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Referral 
Early Consultation 

 
Date:   September 28, 2020 
 
To:   Distribution List (See Attachment A) 
 
From:   Jeremy Ballard, Associate Planner, Planning and Community Development 
 
Subject:  REZONE APPLICATION NO. PLN2019-0108 – PRICE HONDA OF TURLOCK 
 
Respond By:  October 13, 2020 

 
****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:  James Figurell dba Price Ford    
 
Project Location: North Golden State Boulevard, between East Keyes and East Taylor Road, in 

the Keyes/Turlock area.  
 
APN:   045-053-038   
 
Williamson Act 
Contract:  N/A    
 
General Plan:  Planned Development (P-D) 
 
Current Zoning: P-D 209 (Planned Development) 
 
Project Description: Request to rezone a 5.94-acre parcel from expired P-D 209 to a new Planned 
Development for an auto dealership in two phases.  Phase 1 will include the construction of a two-
story 29,300 square-foot building that will include a showroom, offices, parts storage, and service 
areas.  Additionally, Phase 1 proposes to construct a 2,048 square foot outdoor service canopy and 
a 1,500 square-foot building for auto detailing.  The detail building will be used by both the proposed 
dealership and the existing Ford dealership adjacent to the project site.  Phase 1 will also develop 
the site with 315 parking stalls for sales inventory, customer and employee parking, and perimeter 
landscaping.  Phase 2 will include construction of a 2,100 square foot expansion to the outdoor 
service canopy and a 3,375 square foot expansion to the service bay.  The project is proposed to 
be served by the City of Turlock for public water and sanitary sewer through an Out of Boundary 
Service agreement.  The applicant anticipates 24 employees on a maximum shift, with up to 35 
customers estimated per day, and one truck trip per day.  The hours of operation are proposed as 
Monday through Saturday 7:00 a.m. to 8:00 p.m., and Sunday 10:00 a.m. to 6:00 p.m. 
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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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REZONE APPLICATION NO. PLN2019-0108 – PRICE HONDA OF TURLOCK 
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 

X 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  STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

X CITY OF:  TURLOCK  STAN CO PARKS & RECREATION 

 COMMUNITY SERVICES DIST:  X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION  STAN CO RISK MANAGEMENT 

 COUNTY OF:   X STAN CO SHERIFF 

X DER GROUNDWATER RESOURCES 
DIVISION X STAN CO SUPERVISOR DIST 2: CHIESA 

X FIRE PROTECTION DIST: KEYES X STAN COUNTY COUNSEL 

X GSA: WEST TURLOCK X StanCOG 

 HOSPITAL DIST:  X STANISLAUS FIRE PREVENTION BUREAU 

X IRRIGATION DIST: TURLOCK  X STANISLAUS LAFCO 

X MOSQUITO DIST:  TURLOCK X STATE OF CA SWRCB DIVISION OF 
DRINKING WATER DIST. 10 

X MOUNTAIN VALLEY EMERGENCY 
MEDICAL SERVICES  SURROUNDING LAND OWNERS 

X MUNICIPAL ADVISORY COUNCIL: KEYES X TELEPHONE COMPANY: AT&T 

X PACIFIC GAS & ELECTRIC  TRIBAL CONTACTS 
(CA Government Code §65352.3) 

 POSTMASTER:   US ARMY CORPS OF ENGINEERS 

X RAILROAD: UNION PACIFIC  US FISH & WILDLIFE 

X SAN JOAQUIN VALLEY APCD  US MILITARY (SB 1462) (7 agencies) 

X SCHOOL DIST 1: KEYES UNION  USDA NRCS 

X SCHOOL DIST 2: TURLOCK UNIFIED  WATER DIST:  

X WORKFORCE DEVELOPMENT   

X STAN CO AG COMMISSIONER   

 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: REZONE APPLICATION NO. PLN2019-0108 – PRICE HONDA OF TURLOCK 
 
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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ZONING MAP
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2017 AERIAL AREA MAP
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2017 AERIAL SITE MAP

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS,
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±
Date: 6/12/2020Source: Planning Department GIS

L E G E N D

Project Site

Road

0 200 ft

0 50m

Site

REZ 
PLN2019-0108 

PRICE HONDA
OF TURLOCK

99





WA
LL

WALL

OIL TANKS34

20

20

4

19

7

42

12

58

83

GOLDEN STATE BOULEVARD

STATE HIGHWWAY ROUTE 99

6

RETENTION BASIN 
EXPANSION AREATOTAL PARKING = 315

10
TRASH, TIRE & SCRAP METAL 

STORAGE AREA

E

A
D

10'-0
" SETBACK

EASEMENT

20'-0"

+
/- 

75
'-1

"
74

'-4
"

42
'-8

"
47

'-0
"

EXISTING RETENTION 
BASIN

C

25'-0" P.U.E.

(E) TRANSFORMER

(E) SHED

EXISTING 
DEALERSHIP 

BUILDING

B

26
'-0

" 
25

'-0
" 

24
'-0

" 
25

'-0
" 

26
'-0

" 

25
'-0

" 

30'-0"

25
'-0

" 

29
'-0

" 

30'-0"

45'-0" 153'-10" 48'-0" 70'-0"

75
'-0

"
89

'-0
"

126'-0"

25'-0"60'-0
"

APN
045-053-017
RANCHETTE

APN
045-053-018
RANCHETTE

PARCEL A
4-PM-25

MOBILE HOME PARK

PARCEL B
4-PM-25

RANCHETTE

PARCEL C
4-PM-25

RANCHETTE

APN
045-053-028
RANCHETTE

(E) WELL

(E) WALL

(E) WALL(E) BUILDING (FIRE 
WELL / PUMP HOUSE)

57'-0"

40'-0"

36
'-0

" 

25'-0" 

25'-0" 

25'
-0"

 

25'-0" 

30
'-0

"
25

'-0
"

16
4'-

0"11'-0
"

15
'-0

"

(E) TREE, TYP.

SIGNAGE, SEE 
DETAIL 2/A0.1

SIGNAGE, SEE 
DETAIL 1/A0.1

SIGNAGE, SEE 
DETAIL 3/A0.1

(EMPLOYEE PARKING 10 SPACES) (EMPLOYEE PARKING 14 SPACES)

(CUSTOMER PARKING 12 SPACES)

(CUSTOMER PARKING 
7 SPACES)

LEGEND

FUTURE BUILDING

FUTURE BUILDING

EXISTING BUILDING

NEW CONCRETE / FLATWORK

NEW ASPHALT
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GENERAL NOTES
1. ASSESSOR'S PARCEL NUMBER: 045-053-038

2. SITE SUMMARY: TOTAL SITE 5.14 AC.

3. SITE LOCATION: 5200 GOLDEN STAT BLVD., TURLOCK, CA 95328

4. CURRENT ZONING: P-D (209)

5. ALL IMPROVEMENTS TO BE INSTALLED SHALL BE INSTALLED IN ACCORDANCE OF 
STANISLAUS COUNTY STANDARDS

6. THE PROPERTY LINE DISTANCES, BEARINGS AND ALL OTHER DIMENSIONS SHOWN 
ON THIS SITE PLAN DO NOT REFLECT AN ACTUAL FIELD SURVEY AND MUST BE 
FIELD VERIFIED BY CONTRACTOR

7. PARKING SPACES TO BE MINIMUM 9'-0" WIDE BY 18'-0" DEEP TYPICAL

8. EMPLOYEE PARKING IS REQUIRED FOR EACH EMPLOYEE ON A MAXIMUM SHIFT 
PER SECTION 21.76.190

9. ONE CUSTOMER PARKING SPACE IS REQUIRED FOR EVERY 20 VEHICLES FOR SALE 
PER SECTION 21.76.190

PARKING ANALYSIS
EMPLOYEE PARKING = 24 STALLS

CUSTOMER PARKING = 2 ADA STALLS
17 TYPICAL STALLS
19 TOTAL STALLS

INVENTORY = 272

OVERALL TOTAL = 315 STALLS

N
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NJA ARCHITECTURE
212 W PINE STREET, STE #1
LODI, CA  95240

209.400.6080
www.njaarchitecture.com
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ARCHITECTS STAMP
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PRELIMINARY SITE PLAN
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SITE APPROVAL
9.24.19

PRICE HONDA OF TURLOCK

CLEMENTINE PROPERTIES, LLC

5200 N GOLDEN STATE BLVD.
TURLOCK, CA 95382

1800 HAMMOND DRIVE
TURLOCK, CA 95382

1" = 40'-0"A0.0

1 SITE PLAN

STRUCTURE LEGEND

A

USEKEYNOTE AREA PHASE / TIME HT / STORIES

DEALERSHIP 29,300 SF PHASE 1 / 12 MONTHS 35 FT / 2 STORIES

EXPRESS SERVICE CENTER 2,100 SF 23 FT, 1 STORYPHASE 2 / 120 MONTHS

SERVICE BAY EXPANSION 3,375 SF 23 FT, 1 STORYPHASE 2 / 120 MONTHS

DETAIL BUILDING 1,500 SF PHASE 1 / 12 MONTHS 23 FT, 1 STORYC

D

E

B SERVICE RECEPTION CANOPY 2,048 SF PHASE 1 / 12 MONTHS 23 FT / 1 STORY

No. Description Date By

PACEL MAP VICINITY MAP

PROJECT LOCATION
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EAST ELEVATION2
A5.0

WEST ELEVATION1
A5.0 1/16" = 1'-0"

1/16" = 1'-0"

NORTH ELEVATION2
A5.0

SOUTH ELEVATION1
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METAL PANEL

METAL COPING

4 METAL CANOPY

5 SIGNAGE, SEE SHEET A0.1 FOR SIZE 

6 METAL DOOR

7 METAL ROLL-UP DOOR

3 GLAZING

8 OPEN BEYOND

No. Description Date By



PIN CAN
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Turlock, CA

Price Honda

4725 Enterprise Way, Suite 1

Modesto, CA 95356

(209) 545-6111

Simile Construction

Services, Inc.

151 N. Norlin St., Sonora, CA 95370

(209)532-2856

The original size of this drawing is 24" x 36". If the plan is a
different size than 24x36 do not scale off of the drawing.

These plans are the property of KLA, Inc.; their use shall be
restricted to the site for which they were prepared. Publication
or other uses of these plans in whole or in part is not permitted
without the express consent of KLA, Inc. Visual contact with
these plans implies acceptance of the  above restrictions.

Project

Location

Irrigation

The entire site will be irrigated using a fully automatic system and

designed to meet the County's Water Efficient Landscape Ordinance

(WELO).  The irrigation system will largely be low-volume design with

limited use of pop-up sprays or rotators at turf/fescue areas.  The

system will include in-line valves, quick couplers, and gate valves.  New

irrigation controller will be Hunter, Rainbird, Irritrol, or equal and will

meet the WELO requirements of a 'Smart' controller. A complete

irrigation design with these parameters will be provided with the

improvement plans.

The landscape design concept for the Price Honda is to provide an enjoyable and aesthetic

space for employees and customers that fits within the landscape framework of the existing

neighborhood and the surrounding area, as well as the requirements of the County. Plant

material has been selected that performs well in the special conditions of the Central Valley

(Sunset Zone #14).

No high water use turf areas are included. Low and medium water use hardy trees, shrubs and

groundcover are proposed for the landscape around the site. The landscape (and associated

irrigation) has been designed to be compliant with Stanislaus County's Water Efficient Landscape

Ordinance (WELO).

Special considerations have been provided in selection of plant material that respect the needs

of the facility as well as the customers. Clear and secure view corridors have been provided to

ensure safety of the customers entering and moving around the site.

Landscape Concept

All trees denoted with the root barrier symbol and/or within five (5) feet of

hardscape are to have DeepRoot Model #UB 18-2 root barriers installed along

the inside edge of the adjacent sidewalk or curb. Length of linear root barrier shall

be 16 linear feet (8 panels) and shall be centered on tree.

Tree Root Barriers

G O
 L D E N   S T A T E    B L V D.

Proposed Price Honda
Dealership

TREES BOTANICAL NAME COMMON NAME CONT QTY

ACE OG Acer rubrum `October Glory` October Glory Red Maple 15 gal 4

PIN CAN Pinus canariensis Canary Island Pine 15 gal 5

PIS KEI Pistacia chinensis `Keith Davey` Keith Davey Chinese Pistache 15 gal 2

ULM PAR Ulmus parvifolia Chinese Elm 15 gal 3

PALM TREES BOTANICAL NAME COMMON NAME CONT QTY

WAS ROB Washingtonia robusta Mexican Fan Palm 10`-14` BTH 8

SHRUBS BOTANICAL NAME COMMON NAME SIZE QTY

AGA STO Agapanthus x `Storm Cloud` Dark Blue Lily of the Nile 1 gal 185

BUL HO Bulbine frutescens `Hallmark Orange` Stalked Bulbine 1 gal 16

CAL KAR Calamagrostis x acutiflora `Karl Foerster` Feather Reed Grass 5 gal 56

CAL LJ Callistemon viminalis `Little John` Dwarf Weeping Bottlebrush 5 gal 64

DIA LR Dianella revoluta `Little Rev` Dianella 1 gal 169

DIE BIC Dietes bicolor Fortnight Lily 1 gal 104

JUN SKY Juniperus scopulorum `Skyrocket` Skyrocket Juniper 5 gal 8

LAN GR Lantana x hybridus `Gold Rush` Gold Rush Bush Lantana 1 gal 125

LIG TEX Ligustrum japonicum `Texanum` Wax Leaf Privet 5 gal 12

LOM BRE Lomandra longifolia `Breeze` Dwarf Mat Rush 1 gal 152

OLE LIT Olea europaea `Little Ollie` Little Ollie Olive 5 gal 74

ROS WD Rosa x White Drift` White Drift Rose 2 gal 147

XYL COM Xylosma congestum `Compacta` Compact Xylosma 5 gal 106

GROUND COVERS BOTANICAL NAME COMMON NAME CONT SPACING QTY

AGA ALB Agapanthus africanus `Albus` White Lily of the Nile 1 gal 36" o.c. 241 sf

BAC TWI Baccharis pilularis `Twin Peaks #2` Twin Peaks Coyote Brush 1 gal 42" o.c. 4,225 sf

COT STR Cotoneaster dammeri `Streibs Findling` Streibs Findling Cotoneaster 1 gal 42" o.c. 5,762 sf

JUN CON Juniperus conferta Shore Juniper 1 gal 36" o.c. 1,800 sf

MYO PAR Myoporum parvifolium Trailing Myoporum 1 gal 48" o.c. 1,921 sf

TEU PRO Teucrium chamaedrys `Prostratum` Prostrate Germander 1 gal 36" o.c. 1,045 sf

TRA ASI Trachelospermum asiaticum Asian Jasmine 1 gal 42" o.c. 1,966 sf

SOD/SEED BOTANICAL NAME COMMON NAME CONT SPACING QTY

HYD ERO Erosion Control Hydroseed Erosion Control Hydroseed 3,480 sf

LIP KUR Lippia nodiflora Kurapia Kurapia Sod 5,762 sf

PLANT SCHEDULE

Water Use

Medium

Low

Low

Medium

Water Use

Medium

All shrub and groundcover areas shall be top-dressed with a 3" layer of mulch derived from recycled wood chips or arbor chips from tree

trimming.  Mulch shall be 2" minus in length and not greater than 3/8" in thickness, and shall be dark brown in color.  Contractor shall

provide sample for approval prior to installation.  Shredded redwood or cedar bark ("Gorilla-Hair") is not acceptable.

Non-Living Groundcover

Water Use

Medium

Low

Low

Low

Low

Low

Low

Low

Low

Low

Low

Medium

Low

Water Use

Medium

Low

Low

Low

Low

Low

Medium

Water Use

Low

Low

3" layer of tan decomposed granite with integrally-mixed stabilizer/binder (by Stabilizer Solutions or approved

equal).  Contractor to submit sample to Landscape Architect for approval prior to installation.

D.G. edging to be Dura-Edge 3/16" x 4" brown steel edging by JD Russell Co., with stakes per manufacturer.

D.G.

WELO Water Use Calculations

1

2

3

4

5

6

534,956.5 Gallons41,822 sfTOTAL

ETO for Turlock    50.2

Shrubs

Shrubs

Groundcover

Basin

Trees/Palms

D.G.

Medium

Low

Low

Low

Medium

None

0.5

0.3

0.3

0.3

0.5

0

5,618 sf

26,254 sf

5,662 sf

3,480 sf

550 sf

258 sf

13.4%

62.8%

13.5%

8.3%

1.3%

0.6%

Drip Emitters

Drip Emitters

Rotary

Gear Rotor/Rotary

Bubblers

None

.81

.81

.75

.75

.81

1

107,935.0

302,640.6

70,489.6

43,324.6

10,566.8

0

Maximum Applied Water Allowance (MAWA) 585,750.6 gallon/year

Estimated Total Water Usage (ETWU) 534,956.5 gallon/year

Average Irrigation Efficiency .80

ETWU is less than MAWA, therefore water usage as designed exceeds

code requirements

The following calculations represent the intended hydrozones and water usage as designed with this Preliminary Landscape Plan.  As we

move through the design process we anticipate minor adjustments/revisions of these calculations.  However, compliance with WELO code

requirements will always remain.

Landscape Areas

On-Site Planting Area

Turf Area: 0 sf 0.0%

Shrub Area: 38,084 sf 91.1%

Basin Area: 3,480 sf 8.3%

D.G. Area: 258 sf 0.6%

Total Landscape Area: 41,822 sf 100%

Total Parcel Size: 224,129 sf (5.15 acres)

Percent of Site in Landscape: 18.7%

This plan represents the design style and theme of the landscape design and planting.  These plans are preliminary and may change through the design process.  The

final planting plan may not contain all of the above plants in the sizes as shown.  Additionally some new plant species may be used in the final design.  This plan does

however indicate the quantity of trees and the overall level of landscape development that will be carried through with the final design.

Final landscape design shall meet Stanislaus County codes and requirements as well as Project Specific Conditions of Approval.  Final design is subject to approval

through the building permit review process.

Auto display area with enhanced paving
surrounded by low growing flowering
accent plants to highlight display
vehicles

Arc of palm trees at entry to enhance
the identification of the proposed
dealership and keep views into the site
open

Low growing flowering accent shrubs
and groundcovers at the project entry

Erosion control hydroseed
in Retention Basin
expansion area
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Large spreading parking lot shade trees
with low growing grasses and groundcovers

Auto display area with enhanced paving
surrounded by low growing flowering
accent plants and decomposed granite
for ease of access around display
models

Large, dense evergreen screen shrubs and
6' tall chainlink fence along northern

property line

Large, dense evergreen screen shrubs and
6' tall chainlink fence along northern

property line

Low growing groundcovers in the parkway
strip to keep views open into the site

Palm trees in Inventory parking to
enhance the identification of the

proposed dealership, while
keeping views open into the site

Low growing evergreen groundcover
between the parking lot and street

sidewalk to keep views open into the
site

Low growing grasses and
groundcovers in landscape planters
in the parking lot for visibility
throughout the site

Large spreading parking lot
shade trees with low growing
grasses and groundcovers

Large conifer trees with a striking mixture
of flowering shrubs, grasses, and
groundcovers to create visual interest

Large deciduous parking lot trees, stopping
short of the building view line to keep views

open into the site

Low flowering accent plantings in
front of the building to enhance the
views in and around the project

Future
Service Bay
Expansion

Existing Price Ford
Dealership

Existing Residential
Ranchette

Existing Residential
Ranchette

Existing Residential
Ranchette

Existing
Mobile

Home Park

Existing T.I.D. Easement

Proposed leach lines, per Civil Engineer's
Plans

Proposed
Drive-Thru
Canopy
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1/4" = 1'-0"A0.1

1 INTERSTATE BRAND SIGN

1/4" = 1'-0"A0.1

2 PRE-OWNED BRAND SIGN
1/2" = 1'-0"A0.1

3 DIRECTIONAL SIGN

1/4" = 1'-0"A0.1

4 HONDA NAME SIGN

1/4" = 1'-0"A0.1

5 DEALER NAME SIGN

1/4" = 1'-0"A0.1

6 HONDA EMBLEM

1/4" = 1'-0"A0.1

7 SERVICE CENTER SIGN

1/4" = 1'-0"A0.1

8 OVAL SIGNS
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