
THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
ACTION AGEN 

DEPT: Planning and Community Development \ BOARD AGENDA# ''I5 a.m. 

Urgent &3 Routine PI AGENDADATE July 26, 201 I 

CEO Concurs with Recommendation YES NO 415 Vote Required YES $q NO 
(Information Attached) 

SUBJECT: 

Public Hearing to Consider Planning Commission's Recommendation for Approval of Rezone Application 
No. 2010-04, Hartsog, on Property Located at 1300 Bystrum Road, Between Eugene and Joyce Avenue, 
in the Ceres Area 

PLANNING COMMISSION RECOMMENDATIONS: 

1. Find the project is categorically exempt from the California Environmental Quality Act (CEQA) and 
order the filing of the Notice of Exemption. 

2. Find that the project is consistent with the overall goals and policies of the County General Plan. 

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

4. Approve Rezone Application No. 201 0-04, Hartsog, subject to the attached Development Standards. 

FISCAL IMPACT: 

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: 

On motion of Supervisor- ---Ds-Martini- - - - - -  - - - - -  , Seconded by Supervisor - - - -O'!!rie_n - - - - - - - - - - - - - - - - - 
and approved by the following vote, 
Ayes: Supervisors:- - - - - - - Q:Brien, Ghiesa4 -Witbr~\lv, -9eIln~-!o i -and Ghai~mjl-n- M~nBith- - - - - - - - - - - - - - - - - - - - - - - - - - - - - 

None Noes: Supervisors: - - - - - - - - - - -  - - - - -  - - - -  - - -  - - - -  - - - - - - - -  - - - -  - - - - - - - - - -  - -  - - - - - - - - -  - - - - - -  - -  - - -  - -  - - -  - - -  - - - -  - - - - 
Excused or Absent: Supervisors:- - No_n_e_ - - - - - - - - - - - - -  - - - -  - - - - - - - - - - - -  - - - - - - - - - - - - - - - - - - - -  - - - -  - - - - - - - - - - - - - - 

None Abstaining: Supervisor_:- - - - -  - - - - - - -  - - - - -  - - - - - - - -  - - - -  - - - - - - - -  - - - - - - - -  - - -  - - - -  - - - - -  - - -  - - - -  - - - - -  - - - -  - - -  - - - - - - 
1) X Approved as recommended 
2) Denied 
3) Approved as amended 
4) Other: 
MOTION: 

INTRODUCED, ADOPTED, AND WAIVED THE READING OF ORDINANCE 
C.S. 1104 FOR REZONE APPLICATION #2010-04. 

ATTEST: ELI*$TH A. KING, Assistant ~le& 
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DISCUSSION: 

This is a request to rezone a .45 acre site from P-D (1 88) (Planned Development) to a 
new P-D zone to allow the following permitted uses: child care facility; senior care 
residential facility; senior assisted care facility; and rooming house. The senior care 
residential and senior assisted care facilities would allow up to 15 beds total. The 
rooming house would allow up to eight (8) residents. The current PD (1 88), approved in 
1991, allows only for the operation of a large child care facility for a maximum of 45 
children. 

The site is located at 1300 Bystrum Road, on the southeast corner of Bystrum Road 
and Eugene Avenue, northwest of the City of Ceres. The building is an existing child 
care facility and is approximately 3,600 square feet in size. No building expansion is 
proposed with this application. The project site has been used as a child care facility 
since P-D (1 88) (the current zoning designation) was established (1 991). This project is 
located within the Local Agency Formation Commission (LAFCO) adopted Sphere of 
Influence (SOI) for the City of Ceres. The site currently has nine (9) on-site parking 
spaces. The surrounding land uses are: single-family residential homes to the north 
and east; a vacant commercial lot to the south (zoned Highway Frontage); and a State 
Route 99 on-ramp, State Route 99, and the Union Pacific Railroad to the west. 

On June 2, 201 1, the Planning Commission held a public hearing to consider this 
request. One neighbor, Ken Claussen, who lives across the street on Eugene Avenue, 
spoke in opposition of the project. He was opposed to the original project in 1991 and 
expressed concerns with the recent upkeep of the property, weeds and a dangerous 
tree, and limited parking to accommodate the proposed senior facilities. 

The applicant representative, Terry Murphy, spoke in favor of the project. He requested 
the Planning Commission remove three Development Standards No. 14, 15, and 17 
requested by the City of Ceres. Mr. Murphy requested Development Standards No. 15 
and 17, requiring connection to public sewer and a grease interceptor for the kitchen 
facility, be removed since they had already been satisfied. Development Standard No. 
14 required that a separate guest room be provided for each adult tenant of a rooming 
houselboarding home. The City Planner, Tom Westbrook, spoke on behalf of the City 
at the meeting and indicated no opposition to the removal of Development Standards 
No. 14 and 15. The City's request for limiting the number of adults per room was based 
on the applicant's initial proposal which identified a greater number of residents. Mr. 
Westbrook verified that the facility has been connected to public sewer and all 
connection fees have been paid. Presence of a grease interceptor has not been 
verified by either the County or the City. 

The Planning Commission voted 6-0 (NavarroIRamos) to recommend the Board of 
Supervisors approve the request with removal of Development Standards No. 14 and 
15. 
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POLICY ISSUES: 

The proposed rezone furthers the Boards 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: 

There are no staffing impacts associated with this item. 

CONTACT PERSONS: 

Kirk Ford, Planning and Community Development Director. Telephone: (209) 525-6330 

ATTACHMENTS: 

1. Planning Commission Staff Report, June 2, 201 1 
2. Planning Commission Minutes, June 2, 201 1 

i.\planning\staff reports\rez\2010\rez 201 0-04 - hartsog\bos\7-26-11 bos meeting\bos report.doc 



STANISLAUS COUNTY PLANNING COMMISSION 

June 2,201 1 

STAFF REPORT 

REZONE APPLICATION NO. 2010-04 
HARTSOG 

REQUEST: TO REZONE A .45 ACRE SITE FROM P-D (PLANNED DEVELOPMENT) TO A 
NEW PLANNED DEVELOPMENTTO ALLOW THE FOLLOWING AS PERMITTED 
USES: CHILD CARE FACILITY; SENIOR CARE RESIDENTIAL FACILITY; 
SENIOR ASSISTED CARE FACILITY; AND ROOMING HOUSE. THE SENIOR 
CARE RESIDENTIAL AND SENIOR ASSISTED CARE FACILITIES WOULD 
ALLOW UP TO 15 BEDS TOTAL. THE ROOMING HOUSE WOULD ALLOW UP 
TO EIGHT RESIDENTS. 

APPLICATION INFORMATION 

Applicant: 
Owner: 
Location: 

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

Area of Parcels: 
Water Supply: 
Sewage Disposal: 

Existing Zoning: 
General Plan: 
Community Plan Designation: 
Williamson Act: 
Environmental Review: 
Present Land Use: 
Surrounding Land Use: 

Terry J. Murphy 
Alvie K. & Martha H. Hartsog 
Southeast corner of Bystrum Road (1300 
Bystrum Road), between Eugene and Joyce 
Avenues, in the Sphere of Influence of the 
City of Ceres 
4-4-9 
Five (Supervisor DeMartini) 
038-043-037 
See Exhibit "G" 
Environmental Review Referrals 
0.45 acres 
Public 
On-site septic system, to be connected to 
public sewer 
P-D (188) 
Commercial 
Not applicable 
Not applicable 
Exempt 
Child care facility 
Single-family residential homes to the north 
and east; a vacant commercial lot to the 
south (zoned Highway Frontage); and a State 
Route 99 on-ramp, State Route 99, and the 
Union Pacific Railroad to the west 

ATTACHMENT I 
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PROJECT DESCRIPTION 

This is a request to rezone a .45 acre site from P-D (188) (Planned Development) to a new P-D 
zone to allow the following as permitted uses: child care facility; senior care residential facility; 
senior assisted care facility; and rooming house. The Senior care residential and senior assisted 
care facilities would allow up to 15 beds total. The rooming house would allow up to eight 
residents. 

SITE DESCRIPTION 

The site is located at 1300 Bystrum Road, which is at the southeast corner of Bystrum Road and 
Eugene Avenue, northwest of the City of Ceres. The building is an existing child care facility and 
is approximately 3,600 square feet in size. No building expansion is proposed with this application. 
This project is located within the Local Agency Formation Commission (LAFCO) adopted Sphere 
of Influence (SOI) for the City of Ceres. The project site has been used as a child care facility since 
P-D (1 88) (the current zoning designation) was established (1991). The site currently has nine (9) 
on-site parking spaces. The surrounding land uses are: single-family residential homes to the north 
and east; a vacant commercial lot to the south (zoned Highway Frontage); and a State Route 99 
on-ramp, State Route 99, and the Union Pacific Railroad to the west. 

BACKGROUND 

On September 17,1991, the Board of Supervisors approved General Plan Amendment 91-05 and 
Rezone 91-04 - Alvie K. Hartsog amending the General Plan use designation from .Low Density 
Residential to Commercial and rezoning the property from R-I  (Single-Family Residential) to P-D 
(1 88) (Planned Development), allowing for operation of a large child care facility for a maximum of 
45 children. 

A petition, signed by 16 neighbors, was submitted in 1991 objecting to the child care facility 
because of the potential increase in noise and traffic. The Stanislaus County Planning Commission 
had some concerns with traffic patterns. They wanted a safe unloading area for children which 
would not result in a great deal of new traffic in the residential area to the east. The Commission 
liked the location which allowed good access to the freeway. The Commissioners felt that with the 
seven (7) foot high masonry wall and the revised parking plan the use would be compatible with this 
neighborhood. The City of Ceres also recommended approval. 

Based on our records, there have not been any zoning complaints associated with the operation 
of the child care facility. 

DISCUSSION 

This request proposes to allow the existing facility be used as a child care facility; senior care 
residential facility; senior assisted care facility; and rooming house. The senior care residential and 
senior assisted care facilities would allow up to 15 beds total. The rooming house would allow up 
to eight residents. There is no development schedule since the building is already existing and the 
only physical change would occur if the existing child care use is changed to one of the other 
approved uses. The physical changes to the facility as a result might include but are not limited to 
interior modification to the building and parking lot expansion/modification. 
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In accordance with County policy, the project was referred to the City of Ceres for review. Cities 
are specifically asked to provide information addressing the proposed project's consistency with the 
land use designation of the city's general plan and the type of conditions necessary to ensure the 
development will comply with city's development standards such as street improvements, setbacks, 
and landscaping. County General Plan policy specifies that if development standards of the city 
and county conflict, the city's standards shall govern. The county may not approve a request for 
development, other than agricultural or churches, within a city SO1 without city approval. 

Before submitting this application, the applicant went through the City of Ceres "Predevelopment 
meeting" process and revised their application based on input received as a result of the meeting. 
County Staff and the City of Ceres have no objection to the child care facility, senior care residential 
facility, or senior assisted care facility uses as proposed, provided they meet the development 
standards. Staff received an email on May 25,201 1, from the City of Ceres expressing support for 
the eight person rooming house if development standards include the requirement that "prior to 
issuance of a building or occupancy permits, the City of Ceres is routed the site plan and floor plan 
to ensure that all City of Ceres parking requirements, etc ... can be met." This request is reflected 
in the development standards, numbers 2 (requiring all development standards meet the City of 
Ceres standards) and 27. 

FINDINGS 

In order to approve a rezone, it must be found to be consistent with the General Plan. In this case, 
the General Plan designation is Commercial. This designation is intended for land which is "best 

t 
suited for various forms of light or heavy commercial uses, including, but not limited to, retail, 
service, and wholesaling operations." The County General Plan presently has just one designation 
to correspond to the various typesof commercial zoning districts. The proposed uses should not 
be detrimental to residential and commercial uses in the area. Staff feels the proposal to rezone 
the parcel to a new Planned Development is consistent with the General Plan which has been in 
place for some time, and fits into the type of uses for this area, shape of the parcel, and the 
location. The project is consistent with the county Sphere of Influence Policies and is'supported 
by the City of Ceres. 

ENVIRONMENTAL REVIEW 

This project was referred to various agencies for general review and there were no significant 
issues raised. Staff is considering it exempt under CEQA Guidelines Sections 15301 and 15305 
of the California Code of Regulations and no mitigation measures can be imposed on the project. 

This project is considered to be Categorically Exempt based on a Class 1 CEQA exemption which 
allows the minor alteration of existing public or private structures provided that the alteration will not 
result in an increase of more than 50 percent of the floor area of the structure prior to the change. 

RECOMMENDATION 

Based on all evidence on the record, and on the ongoing discussion, staff recommends that the 
Planning Commission recommend that the Board of Supervisors take the following actions: 

1. Find the project is categorically exempt from the California Environmental Quality Act 
(CEQA) and order the filing of the Notice of Exemption; 
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2. Find That: 

A. The project is consistent with the overall goals and policies of the County General 
Plan: and 

B. The proposed Planned Development zoning is consistent with the Commercial 
General Plan designation. 

3. Approve Rezone Application No. 201 0-04 - Hartsog, subject to the attached Development 
Standards. 

Report written by: Bill Carlson, Senior Planner, May 25, 201 1 
Reviewed by: Angela Freitas, Deputy Director 

Attachments: Exhibit A - 
Exhibit B - 

Exhibit C - 

Exhibit D - 

Exhibit E - 
Exhibit F - 
Exhibit G - 

Maps 
Applicant's Application, Project Description, Site Plan 
and Parking Layout 
City of Ceres Correspondence and applicant's 
correspondence to City of Ceres 
Adopted Development Standards - General Plan 
Amendment 91 -05, Rezone 91 -04 - Alvie K. Hartsog 
Development Standards 
Notice of Exemption 
Environmental Review Referrals 

I:\Planning\Staff Reports\REZEOIO\REZ 2010-04 - HARTSOG\revised staff report 4.wpd 
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Terry J. Murphy 
Murphy Consulting 

Orinda, CA 

Stanislaus County 
Plannine & Community Development Dept. 
1010 10'' Street, Suite 3400 
Modesto, CA 95354 

Re: 1300 Bystrum Road, Modesto APN-038-043-037-000 

Application to rezone the above property 

This narrative is additional information to be included with our 
application to rezone the property at 1300 Bystrum Road, Stanislaus County. 
We are requesting that the property be zoned to include uses in addition to 
what has been previously approved by the County Planning Commission 
[see approval dated August 1, 199 11. 

History: 
These lots were created as lots 1 and 2 in block 3596 of the Herndon 

Tract on May 20, 1946 [see Grant Deed] and were initially developed in 
1955 :[see Property Profile Report]. At .42 acre [18,295.2 sq. ft.] the lot is 
considerably larger than all but two of the other lots in the subdivision [see 
assessors map] and has an existing structure of 3,587 sq. ft. on it. After being 
used for a variety uses my client, Mr. Alvie K. Hartsog, acquired the 
property on October 2 1, 1987 [Grant Deed] and started rehabilitating it. In 
1989 he was approached by a person wanting to operate a child care facility 
on the property and he subsequently made an application to the County to 
rezone it for that purpose. 

In 1991 the County Planning Commission approved the Hartsog 
rezoning application [see approval dated August 1, 199 11 and he complied 
with all the Development Standards contained therein. The child care facility 
operated from 1992 until funding ran out from both the State and Federal 
governments. To his knowledge there were no issues regarhng that use of 
the property. No parking problems reported and neither code enforcement 
nor police response has been needed. 

1 

EXHIBIT B 



Existing Conditions: 
As stated previously, the property is a level lot of .42 acres with a 

single story structure on it of 3,587 square feet. There are 8 parking spaces 
with room to configure more if needed although to do it will mean a loss of 
area that either has or could have landscaping. A driveway enters off Eugene 
Avenue and exits to Bystrum with ready access to State fighway 99. By the 
time our application is heard Mr. Hartsog has connected to the sanitary 
sewer provided by the City of Ceres. Approval for the connection was 
obtained from Ceres, LAFCO and the County. 

Request: 
When we asked staff what would be needed to make economic use of 

the property we were told that, since we were aslung for more than one 
possible use, a Use Permit was not the appropriate application to make and 
that what we needed was to rezone it for all the potential uses we could 
foresee. We are asking for a zoning designation which will allow the 
following; 

1. Child Care as per the PD-188 zoning that exists. 
2. Senior Care Residential Facility. Number of residents to be 

determined. 
3. Senior Assisted Care Facility. Number to be determined. 
4. Rooming House with the number of residents to be determined. 

There is little use for the property as it is currently zoned since funding 
for that.use evaporated. We want to retain the PD-188 zoning in case 
funding should return as this use is what the Hartsogs see as the best use of 
their property and a service to the community. The other uses are, we feel, in 
keeping with the residential nature of the neighborhood and the close 
proximity to the State Highway and public transportation. What the zoning 
designation would be if the commission decides to approve our request is 
unknown to us. 

Respectfully Submitted by, 
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PROJECT SITE INFORMA TlON 

Complete and accurate information saves time and is vital to project review and assessment. Please complete 
each section entirely. If a quesfion is not applicable to your project, please indicated this to show that each 
question has been carefully considered. Contact the Planning 8 Community Development Department Staff, 
1010 10" Street - 3M Floor, (209) 525-6330, if you have any questions. Pre-application meetings are highly 
recommended. 

ASSESSOR'S PARCEL NUMBER(S): Book O' sg Page r)qz Parcel (1 37 
Additional parcel numbers: 
Project Site Address 
or Physical Location: 

Property Area: Acres: + 5 ' ~  or Square feet: / 3; 2 7 ye  2. 

Current and Prev~ous Land Use: (Explain ex~st~ng and previous land use(s) of site for the last ten years) 

p r F l q $  r z  c~ ,'/,/~C<V( ~c 'h f t g  s ~ , T c . ~  / Y ~ X  

List any known previous projects approved for this site, such as a Use Permit, Parcel Map, etc.: (Please identify 
project name, type of project, a n d  d a t e  of approval) 

R 
q l c m y d ~ L  -,fF,j+ - q/- Lj? 1.  ,,,, 7 xf 1 I F /  R ? ~ Z - ? / - ~ V ;  

/ 

Existing General Pian & Z0nirn' Q,? 

Proposed General Plan & Zoning: 
(if applicable) 

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

East: 

West: 

North: 

South: eb4rs,kL 

WILLIAMSON ACT CONTRACT: 

Y ~ S  NO Is the property currently under a Williamson Act Contract? 
Contract Number: 

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

Date Filed: 



Yes U NO 

Yes 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 pro!ect site. (Such easements do not include Wiliiamson Act Contracts) 

If yes, please iist and provide a recorded copy: 

SITE CHARACTERISTICS: (Check one or more) Flat Rolling C] Steep 

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

F~eld crops Orchard PasturelGrassland C] Scattered trees 

Shrubs Woodland C] RiverlRlparlan Other 

Explain Other 

Yes No Do you plan to remove any trees? (If yes, please show location of trees planned for removal on plot 
plan and provide information regarding transplanting or replanting.) 

GRADING: 

Yes a No B] Do you plan to do any grading? (If yes, please indicate how many cubic yards and acres to be 
disturbed. Please show areas to be graded on plot plan.) 

STREAMS, LAKES, & PONDS: 

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

Yes No Will the project change any drainage patterns? (If yes, please explain - provide additional sheet if 
needed) 

Yes 17 No Are there any guliies or areas of soil erosion? (If yes, please show on plot plan) 

Yes No Do you plan to grade, disturb, or in any way change swaies, drainages, ditches, gullies, ponds, 
low lying areas, seeps, springs, streams, creeks, river banks, or other area on the site that carries 
or holds water for any amount of time during the year? (If yes, please show areas to be graded on 
plot plan) 

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



STRUCTURES: 

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

Yes 17 No @ Will structures be moved or demolished? (If yes, indicate on plot plan.) 

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

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

PROJECT SITE COVERAGE: 
3 'C' 

Existing Building Coverage: 5 $ 4 Sq Ft. 

Proposed Build~ng Coverage: '3 5 4 7 S q  Ft, 

Landscaped Area: /: / $4 S q  Ft, 

Paved Surface Area: 3 S'W~ Sq. i t  

BUlLDING CHARACTERISTICS : 

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

7-1 

Number of floors for each building: 

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

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) 

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

UTILITIES AND IRRIGATION FACILITIES: 

Yes No 17 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? r i  
# ~A 

Electrical. . , e w e *  Prvc / A  { c/ m b c / c  sf& 
J P 

Telephone. GaslPropane, 

watere. C% i /  . m 6 c L q ~ :  
6 

Irrigation: 



'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 deveiopment other than that normally associated with 
resident or employee restrooms? Industrial, chemical, manufacturing, animal wastes? (Please describe:) 

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

Yes No Are there existing irrigation, telephone, or power company easements on the property? (If yes, 
show location and size on plot plan.) 

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

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

AFFORDABLE HOUSINGISENIOR: 

Yes No a 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: Total Dwelling units: Total Acreage: 

Net Density per Acre: Gross Density per Acre: 

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

Townhouse 
Number of Units: 

Acreage: 

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

i /* 

I- / 
Square footage of each ex~stlng or proposed building(s) 2 ,hliC,I??% - -S y57 5 5 1-7 5):7& S f C 1  \ 

J i/ 
?,/' 7- 

/ , 

Type of use(s). 



Days and hours of operation: 7 I? /: 

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

Occupancylcapacrty of building .? @ /: 

- r\ 

Number of employees: (Maximum Shift): / l? (lvl~n~mum Shift): 

Estimated number of daily customerslvisitors on site at peak time: 

Other occupants: 

Estimated number of truck delrver~eslload~ngs per day & * 
Estimated hours of truck delrver~eslloadings per day , , 

Estimated percentage of traffic to be generated by trucks. 

Estimated number of railroad deliverieslloadings per day: 

Square footage of: 

Office area: Warehouse area: 

Sales area: Storage area: 

Loading area: Manufacturing area: 

Other: (explain type of area) 

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

- - - 

ROAD AND ACCESS INFORMATION: 

What County (Please show all exlsting and proposed driveways on the plot plan) 

'5" J 



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

Yes C] No Do you requlre a prlvate road or easement to access the property? (If yes, show locat~on and 
size on plot plan) 

Yes No ? Do you require security gates and fencing on the access? (If yes, show location and size on plot 
plan) 

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

STORM DRAINAGE: 

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

C] Other: (please explain) 

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

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

EROSION CONTROL: 

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

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

ADDITIONAL INFORMATION: 

Please use this space to provide any other information you feel is appropriate for the County to consider during review of 
your application. (Attach extra sheets if necessary) 
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Terry J. Murphy 
Murphy Consulting 

stanisfaus Connty 
PIanning & Community Deveiopment Department 
1010 lofh street snife #3400 
 modest^, CA 95354 

At the request of staff, the following parking analysis b r  the above 
pmject is submitted and should be incfuded as part of the application to 
rezone the property. E k h  of the proposed uses has a different parking 
requirement so a section is being included case by case. 

Child Care: 
The requirement for this use was determined by the County in 1991 

with eight spaces needed and provided for. From 1992 to 2007 there were no 
problems with parking at the site. There was enough parkkg far st& and for 
tfie & o p f f  and pick-up of the children. We are not proposing my change to 
the configuration of the lot if the structure is wed for child care but if the 
Pbming Cummission or the Board feels that more is needed then the lot can 
be reconfigured to provide additional spaces and we ask that they look at the 
p h  we hve  provided for other uses to determine if it wiIl s&ce. 

Rooming/Boarding Honse: 
Our request is to allow for eight residents plus staff aad the 

requirement is to provide one space for each resident plus additional space 
as needed for shfE The plan we have provided has nine spaces plus one 
han&capped space. The new codi@on will meet the requirement under 
the code with staff having two spaces for their use. We do not anticipate that 
every one of the residents d need their own space but one will be provided 
justthesame. St-affdkIimitedtooneort&romrnasneededwitha 
space for each. All parking for staff and residents utiU be off-street and there 
should be no adverse impact to parking in the neighborhood 



SenioriAssisted Care: 
Both of these uses appear to have the same parking requirement under 

the code with one space needed p three beds plus staff spaces. For these 
two uses there will be additional Mneeded to safely operate the facility 
and care for residents. We expect three staff will be needed at all times 
which will reduce the number of spaces allowed for residents to seven. 
Seven spaces with three beds per space would seem to d o w  for as much as 
twenty-one residents. Too many! A more reasonab1e number [eight to 
fifkm] can be arrived at by working with the StMederaVCounty agencies 
but the plan will provide enough parlring for any number at or less than the 
twenty-one. 

Traffic: 
Planning e d i d  not ask us to address W c  in this d y s k  but I. 

thought it would be prudent to do so. The site is on the fiontage road with 
ready access to State Highway 99 North and across the overpass access to 
the S o d  There is a four h e  County road nmning W e s t  to shopping 
and an industrial area Public transpodon is avaWIe within two hunctred 
or so feet of the site. In order to access the parking for the site, drivers need 
only turn off the frontage road and into the lot without having to drive into 
the neighborhood Egress from the lot is directly back to the hntage road. 
Adverse impacts to the neighborhood for both parking and traffic should be 
minimal if there are my. 

Terry J . & I I + ~ ~  
/' 

/ /  



1300 BYSTRUM ROAD, MODESTO, CA. 

PRELIMINARY PROPOSED PARKING PLAN 
NOT TO SCALE: 1" = 30'+- 
DATA FURNISHED BY OTHERS 
EXISTING IS IN BLACK, PROPOSED IN IN GREEN 
7 FEB 2011 

PROPOSED PARKING PLAN 



From: "Tom Westbrook" <Tom.Westbrook@ci.ceres.ca.us> 
To: "Bill carlson" ~carlsonb@stancounty.com~ 
CC: "James Michaels" <James.Michaels@ci.ceres.ca.us~ 
Date: 51251201 1 9: 1 6 AM 
Subject: 1300 Bystrurn Road 

Bill, 

Upon further review the City of Ceres can support the proposed rooming and boarding use, in addition to 
the day care facility and senior housing proposed at 1300 Bystrurn Road based on the following: 

1. That prior to issuance of a building or occupancy permits, the City of Ceres is routed the site plan and 
floor plan to ensure that all City of Ceres parking requirements, etc ... can be met. 

If you should need anything further from me, please contact me at your convenience. Thanks. 

Tom 

EXHIBIT C 
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From: "Tom Westbrook" <Tom.Westbrook@ci.ceres.ca.us> 
To: "Bill Carlson" ccarlsonb@stancounty.com> 
CC: "James Michaels" <James.Michaels@ci.ceres.ca.us> 
Date: 3/8/201 1 1 :03 PM 
Subject: Re: 1300 

Bill, 

Thank you for sending along all of the information supplied to you by Mr. Murphy. City of Ceres staff has 
review the parking layouts as provided and have no issues with the proposed childcare facility (former the 
use) or the seniorlassisted care facility. Ceres staff is however, not comfortable with the 
rooming/boarding House proposal as we feel with that many people there could be an impact to the 
neighborhood. As you know, State Law provides some allowance for roominglboarding Homes, which 
the property owner would have rights to as long as it would meet those state requirements. If a project 
could meet those state requirements then it is my understanding that both the City and the County would 
have little say over the development. However, the application before the County does exceed those 
state provisions. As I noted above, Ceres can support the continued use of the building as a childcare 
facility or its conversion to the seniorlassisted care facility but we will not support the roorninglboarding 
use. If you should have any questions or comments, please contact me at your convenience. Thanks. 

Tom Westbrook, Planning & Building Division Manager 

City of Ceres, Planning Division 
2220 Magnolia Street 
Ceres, CA 95307 
Phone: 209.538.5778 Fax: 209.538.5759 
www.ci.ceres.ca.us ( http://www.ci.ceres.ca.us/) 

>>> "Bill Carlson" ccarlsonb@stancounty.com> 211 81201 1 12:43 PM >>> 
Hi Tom 

Attached are Mr. Murphy's drawings. Comment on them When you get a chance. 

Bill 
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From: "Tom Westbrook" cTom.Westbrook@ci.ceres.ca.us> 
To: "Bill carlson" <carlsonb@stancounty.com> 
CC: "James Michaels" <James.Michaels@ci.ceres.ca.us~ 
Date: 111 01201 1 8:47 AM 
Subject: Fwd: County Application (201 0-04 Hartsog) 1300 Bystrum Road 
Attachments: 201 101 071 35343400,pdf 

Bill, 

City staff has'reviewed the previous Pre-Development that was completed for this project (i.e. reviewing 
applicant's project descriptionlnarrative and site plan) and compared it to the applicant's project 
descriptioninarrative and site plan submitted with the County's application. The proposal submitted for 
the Pre-Development is similar to what the County received only with respect to two things: the site plan 
(no modifications are really being proposed) and desired uses (i.e, senior care residentialisenior assisted 
care facil~ties and a Rooming HouseIBoarding Home). What has been omitted from the applicant's 
project description with the County application is the following: 

1) The proposed number of residents and employees for each use; 
2) The proposed improvements necessary to make each use viable; and 
3) How each use will operate. 

I have attached the project description we evaluated for the Pre-Development which showed the intended 
numbers desired by the applicant. Based on the idea of converting the existing residence to the potential 
uses as proposed by the applicant coupled with the existing improvements to relatively remaining 
unchanged, and due to the potential parking demand for these uses, City of Ceres staff can support the 
proposed uses only if: 

* for the Rooming HouseIBoarding Home or Senior Housing use: the existing site improvements are 
reconfigured (as necessary) to accommodate either use such that the required on-site parking demand 
can be met at a ratio of: 1 space per adult tenant and 1 space for each employee. Additionally, if 
reconfiguration of the parking area is required to comply with the parking demand, any design should be 
sensitive to the loss of landscape and outdoor recreational areas,-which are important elements of any 
development. Furthermore, the intent of rooming houselboarding home or senior housing use is to 
design the building (dwelling) such that a separate guest room would be provided for each adult tenant to 
allow for privacy. The City of Ceres staff will only support the proposal if each adult tenant is provided 
hislher own separate room and that all necessary parking spaces can be provided. Note that.the current 
floor plan as proposed by the applicant does not appear to provide individual rooms for each proposed 
adult tenant and as noted above that configuration could not be supported. 

* for the Assisted Carelsenior Care facility: if the overall site plan layout remains unchanged, the City of 
Ceres staff could support this proposed use as it appears may comply with the parking requirements at a 
ratio of: 1 space for every 3 beds and 1 space for each employee. However, a determination can not be 
made until a decision is made on what use is being proposed and site planlfloor plan revised. 

Essentially, what it comes down to is that the applicant needs decide which use is being proposed and 
provide that information to the County as to the number residents and employees proposed for either use. 
Once that information is obtained and site planlfloor plan revised accordingly, Ceres staff can evaluate 
and make a determination of support at that time. Of the two options that shown above, staff believes 
that it would be easier to develop an assisted carelsenior care facility at this site. If you should have any 
questions, please contact me at your convenience. Thanks. 

Tom 

>>> "James Michaels" ~James.Michaels@ci.ceres.ca.us~ 1/7/201 1 1:53 PM >>> 
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STANISLAUS COUNTY 
CEQA REFERRAL RESPONSE FORM 

TO: Stanislaus County Planning & Community Development 
1010 loth Street, Suite 3400 
Modesto, CA 95354 

FROM: 

SUBJECT: REZONE APPLICATION NO. 2010-04 - HARTSOG 

Based on this agencies particularfield(s) of expertise, it is our position the above described project: 

-d- 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). 

P~GF~ 9,e a&cLd ? f i k ~ ~ ~ / o ~ d / e # d  {udd[% 4,; 

Response prepared by: 

- .  ,Id(& PJ, 4 4  - w- /o 
Title Date Name 

I'\PIannlng1Staff Repons\REZVOlO\R:Z 2010-04. HARTSOG\Early Consullat~on R E 2  201004 - Hansoo - CDR wpd 

Rs. 
9 .  
ti' 

" - 
DEC 3 4 2010 

--- - - c  - - - 
- .- 



PLANNhNG AND BUILDING DlWfSlON 
2228 MAGNOLIA STREET 

CERES, CA 95307 
(209) 538-5774 

Fax p03 j  538-5759 

Al~tli~ily Ca~iilella, Mayor 
Chris Vierra I<en Lane 

, Guillermo Ochoa Bret Durossette 

August 16,20 10 

Tell-y Murphy 
Mui-phy Consulti~lg 
142 La Espiral 
Orinda, CA 94563 

Subject: Predevelopment Proposal PDP 10-05; Requesting City cormnents for a proposed 
rezoning of the property -1300 Bystsum Road, to allow for a roon~ing house, senior 
housing, andlor assisted care living uses. Tlze subject propel-ty is within the City's 
Sphere of Influence. Tlie applicant is not proposing to annex into the City. Zoned: 
Stanislaus County Zoning (PD-188). 

Deau- Mr. Murphy: 

Summarized below are tlie comments made dusing the predevelopment meeting of August 11,201:O. 
The purpose of tlie predevelopment meeting is to pros~ide you with comnents and identify 
iqol-tant issues early in the review process to allow time for adjustments before either a folmal 
application or building plan is submitted. It is iinportant to recognize that the cominents provided in 
this letter are prelimlliasy and are not necessasily a complete list of City comments or issues. Staff 
malces every attempt to address all lcnown issues as soon as possible in the process. However, as 
the project changes or as additional infolmation regarding the project is received, staff may identif~r 
other issues or have additional requirements and recoimnendations. Therefore, the Illore specific 
lnfosniation that can be provided initially, the more specific and definitive the City can make its 
preliminary comments. 

1. Staff is awase that the applicant plans to subillit an application to the Couilty of Stanislaus for 
the rezoning of the subject property to allow for the potential of multiple uses, and that the 
applicant desires for the City to colmnent, on the proposal including: a rooming house, senior 
housing, andlor assisted lisringlsenior care facilities where each use has the potential to generate 
1-4 employees and 15-18 residents. Based on the il7forniation that we have received and 
reviewed, please review the City's coimlen~s noted below that are relevalit to you: proposal. 

a. If this property was withim City limits, the City would require a Conditional Use 
Permit (CUP) for the uses proposed for tlie property. It migl~t be possible to avoid 
additional approvals from Stanislaus County if six (6) or fewer people were 
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proposed, as provided for in tlze Health and Safety Code for i l~e  Slate of Califosnia. 
The applicant would need lo ei~sure that all proposed uses (as applicable) obtain the 
appropriate licensing from the State of Californiz, regardless of the nulnber of 
persons proposed. 

b. The site's existing in~provements may need to be reconfigured to accollxnodate the 
anticipated number of adult tenants for the proposed uses sucl~ that adeq~~ate paslcing 
facilities are being maintained and that adequate privacy (i.e. sleeping quarters) are 
provided for each adult tenant. 

c. Given the number of potential tenants proposed in the home, there may be issues 
associated with the maximum allowable occupancy. The State of Califoinia nlay 
have a stricter standard depending on the intended use of the dwelling. 

d. With 1-4 enlployees plus 15-18 residents, the on-site parlcing requirements for each 
use are as follows: 

i. Rooming House and Senior Housing: 1 space per adult tenant and 1 space for 
each employee. 

ii. Assisted CaseISenior Care (Nursing Home, etc.): 1 space for every 3 beds and 1 
space for each employee. 

Tllus, except for the possibility of the Assisted CaxISenior Care Facility, the site 
would have to be reconfigused to allow for the additional parlcing spaces for the 
Rooming House and Senior Iiousing uses. 

e. Based on the infosnlation that has been provided with this Pre-Development 
application for tlie City to review, the City's overall recommendation for each use 
would be as follows: 

i. For the "Rooming House" or "Senior Housing" proposal: As noted above, if the 
property was within tlle City's jurisdiction, the proposal would be subject to 
approval of a Conditional Use Peimit. The site improvements would need to be 
reconfigured such that the required parlung can be inet for either of these uses. 
While reconfiguring the parking lot area, any design should be sensitive to t l~e  
loss of landscape and outdoor recreational areas, which are i~npol~ant elements of 
aily development. Additionally, the intent of a rooming househoarding home or 
a senior housing use is to design the dwelling such that a separate guest room 
would be provided for each adult tenant to allow for privacy. The curent floor 
plan does not appear to provide individ~~al rooms for each proposed adult tenant. 
Tllus, the City would require each adult tenant to have hislher own separate room 
for privacy. If these issues could not be adequately addressed, the City would 
not suppol-t such proposal. 

ii. For an "Assisted Care/Senior Case" proposal: As noted above, if the property 
was within the City's jurisdiction, the proposal would be subject to approval of a 
Conditional Us,e Permit. Given the overall site plan layout, proposed use and 
parlung requirements, it appears this option would work best. Thus, the City 
would be willing to s~ppor t  such a proposal. 



Angus: i6.2010 
PDE 10-05 
Pagc 3 

2. ,L;dditional items discussed at .the mea,ring include: 

a. Se~ver: since the applicant illtends 'to abandon the existing septic system for tlie 
property, the applica~~t will be responsible for paying for all required connection fees 
and consuuction costs to connect to the City's sewer system. There was a process 
that was completed asound the easu-ly 2000's where p~zblic funding (i.e. CDBG 
funding) was provided for sewer services and LAFCO gave a blanket lilce approval 
for multiple properties iri this asea and the subject property is one of those properties. 
Thus, there is no need for the prope1i:y to be annexed into City limits and-additional 
LAFCO approval is not required to hook up to the City's sewer system. 

b. Vtrater: Water services are covered though the City of Modesto's jurisdiction. 

c. The City would not object to the driveway entsanceiexii and the d~ive aisle a e a  be 
widened to meet comllercial standards. 

d. The City would not object to the existing curb, gutter, and sidewall; illzpro.i:emelits 
being repaired along entire fi-o~tage area of the property. 

e. The City would not object to the existing drainage collection basin 011 the property to 
be adequately maintained to handle any existing storlnwater issues for the propeliy. 

f. The City would not objed to the project parlcing stalls being repaved and re-striped. 
A 45' paslcing stall should have a mi~lirnun stall depth of 12.7' and a lllinilnuln 
driveway width of 8.8'. A 60' parking stall sl~ould have a ini~limum stall depth of 
1 0 .At' and a mninilnuln driveway width of 1 5' .  

e. The applicant must conlply with ADA standards as applicable to project parking and 
u 

accessibility to the building from parling area. Additionally, the entire interior of 
the building.must c o ~ l l ~ l ~  with ADA accessibility standasds. 

h. The building will be required to have a grease interceptor for the kitchen facility and 
require approval from the Stanislaus County Departmelit of Envirolmental 
Resources. 

Public Safety/Ernergerncy Sewices Department (538-5701) 

The additional comments provided below are typical conditions of approval that may be imposed by 
the Public SafetyiElnesgency Services Depai-tment. These conditions a e  informational only and 
they are intended to illustrate what the City's expectations would be for an applicant with 
development projects inside City liinits. Please note that as the project clzanges, or as additional 
infomation about the project is received, the Depal~n~ent may identify other issues or impose 
additional requiremeiits and recomnnlendations. 

Project Specific Conditions 

1. A fire hydrant shall be provided within 150 feet of the silost distance portion of the facility. 
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2. A. b o x  type key box is required and shall be inslalled at a location approved by the Ceres Fire 
Department. 

3. The project address shall be visible &om the roadway. 

4.. Fire extinguishers shall be provided and mounted with the tops no higher tlia~i 4 feet. 

5. Fire extinguishers shall be spaced no more than 75 feet apart in the interior of the buiiding. 

General Proiect Conditions 

1. All cons~xction shall confor~n to tlie req~~isements of tlie City of Ceres Building Division and 
City of Ceres Ordinance 84-635, as amended pertaining to the Uniform Fire Code and 
Ordinance 80-546, as amended, pertaining to Automatic Sprinklers. 

2. All E~nergency Vehicle -Access points a id proposed utilities shall ensure cross-easements and 
shall be located per tlie proposed development plan unless modified by these conditio~is. 

3. All Emergency Vehicle Access shall be constructed of an all weather material approved bgl the 
Ceres ~rnergency Services. 

4. A n  approved ilre alasm system is required and shall be 24.-hour mo~litored by an approved and 
UL listed monitoring station. 

5. A minimum of 24-hour notice is required for all inspections. 

6. The applicant sliall provide 'and install security lighting. Security liglltbg shall not shine on 
adjacent prope~-ties. 

We hope that you have found tile psedevelopment process helpful in p1'anning your project. If 1 can 
be of further assistance, please feel free to contact me. 

Sincerely, 

b&n.es Michaels 
Associate Planner 
(209) 538-5789 
james.micliaels@ci.ceres.ca.us 

xc: klvie Ha~fsog, 730 Moreno Avenue, Palo Alto, CA 94303-361 7 



Terry 3. Murphy 
Murphy Consulting 

Orinda, CA 

1/12/11 
Tom Westbrook 
City of Ceres 
Mr. Westbrook, 

Bill Carlson at Stanislaus County was kind enough to send me a copy 
of your email regarding our application to rezone the property at 1300 
Bystrum and suggested that I contact you and clarify what is being proposed. 
What we are trying to do is to rezone to allow for more than one use in an 
effort to avoid the current situation where the zoning only permits one use, 
child care. When we [Mr. Hartsog and I] went to the County to inquire about 
additional possible uses they informed us that to allow one more would 
require a Use Permit at the least and any more than that would need 
rezoning. We requested a meeting with your city's representatives to see 
what, if any, issues there might be with our application. After that meeting 
and after we received a letter from your staff we submitted our application. I 
think it best if I state here what we want at this time. The following are the 
uses we are asking to be approved. 

1. Child care- as is permitted under the current zoning [PD-1881. This 
. use remains what the owners would like the property to be used for. 
2. Rooming House- maximum number allowed to be determined by 

Planning Commission. 
3. Senior Housing- This seems to be the designation staff uses for what 

we requested. 
4. Assisted Carelsenior Care- number allowed to be determined by 

County and State through licensing requirements. 
Prior to making our request Mr. Hartsog decided to connect the structure 

to the sanitary sewer that had been recently installed in the street. This 
change is the only one needed for use number 1. We are not proposing any 
further changes to the structure or grounds for this use [I] but does reserve 
the right to make changes he feels may be needed or wanted to make it better 
for the kids. This use is the one both the owners would prefer but funds for it 
have "dried up" and they need to make economic use of the property. 

I have spoken to the owner regarding uses 2 and 3 suggesting that in 
order to maintain the use of the grounds a reasonable restriction on the 
number of tenants allowed should be made. He is now asking that a 
maximum of 8 [eight] people be permitted which along with one staff person 



per shift will mean that we need one more parking space than we have 
currently have. The AC that exists in front of the building is large enough to 
accommodate reconfiguration for the additional space and the design will be 
submitted to the Planning Commission for review and approval. The last 
issue for numbers 2 and 3 is "privacy'' where you and staff have required 
"separate" rooms for each tenant. If we were to attempt to provide the 
"separate" rooms the structure would turn into a "rabbit warren'' making it 
difficult to create and expensive to return it to any other use. We feel that 
providing freestanding, solid "privacy" walls and lockable storage for each 
tenant along with an onsite manager will give them the privacy and security 
needed. This is more privacy and security than my twins had when they 
attended UCLA and Santa Cruz. To date, we have not been given a copy of 
the zoning document or law that is being used to make "separate" a 
requirement. If there is such a document then please remit and I will share it 
with the owner. 

Last we come to number 4 and I need to make it clear that we are not 
asking for a "facility" just for the zoning that would allow for one. I have no 
doubt that before any license would be issued for this use there would be 
design review by Ceres, the County, the State and likely by the Federal 
Government plus any number of their agencies. We are only asking that it be 
allowed on this property by zoning. We understand that before the property 
can be used for Assisted Carelsenior Care it will need to be reconfigured for 
that purpose as per the requirements of all the above agencies. 

Apart from our differences about what is adequate for privacy we are 
left with only one item- Design Review. You have insisted on having 
designs for every use before your City will sign-off on any change and I 
have to ask. Do you know how much it is going to cost my client to give you 
what you want? Design Review at this time seems like getting the cart ahead 
of the horse. Again, he is not proposing these uses at this time just that the 
use be allowed on the property. Even if we give you everything asked for I 
have no doubt that when or if we want to use zoning for numbers 3 or 4 the 
agencies involved will require their own changes and we will be back to 
square one having spent good money on unusable plans that we don't need. 

We respectfully request that you consider the uses proposed and 
provide the County a letter stating if you are in support of what we are 
asking for plus any conditions you feel are needed. If you have any 
questions that I might be able to answer please send me an email to the 
address this letter was sent from. 

Yours truly, 
Terry J. Murphy 



AS AMENDED BY ! . 2LANNING COHMISSION 
AUGUST 1, 1991 

GENERAL PLAN LvmmE3T NO. 91-05 
REZONE APPLICATION NO. 91-04 

ALBXE K. BBRTSOG 

1. A 7 '  masonry wall s h a l l  be const ructed  d o n g  the east  property line 
beginning a t  a point 45' from the  c e n t e r - l i n e  of Eugene Avenue. 

2 .  An o f f - s t r e e t  park ing  p l an  s h a l l  be submi t ted  t o  and approved by t he  
Department of  PlannLng and Community Development and by the  Department 
of Publ ic  Works. Said park ing  p lan  s h a l l  p rovide  e i g h t  (8 )  o f f - s t r e e t  
spaces w i t n  no t  more than  two (2) compact spaces .  

3 .  Setbacks - Bystrum Road - 10' 
Eugene Avenue - 10' 
Eest and sou th  proper ty  l i n e  - 5 '  

4 .  A landscaping p l an  s h a l l  be submitted t o  and approved by the  Depart- 
ment of Planning and Community Development. Sa id  p lan  shall provide 
f o r :  s c r een ing  of park ing  a r e a s  t o  the  e x t e n t  f e a s i b l e ,  s t r e e t  t r e e s  
a long  Eugene and Bystrum Road, and be a u t o m a t i c a l l y  i r r i g a t e d .  

5 ,  Signs s h a l l  cornply w i th  t he  C i ty  of Ceres s t anda rds  and shall be 
approved by t h e  Department of P l a n n i n g  and Community Development. 

I. Hours o f  operation shall be l i m i t e d  t o  t he  hours  of 5:30 am t o  7:00 
pm, Monday through Saturday.  

7.  A l l  r equ i r ed  approva ls  def ined  i n  t he se  s t anda rds  and r e l evan t  con- 
struction/implementation of these s t anda rds  s h a l l  be completed p r i o r  
t o  occupancy f o r  t h e  use approved. 

8.  The existing s e p t i c  system s h a l l  be upgraded t o  accommodate t he  
approved use. 

9 .  The approved use qf this prope r ty  is a child c a r e  f a c i l i t y  t o  accomo- 
d a t e  a  maximum of f o r t y - f i v e  (45) ch i l d r en .  

10. Curb, g u t t e r ,  s i d e w a l k ,  street pavement and drainage f a c i l i t i e s  s h a l l  
be  cons t ruc ted  a long  t h e  Bystrum Road and Eugene Avenue f ron rages  
p r i o r  to occupancy of t h e  child c a r e  f a c i l i t y ,  

L I .  Prior to issuance of any building permits, the County Public  F a c i l i -  
ties s h a l l  be pa id .  

12 .  A l l  parking znd driveway areas s h a l l  be paved t o  Department of Publ ic  
ljorks s t anda rds  prior t o  occupancy t o  t h e  c h i l d  ca r e  f a c i l i t y .  

13 .  A n  on-s i te  s torm d ra inage  system, designed t o  County s tandards ,  shall 
be installed p r i o r  t o  occupancy of the c h i l d  c a r e  f a c i l i t y .  

EXHIBIT E 

EXHIBIT D 



Development S t a n d a r d s  
GPA 91-05 & REZ 91-04 
August  1 ,  1 9 9 1  
Page 2 

1 4 .  A s i g n e d  ag reemen t ,  i n  form approved b y  t h e  County Counsel ,  s h a l l  be 
f i l e d  w i t h  t h e  County a g r e e i n g  t o  a n n e x  t h e  s u b j e c t  p r o p e r t y  t o  t h e  
C i t y  of Ceres  on demand. 

15 .  T r a s h  e n c l o s u r e s  s h a l l  be  p l a c e d  i n  l o c a t i o n s  approved by t h e  r e f u s e  
c o l l e c t i n g  agency and t h e  P l a n n i n g  and Community Development Depar t -  
ment .  

16 .  No o p e r a t i o n s  conduc ted  on t h e  p r e m i s e s  s h a l l  c a u s e  an un reasonab le  
amount of n o i s e ,  o d o r ,  d u s t ,  mud, smoke,  v i b r a t i o n ,  o r  e l e c t r i c a l  
i n t e r f e r e n c e  d e t e c t a b 1 . e  o f f  t h e  p r e m i s e s .  A l l  machinery  o r  equipmect 
s h a l l  be soundproofed a s  r e q u i r e d  by t h e  P l a n n i n g  D i r e c t o r .  

17 .  A l l  l andscaped  a r e a s ,  f e n c e s ,  and w a l l s  s h a l l  be mainta ined and t h e  
prernises  sha l l .  be k e p t  f r e e  of weeds,  t r a s h  and o t h e r  d e b r i s .  

1 8 .  A l l  ou tdoor  l i g h t i n g  s h a l l  be s h i e l d e d  from a d j a c e n t  p r o p e r t i e s  a s  
r e q u i r e d  by t h e  P l a n n i n g  D i r e c t o r .  

1 9 .  ? r i o r  t o  f i l i n g  t h e  N o t i c e  of 3 e t e r m i n a t i o n  t h e  a p p l i c a n t  s h a l l  
p r o v i d e  a  check  p a y a b l e  t o  " S t a n i s l a u s  Councy ' c l e r k i '  f o r  $25.00 i n  
conformance w i t 1 1  AB 3158.  



As Amended bv the Plannina Commission 
June 2.2011 

DEVELOPMENT STANDARDS 

REZONE APPLICATION NO. 201 0-04 
HARTSOG 

Department of Plannina and Communitv Develo~ment 

1. This project is to be developed and operated as described in the application information 
submitted, including submittals modifying the project in accordance with other laws and 
ordinances. All previous Development Standards applicable to GPA 91-05, REZ 91-04 - 
Alvie K. Hartsog shall remain in effect as part of this rezone. 

2. All approved uses shall develop and operate in compliance with the City of Ceres 
development standards. The city of Ceres shall review and approve all building permit 
plans, grading plans, and any other plans required for development and operation of the 
approved uses prior to issuance of any permit by the county. 

3. A business license shall be obtained for any businesses operating on the site. 

4. 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. 

5. Within five days of final approval by the Planning Commission or Board of Supervisors, a 
$57.00 check made payable to the "Stanislaus County ClerklRecorder" shall be 
submitted to the Department of Planning and Community Development for the purpose of 
filing the Notice of Exemption. 

6. The applicant is required to defend, indemnify, or hold harmless the County, its officers, and 
employees from any claim, action, or proceedings against the County to set aside the 
approval of the project which is brought within the applicable statute of limitations. The 
County shall promptly notify the applicant of any claim, action, or proceeding to set aside 
the approval and shall cooperate fully in the defense. Written evidence of said contact shall 
be submitted to the Planning Department prior to issuance of any building permit. 

7. 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. 

8. The applicant, or subsequent property owner, shall be responsible for maintaining 
landscape plants in a healthy and attractive condition. Dead or dying plants shall be 
replaced with materials of equal size and similar variety. Any dead trees shall be replaced 
with a similar variety of a 15-gallon size or larger. 

35 EXHIBIT E 



REZ 201 0-04 
Development Standards 
June 2,201 1 
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As Amended bv the Plannina Commission 
June 2,201 1 

De~artment of Public Works 

9. 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: 

Drainage calculations shall be prepared as per the Stanislaus County Standards 
and Specifications that are current at the time the permit is issued. . 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. 
The grading and drainage plan shall comply with the current Stanislaus County 
National Pollutant Discharge Elimination System (NPDES) General Permit and the 
Quality Control standards for New Development and Redevelopment contained 
therein. . An Engineer's Estimate shall be submitted for the grading and drainage work. . 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. 

The applicant of the gradinglbuilding permit shall pay the current Stanislaus County Public 
Works weighted labor rate for the plan review of the building andlor grading plan. A deposit 
of 3% of the Engineer's Estimate shall be made prior to the plan check. 

The applicant will be responsible for any charges that are incurred over the plan check 
deposit. The plans shall not be released until such time that all plan check fees have been 
paid. Any fees left over from the deposit shall be returned to the applicant at the completion 

;and acceptance of the plans by Stanislaus County Public Works. 

10. The applicant of the gradinglbuilding permit shall pay the current Stanislaus County Public 
Works weighted labor rate for all on-site inspections. This shall include a deposit of 10% 
of the Engineer's Estimate for the grading and drainage work. The deposit shall be made 
prior to the issuance of the grading permit. The Public Works inspector shall be contacted 
48 hours prior to the commencement of any grading or drainage work on-site. The Public 
Works inspector will not sign on the grading or building permit until such time that all 
inspection fees have been paid. Any fees left over from the deposit shall be returned to the 
applicant at the completion and acceptance of the grading and drainage construction by 
Stanislaus County Public Works. 

11. An Encroachment Permit must be obtained for any work in the road right of way. 

12. Public Works will approve of any new or relocated driveway locations. 

Buildina Permit Division 

13. When there is a change of use, the applicant shall comply with current adopted Title 24 
Building Codes. 

Citv of Ceres 



REZ 201 0-04 
Development Standards 
June 2,201 1 
Page 3 

As Amended bv the Plannina Commission 
June 2.2011 

16. When there is a change of use, the applicant shall comply with the ADA standards as 
applicable to the project parking and accessibility to the building from the parking area. 
Additionally the entire interior of the building shall comply with ADA accessibility standards. 

17. When there is a change of use, the building will be required to have a grease interceptor 
for the kitchen facility and require approval from the Stanislaus County Department of 
Environmental Resources. 

18. When there is a change of use, a fire hydrant shall be provided within 150 feet of the most 
distance portion of the facility. 

19. When there is a change of use, a Knox type key box is required and shall be installed at a 
location approved by the Ceres Fire Department. 

20. When there is a change of use, the project address shall be visible from the roadway. 

21. When there is a change of use, fire extinguishers shall be provide and mounted with the 
tops no higher than 4 feet and the spacing shall be no more than 75 feet apart in the interior 
of the building. 

22. When there is a change of use, all emergency vehicle access points and proposed utilities 
shall ensure cross-easements and shall be located per the proposed development plan 
unless modified by these conditions. 

23. When there is a change of use, all emergency vehicle access shall be constructed of an all- 
weather material approved by the Ceres Emergency Services. 

24. When there is a change of use, an approved fire alarm system is required and shall be 24- 
hour monitored by an approved and UL listed monitoring station. 

25. When there is a change of use, a minimum of 24-hour notice is required for all inspections. 

26. When there is a change of use, the applicant shall provide and install security lighting. 
Security lighting shall not shine on adjacent properties. 

27. Prior to issuance of a building or occupancy permits, the City of Ceres shall be routed the 
site plan and floor plan to ensure that all City of Ceres parking requirements, etc ... can be 
met. 

Please note: If 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 first page of the 
Development Standards, new wording is in bold, and deleted wording will have a 

(I:\Plann!ng\Staff Reports\REZ\2010\REZ 201004 - HARTSOG\Staff Report - 0fiual.wpd) 



As ADDroved bv the Plannina Commission 
June 2,201 1 

LIST OF USES 

REZONE APPLICATION NO. 2010-04 
HARTSOG 

Child Care Facility (up to 45 children) 
Senior Care Residential Facility (up to 15 beds) 
Senior Assisted Care Facility (up to 15 beds) 
Rooming House (up to eight residents) 

(I:\Planning\Staff Reports\REZVOIO\REZ 2010-04 - HARTSOG\Staff Report - 0fficial.wpd) 



STANISLAUS COUNTY 
DEPARTMENT OF PLANNING AND 
COMMUNITY DEVELOPMENT 
101 0 1 Oth Street, Suite 3400 
Modesto, California 95354 

NOTICE OF EXEMPTION 

Project Title: Rezone A~~l icat ion No. 2010-04 - Hartsog 

Applicant Information: Alvie & Martha Hartsoa 1730 Moreno Avenue I Palo Alto, CA 94303 l(650) 400-9624 

Project Location: Southeast corner of Bvstrum Road (1300 Bvstrum Road), between Euaene and Jovce 
Avenues, in the Sphere of Influence of the Citv of Ceres, Stanislaus Countv. APN: 038-043-037 

Description of Project: Reauest to rezone a .45 acre site to allow the followina as permitted uses: Child Care 
Facilitv; Senior Care Residential Facility; Senior Assisted Care Facility; and Roomina House. The Senior Care 
Residential and Senior Assisted Care Facilities would allow up to 15 beds total. The Roomina House would allow 
up to eiaht residents. The propertv is zoned P-D (188). 

Name of Agency Approving Project: Stanislaus Countv Plannina Commission 

Lead Agency Contact Person: Bill Carlson, Senior Planner Telephone: /209) 525-6330 

Exempt Status: (check one) 

I7 Ministerial (Section 21 080(b)(l); 15268); 
Declared Emergency (Section 21 080(b)(3); 15269(a)); 

17 Emergency Project (Section 21 080(b)(4); 15269(b)(c)); 
(XI Categorical Exemption. State type and section number: 15301, 15305 
17 Statutory Exemptions. State code number: 
17 General Exemption. 

Reasons why project is exempt: Class 1 CEQA exemption which allows the minor alteration of existina public 
or private structures provided that the alteration will not result in an increase of more than 50 percent of the floor 
area of the structure prior to the chanae. Also, the Class 5 CEQA exemption consists of minor alterations in land 
use limitations in areas with an averaae slope of less than 20%- which do not result in anv changes in land use 
or density, including minor lot line adiustments and encroachment permits. 
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Planning Commission 
Minutes 
June 2,201 1 
Pages 2 & 3 

C. REZONE APPLICATION NO. 2010-04 - HARTSOG - Request to rezone a .48 
acre site to allow the following as permitted uses: Child Care Facility; Senior 
Care Residential Facility; Senior Assisted Care Facility; and Rooming House. 
The Senior Care Residential and Senior Assisted Care Facilities would allow up 
to 15 beds total. The Rooming House would allow up to eight residents. The 
property is zoned P-D (188) and is located at 1300 Bystrum Road, between 
Eugene and Joyce Avenues, in the Sphere of Influence of the City of Ceres. The 
project is CEQA Exempt. 
APN: 038-043-037 
Staff Report: Bill Carlson Recommends APPROVAL. 
Public hearing opened. 
OPPOSITION: Ken Claussen, 1 109 Eugene Avenue, Modesto. 
FAVOR: Terry Murphy, 142 La Espiral, Orinda; Tom Westbrook, City Planner, 
City of Ceres. 
Public hearing closed. 
Navarro/Ramos, RECOMMENDED APPROVAL TO THE BOARD OF 
SUPERVISORS WITH REMOVAL OF DEVELOPMENT STANDARD NOS. 14 & 
15. 

EXCERPT 
I PLANNING COMMISSION I 

MINUTES 

Secr ry, Planning Commission 

ATTACHMENT 2 



REZONE APPLICATION NO. 2010-04
HARTSOG

Planning & Community Development

PowerPoint Presentation
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REZ 2010-04
HARTSOG

PARKING PLAN



Rezone a .45 acre site from P-D (188) 
(Planned Development) to a new P-D zone
to allow child care facility; senior care 
residential facility; senior assisted care facility; 
and rooming house. 
•Senior care/assisted care up to 15 beds 
•Rooming house up to eight residents
•Child care for 45 children

PROJECT DESCRIPTION

Planning & Community Development



The building is an existing child care facility and 
is approximately 3,600 square feet in size.
No building expansion is proposed with this 
application.

Site Description

Planning & Community Development



• 16 neighbors signed a petition, objecting to 
the child care facility, citing potential 
increase in noise and traffic.

• Commission had some concerns with traffic 
patterns.

• Commission wanted a safe unloading area 
for children.

• A revised parking plan was submitted and 
approved.

BACKGROUND

Planning & Community Development



In 1991, the BOS approved:
•General Plan designation change from LDR to 
Commercial
•Rezoning from R-1 (SFR) to P-D (188) ,
•Only to allow for operation of a large child care 
facility for a maximum of 45 children.

.

BACKGROUND

Planning & Community Development



• There is no development schedule since 
the building is already existing.

• Only physical change would occur if the 
existing child care use is changed to 
another approved use.

• Physical changes might include interior 
modification to the building and parking lot 
expansion/modification.

DISCUSSION

Planning & Community Development



• County Staff and the City of Ceres have 
no objection to the child care facility, 
senior care residential facility, or senior 
assisted care facility uses as proposed, 
provided they meet the development 
standards.

Discussion

Planning & Community Development



In order to approve a rezone, it must be consistent 
with the General Plan.
Staff believes:
•The proposed uses are not detrimental to 
residential and commercial uses in the area.  
•The rezone to a new PD is consistent with the 
GP it fits into the type of uses for this area, 
shape of the parcel, and the location.  
•The project is consistent with the County’s SOI 
Policies and is supported by Ceres.

General Plan Consistently

Planning & Community Development



This project is considered to be 
Categorically Exempt based on a Class 1 
CEQA exemption which allows the minor 
alteration of existing structures.

ENVIRONMENTAL REVIEWENVIRONMENTAL REVIEW

Planning & Community Development



June 2, 2011, the PC held a public hearing.

One neighbor, who lives across the street, 
spoke in opposition of the project.

He was opposed to the 1991 project and 
expressed concerns with the recent upkeep 
of the property, and limited parking to 
accommodate the proposed project

Planning Commission MeetingPlanning Commission Meeting

Planning & Community Development



The applicant’s representative, spoke in 
favor of the project. He requested the 
Planning Commission remove three 
Development Standards No. 14, 15, and 17 
requested by the City of Ceres.  

Planning Commission MeetingPlanning Commission Meeting

Planning & Community Development



The City Planner, spoke on behalf of the 
Ceres at the meeting and indicated no 
opposition to the removal of Development 
Standards No. 14 and 15.  

Planning Commission MeetingPlanning Commission Meeting

Planning & Community Development



The Planning Commission voted 6-0 
(Navarro/Ramos) to recommend the Board 
of Supervisors approve the request with 
removal of Development Standards No. 14 
and 15. 

Planning Commission MeetingPlanning Commission Meeting

Planning & Community Development



Staff Recommends Approval of 
Recommendations 1 Through 4 and 
Recommend Approve Rezone Application 
No. 2010-04 – Hartsog, Subject To The 
Conditions Of Approval

RECOMMENDATIONRECOMMENDATION

Planning & Community Development



UP 2011-02
WESTSIDE PROPERTY

MANAGEMENT
SITE PLAN

REZ 2010-04
HARTSOG

FLOOR/SITE PLAN







DECLARATION OF PUBLICATION
(C.C.P.82015.5)

COUNTY OF STANISLAUS
STATE OF CALIFORNIA

I am a citizen of the United States and a resident
of the County aforesaid; I am over the age of
eighteen years, and not a party to or interested
in the above entitled matter. I am a printer and
principal clerk of the publisher of
THE MODESTO BEE,
which has been adjudged a newspaper of
general circulation by the Superior Court of the
County of STANISLAUS, State of California,
under the date of February 25, 1951, Action
No. 46453. The notice of which the annexed is
a printed copy has been published in each issue
thereof on the following dates, to wit:

August 2,2011

I certify (or declare) under penalty of perjury
that the foregoing is true and correct and that
this declaration was executed at
MODESTO, California on

AUGUST 2, 2011

(Signature)

STANISLAUS coum
_IWCI 10. C.I. 1104

AN ORDINANCE ADOPTING SECTIONAL
DISTRICT MAP NO. 9-110.995 FOR THE
PURPOSE Of ruonng a .45 acrIl site
lrom P.D (1'Iarlned llMIapmeId) III a new
PIn1ed 0MI0pinent to allow 1Ile foIowIng
as PIIllJll/IllI UNI; diId CIII taeiIy; slIIior
en r8SidlInltII·lacIIIy;lIIliClr aa8lIllId CIII
faclllly; -.t l'OOlIllIlt~. Tht ...CIII
resIdentlIl and IIIliClr II8IlsItd GIlt fadIlIes
WOUld IIfIow up1015 beds tlIlII. The IOOIlllng
hOuse -*I.allow up 10 jgIIl raaIdenII. Thi
property Is zoned p.[) (188) nils IOc8lId
at 1300~ Road, between Eugene and
Joyce AwIuIs.·1n 1Ile Sphn. DI lnIIuence
DI 1I'lllClIy 01 caras. APH: 03a-043-037.
The Boanl of SupenI8ors. of .. CCIlI'IIY o!:
StlInlslaUS. _ 01 ClIIIIoI'*. onIalns as
f~ SedoII 1. '.SIdkIi1aI DiIbIct _
No. 9-110_18 fIdOpllldforllle flII'IlOSt 01
dUI/IIlaIIIIO ..~ lIIe IOcaIIoII and
IloundlIIea 01 aIliRloI. SlIGh map Ill .....
as fl!IIoWs; ,

5ecllon ~ ThIs 0IdInance shaII_ effect
and III III fuII,1OIte fI1lrty ,(30) days, from
and after \hi dille 01 .. pUSIQt and blIIore
tile expIlItilIA 01 tlIfIen (15) days atI« ..
passage It shall III published once, with tile
ll8IIl8S of1lle IIl8II1bIls wlIila fornI against
same, in the Modesto Bee, a newspaper aI
Q8IltlI'8l clrculallon published In Stanislaus
Counly, Stare· 01 Ca//fonIla. Upon moIlqn
01 SUpervIsot DeMarIlnl, seconded by
Supervisor D'llrlen, the foIeQoinQ QI1lInanc:e
was passed and adopted II a regular
moetinlI 01 the Boanl 01 SuperYIecn 01 the
Counly 01 9IanIsIauI. State 01 CaJIIomla.
this 26tII day aI July, 2011, by the following
caIlecI VOlI: AYES: Super:vIsors: O'Brten.
Chiesa,~, DeMartini and Chairman
Monleilh; NOES: Supervisors; None;
ABSENT: Superylaors: None; ABSTAINING:
Supervisors: None. lsi Dick Monlllllh,
Chairmen aI 1Ile Board 01 SupervtsQIs 01
tile COUnty of Stanislaus. Stare 01 CalIfOrnia.
AnEST: ChIIstIne Ferraro Tallman, CI8IfI 01
the Board 01 Supervisors aI the County 01
Stanislaus. State 01 CaIIfOmla; BY: EIlubeIII
A. King, Assistant CI8IfI 01 the Board.

<;11443
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