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). 

6. 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. 

23 EXHIBIT C 
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DRAFT 

7. Any construction resulting from this project shall comply with standardized dust controls 
adopted by the San Joaquin Valley Air Pollution Control District (SJVAPCD) and may be 
subject to additional regulations/permits, as determined by the SJVAPCD. 

8. Pursuant to Sections 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 Wildlife (formerly the Department of Fish and Game) and shall be responsible for 
obtaining all appropriate stream-bed alteration agreements, permits, or authorizations, if 
necessary. 

9. 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 Approval/Development Standards 
and Schedule; any adopted Mitigation Measures; and a project area map. 

1 0. 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 Wildlife (formerly the 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. 

11. 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. 

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

13. A valid Stanislaus County business license shall be maintained for this site. 

14. The final landscape plan for this project shall comply with County Code and theCA State 
Model Water Ordinance. All plants shall be drought tolerant and low water using. Dead and 
dying plants shall be replaced within 30 days. Landscape beds shall be kept weed and trash 
free. Landscaped walls shall be maintained to deter graffiti. 

Department of Public Works 

15. Due to the neighboring commercial development in the area, the applicant shall sign the 
reciprocal access agreement and design their parking lot to allow for a reciprocal access 
between the property to the north at the corner of Main Street and Fresno Avenue and the 
Dollar General property. The property to the north will complete the reciprocal access 
agreement when that property needs a new entitlement or redevelops. 
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16. Fresno Avenue is classified as a 60-foot Local Roadway. If 30-feet of the road right-of-way 
south and west of the roadway centerline do not exist, then the remainder 30-feet shall be 
dedicated with an Irrevocable Offer of Dedication for the entire project frontage on Fresno 
Avenue. The Irrevocable Offer of Dedication shall be submitted and approved prior to the 
issuance of a grading or building permit. 

17. A grading and drainage plan for the project site shall be submitted with the grading or 
building permit. Public Works will review and approve the drainage calculations. The 
grading and drainage plan shall include the following information: 

A. Drainage calculations shall be prepared as per the Stanislaus County Standards and 
Specifications that are current at the time the permit is issued. The calculations will 
only be required if grading takes place outside the footprint for the foundation of the 
new building. 

B. The plan shall contain enough information to verify that all runoff will be kept from 
going onto adjacent properties and Stanislaus County road right-of-way. 

C. The grading and drainage plan shall comply with the National Pollutant Discharge 
Elimination System (NPDES) requirements and the County storm water 
management programs. A Notice of Intent (NOI) shall be submitted to the County 
prior to the approval of the grading permit. 

D. The grading, drainage, and associated work shall be accepted by Stanislaus County 
Public Works prior to a final inspection or occupancy, as required by the building 
permit. 

E. The applicant of the grading/building permit shall pay the current Stanislaus County 
Public Works weighted labor rate for the plan review of the building and/or grading 
plan and all inspection fees. The Public Works inspector shall be contacted 48 
hours prior to the commencement of any grading or drainage work on-site. The 
plans shall not be released until such time that all plan check and inspection fees 
have been paid. 

18. No parking, loading, or unloading of vehicles shall be permitted within the county road right
of-way. 

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

20. An Encroachment Permit shall be obtained for any work done in Stanislaus County road 
right-of-way. Public Works shall approve the location and width of any new driveway 
approaches on any County maintained roadway. 

21. Prior to the final of any grading permit, the applicant shall make road frontage improvements 
along the road frontage of Fresno Avenue. The improvements shall include but not be 
limited to street light(s), curb, gutter and sidewalk, storm drainage, matching pavement, and 
handicap ramps. Improvement plans shall be submitted to the Public Works Department for 
review. 
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22. An acceptable financial guarantee for the road improvements shall be provided to the 
Department of Public Works prior to the issuance of any grading or building permit. This 
may be deferred if the work in the right-of-way is done prior to the issuance of any grading 
permit. 

23. A signed Engineer's Estimate shall be provided for the road improvements so that the 
amount of the financial guarantee can be determined. 

Department of Environmental Resources 

24. The applicant must identify the location of any existing on-site well and/or septic tank on the 
parcel and shall destroy them under permits from DER and in accordance with all laws and 
policies (Stanislaus County and California State Model Well Standards). 

25. The applicant must submit three sets for the proposed food facility to the Department of 
Environmental Resources for review and approval for compliance with the California Retail 
Food Code §114380. The submitted food facility construction plans are to be complete, 
easily readable, and drawn to scale and specification. 

Building Permits Division 

26. Building permits are required and the project shall comply with theCA Code of Regulations, 
Title 24. The site and structures shall comply with handicap accessibility requirements. 

Turlock Irrigation District 

27. All drainage shall be maintained on-site within the proposed storm water retention basins. 
The District's canal system shall not be utilized for storm water drainage. In addition, the 
detention basin must be capable of containing the water from a 1 0-year, 48-hour storm. 

28. Developed property adjoining irrigated ground must be graded so that finished grading 
elevations are at least six inches higher than irrigated ground. A protective berm must be 
installed to prevent irrigation water from reaching non-irrigated properties. 

Denair Community Services District (DCSD) 

29. Prior to development, the owner/applicant shall enter into an Agreement with the DCSD to 
construct and pay for the necessary infrastructure to enable DCSD to provide water and 
sewer services to the project. The Agreement will require, among other things, that the 
infrastructure be constructed to District specifications, that security be given to the DCSD to 
guarantee performance and payment for the infrastructure, and that all current connection 
fees be paid in full. 

30. The "Will Serve Letter" shall be presented to the Stanislaus County Building Department 
before a building permit will be issued. 

City of Turlock- Municipal Services Department 

31. The project shall comply with the City's Municipal Code for sewer discharges per Chapter 64 
and the Denair Community Services District Agreement. 
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Central Valley Regional Water Quality Control Board CRWQCB) 

DRAFT 

32. Dischargers whose projects disturb one or more acres of soil, or where projects disturb less 
than one acre but are part of a larger common plan of development that in total disturbs one 
or more acres, are required to obtain coverage under the General Permit for Storm Water 
Discharges Associated with Construction Activities (Construction General Permit), 
Construction General Permit Order No. 2009-009-DWQ. Construction activity subject to this 
permit includes clearing, grading, grubbing, and disturbances to the ground such as 
stockpiling or excavation, but does not include regular maintenance activities performed to 
restore the original line, grade, or capacity of the facility. The Construction General Permit 
requires the development and implementation of a Storm Water Pollution Prevention Plan 
(SWPPP). 

33. This project may require Phase I and II MS4 permits which require the Permittees reduce 
pollutants and runoff flows from new development and redevelopment using Best 
Management Practices (BMPs) to the maximum extent practicable (MEP). MS4 Permittees 
have their own development standards, also known as Low Impact Development (LID)/post
construction standards that include a hydromodificaton component. 

34. Storm water discharges associated with industrial sites must comply with the regulations 
contained in the Industrial Storm Water General Permit Order No. 97-03-DWQ. 

San Joaquin Valley Air Pollution Control District CSJVAPCD) 

35. The proposed project shall comply with District Rule 9510 (Indirect Source Review). Prior to 
building permit issuance, the applicant shall submit an Air Impact Assessment (AlA} 
application and pay any applicable off-site mitigation fees. 

36. The proposed project may be subject to District Rules and Regulations, including Regulation 
VIII (Fugitive PM1 0 Prohibitions), Rule 4102 (Nuisance), Rule 4601 (Architectural Coatings), 
and Rule 4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving, and Maintenance 
Operations). The above list of rules is neither exhaustive nor exclusive. To identify other 
District rules or regulations that apply to this project or to obtain information about District 
permit requirements, the applicant is strongly encouraged to contact the District's Small 
Business Assistance office. Current District rules can be found online at: 
www.valleyair.org/rules/1 ruleslist.htm. 

******** 

Please note: If Conditions of Approval/Development Standards are amended by the Planning 
Commission or Board of Supervisors, such amendments will be noted in the upper right-hand corner 
of the Conditions of Approval/Development Standards; new wording is in bold, and deleted wording 
will have a tine through it. 
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DEVELOPMENT SCHEDULE 

REZONE APPLICATION NO. PLN2013-0103 
DOLLAR GENERAL 

• The proposed project is to be completed in one phase. 
• Typical construction timeframe is 3-4 months from receipt of permit. 
• Construction will begin by October 2019. 
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APPLICATION QUESTIONNAIRE Ill 

Please Check all applicable boxes 

APPLICATION FOR: 

Staff is available to assist you with determining which applications are necessary 

D General Plan Amendment D Subdivision Map 

~ Rezone D Parcel Map 

D Use Permit D Exception 

D Variance D Williamson Act Cancellation 

D Historic Site Permit D Other 

PLANNING STAFF USE ONLY: 

Application-No(s): ___ -----

Date: ------------
5---- T ____ R ___ _ 

GP Designation: -------

Zoning: -----------

Fee: ----------------
Receipt No.--------------

Received By:---------------

Notes: ---------------

In order for your application to be considered COMPLETE, please answer all applicable questions on the following pages, 
and provide all applicable information listed on the checklist on pages i - v. Under State law, upon receipt of this 
application, staff has 30 days to determine if the application is complete. We typically do not take the full 30 days. It may 
be necessary for you to provide additional information and/or 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. 

Ill PROJECT INFORMATION Ill 
PROJECT DESCRIPTION: (Describe the project in detail, including physical features of the site, proposed 
improvements, proposed uses or business, operating hours, number of employees, anticipated customers, etc.- Attach 
additional sheets as necessary) 

*Please note: A detailed project description is essential to the reviewing process of this request. In order to 
approve a project, the Planning Commission or the Board of Supervisors must decide whether there is enough 
information available to be able to make very specific statements about the project. These statements are called 
"Findings". It is your responsibility as an applicant to provide enough information about the proposed project, 
so that staff can recommend that the Commission or the Board make the required Findings. Specific project 
Findings are shown on pages 17- 19 and can be used as a guide for preparing your project description. (If you 
are applying for a Variance or Exception, please contact staff to discuss special requirements). 

The proposed development will consist of a one- story, 9,100 square foot building for a Dollar General retail store. 

The site will consist of 36 parking spaces. sidewalks and associated utilities. The building is a pre-engineered metal 

structure with split-face emu on a portion of the north and west sides. The remainder of the north and west walls 

along with the south and east walls will be metal. The building will have signage on the north and west sides. The 

project will also have a masonry dumpster enclosure and the HVAC units will be located at the rear of the building. 
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EXHIBIT D 



111 
PROJECT SITE INFORMATION 

Complete and accurate information saves time and is vital to project review and assessment. Please complete 
each section entirely. If a question is not applicable to your project, please indicated this to show that each 
question has been carefully considered. Contact the Planning & Community Development Department Staff. 
1010 101

h Street- ;td Floor. (209) 525-6330, if you have any questions. Pre-application meetings are highly 
recommended. 

ASSESSOR'S PARCEL NUMBER(S): Book. ____ 02_4 __ Page __ o_3_2 __ Parcel __ o_17 __ 

Additional parcel numbers: 
Project Site Address 
or Physical Location: 

Property Area: 

Fresno Ave 

Denair, CA 95316 

Acres: __ ....:.1.:.:..7...:;5 __ or Square feet: ______ _ 

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

vacant 

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

Denair Lumber submitted a re-zone application and was approved on February 5, 2008. (ordinance no. C.S. 1 026) 

Exi~ingGene~IPian&Zoning: _C_o_m_m_e_rc_~_I_,H_-1 _______________________ ~ 

Proposed General Plan & Zoning: C_o_m_m_e_r_c_ia_I,_P_-_D _______________________ _ 
(if applicable) 

ADJACENT LAND USE: (Describe adjacent land uses within 1,320 feet (1/4 mile) and/or two parcels in each 
direction of the project site) 

East: Residential 

West: Commercial 

North: Commercial/Residential 

South: Agricultural/Residential 

WILLIAMSON ACT CONTRACT: 

Yes D No 1&1 Is the property currently under a Williamson Act Contract? 

Contract Number: ----------------

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

Date Filed: ------------------
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Yes D No D 

Yes D No D 

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 [g) Rolling D Steep D 

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

Field crops D Orchard D Pasture/Grassland 1&1 Scattered trees D 

Shrubs D Woodland D River/Riparian D Other D 

Explain Other: --------------------------------------

Yes D No 1RJ 

GRADING: 

Yes 129 No 0 

Do you plan to remove any trees? (If yes, please show location of trees planned for removal on plot 
plan and provide information regarding transplanting or replanting.) 

Do you plan to do any grading? (If yes, please indicate how many cubic yards and acres to be 
disturbed. Please show areas to be graded on plot plan.) The entire 1 75 acres will be djst!!rbed 

during construction of the improvements. 

STREAMS, LAKES, & PONDS: 

Yes 0 No 1&1 

Yes 129 No 0 

Yes 0 No 18] 

Yes D No lEI 

Are there any streams, lakes, ponds or other watercourses on the property? (If yes, please show 
on plot plan) 

Will the project change any drainage patterns? (If yes, please explain - provide additional sheet if 
needed) The improvements will include on-site retention which will improve current drainage 

conditions. 

Are there any gullies or areas of soil erosion? (If yes, please show on plot plan) 

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. 

31 
4 



STRUCTURES: 

Yes D No 1KJ 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 D No ~ Will structures be moved or demolished? (If yes, indicate on plot plan.) 

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

Yes D No ~ Are there buildings of possible Historical significance? (If yes, please explain and show location and 

size on plot plan.) -----------------------------

PROJECT SITE COVERAGE: 

Existing Building Coverage: 

Proposed Building Coverage: 

_ _;...;N:.:...:./A-'--_Sq. Ft. 

__ 9:;.,.,1.:...:0;.:;.0 __ Sq. Ft. 

BUILDING CHARACTERISTICS: 

Landscaped Area: +-38,500 Sq. Ft. 

Paved Surface Area: +-24,000 Sq. Ft. 

Size of new structure(s) or building addition(s) in gross sq. ft.: (Provide additional sheets if necessary).-=9:.:., 1..:..;0:..:0=-s::.::f _____ _ 

Building height in feet (measured from ground to highest point): (Provide additional sheets if necessary)_1_8_ft _____ _ 

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

Proposed surface material for parking area: (Provide information addressing dust control measures if non-asphalt/concrete 
material to be used) _A_s..:..;p_h_al_t _________________________________ _ 

UTILITIES AND IRRIGATION FACILITIES: 

Yes D No ii Are there existing public or private utilities on the site? Includes telephone, power, water, etc. (If 
yes, show location and size on plot plan) 

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

Electrical: ________ T_ID _______ _ 

Telephone: ________ S_B_C ______ _ 

Water**: Denair Community Services District 
---------~~---------

32 
5 

Sewer*: Denair Community Services District 

Gas/Propane: PG&E 

Irrigation: TID 



*Please Note: A "will serve" letter is required if the sewer service will be provided by City, Sanitary District, 
Community Services District, etc. 

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

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

N/A 

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

Yes D No ~ 

Yes D No 1RJ 

Yes D No ~ 

Are there existing irrigation, telephone, or power company easements on the property? (If yes, 
show location and size on plot plan.) 

Do the existing utilities, including irrigation facilities, need to be moved? (If yes, show location and 
size on plot plan.) 

Does the project require extension of utilities? (If yes, show location and size on plot plan.) 

AFFORDABLE HOUSING/SENIOR: 

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

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

Total No. Lots: ___ N_/_A __ _ Total Dwelling Units: ____ N_/_A ___ _ Total Acreage: ____ N_/A __ _ 

Net Density per Acre: ______ N_/A _____ _ 

(complete if applicable) 

Number of Units: 

Acreage: 

Single 
Family 

Gross Density per Acre: ______ N..;../_A ____ _ 

Two Family 
Duplex 

Multi-Family 
Apartments 

Multi-Family 
Condominium/ 
Townhouse 

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

Square footage of each existing or proposed building(s): ....;.9-'-,l_O_O_s_f ___________________ _ 

Typeofuse(s): ~R~e~ta=i=IS=t~or=e~----------------------------------
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Days and hours of operation: -'8'-a-'m---:tc..:.o...:9.....~P-'m-'-'.!-, 7::...c..:.d..:..ay.<...;s::...a::.....:..;w...:e...:e.;.;k _____________________ _ 

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

Number of employees: (Maximum Shift): _____ 1_2 _____ (Minimum Shift}: ------'1-'-0 ____ _ 

Estimated number of daily customers/visitors on site at peak time: ________ 1:...;0:....v.:....e:..:.h.:..:..ic.::..:l~es:;...._ ______ _ 

Otheroccupants: -------------------------------------------

Estimated number of truck deliveries/loadings per day: ----------2-.5_a_v_e_r_ag=-e _________ _ 

Estimated hours of truck deliveries/loadings per day: ___________ 2_.S_a_v_e_ra-=g~e __________ _ 

Estimated percentage of traffic to be generated by trucks: _______ ..::2:.:::.5::...a:.:.v;...:e:.:.r.::..ag0l..e:.:..l.:(d::..:e:.:.lic..:.v..:..er;..;.ie.::;s:.!_) ______ _ 

Estimated number of railroad deliveries/loadings per day: __________ __:_N:.:../A;..:_ _________ _ 

Square footage of: 

Office area: ______ 1_8_0_5_f ____ _ Warehouse area: _______ 8_74_sf _____ _ 

Sales area: ______ 7_,3_8_9_s_f ____ _ Storage area: _______ 87_4_sf _____ _ 

Loading area: 874 sf Manufacturing area: ______ N_/:....A _____ _ 

Ofu~~~ain~~cla~a)_R_e_~_r_oo_m_s_a_n_d_H_a_ll_-_1_6_4_~-------------------

Yes D No 119 Will the proposed use involve toxic or hazardous materials or waste? (Please explain) 

ROAD AND ACCESS INFORMATION: 

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

Fresno Ave 

3~ 



Yes D No ~ 

Yes D No ~ 

Yes D No ~ 

Are there private or public road or access easements on the property now? (If yes, show location 
and size on plot plan) 

Do you require a private road or easement to access the property? (If yes, show location and 
size on plot plan) 

Do you require security gates and fencing on the access? (If yes, show location and size on plot 
plan) 

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

STORM DRAINAGE: 

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

D Other: (please explain) new storm water retention area 

If direct discharge is proposed, what specific waterway are you proposing to discharge to? _N_/_A _________ _ 

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

EROSION CONTROL: 

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

The erosion control measure used will consist of a Stabilized construction entrance/exit to control tracking of soil. 

Dust control will be provided by watering and fiber rolls will be used if necessary for prevent sediment runoff. 

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

ADDITIONAL INFORMATION: 

Please use this space to provide any other information you feel is appropriate for the County to consider during review of 
your application. (Attach extra sheets if necessary) 
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21.48.020 Permitted uses. Page 1 of 2 

I Stanislaus County Code ---------·-··-------J 
L~il ·· . iL Pr~ii~us _____ :=:r-ri~;ct:-==-:rf1ai~=:r~= 1[§earci1 ·r!~~illt - '[".No-Frames- ·1 

Title 21 ZONING 
Chapter 21.48 HIGHWAY FRONTAGE DISTRICT (H-1) 

21.48.020 Permitted uses. 

The foJiowing uses are permitted subject to aJI provisions of this chapter including the development standards 
listed in Section 21.48.040: 

Amusement arcade; 

Art gallery; 

Automobile agency; 

Automobile repair (excluding body and paint) shop; 

Bakery shop; 

Billiard parlor; 

Botanical garden; 

Catering service; 

Christmas tree sales lots which provide at least ten accessible and usable off-street parking spaces in addition to 
one space per employee on a maximum shift; are limited to two double-faced signs not to exceed twelve square feet 
each; and are not established prior to November 15th of any year and are removed and properly returned to its original 
condition prior to January I st; 

Church (excluding tent and open air churches); 

Clinics (medical; small animal when entirely enclosed by a building); 

Clubhouse; 

Convention center; 

Crop farming; 

Dance studio; 

Day care center; 

Facilities for public utility; 

Financial institution; 

Fireworks stands which provide at least five accessible and usable off-street parking spaces in addition to one 
per employee on a maximum shift. Such stands shaJI meet all the requirements of the department of fire safety and 
shall be erected and removed within the time period prescribed by that department; 

Greenhouse; 

Laboratory; 

Lodge; 

Mini-warehouse; 

Mobile home (when accessory to a permitted use which has substantial outside storage); 

Museum; 

Office (administrative, business and professional); 

Parking Jot and garage; 

Personal service establishment; 

36 EXHIBIT E 
http://qcode.us/codes/stanislauscounty/view.php?topic=21-21_48 ... 6/9/2014 



21.48.020 Permitted uses. 

Public building and park; 

Radio and television studio; 

Restaurant without bar services; 

Page 2 of 2 

Retail and wholesale retail store when conducted entirely within a building and less than sixty-five thousand 
square feet of building and sales area; 

School (commercial, technical, trade, academic); 

Service station; 

Single-family dwelling or one apartment if it is accessory to a permitted commercial use; 

Skating rink; 

Social hall; 

Theater, indoor; 

Other uses which the planning director may deem to be similar in character and purpose to those enumerated in 
this section. (Ord. CS 896 §3, 2004; Ord. CS 106 §9, 1984). 
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DENAIR MUNICIPAL ADVISORY COUNCIL 
P.O. Box 427, Denair, CA 95316 

r:~, choose civility '--"c ww w $tO" I; 0 ... org Jc i., Ill ty 

DENAIR MAC SPECIAL MEETING MINUTES 
Denair Unified School District Leadership Center 

3460 Lester Road, Denair, CA 
January 7, 2014 7:00PM 

I. Opening and Pledge of Allegiance 
Meeting was called to order by Chairman Dennis Findley at 7:00PM. 
Dennis Findley led the pledge to the flag. 

II. Introduction and Roll Call 
Dennis Findley, introduced the MAC members. 
Members present: Cheryl Zumstein, Mark Swartz, Dennis Findley, Mary Riner and Dorinda Soiseth . 
Members absent: None. 

III. Approval of the Minutes from December 3,2013 

Motion and second (Riner/Swartz) to approve the December minutes. 

IV. New Business 

a. Stanislaus County Planning Dept- Miguel Galvez reported about the rezoning application for the 
new Dollar General Store. He reported that there would be a public hearing scheduled in the 
future. Dollar General has planned a 9100 Sq ft metal building with a Brick fa~ade and parking lot 
with downward lighting. There are talks about sharing a driveway with Quik Stop. Dollar General 
will purchase the land. 

There was much discussion. 

A few comments follow: 

1. There were concerns about the metal building. 
2. Increased traffic and traffic during kids walking to school. 
3. Drought tolerant landscaping. 
4. Downward lighting. 
5. Sales tax (to go to the county). 
6. Stop light at the corner ( Vito said chances are slim) 
7. Creating some design guidelines for new Denair Businesses 

Miguel was to invite Dollar General to the next meeting. 

The public was asked to bring their comments to the next MAC meeting and they would be 
forwarded to the county. Also comments can be emailed to Rachel Wyser at 
wyser@stancounty .com 
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Denair MAC Minutes 
Page 2 of2 

V. Old Business- None. 

VI. Correspondence- None. 

VII. Next Denair MAC meeting is scheduled for Tuesday, February 4, 2014. 

January 2014 

VIII. Adjournment. There being no other business there was a motion and second to adjourn at 8:20 PM. 

Respectfully submitted by Cheryl Zumstein, Secretary. 
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DENAIR MUNICIPAL ADVISORY COUNCIL 
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r, ',choose civility 
~ www ttuncoo.org/ciYIIity 

DENAIR MAC MEETING MINUTES 
Denair Unified School District Leadership Center 

3460 Lester Road, Denair, CA 
February 4, 2014, 7:00PM 

I. Opening and Pledge of Allegiance 
Meeting was called to order by Chairman Dennis Findley at 7:00PM. 
Chairman Findley led the pledge to the flag. 

II. Introduction and Roll Call 
Chairman Findley introduced the MAC members. 
Members present: , Mark Swartz, Mary Riner, Dorinda Soiseth and Dennis Findley. 
Members absent: Cheryl Zumstein 

III. Approval of the Minutes from January 7, 2014. 

Motion and second (Riner/Swartz) to approve the January 2014. Motion carried with Council Member 
Zumstein absent. 

IV. New Business 

a. Supervisor's Report/Install new Board Member: Supervisor Vito Chiesa administered the Oath 
of Office to re-appointed MAC member Mary Riner. The Supervisor reported that the Board of 
Supervisors had codified their appointments to the newly formed Water Advisory Committee. He 
provided information on the surface water that is being pumped for irrigation purposes. 

b. Dollar General Report: MAC member Dorinda Soiseth recused herself from discussion on this 
matter due to the fact that she and her husband own property within 500' of the site. 

Representatives from the Dollar General project, located at the intersection of Main and Fresno 
Streets, provided information on their proposed project. Products sold include approx. 30% frozen 
goods and 70% general merchandise. There will be no fresh produce or meat sold at this location. 

Members of the audience presented questions about the business operation ofthe store, and 
commented on the close proximity of other Dollar General stores. Other questions asked were if a 
traffic analysis was done to address the additional vehicle trips and truck traffic; when are 
deliveries made (the time of deliveries) and why this property was selected. Comments included 
the need to create beautiful options for Denair and not just a plain metal building. 

A representative from Stanislaus County Public Works reported that this store would create an 
additional 881 vehicle trips per day, which doubles the traffic on Fresno Street. 

Other audience concerns included the impacts to existing businesses. Owners of the Quick Stop 
store expressed concern about a proposed shared drive-way with the Dollar General Store. The 
Public Works staff member said that the County Public Works has requested a shared driveway 
access as a possibility in the future. 

Other discussion included the need for a shared reciprocal access for the Quick Stop and the 
proposed Dollar General Store; the concerns about the additional traffic that this business would 
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generate; the safety issues for school students who walk this route to school; the impacts to small 
businesses in Denair, and discussion on how any sales tax dollars collected by this business would 
be allocated. Questions about a possible zoning change should this project be denied- what is the 
appeal process? 

MAC member Mark Swartz commented that traffic backs up at the gasoline station (Quick Stop) 
when cars are waiting in line for gas, and that this store will add to an existing problem. 

A member ofthe audience asked what would happen to the building if it doesn't succeed as a 
Dollar General. The Company representative stated that the building would be leased to someone 
else. 

The Denair MAC did not take any action on this matter. 

c. CHP Report: Officer Chuck Leon noted that car thefts and chases are on the rise in our area. He 
also reported on a "code grabber" that is being used to open garage doors. He also reported on 
recent car accidents. 

d. Denair Fire Department: Fire Captain Dan Shroeder reported that there have been 30 calls for 
service including 1 structure fire and 25 medical assists. MAC Chairman Dennis Findley asked 
Captain Shroeder if the DFD had concerns about the new Dollar General. Captain Shroeder noted 
that any comments on the project were provided by the County Fire Warden. 

e. County Library Report: Karina Mendoza provided information on upcoming projects and 
events at the Denair Library including a new seed exchange program, and a "cover to cover" 
program in conjunction with InN Out Burger. 

f. Sheriff's Report: Officer Ken Barringer reported on an upswing in mail theft in the area, where 
mail is stolen directly out of the mailbox. There is also a ring in Modesto making fake IDs and 
using stolen IDs. 

g. Denair School District Report: It was noted that the new superintendent for the District will 
assume his job this coming Monday. 

h .. Denair Civic Association Report: Their first meeting will be held on February 13tth. 

i. DCSD Report/LOVE Denair Report: None 

j. Public Comments- Meba Souza reported that the Denair Vendors in the Park will return on 
February 23. She thanked Beverly Hatcher for her help with obtaining the County required 
insurance for this event. 

Supervisor Chiesa introduced his Field Representative Beverly Hatcher. Ms. Hatcher reported on 
the status of Safe Routes to School funding/grants. 

k. MAC Board Comments-
Mark Swartz commented that traffic is a big issue and impact to the area of the proposed Dollar 
General Store at Main and Fresno. He asked County staff to consider this impact when making a 
decision on this project, and to identify ways to alleviate the problem. 

Mary Riner commented on the importance of Community participation. 

Dorinda Soiseth (outgoing MAC member) commented on the upcoming Denair Community 
Services District public hearing on water rates. 
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I. DCSD Report- Nothing to report. 

V. Old Business- None. 

VI. Correspondence- None. 

VII. Next Denair MAC meeting is scheduled for Tuesday 

February 2012 

VIII. Adjournment. There being no other business there was a motion and second to adjourn at 8:20 
PM. 

Respectfully submitted by Dorinda Soiseth, Acting, Secretary. 

42 



DENAIR MUNICIPAL ADVISORY COUNCIL 
P.O. Box 427, Denair, CA 95316 

choose civility 
WWW,I1onCO!i>,Of!J/<::iYII!I'>' 

DENAIR MAC MEETING MINUTES 
Denair Unified School District Leadership Center 

3460 Lester Road, Denair~ CA 
Aprill, 2014, 7:00PM 

I. Opening and Pledge of Allegiance 
Meeting was called to order by Chairman Dennis Findley at 7:03PM. 
Dennis Findley led the pledge to the flag. 

II. Introduction and Roll Call 
Dennis Findley introduced the MAC members. 
Members present: Cheryl Zumstein, Dennis Findley, Mark Swartz and Mary Riner. 
Members absent: Dorinda Soiseth. 

III. Approval of the Minutes from February 4, 2014 

Motion and second (Riner/Swartz) to approve the February minutes. 

IV. New Business 

a. Stanislaus County Supervisor Office- Supervisor Chiesa installed new MAC board members
James Brugger and Amy Thomas. Supervisor Chiesa thanked Mark Swartz and Dorinda Soiseth 
for their service. He reported on WAC & TAC Committees and the water issues for the eastern 
valley to the foothills. He reported that Turlock's reclaimed water would be used in Del Puerto. 
The Coroners facility would be moving to an unused postal facility. And the county has received a 
40 million dollar grant plus 4 million from the County to move the downtown jail to Hacket Rd. 

b. Stanislaus County Planning Department- Miguel Galvez, Sr Planner gave an update on Dollar 
General Action Plan set for approval on April 8th. Javier Camerano reported there has been an 
application submitted for a new 100ft high, Verison cell tower at the intersection of S. Hawkeye 
and Waring Rd. Rachel Wyz asked the board to submit a letter with it's recommendation by May 
5th. 

c. Stanislaus County Animal Control- Annette Patton explained the cat program as of 6/1113, 
funded by a grant. Stray cats are evaluated, if they are deemed non-adoptable they are spayed and 
released from where they were found. The county will give out "cat stops" upon request for those 
who have a big problem. She also mentioned coffee ground and lemons detour cats. 

d. Stanislaus County Sheriffs Dept- Deputy Barringer reported that a mountain lion had been 
reported in this area. They caught a fugitive from Tennesee because of the neighborhood watch 
program. August 5th is National Night out and they are hoping to do an event in Denair. He 
emphasized reporting things you see. 

e. CHP Report- Not present 

f. Community Librarian's Report- Not present 

43 



Denair MAC Minutes 
Page 2 of2 

Apri/2014 

g. Denair Fire Department- Captain Dan Schroeder reported there were 33 calls, 25 Ems, 2 illegal 
bums. They had a mass casualty training with Mercy Air- 2 Helicopters- 1 ambulance. Turlock 
City Rural, Ceres, and Keyes Fire Departments were also in attendance. 

h. Denair School District- Not present 

I. Denair Civic Association Reg reported about the car show and there will be WWII Vets to 
present quilts of honor for Vets & guilts donations. 

j. Public Comments- Many had concerns about the traffic around the Quikstop and the proposed 
Dollar General. 

k. MAC Board Comments- Board voted for their recommendation, there were 2 votes for and 4 
against, but all had concerns about the traffic congestion. A letter would be sent asap to the 
county planning. 

V. Old Business- None. 

VI. Correspondence- None 

VII. Next Denair MAC meeting is scheduled for Tuesday, June 3, 2014 

VIII. Adjournment. There being no other business there was a motion and second to adjourn at 9: 13 PM. 

Respectfully submitted by Cheryl Zumstein, Secretary. 

44 



DOLLAR GENERA[ 
Denair, CA 

Dollar General Corporation is a U. S. company of variety stores headquartered in 
Goodlettsville, TN. 

Dollar General stands for convenience and value and offers both name brand and generic 
merchandise that customers use every day at competitive prices. 

Although the company logo has the word "dollar" in the name, Dollar General is not a "dollar 
store". 

Dollar General in Denair, CA: 

• 9,100 SF building with an estimated total construction cost of $1M. 

• Corner entry building design with covered entry enhanced by split face masonry on 
front and portion of side. Architectural reverse rolled rib metal panel in bronze over 
split face masonry and architectural profile metal panels in beige on sides and rear. 

• Building and site lighting will be confined to the site and not shine in to sky or 
neighboring properties. 

• Drought tolerant landscaping per County. 

• Estimated Sales Revenue of $1.2 M minimum. 

• Adds 12- 14 new jobs to the Denair economy of which 5-6 will be full time 
employees. 

• Product Variety: Cleaning, Health, Beauty, Food, Baby, Apparel, Household, Pet, Toys, 
Office and School Supplies, Seasonal, Beer and Wine. 

• Operating hours: 8:00a.m. -10:00 p.m. but varies per location. 

• Local subcontractors utilized during construction. 
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April 2, 2014 

DENAIR MUNICIPAL ADVISORY COUNCIL 
P.O. Box 427, Denair, CA 95316 

choose civility 

To: Stanislaus County Planning Dept. 

RE: Rezone Application No. PLN2013-01 03 Dollar General 

We, the Denair Municipal Advisory Council, after much consideration and 
many meetings with the public, would like to make the following 
recommendations regarding the above rezoning application. 

1. Our Community has serious concerns about the traffic congestion that a business 
on Fresno Ave. would cause. Our primary concern is that without significant 
improvements to the intersections of Main St. /Fresno Ave., and E. Monte Vista 
Ave. /Fresno Ave. the increased traffic would pose a danger to young school 
children -who walk to elementary school along this road. Much of this road has 
no sidewalks and in bad weather children are forced to walk into the street to 
avoid puddles. The current level of traffic already causes a morning backup at our 
only community gas station on that corner, adjacent to the proposed Dollar 
General site. Adding delivery trucks at that time of day on a primarily residential 
road could be disastrous. 

Before a final recommendation can be offered, we feel that the traffic patterns 
around the proposed site need to be more thoroughly studied. The Study results 
should include plans for remedies and improvements for serious consideration 
prior to any new commercial construction. We would ask to be involved with the 
Planning Department and Public works as they work to address the shortcomings 
of the proposed site. 

2. Our Community has also voiced concerns about the type of structure that the 
proposed Dollar General will be building. We would like to see something more 
aesthetically pleasing than a metal warehouse. Perhaps a more decorative 
facade at minimum. The brick that was in the proposal or another decorative 
material. 

Respectfully, 
Denair MAC 
Dennis Findley, Chairman 
Mary Riner, Vice Chairman 
Cheryl Zumstein, Secretary 
James Brugger 
Amy Thomas 
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TRAFFIC ENGINEERING MEMORANDUM 
Dollar General Store (REZ PLN2013-0103) 
Denair, CA 
04124/2014 

DEPARTMENT OF PUBLIC WORKS 

Matt Machado, PE, LS 
Director, County Surveyor 

Chris Brady, PE 
Deputy Director· Construction/Roads/Bridges 

Colt Esenweln, PE 
Deputy Director· Engineering/Surveying/Fleet 

David Leamon, PE 
Deputy Director- Development/Traffic 

Kathy Johnson 
Assistant Director- Bus/ness/Finance 

www.stancounty.comjpublicworks 

Embree Asset Group is proposing to rezone a 1.75 acre parcel, APN: 024-032-017. The parcel is located on 
Fresno Avenue, approximately 100' south of Main Street in the unincorporated town of Denair. The General 
Plan designates this parcel as Commercial and there is currently an expired Planned Development (PD 314) on 
this parcel. 

The proposed use will be a Discount Supermarket (ITE Code 854). The parcel is currently vacant and is 
adjacent to residential and commercial uses. The land was previously rezoned from H-1 (Highway Frontage) to 
permit a lumber yard that was never developed. 

The applicant suggests that 10 vehicles will be present in the peak hour. This estimate is not a good way of 
representing the traffic impact as the turnover rate is not included. The PM Peak hour from ITE Trip Generation 
Handbook, 81

h Edition, Land Use code 854- Discount Supermarket for a 9,100 sqft building should be used (81 
trip ends). ITE Trip Generation also estimates approximately 881 daily trip ends. A trip end is defined as one 
entrance or one exit. The following table summarizes trip end data for the site: 

Total Generated Trips I 881 

AM PM 
Trips In 11 31 
Trips Out 8 31 
Pass-By* 6 19 
Peak Hour Total 25 81 

*Pass-by trips are tnp ends generated from traffic passing by 

The community of Denair has expressed their concerns with increased traffic due to the development of the 
Dollar General site. In a response letter dated April2, 2014, the Denair Municipal Advisory Committee states: 

"Before a final recommendation can be offered, we feel that the traffic patterns around the proposed site 
need to be more thoroughly studied. The study results should include plans for remedies and 
improvements for serious consideration prior to any new commercial construction. " 

While Public Works does not anticipate a significant traffic impact from the proposed rezone, the applicant 
shall provide to the County a before & after analysis of potential impacted intersections and segments, this 
would also include a trip distribution diagram. We anticipate that at a minimum, the subject intersections of 

ljPage 
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Fresno A venue and Main Street, Fresno A venue and Monte Vista A venue and may include intersections at 
Lester Road and Santa Fe Avenue, depending on what the analysis indicates in the form of a traffic memo using 
the methodologies found in the Highway Capacity Manual and ITE Trip Generation Handbook. 
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MEMO 

To: Mr. Andrew Malizia, P.E., Associate Civil Engineer 
Traffic Engineering Division, Stanislaus County Public Works 

From: Ken Anderson, KD Anderson & Associates, Inc. 

Date: May 9, 2014 

Re: Traffic Impact Assessment For Dollar General Store in Denair, CA 

Project 

Project Description. The project is a 9,100 sf retail store to be located in the Stanislaus County 
community of Denair. Dollar General Stores is a chain of small to medium sized convenience oriented 
discount stores that are prevalent on the east coast but have only recently appeared in California. While 
store hours vary from store to store, this Dollar General Store is expected to be open from 7:00 a.m. to 
11:00 p.m. 

The store will occupy a portion of a vacant site on the west side of Fresno Avenue between the Main 
Street and Monte Vista Avenue intersections, as shown in Figure 1. The store will be immediately south 
of the existing Quik Stop gasoline station I convenience market. The project's driveway on Fresno 
Avenue will be roughly 250 feet south of Main Street, as noted in Figure 2. 

Project Characteristics. The characteristics of a development project are identified m terms of trip 
generation, distribution and assignment. 

Trip Generation. Traffic engineers characterize the vehicle movements into and out of a business in 
terms of "trip ends". Each time a customer or employee travels to a business and then departs one 
inbound and one outbound trip will be generated. The number of trips associated with new development 
is estimated based on statistics derived from observation of similar uses. The trip generation forecast for 
this store has been based on review of trip generation rates published by the Institute of Transportation 
Engineers (ITE) in Trip Generation Manual, 91

" Edition (2012), as well as a survey of similar stores 
conducted in 2011 for the Florida Department of Transportation (FDOT). 

As noted in Table 1 this project is expected to generate approximately 35 a.m. and 63 p.m. peak hour trips 
measured at the new driveway on Fresno A venue. Roughly I /3 of those trips can be classified as ''pass
by" trips drawn from the stream of traffic already using Main Street or Fresno Avenue during commute 
hours. Thus, we expect the project will generate 23 new trips on Denair's streets during the a.m. peak 
hour and 41 new trips during the p.m. peak hour. 

KD Andet·son & A5sociates, Inc. 
3853TaylorRoad,SuiteG • Loomis,CA 9~~0 • (916)660-1555 • Fax(916)66~~RIBIT K 
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Mr. Andrew Malizia, P.E., Stanislaus County 
Memo - Traffic Impact Assessment For Dollar General Store in Denair, CA 
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TABLE 1 
TRIP GENERATION RATES I FORECASTS 

AMPeakHour 
!Land Use I ITE Code Unit In Out Total 

!Variety Store (814) ksf 50% 50% 3.81-

!Denair Dollar General 9.1 ksf 18 17 35 

Less pass-by trips <34%> <6> <6> <12> 

Net New Trips 12 11 23 

Source: ITE Code or FDOT Study (2011) 

PM Peak Hour 
In Out Total 

50% 50% 6.82 

32 31 63 

<11> <11> <22> 

21 20 41 

Truck Trips. The proposed project will receive regular deliveries from the Dollar General Stores 
regional distribution center serving this area of California. Project proponents anticipate that 3 full size 
trucks will visit the store each week, although smaller single unit trucks may visit each day. Some of the 
full size trucks are expected to be ST AA trucks (53') permitted on California highways under the Surface 
Transportation Authorization Act. Deliveries would not be expected during the a.m. and p.m. peak 
commute hours. 

Trip Distribution. The distribution of project traffic was determined based on knowledge of the 
demographic distribution of residences in the Denair I NE Turlock area, as well as knowledge of the 
general location of competing retail uses. We would expect this store to draw customers from the area 
within 1 or 2 miles. As noted in Table 2, much of the new traffic attracted to the site will reach the site 
via Main Street (i.e., roughly 63%) and via Monte Vista Avenue (i.e., 35% ). Pass-by trips will be drawn 
from the streets near the site, with roughly 40% drawn from traffic already on Fresno Avenue and 60% 
from traffic already on Main Street. 

TABLE2 
PROJECT TRIP DISTRIBUTION 

Percentage 

Direction Route Pass-By Trips New Trips 

!North Fresno Avenue 2% 

~est 
Main Street beyond Fresno Avenue 15% 

Monte Vista Avenue beyond Fresno Avenue 25% 

Main Street beyond Fresno Avenue 48% 
East 

Monte Vista Avenue beyond Fresno Avenue 10% 

Total 100% 

Northbound on Fresno Avenue 22% 

Southbound on Fresno Avenue 18% 

Eastbound on Main Street 37% 

!westbound on Main Street 23% 

Total 100% 
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Trip Assignment. Project trips were assigned to the adjacent streets and intersections assuming 
the access at the project's driveway. Figure 3 illustrates the projected "Dollar General Store Traffic 
Only" traffic volumes forecast for the a.m. and p.m. peak hours. 

Existing Conditions 

Street System. This study focusses on three Stanislaus County streets within the Denair Circulation 
System. 

Main Street. Main Street is a primary east-west access route through Denair. Main Street 
originates at the Main Street- Monte Vista junction and continues easterly by the project site across the 
BN&SP tracks and Santa Fe Avenue to its terminus on North Gratton Road. The Stanislaus County 
General Plan Circulation Diagram notes that Main Street is ultimately planned to be a 4 lane Major Road. 
In the area of the project Main Street is a two lane street that is roughly 50 feet wide, but Main Street 
narrows to roughly 36 feet in areas farther away from the Fresno Avenue intersection. The extra 
pavement width is used on the south side of Main Street to create a separate eastbound right turn lane 
approaching the Fresno Avenue intersection. Sidewalks exist on the south side of Main Street in the area 
around Fresno Avenue, but a paved shoulder area is used for pedestrians and cyclists on the north side of 
the street. A 25 mph school zone is posted on Main Street in this area. Marked crosswalks have been 
installed on all four legs of the Main Street I Fresno Avenue intersection and across Main Street at the 
Madera Avenue intersection. 

FresnoAvenue. Fresno Avenue is a local street that extends from an intersection on Monte Vista 
Avenue on the south across Main Street to its terminus on Elm Street adjoining Denair Elementary 
School. In the area of the project Fresno Avenue is generally a 35-36 feet wide two lane street. 
Sidewalks exist on the east side of the street, but are only found adjoining the Main Street intersection on 
the west side of the street. The speed limit is posted at 25 mph on Fresno Avenue. 

Monte Vista Avenue. Monte Vista Avenue is an important east-west street that connects Denair 
with Turlock and State Route 99 to the west and rural Stanislaus County to the east. The circulation 
diagram identifies Monte Vista Avenue as a collector street east of its junction with Main Street. In the 
area of the Fresno Avenue intersection east of the Main Street junction Monte Vista Avenue is a two lane 
street that is roughly 38 feet wide. Sidewalks exist on both sides of the street, and crosswalks are marked 
across Monte Vista Avenue at the Fresno Avenue intersection. The speed limit is posted at 35 mph on the 
east side of the Lester Road intersection. 

The Main Street I Fresno Avenue intersection is controlled by an all-way stop. Sidewalks exist 
on the south side of the intersection. Crosswalks exist on all four legs and the southwest corner has a 
handicap ramp. The intersection has a street light on the southeast corner. 

The Monte Vista Avenue I Fresno Avenue intersection is controlled by an all-way stop. 
Sidewalks exist on the south side of the intersection and on the northeast corner. Crosswalks exist across 
both legs of Monte Vista Avenue, but there are no handicap ramps. The intersection is not illuminated. 

The land uses adjoining the Main Street I Fresno Avenue intersection and their access activity have an 
effect on the quality of traffic flow at the intersection. Commercial uses line Main Street, and each has 
driveways onto Main Street, as well as Fresno Avenue. The Quik Stop (gasoline sales- convenience 
store) is on the southwest corner of the intersection. The distance from the intersection to its driveways is 
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very short (i.e., 80 feet from driveway to crosswalk along Main Street and 40 feet along Fresno Avenue). 
These distances likely result in limited sight distance for motorists using the driveway and vehicles 
stopped at the intersection may block their view. Alternatively, motorists attempting to turn left from 
Main Street into the Quik Stop may find their path blocked, which in turn can create congestion for 
westbound traffic. In the future some of these issues may be resolved if/when the balance of Main Street 
is widened to its ultimate section, as this level of improvement could accommodate a center two-way left 
turn lane. However, even with that treatment, conflicts between westbound vehicles entering Quik Stop 
and eastbound vehicles turning onto Fresno Avenue would remain. 

The property on the east side of Fresno Avenue has broad access to that street via a rolled curb. While 
that configuration is atypical and would not be allowed under current County standards, because the 
existing uses are relatively low traffic generators, this area does not appear to be a major issue today. 

Traffic and Pedestrian Volumes. New a.m. and p.m. vehicles, bicycle and pedestrian counts were 
made at the two study intersection on April 29, 2014. These counts were conducted during the typical 
hours of commute traffic (i.e., 7:00 to 9:00 a.m. and 4:00 to 6:00 p.m.), and the morning counts period 
coincides with the 8:00a.m. beginning of the school day at Denair's schools. 

Figure 4 presents the results of these traffic counts. In each case data was recorded in 15 minute intervals, 
and the four consecutive periods containing the greatest number of vehicles is identified as the "Peak 
Hour". Similarly, the "peak hour" for pedestrian activity was the period containing the highest number of 
pedestrians. 

Traffic Operational Analysis 

Existing Peak Hour Level of Service. The observed traffic volumes have been employed to calculate 
the operating Level of Service at each intersection using the methodology accepted by Stanislaus County. 
The results are noted in Table 3. In addition, the trips associated with the Dollar General Store were 
superimposed onto the current background traffic volumes, and resulting Levels of Service were 
calculated for comparison. 

As indicated, under current conditions the Main Street I Fresno Avenue intersection carries 517 and 484 
vehicles per hour during the a.m. and p.m. peak commute periods, respectively. The intersection operates 
at LOS B during the a.m. peak hour and LOS A during the p.m. peak hour. These conditions satisfy 
Stanislaus County's minimum LOS C standard. 

It is important to note that traffic conditions at intersections adjoining schools can experience short 
periods of congestion and delay that result from peak school traffic and the effects of pedestrians, student 
drop off and queuing from school parking areas. Thus, there may be short periods where the level of 
delay exceeds that calculated for the intersection over the peak hour. 

The extent to which current traffic volumes may justify improvements such as signalization has been 
considered based on peak hour traffic signal warrants published in the Manual of Uniform Traffic Control 
Devices (MUTCD). Existing volumes during both periods fall below the level that would satisfy traffic 
signal warrants under "rural" conditions. 
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TABLE3 
PEAK HOUR LEVEL OF SERVICE 

AM Peak Hour 

Existing 
Existing Plus 

Dollar General 
Intersection Control 

Avg Avg 
Delay LOS S.W? Delay LOS S.W.? 
(sec) (sec) 

Main Street I 
AWS 11.5 B No 11.9 B No 

Fresno Avenue 
Fresno Avenue I 

EB Stop 9.4 A No 
Dollar General - - -

Monte Vista Avenue I 
AWS 8.1 A No 8.1 A No 

Fresno Ave 

Avg 
Delay 
(sec) 

8.8 

-

8.0 

AWS indicates All-Way Stop Control. LOS is Level of Service. S. W.? is traffic signal warrants satisfied? 

PMPeakHour 

Existing 
Existing Plus 

Dollar General 
Avg 

LOS S.W.? Delay LOS S.W.? 
(sec) 

A No 8.9 A No 

- - 9.3 A No 

A No 8.1 A No 
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Existing Plus Project Traffic Conditions. Operation of the Dollar General Store will increase the 
volume of traffic on Denair's streets slightly. During the a.m. peak hour the project could add 19 vehicle 
trips through the Main Street I Fresno Avenue intersection. This would represent an increase of less than 
4% of the current traffic volume. As noted in Table 3, this additional traffic may increase the overall 
average delay for motorists by less than Yz a second, and the Level of Service would not change. 
Similarly, the project would add traffic to study area intersections during the p.m. peak hour, but the 
incremental increase in delay would be short and the operating Level of Service would not change. 
Because conditions would continue to satisfy Stanislaus County's minimum Level of Service standard, 
the project's impact at off-site locations would not be significant. 

It is worthwhile to note that the Dollar General Store has an alternative access route that can be used 
during peak traffic periods before and after school. Customers who perceive the Main Street to be a 
problem during the period before school can elect to reach the site using Monte Vista Avenue. 

Fresno Avenue Driveway. The adequacy of the project's access onto Fresno Avenue has also been 
evaluated. As noted in the site plan, the project driveway will be at the southern end of the parcel. There 
would be 250 feet of separation from the crosswalk at the Main Street intersection and the project 
driveway, while the distance from the Quik Stop driveway to the Dollar General driveway is 170 feet. 
The sight distance from the driveway is not limited in either direction. The driveway will be 
accompanied by new sidewalk along the project's Fresno Avenue frontage. 

As noted in Table 3, because the background traffic volume on Fresno Avenue is low during both time 
periods, motorists exiting the Dollar General site would experience short delays that are indicative of LOS 
A conditions. Thus, from the standpoint of Level of Service the driveway would function adequately. 

The Dollar General Store will share Fresno Avenue with other uses. However, the distance from the Quik 
Stop driveway to the Dollar General exceeds typical minimum spacing requirements (i.e., 150 feet) for 
local and collector streets. Changing the driveway location to a location to the north is not recommend 
and would likely be detrimental to the flow of traffic in this area. 

During the morning peak hour some school age pedestrians may walk along the project frontage. 
Because the project will include sidewalk, the number of vehicles entering and exiting Dollar General 
during that time period is low (i.e., on average one vehicle every two minutes) and access to Fresno 
Avenue is not congested, pedestrian vehicles conflicts at the driveway are not viewed as a significant 
problem. 

Trucks will use the Fresno Avenue driveway to enter and exit the site, as do existing businesses in the 
area. The site plan accommodates truck circulation 

Conclusions 

The Dollar General Store will not appreciably affect the flow of traffic on this portion of the Denair street 
system, as measured by Level of Service that satisfies the County's Minimum standard. The project 
would contribute its fair share to the cost of regional circulation system improvements by paying adopted 
impact fees. 
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Because the project generates relatively little traffic during the morning peak hour it is unlikely to 
contribute appreciably to peak period congestion associated with school traffic. The project's location 
also provides an alternative access route via Monte Vista Avenue that can avoid congestion on Main 
Street. 

The project's access is far enough from the Main Street I Fresno Avenue intersection to avoid creating the 
types of conflicts that may be associated with businesses on the corner. Moving the driveway is 
discouraged. Because the project will complete sidewalk along its frontage, pedestrian conflicts near the 
driveway are not anticipated. 
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APPENDIX 
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I 

City of Denair 
All Vehicles on Unshifted 
Peds & Bikes on Bank 1 
Nothing on Bank 2 

Fresno Avenue 
Southbound 

I STARTTIME LEFT I THRU I RIGHT IUTURNSl APPTOTAL 
07:00 1 
07:15 3 
07:30 1 
07:45 4 
Total 9 

08:00 4 
08:15 2 
08:30 0 
08:45 0 
Total 6 

16:00 0 
16:15 0 
16:30 0 
16:45 0 
Total 0 

17:00 1 
17:15 0 
17:30 0 

en 17:45 0 

0 Total 1 

Grand Total! 16 
Apprch o/o 21.3% 

Total% 1.0% 

0 
1 
1 
5 
7 

5 
0 
0 
0 
5 

0 
0 
1 
0 
1 

1 
0 
0 
0 
1 

14 
18.7% 
0.9% 

0 
1 
4 

18 
23 

7 
6 
0 
0 
13 

0 
1 
2 
1 
4 

3 
0 
2 
0 
5 

45 
60.0% 
2.7% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
0.0% 

1 
5 
6 

27 
39 

16 
8 
0 
0 
24 

0 
1 
3 
1 
5 

5 
0 
2 
0 
7 

75 

4.6% 

ALL TRAFFIC DATA 
(916) 771-8700 

orders@atdtraffic.com 

Unshifted Count= All VehiciQS 
Main Street 
Westbound 

Fresno Avenue 
Northbound 

File Name : 14-7285-001 Fresno Avenue-Main Street.ppd 
Date : 4129/2014 

Main Street 
Eastbound 

LEFT I THRU I RIGHT IUTURNSl APP.TOTAL LEFT 1 THRU lRIGHT_lUTURN~APP.TOTAL LEFT _l THRU_l RIGHT_lUTURNSI APP.TOTAL Total 
4 
4 
7 
8 

23 

8 
0 
3 
1 
12 

2 
5 

16 
4 
27 

8 
7 

10 
10 
35 

97 
14.5% 
5.9% 

18 
36 
48 
64 
166 

39 
21 
35 
24 
119 

38 
40 
38 
25 
141 

37 
36 
34 
34 

141 

567 
84.5% 
34.5% 

0 
0 
0 
1 
1 

1 
0 
0 
0 
1 

0 
1 
0 
0 
1 

1 
0 
1 
2 
4 

7 
1.0% 
0.4% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
0.0% 

22 
40 
55 
73 
190 

48 
21 
38 
25 
132 

40 
46 
54 
29 
169 

46 
43 
45 
46 

180 

671 

40.9% 

6 
7 
16 
19 
48 

4 
7 
1 
3 
15 

4 
5 
7 
11 
27 

5 
3 
5 
6 

19 

1

109 
44.5% 
6.6% 

0 
0 
3 
2 
5 

0 
0 
0 
0 
0 

0 
2 
0 
0 
2 

0 
0 
1 
1 
2 

9 
3.7% 
0.5% 

5 
9 
16 
15 
45 

2 
4 
3 
3 
12 

5 
6 
11 
13 
35 

11 
8 
6 
10 
35 

127 
51.8% 
7.7% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
0.0% 

11 
16 
35 
36 
98 

6 
11 
4 
6 

27 

9 
13 
18 
24 
64 

16 
11 
12 
17 
56 

245 

14.9% 

0 
0 
1 
6 
7 

1 
0 
1 
1 
3 

0 
0 
0 
0 
0 

0 
0 
1 
0 
1 

11 
1.7% 
0.7% 

9 
18 
35 
45 
107 

31 
26 
20 
22 
99 

45 
33 
45 
51 
174 

64 
58 
37 
38 
197 

577 
88.6% 
35.1% 

2 
3 
6 
4 
15 

5 
1 
1 
3 
10 

6 
6 
2 
7 

21 

0 
7 
7 
3 

17 

63 
9.7% 
3.8% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
O.C'ro 
0.0% 

11 45 
21 82 
42 138 
55 191 
129 456 

37 107 
27 67 
22 64 
26 57 
112 295 

51 100 
39 99 
47 122 
58 112 
195 433 

64 131 
65 119 
45 104 
41 104 
215 458 

651 11642 

39.6% 100.0% 

I Utum Total! 
0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 



City of Denair 
All Vehides on Unshifted 
Peds & Bikes on Bank 1 
Nothing on Bank 2 

07:15 3 1 
07:30 1 1 
07:45 4 5 
08:00 4 5 

Total Volume 12 12 
%AppT~ 22.2% 22.2% 

PHF .750 .600 

16:30 0 1 
16:45 0 0 
17:00 1 1 
17:15 0 0 

Total Volume 1 2 
% App Total 11.1% 22.2% 

PHF .250 .500 

1 
4 
18 
7 

30 
55.6% 
.417 

2 
1 
3 
0 
6 

66.7% 
.500 

0 5 4 36 0 
0 6 7 48 0 
0 27 6 64 1 
0 16 8 39 1 
0 54 27 167 2 

0.0% 12.5% 86.6% 0.9% 
.aoo .500 .844 .730 .500 

0 3 16 36 0 
a 1 4 25 0 
a 5 8 37 1 
0 0 7 36 0 
0 9 35 136 1 

0.0% 20.3% 79.1% 0.6% 
.000 .450 .547 .895 .250 

ALL TRAFFIC DATA 

0 
0 
0 
0 
a 

0.0% 
.000 

0 
0 
0 
0 
0 

0.0% 
.000 

(916) 771-8700 
orders@atdtraffic.com 

40 7 
55 16 
73 19 
48 4 
216 46 

49.5% 
.740 .605 

54 7 
29 11 
46 5 
43 3 
172 26 

37.7% 
.796 .591 

0 
3 
2 
0 
5 

5.4% 
.417 

0 
0 
a 
0 
0 

0.0% 
.000 

9 
16 
15 
2 

42 
45.2% 
.656 

11 
13 
11 
8 

43 
62.3% 
.827 

File Name : 14-7285-001 Fresno Avenue-Main Street.ppd 
Date : 4/29/2014 

0 16 0 18 3 0 21 82 
0 35 1 35 6 0 42 138 
0 36 6 45 4 0 55 191 
0 6 1 31 5 0 37 107 
0 93 6 129 18 0 155 518 

0.0% 5.2% 83.2% 11.6% 0.0% 
.000 .646 .333 .717 .750 .000 .705 .678 

0 18 a 45 2 0 47 122 
a 24 a 51 7 0 58 112 
0 16 a 64 0 0 64 131 
0 11 0 58 7 0 65 119 
0 69 a 218 16 0 234 484 

O.Oo/a 0.0% 93.2% 6.8% 0.0% 
.000 .719 .000 .852 .571 .000 .900 .924 



I 

City of Denair 
All Vehicles on Unshifted 
Peds & Bikes on Bank 1 
Nothing on Bank 2 

Fresno Avenue 
Southbound 

I START TIME LEFT I THRU I RIGHT IUTURNSI APP.TOTAL 
07:00 2 
07:15 4 
07:30 3 
07:45 12 
Total 21 

08:00 6 
08:15 3 
08:30 5 
08:45 3 
Total 17 

16:00 2 
16:15 5 
16:30 5 
16:45 5 
Total 17 

17:00 4 
17:15 5 
17:30 7 

co 17:45 2 
N Total 18 

Grand Total! 73 
Apprch% 41.7% 

Total% 6.9% 

0 
0 
0 
0 
0 

1 
0 
0 
0 
1 

0 
0 
0 
0 
0 

1 
0 
0 
0 
1 

2 
1.1% 
0.2% 

2 
5 
3 
11 
21 

5 
2 
4 
2 
13 

5 
5 

11 
4 

25 

15 
8 
7 
11 
41 

100 
57.1% 
9.4% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
0.0% 

4 
9 
6 

23 
42 

12 
5 
9 
5 

31 

7 
10 
16 
9 

42 

20 
13 
14 
13 
60 

175 

16.5'l'o 

ALL TRAFFIC DATA 
(916) 771-8700 

orders@atdtraffic.com 

Unshifted Count= All Vehicles 
Monte Vista Avenue 

Westbound 
Driveway 

Northbound 

File Name : 14-7285-002 Fresno Avenue-Monte Vista Avenue.ppd 
Date : 4/29/2014 

Monte Vista Avenue 
Eastbound 

LEFT I THRU I RIGHT IUTURNSl APP.TOTAL LEFT l THRU_l RIGHT IUTURNSI APP.TOTAL LEFT _l THRU I RIGHT IUTURNSI APP.TOTAL Total I Utum Total! 
0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
0.0% 

17 3 
20 5 
21 14 
20 12 
78 34 

18 4 
17 1 
21 3 
24 4 
80 12 

15 8 
16 9 
21 7 
17 10 
69 34 

24 6 
31 5 
34 10 
15 6 
104 27 

331 107 
75.6% 24.4% 
31.2% 10.1% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
0.0% 

20 0 
25 0 
35 0 
32 0 

112 0 

22 0 
18 1 
24 0 
28 0 
92 1 

23 0 
25 0 
28 0 
27 0 

103 0 

30 0 
36 0 
44 0 
21 0 

131 0 

438 I 1 
100.0% 

41.3% 0.1% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
O.Oo/o 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
O.Oo/o 
0.0% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
O.Oo/o 

0 
0 
0 
0 
0 

0 
1 
0 
0 
1 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0.1% 

3 16 
a 33 

17 30 
13 16 
41 95 

3 14 
7 19 
1 9 
2 11 
13 53 

5 15 
6 22 
6 24 
9 28 

26 89 

10 30 
7 23 
5 37 
4 14 

26 104 

1

106 341 
23.7% 76,3% 
10.0% 32.1% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
0.0% 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0 
0 
0 
0 

0 
0.0% 
0.0% 

19 43 0 
41 75 0 
47 88 0 
29 84 0 
136 290 0 

17 51 0 
26 50 0 
10 43 0 
13 46 0 
66 190 0 

20 50 0 
28 63 0 
30 74 0 
37 73 0 
115 260 0 

40 90 0 
30 79 0 
42 100 0 
18 52 0 

130 321 0 

447 11061 

42.1% 100.0% 

0 



City of Denair 
All Vehicles on Unshifted 
Peds & Bikes on Bank 1 
Nothing on Bank 2 

07:15 4 0 
07:30 3 0 
07:45 12 0 
08:00 6 1 

Total VolUme 25 1 
%APPTotal 50.0o/o 2.0% 

PHF .521 .250 

16:45 5 0 
17:00 4 1 
17:15 5 0 
17:30 7 0 

Total Volume 21 1 
%AiloTotal 37.5% 1.8% 

PHF .750 .250 

5 
3 
11 
5 

24 
48.0% 

.545 

4 
15 
8 
7 
34 

60.7% 
.567 

0 9 0 20 5 
0 6 0 21 14 
0 23 0 20 12 
0 12 0 18 4 
0 50 0 79 35 

0.0% 0.0% 69.3% 30.7% 
.000 .543 .000 .940 .625 

0 9 0 17 10 
0 20 0 24 6 
0 13 0 31 5 
0 14 0 34 10 
0 56 0 106 31 

0.0% 0.0% 77.4% 22.6% 
.000 .700 .000 .779 .775 

ALL TRAFFIC DATA 

0 
0 
0 
0 
0 

0.0% 
.000 

0 
0 
0 
0 
0 

0.0% 
.000 

(916) 771-8700 
orders@aldtraffic.com 

25 0 
35 0 
32 0 
22 0 

114 0 
0.0% 

.814 .000 

27 0 
30 0 
36 0 
44 0 
137 0 

0.0% 
.778 .000 

0 
0 
0 
0 
0 

0.0% 
.000 

0 
0 
0 
0 
0 

0.0% 
.000 

0 
0 
0 
0 
0 

0.0% 
.ODD 

0 
0 
0 
0 
0 

0.0% 
.000 

File Name : 14-7285-002 Fresno Avenue-Monte Vista Avenue.ppd 
Date : 4/29/2014 

0 0 8 
0 0 H 
0 0 13 
0 0 3 
0 0 41 

0.0% 30.6% 
.000 .000 .603 

0 0 9 
0 0 10 
0 0 7 
0 0 5 
0 0 31 

0.0% 20.8% 
.000 .000 .775 

33 0 0 
30 0 0 
16 0 0 
14 0 0 
93 0 0 

69.4% D.O% 0.0% 
.705 .000 .000 

Monte Vista Avenue 
Eastbound 

41 
47 
29 
17 

134 

.713 

RIGHT UTURNS APP.TOTAl 

28 0 0 37 
30 0 0 40 
23 0 0 30 
37 0 0 42 

118 0 0 149 
79.2% 0.0% 0.0% 
.797 .000 .000 .887 

75 
88 
84 
51 

298 

.847 

73 
90 
79 
100 
342 

.855 



EX AM PLUS PROJECT Th u May 8, 2 014 11 : 3 4 : 58 

Scenario: 

Command: 
Volume: 
Geometry: 
Impact Fee: 
Trip Generation: 

EXISTING AND EXISTING PLUS PROJECT CONDITIONS 
2932-02 DENAIR DOLLAR GENERAL STORE 

Scenario Report 
EX AM PLUS PROJECT 

Default Command 
EX AM 
Default Geometry 
Default Impact Fee 
AM PEAK 

Trip Distribution: CURRENT 
Paths: 
Routes: 
Configuration: 

Default Path 
Default Route 
Default Configuration 

Page 1-1 

Traffix 8.0.0715 (c) 2008 Dowling Assoc. Licensed to kdANDERSON TRANSP. 
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EX AM PLUS PROJECT Thu May 8, 2014 11:34:58 

Zone 
# 

1 

EXISTING AND EXISTING PLUS PROJECT CONDITIONS 
2932-02 DENAIR DOLLAR GENERAL STORE 

Trip Generation Report 

F'orecast for AM PEAK 

Rate Rate Trips 
Subzone Amount Units In Out In 

~----------- ------- --------------

DOLLAR GENER 9.20 RETAIL KSF 1. 91 1. 90 18 
Zone 1 Subtotal 0 0 0 0 0 0 0. 0 I o 0 0 0 0 0 0 0 0 0 0 0 I 0 0 0 0 o o 18 

TOTAL ............. , ................................... . 18 

Page 2-1 

Trips Total % Of 
Out Trips Total 

17 35 100.0 
17 35 100.0 

17 35 100.0 

Traffix 8.0.0715 (c) 2008 Dowling Assoc. Licensed to kdANDERSON TRANSP. 

85 



EX AM PLUS PROJECT Thu May 8, 2014 11:34:58 

Zone 

1 

1 

EXISTING AND EXISTING PLUS PROJECT CONDITIONS 
2932-02 DENAIR DOLLAR GENERAL STORE 

T~ip Dist~ibution Report 

Percent Of Trips CURRENT 

To Gates 
2 3 4 5 6 

9.9 31.7 16.5 6.6 1.3 34.0 

Page 3-1 

Traffix 8.0.0715 (c) 2008 Dowling Assoc. Licensed to kdANDERSON TRANSP. 
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EX AM PLUS PROJECT Thu May 8, 2014 11:34:58 Page 4-1 
--------------------------------------------------------------------------------

EXISTING AND EXISTING PLUS PROJECT CONDITIONS 
2932-02 DENAIR DOLLAR GENERAL STORE 

--------------------------------------------------------------------------------
Turning Movement Report 

AM PEAK 

Volume Northbound Southbound Eastbound Westbound Total 
Type Left Thru Right Left Thru Right Left Thru Right Left Thru Right Volume 

#1 Main Street I Fresno Ave 
Base 45 5 42 12 12 30 8 129 18 27 187 2 517 
Added 2 0 5 0 0 0 0 0 2 6 0 0 15 
pass b 2 0 2 0 0 0 0 -2 2 2 -2 0 4 
Total 49 5 49 12 12 30 8 127 22 35 185 2 536 

i2 Fresno Ave I Dollar General 
Base 0 84 0 0 53 0 0 0 0 0 0 0 137 
Added 4 0 0 0 0 8 7 0 4 0 0 0 23 
PASS B 1 -1 0 0 -1 5 5 0 1 0 0 0 10 
Total 5 83 0 0 52 13 12 0 5 0 0 0 170 

#3 Monte Vista Ave I Fresno Ave 
Base 0 0 0 25 0 25 41 93 0 0 79 35 298 
Added 0 0 0 1 0 3 3 0 0 0 0 1 8 
Total 0 0 0 26 0 28 44 93 0 0 79 36 306 

Traffix 8.0.0715 (c) 2008 Dowling Assoc. Licensed to kdANDERSON TRANSP. 
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EX AM PLUS PROJECT Thu May B, 2014 11:34:58 

Intersection 

EXISTING AND EXISTING PLUS PROJECT CONDITIONS 
2932-02 DENAIR DOLLAR GENERAL STORE 

Signal Warrant Summary Report 
Base Met 

# 1 Main Street I Fresno Ave 
[Del I Vol) 

No 
# 2 Fresno Ave I Dollar General 
# 3 Monte Vista Ave I Fresno Ave 

No I No 
No 

Page 5-l 

Future Met 
[Del I Vol] 

No 
No I No 

No 

Traffix 8.0.0715 (c) 2008 Dowling Assoc. Licensed to kdANDERSON TRANSP. 
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EX AM PLUS PROJECT Thu May 8, 2014 11:34:58 

EXISTING AND EXISTING PLUS PROJECT CONDITIONS 
2932-02 DENAIR DOLLAR GENERAL STORE 

Peak Hour Volume Signal Warrant Report [Rural] 

Page 6-1 

***k**************************************************************************** 
Intersection #1 Main Street I Fresno Ave 
***~**************************************************************************** 

Base Volume Alternative: Peak Hour warrant NOT Met 
------------1---------------1 1---------------1 1---------------1 1---------------1 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------11---------------1 1---------------1 
Control: Stop Sign Stop Sign Stop Sign Stop Sign 
Lanes: 0 0 1! 0 0 0 0 1! 0 0 0 1 0 0 1 0 0 1! 0 0 
Initial Vol: 45 5 42 12 12 30 8 129 18 27 187 2 
------------1---------------1 1---------------1 1---------------11--------------- I 
Major Street Volume: 371 
Minor Approach Volume: 92 
Minor Approach Volume Threshold: 350 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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**********************k********************************************************* 
Intersection #1 Main Street I Fresno Ave 
******************************************************************************** 
Future Volume Alternative: Peak Hour Warrant NOT Met 
----------~~I~~~~~~~~~~~~~~~ I I~~~~~~~~~~~~-~~ I 1---------------11---------------1 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
---~-----~~-1-~~--~---------11--------------- 11---------------1 1------~~-~~-~~~ I 
Control: Stop Sign Stop Sign Stop Sign Stop Sign 
Lanes: 0 0 1! 0 0 0 0 1! 0 0 0 1 0 0 1 0 0 1! 0 0 
Initial Vol: 49 5 49 12 12 30 8 127 22 35 185 2 
~-~---------1---------------11 ~------~~-----~ 11---~--------~~~ 11---------------1 
Major Street Volume: 379 
Minor Approach Volume: 103 
Minor Approach Volume Threshold: 345 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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******************************************************************************** 
Intersection #2 Fresno Ave I Dollar General 
**********************************************************~********************* 

Base Volume Alternative: Peak Hour Warrant NOT Met 
------------1---------------1 1---------------ll---------------ll---------------l 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------1 1---------------11---------------1 
Control: Uncontrolled Uncontrolled Stop Sign Stop Sign 
Lanes: 0 1 0 0 0 0 0 0 1 0 0 0 ll 0 0 0 0 0 D D 
Initial Vol: 0 84 0 0 53 0 0 0 0 0 0 0 
ApproachDel: xxxxxx xxxxxx xxxxxx xxxxxx 
------------1---------------1 1---------------1 1---------------11---------------1 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
''indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants) . 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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******************************************************************************** 
Intersection #2 Fresno Ave I Dollar General 
******************************************************************************** 
Base Volume Alternative: Peak Hour Warrant NOT Met 
------------J---------------1 J---------------1 1---------------11 ---------------1 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------J---------------JJ---------------IJ---------------1 1---------------1 
Control: Uncontrolled Uncontrolled Stop Sign Stop Sign 
Lanes: 0 1 0 0 0 0 0 0 1 0 0 0 1! 0 0 0 0 0 0 0 
Initial Vol: 0 84 0 0 53 0 0 0 0 0 0 0 
------------J---------------JJ---------------1 1---------------1 I--------------- I 
Major Street Volume: 137 
Minor Approach Volume: 0 
Minor Approach Volume Threshold: 424 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants) . 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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**********************************************************~********************* 

Intersection #2 Fresno Ave I Dollar General 
*****************************************************************~************** 

Future Volume Alternative: Peak Hour Warrant NOT Met 
------------1--------------- I 1--------------- I 1---------------1 1--------------- I 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------1 1---------------11--------------- I 
Control: Uncontrolled Uncontrolled Stop Sign Stop Sign 
Lanes: 0 1 0 0 0 0 0 0 1 0 0 0 1 ! 0 0 0 0 0 0 0 
Initial Vol: 5 83 0 0 52 13 12 0 5 0 0 0 
Approach Del; xxxxxx xxxxxx 9. 7 xxxxxx 
------------1---------------1 1---------------1 1---------------11---------------1 
Approach[eastbound] [lanes=l] [control=Stop Sign] 
Signal Warrant Rule #1: [vehicle-hours=O.O] 

FAIL - Vehicle-hours less than 4 for one lane approach. 
Signal Warrant Rule #2: [approach volume=l7] 

FAIL - Approach volume less than 100 for one lane approach. 
Signal Warrant Rule #3: [approach count=3] [total volume=l70] 

FAIL - Total volume less than 650 for intersection 
with less than four approaches. 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
''indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant [such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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******************************************************************************** 
Intersection #2 Fresno Ave I Dollar General 
******************************************************************************** 
Future Volume Alternative: Peak Hour Warrant NOT Met 
------------1---------------1 1---------------1 1---------------1 1---------------1 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------ll---------------ll---------------l 
Control: Uncontrolled Uncontrolled Stop Sign Stop Sign 
Lanes: 0 1 0 0 0 0 0 0 1 0 0 0 1! 0 0 0 0 0 0 0 
Initial Vol: 5 83 0 0 52 13 12 0 5 0 0 0 
------------1---------------1 1---------------1 1---------------1 1---------------1 
Major Street Volume: 153 
Minor Approach Volume: 17 
Minor Approach Volume Threshold: 406 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants) . 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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*********************************************************k**************k******* 
Intersection i3 Monte Vista Ave I Fresno Ave 
******************************************************************************** 
Base Volume Alternative: Peak Hour Warrant NOT Met 
------------1---------------ll---------------ll---------------l 1---------------1 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------ll---------------l 1---------------1 1---------------1 
Control: Stop Sign Stop Sign Stop Sign Stop Sign 
Lanes: 0 0 0 0 0 0 0 1! 0 0 0 1 0 0 0 0 0 0 1 0 
Initial Vol: 0 0 0 25 0 25 41 93 0 0 79 35 
------------1---------------1 1---------------1 1---------------1 I ---------------1 
Major Street Volume: 248 
Minor Approach Volume: 50 
Minor Approach Volume Threshold: 326 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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***********~***************************************************************k**** 

Intersection #3 Monte Vista Ave I Fresno Ave 
******************************************************************************** 
Future Volume Alternative: Peak Hour Warrant NOT Met 
------------1---------------1 1---------------1 1---------------1 1--------------- I 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------1 1---------------11---------------1 
Control: Stop Sign Stop Sign Stop Sign Stop Sign 
Lanes: 0 0 0 0 0 0 0 1 ! 0 0 0 1 0 0 0 0 0 0 1 0 
Initial Vol: 0 0 0 26 0 28 44 93 0 0 79 36 
------------1---------------1 1---------------1 1---------------11---------------1 
Major Street Volume: 252 
Minor Approach Volume: 54 
Minor Approach Volume Threshold: 323 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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Scenario: 

Command: 
Volume: 
Geometry: 
Impact Fee: 
Trip Generation: 
Trip Distribution: 
Paths: 
Routes: 
Configuration: 

Scenario Report 
EX PM PLUS PROJECT 

Default Command 
EX PM 
Default Geometry 
Default Impact Fee 
PM PEAK 
CURRENT 
Default Path 
Default Route 
Default Configuration 
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Zone 
# Subzone Amount 

Trip Generation Report 

Forecast for PM PEAK 

Units 
Rate 

In 
Rate 

Out 

1 DOLLAR GENER 9.20 RETAIL KSF 3.41 3.41 
Zone 1 Subtotal 

TOTAL ................................................. . 

Trips Trips 
In Out 

31 
31 

31 

31 
31 

31 
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Total % Of 
Trips Total 

62 100.0 
62 100.0 

62 100.0 
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Zone 

1 

1 

EXISTING AND EXISTING PLUS PROJECT CONDITIONS 
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Trip Distribution Report 

Percent Of Trips CURRENT 

To Gates 
2 3 4 5 6 

9.9 31.7 16.5 6.6 1.3 34.0 
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--------------------------------------------------------------------------------
Turning Movement Report 

PM PEAK 

Volume Northbound Southbound Eastbound Westbound Total 
Type Left Thru Right Left Thru Right Left Thru Right Left Thru Right Volume 

lll Main Street I Fresno Ave 
Base 26 0 43 1 2 6 0 218 16 35 136 1 484 
Added 3 0 10 0 0 0 0 0 3 10 0 0 26 
PASS-B 3 0 4 0 0 0 0 -4 4 3 -3 0 7 
Total 32 0 57 1 2 6 0 214 23 48 133 1 517 

#2 Fresno Ave I Dollar General 
Base 0 66 0 0 54 0 0 0 0 0 0 0 120 
Added 7 0 0 0 0 13 13 0 7 0 0 0 40 
PASS B 2 -2 0 0 -2 9 9 0 2 0 0 0 18 
Total 9 64 0 0 52 22 22 0 9 0 0 0 178 

#3 Monte Vista Ave I Fresno Ave 
Base 0 0 0 21 0 35 31 118 0 0 106 31 342 
Added 0 0 0 2 0 5 5 0 0 0 0 2 14 
Total 0 0 0 23 0 40 36 118 0 0 106 33 356 
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Intersection 
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Signal Warrant Summary Report 
Base Met 

# 1 Main Street I Fresno Ave 
[Del I Vol] 

No 
~ 2 Fresno Ave I Dollar General 
# 3 Monte Vista Ave I Fresno Ave 

No I No 
No 

Page 5-l 

Future Met 
[Del I Vol] 

No 
No I No 

No 

Traffix 8.0.0715 (c) 2008 Dowling Assoc. Licensed to kdANDERSON TRANSP. 

101 



EX PM PLUS PROJECT Thu May 8, 2014 11:35:22 

EXISTING AND EXISTING PLUS PROJECT CONDITIONS 
2932-02 DENAIR DOLLAR GENERAL STORE 

Peak Hour Volume Signal Warrant Report [Rural] 

Page 6-1 

***************k**************************************************************** 

Intersection #1 Main Street I Fresno Ave 
******************************************************************************** 
Base Volume Alternative: Peak Hour Warrant NOT Met 
------------l---------------l]---------------]l---------------]1---------------l 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------1 1---------------1 1---------------1 
Control: Stop Sign Stop Sign Stop Sign Stop Sign 
Lanes: 0 0 l! 0 0 0 0 1! 0 0 0 1 0 0 0 0 1! 0 0 
Initial Vol: 26 0 43 l 2 6 0 218 16 35 136 1 
------------1---------------1 1---------------ll---------------ll---------------] 
Major Street Volume: 406 
Minor Approach Volume: 69 
Minor Approach Volume Threshold: 329 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants) . 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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******************************************************************************** 
Inter5ection #1 Main Street I Fresno Ave 
******************************************************************************** 
Future Volume Alternative: Peak Hour Warrant NOT Met 
~~~~~~------1---~~---~--~~~~ I 1-~-~~~-~-~~~~~-1 I~-~-~-~-~~--~-~ 11-----------~--- I 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---~-------~---1 1---------------11---------------1 
Control: Stop Sign Stop Sign Stop Sign Stop Sign 
Lanes: 0 0 1! 0 0 0 0 1! 0 0 0 1 0 0 1 0 0 1! 0 0 
Initial Vol: 32 0 57 1 2 6 0 214 23 48 133 1 
-------~----1---------------ll---------------ll--------~-----~ 11---------------1 
Major Street Volume: 419 
Minor Approach Volume: 89 
Minor Approach Volume Threshold: 322 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be con5idered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants) . 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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******************************************************************************** 
Intersection #2 Fresno Ave I Dollar General 
******************************************************************************** 
Base Volume Alternative: Peak Hour Warrant NOT Met 
------------1---------------1 1---------------1 1---------------11--------------- I 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------1 1---------------11--------------- I 
Control: Uncontrolled Uncontrolled Stop Sign Stop Sign 
Lanes: 0 1 0 0 0 0 0 0 1 0 0 0 1! 0 0 0 0 0 0 0 
Initial Vol: 0 66 0 0 54 0 0 0 0 0 0 0 
ApproachDel: xxxxxx xxxxxx xxxxxx xxxxxx 
------------1---------------ll---------------ll---------------ll---------------l 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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******************************************************************************** 
Intersection #2 Fresno Ave I Dollar General 
******************************************************************************** 
Base Volume Alternative: Peak Hour warrant NOT Met 
------------1---------------1 1---------------1 1---------------1 1---------------1 
Approach: North Bound South Bound East Bound west Bound 
Movement: L T R L T R L T R L T R 
------------l---------------ll---------------ll---------------ll---------------1 
Control: Uncontrolled Uncontrolled Stop Sign Stop Sign 
Lanes: 0 1 0 0 0 0 0 0 1 0 0 0 1! 0 0 0 0 0 0 0 
Initial Vol: 0 66 0 0 54 0 0 0 0 0 0 0 
------------1---------------1 1---------------1 1---------------1 1---------------1 
Major Street Volume: 120 
Minor Approach Volume: 0 
Minor Approach Volume Threshold: 446 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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Peak Hour Delay Signal Warrant Report 

E'age 6-5 

******************************************************************************** 
Intersection #2 Fresno Ave I Dollar General 
******************************************************************************** 
Future Volume Alternative: Peak Hour Warrant NOT Met 
------------1---------------1 1---------------1 1---------------1 1---------------1 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------1 1---------------11---------------1 
Control: Uncontrolled Uncontrolled Stop Sign Stop Sign 
Lanes: 0 1 0 0 0 0 0 0 1 0 0 0 1! 0 0 0 0 0 0 0 
Initial Vol: 9 64 0 0 52 22 22 0 9 0 0 0 
ApproachDel: xxxxxx xxxxxx 9.3 xxxxxx 
------------1---------------1 1---------------1 1---------------11---------------1 
Approach[eastbound] [lanes=l] [control=Stop Sign] 
Signal Warrant Rule #1: (vehicle-hours=O.l] 

FAIL - Vehicle-hours less than 4 for one lane approach. 
Signal Warrant Rule #2: [approach volume~31] 

FAIL - Approach volume less than 100 for one lane approach. 
Signal Warrant Rule #3: [approach count=3] [total volume=178] 

FAIL - Total volume less than 650 for intersection 
with less than four approaches. 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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******************************************************************************** 
Intersection #2 Fresno Ave I Dollar General 
******************************************************************************** 
Future Volume Alternative: Peak Hour Warrant NOT Met 
------------1---------------1 1---------------1 1---------------11--------------- I 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------[ [---------------ll---------------ll---------------1 
Control: Uncontrolled Uncontrolled Stop Sign Stop Sign 
Lanes: 0 1 0 0 0 0 0 0 1 0 0 0 1 ! 0 0 0 0 0 0 0 
Initial Vol: 9 64 0 0 52 22 22 0 9 0 0 0 
------------1---------------1 1---------------1 1---------------1 1--------------- I 
Major Street Volume: 147 
Minor Approach Volume: 31 
Minor Approach Volume Threshold: 413 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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**********************************************************************k********* 

Intersection #3 Monte Vista Ave I Fresno Ave 
******************************************************************************** 
Base Volume Alternative: Peak Hour Warrant NOT Met 
------------1---------------1 1---------------1 1---------------1 1--------------- I 
Approach: North Bound South Bound East Bound West Bound 
Movement: L T R L T R L T R L T R 
------------1---------------1 1---------------1 1---------------1 1---------------1 
Control: Stop Sign Stop Sign Stop Sign Stop Sign 
Lanes: 0 0 0 0 0 0 0 1! 0 0 0 1 0 0 0 0 0 0 1 0 
Initial Vol: 0 0 0 21 0 35 31 118 0 0 106 31 
------------1---------------1 1---------------11---------------1 1---------------1 
Major Street Volume: 286 
Minor Approach Volume: 56 
Minor Approach Volume Threshold: 302 

SIGNAL WARRANT DISCLAIMER 
This peak hour signal warrant analysis should be considered solely as an 
"indicator" of the likelihood of an unsignalized intersection warranting 
a traffic signal in the future. Intersections that exceed this warrant 
are probably more likely to meet one or more of the other volume based 
signal warrant (such as the 4-hour or 8-hour warrants). 

The peak hour warrant analysis in this report is not intended to replace 
a rigorous and complete traffic signal warrant analysis by the responsible 
jurisdiction. Consideration of the other signal warrants, which is beyond 
the scope of this software, may yield different results. 
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TRAFFIC ENGINEERING MEMORANDUM 
Dollar General Store (REZ PLN2013-0103) 
Denair, CA 
05/14/2014 

DEPARTMENT OF PUBLIC WORKS 

Matt Machado, PE, LS 
Director, County Surveyor 

Chris Brady, PE 
Deputy Director- Construction/Roads/Bridges 

Colt Esenwe/n, PE 
Deputy Director- Engineering/Surveying/Fleet 

David Leamon, PE 
Deputy Director- Development/Traffic 

Kathy Johnson 
Assistant Director- Business/Finance 

www.stancaunty. cam/publicwarks 

The Stanislaus County Department of Public Works has reviewed the Traffic hnpact Assessment performed by 
K.D. Anderson dated 5/9/2014 for the Dollar General Store in Denair, CA. This project is a rezone application 
numbered REZ PLN2013-0103. 

The Department ofPublic Works has concluded that the assessment has been performed satisfactorily and 
demonstrates that there will not be a significant impact to the traffic adjacent and/or near the project site. Public 
Works is approving the assessment as submitted. 

if; l 

Andrew Malizia, PE 

liPage 
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Denair MAC Meeting 
Vision Casting 

111111111111 
FREE2WORK 

HI! S1'!l!!Yhlllli!Jl'lllfl!A!I(®f. 

TO: Denair MAC and Council 
FROM: Merna Chance, merna@citytofarm.com, PO BOX 536, Denair, CA 95316 
DATE: February 4, 2014 
RE: Response to Dollar General Store in Denair 

Thank you for this opportunity to respond to the proposal for a Dollar General Store in 
Denair, CA. With such a proposal out front, it is time to cast vision for the county. 

We live in a time of rapid cultural shift with a positive synergy toward innovation, new 
inventions, and social entrepreneurism. Born and raised in Denair, with ancestors settling 
here in 1906, I have since lived and participated in the great cities of Seattle, Pasadena, and 
San Francisco. These cities, with their thought leaders, business owners, citizens, and 
students are educating themselves and working together to shift toward the following 
values: 

• Small business that supports local entrepreneurs 
• Purchase of products transparent in their supply chain with the purpose to 

end human trafficking and recognize forced labor practices 
(www!ne>tfor~_g~Jgcampaign.org and www.f.reeZ .. W.9rk.Q_rg) 

• Product packaging mindful of environmental stewardship 

Does Dollar General practice these values in their product supply chain and do customers 
contribute to human trafficking and forced labor by the purchase of these products? Does 
Denair, and Stanislaus County have the systems in place to maximize recydability of Dollar 
General's product packaging? 

This past year, I participated in UC Small Farms Program: Agricultural and Nature Tourism 
In California and the CSUS hosted Economic Leadership Summit on Tourism Along the San 
joaquin River. With University Avenue now connecting to Monte Vista Ave, which connects 
to Main Street in Denair, which connects to Amtrak, we have the opportunity to invest in 
alternative ideas that could seed eventual growth toward a flourishing community. For 
example: 

• 

• 
• 

• 

Raise and rebuild the historical building at Main Stand sante Fe, making a safe space 
for delayed Amtrak travellers and a starting point for regional farm tours 
Install parklets in tbe blighted asphalt parking lot of tbe Denair Food Center 
Install large historical photographs at Village Market and add product diversity 
Create a community supported garden with high school and college internships and 
promote a local means to purchase fresh food 
Bring lectures and documentary films to tbe Gaslight Theatre 

My encouragement to the council is to maximize the region's heritage and invest in it 
Encourage an intergenerational community of talent that works together to enhance 
sustainability both relationally and economically. Provide incentive for entrepreneurship 
and tangible skill development that provide a place for families and our young people. 

I feel that the Dollar General in Denair will deter vision and encourage a system of poverty 
both locally and globally. We have the human imagination and resources to do better. 
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Dollar General Corporation 
100 Mission Ridge 
Goodlettsville, TN 37072 

April16, 2014 

Ms. Rachel Wyse 
Stanislaus County Planning & Community Development 
1010 lOth St., Ste. 3400 
Modesto, CA 95354 

RE: Proposed Dollar General- Denair, CA 

Dear Ms. Wyse: 

This shall acknowledge receipt of and thank you for the recent memo from Merna Chance regarding the 
Dollar General store proposed for the town of Denair. It is a pleasure to engage in open and honest 
dialogue with individuals who may not be familiar with the company's mission, ethics, and social 
responsibility practices. 

Dollar General was founded by J.l. Turner in 1939 as a dry goods store in Scottsville, Kentucky, an 
agrarian town much like Denair, California. Though the company recently opened its ll,Oooth store, 
we've remained true to our roots by delivering value and convenience to underserved rural customers in 
forty states. Our corporate mission is "Serving Others", and we are indeed the sole general merchandise 
store for many of the communities we serve. 

The ability to source product globally is a critical element of our success. Dollar General is committed to 
doing business with worldwide partners that share a desire to treat workers fairly, maintain safe 
working environments, and do business lawfully. As such, Dollar General has partnered with China Labor 
Watch, the International Council ofToy Industries, and Business for Social Responsibility to insure 
compliance with these standards among each of our vendors. 

Dollar General conducts annual audits of factories from which we directly import. Furthermore, it strictly 
prohibits the use of child or forced labor in the manufacturing of goods and products sold in our stores. 
Our Global Sourcing policy is more fully defined in the Dollar General Cares section of our Company 
website at www.dollargeneral.com. 

When it comes to corporate social responsibility, Dollar General is second to none. The company 
contributes millions annually through its various charitable outreach initiatives. The most notable of 
these is the Dollar General literacy Foundation. 

The DG literacy Foundation was created in 1993 in honor of DG founder J.L. Turner, a functional 
illiterate with a third grade education. During the twenty-one years since, DG Literacy has awarded over 
$86 million to non-profit organizations and schools in forty states. Because of our commitment to 
promoting literacy in the communities we serve, over 4.9 million individuals have learned to read, 
passed the GED, or acquired the English language. 
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Ms. Rachel Wyse 2 April 16, 2014 

Since entering this market in 2012, DG Literacy has contributed over $250,000 in the State of California 
alone. One organization that has benefitted is the Learning Quest-Stanislaus Literacy Center in Modesto, 
the recipient of a $10,000 grant. I would encourage anyone reading this letter to learn more about our 
foundation, and its special missionr at www.dgliteracy.org. 

Dollar General is active in the practice of recycling used computer paper, store fixtures,· office paper and 
plastic. We encourage the use of reusable shopping bags for customers in over 11,000 stores. In 
addition, the cardboard recycle initiative at Dollar General is estimated to save 2.4 million trees 
annually. 

As you have likely surmised, I am not simply an employee of Dollar General, but also a fierce advocate 
for the role Dollar General plays in the lives of our customers and the communities we serve. I am 
excited about the opportunity to become a part of the Denair, California landscape. 

Vice President- Real Estate 

remartin@dollargeneral.com 
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Stanislaus County 
Planning and Community De_velopment 

1010 1 01
h Street, Suite 3400 

Modesto, California 95354 
Phone: (209) 525-6330 

Fax: (209) 525-5911 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

CEQA INITIAL STUDY 
Adapted from CEOA Guidelines APPENDIX G Environmental Checklist Form, Final Text, December 30, 2009 

Project title: 

Lead agency name and address: 

Contact person and phone number: 

Project location: 

Project sponsor's name and address: 

General Plan designation: 

Zoning: 

Rezone Application No. PLN2013-01 03 - Dollar 
General 

Stanislaus County 
1010 1Oth Street, Suite 3400 
Modesto, CA 95354 

Rachel Wyse, Associate Planner 
(209) 525-6330 

Southwest side of Fresno Avenue, south of Main 
Street, west of Village Avenue, in the Denair area. 
APN: 024-032-017 

Embree Asset Group, Inc. 
Aaron Ramirez 
4747 Williams Drive 
Georgetown, TX 78633 

Commercial 

Expired P-D (314} 

8. Description of project: 

9. 

10. 

Request to rezone expired P-D (314) to Planned Development to permit the construction of a one story, 9,100 
square foot building for a Dollar General retail store on a 1. 75± acre parcel. The site will be improved with 36 
parking spaces, sidewalks, and associated utilities. The building is a pre-engineered metal structure with split-face 
CMU on a portion of the north and west sides. The remainder of the north and west walls, along with the south and 
east walls, will be metal. The building will have signage on the north and west sides. A masonry dumpster 
enclosure and HVAC units will be located at the rear of the building. The new P-D zoning will permit uses consistent 
with the H-1 zoning district. The property was previously rezoned from H-1 (Highway Frontage) to permit a lumber 
yard that was never developed. 

Surrounding land uses and setting: 

Other public agencies whose approval is required {e.g., 
permits, financing approval, or participation agreement.): 
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Various Commercial type uses and residential 

Department of Public Works 
Department of Environmental Resources 
Modesto Regional Fire Authority 
Denair Community Services District 
Turlock Irrigation District 
San Joaquin Valley Air Pollution Control District 
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Stanislaus County Initial Study Checklist Page2 

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. 

D Aesthetics D Agriculture & Forestry Resources D Air Quality 

D Biological Resources D Cultural Resources D Geology /Soils 

D Greenhouse Gas Emissions D Hazards & Hazardous Materials D Hydrology I Water Quality 

D Land Use I Planning D Mineral Resources D Noise 

D Population I Housing D Public Services D Recreation 

D Transportation/Traffic D Utilities I Service Systems D Mandatory Findings of Significance 

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

D 

D 

D 

D 

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

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

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

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

I find that although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that 
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed 
upon the proposed project, nothing further is required. 

Rachel Wyse March 27, 2014 
Prepared By Date 
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Stanislaus County Initial Study Checklist Page3 

EVALUATION OF ENVIRONMENTAL IMPACTS: 

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

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

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

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

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

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

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

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

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

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

7) Supporting 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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Stanislaus County Initial Study Checklist 

ISSUES 

I. AESTHETICS-- Would the project: 

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

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

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

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

Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

X 

Page4 

No 
Impact 

X 

X 

Discussion: The site itself is not considered to be a scenic resource or a unique scenic vista. There is no existing design 
criteria for the Denair Community; however, Goal One of the Denair Community Plan is to reinforce Denair's small rural town 
character. Consequently, the design of the Dollar General building will be reviewed with Goal One in mind and any 
development resulting from this project will be consistent with existing area developments. 

Operating hours are Monday thru Sunday from 8:00a.m. to 10:00 p.m .. The applicant is proposing to construct an eight 
foot solid masonry wall along the southern and western property lines, where the site abuts residential districts. Due to the 
orientation of the driveway and fencing, it does not appear that vehicle lights will impact homes/neighbors residing in the 
adjacent residential zoning district. The building will have wall pack lights and 25-foot light poles will be installed in the 
parking lot as required for parking lot safety. A condition of approval will be added to the project requiring the exterior 
lighting to be designed (aimed down and towards the site) to provide adequate illumination without a glare effect or 
excessive light spill onto adjacent residential properties. 

Mitigation: None. 

References: Application information; applicant's lighting plan example and standard wall pack lights and light pole 
specifications and standards; and the Stanislaus County General Plan and Support Documentation1

• 

II. AGRICULTURE AND FOREST RESOURCES: In determining 
whether impacts to agricultural resources are significant 
environmental effects, lead agencies may refer to the California 
Agricultural Land Evaluation and Site Assessment Model (1997} 
prepared by the California Department of Conservation as an 
optional model to use in assessing impacts on agriculture and 
farmland. In determining whether impacts to forest resources, 
including timberland, are significant environmental effects, lead 
agencies may refer to information compiled by the California 
Department of Forestry and Fire Protection regarding the state's 
inventory of forest land, including the Forest and Range 
Assessment Project and the Forest Legacy Assessment project; 
and forest carbon measurement methodology provided in 
Forest Protocols adopted by the California Air Resources 
Board.- 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? 
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Stanislaus County Initial Study Checklist 

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

c) Conflict with existing zoning for, or cause rezoning of, forest 
land (as defined in Public Resources Code section 12220(g}}, 
timberland (as defined by Public Resources Code section 4526}, 
or timberland zoned Timberland Production (as defined by 
Government Code section 511 04(g}}? 

d) Result in the loss of forest land or conversion of forest land 
to non-forest use? 

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

Page5 

X 

X 

X 

X 

Discussion: The project site is classified as Urban and Built-Up Land by the Farmland Mapping and Monitoring Program. 
The site is currently zoned as expired P-D (314), which was approved as Rezone 2007-05- Denair Lumber on February 
5, 2008, to allow a lumber yard, a 15,400 square foot pole barn, and a 4,000 square foot retail sales and home center 
building. Prior to this rezone, the property was zoned H-1 (Highway Frontage), which allows for various commercial type 
uses, but specifically excludes uses that conduct outdoor sales and storage, as was proposed by Denair Lumber. If the 
property had not been rezoned in 2008, then Dollar General could have developed the site by simply securing a building 
permit as the H-1 zoning district permits the establishment of a retail and wholesale retail store when conducted entirely 
within a building and less than 65,000 square feet of building and sales area (§21.48.020). 

The existing Stanislaus County General Plan designation and Denair Community Plan designation for this site is 
Commercial. The parcels north of the site are zoned H-1 and engage in various commercial type uses. There are 
residential uses to the south, southeast, and southwest of the project site. The nearest agriculturally zoned property is 
approximately half a mile from the project site. The County has a Right-to-Farm Ordinance in place to protect the 
agricultural users in the area from unjust nuisance complaints. 

Mitigation: None. 

References: Rezone 2007-05- Denair Lumber (P-D [314]); Stanislaus County Zoning Ordinance; the California State 
Department of Conservation Farmland Mapping and Monitoring Program - Stanislaus County Farmland 2004; and the 
Stanislaus County General Plan and Support Documentation 1• 

Ill. AIR QUALITY -- Where available, the significance criteria 
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 of any 
criteria pollutant for which the project region is non-attainment 
under an applicable federal or state ambient air quality standard 
(including releasing emissions which exceed quantitative 
thresholds for ozone precursors}? 
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Stanislaus County Initial Study Checklist 

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

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

Page6 

X 

X 

Discussion: The proposed project is located within the San Joaquin Valley Air Basin (SJVAB) and, therefore, falls under 
the jurisdiction of the San Joaquin Valley Air Pollution Control District (SJVAPCD). In conjunction with the Stanislaus 
Council of Governments (StanCOG), the SJVAPCD is responsible for formulating and implementing air pollution control 
strategies. The SJVAPCD's most recent air quality plans are the 2007 PM 1 0 (respirable particulate matter) Maintenance 
Plan, the 2008 PM2.5 (fine particulate matter) Plan, and the 2007 Ozone Plan. These plans establish a comprehensive air 
pollution control program leading to the attainment of state and federal air quality standards in the SJVAB, which has been 
classified as "extreme non-attainment" for ozone, "attainment" for respirable particulate matter (PM-1 0), and "non
attainment" for PM 2.5, as defined by the Federal Clean Air Act. 

The primary source of air pollutants generated by this project would be classified as being generated from "mobile" sources. 
Mobile sources would generally include dust from roads, farming, and automobile exhausts. Mobile sources are generally 
regulated by the Air Resources Board of the California EPA which sets emissions for vehicles and acts on issues regarding 
cleaner burning fuels and alternative fuel technologies. As such, the District has addressed most criteria air pollutants 
through basin wide programs and policies to prevent cumulative deterioration of air quality within the Basin. The project 
will increase traffic in the area and, thereby, impact air quality. The applicant estimates that there will be 1 0 to 12 employees 
on shift, approximately 1 0 daily customers, and up to 2.5 truck trips per day resulting in a 2.5% increase in truck traffic for 
the area. These numbers were provided to Public Works staff who, based on the ITE Trip Generation Handbook, 81

h Edition, 
determined the project will generate 881 daily trip ends. The breakdown of trips during peak and non-peak hours is included 
in the Public Works Traffic Engineering response dated February 4, 2014. The nearest sensitive receptors are the 
residences to the east and south of the site at 50± feet and 7± feet respectively; and the Reyn Franca School at 271 ±feet 
from the project site. 

Potential impacts on local and regional air quality are anticipated to be less than significant, falling below SJVAPCD 
thresholds, as a result of the nature of the proposed project and project's operation after construction. Implementation of 
the proposed project would fall below the SJVAPCD significance thresholds for both short-term construction and long-term 
operational emissions, as discussed below. Because construction and operation of the project would not exceed the 
SJVAPCD significance thresholds, the proposed project would not increase the frequency or severity of existing air quality 
standards or the interim emission reductions specified in the air plans. 

For these reasons, the proposed project would be consistent with the applicable air quality plans. Also, the proposed project 
would not conflict with applicable regional plans or policies adopted by agencies with jurisdiction over the project and would 
be considered to have a less than significant impact. 

Construction activities associated with new development occurring in the project area could temporarily increase localized 
PM1 0, PM2.5, volatile organic compound (VOC), nitrogen oxides (NOX), sulfur oxides (SOX), and carbon monoxide (CO) 
concentrations in the project vicinity. The primary source of construction-related CO, SOX, VOC, and NOX emission is 
gasoline and diesel-powered, heavy-duty mobile construction equipment. Primary sources of PM1 0 and PM2.5 emissions 
are generally clearing and demolition activities, grading operations, construction vehicle traffic on unpaved ground, and wind 
blowing over exposed surfaces. 

Construction activities associated with the proposed project would consist primarily of construction of the 9,100 square foot 
retail store, associated parking lot, drainage basin, and masonry wall. These activities would not require any substantial 
use of heavy-duty construction equipment and would require little or no demolition or grading as the site is presently 
unimproved and considered to be topographically flat. Consequently, emissions would be minimal. Furthermore, all 
construction activities would occur in compliance with all SJVAPCD regulations; therefore, construction emissions would 
be less than significant without mitigation. 

Operational emissions would be generated by mobile sources as a result of passenger vehicles going to and from work and 
the estimated 10 customers per day. Given the proposed store's proximity to residential zones, it is arguable that a number 
of customers will walk to the site instead of driving. The project was referred to SJVAPCD who responded with standard 
conditions of approval and a determination that, although rezoning the land will not have an impact on air quality, the 
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development of the property will contribute to the overall decline in air quality due to construction activities, increased traffic, 
and ongoing operational emissions. Item one of the referral response requested that referral documents include a project 
summary detailing the land use designation, project size, and proximity to sensitive receptors and existing emission sources. 
The project particulars can be found in the project description section of page one of this initial study. The distance from 
sensitive receptors is identified in paragraph two of this section. Existing emission sources include the presence of traffic 
utilizing Fresno Avenue, a farming operation to the west of the project site, and the presence of a Quik Stop minimarket and 
gas station north and adjacent to this site. 

Mitigation: None. 

References: Referral response from the San Joaquin Valley Air Pollution Control District dated December 17, 2013; 
referral response from the Department of Public Works Traffic Engineering Division dated February 4, 2014; San Joaquin 
Valley Air Pollution Control District- Regulation VIII Fugitive Dust/PM-1 0 Synopsis; and the Stanislaus County General Plan 
and Support Documentation 1• 

IV. BIOLOGICAL RESOURCES-- Would the project: 

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

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

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

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

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

f) Conflict with the prov1s1ons of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, or 
other approved local, regional, or state habitat conservation 
plan? 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

No 
Impact 

X 

X 

X 

X 

X 

Discussion: The property is currently zoned P-D (314) (Planned Development) and unimproved. Early consultation 
referral responses have not been received from either the California Department of Fish and Wildlife (formerly the 
Department of Fish and Game) or the U.S. Fish and Wildlife Service. There is no evidence to suggest that this project would 
result in impacts to sensitive and endangered species or habitats, locally designated species, or wildlife dispersal or 
mitigation corridors. There are no known sensitive or protected species or natural communities located on the site and/or 
in the surrounding area. The project will not conflict with a Habitat Conservation Plan, a Natural Community Conservation 
Plan, or other locally approved conservation plans. 
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Mitigation: None. 

References: California Department of Fish and Wildlife (formerly the Department of Fish and Game) California Natural 
Diversity Database and the Stanislaus County General Plan and Support Documentation 1• 

V. CULTURAL RESOURCES-- Would the project: 

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

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

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

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

Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

No 
Impact 

X 

X 

X 

Discussion: It does not appear this project will result in significant impacts to any archaeological or cultural resources. 
A records search indicated that there were no prehistoric or historic resources on-site; nor had any local cultural group 
reported to the Central California Information Center (CCIC) that the property had cultural value. The project was referred 
to the Native American Heritage Commission (NAHC) which responded with recommendations and procedures in regards 
to the discovery of archaeological or cultural resources. A condition of approval will be placed on the project that requires 
that if any resources are found, construction activities will halt at that time. 

Mitigation: None. 

References: Referral response from the Native American Heritage Commission dated December 13, 2013, and the 
Stanislaus County General Plan and Support Documentation 1. 

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

ii) Strong seismic ground shaking? 

iii) Seismic-related ground failure, including 
liquefaction? 

iv) Landslides? 

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

d) Be located on expansive soil 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? 

Page9 

X 

X 

X 

Discussion: As contained in Chapter 5 of the General Plan Support Documentation, the areas of the County subject 
to significant geologic hazard are located in the Diablo Range, west of Interstate 5; however, as per the California Building 
Code, all of Stanislaus County is located within a geologic hazard zone (Seismic Design Category D, E, or F) and a soils 
test may be required as part of the building permit process. Results from the soils test will determine if unstable or 
expansive soils are present. If such soils are present, special engineering of the structure will be required to compensate 
for the soil deficiency. Any structures resulting from this project will be designed and built according to building standards 
appropriate to withstand shaking for the area in which they are constructed. Any earth moving is subject to Public Works 
Standards and Specifications which consider the potential for erosion and run-off prior to permit approval. Likewise, any 
addition of a septic tank or alternative waste water disposal system would require the approval of the Department of 
Environmental Resources (DER) through the building permit process, which also takes soil type into consideration within 
the specific design requirements. The project was referred to the Department of Public Works and the Building Permits 
Division. Both Departments responded with comments which will be incorporated into the project's conditions of 
approval/development standards. 

Mitigation: None. 

References: California Building Code and the Stanislaus County General Plan and Support Documentation - Safety 
Element1

• 

VII. GREENHOUSE GAS EMISSIONS- Would the project: 

a) Generate greenhouse gas em1ss1ons, either directly or 
indirectly, that may have a significant impact on the 
environment? 

b) Conflict with an applicable plan, policy or regulation adopted 
for the purpose of reducing the emissions of greenhouse 
gases? 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

X 

No 
Impact 

Discussion: The principal Greenhouse Gasses (GHGs) are carbon dioxide (C02), methane (CH4), nitrous oxide (N20), 
sulfur hexafluoride (SF6), perfluorocarbons (PFCs), hydrofluorocarbons (HFCs), and water vapor (H20). C02 is the 
reference gas for climate change because it is the predominant greenhouse gas emitted. To account for the varying 
warming potential of different GHGs, GHG emissions are often quantified and reported as C02 equivalents (C02e). In 
2006, California passed the California Global Warming Solutions Act of 2006 (Assembly Bill [AB] No. 32), which requires 
the California Air Resources Board (ARB) to design and implement emission limits, regulations, and other measures, such 
that feasible and cost-effective statewide GHG emissions are reduced to 1990 levels by 2020. As a requirement of AB 32, 
the ARB was assigned the task of developing a Climate Change Scoping Plan that outlines the state's strategy to achieve 
the 2020 GHG emissions limits. This Scoping Plan includes a comprehensive set of actions designed to reduce overall 
GHG emissions in California, improve the environment, reduce the state's dependance on oil, diversify the state's energy 
sources, save energy, create new jobs, and enhance public health. The Climate Change Scoping Plan was approved by 
the ARB on December 22, 2008. According to the September 23, 2010, AB 32 Climate Change Scoping Plan Progress 
Report, 40 percent of the reductions identified in the Scoping Plan have been secured through ARB actions and California 
is on track to its 2020 goal. 
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Although not originally intended to reduce GHGs, California Code of Regulations (CCR) Title 24, Part 6: California's Energy 
Efficiency Standards for Residential and Nonresidential Buildings, was first adopted in 1978 in response to a legislative 
mandate to reduce California's energy consumption. Since then, Title 24 has been amended with recognition that energy
efficient buildings require less electricity and reduce fuel consumption, which in turn decreases GHG emissions. The current 
Title 24 standards were adopted to respond to the requirements of AB 32. Specifically, new development projects within 
California after January 1, 2011, are subject to the mandatory planning and design, energy efficiency, water efficiency and 
conservation, material conservation and resources efficiency, and environmental quality measures of the California Green 
Building Standards (CALGreen) Code (California Code of Regulations, Title 24, Part 11 ). 

The proposed project would result in short-term emissions of GHGs during construction. These emissions, primarily C02, 
CH4, and N20, are the result of fuel combustion by construction equipment and motor vehicles. The other primary GHGs 
(HFCs, PFCs, and SF6) are typically associated with specific industrial sources and are not expected to be emitted by the 
proposed project. As described above in Section Ill- Air Quality, the use of heavy-duty construction equipment would be 
very limited; therefore, the emissions of C02 from construction would be less than significant. 

The project would also result in direct annual emissions of GHGs during operation. Direct emissions of GHGs from 
operation of the proposed project are primarily due to passenger vehicles and truck trips. This project would not result in 
emission of GHGs from any other sources. Consequently, GHG emissions are considered to be less than significant. 

Mitigation: None. 

References: Application Information and the Stanislaus County General Plan and Support Documentation 1• 

VIII. HAZARDS AND HAZARDOUS MATERIALS -- Would the 
project: 

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

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

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

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

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

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

X 

Discussion: DER 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 
by the Agricultural Commissioner and can only be accomplished after first obtaining permits. Spraying activities on adjacent 
properties will be conditioned by the Agricultural Commissioner's 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. 

Mitigation: None. 

References: Stanislaus County General Plan and Support Documentation 1• 

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

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

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

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

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

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

f) Otherwise substantially degrade water quality? 

g) Place housing within a 1 00-year flood hazard area as mapped 
on a federal Flood Hazard Boundary or Flood Insurance Rate 
Map or other flood hazard delineation map? 
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h) Place within a 100-year flood hazard area structures which 
would impede or redirect flood flows? 

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? 
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X 

X 

X 

Discussion: Run-off is not considered an issue because of several factors which limit the potential impact. These 
factors include a relative flat terrain of the subject site, and relatively low rainfall intensities. Areas subject to flooding have 
been identified in accordance with the Federal Emergency Management Act. The project site itself is not located within a 
recognized flood zone and, as such, flooding is not an issue with respect to this project. 

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 Department of Public Works. This project was referred to the Regional Water Quality Control Board 
(RWQCB) which responded with standards of development and requirements that will be incorporated into this project's 
conditions of approval. 

The Denair Municipal Advisory Council (MAC) expressed concerns with the use of landscaping with high water 
requirements. A condition will be placed on the project requiring that the landscaping plans comply with the California State 
Water Model Ordinance and utilize drought tolerant plants. 

Mitigation: None. 

References: Referral response from the Department of Public Works dated February 4, 2014; referral response from 
the Regional Water Quality Control Board dated December 24, 2013; minutes from the Denair Municipal Advisory Council's 
January 7, 2014, meeting; and the Stanislaus County General Plan and Support Documentation 1• 

X. 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 
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Discussion: The project site is zoned expired P-D (314) (Planned Development) and the General Plan is Commercial. 
The Denair Community Plan designates the project site and the area around Main Street as Commercial. As such, the 
proposed project will not conflict with any land use designations or applicable habitat conservation plan or natural community 
conservation plan and will not physically divide an established community. 

Mitigation: None. 

References: Stanislaus County General Plan and Support Documentation1
• 
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XI. MINERAL RESOURCES -- Would the project: 

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? 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

Impact 
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Discussion: The location of all commercially viable mineral resources in Stanislaus County has been mapped by the 
State Division of Mines and Geology in Special Report 173. There are no known significant resources on the site. 

Mitigation: None. 

References: Stanislaus County General Plan and Support Documentation 1. 

XII. NOISE-- Would the project result in: 

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

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

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

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

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

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

Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

X 

X 

No 
Impact 

X 

X 

X 

Discussion: The Stanislaus County General Plan1 identifies noise levels up to 70 dB Ldn (or CNEL) as the normally 
acceptable level of noise for commercial uses. On-site grading and construction resulting from this project may result in 
a temporary increase in the area's ambient noise levels; however, noise impacts associated with on-site activities and traffic 
are not anticipated to exceed the normally acceptable level of noise. The site itself is impacted by the noise generated from 
existing nearby commercial type uses. The site is not located within an airport land use plan. 

Mitigation: None. 

References: Stanislaus County General Plan and Support Documentation 1• 
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XIII. 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)? 

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

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

Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
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Impact 
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Discussion: The proposed use of the site will not induce 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 1• 

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

Fire protection? 

Police protection? 

Schools? 

Parks? 

Other public facilities? 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With Mitigation 
Included 

Less Than 
Significant 

Impact 

X 

X 

X 

No 
Impact 

X 

X 

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 ensure the proposed development complies with 
all applicable fire department standards with respect to access and water for fire protection. Conditions of approval will be 
included to address adequate turn-around for a fire apparatus and on-site water supply for fire suppression. The applicant 
is also proposing to "fire sprinkler" the proposed building, if needed, and to be in compliance with the current adopted 
building and fire codes. The project was referred to the Environmental Review Committee (ERG), the Modesto Regional 
Fire Authority, and Denair Fire. Neither Fire authority has responded; however, ERG responded with concerns regarding 
a lighting plan and access issues. Those issues have been addressed in their respective sections. 
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Mitigation: None. 

References: Referral response from the Environmental Review Committee (ERG) dated December 19, 2013, and the 
Stanislaus County General Plan and Support Documentation 1• 

XV. RECREATION--

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

Potentially 
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Discussion: The proposed project does not have a residential component and is not anticipated to significantly increase 
demand on recreational facilities. 

Mitigation: None. 

References: Stanislaus County General Plan and Support Documentation1
• 

XVI. TRANSPORTATION/TRAFFIC-- Would the project: 

a} Conflict with an applicable plan, ordinance or policy 
establishing measures of effectiveness for the performance of 
the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including 
but not limited to intersections, streets, highways and freeways, 
pedestrian and bicycle paths, and mass transit? 

b) Conflict with an applicable congestion management program, 
including, but not limited to level of service standards and 
travel demand measures, or other standards 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} or incompatible uses 
(e.g., farm equipment}? 

e) Result in inadequate emergency access? 
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f) Conflict with adopted policies, plans, or programs regarding 
public transit, bicycle, or pedestrian facilities, or otherwise 
decrease the performance or safety of such facilities? 
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X 

Discussion: This project was presented at both the January 7 and February 4, 2014, Denair MAC meetings and was 
referred to the Stanislaus County Department of Public Works as part of an early consultation review. Residents and 
attendees of the MAC meeting indicated concerns with increased traffic, and traffic prior to and after school hours, which 
could pose a potential threat to school children's safety. According to the attendees, traffic at the intersection of Main Street 
and Fresno Avenue backs up as customers wait their turn to access a Quik Stop gas pump. Quik Stop is located at the 
southwest corner of the aforementioned streets and adjacent to the project site. The project site will access County
maintained Fresno Avenue. A secondary access will be constructed and/or reserved along the northern property line shared 
with Quik Stop. Should Quik Stop apply to the County for Building Permits, they will be required to match the secondary 
access thereby providing internal circulation between the Dollar General store and the Quik Stop mini-market and gas 
station. 

According to Public Works staff, based on the ITE Trip Generation Handbook, 81
h Edition, the project will generate 881 daily 

trip ends. Public Works staff attended the February 4 Denair MAC meeting and did not indicate that the additional traffic 
would result in a significant impact to either Fresno Avenue or Main Street traffic load capabilities. Moreover, the 
Department of Public Works will be requiring full street improvements (commercial) and the dedication of road frontage. 
Current Public Facility Fees (PFF) will be imposed when the project applies for building permits. 

Mitigation: None. 

References: Referral response from the Department of Public Works dated February 4, 2014; meeting minutes from 
the Denair Municipal Advisory Council's January 7, 2014, meeting; and the Stanislaus County General Plan and Support 
Documentation 1• 

XVII. UTILITIES AND SERVICE SYSTEMS-- Would the project: 

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

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

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

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

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

f) Be served by a landfill with sufficient permitted capacity to 
accommodate the project's solid waste disposal needs? 
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g) Comply with federal, state, and local statutes and regulations 
related to solid waste? 
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Discussion: Limitations on providing services have not been identified. Although the site is not currently served by 
municipal services (sewer & water), the applicant is proposing to have the site be served by the Denair Community Services 
.District (CSD), the provider of sewer and water for this community. The Denair CSD provided a letter stating that they are 
capable of providing water and sewer services to the project site. The service is contingent on an agreement with the Denair 
CSD regarding construction of infrastructure and the payment of fees. These requirements will be reflected in the project's 
conditions of approval/development standards. Furthermore, the City of Turlock's Municipal Services Department, which 
partners with the Denair CSD to provide sewer service, echoed the Denair CSD's ability to serve provided that conditions 
were met. The City's comments will be incorporated into the project's conditions of approval/development standards. 

Mitigation: None. 

References: "Ability to Serve" letter from the Denair Community Services District (CSD) dated June 24, 2013; referral 
response (via email) from the City of Turlock Municipal Services Department dated December 13, 2013; and the Stanislaus 
County General Plan and Support Documentation 1• 

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE--

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

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

c) Does the project have environmental effects which will cause 
substantial adverse effects on human beings, either directly or 
indirectly? 
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Discussion: Review of this project has not indicated any features which might significantly impact the environmental 
quality of the site and/or the surrounding area. 

Reports\REZ\2013\REZ PLN2013·0103 ·Dollar 

1 Stanislaus County General Plan and Support Documentation adopted in October 1994, as amended. Optional and 
updated elements of the General Plan and Support Documentation: Agricultural Element adopted on December 18, 2007; 
Housing Element adopted on August 28, 2012; Circulation Element and Noise Element adopted on April 18, 2006. 
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NAME OF PROJECT: 

LOCATION OF PROJECT: 

· PROJECT DEVELOPERS: 

NEGATIVE DECLARATION 

Rezone Application No. PLN2013-01 03 - Dollar General 

Southwest side of Fresno Avenue, south of Main Street, west 
of Village Avenue, in the Denair area. APN: 024-032-017 

Embree Asset Group, Inc. 
Aaron Ramirez 
4747 Williams Drive 
Georgetown, TX 78633 

DESCRIPTION OF PROJECT: Request to rezone expired P-D (314) to Planned Development 
to permit the construction of a one story, 9,100 square foot building for a Dollar General retail store 
on a 1.75± acre parcel. The site will be improved with 36 parking spaces, sidewalks, and 
associated utilities. The building is a pre-engineered metal structure with split-face CMU on a 
portion of the north and west sides. The remainder of the north and west walls, along with the 
south and east walls, will be metal. The building will have signage on the north and west sides. 
A masonry dumpster enclosure and HVAC units will be located at the rear of the building. The new 
P-D zoning will permit uses consistent with the H-1 zoning district. The property was previously 
rezoned from H-1 (Highway Frontage) to permit a lumber yard that was never developed. 

Based upon the Initial Study, dated March 27, 2014, the Environmental Coordinator finds as 
follows: 

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

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

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

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

The Initial Study and other environmental documents are available for public review at the 
Department of Planning and Community Development, 1010 1Oth Street, Suite 3400, Modesto, 
California. 

Initial Study prepared by: 

Submit comments to: 

Rachel Wyse. Associate Planner 

Stanislaus County 
Planning and Community Development Department 
1010 1Oth Street, Suite 3400 
Modesto, California 95354 

1:\Pianning\Staff Reports\REZ\2013\REZ PLN2013-0103- Dollar Generai\NEGATIVE DECLARATION.wpd 
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SUMMARY OF RESPONSES FOR ENVIRONMENTAL REVIEW REFERRALS 

PROJECT: REZONE APPLICATION NO. PLN2013-01 03 - DOLLAR GENERAL 

RESPONDED RESPONSE 
MITIGATION 

CONDITIONS 
REFERRED TO: MEASURES 

>- PUBLIC WILL NOT 
MAY HAVE :Y_ <( (fJ 0 HAVE NO COMMENT (fJ 0 (fJ 0 $: 0 HEARING w SIGNIFICANT w w 

N 0 >- z SIGNIFICANT NONCEQA >- z >- z 
C') NOTICE IMPACT 

IMPACT 

CA DEPT OF FISH & WILDLIFE X X X X 

CA DEPT OF TRANSPORTATION DIST 10 X X X X 

CA OPR STATE CLEARINGHOUSE X X X X X 
CA RWQCB CENTRAL VALLEY REGION X X X X X X X 

CITY OF: TURLOCK X X X X X X X 
COMMUNITY SERVICES DIST: DENAIR X X X X X X 

COOPERATIVE EXTENSION X X X 

FIRE PROTECTION DIST: DENAIR X X X X 

IRRIGATION DISTRICT: TURLOCK X X X X X X X 

MODESTO REGIONAL FIRE AUTHORITY X X X 

MOSQUITO DISTRICT: TURLOCK X X X X X X 
MT VALLEY EMERGENCY MEDICAL X X X X 

MUNICIPAL ADVISORY COUNCIL: DENAIR X X X X X X X 

PACIFIC GAS & ELECTRIC X X X X 

RAILROAD: BNSF X X X X 

SAN JOAQUIN VALLEY APCD X X X X X X X 

SCHOOL DISTRICT 1: DENAIR X X X X 

STAN ALLIANCE X X X 

STAN CO AG COMMISSIONER X X X 

STANCOALUC X X X 

STAN CO BUILDING PERMITS DIVISION X X X X X X 

STAN CO CEO X X X 

STAN CODER X X X X X X 

STANCOERC X X X X X X 

STAN CO HAZARDOUS MATERIALS X X X X X X 
STAN CO PUBLIC WORKS X X X X X X 

STAN CO SHERIFF X X X 

STAN CO SUPERVISOR DIST 2: CHIESA X X X X 

STAN COUNTY COUNSEL X X X 

Stan COG X X X X 

STANISLAUS LAFCO X X X X 

SURROUNDING LAND OWNERS X 

TELEPHONE COMPANY: AT&T X X X X 

US ARMY CORPS OF ENGINEERS X X X 

US FISH & WILDLIFE X X X 

141 EXHIBIT Q 



Planning Commission 
Minutes 
June 19, 2014 
Pages 1-2 

C. REZONE APPLICATION NO. PLN2013-0103- DOLLAR GENERAL- Request 
to rezone a 1.75 acre parcel from expired P-D (314) to a new P-D to construct a 
9,100 square foot Dollar General retail store, parking lot, and road frontage 
improvements. The new P-D zoning will permit uses consistent with the H-1 
zoning district. The property was previously rezoned from H-1 (Highway 
Frontage) to permit a lumber yard that was never developed. The project site is 
located along the southwest side of Fresno Avenue, south of Main Street, north 
of Village Avenue, in the Denair area. The Planning Commission will consider a 
CEQA Negative Declaration. 
APN: 024-032-017 
Staff Report: Rachel Wyse Recommends APPROVAL. 
Public hearing opened. 
OPPOSITION: Dennis Findley, Denair Municipal Advisory Council Chairman; Dr. 
Harinder Grewal; Cabal Singh; Dennis Findley, Denair Municipal Advisory 
Council Chairman. 
FAVOR: Denise Valenta and Aaron Ramirez, Embree Asset Group, Inc.; Jerry 
Powell. 
Public hearing closed. 
Crabtree/Yamamoto, 6-1 (Gibson), RECOMMENDED APPROVAL TO THE 
BOARD OF SUPERVISORS 

EXCERPT 

PLANNING COMMISSION 

MINUTES 

Secretary, Planning Commission ........... ......_ 

7· 18. 2-vi/\.( 

Date 

ATTACHMENT 2 
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-1 
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FRONT ELEVATION (NORTH) 
SCALE 1/8'; 1'-!l" 

7 

General Denair- Retail Store 
Fresno Street, Denair, California 95316 

RIGHT ELEVATION lEAST) 
SCALE: 118" = 1'-0" 

LEFT ELEVATION (WEST) 
SCALE: 1!8"; 1'-0' 

4747 Williams Drive 
Georgetown, TX 78633 

tel 512.819.4700 

:J ·7 

REAR ELEVATION (SOUTH) 
SCALE: 1/8" = 1'-0" 

6595 Riverdale Street 
San Dtego, CA 92120 

tel 619.727.4800 

:3; 

_1 STUCCO (PAINTED) 

.. 2. BRICK (OR CULTURED STONE) 

3_ '"R" PANEL 

.4' GREEN SCREEN TRELLIS 
WI VINES 

_5 METAL ROOF (TYP.) 

:6 DOWNSPOUTS (TYP.} 

7 HVAC UNITS 

B. STAINED WOOD SECURITY FENCE 

RENDERED EXTERIOR ELEVATIONS 

JUNE 18, 2014 



DRAFT 

STANISLAUS COUNTY ORDINANCE NO. C.S. __ _ 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP NO. FORTHEPURPOSEOF 
REZONING A 1.75 ACRE PARCEL FROM EXPIRED P-D (314} (PLANNED DEVELOPMENT} TO A NEW 
PD (PLANNED DEVELOPMENT) TO CONSTRUCT A 9,100 SQUARE FOOT DOLLAR GENERAL RETAIL 
STORE, PARKING LOT, AND ROAD FRONTAGE IMPROVEMENTS. THE PROPERTY IS LOCATED ON 
THE SOUTHWEST SIDE OF FRESNO AVENUE, SOUTH OF MAIN STREET, NORTH OF VILLAGE 
AVENUE, IN THE DENAIR AREA, APN: 024-032-017. 

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

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

(Map to be inserted upon rezone approval) 

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 , seconded by Supervisor , 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 day of , 2014, by the following called vote: 

AYES: Supervisors: 
NOES: Supervisors: 
ABSENT: Supervisors: 
ABSTAINING: Supervisors: 

Jim DeMartini 
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 

APPROVED AS TO FORM: 

JOHN P. DOERING 
County Counsel 

By aid/~ 
n P. Doering ~untY Counsel 

ATTACHMENT 4 



0 37.5 75 150 
-==--Feet 

LEGEND: !\ 
r:::-1 PLANNED W 
~DEVELOPMENT N 

EFFECTIVE DATE: 00.00.0000 
PREVIOUS MAPS: 984, 608, 542, 128 
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Dcdr Board of Supervisors, 
I respondin8 to letter received 7 -18~14 reeanline NO. PLN 201 3-010,)~ 
Dolla1· General As the public hearin8 scheduled £or 7 ~29-14 at 9:00am 

which is ilnpossible for workin8 people to attend, 1 would like to m q 

opinion. Denair is a VERY smt1ll con11ntmitlJ which does a. Dollat 
General. We have a nice little erocenJ store, a Q·uik Stop and little 
convenience stores. Small business do not need to hdve c:oq)otcltc-: world 

kill what the1:1 have worked so hard to establish. Turlock is onhJ mde:·s 

awat) where thel:J can find Dollar Tree if thetJ want to shop there alone with 
lnajor erocerl.j stores. 

PLP"ASE DO NOT allow the chain to cmne to onr town. 

ManJ Jane and Kevin C::ullum 
)644 Madera A.ve 

l)enair, C-cl 

f lome-:> owner for 3.51Jecll'S! 

ATTACHMENT 5 



REZONE APPLICATION NO.  
PLN2013-0103 

DOLLAR GENERAL 

Planning & Community Development 



Planning & Community Development 

PROJECT DESCRIPTION 
• Request to rezone a 1.75 acre parcel from 

expired P-D (314) to a new P-D to construct 
a 9,100 square foot dollar general retail 
store, parking lot, and road frontage 
improvements.  The new P-D zoning will 
permit uses consistent with the H-1 zoning 
district.   



N 

SITE 

REZ PLN2013-0103 
DOLLAR GENERAL 

AREA MAP 



REZ PLN2013-0103 
DOLLAR GENERAL 

GENERAL PLAN DESIGNATION 



REZ PLN2013-0103 
DOLLAR GENERAL 

ZONING DESIGNATION 

  SITE 



REZ PLN2013-0103 
DOLLAR GENERAL 

2013 STANISLAUS COUNTY AERIAL 

SITE 



REZ PLN2013-0103 
DOLLAR GENERAL 

GROUND LEVEL SITE PLAN 



Planning & Community Development 

DENAIR MAC 
• January 7, 2014 – Early Consultation 

discussion. 
• February 4, 2014 – Applicant presentation, 

received petition (impacts on existing 
business and traffic safety concerns), and 
letter from Merna Chance. 

• April 4, 2014 – Initial Study referral, 
received MAC referral response. 



Planning & Community Development 

ISSUES 
• Traffic Congestion:  

– Existing congestion at Quik Stop gasoline 
station and school children 

– Traffic Assessment found no significant 
impacts or improvements needed 

• Aesthetics: 
– Applicant designed a new façade 



REZ PLN2013-0103 
DOLLAR GENERAL 

REVISED PC ELEVATIONS 



REZ PLN2013-0103 
DOLLAR GENERAL 

POLE SIGN 



Planning & Community Development 

GENERAL PLAN 
CONSISTENCY 

• The project site is currently designated 
Commercial in the General Plan and Denair 
Community Plan. 

• The use as proposed is consistent with the 
General Plan. 



Planning & Community Development 

ZONING ORDINANCE 
CONSISTENCY 

• To approve the requested rezone, the Board 
of Supervisors must find that the proposed 
P-D zoning with H-1 uses is consistent with 
the General Plan for this project. 

• The Land Use Element of the General Plan 
states that the P-D zone is consistent with 
the Commercial GP designation.   



Planning & Community Development 

ZONING ORDINANCE 
CONSISTENCY 

• The property was rezoned from H-1 to P-D 
to permit development of Denair Lumber 
which required outside storage not 
permitted in the H-1 zoning district. 

• Had the property not been rezoned in 2007, 
Dollar General would have been able to 
develop on site with a building permit. 



Planning & Community Development 

ENVIRONMENTAL REVIEW 
• Pursuant to CEQA, the proposed project 

was circulated to all interested parties and 
responsible agencies for review and 
comment. 

• No significant issues were raised. 
• Based on the comments, a Negative 

Declaration has been prepared for this 
project. 
 



PLANNING COMMISSON 

• June 19, 2014 
• Three spoke in opposition: 

– Traffic increase and safety concerns, including 
the turning radius on to Fresno, access, and 
presence of school children. 

– Economic impacts on existing markets 
 



PLANNING COMMISSON 

• The applicant and property owner’s 
representative spoke in favor stating: 
– Dollar General is not a grocery store, the 

turning radius could be made, access, traffic, 
and aesthetics issues had been addressed.   

– Locals would not have to go to Turlock to shop. 



PLANNING COMMISSON 

• Planning Commission Concerns: 
– They were being asked to keep competition 

out of the area, that the majority of households 
in Denair did not sign the petition, that Denair 
residences would benefit from lower priced 
goods, and that the applicant had met County 
requirements and the findings. 



Planning & Community Development 

RECOMMENDATION 
• The Planning Commission, on a 6-1 vote, 

recommended Approval of Rezone 
Application No. PLN2013-0103 – Dollar 
General, to the Board of Supervisors as 
outlined in Recommendations 1-7 of the 
Board Report. 
 



STANISLAUS COUNTY 
ORDINANCE NO. C.S. 1153 

2014-408 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP NO. 9-110-1000 FOR THE PURPOSE OF 
REZONING A 1.75 ACRE PARCEL FROM EXPIRED P-0 (314) (PLANNED DEVELOPMENT) TO A NEW 
PO (PLANNED DEVELOPMENT) TO CONSTRUCT A 9,100 SQUARE FOOT DOLLAR GENERAL RETAIL 
STORE, PARKING LOT, AND ROAD FRONTAGE IMPROVEMENTS. THE PROPERTY IS LOCATED ON 
THE SOUTHWEST SIDE OF FRESNO AVENUE, SOUTH OF MAIN STREET, NORTH OF VILLAGE 
AVENUE, IN THE DENAIR AREA, APN: 024-032-017. 

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

Section 1. Sectional District Map No. 9-110-1000 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 Hughson Chronicle/Denair Dispatch, a 
newspaper of general circulation published in Stanislaus County, State of California. 

Upon motion of Supervisor Chiesa, seconded by Supervisor Monteith, 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 29th day of July, 2014, by the following called vote: 

AYES: 
NOES: 

Supervisors: O'Brien, Chiesa, Withrow, Monteith and Chairman De Martini 
Supervisors: None 

ABSENT: 
ABSTAINING: 

Supervisors: None 
Supervisors: None 

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: 
k of the Board 

APPROVED AS TO FORM: 

JOHN P. DOERING 

ORD-55-S-13 
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