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Referral 
Early Consultation 

 
Date:   March 27, 2019 
 
To:   Distribution List (See Attachment A) 
 
From:   Kristen Anaya, Assistant Planner, Planning and Community Development 
 
Subject: USE PERMIT APPLICATION NO. PLN2019-0006 – SHARP INVESTOR, INC. 
 
Respond By:  April 11, 2019 
 

 
****PLEASE REVIEW REFERRAL PROCESS POLICY**** 

The Stanislaus County Department of Planning and Community Development is soliciting comments from 
responsible agencies under the Early Consultation process to determine: a) whether or not the project is 
subject to CEQA and b) if specific conditions should be placed upon project approval. 
 
Therefore, please contact this office by the response date if you have any comments pertaining to the proposal.  
Comments made identifying potential impacts should be as specific as possible and should be based on supporting 
data (e.g., traffic counts, expected pollutant levels, etc.).  Your comments should emphasize potential impacts in areas 
which your agency has expertise and/or jurisdictional responsibilities. 
 
These comments will assist our Department in preparing a staff report to present to the Planning Commission.  Those 
reports will contain our recommendations for approval or denial.  They will also contain recommended conditions to be 
required should the project be approved.  Therefore, please list any conditions that you wish to have included for 
presentation to the Commission as well as any other comments you may have.  Please return all comments and/or 
conditions as soon as possible or no later than the response date referenced above.  
 
Thank you for your cooperation.  Please call (209) 525-6330 if you have any questions. 

 
Applicant:  Brandon Jones 
 
Project Location: 2750 North Gratton Road, between Sioux Drive and Navaho Court, west of 

the Turlock Irrigation District main canal, in the Denair area. 
 
APN:   024-039-005 
 
Williamson Act 
Contract:  Not applicable  
 
General Plan:  Urban Transition (UT) 
 
Current Zoning: A-2-10 (General Agriculture) 
 
Project Description: Request to change the use from a welding business that specializes in 
manufacturing wrought iron products such as stairs, railings, fences, and gates, to a new welding 
business, Sharp Investor, Inc., that specializes in the repair and modification of manufactured 
homes on a 5± acre parcel in the A-2-10 (General Agriculture) zoning district.  The previous welding 
business established under Use Permit 2001-03 – Jones Welding and Wrought Iron replaced a legal 
non-conforming (LNC) disposal business.  The parcel is currently improved with a single-family 
dwelling, two shops, an accessory storage structure, and an office which has been converted, in 
part and without building permits, to a caretaker’s dwelling serving the single-family residence. 
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Sharp Investor proposes to utilize the two existing on-site welding shops for the rehabilitation of 
mobile homes, which involves welding, plumbing, electrical work, carpentry, and general 
construction.  This request proposes to reduce on-site employee counts from ten employees to five 
employees on a maximum shift and to shift the hours of operation from 7 a.m. to 5 p.m. to new 
hours of 8 a.m. to 6 p.m., Monday through Friday.  A maximum of eight mobile homes will be stored 
on-site within the “storage area” as indicated on the attached site plan.  A maximum of one mobile 
home per month will be transferred to or from the project site.  A maximum of two passenger truck 
trips per day within a one-hour period is expected to occur.  Trucks will be transporting tools and 
equipment from the project site to off-site job locations where employees will service manufactured 
homes at mobile home parks.  
 
The project site takes access off of County-maintained North Gratton Road via three points of 
access: two paved driveways which are utilized for residential access and the 32-foot wide gated 
rock and asphalt driveway, which is utilized by employees of Sharp Investor.  
 
The site is served by public water and sewer via the Denair Community Service District (DCSD); 
however, the on-site residence is currently utilizing a private septic system. 
 
Full document with attachments available for viewing at: 
http://www.stancounty.com/planning/pl/act-projects.shtm  
 

http://www.stancounty.com/planning/pl/act-projects.shtm
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USE PERMIT APPLICATION NO. PLN2019-0006 – SHARP INVESTOR INC. 
Attachment A 
 
Distribution List 

 CA DEPT OF CONSERVATION 
Land Resources / Mine Reclamation  STAN CO ALUC 

X CA DEPT OF FISH & WILDLIFE  STAN CO ANIMAL SERVICES 

 CA DEPT OF FORESTRY (CAL FIRE) X STAN CO BUILDING PERMITS DIVISION 

X CA DEPT OF TRANSPORTATION DIST 10 X STAN CO CEO 

 CA OPR STATE CLEARINGHOUSE  STAN CO CSA 

X CA RWQCB CENTRAL VALLEY REGION X STAN CO DER 

 CA STATE LANDS COMMISSION X STAN CO ERC 

 CEMETERY DISTRICT X STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

 CITY OF:    STAN CO PARKS & RECREATION 

X COMMUNITY SERVICES DISTRICT: 
DENAIR X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION  STAN CO RISK MANAGEMENT 

 COUNTY OF:   X STAN CO SHERIFF 

X FIRE PROTECTION DIST: DENAIR X STAN CO SUPERVISOR 2: CHIESA 

 HOSPITAL DIST:  X STAN COUNTY COUNSEL 

X IRRIGATION DIST: TURLOCK  StanCOG 

X MOSQUITO DIST: TURLOCK X STANISLAUS FIRE PREVENTION BUREAU 

X MOUNTIAN VALLEY EMERGENCY 
MEDICAL SERVICES X STANISLAUS LAFCO 

X MUNICIPAL ADVISORY COUNCIL: DENAIR  STATE OF CA SWRCB DIVISION OF 
DRINKING WATER DIST. 10 

X PACIFIC GAS & ELECTRIC  SURROUNDING LAND OWNERS 

 POSTMASTER: X TELEPHONE COMPANY: AT&T 

X RAILROAD: BURLINGTON NORTHERN 
SANTA FE  TRIBAL CONTACTS 

(CA Government Code §65352.3) 
X SAN JOAQUIN VALLEY APCD  US ARMY CORPS OF ENGINEERS 

X SCHOOL DIST 1: DENAIR UNIFIED  US FISH & WILDLIFE 

 SCHOOL DIST 2:   US MILITARY (SB 1462) (7 agencies) 

 WORKFORCE DEVELOPMENT  USDA NRCS 

X STAN CO AG COMMISSIONER  WATER DIST: 

 TUOLUMNE RIVER TRUST   
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STANISLAUS COUNTY 

CEQA REFERRAL RESPONSE FORM 
 

TO:  Stanislaus County Planning & Community Development 
  1010 10th Street, Suite 3400 
  Modesto, CA   95354 
 
FROM:             
 
SUBJECT: USE PERMIT APPLICATION NO. PLN2019-0006 – SHARP INVESTOR, INC. 
 
 
Based on this agency’s particular field(s) of expertise, it is our position the above described 
project: 
 
   Will not have a significant effect on the environment. 
   May have a significant effect on the environment. 
   No Comments. 
 
Listed below are specific impacts which support our determination (e.g., traffic general, carrying 
capacity, soil types, air quality, etc.) – (attach additional sheet if necessary) 
 1. 
 2. 
 3. 
 4. 
Listed below are possible mitigation measures for the above-listed impacts: PLEASE BE SURE 
TO INCLUDE WHEN THE MITIGATION OR CONDITION NEEDS TO BE IMPLEMENTED 
(PRIOR TO RECORDING A MAP, PRIOR TO ISSUANCE OF A BUILDING PERMIT, ETC.): 
 1. 
 2. 
 3. 
 4. 
In addition, our agency has the following comments (attach additional sheets if necessary). 
 
 
 
 
 
 
Response prepared by: 
 
 
 Name     Title     Date 
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Clarified Project Scope: 

1. How many mobile homes are proposed to be stored on the property at any given time? 

1-8  

2. How often are modular transferred on or off the property? Per day and week? 

1 per month or every few months depending on the workload 

3. Is the office (structure between Bldg. #1 and 2) used by Sharp Investor? 

No, it is for personal, residential use 

4. Is the storage shed (structure farthest west on property) related to this Use Permit? 

No, it is for personal, residential use 

5. Is the caretaker’s home (structure between Bldg. #1 and 2) related to the Use Permit? 

No 

6. Are both driveways paved? Are both driveways used by Sharp Investor? 

Both driveways are paved but not to be used by Sharp Investor. They will be using large 32’ gate 

entrance. Rock and asphalt. 

7. The ag buffer statement, project description, and application form are inconsistent. Could you 

clarify: 

a. Whether the proposed hours of operation are 7-6pm M-F or 8-6pm M-F? 

Business hours will be Monday-Friday 8:00am – 6:00pm 

b. Whether the proposed employee count on a maximum shift is 5 or 6 employees? 

No more than 5 employees will be entering the property. The site is not open to the 

public 

8. Where are employee restroom(s) located? 

Restroom is located next to Building #1 and a bathroom is inside Building #2.  
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