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

DEPT: Planning and Community Development BOARD AGENDA #: 9:05a.m. 

AGENDA DATE: August23,2016 
SUBJECT: 
Publie Hearing to Consider the Planning Commission's Recommendation for Approval of 
Williamson Act Contract Cancellation, General Pian Amendment and Rezone Application No. 
PLN2016-0013, Findlay Automotive Group, a Request to Cancel a Partion of Williamson Act 
Contract No. 75-2013 on a 0.71 Acre Parcel, Amend the General Pian Designation on a 9.42 
Acre Parcel from Urban Transition to Planned Development (PD), and Rezone Four Parcels 
Totaling 11.06± Acres from A-2-10 (General Agriculture) and PD 143 to a New PD Zone to 
Allow Development of an Auto Dealership, Located at the Southwest Corner of Pelandale and 
McHenry Avenues, in the Modesto Area; and Adoption of a Negative Declaration 

-----------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------

BOARD ACTION AS FOLLOWS: No. 2016-439 

On motion of Supervisor _ YYi!l}~q_vy _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ , Seconded by Supervisor _O~MCJctLn_i ______________ _ 
and approved by the following vote, 
Ayes: Supervisors: Q'f3rLe_n_,_CbLe_s_a_,_\lYjt!1J9W_. _QefYI_q.r1iDl,_CJIJQ _Gb<JiJ[Tl_qJ1. MQote_it!1 ____________________________ _ 
Noes: Supervisors: _____________ ~p_n_e ______________________________________________________________ _ 
Excused or Absent: Supervisors: !'l_q_'!.~ ____________________________________________ · _________________ _ 
Abstaining: Supervisor: ________ _l~lp.fl~- _____________________________________________________________ _ 

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

MOTION: 

INTRODUCED. WAIVED THE READING, AND ADOPTED ORDINANCE C.S. 1173 

ATTEST: File No. ORD-55-W-4 



THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
AGENDA ITEM 

DEPT: Planning and Community Development BOARD AGENDA #: 9:05a.m. 

Urgent 0 Routine ® w AGENDA DATE: August 23, 2016 

CEO CONCURRENCE: 4/5 Vote Required: Yes No® 

SUBJECT: 
Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
Williamson Aet Contraet Caneellation, General Pian Amendment and Rezone Applieation No. 
PLN2016-0013, Findlay Automotive Group, a Request to Caneel a Partion of Williamson Aet 
Contraet No. 75-2013 on a 0.71 Aere Pareel, Amend theGeneralPian Designation on a 9.42 
Aere Pareel from Urban Transition to Planned Development (PD), and Rezone Four Pareels 
Totaling 11.06± Aeres from A-2-1 0 (General Agrieulture) and PD 143 to a New PD Zone to 
Allow Development of an Auto Dealership, Leeated at the Southwest Corner of Pelandale and 
MeHenry Avenues, in the Modesto Area; and Adoption of a Negative Deelaration 
PLANNING COMMISSION AND STAFF RECOMMENDATIONS: 

1. Conduet a Publie Hearing to eonsider the Planning Commission's reeommendation for 
approval of Williamson Aet Contraet Caneellation, General Pian Amendment and 
Rezone Applieation No. PLN2016-0013, Findlay Automotive Group, a request to eaneel 
a partion of Williamson Aet Contraet No. 75-2013 on a 0.71 aere pareel, amend the 
General Pian designation on a 9.42 aere pareel from Urban Transition to Planned 
Development (PD), and rezone four pareels totaling 11.06± aeres from A-2-1 0 (General 
Agrieulture) and PD 143 to a new PD zone to allow development of an auto dealership, 
Iaeated at the southwest eorner of Pelandale and MeHenry Avenues, in the Modesto 
area. 

2. Adopt the Negative Deelaration pursuant to California Environmental Quality Aet 
(CEQA) Guidelines Seetion 15074(b), by finding that on the basis of the whole reeord, 
including the lnitial Study and any eomments reeeived, that there is no substantial 
evidenee the projeet will have a signifieant effeet on the environment and that the 
Negative Declaration refleets Stanislaus County's independent judgment and analysis. 

3. Order the filing of a Notiee of Determination with the Stanislaus County Clerk Reeorder 
pursuant to Publie Resourees Code Seetion 21152 and CEQA Guidelines Seetion 
15075. 

4. Find, based on the diseussion in this report and the whole of the reeord that: 

a. The eaneellation is eonsistent with the purposes of the Williamson Aet. 

b. The eaneellation is for land on whieh a notiee of nonrenewal has been served 
pursuant to California Government Code Seetion 51245. 

e. The eaneellation is not likely to result in the removai of adjaeent lands from 
agrieultural use. 

d. The eaneellation is for an alternative use whieh is eonsistent with the applieable 
provisions of the eounty general pian. 
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Publie Hearing to Consider the Planning Commission's Reeommendation tor Approval ot 
Williamson Aet Contraet Caneellation, General Pian Amendment and Rezone Applieation No. 
PLN2016-0013, Findlay Automotive Group, a Request to Caneel a Portion ot Williamson Aet 
Contraet No. 75-2013 on a 0.71 Aere Pareel, Amend the General Pian Designation on a 9.42 
Aere Pareel trom Urban Transition to Planned Development (PD), and Rezone Four Pareels 
Totaling 11.06± Aeres trom A-2-10 (General Agrieulture) and PD 143 to a New PD Zone to 
Allow Development ot an Auto Dealership, Leeated at the Southwest Corner ot Pelandale and 
MeHenry Avenues, in the Modesto Area; and Adoption ota Negative Declaration 

e. The eaneellation will not result in diseontiguous patterns ot urban development. 

t. There is no proximate non-eontraeted land whieh is available and suitable tor the 
use to whieh it is proposed the eontraeted land be put, or, that development ot 
the eontraeted land would provide more eontiguous patterns ot urban 
development than development ot proximate non-eontraeted land. 

g. The eaneellation isin the publie interest. 

h. Other publie eoneerns substantially outweigh the objeetives ot the Williamson 
Aet. 

5. Aeeept the eaneellation value ot the subjeet property as $278,000 as determined by the 
County Assessor. 

6. Certity to the County Auditor-Controller that the eaneellation tee, whieh must be paid as 
deterred taxes, is an amount equal to 12 ~% ot the eaneellation value, or a total ot 
thirty-tour thousand seven hundred and tifty dollars ($34,750). 

7. Approve the tentative eaneellation ota portion ot Williamson Aet Contraet No. 75-2013 
subjeet to payment ot the eaneellation tee. Unless the tee is paid within one year ot the 
tiling ot the Certitieate ot Tentative Caneellation, the tee shall be re-eomputed as 
provided by State law. 

8. Oireetthe Clerk ot the Board to reeord a Certitieate ot Tentative Caneellation within 30 
days ot this aetion. 

9. Oireetthe Clerk ot the Board, within 30 days ot the Board aetion, to publish the Notiee ot 
the Deeisien and to deliver a eopy ot the published Notiee ot the Deeisien to the Director 
ot the Department ot Conservation (DOC). 

1 0. Find That: 

A. The General Pian amendment will maintain a logieal land use pattern without 
detriment to existing and planned land uses. 

B. The County and other affeeted government ageneies will be able to maintain 
levels ot serviee eonsistent with the ability ot the government ageneies to provide 
a reasonable level ot serviee. 

C. The amendment is eonsistent with the General Pian goals and polieies. 
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Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
Williamson Aet Contraet Caneellation, General Pian Amendment and Rezone Applieation No. 
PLN2016-0013, Findlay Automotive Group, a Request to Caneel a Portion of Williamson Aet 
Contraet No. 75-2013 on a 0.71 Aere Pareel, Amend the General Pian Designation on a 9.42 
Aere Pareel from Urban Transition to Planned Development (PD), and Rezone Four Pareels 
Totaling 11.06± Aeres from A-2-10 (General Agrieulture) and PD 143 to a New PD Zone to 
Allow Development of an Auto Dealership, Leeated at the Southwest Corner of Pelandale and 
MeHenry Avenues, in the Modesto Area; and Adoption of a Negative Declaration 

11. Find that the proposed Planned Development zoning is eonsistent with the Planned 
Development General Pian designation. 

12. Find that the projeet will inerease aetivities in and around the projeet area, and inerease 
demands for roads and serviees, thereby requiring dedieation and improvement. 

13. Approve General Pian Amendment and Rezone Applieation No. PLN2016-0013, Findlay 
Automotive Group, subjeet to eompletion of the Williamson Aet Contraet Caneellation, 
and subjeet to the modified Development Standards, as reeommended by the Planning 
Commission. 

14. lntroduee, waive the reading, and adopt an ordinanee for the approved Rezone 
Applieation No. PLN2016-0013, Findlay Automotive Group. 

DISCUSSION: 

This is a request to eaneel a portion of Williamson Aet Contraet No. 75-2013 on a 0.71 aere 
pareel, amend the General Pian designation on a 9.42 aere pareel from Urban Transition to 
Planned Development (PD), and rezone four pareels totaling 11.06± aeres from A-2-1 0 
(General Agrieulture) and PD-143 to a new PD zone to allow development of an auto 
dealership. The projeet includes the eonstruetion of an 11 ,620 square foot automotive sales 
building, a 13,700 squarefootauto serviee building, and the abandonment of Wells Avenue 
east of Detroit Lane. The portion of the projeet site west of the proposed Detroit Avenue 
extension will be utilized for overflow and employee parking assoeiated with the auto 
dealership. Parking, landseaping, and stormwater retention will be aeeommodated on site. 

Proposed vehieular aeeess ineludes two driveways off of Detroit Lane, with right-turn only 
aeeess onto Pelandale Avenue, and one driveway off of MeHenry Avenue, adjaeent to the 
site's southern property Iine. Detroit Lane/"Future" Road, as shown on the projeet site pian, 
will be dedieated to Stanislaus County and a portion eonstrueted to City of Modesto standards. 
Likewise, a deeeleration lane from Pelandale Avenue to Detroit Lane will be designed by the 
applieant and implemented by the City of Modesto. 

The dealership's sales department will operate seven days a week from 9:00a.m. to 9:00p.m., 
while the parts and serviee department will operate 7:00 a.m. to 6:00 p.m., Monday through 
Saturday. The applieant antieipates 65 employees on a maximum shift, 20± eustomers, and 
10 truek loadings/deliveries per day. Development will oeeur in one phase, with eonstruetion of 
the buildings and development of parking areas on both sides of Detroit Lane, proposed to 
begin between 2016 and 2019 (See Attaehment 2- Planning Commission Staff Report, July 
21, 2016). 
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Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
Williamson Aet Contraet Caneellation, General Pian Amendment and Rezone Applieation No. 
PLN2016-0013, Findlay Automotive Group, a Request to Caneel a Portion of Williamson Aet 
Contraet No. 75-2013 on a 0.71 Aere Pareel, Amend the General Pian Designation on a 9.42 
Aere Pareel from Urban Transition to Planned Development (PD), and Rezone Four Pareels 
Totaling 11.06± Aeres from A-2-10 (General Agrieulture) and PD 143 to a New PD Zone to 
Allow Development of an Auto Dealership, Leeated at the Southwest Corner of Pelandale and 
MeHenry Avenues, in the Modesto Area; and Adoption of a Negative Deelaration 

As refleeted in the July 21, 2016, Planning Commission staff report, the projeet requires a lot 
Iine adjustment to move the property Iine between a hornesite pareel Ieeated at 342 Wells 
Avenue and the northwest eorner of the projeet site. Currently, the property Iine biseets the 
homesite's garage and, as sueh, must be moved 45 teet south to avoid ereating a split-zoned 
hornesite property. The new projeet site dimensions are refleeted eorreetly on the projeet site 
pian and seetional distriet map, in aeeordanee with the proposed lot Iine adjustment 
applieation. 

The projeet site is within the City of Modesto's Loeal Ageney Formation Commission's 
(LAFCO) adopted Sphere of lnfluenee, and as per County General Pian Poliey, will be 
developed to eity development standards, ineluding eonneetion to publie water. The site will be 
allowed to utilize on-site septie until a publie system is available to serve the site. Stormwater 
run-off generated from this development will be retained on-site utilizing the proposed 
stormwater basin adjaeent to the Heteh-Hetehy Aqueduet right-of-way. 

Surrounding land uses eonsist of light industrial and eommercial uses to the north; MeHenry 
Avenue (State Route 1 08), and ear dealership to the east; a retail store, the Heteh-Hetehy 
Aqueduet, and a mobile home park to the south; and a single-family dwelling, vaeant land, and 
mini storage to the west. The projeet site is one of the last pareels, south of Pelandale Avenue 
and within the City's Sphere of lnfluenee, to be developed. 

On July 21, 2016, the Planning Commission held a publie hearing to eonsider the applieation. 
A memo to the Planning Commission was presented by staff to address amendments to the 
development standards requested by the applieant (See Attaehment 1 - Planning Commission 
Memo, July 21, 2016). There was no one that spoke in opposition of the projeet. Dave 
Romano of Newman-Romano Consulting spoke in favor of the projeet. On a 6-0 vote, the 
Planning Commission reeommended that the Board of Supervisors approve the request as 
proposed, ineluding the amended development standards. 

On August 12, 2016, the Assessor's Offiee provided a revised eaneellation valuatien of the 
0. 71 aere property eurrently enrolled under Williamson Aet Contraet No. 75-2013. Review of 
the initial appraisal, at the property owner's request, resulted in the diseovery of new 
information whieh redueed the eurrent fair market value of the land, free of eontraetual 
restrietion, from $450,000 to $278,000. lf approved, the applieant will pay a eaneellation fee in 
the amount of $34,750, based on the reassessed eurrent fair market value of the land. This 
fee is an amount equal to 12~% of the eaneellation valuatien of the property. (See Attaehment 
4 - Assessor's Offiee Caneellation Valuatien Letter, dated August 12, 2016). 

The site eurrently has two General Pian Designations, Planned Development and Urban 
Transition. The remaining balanee of the projeet site, 9.42 aeres, is designated as Urban 
Transition. The intent of the Urban Transition designation is to ensure that land remains in 
agrieultural usage until urban development eonsistent with a eity's general pian designation is 
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Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
Williamson Aet Contraet Caneellation, General Pian Amendment and Rezone Applieation No. 
PLN2016-0013, Findlay Automotive Group, a Request to Caneel a Partion of Williamson Aet 
Contraet No. 75-2013 on a 0.71 Aere Pareel, Amend theGeneralPian Designation on a 9.42 
Aere Pareel from Urban Transition to Planned Development (PD), and Rezone Four Pareels 
Totaling 11.06± Aeres from A-2-10 (General Agrieulture) and PD 143 to a New PD Zone to 
Allow Development of an Auto Dealership, Leeated at the Southwest Corner of Pelandale and 
MeHenry Avenues, in the Modesto Area; and Adoption of a Negative Deelaration 

approved. The appropriate zoning to be preseribed for the Urban Transition designation is 
General Agrieulture or Planned Development. Staff believes that the proposed development is 
eonsistent with the proposed Planned Development General Pian Designation. Additional 
diseussion of General Pian eonsisteney is further artieulated in the attaehed July 21, 2016, 
Planning Commission Staff Report. 

POLICY ISSUE: 

The General Pian Land Use Element eneourages fostering stable eeonomie growth through 
appropriate land use poliey promoting diversifieation and growth of the loeal eeonomy. 

FISCAL IMPACT: 

ln aeeordanee with the adopted Department of Planning and Community Development Fee 
Sehedule, this projeet is subjeet to payment of "aetual eost" for proeessing. Ali eosts 
assoeiated with this projeet have been paid by the applieant and there is no general fund eost 
impaet. Future retail sales will generate sales tax revenue that will be part of the County's 
diseretionary revenue in addition to any impaet fees that must be paid. 

BOARD OF SUPERVISORS' PRIORITY: 

The proposed rezone furthers the Board's priorities of a Well Planned lnfrastrueture System 
and A Strong Loeal Eeonomy by providing a land use determination eonsistent with the overall 
goals and polieies of the Stanislaus County General Pian. 

STAFFING IMPACT: 

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

CONTACT PERSON: 

Angela Freitas, Planning & Community Development Direetor Telephone: (209) 525-6330 

ATTACHMENTS: 

1. Planning Commission Memo, July 21, 2016 
2. Planning Commission Staff Report, July 21, 2016 
3. Planning Commission Minutes, July 21, 2016 
4. Assessor's Offiee Caneellation Valuatien Letter, dated August 12, 2016 
5. Draft Ordinanee and Seetional Distriet Map 
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DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 

July 21, 2016 

MEMO TO: Stanislaus County Planning Commission 

1010 1 01
h Street. Suite 3400, Modesto, CA 95354 
Phone.· 209.525.6330 Fax: 209.525.5911 

FROM: Department of Planning and Community Development 

SUBJECT: WILLIAMSON ACT CANCELLATION, GENERAL PLAN AMENDMENT, AND 
REZONE APPLICATION NO. PLN2016-0013- FINDLAY AUTOMOTIVE 
GROUP 

At the applieant's request to modify the projeet's Detroit Lane driveway setbaek requirements 
and road improvement triggers, staff is proposing the following amendments to the projeet 
Development Standards (ehanges are indieated in strike out and bold): 

16. Road right-of-way shall be deeded to Stanislaus County or the City of Modesto by road 
easement to provide for: 

a. 55 teet of right-of-way west of the eenterline of MeHenry Avenue, or as required 
to eomply with Caltrans requirements for State Route 108 along the frontages of 
the pareel. The road easement shall be offered to the City of Modesto; 

b. The City of Modesto is asking for a deeeleration lane along Pelandale Avenue to 
Detroit Lane that shall be designed per the California Highway Design Manual 
and eurrent City of Modesto Standards. lf any additional right-of-way is required, 
it shall be provided as a road easement to the City of Modesto; 

e. Prior to the issuanee of a building permit, Detroit Lane and the "Future" Road 
shall be 60-feet wide and provide enough length to allow for a driveway a 
minimum of ~230-feet away from the Pelandale Avenue/Detroit Lane 
interseetion. This road easement shall be offered to Stanislaus County. 

27. An aeeeptable financial guarantee for the road improvements for Detroit Lane and 
Pelandale Avenue shall be provided to the Department of Publie Works prior to the 
issuanee of any building, grading or encroachment permit an occupancy permit or a 
final inspection on any building permit. This may be deferred if the work in the right­
of-way is done prior to the issuanee of an occupancy permit or final inspection on 
any any grading or building permit on the project site. 

54. The proposed driveway along Detroit Lane shall be a minimum of 3W 230 feet away 
from the Pelandale Avenue/Detroit Lane interseetion, as per City standards. 

Stanislaus County Publie Works reeommended modifieations to the development standards is 
attaehed for your review. Planning staff eonfirmed that the applieant's reeommended ehanges 
to development standard No. 54 were aeeeptable to the City of Modesto. 
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WAC GPA REZ PLN2016-0013 
Planning Commission Memo 
July 21, 2016 
Page 2 

RECOMMENDATION 
Staff recommends the Planning Commission recommend that the Board of Supervisors approve 
this project as outlined in the July 21, 2016, Planning Commission Staff Report with amended 
Development Standards as proposed in this memo. 

Attachments: 

Attachment A: Stanislaus County Publie Works Department memo dated July 20, 2016. 
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DEPARTMENT OF PUBL/C WORKS 

Matt Machado, PE, LS 
Director, County Surveyor 

Chus Bratiy. PE 
Deputy Director- Design/Survey/F/eet Mainton:mce 

David Lenrnon, PE 
Deputy Director- Construction Adminlstmtiotv'Opowtiofls 

Andrew Malizia, PE 
Supervisor- Developmeni/Traffic 

July 20, 2016 Kathy Johnson 
Assistant Director- Finance!GISIHR!Tr:msit 

"''V'Ilt'\V stancounty CCJfT/J~nd;ik;~vorks 

To: Raehei Wyse, Associate Planner, Planning and Community Development 

j -> 
From: Angie alverson, Senior Land Development Coordinator 

Subjeet: PLN 2016-0013 Findlay Automotive Group- Rezone and General Pian 
Amendment 

Publie Works has discussed theGeneralPian Update and Rezone PLN2016-0013 Findlay 
Automotive Group with the project representative. At this time, Publie Works requests to 
update development standards #16 and #27 ta state the following: 

16. Road right-of-way shall be deeded to Stanislaus County or the City af Modesto by 
road easement to provide for: 

a. 55 feet of right-of-way west of the eenterline af McHenry Avenue, oras required 
ta eomply with Caltrans requirements for State Route 108 along the frontages af 
the pareel. The road easement shall be offered to the City af Modesto; 

b. The City af Modesto is asking for a deeeleration lane along Pelandale Avenue to 
Detroit Lane that shall be designed per the California Highway Design Manual 
and current City of Modesto Standards. If any additional right-of-way is 
required, it shall be provided as a road easement ta the City af Modesto; 

c. Prior to the issuanee of a building permit, Detroit Lane and the "Future" Road 
shall be 60-feet wide and provide enough length to allow for a driveway a 
minimum af 230-feet away from the Pelandale Avenue/Detroit Lane 
intersection. This road easement shall be offered to Stanislaus County. 

27. An aceeptable finaneial guarantee for the road improvements for Detroit Lane and 
Pelandale Avenue shall be provided to the Department af Publie Works prior ta the 
issuance af an oceupancy permit or final inspection on any building permit. This may be 
deferred if the work in the right-of-way is done prior to the issuance of an oecupancy 
permit or final inspection of any building permit on the projeet site. 

ATTACHMENT 1 
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STANISLAUS COUNTY PLANNING COMMISSION 

July 21, 2016 

STAFF REPORT 

WILLIAMSON ACT CANCELLATION, GENERAL PLAN AMENDMENT, 
AND REZONE APPLICATION NO. PLN2016-0013 

FINDLAY AUTOMOTIVE GROUP 

REQUEST: TO CANCEL A PORTION OF WILLIAMSON ACT CONTRACT NO. 75-2013 ON A 
.71 ACRE PARCEL, AMEND THE GENERAL PLAN DESIGNATION ON A 9.42 
ACRE PARCEL FROM URBAN TRANSITION TO PLANNED DEVELOPMENT 
{PD}, AND REZONE FOUR PARCELS TOTALING 11.06 ACRES FROM A-2-10 
{GENERAL AGRICULTURE} AND PD-143 TO A NEW PD ZONE TO ALLOW 
DEVELOPMENT OF AN AUTO DEALERSHIP. 

Property Owner: 
Applicant: 
Agent: 
Engineer: 
Location: 

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

Referrals: 

Area of Parcel(s): 
Water Supply: 
Sewage Disposal: 
Existing Zoning: 

General Pian Designation: 
Sphere of lnfluence: 
Community Pian Designation: 
Williamson Act Contract No.: 
Environmental Review: 
Present Land Use: 
Surrounding Land Use: 

APPLICATION INFORMATION 

1 

Burchell Nursery, lnc. 
Findlay Automotive Group, lnc. 
Dave Romano, Newman-Romano Consulting 
Jim Freitas, Associated Engineering Group 
4761 McHenry Avenue; southwest corner of 
Pelandale and McHenry (State Route 1 08) 
Avenues, north of the City of Modesto 
5-3-9 
Four (Supervisor Monteith) 
046-008-024, 046-008-016, 046-005-010, 
046-005-014 
See Exhibit L 
Environmental Review Referrals 
11.06± Acres 
City of Modesto 
Septic System 
A-2-1 0 (General Agriculture) & PD-143 
(Pianned Development) 
Urban Transition & Planned Development 
City of Modesto 
Not Applicable 
75-2013 
Negative Declaration 
Vacant 
Light industrial and commercial uses to the 
north; a car dealership to the east; a retail 
store, the Hetch-Hetchy Aqueduct, and a 
mobile home park to the south; and a single­
family dwelling, vacant land, and mini storage 
to the west. 
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WAC, GPA & REZ PLN2016-0013 
Staff Report 
July 21, 2016 
Page 2 

RECOMMENDATION 

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

PROJECT DESCRIPTION 

This is a request to cancel a partion of Williamson Act Contract No. 75-2013 on a .71 acre parcel, 
amend the General Pian designation on a 9.42 acre parcel from Urban Transition to Planned 
Development (PD), and rezone four parcels totaling 11.06± acres from A-2-10 (General Agriculture) 
and PD-143 to a new PD zone to allow development of an auto dealership. The project includes the 
construction of an 11,620 square foot automotive sales building, a 13,700 squarefootauto service 
building, and the abandonment of Wells Avenue east of Detroit Lane. The partion af the project site 
west of the proposed Detroit Avenue extension will be utilized for overflow and employee parking 
associated with the auto dealership. Parking, landscaping, and stormwater retention will be 
accommodated on site. (See Exhibit B - Maps, Site Pian and Conceptual Elevations). 

Proposed vehicular access includes two driveways off of Detroit Lane, with right-turn only access 
onto Pelandale Avenue, and one driveway off of McHenry Avenue, adjacent to the site's southern 
property Iine. Detroit Lane/"Future" Road, as shown on the project site pian, will be dedicated to 
Stanislaus County and a partion constructed to City of Modesto standards. Likewise, a deceleration 
lane from Pelandale Avenue to Detroit Lane will be designed by the applicant and implemented by 
the City of Modesto. (See Exhibit C- Development Standards). 

The dealership's sales department will operate seven days a week from 9:00 a.m. to 9:00 p.m., 
while the parts and service department will operate 7:00 a.m. to 6:00 p.m. Monday thru Saturday. 
The applicant anticipates 65 employees on a maximum shift, 20± customers, and 10 truck 
loadings/deliveries per day. Development will occur in one phase, with construction of the buildings 
and development of parking areas on both sides of Detroit Lane, proposed to begin between 2016 
and 2019 (See Exhibit D- Applicant's Project Description and Development Schedule). 

The project site is within the City of Modesto's Local Agency Formation Commission's (LAFCO) 
adopted Sphere of lnfluence, and as per County General Pian Policy, will be developed to city 
development standards, including connection to public water. The site will be allowed to utilize on­
site septic until a public system is available to serve the site. Stormwater run-off generated from this 
development will be retained on-site utilizing the proposed stormwater basin adjacent to the Hetch­
Hetchy Aqueduct right-of-way. 

SITE DESCRIPTION 

The site is Iaeated at 4701 McHenry Avenue (State Route 1 08), at the southwest corner of 
Pelandale and McHenry Avenues, north of the City of Modesto and lying within the City's LAFCO 
adopted Sphere of lnfluence. The project site is improved with a metal shop building with driveway 
access off af Wells Avenue and McHenry Avenue. Currently the pool and garage, accessory to the 
single-family dwelling Iaeated at 342 Wells Avenue (APN: 046-005-015), encroach into the area 
reserved for future overflow/employee parking. The initial site pian has been modified to reflect a 
proposed lot Iine adjustment further discussed in the lssues section of this staff report. Exhibit B 
maps incorrectly show the project site as including the mini-storage office to the northwest of the 
project site. The correct property boundary areas are reflected in the "Site After Lot Iine 
Adjustment/Merger" map and the project site pian. (See Exhibit B - Maps, Site Pian and 
Conceptual Elevations). 
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WAC, GPA & REZ PLN2016-0013 
Staff Report 
July 21, 2016 
Page 3 

Surrounding land uses consist of light industrial and commercial uses to the north; McHenry Avenue 
(SR 1 08), and car dealership to the east; a retail store, the Hetch-Hetchy Aqueduct, and a mobile 
home park to the south; and a single-family dwelling, vacant land, and mini storage to the west. The 
project site is one of the last parcels, south of Pelandale Avenue and within the City's Sphere of 
lnfluence, to be developed. 

ISSUES 

This section provides a discussion of issues identified during project review. Staff has evaluated 
these issues and provides the following comments: 

Project Site 

The pool and garage accessory to the single-family dwelling Ieeated at 342 Wells Avenue (APN: 
046-005-015) is currently Ieeated on the project site's northwestern corner. A lot Iine adjustment is 
required to address this issue and will be processed under separate application. The site pian has 
been modified to reflect the project site and home site after lot Iine adjustment so as to avoid 
creating a split-zoned property as a result of this project. Also, the project site consists of four 
parcels and a portion of Wells Avenue. Prior to issuance of a building permit for development of the 
proposed auto dealership, a merger or lot Iine adjustment application will need to be submitted, and 
approved by staff, to address any interior lot Iines that encroach into required setback areas. 
Development Standards have been added to address these issues. (See Exhibit C- Development 
Standards). 

Local Agency Formation Commission (LAFCO) 

As part of the project development, the applicant will extend and connect to an existing City of 
Modesto water Iine. Correspondence received from the City of Modesto affirms that the City has 
capacity, will permit a connection to their water main, and ultimately serve the site with water. 
Although the applicant is proposing to utilize a septic system, sewer is available 1,425 feet south, 
near the McHenry Avenue and Coralwood Drive intersection. Because of the distance, neither the 
City nor County is requiring the applicant to extend the sewer main to the site, at this time. The site 
is outside the City's water/sewer service boundaries and, as such, is subject to LAFCO approval for 
an Out-of-Boundary Service application. Development Standards have been placed on the project 
to insure these requirements are met. (See Exhibit C- Development Standards). 

City of Modesto 

The Stanislaus County General Pian Sphere of lnfluence policy states, that development, other than 
agricultural uses and churches, which requires discretionary approval from incorporated cities, shall 
be referred to that city for preliminary approval. The project shall not be approved by the County 
unless written communication is received from the city memorializing their approval. lf approved by 
the city, the city should specify what conditions are necessary to ensure that development will 
comply with city development standards. Requested conditions for such things as sewer service in 
an area where none is available shall not be imposed. Approval from a city does not preclude the 
County decision-making body from exercising discretion, and it may either approve or deny the 
project. 

The applicant met with the City of Modesto prior to applying to amend the General Pian and rezone 
this site. The project was referred to the City of Modesto, which responded that the City's General 
Pian designates this site as Regional Commercial, which would allow an automotive dealership. 
The City supports the proposed use of this site and has provided conditions which have been added 
to the project's Development Standards. Furthermore, the City supports the proposed right-turn only 
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access to Peiandaie Avenue, via the Detroit Avenue extension, provided the City of Modesto adds a 
deceieration iane on Peiandaie Avenue based on the applicant's required redesign of existing right­
of-way, and right-turn oniy access off of McHenry Avenue provided reciprocai access between the 
project site and the (retail store) parcei directiy south is provided. (See Exhibit C- Development 
Standards). 

WILLIAMSON ACT CANCELLATION 

The project site inciudes four parceis; however, oniy the 0.71 acre parcei is currentiy enrolled in a 
Williamson Act Contract (No. 75-2013). in addition to the .71 acre parcei, Contract No. 75-2013 
originally covered the .14 and 9.42 acre parceis that are part of the project site. (See Exhibit B -
Maps, Site Pian and Conceptuai Eievations). A notice of non-renewai was fiied on the .71 acre 
parcei on May 2, 2016, as a part of this project. Previousiy, a notice of non-renewai covering the 
othertwo parceis was fiied and, as such, that partion of the Contract expired on December 31,2015. 

Prior to any action by the Board giving tentative approvai to the cancellation of any contract, the 
Stanisiaus County Assessor shall determine the current fair market vaiue of the land as though it 
were free of the contractual restriction and shall certify to the Board lhe cancellation valuatien of the 
land for the purpose of determining the cancellation fee. That fee shall be an amount equal to 12 
%% of the cancellation valuatien of the property. The Stanislaus County Assessor's Office 
determined the current fair market value of the land, free of contractual restriction, to be $450,000. 
lf approved, the applicant will pay a cancellation fee in the amount of $56,250, based on the current 
fair market value of the land. (See Exhibit H - Assessor's Office Cancellation Valuation Letter, 
dated June 23, 2016). 

ln order for a Williamson Act Contract to be canceled, the Board of Supervisors must hold a public 
hearing on the request and make several findings as required by State law. Listed below are the 
findings required by California Government Code Section 51282 for tentative approval for 
cancellation of a contract: 

1. That the cancellation is consistent with the purposes of the Williamson Act; or 

2. That cancellation is in the public interest. 

Stanisiaus County has modified this action through ianguage in the contract itseif which states that 
both findings must be made. 

Government Code Section 51282 further specifies that cancellation is consistent with the purposes 
of the Williamson Act oniy if the Board of Supervisors makes all of the following findings: 

1. That the cancellation is for iand on which a notice of nonrenewai has been served pursuant 
to Government Code Section 51245. 

2. That cancellation is not likely to result in the removai of adjacent lands from agricultural 
uses. 

3. That cancellation is for an aiternative use which is consistent with the applicabie provision of 
the city or county generai pian. 

4. That cancellation will not resuit in discontiguous patterns of urban development. 

5. That there is no proximate noncontracted iand which is both availabie and suitable for the 
use to which it is proposed the contracted iand be put or, that development of the contracted 
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land would provide more contiguous patterns of urban development than development of 
proximate noncontracted land. 

ln addition, cancellation of a contract shall be in the public interest only if the Board makes the 
following findings: 

1. That other public concerns substantially outweigh the objectives of the Williamson Act; and 

2. That there is no proximate noncontracted land which is both available and suitable for the 
use to which it is proposed the contracted land be put or, that development of the contracted 
land would provide more contiguous patterns of urban development than development of 
proximate noncontracted land. 

The applicant has provided written evidence to support the cancellation findings. (See Exhibit F­
Applicant's Draft Williamson Act Findings). Planning staff believes the necessary findings for 
approval can be made. The cancellation is consistent with the provisions of the Williamson Act as 
the 0.71 acre parcel does not meet the minimum parcel size for land to be under contract nor has it 
been farmed for some time. Removai af this partion af the property from contract is not expected ta 
result in the removai of adjacent lands as there are currently no adjacent lands enrolled in the 
Williamson Act. Adjacent lands are either not in agricultural production, are within the City of 
Modesto, or are zoned Planned Development in support af light industrial uses. The contracted land 
requested ta be cancelled would provide more contiguous patterns af urban development than 
development af proximate non-contracted land as it already has a General Pian designation af 
Planned Development, received an affirmative sewer advisory vote from citizens of Modesto, and is 
Iaeated adjacent ta existing infrastructure. 

A notice of request for cancellation af the Williamson Act Contract was referred ta the DOC on May 
25, 2016; the resulting referral response stated that the DOC concurs that the proposed project will 
be able to meet all the required findings for cancellation. (See Exhibit G - Department of 
Conservation Referral Response, dated June 29, 2016). 

GENERAL PLAN CONSISTENCY 

The site currently has two General Pian Designations, Planned Development and Urban Transition. 
The Planned Development partion lies along the eastern partion af the project site, specifically 450 
teet from the centerline af McHenry Avenue. ln 1974, the Stanislaus County Planning Commission 
adopted a resolution designating the upper Me Henry Avenue property frontages (approximately 450 
teet from the centerline of McHenry Avenue) as "Pianned Development" on the General Pian. ln 
1987, the Planning Commission further adopted Resolution No. 87-1 ta set policies regarding the 
review and approval af Planned Developments in the area. Staff believes that the proposed project 
is consistent with the adopted resolution. (See Exhibit 1 -General Pian Resolution No. 87-1). 

The remaining balance af the project site, 9.42 acres, is designated as Urban Transition. The intent 
af the Urban Transition designation is to ensure that land remains in agricultural usage until urban 
development consistent with a city's generalpian designation is approved. The appropriate zoning 
ta be prescribed for the Urban Transition designation is General Agriculture or Planned 
Development. Staff believes that the proposed development is consistent with the proposed 
Planned Development General Pian Designation. 

ZONING ORDINANCE CONSISTENCY 

Zoning districts are required ta be consistent with the General Pian. The four parcels (i.e. project 
site) are currently zoned A-2-1 0 (General Agriculture) or PD 143 (Pianned Development); however, 
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for the proposed auto dealership to be established as proposed, a rezoning of the entire parcel to a 
new Planned Development is necessary. PD 143 was approved in 1987, and allowed limited light 
industrial and low traffic generating commercial uses; auto sales was identified as a permitted use. 
The proposed auto dealership would be consistent with a Planned Development general pian 
designation and zoning district. The development of the use, landscaping, signage, and off-site 
improvements will be required to meet City of Modesto standards. Development Standards provided 
by the City of Modesto have been added to this project. (See Exhibit C- Development Standards). 

ENVIRONMENT AL REVIEW 

Pursuant to tfle California Environmental Ouality Act (CEQA), the proposed project was circulated to 
all interested parties and responsible agencies for review and comment and no significant issues 
were raised. (See Exhibit L- Environmental Review Referra/s.) A Negative Declaration has been 
prepared for adoption prior to action to approve the project, as the project will not have a significant 
effect on the environment. (See Exhibit K - Negative Declaration.) Development Standards 
refleeting referral responses have been plaeed on the projeet. (See Exhibit C - Oevelopment 
Standards.) 

The Departments of Publie Works for both Stanislaus County and the City of Modesto and the State 
of California Department of Transpartatien (CaiTrans) reviewed this projeet through both stages of 
the environmental review (early eonsultation and initial study). A traffie impact analysis (TIA) was 
requested and reviewed by Caltrans as well as the City of Modesto and County Publie Works 
Department. No mitigation measures were reeommended as a part of the TIA, but the analysis was 
based on MeHenry and Pelandale exits remaining right-in/right-out. (See Exhibit E - Trattic lmpact 
Analysis, dated March 14, 20 16). Conditions of approval as reeommended by Caltrans, the City and 
County Publie Works Department, as well as the eontinued restrieted aeeess to MeHenry and 
Pelandale Avenues have been added to the projeet's Development Standards. 

****** 
Note: Pursuant to California Fish and Game Code Seetion 711 .4, all projeet applieants subjeet to 
the California Environmental Quality Aet (CEQA) shall pay a filing tee for eaeh projeet; therefore, the 
applieant will further be required to pay $2,267.25 for the California Department of Fish and Wildlife 
(formerly the Department of Fish and Game) and the Clerk Recorder filing fees. The attaehed 
Development Standards ensure that this will oecur. 

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

Attachments: 
Exhibit A­
Exhibit B­
Exhibit C­
Exhibit D­
Exhibit E­
Exhibit F­
Exhibit G­
Exhibit H­
Exhibit 1 -

Exhibit J -
Exhibit K­
Exhibit L-

Findings and Actions Required for Project Approval 
Maps, Site Pian and Coneeptual Elevations 
Development Standards 
Applieant's Project Deseription and Development Sehedule 
Traffie lmpact Analysis, dated March 14, 2016 
Applieant's Draft Williamson Aet Findings 
Department of Conservation Referral Response, dated June 29, 2016 
Assessor's Offiee Caneellation Valuatien Letter, dated June 23, 2016 
General Pian Resolution No. 87-1 
lnitial Study 
Negative Declaration 
Environmental Review Referral 
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Exhibit A 
Findings and Actions Required for Project Approval 

Note: The proposed project must obtain approval from the Stanislaus County Board of 
Supervisors to be permitted. The Planning Commission may make a recommendation to the 
Board. Should the Commission support the project, the Commission may recommend the 
fol/owing: 

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

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

3. Find, based on the discussion in this report and the whole of the record that: 

a. The cancellation is consistent with the purposes of the Williamson Act. 

b. The cancellation is for land on which a notice of nonrenewal has been served 
pursuant to California Government Code Section 51245. 

c. The cancellation is not likely to result in the removai of adjacent lands from 
agricultural use. 

d. The cancellation is for an alternative use which is consistent with the applicable 
provisions of the county general pian. 

e. The cancellation will not result in discontiguous patterns of urban development. 

f. There is no proximate noncontracted land which is available and suitable for the 
use to which it is proposed the contracted land be put, or, that development of 
the contracted land would provide more contiguous patterns of urban 
development than development of proximate noncontracted land. 

g. The cancellation isin the public interest. 

h. Other public concerns substantially outweigh the objectives of the Williamson 
Act. 

4. Accept the cancellation value of the subject property as $450,000 as determined by the 
County Assessor. 

5. Certify to the County Auditor-Controller that the cancellation tee, which must be paid as 
deferred taxes, is an amount equal to 12 V2% of the cancellation value, or a total of fifty 
six thousand two hundred and fifty dollars($56,250). 

6. Approve the tentative cancellation of a partion of Williamson Act Contract No. 75-2013 
subject to payment of the cancellation fee. Unless the fee is paid within one year of the 
filing of the Certificate of Tentative Cancellation, the fee shall be re-computed as 
provided by State law. 
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7. Oireetthe Clerk of the Board to reeord a Certifieate of Tentative Caneellation within 30 
days of this aetion. 

8. Oireet the Clerk of the Board, within 30 days of the Board aetion, to publish the Notiee of 
the Deeision and to deliver a eopy of the published Notiee of the Deeision to the Direetor 
of the Department of Conservation (DOC). 

9. Find That: 

A. The General Pian amendment will maintain a logieal land use pattern without 
detriment to existing and planned land uses. 

B. The County and other affeeted government ageneies will be able to maintain 
levels of serviee eonsistent with the ability of the government ageneies to provide 
a reasonable level of serviee. 

C. The amendment is eonsistent with the General Pian goals and polieies. 

10. Find that the proposed Planned Development zoning is eonsistent with the Planned 
Development General Pian designation. 

11. Find that the projeet will inerease aetivities in and around the projeet area, and inerease 
demands for roads and serviees, thereby requiring dedieation and improvement. 

12. Approve Williamson Act Contract Cancellation, General Pian Amendment and Rezone 
Application No. PLN2016-0013 - Findlay Automotive Group subject to the modifications 
made to the Development Standards, as recommended by the Planning Commission. 

13. lntroduce, waive the reading, and adopt an ordinance for the approved Rezone 
Application No. PLN2016-0013- Findlay Automotive Group. 
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AS AMENDED BY THE PLANNING COMMISSION 
JULY21,2016 

NOTE: Approval of this application is valid only if the following conditions are met. This permit shall 
expire unless activated within 18 months of the date of approval. ln order to activate the permit, it 
must be signed by the applicant and one of the following actions must occur: (a) a valid building 
permit must be obtained to construct the necessary structures and appurtenances; or, (b) the 
property must be used for the purpose for which the permit is granted. (Stanislaus County 
Ordinance 21.1 04.030) 

DEVELOPMENTSTANDARDS 

WILLIAMSON ACT CANCELATION, GENERAL PLAN AMENDMENT AND REZONE 
APPLICATION NO. PLN2016-0013 
FINDLAY AUTOMOTIVE GROUP 

Department of Planning and Community Development 

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

2. Pursuant to Section 711.4 of the California Fish and Game Code (effective January 1, 2016), 
the applicant is required to pay a California Department of Fish and Wildlife (formerly the 
Department of Fish and Game) fee at the time of filing a "Notice of Determination." Within 
five (5) days of approval of this project by the Planning Commission or Board of Supervisors, 
the applicant shall submit to the Department of Planning and Community Development a 
check for $2,267.25, made payable to Stanislaus County, for the payment of California 
Department of Fish and Wildlife and Clerk Recorder filing fees. 

Pursuant to Section 711.4 (e) (3) of the California Fish and Game Code, no project shall be 
operative, vested, or final, nor shalllocal government permits for the project be valid, until 
the filing fees required pursuant to this section are paid. 

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

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

5. Any construction resulting from this project shall comply with standardized dust controls 
adopted by the San Joaquin Valley Air Pollution Control District (SJVAPCD) and may be 
subject to additional regulations/permits, as determined by the SJVAPCD. 
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AS AMENDED BY THE PLANNING COMMISSION 
JULY21,2016 

6. 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 Approvai!Development Standards 
and Schedule; any adopted Mitigation Measures; and a project area map. 

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

8. A valid Stanislaus County business license shall be maintained for the proposed auto 
dealership. 

9. Ali on-site lighting shall be designed in conformance with City of Modesto standards, aimed 
down and towards the site to provide adequate illumination without glare effect, and shielded 
so as to avoid unnecessary light spillage onto nearby residential uses. 

10. Nuisance: No operations shall be conducted on any premises in such a manner as to cause 
an unreasonable amount of noise, odor, dust, smoke, or vibration detectable off-site. 

11. Construction shall occur between the hours of 7 a.m. and 7 p.m. No person shall operate 
any construction equipment so as to cause at or beyond the property Iine of any property 
upon which a dwelling unit is Iaeated an average sound level greater than 75 decibels 
between the hours of 7 p.m. and 7 a.m. 

12. Prior to issuance of a building permit, a merger or lot Iine adjustment application shall be 
submitted to adjust the four parcels that make up the project site in conformance with the 
adopted site pian. 

13. Within 30 days of project approval and prior to issuance of a grading and/or building permit, 
a lot Iine adjustment shall be submitted adjusting the southern lot Iine of 342 Wells Avenue 
(APN: 046-005-015) so as to encompass the pool and garage currently present on the 
project site. The lot Iine adjustment shall match the project's site pian as approved by the 
Board of Supervisors. 

14. Ali proposed signage shall comply with the City of Modesto's design standards and be 
approved by the City, prior to submittal of a sign (building) permit for the sign to the County 
Building Permits Division. 

15. The use of an outdoor public announcement (PA) system to contact employees and/or 
customers is prohibited. 

Department of Publie Works 

16. Road right-of-way shall be deeded to Stanislaus County or the City of Modesto by road 
easement to provide for: 
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JULY21,2016 

a. 55 teet of right-of-way west of the centerline of McHenry Avenue, oras required to 
comply with Caltrans requirements for State Route 1 08 along the frontages of the 
parcel. The road easement shali be offered to the City of Modesto; 

b. The City of Modesto is asking for a deceleration lane along Pelandale Avenue to 
Detroit Lane that shali be designed per the California Highway Design Manual and 
current City of Modesto Standards. lf any additional right-of-way is required, it shall 
be provided as a road easement to the City of Modesto; 

c. Prior to the issuance of a building permit, Detroit Lane and the "Future" Road shali 
be 60-feet wide and provide enough length to aliow for a driveway a minimum of 
3W230-feet away from the Pelandale Avenue/Detroit Lane intersection. This road 
easement shali be offered to Stanislaus County. 

d. Prior to the issuance of a building permit, Detroit Lane and the "Future" Road shali 
be 60-feet wide and provide enough length to aliow for a driveway a minimum of 
350-feet away from the Pelandale Avenue/Detroit Lane intersection. This road 
easement shali be offered to Stanislaus County. 

17. Alinew utilities shali be underground and Iaeated in public utility easements. A 1 0-foot wide 
public utility easement (P.U.E.) shali be Iaeated adjacent to ali road rights-of-way. 

18. An Encroachment Permit shall be obtained for any work done in Stanislaus County, City of 
Modesto, or Caltrans road right-of-ways for the corresponding agencies. 

19. Three capies of off-site improvement plans that are consistent with the City of Modesto 
Standards (Detroit Lane and Pelandale Avenue) and Caltrans Standards (McHenry 
Avenue/SR 1 08) shali be submitted and approved by Stanislaus County Publie Works prior 
to the issuance of any building permit associated with this project. 

20. Prior to final inspection or occupancy of any structure, street improvements shali be instalied 
that are consistent with the City of Modesto standards (Detroit Lane and Pelandale Avenue) 
and Caltrans standards (McHenry Avenue/SR 1 08). This includes acceptance of the public 
road right-of-way for Detroit Lane by the Stanislaus County Board of Supervisors. This shall 
include the extension of Detroit Lane as shown on the project proposal. The improvements 
shall include, but not be limited to, street lighting, curb, gutter, and sidewalk, storm drainage, 
driveways, matching pavement and curb ramps. lmprovement plans shall be submitted to 
Publie Works Department for review and approval. 

21. Ali driveway widths and locations shall be approved by the City of Modesto and Stanislaus 
County Publie Works on Detroit Lane and by Caltrans on McHenry Avenue/SR 108. Ali 
access to Pelandale Avenue shall be off of Detroit Lane; no direct access will be allowed 
along Pelandale Avenuefromthe project site. 

22. Ali existing irrigation Iines within the project site shall be removed or relocated into 
easements along lot Iines. The irrigation Iines shali be reinforced at road crossings and 
driveways. Ali irrigation Iines or structures which are to be abandoned shall be removed. Ali 
work shali be done in accordance with the requirement of the Department of Publie Works 
and the Modesto lrrigation District. 
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23. A grading and drainage pian for the projeet site shall be submitted with the grading or 
building permit. Publie Works will review and approve the drainage ealeulations. The 
grading and drainage pian shall inelude the following information: 

• Drainage ealeulations shall be prepared as per the Stanislaus County Standardsand 
Speeifieations that are eurrent at the time the permit is issued. 

• The pian shall eontain enough information to verify that all runoff will be kept from 
going onto adjaeent properties and Stanislaus County road right-of-way. 

• The grading and drainage pian shall eomply with the National Pollutant Diseharge 
Elimination System (NPDES) General Permit and Stanislaus County storm water 
treatment and quality standards. 

• The grading, drainage, and assoeiated work shall be aeeepted by Stanislaus County 
Publie Works prior to a final inspeetion or oeeupaney, as required by the building 
permit. 

• The applieant of the building permit shall pay the eurrent Stanislaus County Publie 
Works weighted labor rate for thepian review of the building and/or grading pian and 
all inspeetion fees. The Publie Works inspeetor shall be eontaeted 48 hours prior to 
the eommeneement of any grading or drainage work on-site. The plans shall not be 
released until sueh time that all pian eheek and inspeetion fees have been paid. 

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

25. The streetlights shall be annexed into the North MeHenry 2 Lighting Distriet. The applieant 
shall provide all neeessary doeuments and pay all the eosts assoeiated with the annexation 
proeess. This proeess may take approximately 4 to 6 months. The annexation of the pareel 
into the North MeHenry 2 Lighting Distriet shall be eompleted before the final/oeeupaney of 
any building permit assoeiated with this projeet. Ploase eontaet the Publie Works 
Department to begin this proeess. 

26. Prior to the final of any building or grading permit, a eounty serviee area (CSA) shall be 
formed to provide funds to ensure future maintenanee of the Detroit Lane storm drainage 
system. The developer shall provide all neeessary doeuments and pay all fees assoeiated 
with the formation of the CSA. As part of the formation, a formula or method for the 
ealeulation of the annual assessment shall be approved. This proeess may take 
approximately 6 months and requires LAFCO approval. 

27. An aeeeptable finaneial guarantee forthe road improvements for Detroit Lane and Palandale 
Avenue shall be provided to the Department of Publie Works prior to the issuanee of aAY 
building, grading or encroachment permitan occupancy permit or a final inspection on 
any building permit. This may be deferred if the work in the right-of-way is done prior to 
the issuanee of an occupancy permit or final inspection on any any grading or building 
permit on the project site 

28. An Engineer's Estimato shall be provided for the road improvements so that the amount of 
the finaneial guarantee ean be determined for the improvements in the County right-of-way. 
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29. Prior to the Department of Publie Works doing any pian review or inspections associated 
with the development, the subdivider shall sign a "Subdivision Processing/lnspection 
Agreement" and post a $2,500 deposit with Publie Works. 

30. A set of Record Drawings as specified in the County standards and electronically scanned 
files for each sheet in a PDF format shall be provided to and approved by the Department of 
Publie Works prior to acceptance of the road improvements. 

31. Ali public roads shall have a fog seal applied prior to the end of the one year maintenance 
period and final acceptance by Stanislaus County. 

Department of Environmental Resources (DER) 

32. The on-site wastewater disposal system (OSWDS) design shall include a denitrification unit 
to prevent further contribution to nitrate levels in groundwater. 

33. The OSWDS shall be by individual Primary and Secondary wastewater treatment units, 
operated under conditions and guidelines established by Measure X. 

34. The OSWDS shall be designed by a certified civil engineer according to type of use and/or 
maximum occupancy of the proposed structure to estimated waste/sewage design flow rate 
and in accordance to number of plumbing fixture units proposed within the building. The 
dispersal field shall be designed and sized using field data collected from soil profile and 
percolatien tests performed at the locations proposed for dispersal field and the 1 00 % 
future expansion area. 

35. The OSWDS designed system shall provide 100% of the original system for the "future 
expansion area". 

36. The dispersal field and future expansion area shall not be paved over or covered by 
concrete or other materia! that is capable of reducing or inhibiting possible evaporation of the 
effluent. 

37. OSWDS shall be installed as per the approved engineered design. Ali setbacks required by 
DER are to be met at time of installation of the system. 

38. The applicant shall determine, to the satisfaction of DER, that the property has been fully 
investigated (via Phase 1 study and Phase 2 study, if necessary) prior to the issuance of a 
grading permit. Research shall be conducted to determine if pesticides were used on the 
proposed development site; if confirmed, suspect site areas shall be tested for organic 
pesticides and metals. Any discovery of underground storage tanks, former underground 
storage tank locations, buried chemicals, buried refuse, or contaminated soil shall be 
brought to the immediate attention of DER. 

39. The applicant shall contact DER regarding appropriate permitting requirements for 
hazardous materials and/or wastes. Applicant and/or occupants handling hazardous 
materials or generating hazardous wastes must notify DER relative to the following 
(Calif.H&S, Division 20): 
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A. Permits for the underground storage of hazardous substances at new 
locations or the modification of existing tank facilities. 

B. Requirements for registering as a handler of hazardous materials in the 
County. 

C. Submittal of hazardous materials business information into the California 
Electronic Reporting System (CERS) by handlers of materials in excess of 55 
gallons, 500 pounds of a hazardous materia!, or of 200 cubic feet of 
compressed gas. 

D. The handling of acutely hazardous materials may require the preparation of a 
Risk Management Prevention Program which must be implemented prior to 
operatien of the facility. The list of acutely hazardous materials can be found 
in SARA, Title 111, Section §302. 

E. Generators of hazardous waste must notify the Department relative to the: 
(1) quantities of waste generated; (2) plans for reducing wastes generated; 
and (3) proposed waste disposal practices. Generators of hazardous waste 
must also use the CERS database to submit chemical and facility information 
to DER. 

F. Medical waste generators must complete and submit a questionnaire to DER 
for determination if they are regulated under theMedical Waste Management 
Act. 

Building Permits Division 

40. Building permits are required and the project must conform with the California Code of 
Regulations, Title 24. 

Local Agency Formation Commission (LAFCO} 

41. LAFCO approval shall be obtained priorto the extension of water and/or sewer services by 
the City of Modesto to serve the project. 

City of Modesto 

42. Prior to issuance of a grading anGl/or building permit, the applicant shall dedicate 60-feet of 
right-of-way for the extension of Detroit Lane and the "Future" Road, shown on the proposed 
site pian, to meet the City's collector street standards. The dedication shall be in the form of 
an irrevocable offer of right-of-way dedication. Prior to issuance of an occupancy permit, 
Detroit Lane shall be constructed to City Development Standards to the first on-site 
(northern) driveway as shown on the project site pian. Any further extension/construction of 
Detroit Lane will be reviewed and determined as a part of the encroachment permit for the 
second (southern) driveway on Detroit Lane. 

43. A reciprocal access way shall be provided to and for the benefit of the adjacent southern 
parcel (APN 046-005-011 ). These parcels abut McHenry Avenue. 
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44. This project is Iaeated at a very prominent intersection. lt is noted that the building 
elevations submitted as part of this application are labeled "Conceptual Elevation" with a 
note specifying that these are not the actual building elevations. Therefore, prior to 
submitting for a building permit, the developer shall submit actual building elevations for all 
four elevations to the City of Modesto Planning Division for review and to determine 
conformance with the City's Commercial and lndustrial Design Guidelines, including the 
screening of roof-top equipment. 

45. The project shall meet all City Development Standards. 

46. Prior to the issuance of a building permit, the applicant shall submit Landscape and lrrigation 
plans for review and approval by the City's Parks Planning and Development Division. The 
plans shall meet current State of California water use requirements, Modesto Municipal 
Code requirements, and City of Modesto standards at the time of submittal. 

4 7. As part of the provision for water and/or sewer service from the City, the property owner will 
be required to agree to annex the property into the City when requested to do so. 

48. The water service for this site can be served via an existing 1 0-inch main in the Pelandale 
Avenue right-of-way with a 1 0-inch stub out at Detroit Lane, or the existing 1 0-inch main in 
the McHenry Avenue right-of-way. ln order to loop the water system and equalize the 
pressure, the 1 0-inch main will eventually be extended to connect to the existing 1 0-inch 
water main in Crocus Drive and the Virginia Corridor 16-inch transmission Iine. A will-serve 
letter and outside service agreement will be required. 

49. The sewer service for this site can be served either by a short extension of the existing 1 0-
inch sewer main in McHenry Avenue, which terminates at Coralwood Road or by a future 
connection to the existing 1 0-inch (dry) sewer main in Pelandale Avenue that currently 
extends from Tully Avenue east to a point west of the City's Pelandale storm drain basin and 
terminates on thenorthside of the MID Lateral. lf connecting to the City's sewer system, a 
will-serve letter and outside service agreement will be required. 

50. The storm water runoff generated from the new developed site shall be kept on-site 
according to current City standards for any new development without a positive storm drain 
system available. 

51. lmprovement plans with storm drainage concepts and related calculations shall be submitted 
to the City Engineer for review and approval prior to the County's building permit issuance. 

52. ln order to provide access to this site from Pelandale Expressway to Detroit Lane, a 
standard deceleration lane on thesouthside of Pelandale Avenue shall be designed per the 
California Highway Design Manual and current City Standards. Since thedesign will require 
the restriping of existing right-of-way, the design shall include a sufficient area west of the 
proposed 250-foot taper and extend to the Pelandale and McHenry Avenue intersection. 
lmprovement plans shall be submitted to the City Engineer for review and approval prior to 
the County's building permit issuance. 
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53. McHenry Avenue is designated as a State Highway; any access to this site from the 
McHenry frontage shall be reviewed and approved by the California Department of 
Transpartatien (Caltrans). Curb, gutter, and sidewalk shall be designed in compliance with 
City Development Standards and reviewed and approved by the City of Modesto and 
Caltrans prior to installation. 

54. The proposed driveway along Detroit Lane shall be a minimum of JW 230 teet away from 
the Pelandale Avenue/Detroit Lane intersection, as per City standards. 

55. Prior to the issuance of a grading, demolition, or building permit, the applicant shall submit 
improvement plans conforming to design requirements of the most current edition of City of 
Modesto Guidance Manual for Development, Stormwater Quality Control Measures. 

56. Prior to the issuance of a grading, demolition, or building permit, the applicant shall obtain 
coverage for project under the State Water Resources Control Board (SWRCB) General 
Permit for Stormwater Discharges Associated with Construction and Land Disturbance 
Activities Order No. 2009-0009-DWO, National Pollutant Discharge Elimination System 
(NPDES) General Permit No. CAS000002, as amended by 201 0-0014-DWO and 2012-
0006-DWO. 

57. The General Construction Permit requires the applicant to develop a Stormwater Pollution 
Prevention Pian (SWPPP) for the project. Prior to issuance of a grading, demolition, or 
building permit, provide one paper copy of SWPPP to the Land Development Engineering, 
Stormwater Division. 

58. Prior to issuance of a grading, demolition, or building permit, the applicant shall submit a 
pian for trash enclosures to be sufficiently elevated to prevent stormwater run-on from 
parking lot. Floor of enclosures shall be graded to drain into adjacent landscape areas. 

59. Prior to issuance of a grading, demolition, or building permit, the applicant shall submit a 
pian to integrate Low lmpact Development (LID) principles into the project design. The pian 
shall retain and infiltrate the first 0.5-inches of stormwater runoff on site, and incorporate 
pervious landscape features into the project design wherever possible. 

60. Prior to issuance of a grading, demolition, or building permit, the applicant shall submit a 
pian to provide permanent, post-construction treatment (grass swale, vegetative strip, or 
other approved proprietary device) to remove pollutants from the first 0.5-inches of 
stormwater run-off from the site. 

61. Prior to issuance of a grading, demolition, or building permit, the applicant shall provide a 
signed and notarized Stormwater Treatment Device access and Maintenance Agreement to 
Land Development Engineering, Stormwater Division for recording. 

Saiida Fire District 

62. The applicant shall pay Fire Service lmpact Mitigation Fees as adopted bythe District Board 
of Directors and currently in place at the time of issuance of construction permits. 
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63. The project shall meet the District's requirements for on-site water for fire protection prior to 
construction with any combustible materials. Fire hydrant(s) and static source locations, 
connections, and access shall be approved by the District. 

64. Prior to, and during, combustible construction, the District shall approve provisions for 
serviceable fire vehicle access and fire protection water supplies. 

65. A District specified Rapid Entry System (Knox) shall be installed and serviceable prior to final 
inspection allowing fire department access into gated areas, limited access points, and or 
buildings. 

66. Buildings of 5,000 square feet and greater shall be required to have fire sprinklers meeting 
the standards listed within the adopted California Fire Code and related amendments. ln 
addition, there may be revisions to the fire sprinkler requirements in future fire code 
adoptions. At the time of construction, the most current adopted fire code will be required 
and must be adhered to. 

67. For buildings of 30 teet or three (3) or more staries in height, gated 2 W' hose connections 
(Ciass 111) for fire department use shall be installed on all floors in each required exit 
stairwell. 

68. The project shall meet fire apparatus access standards. Two ingress/egress accesses to 
each parcel meeting the requirements listed within the California Fire Code. 

69. lf traffic signals are installed and/or retrofitted for this project, signal preemption devices shall 
be paid for or installed by the applicant/owner and shall conform to the District's standards 
and requirements. 

70. Prior to issuance of a building or grading permit, and/or development, the owner(s) of the 
property will be required to form or annex into a community facilities district for operatienai 
services with the Saiida Fire Protection District. Due to the fact this process may take 60-
120 days to complete, it is recommended that advanced consideration be given to initiate 
this requirement early in the project. 

Modesto lrrigation District (MID) 

71. Site and construction plans shall be submitted to MID for review prior to application for a 
building and/or grading permit. Specific requirements regarding construction issues will be 
addressed when construction plans are submitted for review. The contractor/developer 
should contact the District's Electric Engineering Design Department prior to any 
construction. 

72. There is an existing private pipeline that lies within the project site. The applicant shall 
consult with those who are served by the existing private pipeline. Ali work affecting the 
irrigation infrastructure must be completed during the non-irrigation season (typically 
November 1 to March 1 ). 

73. ln conjunction with related project requirements, existing Underground and overhead electric 
facilities within or adjacent to the proposed project shall be protected as required by MID's 
Electric Engineering Department. 
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74. Relocation or lnstallation of electric facilities shall conform to MID's Electric Service Rules. 

75. Costs for relocation of MID's existing electrical facilities at the request of others will be borne 
by the requesting party. Estimates for relocating or installing electric facilities will be 
supplied upon request. 

76. A 1 0-foot wide public utility easement (PUE) is required along all existing and future street 
frontages including Detroit Lane and the "Future" Road as indicated on the project site pian. 

77. A 15-foot wide PUE is required along properties that are adjacent to road right-of-way and 
have existing overhead primary Iines. The PUE is required in order to protect the existing 
overhead electric facilities and maintain necessary safety clearances. 

78. lf the existing 12kv overhead electric facilities along the proposed abandonment section of 
Wells Avenue are relocated a new PUE shall be required as a part of the relocation 
application process. lf the existing facilities are not relocated, then a 30-foot wide PUE 
centered on the existing 12kv overhead electric facilities along the proposed abandonment 
section of Wells Avenue is required, in order to protect the existing overhead electric 
facilities and maintain necessary safety clearances. 

79. Contractors shall verify actual depth and location of all Underground utilities prior to the start 
of construction. Notify "Underground Service Alert" (USA) before trenching, grading, 
excavation, drilling, pipe pushing, tree planting, post-hole digging, etc. USA will mark the 
location of the underground electrical facilities in the project area. 

California Department of Transportation (CaiTrans) 

80. The entrance on State Route (SR) 108 (McHenry Avenue) shall be Iaeated as close as 
possible to the south edge of the property Iine away from the SR 1 08 and Pelandale Avenue 
intersection. Prior to the issuance of a Certificate of Occupancy for the new dealership, the 
City of Modesto shall complete the Grecian intersection improvements and the removai of 
the U-turn sign and No-right-turn-on-red sign, unless otherwise determined by Caltrans. 

81. The SR 108 (McHenry Avenue) entrance shall be right-in/right-out only. No semi-trucks 
shall be allowed to use the driveway on SR 108. 

82. The driveway from SR 108 (McHenry Avenue) shall not allow parking for at least 50-feet 
from SR 108 to ensure that parked cars will not hinder vehicle flow onto the property and 
slow down traffic on SR 1 08. 

83. An Encroachment Permit shall be obtained prior to the commencement of any work done 
within the State right-of-way. 

******** 

P/ease note: lf Conditions of Approvai!Oevelopment Standards are amended by the Planning 
Commission or Board of Supervisors, such amendments wi/1 be noted in the upper right-hand corner 
af the Conditions af Approvai/Development Standards; new wording isin bold, and deleted wording 
wi/1 have a l-ine through it. 



PROJECT DESCRIPTION 

The proposed project is to construct a new 25,320 squarefootauto dealership on 11.7 acres at 4201 

McHenry Avenue. The proposed dealership will se II new and used vehicles as well as providing service 

and repair. The dealership's Sales Department will operate seven days a week 9am to 9pm, while the 

Parts & Service Department will operate 7am to 6pm Monday to Saturday. 

The property is Iaeated on the Southwest corner of McHenry Avenue and Pelandale Avenue. The 

property is currently vacant and undeveloped with a small metal shop building. The property is 

bordered to the north by an auto commercial uses, to the south by a mobile home residential park, to 

the west by a vacant undeveloped land with a single family resident, to theeast by an auto dealership. 

The proposed building will be oriented to McHenry Avenue and features a covered customer service 

area, a vehicle display area and new landscaping along the frontage. Customer parking is proposed on 

theeast and westside of the building with an additional display and landscape area along the Pelandale 

avenue frontage. The dealership will take access via a driveway off McHenry Avenue and a driveway off 

Detroit La ne. Wells Avenue is proposed to be abandoned east of the future Detroit Lane. Detroit La ne 

will be reconfigured to accommodate access to site and allow for a deceleration lane off Pelandale 

Avenue. 

DEVELOPMENT SCHEDULE 

The anticipated project is scheduled to be completed in one (1) phase. The estimated project timeli ne is 

2016-2019. 
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March 14, 2016 

Mr. Jim P. Freitas 

PINNACLE TRAFFIC ENGINEERING 
831 C Street 

Hollister, Califomia 95023 
(831) 638-9260 • (805) 644-9260 

PinnacleTE.com 

Associated Engineering Group, Inc. 
4206 Technology Drive, Suite 4 
Modesto, CA 95356 

RE: Findlay Automotive Project; Stanislaus County, California 
Project Site Trip Generation Analysis 

Dear Mr. Freitas, 

Pinnaele Traffic Engineering (PTE) is pleased to present the following trip generation analysis for 
the proposed project in Stanislaus County. The project site is located on the southwest corner of 
the Me Henry Avenue (State Route 1 08) and Pelandale A venue-Claratina Avenue intersection. The 
project includes the development of a new automobile dealership (25,320 SF). Access is proposed 
on both McHenry Avenue and Pelandale Avenue, which will be restricted to right-turns only in and 
out. On-site parking will be provided for 612 vehicles. 

Project Trip Generation Estimates 
The project trip generation estimates have been derived using data in theInstitute ofTransportation 
Engineers (ITE) Trip Generation Manual (9th Edition). The trip generation rates associated with 
the "Automotive Sales" category (ITE #841) were selected to estimate the number of new vehicle 
trips associated with the proposed project. The peak period trip rates are presented for both the 
"peak hour of the adjacent street system" and "peak hour of the generator." The rates associated 
with the "peak hour of the adjacent street system" represent the trip generation expected during the 
typical commuter peak periods (highest hour between 7:00-9:00 AM and 4:00-6:00 PM). The rates 
associated with the "peak hour of the generator" represent the highest trip generation associated 
with the actualland use, which occurs during non-peak periods on the adjacent street system (e.g. 
mid-morning, mid-afternoon and/or after 6:00PM). It is noted that the "peak hour of the generator" 
rates are approximately 15% higher during the morning period and 7% higher during the aftemoon 
period, as compared to the "peak hour of the adjacent street system" rates. The mid-day (MD) peak 
hour rates are based on an average of the AM and PM rates. The ITE trip generation rates for the 

Automotive Sales category are presented in Table !. 
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Table 1 - ITE Trip Generation Rates 

Trip Generation Ra te per 1,000 SF 

ITE Code - Land U se AMPeak Mid-Day Pk. (a) PMPeak 

In Out ln Out In Out 

#841 - Automobile Sales: 
Peak Hour of Street System (b) 1.44 0.48 1.25 1.03 1.05 1.57 
Peak Hour of Generator ( c) 1.22 1.00 1.27 1.24 1.32 1.48 

(a) Mid-day peak hour trip rates are average of Al\1 and PM peak hour trip rates 

Daily 

32.30 

-

(b) Trip rates associated with the "peak hour of the adjacent street system" represent the trip 
generation between the hours of 7:00-9:00 AM and 4:00-6:00 PM 

( c) Trip rates associated with the "peak hour of the generator" represent the highest trip generation 
for the land use, which occurs during non-peak periods on the adjacent street system 

The trip generation estimates associated with the proposed project were derived using the ITE rates 
in Table 1. To present a worst-case scenario, the trip rates associated with the "peak hour of the 

generator" were used for the project trip generation analysis. It is noted that this approach is 

consistent with the methodology required by Caltrans District 10 staff. The project trip generation 
estimates are presented in Table 2. 

Table 2 - Project Trip Generation Estimates 

Number ofVehicle Trips 

ITE Code- Land Use AMPeak Mid-Day Peak PMPeak 

In Out In Out In Out 
Daily 

Automobile Dealership (25,320 SF) 31 25 32 31 33 37 818 

The data in Table 2 indicates that the project will generate approximately 818 daily trips (two-way 
trip ends), with 56 trips during the AM peak hour (31 inbound & 25 outbound), 63 trips during the 
mid-day peak hour (32 inbound & 31 outbound), and 70 trips during the PM peak hour (33 inbound 

& 37 outbound). 

The assignmem of trips to the local street was based on a review of the 2013 traffic count data at 
the McHenry Avenue (State Route 108) and Pelandale Avenue-ClaratinaAvenue intersection, and 

data contained in the Traffic Impact Studies (TIS) prepared for the CarMax (2006) and Infiniti 

(2014) Automobile Dealership projects. It is estimated that approximately 60% will be miented to 

and from McHenry Avenue (30% north of Pelandale Avenue-ClaratinaAvenue and 30% south of 

the project site), 25% will be oriented to and from the west on Pelandale Avenue, and 15% will be 

oriented to and from the east on Claratina Avenue. These percentages represent the overall area 

wide travel pattern distribution associated with the proposed project. It is noted that since the 
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northbound U-turn movement is currently prohibited at the McHenry Avenue (State Route 1 08) 
and Pelandalc Avenue-ClaratinaAvenue intersection, the ingress (inbound) traffic coming from the 
areas south of the project site will actually use either Pelandale Avenue or Claratina Avenue to 
access the project site. Twenty percent (20%) of the ingress project traffic coming from areas to 
the south were assigned to Pelandale Avenue and 10% were assigned to Claratina Avenue. The 
trip assignment percentages for the overall area wide distribution of project trips are illustrated on 
Figure lA, along with the distribution percentages for the project driveways. The project daily and 
PM peak hour trips are shown on Figure lB. 

Please contact my office with any questions regarding the traffic detour operations associated with 
the railroad bridge trestle painting project 

Pinnaele Traffic Engineering 

Larry D. Hail, CE, TE, PTOE 
President 

ldh: msw 

Attachment Material: Figure lA - Project Distribution (%) 

Figure lB - Project Traffic Volumes 
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~ 10% (Out)~ 
00 

k 
1---11~~ ,, 

~_)--

LEGEND 
@ = Arca Widc Distribution Percentage (%) 

..- 00 (ln) = Ingress Distribution Percentage (%) 

..- 00 (Out) = Egress Distribution Perccntage (%) 

1\ 
NORTH 

PINNACLE 
TRAFFIC 

ENGINEERING 

FII\DLAY AUTO DEALERSHIP 
(STAi'\IISLAUS COUNTY, CA) 

- TRIP GENERATION ANAL YSIS -
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30% 

FIGURE lA 
PROJECT 

DlSTRIBUTlON (%) 



LEGEND 
~00 (00) = Mid-Day (PM) Peak Hour 

Traffic Volumes 
L 000 1 =Daily Traffic Volnme (ADT) 

1\ 
NORTH 

PINNACLE 
TRAFFIC 

ENGINEERING 

FINDLA Y AUTO DEALERSHIP 
(STA.0/ISLAUS COUNTY, CA) 

- TRIP GENERATION Al'l"AL YSIS -

33 

McHenry Ave. 

30% 

FIGURE lB 
PROJECT 

TRAFFIC VOLUMES 
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PINDLAY AUTOI'10TIVE 6ROUP 
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1\ 
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--- -- """"'-= '---- = ··-··---~~-::? 
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1 1 

---------

Y'ELLS AVE. --------· 
(TO BE ABANOONEP) 

~ 

PROJECT DR I VEY'IA Y 

66.25' 

DRAWN: .JF FRCPOSEIJ INTERIH mm Ff!:;€STRJ.N/ JSLANV 
DATE: 3/16/16 NORTHBOUND 
SCALE: 1 ":=;50' McHENRY AVENUE JOB#: { 060 
DWG: REV_FRONTA6E HOIJESTO CALIPORNIA 
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HCM 2010 Signalized lntersection Summary 
1: McHenry/McHenry Ave. & Pelandale Ave. 

_,}- --+-

Movement EBL EBT 
Lnnu Conlinumtions "i""i tt 
Volume (veh/h) 321 713 
Number 7 4 
lnitial Q (Qb), veh 0 0 
Ped-Bike Adj(A_pbT) 1.00 
Parkmg Bus. Adj 1.00 1.00 
Adj Sat Flow, veh1hi1n 1863 1863 
Adj Flow Rate, vehih 349 780 
AdjNo.oflanes 2 2 
Peak Hour Faetor 0.92 0.92 
Percent Heavy Veh, % 2 2 
Cap, vehlh 542 834 
Arrive On Green 0.16 0.24 
Satflow. vehlh 3442 3539 
Grp Volume(v), veh/h 349 780 
G}p SafFipw{s),veh/hlln 1721 1770 
Q Serve(g_s}, s 13.3 30.2 
Cy~lä'aClå~(g_c), s 13.3 30.2 
Prop ln Lane 1.00 
L~MGYp c.ap{c), venlh 542 834 
V /C Ra!io(X) . 0.64 0.93 
Aväil'Gåp(C:a),Vefilh 542 '834' 
HCM Platoon Ratio 1.00 1.00 
Upstream Filter(l) 1.00 1.00 
Uniform Delay (d), s/veh 55.3 52.4 
lnci: Delåy (92), slveh 2.6 17.5 
lnitial Q Delay(d3},slveh 0.0 0.0 
%ileBa&OfQ{-26165%),veMn 6.5 16;8 
LnGrp Delay(d),slveh 57.9 69.9 
LliG~I..<:1S E E 
Approach Voi, veh/h 1577 
ApproåCh Delay,slveh 60.0 
Approach LOS E 

Assigned Phs 1 2 
Phs Durotion (G+Y+Rc), s 27.0 68.0 
Change Period {Y .. ·Rc), s 4.0 4.0 
Max Green Setting (Grnax), s 23.0 64.0 
Max 0 Clear Time (g_c+l1 ). s 16.9 26.8 
Green Ext Time (p_c). s 4.8 6.9 

HCM 2010 Ctri Delay 
HCM 2010 LOS 

Findaly Modesto- 2025 + Project PM Peak Hour 
Mitigated -LDH 

-..,. .( 

EBR WBL 
rt "i"i 

412 73 
1·1 3 
0 0 

1.00 1.00 
1.00 1.00 
1863 1863 
448 79 

1 2 
0.92 0.92 

2 2 
588 98 
0.24 0.03 
1583 3442 
448 79 

1583 1721 
33.0 3.2 
33.0 3.2 
1.00 1.00 
588 98 
0.76 0.80 
588' ·· 9!r 
1.00 1.00 
1.00 1.00 
38.6 67.6 

5.8 36.6 
0.0 0.0 

16.1 2.0 
44.4 104.2 

D F 

3 4 
8.0 37.0 
4.0 4.0 
4.0 33.0 
5.2 35.0 
0.0 0.0 

54.1 

D 

3!1412016 

----------·-·-··---------------------~----------~-------·-----~--------------

-41- "-\._ ""\ t r \. ~ .; 
WBT WBR NBL NBT NBR SBL SBT SBR 
ttt (f "i"i tt f ")') tf:. 

408 165 393 800 O' ·" 358 100G 417 
u 18 5 2 12 G lt) V 

0 0 0 0 0 0 0 0 
1.00 1.00 i.OO 1.00 1.00 

1.00 1.00 1.00 1.00 1.00 1.00 t.OO 1.00 
1863 1863 1863 1863 1863 1863 1863 1900 

443 179 427 870 105 389 1093 453 
3 1 2 2 1 2 2 0 

0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
2 2 2 2 2 2 2 2 

543 429 467 1618 724 565 1195 484 
0.11 0.11 0.14 0.46 0.46 0.16 0.49 0.49 

5085 1583 3442 3539 1583 3442 2461 996 
443 179 427 870 105 389 779 767 

1695 t58l '17~4~ ·11;ZÖ 7 1$8$ 1}21 1770 1687 
11.9 0.0 17.1 24.8 4.5 14.9 56.6 60.1 
11.9 o,o, l/;f ~2~!8;"''' '"4.5 '1'4.9 56.6 6Ö.1 

1.00 1.00 1.00 1.00 0.59 
543 4.~9~ .. 5~5. 860 8)9 
0.82 0.42 0.91 0.54 0.15 0.69 0.91 0.94 
s1r · 4~4~~w"'·'tgj~~. '1?~-·~lss·· · 86o 819 
1.00 1.00 1.00 1.00 
1.00 U)ö· i:l)O Olö 
61.2 41.9 59.7 27.4 
7;5 0.6 .··2215, 
0.0 0.0 0.0 0.0 
6.0 .SI7 ... i~,e . .. ·~~4 

68.7 42.6 82.2 28.6 
E D. F· 0 

701 1402 
66.0 44.Q. 

E D 

5 6 7 8 
23.0 72.0 26.1 l8.9 
4.0 4.0 4.0 4.0 

19.0 6.8.0 20.0 17.0 
19.1 62.1 15.3 13.9 
0.0 4.7 3.0 1.0 

36 

1.00 
'1.00 
15.7 
.0.4 
0.0 

.. ;2;1 

16.1 
8 

1.00 1.00 1.00 
1.00 1.00 1.00 
55.1 33.1 34.0 
3.5 14.9 19.3 
0.0 0.0 0.0 
7.4 31.0 32.3 

58.6 48.0 53.3 
E D D 

1935 
52;2 

D 
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2025 - No Project PM 
Larry opened 5/16/2016 4:18:59 PM 0 
Larry closed 5/16/2016 4:18:59 PM 0 
Larry opened 5/16/2016 4:19:00 Pf\1 0 
Larry closed 5/16/2016 4:19:21 PM 20 
Larry o~ened 5/16/2016 4:27:01 PM 0 
Larry c osed 5/16/2016 4:27:01 PM 0 
Larry o~ened 5/16/2016 4:27:03 PM 0 Larry c osed 5/16/2016 4:27:14 PM 10 
Larry o~ened 5/16/2016 4:28:50 PM 0 
Larry c osed 5/16/2016 4:29:14 PM 24 
Larry o'Jened 5/16/2016 4:29:14 PM 0 Larry c osed 5/16/2016 4:29:14 PM 0 
Larry opened 5/16/2016 4:29:15 Ptv1 0 
Larry closed 5/16/2016 4:29:30 PM 14 

Page 1 
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HCM 2010 Signalized lntersection Summary 
1: McHenry/McHenry /:we. & Peiandale Ave. 

_/- __.. ""-;- f 
t·..lovement EBL EBT EBR WBL 
Lane Configurvtions "i~ tt r ""i"l 
Volume (vehlh) 301 712 408 GS 
Nurnber 7 4 14 3 
lnitlal 0 (Ob), veh 0 0 0 0 
Ped-B1ke Adj(A_pbT) 1.00 0.99 1.00 
Parkmg Bus. Adj 1.00 1.00 1.00 1.00 
Adj Sai Flow. vehlhtln 1863 1863 1863 1863 
Adj Flow Rate. veh1h 327 774 443 71 
Adj No. of Lanes 2 2 1 2 
Peak Hour Faetor 0.92 0.92 0_92 0.92 
Percent Heavy Veh, % 2 2 2 2 
Cap, veh/h 538 834 586 98 
Anive On Green 0_16 0.24 0.24 0.03 
safFiawtvellJif ·3442 3539 1573 3442 
Grp Volume(v), veh/h 327 774 443 71 
C?m.~~~fJg~(S)Nenll\'lln 1721 1770 1~73 1721 
Q Serve(9_s), s 12.4 .29_9 33.0 2.9 
c"Cie~Q'.Ctilrf·.e) .s f2.4 29;9 33.0 2:9 Y ..... ~. g_ ' 
Prop ln lane 1.00 1.00 1.00 
L.an~~tP10~~·(c); veM\ · 538. 834• 586 98 

+-

WBT 

ttt 
408 

8 
0 

1.00 
1863 
443 

3 
0.92 

2 
549 

0.11 
5085 

443 
169!)· 
11.9 
n:s 
'549/ 

5!1612016 

4_.._ "'\ t r ~ ~ .; 
WBR NBL NBT NBR SBL SBT SBR 

t "'i""i tt r "i"'i ti+ 
165 393 800 97 358 996 417 

18 5 2 1" 1. 1 6 16 
0 0 0 0 0 0 0 

0.99 UJO 1.00 1.00 1.00 
1.00 1.00 1.00 1.00 1.00 1.00 1.00 
1863 1863 1863 1863 1863 1863 1900 

179 427 870 105 389 1083 453 
1 2 2 1 2 2 0 

0.92 0.92 0.92 0.92 0.92 0.92 0.92 
2 2 2 2 2 2 2 

429 467 1618 721 565 1190 486 
0-11 0.14 0.46 0.46 0.16 0.49 0.49 
1561 ·3442 3539 1578 .. 3442; .:2451; .··•· 1001 

17.9 427 870 105 389 775 761 
; 15~1 1721 117~·, 1578- <1721 .:Tl70 16~~ 

0.0 17.1 24.8 4.6 14.9 56.1 59.5 
'010 .. ri;1 ~24:8 '(6 1.f:9 ··:·· 5&?1·' 59i5 
1.00 1.00 1.00 1.00 0.60 
<J~s·. ~67~ 16J8 nf :.&60:.. .817 

VIC Ratio(X) 0.61 0.93 0.76 0.72 0.81 0.42 0.91 0.54 0.15 0.69 0.90 0.93 
AVclir~r~paetmr· · ~ ·- ~~53~·--~a3w· ·.~· '586 ......... 98 ·-··'!i1s-;··~.:.4l50~ ···~~a7~·~·1a1s: ·····72r··~~ssst:s:~··aao*·-·"B17 
HCM Platoon Ratio 1.00 1.00 1.00 
Upstream Fitter{l) 1.00 1.00 1.00 
Uniform Delay (d), slveh 55.1 52.3 38.5 
Iricr~Igy.'@),·S1Ve8· .. 2.0 19.4 5.6 
lnitial 0 Delay(d3),s/veh 0.0 0.0 0.0 
%119 B&C~OfÖ(:26165%},vehlln 6.1 16.5 15.9 
LnGrp Delay(d},slveh 57.0 68.7 44.1 
LnG!J! to"S · E 'E 0 
Approach Voi, veh/h 1544 
Apprpacli Oeta9, slveh 59.2 
Approach LOS E 

Assigned Phs 3 
Phs Duration {G-tY+Rc), s 27.0 68.0 8.0 
Change Period (Y 1Rc), s 4.0 4.0 4.0 
Max Green Setting (Gmax), s 23.0 64.0 4.0 
Max 0 Clear Time (g __ c+11). s 16.9 26.8 4.9 
Green Ext Time (p_c). s 4.8 6.9 0.0 

HCfv1 /.010 Ctrl Oe!öy 53.3 
HCM 2010 LOS D 

Notes. 
User approved changes to right turn type. 

Findlay Automotive- 2025 t~o Project PM Peak Hour 
Mitigated -LDH 

1.00 
1.00 
67.4 
22.7 
0.0 
1.7 

90.2 
F 

4 
37.0 
4.0 

33.0 
35.0 
0.0 

1.00 1.00 1.00 
1:00 1:00 tao 
61.0 41.8 59.7 
7.0 .0.6: 22;5 
0.0 0.0 0.0 
5~9. ~.7 9.6 

68.0 42.4 82.2 
E D F 

693 
63;7 

E 

5 6 7 
23.0 72.0 25.9 
4.0 4.0 4.0 

19.0 68.0 20.0 
19.1 61.5 14.4 

0.0 5.1 3.4 

38 

1.00 1.00 
1:00 1.00 
27.4 15.7 
1.3 0.4 
0.0 0.0 

12.4 2:1 
28.6 16.1 

.c B 
1402 
44;0 

D 

8 
19.1 
4.0 

17.0 
13.9 

1.0 

1.00 1.00 1.00 
1:00 ·EOO 1.00 
55.1 32.9 33.8 
3.5 .:J4:4• • 18.7 
0.0 0.0 0.0 

.7.4, :'3.0.~ . . 31:;7 
58.6 47.4 52.5 

E .. ·.o D 
1925 
;51.7' .·. 

D 
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HCM 2010 Signalized lntersection Summary 
2: Gecian & McHenry 

Movemenl 
Lane Configurations 
Volume (vehlh) 
Number 
lnitial Q (Ob), veh 
Ped-Bike A.dj(A_pb T) 
Parking Bus, Adj 
Adj Sat Flow, veh/hlln 
Adj Flow Rate, vel11h 
Adj No. of Lanes 
Peak Hour Faetor 
Percent Heavy Veh, % 
Cap, vehAl 

EBL EBT EBR WBL 

1 
7 
0 

1.00 
1.00 

1900 
1 
0 

0.92 
0 
2 

0.01 

7 
4 
lj 

14 
0 

1.00 
1.00 1.00 

1900 1900 
0 8 
1 0 

0.92 0.92 
0 0 
0 13 

0.00 0.01 

52 
3 
0 

1.00 
1.00 

1900 
57 
0 

0.92 

..,__ 

WBT. 

+f 
0 
8 
0 

1.00 
1900 

0 
1 

0.92 
0 
0 

0.00 

-\.. "\ t 
WBR NBL .:NBT 

"(' ~ tt-t 
119 11 1187 
18 5 2 
0 0 0 

1.00 1.00 
1.00 1.00 1.00 

1900 1900 1865 
129 12 1290 

1 1 2 
·0.92 . 0:92 0,92 

0 0 2 
1.71 21~..,;.~:.~2~~.1;:: 
0.11 0.01 0.65 

511612016 

~ '-. ~ .; 
NBR .. SBL SBT SBR 

"i tr. 
61 48 1413 3 
12 1 6 16 
0 0 0 0 

1.00 1.00 1.00 
1.00 1.00 1.00 1.00 
1900 1900 1863 1900 

66 52 1541 3 
0 1 2 0 

0.92 0.92 0.92 0.92 
2 0 2 2 

·114 ·.'66' 0 .2440· 5 
0.65 0.04 0.67 0.67 Arrive On Green 

satrlo:\-1, veh1h'" · :· ; ... • 16.2··. 0 .. 1453 ° 

0 
192· 

0.11 
1810~ .. ·; tf ··,lats·~tlk"·181!r"x~ur·~. ·· Hfi~; ·1l31d· ~!ii3624'' 1 % 1 ~' 7 · '::' 1' _,~'\ _ J.';,',h.,, 1: I:'J:~ t", ~"" . .,' , ,~'~"-' , ~rll , , J: ..... ;;;s;;}, 

Grp Volume(v), veh/h 
Grp $~(flpw(s),vefill:ll1n 

g.~,~·r~~·~r~t~s .>··. . 'JI; ~:"4;·. EIF}o \9-C 1 S 
Prop ln Lane 
lilli~'(f":Git(c\ ,IJefilh.· ·. $,. . , , ,IP-.,.,1) .h . . . 

VIC Ra!io(X) 
A\iaii~B:~!S(era),c.v~b11J 
HCM Platoon Ratio 
~~slfeam'~n!er{lf' , · 
Uniform Delay (d), s/veh 
.tncrA~et~VR@ri~i!h, . 

9 
1.635>•, 

0.4 
tiJ· . 

0.11 
J§~· 

0.61 

lnitial Q Delay(d3),slveh 0.0 
%ii&.Back@Cl(~2616$%).VeMn 0~3 

0 0 
.o <o 

0.0 0.0 
·o;o o:Qy~~ 

0.89 
. '9 ;i . 

0.00 0.00 0.30 
0. . '~9~'i1i 

1.00 1.00 1.00 
·o;öa · · O:OO':.r:· ·toö,' 

0.0 0.0 33.0 
:.<l:ä. . • o:p 10 
0.0 0.0 0.0 
0;0~ o.o .. j,2f 
0.0 0.0 33.9 

0 129 

0.00 0.75 

0.0 34.8 

0.0 0.0 

12 665 691 52 752 792 

0.57 0.58 0.58 0.78 0.63 0.63 

1.00 1.00 1.00 
'11öö.~~*t·~~11Pl!''./~:r::roo 

39.3 7.9 7.9 38.2 7.4 7.4 

0.0 0.0 0.0 0.0 0.0 0.0 

LnGrp Delay(d),s/veh 73.6 
LrtGrj)LOS' ,, E ' .· . , @ ..• , • ·'"· .~at. .. :;., ;s::w::~~~la1~:z~.,~:r:a ~;_.,;,:"''&:5:.::.:~Jt\;!::,;o:?,, .. ~~ A 
Approach Voi, veh/h 
Approach' Qeray; _Siveh 
Approach LOS 

9 186 1368 1596 
73'.6;' 

E D 

Assigned Phs 2 
Phs Duration(G+Y+Rc). s 6.9 55.9 
Change Period (Y->Rc). s 4.0 4.0 
Max Green Setting (Grnax), s 4.0 28.0 
Max Q Clear Tirne (g_c+l1). s 4.3 19.0 
Green Ext Time (p_c), s 0.0 8.2 

HCM 2010 Ctrl Delay 12.9 
HCM 2010 LOS 

Findlay Automotive- 2025 No Project PM Peak Hour 
Mitigated -LDH 

B 

4 5 
4.7 4.9 
4.0 4.0 

16.0 4.0 
2.4 2.5 
0.0 0.0 

39 

6 
57:9 
4.0 

28.0 
21.3 

6.2 

B 

8 
12.5 
4.0 

16.0 
8.2 
0.4 

B 
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2025 No Project PM input 

GENERAL INFORMATION 
Area Type: Other Phase 2 Direction: 
Analysis: 

PHASE SETTINGS 

Phase 
rvlovement 
Leag/Lag 
Left-Turn Mode 
Pa5sage Time, 5 
rv1aximum Green, 5 
17 
Minimum Green, s 
4 

NB 

Yellow Change(Y), 5 
3.5 
Red clearance(Rc), s 
0. 5 
wa 1 k + FD\v, s 
Max. Recall (1=0n) 
0 
Ped. Recall (1=0n) 
0 
Min. Recall (1=0n) 
0 
oual Entry (1=0n) 
1 

NB 

Lead 
Prot. 
3 

0 

simultaneou5 Gap out (1=0n) 
1 1 
Dallas Phasing (1=0n) 
0 
Prot. Right Turn (1=Yes) 
0 

PHASE ASSIGNMENT 

No 

SB 

3 
19 

4 

3.5 

0. 5 

16 
0 

0 

0 

0 

0 

Timer: 1 2 3 
Assigned Phase 2 1 
Assigned Left-Turn Mvmt. 
0 7 
A55igned Through Mvmt. 2 
0 
A55igned Right-Turn Mvmt. 
18 0 
Timer w/Pr-Pm From Shared Lane 
0 0 

TRAFFIC CHARACTERISTICS 

EB 

L 

EB 

T 

NR 
EB 
L 
R 

Movement: 
18 7 4 
Adjusted Flow Rate, 
389 1083 453 

NB 

T 

5 
14 

veh/h 
71 

NB 

R 

2 

443 

SB 

Lag 
Prot. 
3 
64 

4 

3.5 

0.5 

0 
1 

0 

0 

1 

1 

0 

1 

4 
3 
0 

0 

12 

0 

SB 

L 

12 

427 
179 

Page 1 

40 

WB 

3 
20 

4 

3. 5 

0. 5 

16 
0 

0 

0 

0 

1 

0 

5 
4 
1 

0 

0 

0 

SB 

T 

1 

870 

NB 

WB 

Lag 
Prot. 
3 
33 

4 

3. 5 

0. 5 

0 
0 

0 

0 

1 

1 

0 

0 

6 
5 
3 

4 

0 

0 

SB 

R 

6 

105 

rVlultiple-Period 

EB 

3 
23 

4 

3.5 

0. 5 

16 
0 

0 

0 

0 

1 

0 

7 
6 
0 

0 

14 

0 

WB 

L 

16 

327 

EB 

Lead 
Prot. 
3 
68 

4 

3.5 

0.5 

0 
1 

0 

0 

1 

1 

0 

1 

8 
8 
5 

6 

0 

0 

WB 

T 

3 

774 

3 
4 

4 

3.5 

o. 5 

16 
0 

0 

0 

0 

1 

0 

7 
0 

8 

16 

0 

WB 

R 

8 

443 



2025 - No Project PM input 
Right-Turn-On-Red volume, veh/h 

0 0 
Heavy vehicle Distribution, % 2 2 
2 2 2 2 2 2 

0 0 

2 2 2 2 

Lane utilization Adj. Faetor 0.970000028610229 0.949999988079071 
1 0.970000028610229 0.949999988079071 1 0.970000028610229 
0.949999988079071 0.949999988079071 0.970000028610229 
0.910000026226044 1 
Start-Up Lo5t Time, 5 
2 2 2 
Green Exten5ion Time, 5 
2 2 2 
Platoon Ratia 
1 1 1 
Fi lteri ng Faetor 

2 

2 
1 
1 

1 1 1 1 
Pede5trian volume, ped/h 

5 
Bike volume, bike/h 
0 0 

future u5e 0 
0 0 0 0 

2 
2 
2 
2 
1 

1 
1 

5 

·0 

rnitial Queue, veh 0 
0 0 0 0 0 
Speed Limit, mph 45 
45 45 45 45 45 

2 2 2 2 

2 2 2 2 

1 1 1 1 

1 1 1 1 

5 

0 0 

0 0 0 0 

0 0 0 0 

45 45 50 50 

Adju5ted Sat. Flow, veh/h/ln 1862.7451171875 1862.7451171875 

2 

2 

1 

1 

5 

0 

0 

50 

1862.7451171875 1862.7451171875 1862.7451171875 1862.7451171875 1862.7451171875 
1862.7451171875 1900 1862.7451171875 1862.7451171875 1862.7451171875 
Period 1 Traffie count, veh 0 0 0 0 0 
0 0 0 0 0 0 
Period 2 Traffie count, veh 0 0 0 0 0 
0 0 0 0 0 0 
rcriod 3 Traffie count, veh 0 0 0 0 0 
0 0 0 0 0 0 
Period 4 Traffie count, veh 0 0 0 0 0 
0 0 0 0 0 0 

2 

2 

1 

1 

0 

0 

45 

0 

0 

0 

0 

Lane volume Input? Not used Not u5ed Not u5ed Not 
u5ed Not used Not used Not used Not u5ed Not used 
Not used Not used Not used 
shared L+T lane, veh/h/ln 

0 
Exelusive lanes, veh/h 
1083 453 71 443 
shared T+R lane, veh/h/ln 

0 

0 
427 
0 

0 

NTERSECTION APPROACH CHARACTERISTICS 

NB NB NB 
EB EB EB 

L T R 
L T R 

Movement: 5 2 
18 7 4 14 
l anpc; 1 2 1 
2 3 1 
Lane Assignment 

Reeeiving Lanes 0 2 
0 0 3 0 
Bayjsegment Length, ft 124 
1041 0 230 259 320 

870 

SB 

L 

12 

2 

0 

124 

Page 
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0 0 

0 327 774 0 

0 0 

SB SB WB WB 

T R L T 

1 6 16 3 

2 1 2 2 

0 4 0 0 

124 325 768 768 

2 

389 

WB 

R 

8 

0 

2 

175 



2025 - No Project Pf•1 -j nput 
Parking Present? No No No No NO 

NO NO No 
Parking Maneuver Rate, m/h 0 0 0 0 
0 0 0 0 
Bus Stopping Rate, busses/h 0 0 0 0 
0 0 0 0 
Detector Length, ft 20 100 20 20 100 20 20 
100 100 20 100 20 

CALIBRATION PARAMETERS 

Analysis time period, h: 0.25 Dist. between stored 
vehi cl es, ft: 8 

Base sat. flow rate, pc/h/1n: 1900 Queue length 
percentile: -26165 

Sneakers per cycle, veh: 2 Left-turn 
equiva1ency factor: 1.04999995231628 

Number of iterations: 35 Right-turn equiva1ency 
factor: 1.17647063732147 

stored car 1ane 1ength,ft: 25 Heavy veh. 
equi va l ency factor: 2 

stored heavy veh. 1 ane l ength, ft: 45 eri ti ca 1 gap 
for permissive 1eft, s: 4.5 

Partion peds. pushing button: 0.509999990463257 
Follow-up time for permissive left, s: 2.5 

Deeeleratian rate, ft/s/s: 4 Stop threshold 
speed, mph: 5 

Acceleration rate, ft/s/s: 3.5 critical Merge Gap, 
s: 3.70000004768372 
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2025 - No Project PM output 

OUTPUT SUMMARY 

TIME PERIOD 1 
Equi l i bri um Cycle Length, s 140 

NB NB NB SB SB SB ltJB WB WB 
EB EB EB 

L T R L T R L T R 
L T R 

Movement: 5 2 12 1 6 16 3 8 
18 7 4 14 
volume, veh/h 427 870 105 327 774 443 389 1083 
453 71 443 179 
Initial Queue, veh 0 0 0 0 0 0 0 
0 0 0 0 0 
Ped-Bike Adj. Faetor (A_pbT) 1 0.996718764305115 1 

0.9936363697052 1 0.996911764144897 1 
0.986116111278534 
Parking, Bus Adj. Factors (f_bb x f_p) 1 1 1 1 1 
1 1 1 1 1 1 1 
Adjusted Sat. Flow Rate, veh/h/ln 1862.7451171875 1862.7451171875 
1862.7451171875 1862.7451171875 1862.7451171875 1862.7451171875 1862.7451171875 
1862.7451171875 1900 1862.7451171875 1862.7451171875 1862.7451171875 
Lanes 2 2 1 2 2 1 2 2 0 
2 3 1 
Lane Assignment 

capacity, veh/h 467.080200195313 1617.92712402344 
721.4345703125 537.745056152344 834.24365234375 585.72021484375 
565.412841796875 1190.42114257813 486.278411865234 
98.3326721191406 549.410766601563 428.805969238281 
Proportion Arriving on Green 0.135714292526245 0.457142859697342 
0.457142859697342 0.156246587634087 0.235714286565781 
0.235714286565781 0.164285719394684 0.485714286565781 
0.485714286565781 0.0285714287310839 0.108039118349552 
0.108039118349552 
Approach Volume, veh/h 1402 1544 
1925 693 
Approach Delay, s/veh 43.9997253417969 
59.1689224243164 51.6656799316406 
63.6898803710938 

Timer Data 
Timer: 

Assigned Phase 
7 

1 2 
2 

3 
1 

case No 3 2 2 
Phase ouration (G+Y+RC), s 68 

19.1254768371582 25.8745231628418 
change Period (Y+Rc), s 4 

4 4 
tvlax. A ll owab 1 e 

4.77270984649658 
3. 70079731941223 
4.31697177886963 

Headway (MAH), s 
3.70079731941223 
4.77270984649658 

Maximum Green Setting (Gmax), s 
68 17 20 

4 5 
3 4 

3 2 
27 8 

4 4 

4.80412197113037 
4. 31697177886963 
4.63108777999878 

64 23 

6 
5 

4 
37 

4 

4 

7 
6 

3 
23 

4 

33 

Max. Queue Clearance Time (g_c+l1), S 26.7713222503662 
16.9093723297119 4.8647346496582 35 19.1386775970459 
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2025 - No Project PM output 
61.500732421875 13.9163951873779 14.4017496109009 

Green Extension Time (g_e), s 6.86458587646484 
4.77282094955444 0 0 0 5.05134153366089 
1.01723599433899 3.44853520393372 

Probability of Phase call (p_c) 1 0.999999701976776 
0.936778485774994 1 0.999999940395355 1 1 
0.999997019767761 

Probability of Max out (p_x) 0 0.950664520263672 1 1 
1 0 1 0.880837440490723 

Left-Turn Movement Data 
Assigned Movement 

7 
0 1 3 0 5 0 0 

Mvmt. Sat Flow, veh/h 0 
3441.6435546875 

3441.6435546875 3441.6435546875 0 
3441.6435546875 0 0 
Through Movement oata 

Assigned Movement 
0 

Mvmt. Sat Flow, veh/h 
3539.21557617188 0 
Right-Turn Movement oata 

Assigned Movement 
0 

Mvmt. Sat Flow, veh/h 
1573.25744628906 0 

Left Lane Group oata 
Assigned Movement 

7 
Lane Assignment 

(Prot) 
Lanes in Group 

2 

2 0 0 4 0 

3539.21557617188 0 
2450.8671875 5085.29443359375 

12 0 0 14 0 

6 

0 
0 

16 

1578.13806152344 0 0 
1001.16143798828 1561.35046386719 

0 1 3 0 

(Prot) (Prot) 

0 2 2 0 

5 

(Prot) 

0 

2 0 

8 

18 

0 

0 

0 

Group volume (v), veh/h 0 389 71 0 427 0 
0 327 

Group Sat. Flow (s), veh/h/ln 0 1720.82177734375 
1720.82177734375 0 1720.82177734375 0 ' 0 
1720.82177734375 

Queue serve Time (g_s), s 0 14.9093723297119 
2.86473488807678 0 17.1386775970459 0 0 
12.4017496109009 

cycle Queue clear Time (g_c), s 0 14.9093723297119 
2.86473488807678 0 17.1386775970459 0 0 
12.4017496109009 

*Perm LT Sat Flow Rate (s_l), veh/h/ln 0 0 0 0 
0 0 0 0 

*Shared LT Sat Flow (s_sh), veh/h/ln 0 0 0 0 
0 0 0 0 

*Perm LT Eff. Green (g_p), s 0 0 0 0 0 
0 0 0 

*Perm LT Serve Time (g_u), s 0 0 0 0 0 
0 0 0 

*Perm LT Que serve Time (g_ps), s 0 0 0 0 0 
0 0 0 

*Time to First Blk (g_f), s 0 0 0 0 0 
0 0 0 

*Serve Time pre Blk (g_fs), s 0 0 0 0 0 
0 0 0 

*Proportion LT Inside Lane (P_L) 0 1 1 0 1 
0 0 1 

Lane Group capacity (c), veh/h 0 565.412841796875 
98.3326721191406 0 467.080200195313 0 0 
537.745056152344 
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2025 - No Project PM output 
volume-to-capacity Ratia (X) 0 0.687992751598358 

0.72203803062439 0 0.914189696311951 0 0 
0.608094751834869 

Available capacity (c a), veh/h 0 565.412841796875 
98.3326721191406 0 467.080200195313 0 0 
537.745056152344 

Upstream Filter Faetor (I) 0 1 1 0 1 0 
0 1 

Uniform Delay (dl), s/veh 0 55.119270324707 67.4485855102539 
0 59.6956443786621 0 0 55.0663909912109 

Incremental Delay (d2), s/veh 0 3.49861550331116 
22.7055206298828 0 22.4640121459961 0 0 
1.98018622398376 

Initial Queue Delay (d3), s/veh 0 0 0 0 0 
0 0 0 

control Delay (d), s/veh 0 58.6178855895996 
90.1541061401367 0 82.1596527099609 0 0 
57.0465774536133 

First-Term Queue (Q1), veh/ln 0 7.07753419876099 
1.36082053184509 0 8.12481212615967 0 0 
5.90423631668091 

second-Term Queue (Q2), veh/ln 0 0.274744749069214 
0.310096472501755 0 1.45729100704193 0 0 
0.14789380133152 

Third-Term Queue (Q3), veh/ln 0 0 0 0 0 
0 0 0 

Percentile bk-of-que factor (f_B%) 0 1 1 1 0 
0 0 1 

Percentile Back of Queue (Q%), veh/ln 0 7.3522789478302 
1.67091700434685 0 9.5821031332016 0 0 6.05213011801243 

Percentile Storage Ratia (RQ%) 0 1.06712472438812 
0.184526547789574 0 1.96276986598969 0 0 
0.472995787858963 

rnitial Queue (Qb), veh 0 0 0 0 0 0 
0 0 

Final (Residual) Queue (Qe), veh 0 0 0 0 0 
0 0 0 

saturated oelay (ds), s/veh 0 0 0 0 0 0 
0 0 

Saturated Queue (Qs), veh 0 0 0 0 0 0 
0 0 

saturated capacity (cs), veh/h 0 0 0 0 0 
0 0 0 

Initial Queue clear Time (te), h 0 0 0 0 0 
0 0 0 
Middle Lane Group Data 

0 

0 

Assigned Movement 2 0 0 8 4 0 6 

Lane Assignment 

Lanes in Group 

T 

2 0 0 

T T 

2 0 1 

Group Volume (v), veh/h 870 0 0 774 0 

T 

3 

774.74755859375 443 0 
Group Sat. Flow (s), veh/h/ln 1769.60778808594 0 0 

1769.60778808594 0 1769.60778808594 1695.09814453125 0 
Queue serve Time (g_s), s 24.7713222503662 0 0 

29.9499263763428 0 56.0700187683105 11.9163951873779 0 
Cycle Queue clear Time (g_c), s 24.7713222503662 0 0 

29.9499263763428 0 56.0700187683105 11.9163951873779 0 
Lane Group capacity (c), veh/h 1617.92712402344 0 0 

834.24365234375 0 859.523803710938 549.410766601563 0 
volume-to-capacity Ratia (X) 0.537725031375885 0 0 
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2025 - No Project PM output 
0.927786409854889 0 0.901368260383606 0.80631822347641 0 

Available capacity (c_a), veh/h 1617.92712402344 0 0 
834.24365234375 0 859.523803710938 617.500061035156 0 

upstrearn Fi l ter Faetor (I) l 0 0 1 0 1 
1 0 

Uniform Delay (dl), s/veh 27.3522148132324 0 0 
52.3344383239746 0 32.9322929382324 61.0060729980469 0 

Incrernental oelay (d2), s/veh 1.28616452217102 0 0 
16.3530216217041 0 14.4401473999023 7.02924966812134 0 

Initial Queue Delay (d3), s/veh 0 0 0 0 0 
0 0 0 

control Delay (d), s/veh 28.6383800506592 0 0 
68.6874618530273 0 47.3724403381348 68.0353240966797 0 

First-Terrn Queue (Q1), veh/ln 12.0832948684692 0 0 
14.6198348999023 0 27.3312168121338 5.57843971252441 0 

second-Terrn Queue (Q2), veh/ln 0.289016753435135 0 0 
1.89477849006653 0 3.44768095016479 0.357587546110153 0 

Third-Terrn Queue (Q3), veh/ln 0 0 0 0 0 
0 0 0 

Percentile bk-of-que factor (f_B%) 1 0 0 1 0 
1 1 0 

Percentile Back of Queue (Q%), veh/ln 12.3723116219044 0 
0 16.5146133899689 0 30.7788977622986 5.93602725863457 
0 

Percentile Storage Ratio (RQ%) 2.53430795669556 0 0 
0.546185731887817 0 0.7509925365448 0.582140982151031 0 

Initial Queue (Qb), veh 0 0 0 0 0 0 
0 0 

Fi nal (Residual) Queue (Qe), veh 0 0 0 0 0 
0 0 0 

saturated Delay (ds), s/veh 0 0 0 0 0 0 
0 0 

sat.urated Queue (Qs)' veh 0 0 0 0 0 0 
0 0 

saturated capacity (cs), veh/h 0 0 0 0 0 
0 0 0 

Initial Queue Clear Time (te), h 0 0 0 0 0 
0 0 0 
Right Lane Group Data 

Assigned Movement 12 0 0 14 0 16 18 
0 

Lane Assignment R R T+R R 

Lanes in Group 1 0 0 1 0 1 1 
0 

Group volume (v), veh/h 105 0 0 443 0 
761.252502441406 179 0 

Group sat. Flow (s), veh/h/ln 1578.13806152344 0 0 
1573.25744628906 0 1682.42077636719 1561.35046386719 0 

Queue serve Time (g_s), s 4.56169033050537 0 0 33 
0 59.500732421875 0 0 

cycle Queue clear Tirne (g_c), s 4.56169033050537 0 0 
33 0 59.500732421875 0 0 

*Prot RT Sat Flow Rate (s_R), veh/h/ln 0 0 0 
1583.33325195313 0 0 1583.33325195313 0 

1'Prot RT Eff. Green (g_R), s 0 0 0 19 0 
0 23 0 

~'Proporti on RT Outsi de La ne (P _R) 1 0 0 1 0 
0.595071971416473 1 0 

Lane Group Capacity (c), veh/h 721.4345703125 0 0 
585.72021484375 0 817.17578125 428.805969238281 0 

volume-to-capacity Ratio (X) 0.145543321967125 0 0 
0.756333649158478 0 0.931565046310425 0.417438119649887 0 
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2025 - No 
Available Capaeity (c_a), veh/h 0 

585.72021484375 0 817.17578125 

Project PM output 
721.4345703125 

449.711578369141 
0 
0 
1 upstream Filter Faetor (I) 1 0 0 0 

1 0 
uniform Delay (dl), s/veh 15.6712436676025 0 0 

38.4970703125 0 33.8145141601563 41.790283203125 0 
Ineremental oelay (d2), s/veh 0.424520403146744 0 

5.60788059234619 0 18.6679401397705 0.648281216621399 
Initial Queue Delay (d3), sjveh 0 0 0 0 

0 0 0 
Control Delay (d), s/veh 16.0957641601563 0 0 

44.1049499511719 0 52.4824523925781 42.4385643005371 
First-Term Queue (Q1), veh/ln 1.98333442211151 0 

15.012677192688 0 27.4900970458984 5.61872386932373 0 
Seeond-Term Queue (Q2), veh/ln 0.085073247551918 0 

0.91240257024765 0 4.23749685287476 0.0772185772657394 
Thi rd-Term Queue (Q3), veh/l n 0 0 0 0 

0 0 0 
Pereentile bk-of-que faetor (f_B%) 1 0 0 1 

1 1 0 

1 

0 
0 
0 

0 
0 

0 
0 
0 

0 

Percentile Back of Queue (Q%), veh/ln 2.06840766966343 0 
0 
0 

15.9250797629356 0 31.7275938987732 5.69594244658947 

Percentile Storage Ratia (RQ%) 0.423686534166336 0 
0.526688158512115 0 0.774140357971191 0.452114015817642 

Initial Queue (Qb), veh 0 0 0 0 0 
0 0 

Fi nal (Residual) Queue (Qe), veh 0 0 0 0 
0 0 0 

Saturated oelay (ds), s/veh 0 0 0 0 0 
0 0 

Saturated Queue (Qs), veh 0 0 0 0 0 
0 0 

saturated Capaeity (es), veh/h 0 0 0 0 
0 0 0 

rnitial Queue Clear Time (te), h 0 0 0 0 
0 0 0 
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2025 - Plus Project Pfvl 
Larry opened 5/16/2016 4:19:29 PM 0 
Larry closed 5/16/2016 4:19:29 PM 0 
Larry opened 5/16/2016 4:19:30 PM 0 
Larry closed 5/16/2016 4:20:15 PM 45 
Larry opened 5/16/2016 4:20:15 PM 0 
Larry closed 5/16/2016 4:20:15 PM 0 
Larry opened 5/16/2016 4:20:16 PM 0 
Larry closed 5/16/2016 4:26:10 PM 353 
Larry opened 5/16/2016 4:26:10 PM 0 
Larr-y closed 5/16/2016 4:26:10 PM 0 
Larry opened 5/16/2016 4:26:11 PM 0 
Larry closed 5/16/2016 4:26:27 PM 15 
Larry opened 5/16/2016 4:29:31 PM 0 
Larry closed 5/16/2016 4:29:48 PM 16 
Larry o)ened 5/16/2016 4:29:48 PM 0 
Larry c osed 5/16/2016 4:29:48 PM 0 
Larry opened 5/16/2016 4:29:49 PM 0 
Larry closed 5/16/2016 4:29:54 PM 4 
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2025 - Plus Project PM input 

GENERAL INFORMATION 
Area Type: other Phase 2 Direction: NB Multiple-Period 
Analysis: No 

PHASE SETTINGS 

NB NB SB SB WB IJJB EB EB 
Phase 
Movement 
Leag/Lag Lead Lag Lag Lead 
Left-Turn Mode Prot. Prot. Prot. Prot. 
Passage Time, s 3 3 3 3 3 3 3 3 
Maximum Green, s 19 64 20 33 23 68 4 
17 
Minimum Green, s 4 4 4 4 4 4 4 
4 
Yellow Change(Y), s 3.5 3.5 3.5 3.5 3.5 3.5 3.5 
3.5 
Red clearance(Rc), s 0. 5 0. 5 0.5 o. 5 0.5 0.5 0. 5 
0.5 
walk + FDW, s 0 16 0 16 0 16 0 16 
Max. Recall (1=0n) 0 1 0 0 0 1 0 
0 
Ped. Recall (1=0n) 0 0 0 0 0 0 0 
0 
Min. Reca ll (1=0n) 0 -.. 0 0 0 0 0 0 
0 
oual Entry (1=0n) 0 1 0 1 0 1 0 
1 
Simultaneous Gap Out (1=0n) 1 1 1 1 1 1 
1 1 
Dallas Phasing (1=0n) 0 0 0 0 0 0 0 
0 
Prot. Right Turn (1=Yes) 1 0 1 
0 

PHASE ASSIGNMENT 

Ti mer: 1 2 3 4 5 6 7 8 
Assigned Phase 2 1 3 4 5 6 8 7 
Assigned Left-Turn Mvmt. 0 1 3 0 5 0 
0 7 
Assigned Through Mvmt. 2 0 0 4 0 6 8 
0 
Assigned Right-Turn Mvmt. 12 0 0 14 0 16 
18 0 
Timer w/Pr-Pm From Shared La ne 0 0 0 0 0 0 
0 0 

TRAFFIC CHARACTERISTICS 

NB NB NB SB SB SB WB t>JB WB 
EB EB EB 

L T R L T R L T R 
L T R 

Movement: 5 2 12 1 6 16 3 8 
18 7 4 14 
Adjusted Flow Rate, veh/h 427 870 105 349 780 448 
389 1093 453 79 443 179 
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2025 - Plus Project PM input 
Right-Turn-On-Red volume, veh/h 0 0 

0 0 
Heavy Vehiele Distribution, % 2 2 2 2 2 2 
2 2 2 2 2 2 
Lane Utilization Adj. Faetor 0.970000028610229 0.949999988079071 
1 0.970000028610229 0.949999988079071 1 0.970000028610229 
0.949999988079071 0.949999988079071 0.970000028610229 
0.910000026226044 1 
Start-up Lost Time, s 
2 2 2 2 
Green Extension Time, s 
2 2 2 
Platoon Ratio 
1 1 1 
Filtering Faetor 

2 
1 
1 

1 1 1 1 
Pedestrian volume, ped/h 

5 
Bike volume, bike/h 
0 0 

future use 0 
0 0 0 0 

2 
2 
2 
2 
1 

1 
1 

5 

0 

Initial Queue, veh 0 
0 0 0 0 0 
Speed Limit, mph 45 
45 45 45 45 45 

2 2 2 2 

2 2 2 2 

1 1 1 1 

1 1 1 1 

5 

0 0 

0 0 0 0 

0 0 0 0 

45 45 50 50 

Adjusted Sat. Flow, veh/h/ln 1862.7451171875 1862.7451171875 

2 

2 

1 

1 

5 

0 

0 

50 

1862.7451171875 1862.7451171875 1862.7451171875 1862.7451171875 1862.7451171875 
1862.7451171875 1900 1862.7451171875 1862.7451171875 1862.7451171875 
Period 1 Traffic count, veh 0 0 0 0 0 
0 0 0 0 0 0 
Period 2 Traffic count, veh 0 0 0 0 0 
0 0 0 0 0 0 
Period 3 Traffic count, veh 0 0 0 0 0 
0 0 0 0 0 0 
Period 4 Traffic count, veh 0 0 0 0 0 
0 0 0 0 0 0 

2 

2 

1 

1 

0 

0 

45 

0 

0 

0 

0 

Lane volume Input? Not used Not used Not used Not 
used Not used Not used Not used Not used Not used 
Not used Not used Not used 
shared L+T lane, veh/h/ln 

0 
Exclusive lanes, veh/h 
1091 453 79 443 
5hared T+R lane, veh/h/ln 

0 

0 
427 
0 

0 

NTER5ECTION APPROACH CHARACTERI5TIC5 

NB NB N8 
EB EB EB 

L T R 
L T R 

Movement: 5 2 
18 7 4 14 
Lanes 2 2 1 
2 3 1 
Lane Assignment 

Receiving Lanes 0 2 
0 0 3 0 
Bay/Segment Length, ft 124 
1041 0 230 259 320 

870 

58 

L 

12 

2 

0 

124 

Page 

50 

0 0 

0 349 780 0 

0 0 

58 SB WB WB 

T R L T 

1 6 16 3 

2 1 2 2 

0 4 0 0 

124 325 768 768 

2 

389 

WB 

R 

8 

0 

2 
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2025 Plus Project p~,l input 
Parking Present? No No No NO No 

No No No 
Parking rv1aneuver Rate, m/h 0 0 0 0 
0 0 0 0 
Bus Stopping Rate, busses/h 0 0 0 0 
0 0 0 0 
Detector Length, ft 20 100 20 20 100 20 20 
100 100 20 100 20 

CALIBRATION PARAMETERS 

Analysis time period, h: 0.25 oist. between stored 
vehicles, ft: 8 

Base sat. flow rate, pc/h/ln: 1900 Queue length 
percentile: -26165 

sneakers per cycle, veh: 2 Left-turn 
equivalency factor: 1.04999995231628 

Number of iterations: 35 Right-turn equivalency 
factor: 1.17647063732147 

Stored car lane length,ft: 25 Heavy veh. 
equivalency factor: 2 

Stored heavy veh. lane length,ft: 45 critical gap 
for permissive left, s: 4.5 

Partion peds. pushing button: 0.509999990463257 
Follow-up time for permissive left, s: 2.5 

Deeeleratian rate, ft/s/s: 4 Stop threshold 
speed, mph: 5 

Acceleration rate, ft/s/s: 3.5 critical Merge Gap, 
s: 3.70000004768372 

Page 3 

51 



2025 - Plus Projcct PM output 

OUTPUT SUMMARY 

TIME PERIOD 1 
Equilibrium cycle Length, 5 140 

NB NB NB SB SB SB WB WB WB 
EB EB EB 

L T R L T R L T R 
L T R 

Movement: 5 2 12 1 6 16 3 8 
18 7 4 14 
Volume, veh/h 427 870 105 349 780 448 389 1093 
453 79 443 179 
Initial Queue, veh 0 0 0 0 0 0 0 
0 0 0 0 0 
Ped-Bike Adj. Faetor (A_pbT) 1 0.996718764305115 1 

0.9936363697052 1 0.996911764144897 1 
0.986116111278534 
Parking, Bu5 Adj. Factors (f_bb x f_p) 1 1 1 1 1 
1 1 1 1 1 1 1 
Adju5ted sat. Flow Rate, veh/h/ln 1862.7451171875 1862.7451171875 
1862.7451171875 1862.7451171875 1862.7451171875 1862.7451171875 1862.7451171875 
1862.7451171875 1900 1862.7451171875 1862.7451171875 1862.7451171875 
Lane5 2 2 1 2 2 1 2 2 0 
2 3 1 
Lane Assignment 

capacity, veh/h 467.080200195313 1617.92712402344 
721.4345703125 537.745056152344 834.24365234375 585.72021484375 
565.412841796875 1194.21240234375 483.065856933594 
98.3326721191406 549.410766601563 428.805969238281 
Proportion Arriving on Green 0.135714292526245 0.457142859697342 
0.457142859697342 0.156246587634087 0.235714286565781 
0.235714286565781 0.164285719394684 0.485714286565781 
0.485714286565781 0.0285714287310839 0.108039118349552 
0.108039118349552 
Approach volume, veh/h 1402 1577 
1935 701 
Approach oelay, s/veh 43.9997253417969 
60.134521484375 52.3497581481934 
65.5759811401367 

Timer Data 
Timer: 

A5signed Pha5e 
7 

1 2 
2 

3 
1 

4 
3 

5 
4 

6 
5 

7 
6 

8 
8 

case No 3 2 2 3 2 4 3 2 
Pha5e ouration (G+Y+Rc), 5 68 27 8 37 23 72 

19.1254768371582 25.8745231628418 
change Period (Y+Rc), 5 4 4 4 4 4 4 

4 4 
Max. Allowable Headway (MAH), 5 4.80412197113037 

4.7737603187561 3.70079731941223 4.30865716934204 3.70079731941223 
4.7737603187561 4.63108777999878 4.30865716934204 

Maximum Green Setting (Gmax), 5 64 23 4 33 19 
68 17 20 

Max. Queue Clearance Time (g_c+l1), s 26.7713222503662 
16.9093723297119 5.19510507583618 35 19.1386775970459 
62.2274360656738 13.9163951873779 15.3302764892578 
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2025 - Plus Project PM output 
Time (g_e), s 6.86458587646484 

0 0 0 4.56910562515259 
3.01639604568481 

Green Extension 
4.79040002822876 
1.01723599433899 

Probability of 
0.953681886196136 
0.99999874830246 

Probability of 

Phase call (p_c) 1 0.999999701976776 
1 0.999999940395355 1 1 

Max out (p_x) 0 
1 0 1 

Left-Turn Movement Data 
Assigned Movement 

7 

0.9659623503685 

0 1 

0.95150351524353 

3 0 5 

1 

0 

1 

0 

Mvmt. Sat Flow, veh/h 0 
3441.6435546875 

3441.6435546875 3441.6435546875 0 
3441.6435546875 0 0 
Through Movement Data 

Assigned Movement 
0 

Mvmt. sat Flow, veh/h 
3539.21557617188 0 
Right-Turn Movement Data 

Assigned Movement 
0 

Mvmt. Sat Flow, veh/h 
1573.25744628906 0 

Left Lane Group oata 
Assigned Movement 

7 
Lane Assignment 

(Prot) 
Lanes in Group 

2 

2 0 0 4 0 6 

3539.21557617188 0 0 
2458.67260742188 5085.29443359375 

12 0 0 14 0 

1578.13806152344 0 
994.54736328125 1561.35046386719 

0 1 3 0 

(Prot) (Prot) 

5 

(Prot) 

16 

0 
0 

0 

0 2 2 0 2 0 

8 

0 

18 

0 

0 

Group volume (v), veh/h 0 389 79 0 427 0 
0 349 

Group Sat. Flow (s), veh/h/ln 0 1720.82177734375 
1720.82177734375 0 1720.82177734375 0 0 
1720.82177734375 

Queue serve Time (g_s), s 0 14.9093723297119 
3.19510507583618 0 17.1386775970459 0 0 
13.3302764892578 

Cycle Queue Clear Time (g_c), s 0 14.9093723297119 
3.19510507583618 0 17.1386775970459 0 0 
13.3302764892578 

*Perm LT Sat Flow Rate (s_l), veh/h/ln 0 0 0 0 
0 0 0 0 

*shared LT Sat Flow (s_sh), veh/h/ln 0 0 0 0 
0 0 0 0 

*Perm LT Eff. Green (g_p), s 0 0 0 0 0 
0 0 0 

*Perm LT serve Time (g_u), s 0 0 0 0 0 
0 0 0 

*Perm LT Que serve Time (g_ps), s 0 0 0 0 0 
0 0 0 

*Time to First Blk (g_f), s 0 0 0 0 0 
0 0 0 

*Serve Time pre Blk (g_fs), s 0 0 0 0 0 
0 0 0 

~'Proporti on L T Insi de Lane (P _L) 0 1 1 0 1 
0 0 1 

Lane Group Capacity (c), veh/h 0 565.412841796875 
98.3326721191406 0 467.080200195313 0 0 
537.745056152344 

volume-to-capacity Ratia (X) 0 0.687992751598358 
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2025 - Plus Project PM output 
0.803394436836243 0 0.914189696311951 0 0 
0.649006307125092 

Available Capacity (c_a), veh/h 0 565.412841796875 
98.3326721191406 0 467.080200195313 0 0 
537.745056152344 

upstream Filter Faetor (I) 0 1 1 0 1 0 
0 1 

uniform Delay (dl), s/veh 0 55.119270324707 67.6090469360352 
0 59.6956443786621 0 0 55.458122253418 

Incremental Delay (d2), s/veh 0 3.49861550331116 
36.6012878417969 0 22.4640121459961 0 0 
2.73586678504944 

Initial Queue Delay (d3), sjveh 0 0 0 0 0 
0 0 0 

control Delay (d), sjveh 0 58.6178855895996 
104.210334777832 0 82.1596527099609 0 0 
58.1939888000488 

First-Term Queue (Q1), veh/ln 0 7.07753419876099 
1.52512204647064 0 8.12481212615967 0 0 
6.34979486465454 

second-Term Queue (Q2), veh/ln 0 0.274744749069214 
0.499875366687775 0 1.45729100704193 0 0 
0.204333171248436 

Third-Term Queue (Q3), veh/ln 0 0 0 0 0 
0 0 0 

Percentile bk-of-que factor (f_B%) 0 1 1 1 0 
0 0 1 

Percentile Back of Queue (Q%), veh/ln 0 7.3522789478302 
2.02499741315842 0 9.5821031332016 0 0 6.55412803590298 

Percentile Storage Ratio (RQ%) 0 1.06712472438812 
0.223629176616669 0 1.96276986598969 0 0 
0.512228727340698 

Initial Queue (Qb), veh 0 0 0 0 0 0 
0 0 

Final (Residual) Queue (Qe), veh 0 0 0 0 0 
0 0 0 

saturated Delay (ds), s/veh 0 0 0 0 0 0 
0 0 

Saturated Queue (Qs), veh 0 0 0 0 0 0 
0 0 

saturated capacity (cs), veh/h 0 0 0 0 0 
0 0 0 

rnitial Queue clear Time (te), h 0 0 0 0 0 
0 0 0 
Middle Lane Group Data 

Assigned Movement 2 0 0 8 4 0 6 
0 

0 

Lane Assignment 

Lanes in Group 

T 

2 0 0 

T T 

2 0 1 

Group volume (v), veh/h 870 0 0 780 0 

T 

3 

779.142333984375 443 0 
Group sat. Flow (s), veh/h/ln 1769.60778808594 0 0 

1769.60778808594 0 1769.60778808594 1695.09814453125 0 
Queue serve Time (g_s), s 24.7713222503662 0 0 

30.2477283477783 0 56.6382675170898 11.9163951873779 0 
Cycle Queue Clear Time (g_c), s 24.7713222503662 0 0 

30.2477283477783 0 56.6382675170898 11.9163951873779 0 
Lane Group Capacity (c), veh/h 1617.92712402344 0 0 

834.24365234375 0 859.523803710938 549.410766601563 0 
volume-to-Capacity Ratia (X) 0.537725031375885 0 0 

0.934978544712067 0 0.906481266021729 0.80631822347641 0 
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2025 - Plus 
Available Capacity (c_a), veh/h 

Project PM output 

834.24365234375 0 859.523803710938 
1617.92712402344 
617.500061035156 

0 
0 
0 Upstream Filter Faetor (I) 1 0 0 1 

1 0 
uniform Delay (dl), s/veh 27.3522148132324 0 0 

52.4482383728027 0 33.0784111022949 61.0060729980469 
Incremental Delay (d2), s/veh 1.28616452217102 0 

17.4527549743652 0 14.9722499847412 7.02924966812134 
rnitial Queue oelay (d3), sjveh 0 0 0 0 

0 0 0 
Control Delay (d), s/veh 28.6383800506592 0 0 

69.900993347168 0 48.0506591796875 68.0353240966797 0 
First-Term Queue (Q1), veh/ln 12.0832948684692 0 

14.7335510253906 0 27.4862461090088 5.57843971252441 
second-Term Queue (Q2), veh/ln 0.289016753435135 0 

2.02220153808594 0 3.57472372055054 0.357587546110153 
Third-Term Queue (Q3), veh/ln 0 0 0 0 

0 0 0 
Percentile bk-of-que factor (f_B%) 1 0 0 1 

1 1 0 

0 

1 

0 
0 
0 
0 

0 
0 
0 
0 
0 

0 

Percentile Back of Queue (Q%), veh/ln 12.3723116219044 0 
0 
0 

16.7557525634766 0 31.0609698295593 5.93602725863457 

Percentile Storage Ratio (RQ%) 2.53430795669556 0 
0.554160892963409 0 0.757875025272369 0.582140982151031 

Initial Queue (Qb), veh 0 0 0 0 0 
0 0 

Fi nal (Residual) Queue (Qe), veh 0 0 0 0 
0 0 0 

Saturated Delay (ds), s/veh 0 0 0 0 0 
0 0 

saturated Queue (Qs), veh 0 0 0 0 0 
0 0 

saturated Capacity (cs), veh/h 0 0 0 0 
0 0 0 

Initial Queue clear Time (te), h 0 0 0 0 
0 0 0 
Right Lane Group Data 

Assigned Movement 12 0 0 14 0 16 
0 

Lane Assignment R R T+R 

Lanes in Group 1 0 0 1 0 1 
0 

Group volume (v), veh/h 105 0 0 448 0 
766.857727050781 179 0 

0 
0 
0 

0 

0 

0 

0 

0 

18 

R 

1 

Group Sat. Flow (s), veh/h/ln 1578.13806152344 0 0 
1573.25744628906 0 1683.61206054688 1561.35046386719 0 

Queue Serve Time (g_5), 5 4.56169033050537 0 0 33 
0 60.2274360656738 0 0 

Cycle Queue Clear Time (g_c), 5 4.56169033050537 0 0 
33 0 60.2274360656738 0 0 

''Prot RT Sat Fl ow Ra te (s_R), veh/h/1 n 0 0 0 
1583.33325195313 0 0 1583.33325195313 0 

*Prot RT Eff. Green (g_R), s 0 0 0 19 0 
0 23 0 

*Proportion RT out5ide Lane (P_R) 1 0 0 1 0 
0.590722382068634 1 0 

Lane Group Capacity (c), veh/h 721.4345703125 0 0 
585.72021484375 0 817.754455566406 428.805969238281 0 

volume-to-capacity Ratia (X) 0.145543321967125 0 0 
0.764870166778564 0 0.937760233879089 0.417438119649887 0 

Available Capacity (c_a), veh/h 721.4345703125 0 0 
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2025 ~ Plus Project PM output 
585.72021484375 0 

upstream Filter 
0 1 

817.754455566406 449.711578369141 
Faetor (I) l 0 0 1 

0 
0 

uniform Delay (dl), s/veh 15.6712436676025 0 0 
38.6679840087891 0 34.0013809204102 41.790283203125 0 

Incremental oelay (d2), s/veh 0.424520403146744 0 
5.97413396835327 0 19.5367488861084 0.648281216621399 

Initial Queue oelay (d3), s/veh 0 0 0 0 
0 0 0 

Control oelay (d), s/veh 16.0957641601563 0 0 
44.6421165466309 0 53.5381317138672 42.4385643005371 

First-Term Queue (Q1), veh/ln 1.98333442211151 0 
15.182240486145 0 27.9048309326172 5.61872386932373 0 

second-Term Queue (Q2), veh/ln 0.085073247551918 0 
0.971992015838623 0 4.4378514289856 0.0772185772657394 0 

Third-Term Queue (Q3), veh/ln 0 0 0 0 
0 0 0 

Percentile bk-of-que factor (f_B%) 1 0 0 1 
1 1 0 

l 

0 
0 
0 

0 
0 

0 

0 

0 

Percentile Back of Queue (Q%), veh/ln 2.06840766966343 0 
0 
0 

16.1542325019836 0 32.3426823616028 5.69594244658947 

Percentile Storage Ratia (RQ%) 0.423686534166336 0 
0.534266889095306 0 0.789148271083832 0.452114015817642 

Initial Queue (Qb), veh 0 0 0 0 0 
0 0 

Final (Residual) Queue (Qe), veh 0 0 0 0 
0 0 0 

Saturated Delay (ds), s/veh 0 0 0 0 0 
0 0 

Saturated Queue (Qs), veh 0 0 0 0 0 
0 0 

Saturated capacity (cs), veh/h 0 0 0 0 
0 0 0 

Initial Queue clear Time (te), h 0 0 0 0 
0 0 0 
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HCM 2010 Signalized lntersection Summary 
1: McHenry/McHenry Ave. & Pelandale Ave. 5i' G/2015 

-- ··-·-· ···---~-·-··----------·-

..)- ~ 
.._.._ 

t ' ~ .; __.. " .( ~ ~ ~ 

Movement EBL EBT EBR WBL WBT Vv8R NBL NBT !~BR SBL SBT SBR 
Lane Configurations "'i"i tt r' "'i"'i ttt r' "'i"'i tt fl "'i"i tl+ 
Volume (vehih) 321 718 412 73 408 165 393 800 97 358 1006 417 
Number 7 4 14 3 8 18 5 2 12 1 6 i[j 

lnitial Q {Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0 
Ped-Bike Adj(A_pb T) 1.00 0.99 1.00 0.99 1.00 1.00 1.00 1.00 
Parking Bus, Adj 1.00 i.OO 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Adj Sat F!ow, veh/h/ln 1863 1863 1863 1863 1863 1863 1863 1863 1863 1863 1863 1900 
Adj Flow Rate, veh/h 349 780 448 79 443 179 427 870 105 389 1093 453 
Adj No. of Lanes 2 2 1 2 3 1 2 2 1 2 2 0 
Peak Hour Faetor 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 0.92 
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2 
Cap, veh/h 538 834 586 98 549 429 467 1618 721 565 1194 483 
Arrive On Green 0.16 0.24 0.24 0.03 0.11 0.11 0.14 0.46 0.46 0.16 0.49 0.49 
Sat Flow, vehlh 3442 3539 1573 3442 5085 1561 3442 3539 1578 3442 2459 995 
Grp Volume(v), veh/h 349 780 448 79 443 179 427 870 105 389 779 767 
Grp Sat Flow(s),veh/hAn 1721 177.0 1573 1721 1695 1561 1721 1770 1578 1721 1770 1684 
Q Serve(g_s), s 13.3 30.2 33.0 3.2 11.9 0.0 17.1 24.8 4.6 14.9 56.6 60.2 
Cycle Q Clear{g _ _c;), s 13;3 30,2 33.0 3.2 11.9 O:il 17.1 24.8 4.6 14.9 56.6 60.2 
Prop ln Lane 1.00 1.00 1.00 1.00 1.00 1.00 1.00 0.59 
Lane Grp Cap{c), vehlh 538 834 586 .98 549 429 467 1618 721 565 860 818 
VIC Ratio{X) 0.65 0.93 0.76 0.80 0.81 0.42 0.91 0.54 0.15 0.69 0.91 0.94 
Avall Cap(c_a), vehlh 53!f' ·-• ..,834~·· ''586 ~srr· ·a·nr " ... 4oo· .. 467 f6~8 721 · s6s· - ··aM· '818 
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 
Upstream Filter(l) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1 •. 00 1,00 
Uniform Delay (d), slveh 55.5 52.4 38.7 67.6 61.0 41.8 59.7 27.4 15.7 55.1 33.1 34.0 
lncr Delay (d2}, slveh 2.7 17.5 6 .. 0 36,6 7.0 0.6 22.5 1.3 0.4 3.5 15.0 19.5 
lnitial Q Delay(d3),s/veh 0.0 0.0 o:o 0.0 0.0 0.0 0.0 0.0 0.0 Q.O 0.0 0.0 
%ile BackOfQ(-26165%),vehnn 6.6 16.8 16:2 :ro 5.9 5.7 9.6 12.4 2.1 7:4 3t1 32.3 
lnGrp Delay(d),slveh 58.2 69.9 44.6 104.2 68.0 42.4 82.2 28.6 16.1 58.6 48.1 53.5 
LnGra LOS E E D F E 0 F c B E 0 D 
Approach Voi, vehlh 1577 701 1402 1935 
Approach Delay, slveh 60.1 65.6 44.0 52.3 
i\pproacll LOS E E D 0 

1\ssigned Phs 2 3 4 5 6 7 8 
Phs Duration (G·.-Y+Rc), s 27.0 68.0 8.0 37.0 23.0 72.0 25.9 19.1 
Change Period (Y+Rc), s 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 
Max Green Setting (Gmax), s 23.0 \54.0 4.0 33.0 19.0 68.0 20.0 17.0 
Max Q Clear Time (g_c+l1), s 16.9 26.8 5.2 35.0 19.1 62.2 15.3 13.9 
Green Ext Time (p_c), s 4.8 5.9 0.0 0.0 0.0 4.6 3.0 1.0 

lntersecl!on Sumrna~J: 
HCM 2010 Ctrl Dci<Jy 5·1.1 
HCM 2010 LOS D 

Noles 
User approved changes to right turn type. 

Findlay Automotive - 2025 Plus Project PM Peak Hour Synchro 8 Light Report 
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DR_A.FT FINDII"GS 

The following are excerpts frorn Governmcnt Codc §51282 which include the required 
findings for tentativc canccllation of a Williamson Act Contract. Section 51282 actually 
providcs two altemative findings for cancellation of the contract. One is that "the cancellation is 
consistent with the purposes of this chapter" and the second is that the "cancellation is in thc 
public interest". Each of these findings has a subset of additional questions which must be 
answercd and findings which must be made. Proposed findings undcr cach of thcse scctions arc 
set forth in the balance o f this Exhibit. 

Government Code §51282(a)(l) finding "[t]hat the cancellation is consistent with the 
purposes of this chapter" 

(b) For purposes of paragraph (1) of subdivision ( a) cancellation of a contract shall be consistent 
with the purposes ofthis chapter only ifthe board or council makes all ofthe following findings: 

(1) That the cancellation is for land on which a notice of nonrenewal has been served pursuant to 
Section 51245. 

A notice of nonrenewal has been filed. Attached you will find a copy of the recorded 
notice of nonrenewal. 

(2) That cancellation is not likely to result in theremovai of adjacent lands from agricultural use. 

To the north, the property is adjacent to existing industrial type development Iaeated 
within Stanislaus County. Adjacent to the site to the west is open ground Iaeated within the City 
of Modesto sphere of injluence (SOI), and further west, lands that have been annexed into the 
City of Modesto and developed. Adjacent to the site to the east is JvfcHenry Avenue (SR 108) 
and urban development within the City ofModesto city limits. To the direct south of the property 
is a mobile home park developed in the County, and south of that, residential and commercial 
development in the City of Modesto. 

The cancellation of this contract will not result in the removai of lands from agricultural 
use. The site in question has not been in agricultural use for over ien (1 0) years. Lands 
immediately to the west and north ofthe site were in the same Williamson Act contract and were 
removed by notice of nonrenewal over the Iast ten (1 0) years. lt is unclear why this small 
developed parcel of less than an acre was not part of the previous notice of nonrenetval, but it 
appears to have been overlooked. The land to the ·west c~f the site, and within the City of 
Modesto SOI, have been similarly fallow and subject to a process of planning jor their 
annexation and development into the City of Modesto for over ten (1 0) years. The project site is 
surrounded by urban development, (c;ee attached map). The cancellation of this contract and 
development of the project will not create any additional urban encroachment on the small 
amount of remaining lands 'YVithin the Modesto SOI in the vicinity project beyond those that 
already exist. 

The renzoval of the Williamson Act Contract on this property >vill not itself result in the 
removai of an.v of the ac{jacent parcels ji"om agricultural use. 
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(3) That cancellation is for an alternative use which is consistent with thc applicable provisions 
of the city or county gcncral plan. 

The property is Iaeated in Stanislaus County, and is subject of a City!Cozmty Agreemenr 
governing the development of the property in the County and establishing that the City (<f 
ivfodesto will provide 'vFater service to the site. The Agreement identifies hmv taxes will be 
shared. The alternative use of this property is development consistent with the currenr City of 
Afodesto General Pian. The property has been included within the lvfodesto General Plan area 
for over forty (40) years. The property has achieved afavorable vote ofthe citizens ~fthe City of 
AJodesto to extend sewer service to the siie. When the Williamson Act contract was executed, the 
contract was protested, and the protest was upheld by LAFCO, so upon annexation, the contract 
would automatically be extinguished with no penalty. Property under the same contract to the 
west and north of this parcel, and about ten (1 0) acres in size, were removed by nonrennval, but 
it is unclear why this small (under an acre) developed parcel was overlooked. 

In this case, and although the property is surrounded by urban development, a County 
planning process is proposed and will be utilized until the property is ready for annexation to the 
City of Modesto. The County General Pian zoning will be changed to allow for development in 
the County and a zoning designation of Planned Development is being requested. The project 
will be an auto dealership, consistent with the land uses up and down McHenry Avenue in the 
vicinity of the site, as this is the established auto dealership location for north Modesto. The 
City/County Agreement recognizes this locationforjust such development. 

(4) That cancellation will not result in discontiguous pattems ofurban development. 

The project site is Iaeated is Stanislaus County, but within the City of Afodesto SOI, and 
surrounded by lands designated for, or developed as, urban uses on all sides, except for the 
parcels to the west (which are also adjacent to urban development). To the north, the property is 
acijacent to existing industrial type development. Acijacent to the site to the west is open ground 
Iaeated within the City of1vfodesto SOI, and fiu·ther west, lands that have been annexed into the 
City of "lt,-fodesto and developed. Ac(jacent to the site to the east is McHenry Avenue (SR 1 08) 
and urban development within the City of"lt,-fodesto city limits. To the direct south of the property 
is a mobile home park developed in the County, and south of that, residential and commercial 
development in ihe City lifA1odesto. 

Based on the foregoing. the project is surrounded by urban development on three sides. 
The larger projec/ area is completely surrounded by railroad right-of-way, roadways, or 
development in the City of Modesto or Stanislaus County. As the project site is surrounded by 
these uses, its developmenl vvill actually complete a compact and contiguous pattern ol 
development. The County has pe1jormed all necessary environmental review, and will zone the 
property for development. Based on the fact that the project wil! be developing con:·;istent "rvith 
the County zoning ordinance and General Pian, and based upon the location ~fthe pr~ject site, 
the cancellation ~f this contract will not result in discontiguous patterns ofurban development as 
the entire area has been plannedfor development and development in the area has commenced 
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(5) That there is no proximatc noncontractcd Jand which is both availablc and suitable for thc usc 
to which it is proposed the contracted land be put, or, that dcvclopment of the contracted land 
would provide more contiguous patterns of urban development than development of proximate 
noncontracted land. · 

While only one ofthe two jindings in finding #5 is required to be made, borh j/ndings are 
appropriate_ 

First, there is no proximate noncontracted land ·which is available and suitable for the 
use to --which this property is proposed to be put in the vicinity of the project site. As set forth 
previously. this is the area ident~(ied by both Stanislaw· County and the City ofModesto.for auto 
dealerships ta serve the north end o.f the County. Over ten (1 0) acres o.f the project is on lands 
not subject to a Williamson Act contract. These lands were part af the same original contract 
and were removed by nonrenewal, but it is unclear why this developed parcel (less than 1 acre) 
was overlooked. There is a small site across _McHenry Avenue, but at about 3 acres, it is too 
small to accommodate the project as proposed 

The property proposed for cancellation has access to Pelandale Avenue and lvfcHenry 
Avenue, major circulation corridors. The unique .features o.f the property are the reason the 
County of Stanislaus .focused its attention on this area, planned it for auto dealerships, and 
negotiated a service agreement with the City o.f Modesto. The parcel in question is generally 
surrounded by County!City development, thereby isolating this parcel.from adjacent uses, as 
discussed previously infindings #2 and #4. 

Stanislaus County has identified this area .for County development. The City of Modesto, 
by agreement, will provide urban water service to the project area. Infi·astructure is available to 
the site. This praperty !ies within the main grawth area .for the City of Madesto, and will be 
annexed into the city limits in the .future. There are no other non-contracted properties af 
similar size which provide the County similar benefits. As set .forth above the County finds that 
there is no praximate noncontracted land vvhich is both available and suitable for the use which 
the contracted land is proposed ta be put. 

As to the second part o.f finding #5, and as discussed under item #4, the development af 
this contracted land will provide .for a contiguous pattern of urban development. First, the 
parcel in question is almost fully surrounded by Caunty or City develapment, isolating this 
parcel from adjacent uses, as discussed previously in findings #2 and #4. In addition, the only 
similar sized and praximate non-cantracted land which cauld be available for development 
would be across McHenry Avenue, but this parcel is too small for the projea The project in 
question is abour ten (1 0) acres in size, and the parcel prapased .for cancellation is a less than a 
one acre partion of the project site that ·was overlooked vvith the prior nonrenevFal that cancelled 
the Williamson Act contract on the balance of the property proposed for developrnent_ The 
property which is the subject of this tentative cancellatian is Iaeated within the City of lviodesto 
SOI, has received an ajjirmafive sewer advisory vote from the cirizens of Modesto. has been 
under a planning process for many years, is the subject q(an Agreement between the Couniy and 
City for the provision af water to the site. and the existing contract was protested when it was 
executed and the protesl >vas upheld As such for orderly, contiguous. and '-Vell planned 

60 



development io occur. the County of Stanislaus jlnds· it is necessary för this properry to be 
removed from the contract. Due to the loc(ltion of the properzv and the need to properly 
compiete the infrastructure in the area, and based on the foregoing, This project would provide 
more contiguous patierns of urban development than any proximate noncontracted lands. 
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St.?.te cf Caiifurnia " Na~- ..• Resatrces Agency 

DfpartJ<lent o! Conservatior 
Divisi,.'lO ofL<md Resom.:e ProtectJoo 
801 K St.reet • MS 14-15 
Sacramento, CA 95814 
(916) 324-0850 • FAX (916) 327-3430 

June 29, 2016 

VIA EMAIL: WYSER@STANCOUNTY.COM 
Ms. Raehei Wyse, Associate Planner 
Stanislaus County 
Department of Planning & Community Development 
1010 1oth Street, Suite 3400 
Modesto, CA 95354 _ 

Dear Ms. Wyse: 

Erlmund G. BroMIJr., Gove.rnor 

JOOn M. lmt!ie, AssisfiJnt D.'rcdoi 

RECE E 

PARTIAL CANCELLATION OF LAND CONSERVATION CONTRACT # 75-2013 FOR AN AUTO DEALERSH!P 

The Department of Conservation's (Department) Division of Land Resource Protection (Division) 
has reviewed the cancellation petition submitted by Stanislaus County. The Division monitors 
farmland conversion on a statewide basis and administers the California Land Conservation 
(Williamson) Act, California Farmland Conservancy Program, and other agriculturalland 
conservation programs. The Department assumes that Stanislaus County has deemed the petition 
data and findings to be acceptable, and that the information provided reflects the views of the 
County as the lead agency. 

PROJECT DESCRIPTION 

The project proposes construction of an auto dealership on four parcels (11.7 acres). The property is 
Iaeated on the Southwest corner of McHenry Avenue and Pelandale Avenue in Stanislaus County 
(within the City of Modesto's sphere of influence (SOI)). The property is vacant aside from a small 
metal shop building. The property is bordered to the north by auto commercial uses, to the south by a 
mobile home residential park, to the west by vacant undeveloped land with a single family residence, 
and to theeast by another auto dealership. One of the parcels is still enrolled in a Williamson Act 
Contract (No.1975-2013). The request is to cancel a 0.71-acre partion of the contract (APN: 046-005-
010). The property is classified as Other Land per the California lmportant Farmland Finder. 1 

REQUIRED CANCELLAT!ON FIND\NGS 

The requirements necessary for cancellation of land conservation contracts are outlined in 
Government Code Section 51282. The County must document the justification for the cancellation 
through a set of findings. Stanislaus County requires both sets of findings to be made. Based on 
the County's Uniform Rules, the project is being processed under the Publie lnterest and 
Consistency with the Williamson Act findings outlined below in the Department's comments: 

1 California lmportant Farmland Finder California Department of Conservation. 
gu'!L~~Ut~!fJ )_1\!':Jl. 
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Ms. Raehei Wyse, Associa,. ,.)ianner 
June 29. 2016 
Page 2 

DEPARTMENT COMMENTS ON PUBLIC iNTEREST CANCELLATION FINDINGS2 

1. Other pubtie concerns substantially outweigh the objectives of the Williamson Act: 

The project site is adjacent to iand in the City of Modesto and with its SOI. Given that the area is 
aiready surrounded by urban deveiopment and there is no other non-contracted land nearby that is 
as suitable for the use, the County and City of Modesto have determined that it is in the best 
interest to develop the area commercially, specifically for an auto dealership. The City of Modesto, 
by agreement, will provide urban water to the project area. infrastructure is also available to the 
site. Therefore, the Department concurs that the proposed project is aptly situated and would meet 
the required finding that it substantially outweighs the objectives of the Williamson Act. 

DEPARTMENT COMMENTS ON CONSISTENCY WITH THE WILLIAMSON ÄCT FINDINGS 

1. That the cancellation is for /and on which a notice of nonrenewa/ has been served pursuant to 
Section 51245. 

The notice of nonrenewal was served by the landowner to the County and filed With the County 
Recorder's office on May 9, 2016. The copy supplied in the cancellation petition was not a 
recorded version of the nonrenewal, but based on the finding, the requirement has been met. 

2. That cancellation is not likely to result in the removai of adjacent fands from agricultural use. 

Property to the north and west are developed industrially or have been annexed into the City of 
Modesto and developed. Property to the south is utilized as a mobile home park and property to 
the west is vacant land Iaeated in the City of Modesto's SOI. The petition states that the property 
has not been used for agricultural purposes for over ten years. Therefore, the cancellation is not 
likely to result in theremovai of adjacent lands from agricultural use. 

3. That cancelfation is for an alternative use which is consistent with the applicable provisions of 
the city or county general pian. 

The County General Pian zoning will be changed to allow for development in the County and a 
zoning designation of Planned Development is being requested. The project will be an auto 
dealership, consistent with the land uses up and down McHenry Avenue in the vicinity of the site. 

The alternative use of the property is consistent with the current City of Modesto General Pian. 
The property has been included within the Modesto General Pian area for over forty years. The 
property has achieved a favorable vote of the citizens of the City of Modesto to extend sewer 
service to the site. The City/County Agreement recognizes this iocation for just such deveiopment. 

Therefore, the cancellation is for an aiternative use which is consistent with the appiicabie 
provisions of the City and County general pian. 

2 The second public interest finding is the same as the fifth consistency finding. Therefore, the finding is 
addressed later in the letter. 
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Ms. Raehei Wyse, Associate r-lanner 
June 29, 2016 
Page 3 

4. That cancellation wi/1 not resuft in discontiguous pattems of urban development. 

The project site is Iaeated is Stanislaus County, but within the City of Modesto SOI and surrounded 
by lands designated for, or developed as, urban uses on all sides, except for the parcels to the 
west (which are also adjacent to urban development). Therefore, cancellation will not result in 
discontiguous patterns of urban development. 

5. That there is no proximate noncontracted land which is both available and suitable for the use 
to which it is proposed the contracted land be put, or, that development of the contracted land 
wou/d provide more contiguous patterns of urban development than deve/opment of proximate 
noncontracted land. 

The property proposed for cancellation has access to Palandale Avenue and McHenry Avenue, 
major circulation corridors. The unique features of the property are the reason the County of 
Stanislaus focused its attention on this area, planned it for auto dealerships, and negotiated a 
service agreement with the City of Modesto. The parcel in question is generally surrounded by 
County/City development, therefore the Department concurs that there is no better proximate 
noncontracted land which is both available and suitable for the proposed use. 

CANCELLATION FINDINGS CONCLUSIONS 

The Department concurs that the proposed project will be able to meet all the required findings for 
cancellation. 

Thank you for the opportunity to provide comments on the proposed cancellation. Please provide 
our office with a copy of the public notice for the tentative cancellation, ten working days before the 
hearing, and a copy of the recorded tentative cancellation resolution within 30 days after approval 
pursuant to Government Code Section 51284. 

Within 30 days of the landowner satisfying the conditions and contingencies required in the 
Tentative Cancellation Resolution, and payment of the required fee, the Board will record a 
Certificate of Cancellation for the contract. The County Treasurer is required to send the 
cancellation fee to State Controller within 30 days of recordation of the Certificate of Cancellation 
and a copy of the recorded Certificate of Cancellation to the Department of Conservation. 3•

4 lf you 
have any questions concerning our comments, please contact me. 

Sincerely, 

/I~·A.~k~ 
Meri A. Meraz G 
Conservation Program Support Supervisor 
Division of Land Resource Protection 
!il meraz(~conse_rvation. ca. aov 

3 Please include some type of information identifying the cancellation on the check: APN(s), project name or 
number, landowner, applicant, etc. 
4 When sending information to the Department of Conservation, please also confirm the date the cancellation 
payment was made to the State Controller. 
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Slrivtnt;; to be fhe BBSI 

June 23, 2016 

Don H. Gaekle 
Stanislaus County Assessor 

Mercy Maya 
AssistanrAssessor 

Administration 

Matt N. Reavill 
Assistant Assessor 

Valuation 

Stanislaus County Board of Supervisors 
elo Planning and Community Development 
1 010 Tenth Street, Suite 3400 
Modesto, CA 95354 

Dear Board Members: 

Reference: Property Owner: Burchell Nursery Jne 
Assessor's Parcel Number: 046-005-010-000 
Williamson Act Contract Number: 2013 

1010 Tenth St, Suite 2400 
Modesto, CA 95354-0863 

Phone (209) 525-6461 
Fax: (209) 525-5586 

www stancounty com/assessor 

ln accordance with California Government Code Section 51283, the Assessor's Office has made 
the following determination: 

The cancellation valuation of 0.71 acres of the above referenced property restricted under the 
California Land Conservation Act is four hundred fifty thousand dollars ($450,000) representing 
current fair market value. The cancellation fee is an amount equal to 12~% of the cancellation 
valuation, or a total of fifty six thousandtwohundred fifty dollars ($56,250). 

1 hereby certify the cancellation valuatien of the above parcel to be $450,000. 

BY· 

cc: Burchell Nursery Jne 

Respectfully, 

Don H. Gaekle Assessor 

Daryl Finney 
Supervising Appraiser 

Stanislaus County 

California Department af Conservation 
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RFSOLUTTOK NO. 87-l 

RF.SOUJTT ON Of TIIE STANI SLAUS COUNTY I'LANNniG CONrn SS ION AHEND INC 
DEVELOPHENT POLICIES \HUI RESPECI TO THE REVIE\,! A:-JD APPRCVAL Of PLANt\ED 
DEVELOPMENT APPLICATION ON UPPER MCHENRY AVENLE. 

~IEREAS, the proper regulation of development along McHenry has bccn the 
subject of concern to the City of Modesto and the County of 
Stanislaus for a long period uf tirne, and 

WHEREAS, the Stanislaus County Board of Supervisors, on the recommendation 
of the County Planning Commission, amended the Land Use Element of 
the Stanislaus County General Plan to designate the upper Mcllenry 
frontages for "Planned Development", and 

WHEREAS, it is consistent with the "Planned Development" designation to 
establish development polleies which will serve as guidelines for 
property owners and the County in the formulatien and review of 
specific development proposals, and 

\~lEREAS, the Stanislaus County Planning Commission adopted Resolution No. 
74-l on April ll, 1974 to establish said policies. 

NOW, THEREFORE, BE IT RESOLVED that the following polleies are hereby 
established by the Stanislaus County Planning Commission \.Jith 
respect to the development of the "Planned Development" designations 
on upper McHenry Avenue. 

Precise plans should be adopted to provide for two collector streets 
to cross McHenry at one-quarter mile intervals bett.Jecn Pelåndale 
Avenue and Kiernan Avenue. 

No planned development application should be approved which would 
conflict with the above mentioned precise plans or with the adopted 
Pelandale Avenue precis,e plan. 

All planned developinent approvals shall provide for establishment of 
access driveways at intervals no closer than 200 feet where possible 
and on-site accessways (customer-front; freight-rear) shall be 
provided as approved. 

Shopping centers should be permitted only at the McHenry Avenue­
Pelandale Avenue and HcHenry Avenue-Kiernan Avenue intersections. 

Planned development 
interscctions noted 
demonstrated history 

approval on properties Hhich are no 
above should be limiterl to uses 

of lower traffic generation. 

on the 
vJi t h a 

The "Planned Development" designation \vhich has been applied to 
upper McHenry Avenue should not he interpreted to allow 
non-residential uses to project easterly or westerly from the 
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McHP;:ry f:rc7"1tage r~·) the t':-:tent th::tt thcv c:culd inLtia1.l.y or 

polenti;:Jll:; oJnjnl:-,'- ::he ä;.~ri.c:ulLur:-ll or :-csicicntial usJ.ge c:f 

Jand;-.; in the. imnediate orr~n. ~·Jith tt1~ cxccptioc cf tbe shopping 
centcrs ;lt the corners 1 i.sted ilbove, the folLH.;ing depths are 
herehv established: 

A. From Hodesto lrrigation District Lateral No. 6 north-
450 feet from the centerline of HcHenry Avenue. 

B. From the Modesto City Limits north to Lateral No. 6 on 
the east side of HcHenry Avenue - 488 feet from the 
centerline of HcHcnry Avenue. 

C. From the Modesto City Lirnits north to Lateral No. 6 on 
the west side of McHenry Avenue - the westerly property 
lines of the cxjsting parcels. 

Planned development applications on upper McHenry Avenue should 
include provisions for the ultirnate usage of entire contiguous 
mmerships. However, the application may provide for the phasing 
of developrnent. 

All non-residential planned development approvals shall include 
as an exhibit thereto, a signed agreernent in a form satisfactory 
to the Modesto City Attorney and Stanislaus County Counsel 
guaranteeing that the property on which the planned developrnent 
is appllcable will be annexed to the City of Modesto and/or 
connected to the Modesto public sewer systern when such annexation 
or sewer connection is dernanded by the City of Modesto with the 
approval of the Stanislaus County Board of Supervisors. 

All residential planned 
provisions for annexati.on 
occupancy thereof. 

development approvals shall include 
to the City of Modesto prior to 

All planned development applications should provide for 
consistence with City of Modesto and County of Stanislaus 
standarcls lvith respect to landscaping, off-street parking, sign 
control and strect improvements. 

The Planning Commission should 
lvithin the planned devel opment 
divisions are consistent with 
land uses. 

revlew all divisions of land 
desi gnation to insure that such 
the above policies and approved 

PASSED A:~D ADOPTED this 21st dfly of 1'1ay, 1987 on motion of Commissioner 
Parks, seconded by Connnissioner Steinpress, by the follm.;ing vote: 

AYES: Coe, Entin, Craham, !!ertle, Parks, Rettig, Steinpress, 
Wikoff 

NOES: None 
ABSTAIN: Stephens 
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1. 

2. 

3. 

4. 

5. 

6. 

7. 

DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 

1010 1 dh Street, Suite 3400, Modesto, CA 95354 
Phone: 209.525.6330 Fax: 209.525.5911 

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

Project title: 

Lead agency name and address: 

Contact person and phone number: 

Project location: 

Project sponsor's name and address: 

General Pian designation: 

Zoning: 

Williamson Act Contract Cancellation, General 
Pian Amendment, and Rezone Application No. 
PLN2016-0013- Findlay Automotive Group 

Stanislaus County 
1010 1 01

h Street, Suite 3400 
Modesto, CA 95354 

Raehei Wyse, Associate Planner 

4201 McHenry Avenue (State Route 1 08), 
southwest of the Pelandale and McHenry 
Avenue intersection, currently bisected by 
Wells Avenue, in the City of Modesto's Sphere 
of lnfluence. APN: 046-008-024, 
046-008-016, 046-005-010, and 046-005-014. 

Findlay Automotive Group 
310 N. Gibson Road 
Henderson, NV 89014 

Planned Development (P-D) & Urban 
Transition (UT) 

P-D (Pianned Development) 143 & A-2-1 0 
(General Agriculture) 

8. Description of project: 

This is a request to cancel Williamson Act Contract No. 75-2013 on a . 71 acre parcel, amend the General Pian 
designation on a 9.42 acre parcel from Urban Transition to Planned Development (PD) 143, rezone 11 .06± acres, 
comprising four parcels, from General Agriculture to a new PD zone, abandon a portion of Wells Avenue, and construct 
an 11 ,620 square foot auto sales building and a 13,700 square foot auto service building. Operating hours are seven 
days a week from 7 a.m. to 9 p.m. with 65 employees on a maximum shift, 20± customers, and 10 truck 
loadings/deliveries per day. Proposed access includes two driveways off of Detroit Lane and a driveway adjacent to the 
southern property Iine on McHenry Avenue. The project is within the City of Modesto's Sphere of lnfluence. 

9. Surrounding land uses and setting: 

68 

Pelandale Avenue and Motor City Court to the 
north, second-hand store, McHenry Avenue 
(SR 1 08) and lnfiniti car dealership to the east, 
Hetch-Hetchy Aqueduct, mobile home park, 
and Grecian Avenue to the south, single-family 
dwelling, vacant land, and mini storage to the 
west. 

STRIVING TO BE THE BEST COUNTY IN AMERICA 

EXHIBIT J 



Stanislaus County lnitial Study Check/ist 

10. 

11. 

Other pubtie agencies whose approval is required (e.g., 
permits, financing approval, or participation agreement.): 

Attachments: 
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City of Modesto, 
California Department of Transportation, 
California Department of Conservation, 
Stanislaus County Department of Publie 
Works, 
San Francisco Publie Utilities Commission, 
Modesto lrrigation District. 

Maps 
Williamson Act Contract 
CCIC Report 
Early Consultation Referral Responses 
Pinnaele Traffic Memos 
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Stanis/aus County lnitial Study Checklist Page3 

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

OAesthetics 0 Agriculture & Forestry Resources 0 Air Quality 

OBiological Resources 0 Cultural Resources 0 Geology 1 Soils 

OGreenhouse Gas Emissions 0 Hazards & Hazardous Materials 0 Hydrology 1 Water Quality 

0 Land Use 1 Planning 0 Mineral Resources 0 Noise 

0 Population 1 Housing 0 Publie Services 0 Recreation 

0 Transportation 1 Traffic 0 Utilities 1 Service Systems 0 Mandatory Findings of Significance 

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

D 

D 

D 

D 

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

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

1 find that the proposed project MAY have a significant effect on the environment, 'and an 
ENVIRONMENT AL IMPACT REPORT is required. 

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

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

Raehei Wyse May 24,2016 
Signature Date 
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Stanis/aus County lnitia/ Study Checklist Page4 

EVALUATION OF ENVIRONMENT AL IMPACTS: 

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

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

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

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

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

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

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

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

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

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

7) Supporting lnformation Sources: A source list should be attached, and other sources used or individuals 
contacted should be cited in the discussion. 

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies 
should normally address the questions from this checklist that are relevant to a project's environmental effects 
in whatever format is selected. 

9) The explanation of each issue should identify: 

a) the significant criteria or threshold, if any, used to evaluate each question; and 

b) the mitigation measure identified, if any, to reduce the impact to less than significant. 
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Stanislaus County lnitial Study Checklist 

ISSUES 
>' ',~' 

1. AESTHETICS -- Would the project: 

a) Have a substantial adverse effect on a scenic vista? 
b) Substantially damage scenic resources, including, but 
not Jimited ta, trees, rock outcroppings, and historic 
buildings within a state scenic highwa_y_? 
c) Substantially degrade the existing visual character or 
quality af the site and its surroundings? 
d) Create a new source af substantial light or glare which 
would adversely affect day or nighttime views in the area? 

Potentially 
Significant 

lmpact 

Page5 

Less Than Less Than No lmpact 
Significant Significant 

With Mitigation lmpact 
lncluded 

X 

X 

X 

X 

Discussion: The site itself is not considered to be a scenic resource or unique scenic vista. The site is currently 
vacant land, improved with an agricultural storage building. The applicant will provide landscaping as required by 
Ordinance, which will be held to City of Modesto standards. Conditions of approval will be added to the project requiring: 
City of Modesto design standards for plant types, irrigation methods, lighting standards, and that all lighting be designed 
(aimed down and towards the site) to provide adequate illumination without glare effect and unnecessary light spillage 
onto nearby residential uses. The City of Modesto has lndustrial and Commercial Design Guidelines and included and is 
requiring that the actual building elevations, all four sides, be submitted to the City Planning Division for design 
conformance prior to final discretionary approval. Consequently, with the implementation of Design Guidelines it is 
expected that the proposed project will have a less than significant impact on the existing visual character and quality of 
the site. 

Mitigation: No ne. 

References: Application information; Referral response from City of Modesto dated March 30, 2016; Stanislaus County 
Zoning Ordinance; Stanislaus County General Pian and Support Documentation1

. 

determining whether impacts ta agricultural resources are 
significant environmental effects, lead agencies may refer 
to the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California 
Department of Conservation as an optionai model to use in 
assessing impacts on agriculture and farmland. ln 
determining whether impacts to forest resources, 
including timberland, are significant environmental effects, 
lead agencies may refer to information compiled by the 
California Department of Forestry and Fire Protection 
regarding the state's inventory of forest land, including the 
Forest and Range Assessment Project and the Forest 
Legacy Assessment project; and forest carbon 
measurement methodology provided in Forest Protocols 
adopted by the California Air Resources Board. -- Would 
the et: 
a) Convert Prime Farmland, Unique Farmland, or Farmland 
of Statewide lmportance (Farmland), as shown on the 
maps prepared pursuant to the Farmland Mapping and 
Monitoring Program af the California Resources Agency, 
to ricultural use? 
b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract? 
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Stanislaus County lnitial Study Check/ist Page 6 

e) Confliet with existing zoning for, or eause rezoning of, 
forest land (as defined in Publie Resourees Code seetion 
12220{g)), timberland (as defined by Publie Resourees 

X 
Code seetion 4526}, or timberland zoned Timberland 
Produetion (as defined by Government Code seetion 
51104(g))? 
d) Result in the loss of forest land or eonversion of forest 

X land to non-forest use? 
e) lnvolve other changes in the existing environment 
which, due to their Iaeatien or nature, eould result in 

X eonversion of Farmland, to non-agricultural use or 
conversion of forest land to non-forest use? 

Diseussion: The projeet site and its surrounding area are elassified as "Urban and Built-Up Land" and "Vacant or 
Disturbed Land" by the Farmland Mapping and Monitoring Program, and soils include Hanford Sandy Loam. 
Consequently, development of the project will not result in the conversion of farmland of statewide importance or 
conversion of prime and/or unique farmland. Although approval of this project will result in the rezoning of land to a 
commercial use, the impact to agriculture is less than significant as this property has not been farmed for some time, is 
surrounded by urban development, and within the City of Modesto's Sphere of lnfluence. Moreover, a City of Modesto 
condition of approval requires that when applying for water and/or sewer service for this parcel the property owner agree 
to annex the property to the City, when requested to do so. 

Mitigation: None. 

Referenees: Referral response dated March 30, 2016, from the City of Modesto; California State Department of 
Conservation Farmland Mapping and Monitoring Program - Stanislaus County Farmland 2014; Department of 
Conservation California Farmland Finder; USDA- NRCS Web Soil Survey. 

obstruct impleme the 
n? 

air quality standard or contribute 
an existing or projected air quality 

c) Result in a eumulatively considerable net increase of 
any eriteria pollutant for which the projeet region is non­
attainment under an applieable federal or state ambient air 
quality standard (ineluding releasing emissions which 
exceed uantitative thresholds for ozone eur 
d) Expose sensitive reeeptors to substantial pollutant 
eoncentrations? 
e) Create objeetionable odors affecting a substantial 
number of Ie? 

X 

X 

X 

X 

X 

Diseussion: The proposed project is Iaeated within the San Joaquin Valley Air Basin (SJVAB) and, therefore, falls 
under the jurisdiction of the San Joaquin Valley Air Pollution Control District (SJVAPCD). ln conjunction with the 
Stanislaus Council of Governments (StanCOG), the SJVAPCD is responsible for formulating and implementing air 
pollution control strategies. The SJVAPCD's most recent air quality plans are the 2007 PM10 (respirable particulate 
matter) Maintenance Pian, the 2015 for the 1997 PM2.5 standard (Iine particulate matter), and the 2007 Ozone Pian (The 
District has also adopted similar ozone plans such as 2014 RACT SIP and 2013 Pian for the Revoked 1-Hour Ozone 
Standard). These plans establish a comprehensive air pollution control program Ieading to thealtainmeni of state and 
federal air quality standards in the SJVAB, which has been classified as "extreme non-attainment" for ozone, "attainment" 
for respirable particulate matter (PM-1 0), and "non-attainment" for PM 2.5, as defined by the Federal Clean Air Act. 
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The primary source of air pollutants generated by this project would be classified as being generated from "mobile" 
sources. Mobile sources would generally include dust from roads, farming, and automobile exhausts. Mobile sources are 
generally regulated by the Air Resources Board of the California EPA which sets emissions for vehicles and acts on 
issues regarding cleaner burning fuels and alternative fuel technologies. As such, the District has addressed most criteria 
air pollutants through basin wide programs and policies to prevent cumulative deterioration of air quality within the Basin. 
The project will increase traffic in the area and, thereby, impacting air quality. The applicant estimates that there will be a 
maximum of 65 employees on a maximum shift, 20± customers, and 10 truck loadings/deliveries per day. 

Construction activities associated with the proposed project would consist primarily of construction of the 11 ,620 square 
footauto sales building and a 13,700 square foot auto service building, associated parking lot, and drainage basin. The se 
activities should not require substantial and sustained use of heavy-duty construction equipment nor major grading as the 
site is presently improved with an agricultural storage building and considered to be topographically flat. Demolitien of the 
existing agricultural storage building is required to construct the auto dealership. Prior to application for a demolitien 
permit, the applicant must obtain a release from the SJVAPCD. 

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

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

Based on comments on a similar project involving two auto dealerships and auto related uses on a single parcel, potential 
impacts on local and regional air quality are anticipated to be less than significant, falling below SJVAPCD thresholds, as 
a result of the nature of the proposed project and project's operatien after construction. lmplementation of the proposed 
project should fall below the SJVAPCD significance thresholds for both short-term construction and long-term operatienai 
emissions. Because construction and operatien of the project is not expected to exceed the SJVAPCD significance 
thresholds, the proposed project should not increase the frequency or severity of existing air quality standards or the 
interim emission reductions specified in the air plans. 

A referral response from the SJV APCD was not received for this project; however, comment letters on similar auto 
dealership projects have stated that those projects were subject to District Rule 9510, an Air lmpact Assessment, and 
Rules 4102, 4601 and 4641. Based on past comments and the nature of the proposed use, a standard condition of 
approval will be added to the project requiring the applicant to contact the SJVAPCD to determine if the project is subject 
to an Authority to Construct permit, an Air lmpact Assessment application, best management practices, or fees prescribed 
by the air district. Additionally, a standard condition will be added to this project requiring all construction activities comply 
with all SJVAPCD regulations. 

Mitigation: No ne. 

References: San Joaquin Valley Air Pollution Control District - Regulation VIli Fugitive Dust/PM-1 0 Synopsis; 
Stanislaus County General Pian and Support Documentation 1 

a) Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified as 
a candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California 
Department af Fish and Game or U.S. Fish and Wildlife 
Service? 
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b) Have a substantial adverse etfect on any riparian habitat 
or other sensitive natural community identified in local or 
regional plans, policies, regulations, or by the California X 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 
c) Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal pool, coastal, X 
etc.) through direct removal, filling, hydrological 
interruption, or other means? 
d) lnterfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 

X established native resident or migratory wildlife corridors, 
or impede the use of native wildlife nursery sites? 
e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or X 
ordinance? 
f) Conflict with the provisions of an adopted Habitat 
Conservation Pian, Natural Community Conservation Pian, 

X or other approved local, regional, or state habitat 
conservation pian? 

Discussion: lt does not appear this project will result in impacts to endangered species or habitats, locally designated 
species, wildlife dispersal, or mitigation corridors. There are no known sensitive or protected species or natural 
communities located on the site and/or in the surrounding area which is almost entirely built up with urban uses. While 
the parcel is currently undeveloped, it is considered in-fill as the surrounding area has been developed with light industrial, 
residential, and commercial uses. lf approved, the development would have a less than significant impact on biological 
resources. 

Mitigation: No ne. 

References: Application materia!; California Natural Diversity Database; Stanislaus County General Pian and Support 
Documentation 1 

V. CULTURAL RESOURCES -- Would the project: 

significance 
64.5? 

a unique paleontological 
ic feature? 

Potentially 
Significant 

lmpact 

Less Than 
Significant 

With Mitigation 
lncluded 

Less Than 
Significant 

lmpact 

X 

X 

No lmpact 

X 

X 

Discussion: lt does not appear this project will result in significant impacts to any archaeological or cultural resources. 
A records search, conducted by the Central California lnformation Center (CCIC), indicated that there was a low 
probability of discovery of prehistoric or historic resources onsite; nor have any cultural resources been discovered or 
reported in the immediate vicinity. Since ground disturbance and construction can reveal archaeological resources a 
standard condition of approval will be added to this project to address any discovery of cultural resources during any 
ground disturbing activities. The project was referred to the Native American Heritage Commission (NAHC) via the State 
Clearinghouse. The referral response that was received outlined the requirements for tribal consultation as adopted by 
the California Congress. Because this application includes a General Pian Amendment individual letters were sent to the 
tribes as required. No response has been received from the consulted tribes to date. 

Mitigation: No ne. 
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References: Central California lnformation Center report dated February 8, 2016; Stanislaus County General Pian and 
Support Documentation 1 

VI. GEOLOG AND SOILS -- Would the project: 

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

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

including 

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

Significant 
lmpact 

Significant 
lmpact 

X 

X 

X 

X 

X 

Discussion: As contained in Chapter Five of the General Pian Support Documentation, the areas of the County 
subject to significant geologic hazard are located in the Diablo Range, west of lnterstate 5; however, as per the California 
Building Code, all of Stanislaus County is located within a geologic hazard zone (Seismic Design Category D, E, or F) and 
a soils test may be required as part of the building permit process. Results from the soils test will determine if unstable or 
expansive soils are present. lf such soils are present, special engineering of the structure will be designed and built 
according to building standards appropriate to withstand shaking for the area in which they are constructed. Any earth 
moving is subject to Publie Works Standards and Specifications which consider the potential for erosion and run-off prior 
to permit approval. Likewise, any addition of a septic tank or alternative waste water disposal system would require the 
approval of the Department of Environmental Resources (DER) through the building permit process, which also takes soil 
type into consideration within the specific design requirements. At this point, the project site will be served by an onsite 
septic system. A denitrification system will be added to this system to limit nitrification of the soils. Conditions of approval 
will be added to meet denitrification as required by DER. 

Mitigation: No ne. 

References: Referral response from the Department of Environmental Resources dated March 16, 2016; California 
Building Code; Stanislaus County General Pian and Support Documentation 1 

i ·~·; iof> ;;?fil~~'tt.:.>·' ,., ;;:~:??1. ;;c • · '·"· ·' •. ;:.t • ··:;~;, ··· · ·· 

VII. GREENHOUSE GAS EMISSIONS -- Would the project: Potentially Less Than Less Than No lmpact 
Significant Significant Significant 

lmpact With Mitigation lmpact 
Jnelucted 

a) Generate greenhouse gas emissions, either directly or X 
indirectly, that may have a significant impact on the 
environment? 
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b) Conflict with an applicable pian, policy or regulation X 
adopted for the purpose of reducing the emissions of 
greenhouse gases? 

Discussion: The principal Greenhouse Gasses (GHGs) are carbon dioxide (C02), methane (CH4), nitrous oxide 
(N20), sulfur hexafluoride (SF6), perfluorocarbons (PFCs), hydrofluorocarbons (HFCs), and water vapor (H20). C02 is 
the reference gas for climate change because it is the predominant greenhouse gas emitted. To account for the varying 
warming potential of different GHGs, GHG emissions are often quantified and reported as C02 equivalents (C02e). ln 
2006, California passed the California Global Warming Solutions Act of 2006 (Assembly Bill [AB] No. 32), which requires 
the California Air Resources Board (ARB) to design and implement emission limits, regulations, and other measures, such 
that feasible and cost-effective statewide GHG emissions are reduced to 1990 levels by 2020. As a requirement of AB 
32, the ARB was assigned the task of developing a Climate Change Scoping Pian that outlines the state's strategy to 
achieve the 2020 GHG emissions limits. This Scoping Pian includes a comprehensive set of actions designed to reduce 
overall GHG emissions in California, improve the environment, reduce the state's dependence on oil, diversify the state's 
energy sources, save energy, create new jobs, and enhance public health. The Climate Change Scoping Pian was 
approved by the ARB on December 22, 2008. According to the September 23, 2010, AB 32 Climate Change Scoping 
Pian Progress Report, 40 percent of the reductions identified in the Scoping Pian have been secured through ARB actions 
and California is on track to its 2020 goal. 

Although not originally intended to reduce GHGs, California Code of Regulations (CCR) Title 24, Part 6: California's 
Energy Efficiency Standards for Residential and Nonresidential Buildings, was first adopted in 1978 in response to a 
legislative mandate to reduce California's energy consumption. Since then, Title 24 has been amended with recognition 
that energy-efficient buildings require less electricity and reduce fuel consumption, which in turn decreases GHG 
emissions. The current Title 24 standards were adopted to respond to the requirements of AB 32. Specifically, new 
development projects within California after January 1, 2011, are subject to the mandatory planning and design, energy 
efficiency, water efficiency and conservation, materia! conservation and resources efficiency, and environmental quality 
measures of the California Green Building Standards (CALGreen) Code (California Code of Regulations, Title 24, Part 
11 ). 

The proposed project would result in short-term emissions of GHGs during construction. These emissions, primarily C02, 
CH4, and N20, are the result of fuel combustion by construction equipment and motor vehicles. The other primary GHGs 
(HFCs, PFCs, and SF6) are typically associated with specific industrial sources and are not expected to be emitted by the 
proposed project. As described above in Section 111 - Air Quality, the use of heavy-duty construction equipment would be 
very limited; therefore, the emissions of C02 from construction would be less than significant. 

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

Mitigation: None. 

References: Application materials; Stanislaus County General Pian and Support Documentation1 

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

a) Create a significant hazard to the public or the 
environment through the routine transport, use, or 
dis osal of hazardous materials? 
b) Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? 
c) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 

uarter mile of an existin or sed school? 
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lmpact With Mitigation lmpact 

lncluded 

X 
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d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, would X 
it create a significant hazard to the public or the 
environment? 
e) For a project Iaeated within an airport land use pian or, 
where such a pian has not been adopted, within two miles 
of a public airport or public use airport, would the project X 
result in a safety hazard tor people residing or working in 
the project area? 
t) For a project within the vicinity of a private airstrip, 
would the project result in a safety hazard for people X 
residing or working in the project area? 
g) lmpair implementation of or physically interfere with an 
adopted emergency response pian or emergency X 
evacuation pian? 
h) Expose people or structures to a significant risk of loss, 
injury or death involving wildland fires, including where X wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

Discussion: The proposed project will consist of the sale of automobiles and routine maintenance associated with 
most auto dealerships. Maintenance operations generally include the handling of hazardous materials such as motor oil 
and other hazardous liquids. DER is responsible for overseeing hazardous materials and has not indicated any particular 
concern. A hazardous waste pian will be required to be submitted as a part of normal business operations, and will be 
reviewed by the DER-HazMat Division and the Fire Department. The presence and use of engine fluids and lubricants is 
expected to have a less than significant impact due to existing use, disposal, and storage requirements for any business 
engaging in engine repair. 

The site is currently zoned PD 143 (Pianned Development) and A-2-10 (General Agriculture), but is not currently in 
agricultural production. However, given the history of the area, it is quite likely that the project site has previously 
engaged in production agriculture. A comment referral response received from DER's HAZMAT Division is requiring a 
Phase 1 Study (and Phase II if deemed necessary) to determine if any underground storage of chemicals took place 
during past activities. Conditions of approval will be placed on the project to address this. The project site is not within 
the vicinity of any airstrip or wildlands. 

Mitigation: No ne. 

References: Referral Response from Department of Environmental Resources HAZMAT Division dated March 15, 
2016; Stanislaus County General Pian and Support Documentation 1 

IX. 
project: 

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

b) Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there 
would be a net deficit in aquifer volume or a lowering of 
the local groundwater table level (e.g., the production rate 
of pre-existing nearby wells would drop to a level which 
would not support existing land uses or planned uses for 
which rmits have been ranted 
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c) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the course 

X of a stream or river, in a manner which would result in 
substantial erosian or siltation on- or off-site? 
d) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the course 
of a stream or river, or substantially increase the rate or X 
amount of surface runoff in a manner which would result 
in flooding on- or off-site? 
e) Create or contribute runoff water which would exceed 
the capacity of existing or planned stormwater drainage 

X 
systems or provide substantial additional sources of 
polluted runoff? 
f) Otherwise substantially degrade water quality? X 
g) Place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or Flood X 
lnsurance Ra te Map or other flood hazard delineation 
map? 
h) Place within a 100-year flood hazard area structures 

X 
which would impede or redirect flood flows? 
i) Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a X 
result of the failure of a levee or dam? 
j) lnundation by seiche, tsunami, or mudflow? X 

Discussion: Run-off is not eonsidered an issue beeause of several faetors whieh limit the potential impaet. These 
faetors inelude the relatively flat terrain of the subjeet site, and relatively low rainfall intensities in the Central Valley. Areas 
subjeet to flooding have been identified in aeeordanee with the Federal Emergeney Management Aet. The projeet site 
itself is Ieeated in Zone X (outside the 0.2% floodplain) and, as sueh, exposure to people or struetures to a signifieant risk 
of loss/injury/death involving flooding due to levee/dam failure and/or alteration of a watereourse, at this loeation is not an 
issue with respeet to this projeet. 

By virtue of the proposed paving for the building pads, parking, and driveways, the eurrent absorption patterns of water 
upon this property will be altered; however, eurrent standards require that all of a projeet's stormwater be maintained on 
site and, as sueh, a Grading and Drainage Pian will be included in this projeet's eonditions of approval. As a result of the 
development standards required for this projeet, impaets associated with drainage, water quality, and runoff are expeeted 
to have a less than signifieant impaet. The projeet design indieates that stormwater runoff generated by the development 
of this site will be kept on site and stored in a storm drainage basin. This projeet was referred to the Regional Water 
Ouality Control Board (RWOCB) whieh responded with standards of development and requirements that will be 
incorporated into this project's eonditions of approval. 

Conditions of approval regarding storm drainage were provided by the City of Modesto and are expeeted from Stanislaus 
County Publie Works; however, at the time this study was drafted, no eonditions have been reeeived to date. Currently, 
on-site drainage is within the purview of the County and, as sueh, County eonditions supersede the City's. However, 
should the projeet be annexed to the City of Modesto prior to eonstruetion stormwater eonditions, as listed in the City's 
Mareh 30, 2016 referral response, shall be applieable to this projeet in lieu of County Publie Works eonditions. 

The project site will receive potable water from the City of Modesto and will be metered and subject to all conservation 
efforts or ordinances the City mo.into.ins for groundwo.tcr. 

Mitigation: None. 

Referenees: Referral response from the City of Modesto dated Mareh 30, 2016; Referral response from the Regional 
Water Quality Control Board dated Mareh 15, 2016; Stanislaus County General Pian and Support Doeumentation 1 
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" ~. .. '· .: : ·=··'· ' 
X. LAND USE AND PLANNING -- Would the project: Potentially Less Than Less Than No lmpact 

Significant Significant Significant 
lmpact With Mitigation lmpact 

lncluded 
a) Physically divide an established community? X 
b) Conflict with any applicable land use pian, policy, or 
regulation of an agency with jurisdiction over the project 
(including, but not Jimited to the general pian, specific 

X pian, local coastal program, or zoning ordinance) adopted 
for the purpose of avoiding or mitigating an environmental 
ette et? 
c) Conflict with any applicable habitat conservation pian or 

X natural community conservation pian? 

Discussion: The project site has General Pian Designations of Urban Transition and Urban currently zoned P-0 143 
( Planned Development) and A-2-1 0 (General Agriculture). The applicant is requesting to cancel the Williamson Act on a 
0.71 acre parcel, amend the General Pian from Urban Transition to Planned Development on the 9.42 acre parcel and 
rezone all four parcels to Planned Development to allow an automobile dealership. The site falls within the Sphere of 
lnfluence of the City of Modesto, and accordingly, a referral was sent to Modesto to ensure consistency with their General 
Pian for the area. The City commented that this project is consistent with their General Pian designation of Regional 
Commercial, which allows auto dealerships, and have provided conditions of approval to be added to this project. The 
project will not physically divide an established community nor conflict with any habitat conservation plans. 

Mitigation: No ne. 

References: Referral response from the City of Modesto dated March 30, 2016; Stanislaus County General Pian and 
Support Documentation 1 

XI. MINERAL RESOURCES -- Would the project: 

a) Result in the loss of availability of a known mineral 
resource that would be of value to the region and the 
residents of the state? 
b) Result in the loss of availability of a locally-important 
mineral resource recovery site delineated on a local 

ral ific an or other land use Jan? 

an 
Significant 

lmpact 

X 

X 

Discussion: The location of all commercially viable mineral resources in Stanislaus County has been mapped by the 
State Division of Mines and Geology in Special Report 173. There are no know significant resources on the site, nor is 
the project site Iaeated in a geological area known to produce important mineral resources. 

Mitigation: None. 

References: Stanislaus County General Pian and Support Documentation 1 
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XII. NOISE -- Would the project result in: Potentially Less Than Less Than No lmpact 
Significant Significant Significant 

lmpact With Mitigation lmpact 
lncluded 

a) Exposure of persons to or generation of noise levels in 
excess of standards established in the local general pian 

X 
or noise ordinance, or applicable standards af other 
aqencies? 
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b) Exposure of persons to or generation of excessive 
X groundborne vibration or groundborne noise levels? 

c) A substantial permanent increase in ambient noise 
levels in the project vicinity above levels existing without X 
the project? 
d) A substantial temporary or periodic increase in ambient 
noise levels in the project vicinity above levels existing X 
without the project? 
e) For a project Iaeated within an airport land use pian or, 
where such a pian has not been adopted, within two miles 
of a public airport or public use airport, would the project X 
expose people residing or working in the project area to 
excessive noise levels? 
f) For a project within the vicinity of a private airstrip, 
would the project expose people residing or working in the X 
project area to excessive noise levels? 

Discussion: The Stanislaus County General Pian identifies noise levels up to 70 dB Ldn (or CNEL) as the normally 
acceptable level of noise for commercial uses. On-site grading and construction resulting from this project may result in a 
temporary increase in the area's ambient noise levels; however, noise impacts associated with on-site activities and traffic 
are not anticipated to exceed the normally acceptable level of noise. The site itself is impacted by the noise generated 
from existing Me Henry (SR 1 08) and Pelandale Avenues; however, it is expected that dealership noise will have a less 
than significant effect on residents to the south due to the proposed building setback of 1 03 teet in addition to the 11 0-foot 
Hetch Hetchy right of way. Moreover, operating hours are Jimited to 7:00 a.m. to 9:00 p.m. daily. A condition of approval 
will be added prohibiting the use of an outdoor public announcement (P.A.) system to contact employees and/or 
customers. Therefore, the development of the proposed project will have less than significant impacts from exposure to 
excessive noise levels. The site is not Iaeated within an airport land use pian. 

Mitigation: None. 

References: Stanislaus County General Pian and Support Documentation 1 

XIII. POPULATION AND HOUSING -- Would the project: 

a) lnduce substantial popu growth n an area, e er 
directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through extension 
of roads or other jnfr<><>i·r• 

b} Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? 
c) Displace substanti numbers of people, necessitating 
the construction of acement housi elsewhere? 

Significant Significant Significant 
lmpact With Mitigation lmpact 

lncluded 

X 

X 

X 

Discussion: The proposed development of the site will utilize available existing infrastructure and construct a new on­
site infrastructure to tie into the City of Modesto's potable water Iine. LAFCO approval is required for extension of the 
water Iine as the subject parcel has not been annexed into the City's water district. Sewer is in the general area; however, 
due to the lack of existing City infrastructure, the City has given the applicant options to bring sewer to the site or utilize a 
septic system with denitrification capabilities. Currently, the applicant is proposing to construct a septic system. No 
housing or persons will be displaced by the project site's development. 

Mitigation: None. 

References: Stanislaus County General Pian and Support Documentation 1 
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XIV. PUBLIC SERVICES -- Potentially Less Than Less Than No lmpact 
Significant Significant Significant 

lmpact With Mitigation lmpact 
lncluded 

a) Would the project result in the substantial adverse 
physical impacts associated with the provision of new or 
physically altered governmental tacilities, need for new or 
physically altered governmental facilities, the construction 
of which could cause significant environmental impacts, in 
order to maintain acceptable service ratios, response 
times or other performance objectives for any of the public 
services: 
Fire protection? X 
Police protection? X 
Schools? X 
Parks? X 
Other pubtie facilities? X 

Discussion: The County has adopted Publie Facility Fees, as well as Fire Facility Fees on behalf of the appropriate 
fire district, to address impacts to public services from the development of the site. Such fees are required to be paid at 
the time of building permit issuance. Conditions of approval will be added to this project to ensure the proposed 
development complies with all applicable fire department standards with respect to access and water for fire suppression. 
A Comment referral was received from the Saiida Fire Protection District (SFPD ) requiring the applicant to form or annex 
into the services district to provide for operatienai services. This condition and others, as provided by SFPD, will be 
added to the Conditions of approval for this project. 

Mitigation: No ne. 

References: Referral response from the Saiida Fire Protection District dated March 15, 2016; Stanislaus County 
General Pian and Support Documentation 1 

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

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

Significant 
With Mitigation 

lncluded 

X 

X 

Discussion: The proposed project does not have a residential element and is not anticipated to significantly increase 
demand for any recreational activities or facilities. 

Mitigation: None. 

References: Application materia!, Stanislaus County General Pian and Support Documentation 1 
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XVI. TRANSPORATION!TRAFFIC -- Would the project: Potentially Less Than Less Than No lmpact 
Significant Significant Significant 

lmpact With Mitigation lmpact 
lncluded 

a} Conflict with an applicable pian, ordinance or policy 
establishing measures of effectiveness for the 
performance of the circulation system, taking into account 
all modes of transportation including mass transit and X 
non-motorized travel and relevant components of the 
circulation system, including but not limited to 
intersections, streets, highways and freeways, pedestrian 
and bicycle paths, and mass transit? 
b} Conflict with an applicable congestion management 
program, including, but not limited to level of service 
standards and travel demand measures, or other X 
standards established by the county congestion 
management agency for designated roads or highwavs? 
c} Result in a change in air traffic patterns, including either 
an increase in traffic levels or a change in location that X 
results in substantial safety risks? 
d} Substantially increase hazards due to a design feature 
(e.g., sharp curves or dangerous intersections} or X 
incompatible uses (e.g., farm equipment}? 
e} Result in inadequate emergency access? X 
f} Conflict with adopted policies, plans, or programs 
regarding public transit, bicycle, or pedestrian facilities, or X 
otherwise deerease the performance or safety of such 
facilities? 

Discussion: The project site will have access to Detroit Avenue and McHenry Avenue (SR 1 08}, once constructed. 
Currently, the City of Modesto is asking for dedication alone. No conditions requiring improvement of Detroit Lane were 
provided; however, at the time of construction of Detroit Lane, the development of the subject street shall comply with City 
of Modesto standards and specifications for road construction. The applicant is anticipating a maximum shift of 65 
employees and 20± customers per day. Truck traffic is expected to include 10 loadings/deliveries per day. 

This project was referred to the Department of Publie Works, City of Modesto, and the California Department of 
Transportation (Caltrans). Caltrans responded with conditions upon receiving requested information and clarification on 
traffic movement. These conditions require the McHenry Ave. (SR 1 08) driveway to be: as far from the McHenry and 
Pelandale Avenue intersection as possible, right in/right out only, no vehicle parking within 50-feet of the driveway, and no 
semi-truck access permitted on the McHenry driveway. Caltrans additionally requested the Synchro files that were 
utilized in the traffic memo. The files were forwarded to Caltrans and are attached with the Early Consultation referral 
responses. 

The proposed project was reviewed by the City of Modesto staff for safe access and vehicle circulation. Recommended 
conditions of approval include: reciprocal access between the site and adjacent southern parcel, a deceleration lane on 
Pelandale Avenue, Detroit Lane driveways are to be setback 350 teet from Pelandale Avenue, and dedication of 60-feet 
of right of way for the future construction Detroit Lane. 

Mitigation: None 

References: Pinnaele Traffic Analysis and response to Caltrans comments dated March 14 and April 25, 2016, 
respectively; Referral response from City of Modesto dated March 30, 2015; Stanislaus County General Pian and Support 
Documentation 1 
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XVII. UTILITIES AND SERVICE SYSTEMS -- Would the Potentially Less Than Less Than No lmpact 

project: Significant Significant Significant 
lmpact With Mitigation lmpact 

lncluded 

a) Exceed wastewater treatment requirements of the 
X 

applicable Regional Water Ouality Control Board? 
b) Require or result in the construction of new water or 
wastewater treatment facilities or expansion of existing 

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

X construction of which could cause significant 
environmental effects? 
d) Have sufficient water supplies available to serve the 
project from existing entitlements and resources, or are X 
new or expanded entitlements needed? 
e) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it has 

X 
adequate capacity to serve the project's projected demand 
in addition to the provider's existing commitments? 
f} Be served by a landfill with sufficient permitted capacity 

X to accommodate the project's solid waste disposal needs? 
g) Comply with federal, state, and local statutes and 

X 
regulations related to solid waste? 

Discussion: As stated earlier, storm drainage is proposed to be handled on-site via a storm drain basin. The project 
site will extend and connect to an existing City of Modesto water Iine and will be served by the City. The comment letter 
received from the City of Modesto identified standards the applicant will be required to meet when extending utility 
infrastructure. The project site will utilize an onsite septic facility for sanitary services for the time being. Because the 
City's sewer infrastructure is not in the immediate area, the developer has the option of bringing the sewer Iine to the site 
or installing a septic system. Any water or sewer on or off-site is required to be constructed in compliance with City of 
Modesto standards. Ali existing irrigation utilities and electric facilities on site operated by the Modesto lrrigation District 
will be subject to any easement and/or relocation requirements that the District may prescribe. 

Mitigation: None. 

References: Referral response from the City of Modesto dated March 30, 2016; Stanislaus County General 
Pian and Support Documentation 1 

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

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

and the effects of ble future 
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Significant Significant Significant 
lmpact With Mitigation lmpact 

lncluded 

X 

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

Discussion: Review of this project has not indicated any features which might significantly impact the environmental 
quality of the site and/or surrounding areas. 

1Stanislaus County General Pian and Support Documentation adopted in October 1994, as amended. Optionai 
and updated elements of the General Pian and Support Documentation: Agricultural Element adopted on December 18, 
2007; Housing Element adopted on April 5, 2016; Circulation Element and Noise Element adopted on April18, 2006. 
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NAME OF PROJECT: 

LOCATION OF PROJECT: 

PROJECT DEVELOPERS: 

NEGATIVE DECLARATION 

Williamson Aet Caneellation, General Pian Amendment, & 
Rezone Applieation No.PLN2016-0013- Findlay Automotive 
Group 

4201 MeHenry Avenue (State Route 1 08), southwest of the 
Pelandale and MeHenry Avenue interseetion, eurrently 
biseeted by Wells Avenue, north of the City of Modesto. 
APN: 046-008-024, 046-008-016, 046-005-010, and 046-005-
014 

Findlay Automotive Group 
310 N. Gibson Road 
Henderson, NV 89014 

DESCRIPTION OF PROJECT: Request to eaneel Williamson Aet Contraet No. 75-2013 on a 
.71 aere pareel, amend theGeneralPian designation on a 9.42 aere pareel from Urban Transition to 
Planned Development (PD), and rezone four pareels totaling 11.06 aeres from General Agrieulture 
and PD 143 to a new PD zone to allow development af an auto dealership. The projeet site is 
Iaeated at the southwest eorner af Pelandale and MeHenry Avenues in the Modesto area. 

Based upon the lnitial Study, dated May 24, 2016, the Environmental Coordinator finds as follows: 

1. This projeet does not have the potential ta degrade the quality af the environment, nor ta 
eurtail the diversity af the environment. 

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

3. This projeet will not have impaets whieh are individually limited but eumulatively 
eonsiderable. 

4. This projeet will not have environmental impaets whieh will eause substantial adverse effeets 
upon human beings, either direetly or indireetly. 

The lnitial Study and other environmental doeuments are available for publie review at the 
Department af Planning and Community Development, 1010 1Oth Street, Suite 3400, Modesto, 
California. 

lnitial Study prepared by: 

Submit eomments ta: 

Raehei Wyse, Assoeiate Planner 

Stanislaus County 
Planning and Community Development Department 
1 01 0 1Oth Street, Suite 3400 
Modesto, California 95354 

1:\PLANNINGISTAFF REPORTS\GPA\2016\GPA REZ PLN2016-0013- FINDLAY AUTOMOTIVE GROUPICEOA-30-DAY-REFERRALINEGATIVE DECLARATION DOC 
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1 SUMMARY OF RESPONSES FOR ENVIRONMENTAL REVIEW REFERRALS 1 

PROJECT: WAC, GPA, & REZ APPLICATION NO. PLN2016-0013- FINDLAY AUTOMOTIVE GROUP 

RESPONDED RESPONSE MITIGATION 
CONDITIONS 

REFERRED TO: MEASURES 

PUBLIC 
WILL NOT 

MAY HAVE 
~ 

>- HAVE NO COMMENT <( ({) 0 ({) 0 ({) 0 5 0 HEARING w SIGNIFICANT w w 
0 >- z SIGNIFICANT NON CEOA >- z >- z 

N NOTICE IMPACT M IMPACT 
CA Ut:l-' 1 Uf- CUNSt:KVA IIUN: 
Land Resources 1 Mine Reclamation X X X X X X X 

CA DEPT OF FISH & WILDLIFE X X X X 

CA DEPT OF TRANSPORTATION DIST 10 X X X X X X X 

CA OPR STATE CLEARINGHOUSE X X X X X X X 

CA RWQCB CENTRAL VALLEY REGION X X X X X X X 

CITY OF: MODESTO X X X X X X X 

COOPERATIVE EXTENSION X X X X 

FIRE PROTECTION DIST: SALIDA X X X X X X X 

IRRIGATION DISTRICT: MODESTO X X X X X X X 

MOSQUITO DISTRICT: EASTSIDE X X X X 

MT VALLEY EMERGENCY MEDICAL X X X X 

PACIFIC GAS & ELECTRIC X X X X 

RAILROAD: UNION PACIFIC X X X X 
ISAN · 1-'Ut::ILIL U IILII!t:::> 
COMMISSION X X X X 

SAN JOAQUIN VALLEY APCD X X X X 

SCHOOL DISTRICT 1: SYLVAN UNION X X X X 

SCHOOL DISTRICT 2: MODESTO UNION X X X X X X X 

STAN ALLIANCE X X X X 

STAN CO AG COMMISSIONER X X X X 

STAN CO BUILDING PERMITS DIVISION X X X X X X X 

STAN COCEO X X X X 

STAN CO DER X X X X X X X 

STAN CO ERC X X X X X X X 

STAN CO FARM BUREAU X X X X 

STAN CO HAZARDOUS MA TERIALS X X X X X X X 
STAN CO PARKS & RECREATION X X X X 
STAN CO PUBLIC WORKS X X X X X X X 

STAN CO SHERIFF X X X X 

STAN CO SUPERVISOR DIST #: X X X X 

STAN COUNTY COUNSEL X X X X 

StanCOG X X X X 

STANISLAUS FIRE PREVENTION BUREAU X X X X 

STANISLAUS LAFCO X X X X 
SURROUNDING LAND OWNERS X 

TELEPHONE COMPANY: X X X X 
1 Klt:IAL CUN IACI::> 
(CA Government Code §65352.3) X X X X 

US ARMY CORPS OF ENGINEERS X X X X 

US FISH & WILDLIFE X X X X 
u:::; MILII AKY Al:it:NL!t:::> 
(SB 1462) (5 agencies) X X X X 

WATER DISTRICT MODESTO X X X X X X X 
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Stanislaus County Planning Commission 
Minutes 
July 21, 2016 
Page 2 

A. WILLIAMSON ACT CONTRACT CANCELLATION, GENERAL PLAN 
AMENDMENT, AND REZONE APPLICATION NO. PLN2016-0013 - FINDLAY 
AUTOMOTIVE GROUP - Request to eaneel Williamson Aet Contraet No. 75-2013 
on a .71 aere pareel, amend theGeneralPian designation on a 9.42 aere pareel from 
Urban Transition to Planned Development (PD), and rezone four pareels totaling 
11.06 aeres from General Agrieulture and PD 143 to a new PD zone to allow 
development of an auto dealership. The projeet site is Iaeated at the southwest 
eorner of Pelandale and MeHenry Avenues in the Modesto area. The Planning 
Commission will reeommend adoption of a CEQA Negative Deelaration for this 
projeet. APN: 046-008-024, 046-008-016, 046-005-010, 046-005-014 
Staff Report: Raehei Wyse, Assoeiate Planner, Reeommends APPROVAL WITH 
AMENDED DEVELOPMENT STANDARDSAS PROPOSED IN THE STANISLAUS 
COUNTY PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT MEMO 
DATED, JULY 21, 2016. 
Publie hearing opened. 
OPPOSITION: None 
FAVOR: Dave Romano, Engineer, Newman & Romano; Bill Burehell, Property 
Owner. 
Publie hearing elosed. 
Borges/Orvis (6/0) RECOMMENDED APPROVAL TO THE BOARD OF 
SUPERVISORS AS OUTLINED IN THE STAFF REPORT AND WITH AMENDED 
DEVELOPMENT ST ANDARDS NOS. 16, 27 & 54, AS PROPOSED IN THE 
STANISLAUS COUNTY PLANNING AND COMMUNITY DEVLEOPMENT 
DEPARTMENT MEMO DATED, JULY 21,2016, TO READ AS FOLLOWS: 

16. Road right-of-way shall be deeded to Stanislaus County or the City of 
Modesto by road easement to provide for: 

a. 55 feet of right-of-way west of the eenterline of MeHenry Avenue, 
or as required to eomply with CaJtrans requirements for State 
Route 108 along the frontages of the pareel. The road easement 
shall be offered to the City of Modesto; 

b. The City of Modesto is asking for a deeeleration lane along 
Pelandale Avenue to Detroit Lane that shall be designed per the 
California Highway Design Manual and eurrent City of Modesto 
Standards. lf any additional right-of-way is required, it shall be 
provided as a road easement to the City of Modesto; 

e. Prior to the issuanee of a building permit, Detroit Lane and the 
"Future" Road shall be 60-feet wide and provide enough length to 
allow for a driveway a minimum of ~230-feet away from the 
Pelandale Avenue/Detroit Lane interseetion. This road easement 
shall be offered to Stanislaus County. 

27. An aeeeptable finaneial guarantee for the road improvements for Detroit 
Lane and Pelandale Avenue shall be provided to the Department of 
Publie Works prior to the issuanee of any building, grading or 
encroachment permit an occupancy permit or a final inspection on 



Stanislaus County Planning Commission 
Minutes 
July 21, 2016 
Page 3 

any building permit. This may be deferred if the work in the right-of-way 
is done prior to the issuance of an occupancy permit or final 
inspection on any any grading or building permit on the project site. 

54. The proposed driveway along Detroit Lane shall be a minimum of ~ 
230 teet away from the Pelandale Avenue/Detroit Lane intersection.,.as 
per City standards. 

6:17p.m.- Commissioner Gibson returned to Chambers. Commissioner Blom left Chambers. 

EXCERPT 

PLANNING COMMISSION 

MINUTES 

Secretary, Planning Commission 

Date 
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Don H. Gaekle 
Stanislaus County Assessor 

1010 Tenth St., Suite 2400 
Modesto, CA 95354-0863 

Mercy Maya 
Assistant Assessor 

Administration 

Matt N. Reavill Phone: (209) 525-6461 
Assistant Assessor Fax: (209) 525-6586 

Valuation www.stancounty.com/assessor 
Strlvlng to c;* 11'111 8tut 

August 12, 2016 

Stanislaus County Board of Supervisors 
c/o Planning and Community Development 
1010 Tenth Street, Suite 3400 
Modesto, CA 95354 

Dear Board Members: 

--·----------·-·---------

Reference: Property Owner: Sureheli Nursery lnc. 
Assessor's Parcel Number: 046-005-010-000 
Williamson Act Contract Number: 1975-2013 

ln accordance with California Government Code Section 51283 and 51203(b), the Assessor's 
Office has completed the review of the initial appraisal made June 23, 2016 and upon discovery 
of new information made the following determination: 

The cancellation valuatien of . 71 acres of the above referenced property restricted under the 
California Land Conservation Act is Two Hundred Seventy-eight Thousand dollars ($278,000) 
representing current fair market value. The cancellation fee is an amount equal to 12 ~% of the 
cancellation valuation, or a total of Thirty_-four Thousand Seven Hundred and Fifty dojlars._ 
($34, 750). 

Pursuant to section 51203(b)(3) the Assessor has attached the conclusion of the formal review. 
These results are final and will be effective from 6/23/2016 to 6/23/2017. 

1 hereby certify the cancellation valuatien of the above parcel to be $278,000. 

cc: Sureheli Nursery lnc. 
David Romano 
California Department of Conservation 

RU-115 09/2012 A TT ACHMENT 4 
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STANISLAUS COUNTY ORDINANCE NO. C.S. __ _ 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP NO. FOR THE PURPOSE OF 
REZONING FOUR PARCELS TOTALING 11.06 ACRES FROM A-2-10 (GENERAL AGRICULTURE) AND 
PD 143 TO A NEW PD (PLANNED DEVELOPMENT), TO ALLOW DEVELOPMENT OF AN AUTO 
DEALERSHIP ON PROPERTY LOCATED AT THE SOUTHWEST CORNER OF PELANDALE AND 
MCHENRY (STATE ROUTE 108) AVENUES, IN THE MODESTOAREA, APN: 046-008-024,046-008-016, 
046-005-010, 046-005-014. 

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

Section 1. Sectional District Map No. 9-110- is adopted forthe purpose ofdesignating 
and indicating the location and boundaries of a District, such map to appear as follows: 

(Map to be inserted upon rezone approval) 

Section 2. This ordinance shall take effect and be in full force thirty (30) days from and afterthe date 
of its passage and before the expiration of fifteen (15) days after its passage it shall be published once, with 
the names of the members voting for and against same, in the Modesto Bee, a newspaper of general 
circulation published in Stanislaus County, State of California. 

Upon motion of Supervisor , seconded by Supervisor , the foregoing ordinance 
was passed and adopted at a regular meeting of the Board of Supervisors of the County of Stanislaus, State 
of California, this __ day of , 2016, by the following called vote: 

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

Richard Monteith 
CHAIRMAN OF THE BOARD OF SUPERVISORS 
of the County of Stanislaus, 
State of California 

ATTEST: ELIZABETH A. KING, Clerk of 
the Board of Supervisors of 
the County of Stanislaus, 
State of California 

BY: 
Pam Villarreal, Assistant Clerk of the Board 

APPROVED AS TO FORM: 

JOHN ~ERING . / 
County sel / ~4 By~ V r--

Thomas E. Boze 
~ County Counsel 

~ .·~..,.;f--
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Striving to be the Best 

CLERK OF THE BOARD OF SUPERVISORS 

STANISLAUS COUNTY 

1010 10th Street, Suite 6700, Modesto, CA 95354 
Phone: 209.525.4494 Fax: 209.525.4420 

NOTICE OF DECISION FOR TENTATIVE CANCELLATION 
OF WILLIAMSON ACT CONTRACT NO. 75-2013 

NOTICE IS HEREBY GIVEN pursuant to Government Code Seetion 51284, that 
upon motion of Supervisor Withrow, seeonded by Supervisor DeMartini, a petition to 
eaneel Williamson Aet Contraet No. 75-2013, affeeting the land and improvements 
Ieeated on Assessor's Pareel Nos. 046-008-024; 046-008-016; 046-005-010; and, 046-
005-014 owned by Findlay Automotive Group, was granted tentative approval at the 
9:05a.m. publie hearing held during a regular meeting of the Board of Supervisors, of 
the County of Stanislaus, State of California, Ieeated at 1010 1oth Street, Modesto, 
California, this 23rd day of August 2016, by the following ealled vote: 

AYES: SUPERVISORS: O'Brien, Chiesa, Withrow, DeMartini and Chairman Monteith 
NOES: None 
ABSENT: None 
ABSTAINING: None 

NOTICE IS FURTHER GIVEN that pursuant to Government Code Seetion 
51282, the Board finds that the eaneellation is eonsistent with the purposes of the 
California Land Conservation Aet and that eaneellation is in the publie interest. 

DATED: 

ATTEST: 

BY: 

BY ORDER OF THE BOARD OF SUPERVISORS 

August23,2016 

Elizabeth A. King, Clerk 
of the Board of Supervisors 
of the County of Stanislaus, 
State of California 

~V~;eaiJ,~ _....,,f"" 

Assistant Clerk of the Board 



1111111111111111111111111111111111111111111111111 
Stanislaus 1 County Recorder RECORDING REQU'ESTED BY 

Stanislaus County Board of Supervisors Lee Lundri~an Co Recorder Office 
DOC- 2016-0066807-00 
Tuesday, AUG 30, 2016 15:44:40 

AND WHEN RECORDED MAIL TO: Ttl Pd $0.00 Rcpt # 0003859573 
Stanislaus County Board of Supervisors 
1010 101

h Street, Suite 6700 
Modesto, CA 95354 
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CERTIFICATE OF TENTATIVE APPROVAL OF CANCELLATION 
OF A PORTION OF WILLIAMSON ACT CONTRACT NO. 75-2013 

NOTICE IS HEREBY GIVEN that on August 23, 2016, the Board of Supervisors of the County 
of Stanislaus, State of California granted tentative approval of a petition to cancel a Portion of 
Williamson Act Contract No. 75-2013, affecting the land and improvements located on Assessor's 
Parcel No. 046-005-010 owned by Burchell Nursery Inc .. The property is more fully identified on 
the legal description (Exhibit A) as Parcel "1." 

NOTICE IS FURTHER GIVEN that a Certificate of Cancellation of a Portion of Williamson Act 
Contract No. 75-2013 will be issued and recorded if the following specified conditions and 
contingencies are satisfied within one year of the date this notice is recorded: 

1. Payment of the Cancellation fee of $34,750.00. 

2. Unless the fee is paid, or a certificate of cancellation of a portion of the contract is issued within 
one year from the date of the recording of this certificate of tentative cancellation, such fee shall be 
recomputed as required by State statute. 

3. Per California Government Code Section 51283.4(b), the landowner shall notify the Board of 
Supervisors when he has satisfied the conditions and contingencies enumerated in this Certificate of 
Tentative Cancellation. 

The undersigned duly authorized officer of Stanislaus County declares that the foregoing is true 
and correct under penalty of perjury under the laws of the State of California. 

DATED: August23, 2016 

ATTEST: ELIZABETH A KING, Clerk 
of the Board of Supervisors 
of the County of Stanislaus, 
State of California 

~~~J~Q 
By: Pa~ Villa~al, AsSiSt8ntC1erkO th~BOara- ( 

~ 1-d.W\L(o. Lynf\ lA lla r f~ 
*75-2013- Original contract recorded on February 19, 1975, Instrument Number 31784, Volume 2684, 
Pages 542-554. Owner: Burchell Nursery Inc. 



EXHIBIT "A" 
Legal Description 

THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE CITY OF MODESTO, COUNTY OF 
STANISLAUS, STATE OF CALIFORNIA AND IS DESCRIBED AS FOLLOWS: 

PARCEL ONE: 

Ali that portion of Section 5, Township 3 South, Range 9 East, M.D.B.&M, bounded and described as: 

The East 277 feet lying North of the North Iine of Hetch Hetchy right of way of the following: 

Commencing at the Southeast corner of said Section 5; thence West along the South Iine of said Section, 18.10 
chains; thence North on a Iine parallel with East Iine of Section, 17.67 chains; thence East on a Iine parallel with 
the South Iine of said Section, 18.10 chains to the East Iine of said Section; thence South along the said East Iine, 
17.67 chains to the point of beginning. 

EXCEPTING THEREFROM all that portion of the Southeast quarter of the Southeast quarter of Section 5, 
Township 3 South, Range 9 East, M.D.B.&M., bounded and described as: 

Beginning at a point on the West Iine of a 50 foot County Road known as McHenry Avenue and the North Iine of 
Hetch Hetchy right of way; thence North and along the West Iine of McHenry Avenue, 82 feet to the true point of 
beginning of this description; thence West and parallel with the South Iine of said Section, 250 feet, thence South 
and parallel with the West Iine of said McHenry Avenue to a point on the Northerly Iine of Hetch Hetchy right of 
way; thence Easterly and along said Northerly Iine to the intersection thereof with the center Iine of McHenry 
Avenue; thence North along said center Iine to a point 25 feet West of and in Iine with the North Iine of the herein 
described land; thence West 25 feet to the true point of beginning. 

APN: 046-005-010 

PARCEL TWO: 

Ali that portion of Section 5, Township 3 South, Range 9 East, M.D.B.&M., described as follows: 

Ali that portion lying North of the North Iine of Hetch Hetchy right of way and West of the East 277 feet of the 
following: 

Commencing at the Southeast corner of said Section 5; thence West along the South Iine of said Section, 18.10 
chains; thence North on a Iine parallel with theEast Iine of Section 17.67 chains; thence East on a Iine parallel with 
the South Iine of said Section, 18.10 chains to the East Iine of said Section; thence South along said East Iine, 
17.67 chains to the point of beginning. 

EXCEPTING THEREFROM the following described property; Parcel 1 as shown on that certain Parcel Map filed 
August 3, 1970, in Book 9 of Parcel Maps, Page 63, Stanislaus County Records, being a portion of the Southeast 
quarter of Section 5, Township 3 South, Range 9 East, Mount Diablo Base and Meridian. 

APN: 046-005-014 

PARCEL THREE: 

Ali that partion of theSoutheast quarter of Section 5, Township 3 South, Range 9 East, Mount Diablo Base and 
Meridian, described as follows: 

Commencing at a point on the Section Iine between Sections 4 and 5, above Township and Range, said point 
bears North 1o 28' West a distance of 1166.22 feet from the corner of Sections 4, 5, 8 and 9, above Township and 
Range, being the Southeast corner of the tract of land described in the Deed to Royal C. Kilgore, et ux, recorded 

CL TA Preliminary Report Form- Modified (11.17.06) 
SCA0002402.doc 1 Updated: 08.24.15 3 
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT CIVIL CODE§ 1189 

• 
A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 

State of Cali~a ) 

County of :l!llYIISla.us ) 
On Auaus+ 301 WIIR before me, jane/ 1 C2wtJef.S, tjnMYIJ Publie 

J Date \1 l Here~ Name an~f the Offtcer 

personally appeared~.ooeio. lJ1YlO j~LJ.cureaL 
Name(s) of Signer(s) 

who proved to me on the basis of satisfactory evidence to be the person~ whose name~ is/affi 
subscribed to the within instrument and acknowledged to me that l)e7she/t~y executed the same in 
l)ffi/her/t!;lefr authorized capacity(i~, and that by ~/her/tMr signature~ on the instrument the person~, 
or the entity upon behalf of which the person~ acted, executed the instrument. 

Place Notary Seal Above 

I certify under PENALTY OF PERJURY under the laws 
of the State of California that the foregoing paragraph 
is true and correct. 

WITNESS my hand and official seal. 

-----------------------------oPTIONAL-----------------------------
Though this section is optional, completing this information can deter alteration of the document or 

fraudulent reattachment of this form to an unintended document. 

Description of Attached Document 
Title or Type of Document: (}urt) of \Jtiltam92r'l Acr-.,.15-~~ument Date: Augw} 2~ 2/?1~ 
Number of Pages: .:2- Signer(s) Other Than Named Above: ____________ _ 

Capacity(ies) ~d by Signer,s) __ 1 
Signer's Name: ~La. LY,VHl \.tllet,fCCA-t Signer's Name: ___________ _ 
0 Corporate Officer - Title(s): D Corporate Officer - Title(s): ______ _ 
C::: Partner - D Limited D General D Partner - D Limited D General 
C::: Individual D Attorney in Fact U Individual ,~Attorney in Fact 
[]Trustee LJ G ardi~n~ ~9nservator D Trustee 0 Guardian or Conservator 
rjJ Other: ~ I.Wi l1 D Other: _____________ _ 
Signer Is Representing: Signer Is Representing: ________ _ 

©2014 National Notary Association • www.NationaiNotary.org • 1-800-US NOTARY (1-800-876-6827) Item #5907 



Striving to be the Best 

August 29, 2016 

David Bunn, Director 
Department of Conservation 
801 K Street, MS 18-01 
Sacramento, CA 95814 

CLERK OF THE BOARD OF SUPERVISORS 

STANISLAUS COUNTY 

7010 10th Street, Suite 6700, Modesto, CA 95354 
Phone: 209.525.4494 Fax: 209.525.4420 

RE: NOTICE OF DECISION FOR TENTATIVE CANCELLA TION OF A PORT! ON OF 
WILLlAMSON ACT CONTRACT NO. 75-2013 

Dear Mr. Bunn: 

Enclosed is a copy of the Notice of Decision for T entative Cancellation of a Portion of 
Williamson Act Contract No. 75-2013, which is to be published in The Modesto Bee. 
The Stanislaus County Board of Supervisors granted tentative approval to cancel a 
portion of these Williamson Act Contracts on August 23, 2016. 

For further information, please call the Planning and Community Development 
Department at 209-525-6330 or the Board of Supervisors at 209-525-6415. 

Sincerely, 

Pam Villarreal, 
Assistant Clerk 
Board of Supervisors 

STRIV/NG TO BE THE BEST COUNTY IN AMERJCA 



Striving to be the Best 

August29, 2016 

BURCHELLNURSERYINC 
12000 HIGHWAY 120 
OAKDALE CA 95361 

FINDLAY AUTOMOTIVE GROUP 
310 N. GIBSON RD 
HENDERSON NV 89014 

CLERK OF THE BOARD OF SUPERVJSORS 

STANISLAUS COUNTY 

7070 70th Street. Suite 6700, Modesto, CA 95354 
Phone: 209.525.4494 Fax: 209.525.4420 

ASSOCIATED ENGINEERING GROUP INC 
JIM FREITAS 
5205 TECHNOLOGY DR SUITE 4 
MODESTO CA 95356 

RE: CERTIFICATE OF TENTATIVE CANCELLATION OF A PORTION OF 
WILLIAMSON ACT CONTRACT N0.75-2013 AND NOTICE OF DECISION 

Dear Applicant: 

Please find enclosed a copy of the Certificate of Tentative Approval of Cancellation of a 
Partion of Williamson Act Contract No. 75-2013 and the Notice of Decision. The original 
Certificate of Tentative Approval of Cancellation was sent to the Office of the Clerk­
Recorder to be recorded. The Board of Supervisors granted tentative approval to 
cancel this Williamson Act Contract on August 23, 2016. 

For further information, please call the Planning and Community Development 
Department at 525-6330 or the Board of Supervisors at 525-6415. 

Sincerely, 

~ '\ ,· ·~ ~1 
\ 1 ' i~l 1 ~f \ i· ,' 1 / ..... , 1 

\ 1/'---· ~ /\..U·'-/L~ , 

Pam Villarreal, 
Assistant Clerk of the 
Board of Supervisors 

STRIVING Tl BE THE BEST COUNTY IN AMERICA 



DECLARA TION OF MAILING 

IN RE NOTICE OF DECISION FOR TENTATIVE CANCELLATION 
OF A PORTION OF WILLIAMSON ACT CONTRACT NO. 75-2013 AND NOTICE OF 

DECISION 

I, Pam Villarreal, declare that I am a citizen ofthe United States, over 18 years of age, a 

resident of Stanislaus County, and not a part to the within action; that my business address is 

1010 1Oth St., Ste. 6700, Modesto, Califomia; that I served a copy of the attached notice by 

placing said copy in an envelope addressed to the following: 

BURCHELL NURSERY INC ASSOCIA TED ENGINEERING GROUP INC 
12000 HIGHWAY 120 JIM FREITAS 
OAKDALE CA 95361 5205 TECHNOLOGY DR SUITE 4 

MODESTO CA 95356 

FINDLA Y AUTOMOTIVE GROUP 
310 N. GIBSON RD 
HENDERSON NV 89014 

which envelope was then sealed and postage fully prepaid thereon and thereafter, on August 29, 

2016, deposited in the United States Mail at Modesto, California; that there is delivery service by 

United States Mail at the place so addressed or regular comrnunication by United States Mail 

between the place of mailing and the place so addressed. 

I declare under penalty of perjury that the foregoing is true and correct. 



2016-440 

STANISLAUS COUNTY ORDINANCE NO. C.S. 1173 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP N0.9-110-1007 FOR THE PURPOSE OF 
REZONING FOUR PARCELS TOTALING 11.06 ACRES FROM A-2-1 0 (GENERAL AGRICUL TURE) AND 
PD 143 TO A NEW PD (PLANNED DEVELOPMENT), TO ALLOW DEVELOPMENT OF AN AUTO 
DEALERSHIP ON PROPERTY LOCATED AT THE SOUTHWEST CORNER OF PELANDALE AND 
MCHENRY (STATE ROUTE 1 08) AVENUES, IN THE MODESTO AREA, APN: 046-008-024, 046-008-016, 
046-005-01 01 046-005-014. 

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

Section 1. Sectional District Map No. 9-110-1007 is adopted for the purpose of designating and 
indicating the leeatien and boundaries of a District, such map to appear as follows: 

(Map to be inserted here) 

Section 2. This ordinance shall take effect and be in full force thirty (30) days from and after the date 
of its passage and before the expiration of fifteen (15) days after its passage it shall be published once, with 
the names of the members voting for and against same, in the Modesto Bee, a newspaper of general 
circulation published in Stanislaus County, State of California. 

Upon motion of Supervisor Withrow seconded by Supervisor DeMartini the foregoing ordinance was 
passed and adopted at a regular meeting of the Board of Supervisors of the County of Stanislaus, State of 
California, this 23rd day of August, 2016, by the following called vote: 

AYES: 
NOES: 

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

ABSENT: 
ABSTAINING: 

Supervisors: None 
Supervisors: None 

Dick Monteith 
CHAIRMAN OF THE BOARD OF SUPERVISORS 
of the County of Stanislaus, 
State of California 

ATTEST: ELIZABETH A. KING, Clerk of 
the Board of Supervisors of 
the County of Stanislaus, 
State of California 

BY: ~ l);Ql~ 
Pam Villarreall Assistant Clerk of the Board 

APPROVED AS TO FORM: 

JOHN P. DOERING 

Coun~MI ('(_} 
By \ Mfff~ 

Thomas E. Boze t 
Assistant County Counsel 

ORD-55-W-4 
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DECLARATION OF PUBLICATION 
(C.C.P. 82015.5) 

COUNTY OF STANISLAUS 
STATE OF CALIFORNIA ' NQTJC~ O·F. DEC\SION .. ~Q~ .. ]:~~1~.·· · ·M~.J,E CANCELLATION l 

· · OF A PORT'fn~.Qcf:,;jl(H;,,l,;i~ON ACT 
. ~7?.U'i'3 

1 am a citizen of the United States and a resident · · , , . 
ofthe County aforesaid; 1 am over the age of ~vernmenf'Code 
eighteen years, and not a party to or interested With row, 
in the above entitled matter. 1 am a printer and to cancel a Por-
principal clerk ofthe publisher of Contract No. 3, affecting the l·and' 
THE MODESTO BEE, . . . . . . . fi!'I.A~Or's Parcel No. 046"005-
which has been adjudged a newspaper of 010 OVI(11ed by Bvrchell Nur'Set'V. !fl~,:', was granted tentative ap-
general circulation by the Superior Court ofthe PrOVQJ at the 9:05a.m. pub.lic l'l.fitlring held duri.nt;l ei regular 
County ofSTANISLAUS, State ofCalifomia, meeting of the Board of Super-vi~E!t:'l\, pf the CountY of St<lni­
under the date ofFebruary 25, 1951, Action slaus, St<lte of C<lliforni<l, locateå at 1010 10th Street, MOdesto, 
No. 46453. The notice ofwhich the annexed is Californi<l,1his 23rd day of Augu.st 2016, by the followfng C<llled 
a printed copyhas beenpublished in each issue vote: AYES: 'SUPERVISORS: · O'Brien, Chiesa, With'row, 
thereof on the following dates, to wit: · DeMartini and Chairman Monteith. NOES: None .. .AB:SENT: 

None. ABSTAINING: None. . 

SEPTEMBER 1, 2016 NOTICE. IS FURTHER GIVEN that pursuant to Government 
COde Section 51282, the Bo<lrd finds that the cancellation is con-

1 certify ( or declare) under penalty of perjury 1 sistenf. with ~he PU.rPO~es ~t _the California L<lnd Conservation 

that the foregoing is true and correct and that .·~.·.et··. q.·""' •. ·.l.t·.~ .. r.·· n~!.l:cri. ltt'l .... Ii ..... II" .• ~. i.· .· .. ·1·. · :•Tpte. rest ... BY 0. R. D. ER this declaration was executed at .•:0~;~,'·· ·. ·•· · .. RD .QF ·'S'U~~R~ ';~ATED: August 23, 
MODESTO,Califomiaon ·'fi~, .. · ·. · i_ Eli~be,<f;~'t.lf'* ; .. ,\Jfthjf-$~tcl,ti;f:S~P,er-l 

·\Aio . . e:.'Loun·tY Clf•ståri<~Wiutl · cm~ of Cahfprm<l. BY:I 

SEPTEMBER 1, 2016 

t 1..\. ~\lhlr. 0. • 'l/l.~r\\..O.>"'I"Vo. 
(Signature) 

.~o§~,rf:e<ll, ~sist<lnt<::l;r~ otthe Bo<lrd. · .· .·. ·. '. _· _~ 
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Board of Supervisors 
August 23, 2016 

Planning & Community Development 



Overview  

Planning & Community Development 

 Williamson Act Cancellation 
 General Plan Amendment 
 Rezone Application 
 Request to rezone the entire property to 

Planned Development for an auto 
dealership 
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AREA MAP 
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GENERAL PLAN MAP 
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ZONING DESIGNATION MAP 
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Site Plan 
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Site After Lot Line Adjustment/Merger 
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Williamson Act Cancellation 
 
 
 

 

Planning & Community Development 

• Contract No. 75-2013 
• .71 acre parcel 



WAC GPA REZ PLN2016-0013 
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WILLIAMSON ACT CONTRACT 
NO.75-2013 

Contract Expired 
12/31/2015 

Currently Enrolled  
(non-renewal filed 5/2/2016) 



Williamson Act Cancellation 
 
 
 

 

Planning & Community Development 

• Assessor Cancellation Valuation 
• Department of Conservation 



Planning & Community Development 

General Plan     
• Planned Development 

• Auto Dealership 
Consistent 

• Sphere of Influence 
 

 

General Plan & Zoning 
Consistency 

Zoning 
• Rezone to Planned 

Development Needed 
for Auto Dealership 

 



Environmental Review 
 

• CEQA –Negative Declaration 
– Cal Trans 

Planning & Community Development 



Planning Commission  
• July 21, 2016 

– No one spoke in opposition 
– 6-0 Vote Recommending: the BOS approve 

the project subject to the amended 
Development Standards. 

Planning & Community Development 



Recommendation 
• Staff recommendation 

– Approval 
– Amended Assessor’s Valuation 

• Findings – Exhibit A 
– Environmental Review 
– Williamson Act, GPA, and Rezone  
– Increase for demands and services 
– Recommend Approval to BOS 

 
 Planning & Community Development 



Questions 

 
 

Planning & Community Development 
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