
December 3, 2015 

MEMO TO: Stanislaus County Planning Commission 

FROM:  Department of Planning and Community Development 

SUBJECT: TIME EXTENSION FOR GENERAL PLAN APPLICATION NO. GPA2007-03 
AND REZONE APPLICATION NO. REZ2007-03 - FRUIT YARD 

PROJECT DESCRIPTION 

This is a request to amend the Development Schedule for Planned Development (P-D) No. 317 
by extending the development time frame from August 19, 2015, to August 19, 2030, with 
approved uses allowed to move from one phase to another to react to market conditions (see 
Attachment 1.)   

Planned Development (317) was approved on August 19, 2008, to allow for the development of 
a 44+/- acre parcel over three phases.  The project included development of a 9,000 square-
foot banquet facility, a new convenience market and relocation of an existing gas station, 
relocation of the existing “card lock” fueling facility, and construction of a 3,000 square-foot retail 
shell building, which includes a drive-through establishment of unknown type.  The 
applicant/property owner was also permitted a 322-space boat/RV mini storage (both covered 
and uncovered spaces) and a 66 space travel trailer park for short term (overnight) stays and a 
2.0 acre site for retail tractor (large agricultural equipment) sales.  The request included a new 
facility for fruit packing and warehousing.  All substantially modified or new uses would include 
on-site vehicle parking, landscaping, and other accessory uses.  Finally, occasional outdoor 
special events would be held on-site, near and on the 9-acre park area, including fund raising 
activities to private parties.  Below is an overview of the three approved development phases for 
P-D 317.  The overview includes the development schedule, as originally proposed, and the
current development status is provided in [brackets]:

Phase 1 (to be completed 1 to 3 years from date of approval) 

• Construction of a 9,000 squar- foot Banquet Building/Facility, [not started]

• Upgrades to park area, corresponding landscaping, and on-site parking for new or
substantially modified uses [partially completed]

• Conduct occasional outdoor events, including fund raising and activities to private
parties [conducted, some events were conducted with amplified noise before an
acoustical analysis was prepared.]

Phase 2 (to be completed 2-5 years from date of approval) 

• 322-space Mini Storage with Boat & RV storage, [not started]

• 66-space, short term, RV Park, [not started]

• Tractor Sales Facility, [not started, Use Permit required] and

• Fruit Packing Facility [not started, Use Permit required]
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Phase 3 (to be completed 3 to 7 years from date approval) 

• Relocation of Existing Gas Station and Convenience Market, [not started]

• Relocation Card Lock Fueling Station, [not started] and

• 3,000 square-foot Retail Building with drive-thru [not started]

The approved site plan, reflecting development phases, is provided on page 21 of Attachment 2 
– August 19, 2008 Board of Supervisors Report.  Based on the Planning Commission’s
recommendation, the Board of Supervisors approved the project with an amended Development
Schedule allowing that “uses may be moved from one phase to another to react to market
conditions” (See Attachment 3 August 19, 2008, Approved P-D 317 Development Standards
and Development Schedule.)  Consequently, the development schedule for the project was
scheduled to expire on August 19, 2015.  The applicant, Joe Traina and his agent Dave
Romano submitted a request for a project time extension on August 14, 2015.

As part of the time extension request, the applicant has identified the updated project phasing 
as follows: 

Backbone Infrastructure 2014-2018 

• Master storm drainage facility (basin and trunk line) 2014-2015 [work started]

• Fire water trunk line (tank and booster pumps) 2015-2016

• Sewer system (if needed) 2016-2018

• Water system (if needed) 2016-2018

Phase 1 (pursuant to approved site plan) 2016-2021 

• Park site improvements and upgrades

• Banquet Building/Facility

• Mini-Storage with RV/Boat storage facility

Phase 2 (pursuant to approved site plan) 2020-2025 

• RV Park

• Fruit Packing Facility

• Truck Sales Facility

Phase 3 (pursuant to approved site plan) 2025-2030 

• RV/Truck fueling

• Gas Station Relocation

• Retail Building

As with the current approval, the applicant’s is proposing that the updated project phasing may 
be moved from one phase to another to react to market conditions.  

On January 21, 2010, the Planning Commission approved Vesting Tentative Parcel Map 
Application No. 2009-08 – The Fruit Yard, allowing the creation of twelve parcels ranging in size 
from 0.60 +/- to 12.70 acres in conformance with uses allowed under P-D No. 317.  The Fruit 
Yard Parcel Map (56PM83) was recorded on October 31, 2012, (see Attachment 4 Parcel Map 
56PM83).  The applicant has made improvements to the site in compliance with the Parcel Map 
conditions of approval. 

If approved as requested, the new development schedule would give the applicant until August 
19, 2030, to start construction of any one of the project phases.  

46



TE for GPA 2007-03 and REZ 2007-03 
Planning Commission Memo 
December 3, 2015 
Page 3 

DISCUSSION 

Applicant’s Demonstration of Good Cause 

The application cites reasons for the extension, highlighted by the following statement as 
included in the applicant’s written support.   

“During the processing of the project, in 2007/2008, the economy, both locally 
and nationally, was subject to a substantial downturn, and this downturn slowed 
the development of the project after approval.  Over the last few years, as the 
economy has started to recover, The Fruit yard owner has been able to 
commence development of the project.  A Parcel Map has been recorded 
creating all the proposed development parcels for the PD.  As part of road 
widening projects in the area, road dedications have been made, and 
improvements constructed to further the development of the site.  The central 
nine (9) acre park is under construction and includes a storm drainage basin and 
amphitheater.  Sections of the ring road around the perimeter of the park are 
being constructed.  Utilities are being constructed to provide service to all of the 
PD parcels proposed for development.”    

Section 21.40.090(B) of the Stanislaus County Zoning Ordinance speaks to the allowance of 
modifying a Planned Development’s Development Schedule. This section states: 

Upon request by the property owner and for good cause shown, the planning 
commission may extend the time limits of the development schedule; provided that any 
request for an extension of time limits shall be on file in the office of the director of 
planning prior to the expiration of any time limit required by the development schedule. 

The project time extension is a discretionary act in that it does grant approval of continued life 
for the Planned Development which otherwise would expire.  A large reason why Development 
Schedules (for Planned Developments) do not last indefinitely is that the need to recognize the 
passage of time may have caused agencies to look at the project differently.  

In order to approve the time extension, the Planning Commission will need to find that the 
request is both consistent with the County General Plan (as a whole) and that “good cause” has 
been shown by the applicant for the time extension request.  

Compliance with Approved Site Plan and Performance Standards 

In 2013, the applicant applied for a grading permit to develop the storm drainage basin.  The 
approved grading plan included the grading for an amphitheater.  The grading permit was 
issued on January 29, 2015, and the grading has occurred; however, the grading permit did not 
provide authorization for use of the amphitheater.  The grading permit has received one 
inspection to date and has not been finaled. 

On November 23, 2015, the applicant applied for a Use Permit application to develop and use 
the amphitheater on part of the park site.  This time extension request does not involve or 
include the development of the amphitheater, as it was not approved as part of the original 
Planned Development. 
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As approved, P-D 317 allows the park site to be open to the general public during normal 
business hours and for public and private special events to be conducted, without the need of 
obtaining a license issued by the Sheriff’s Department in accordance with Stanislaus County 
Code – Section 6.40 – Outdoor Entertainment Activities in the Unincorporated Area, provided an 
acoustical analysis be conducted prior to any outdoor use of amplified sound or blasting devices 
to insure noise levels do not exceed the maximum allowable noise levels as allowed by the 
County’s General Plan Noise Element.  The number of private and public events was not 
limited.  

Residents in the vicinity have complained about traffic and the use of amplified noise emanating 
from the site from private parties and special events since the 2008 approval.  Outdoor events 
with amplified noise at the park site and outside of the restaurant have been held without an 
approved acoustical analysis; however, if issued an Outdoor Entertainment permit by the 
Sheriff, an acoustical analysis would not necessarily be required.  An Outdoor Entertainment 
permit would; however, restrict the number of events permitted and would still require 
compliance with County noise standards.   

An acoustical analysis was recently drafted for use of amplified noise from the proposed 
amphitheater.  Staff reviewed and evaluated the analysis and requested an amended scope of 
work to include events located outside of the proposed amphitheater.  The noise is one of the 
issues that will be evaluated as part of the subsequent Use Permit application.     

California Environmental Quality Act (CEQA) Compliance 

In reviewing this request, it was circulated to various agencies including those agencies with 
Development Standards placed on the approved P-D (317), (see Attachment 6 Environmental 
Review Referrals).  No referral responses identifying significant comment or objection to the 
subject request have been received from various agencies/departments and no additional 
Development Standards have been requested. 

Under California law, a request for time extension of a project that previously was subject to 
CEQA review may be exempt from CEQA or may be evaluated under the standard, triggering 
subsequent or supplemental CEQA review (under Public Resources Code Section 21166 and 
CEQA Guidelines Section 15162).  In order to trigger additional review when the project was 
previously approved with a Negative Declaration, a significant environmental effect must be 
identified.  No significant environmental effects were identified by responding agencies and 
parties. 

Neighborhood Comments 

Staff has been contacted by neighboring residents, expressing concern about the development 
and use of the amphitheater, along with past noise complaints associated with amplified noise 
heard from events held at The Fruit Yard.   

A staff approval permit application was submitted and circulated to neighbors proposing limited 
use of the amphitheater (limited to a maximum of six events per year with no use of amplified 
sound and not to be used independent of other events conducted at the park site).  Due to the 
limited use that would be allowed by staff approval permit; the applicant is proposing a Use 
Permit to request extended use as a stand-alone event center.  The use permit application will 
be processed through the normal process requiring a new environmental assessment, 
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landowner notifications, and a public hearing for consideration of the request by the Planning 
Commission.   

The applicant conducted a neighborhood on meeting on September 21, 2015, at The Fruit Yard 
Restaurant, to discuss the status and process of constructing the amphitheater.    

A letter from Tom Douglas was submitted on November 3, 2015, expressing concern with the 
proposed amphitheater, (see Attachment 5 Letter from Tom Douglas, dated November 3, 2015). 
Mr. Douglas has been informed that a Use Permit Application has been submitted for the 
development of the amphitheater and he desires to have his comments apply to that application. 
He has since voiced that he is not in opposition to the time extension request.     

PLANNING COMMISSION OPTIONS 

Staff recommends that the Planning Commission approve the time extension application as 
requested.  If the Planning Commission decides to approve this request, Staff recommends that 
the following findings must be made: 

1. Find that the time extension request is consistent with the County’s General Plan; and
2. Find that the applicant has shown good cause for being granted a time extension.

The Planning Commission may also decide to approve this request with a lesser number of 
years then the applicant is requesting.  If this is the course of action the Commission wishes to 
take, the same findings as listed above for the approval will have to be made. 

If the Planning Commission decides to deny this request, Staff recommends that the following 
findings must be made: 

1. Find that the findings required for approval cannot be made, and deny the time
extension request for General Plan Amendment N0. 2007-03 and Rezone Application
No. 2007-03 – The Fruit Yard.

****** 

Contact Person: Miguel Galvez, Senior Planner, (209) 525-6330 

Attachments:  
Attachment 1 - Applicant’s August 14, 2015 Time Extension Request, including updated 

project phasing. 
Attachment 2 - Board of Supervisors Report for GPA No. 2007-03 and REZ Application 

No. 2007-03 – The Fruit Yard, dated August 19, 2008 with partial 
attachments – the complete attachments are available on-line.   

Attachment 3 - August 19, 2008 Approved P-D 317 Development Standards and 
Development Schedule 

Attachment 4 - Parcel Map 56PM83. 
Attachment 5 - Letter from Tom Douglas, dated November 3, 2015  
Attachment 6 - Environmental Review Referrals.  
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THE BOARD OF OF STANISLAUS 

DEPT: Planning and Community BOARD AGENDA # 6 40 p.m. 

Urgent Routine AGENDA DATE August 19, 2008 
CEO Concurs with Recommendation YES C] NO 415 Vote Required YES NO 

(Information Attached) 

Public Hearing to Consider Planning Commission's Recommendation for Approval of General Plan 
Amendment Application No. 2007-03 and Rezone Application No. 2007-03, The Fruit Yard, a Request to 
Amend the General Plan Designation from Agriculture to Planned Development and to Rezone the 

(Continued on page 2) 

PLANNING COMMISSION RECOMMENDATIONS: 

After conducting a duly advertised public hearing at its regular meeting of July 17th, 2008, the Planning 
Commission, on a 4-2 (Navarro, Shores) vote, recommended the Board approve the project as follows: 

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

(Continued on page 2) 

FISCAL IMPACT: -. 
I nere are no fiscal impacts associated wiin inis item. 

BOARD ACTION AS FOLLOWS: 
NO. 2008-600 

O'Brien On motion of Supervisor .............................. , Seconded by Supervisor .... De.Mart~~i -.............. 
and approved by the following vote. 
Ayes: Supervisors: .. C):Brien,G rp_v_e_r,_M_~nt.e~thand-DeMar?in1_-_.... ............................................ 
Noes: Supervisors: .............. ChaLrmar!Ma@eld ........................................................ 
Excused or Absent: Supervisors:- -No??- ................................................................... 
Abstaining: Supervisor_: ........ .._N9nne_. .................................................................. 
1) Approved as recommended 
2) Denied 
3) X Approved as amended 
4) Other: 

Amended Development Standard No. 55 to read as follows: "Concurrent with the development of either 
the RVIBoat Storage or the RV Park parcels, a six-foot high masonry wall, or an MID approved equal, 
is required along the south line of applicant's property adjacent to MID Lateral 1. This fence shall 
extend from Geer Road to a point 10 feet west of the proposed "I? Drive right-of-way . If "F" Way is 

MOTION CONTINUED ON PAGE 1-A 

ATTEST: CHRISTINE FERRARO TALLMAN, Clerk File No. ORD -55-fp-b 
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Public Hearing to Consider General Plan Amendment No. 2007-03 and Rezone Application No. 2007-03, The 
Fruit Yard 
Page 1-a 

MOTION CONTINUED FROM PAGE 1 

constructed from "Em Street to Triangle Ranch Road or the Agricultural parcel is developed, then the wall 
must be extended the full length of that development."; amended the Development Standards to add 
Development Standard No. 69 to read as follows: "No individual "RV Park" space shall be occupied by the 
same individual, trailer, recreational vehicle, or movable sleeping quarter of any kind for a period exceeding 
(14) fourteen consecutive days within a one month period. This applies to ownerloperator of the 
RVIcamperltrailer, all occupants, and the RVIcamperltrailer itself."; and, introduced and waived the reading 
and adopted Ordinance C.S. 1033 for the approved Rezone Application #2007-03 
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SUBJECT: (Continued) 

Property from A-2-40 (General Agriculture) to PD (Planned Development) on a 45+/- Acre Site. 
This Would Authorize a Development Plan for the Fruit Yard Which Would Include a 9,000 Square 
Foot Banquet Facility, Relocation of the Existing Fueling Facilities, Construction of a 3,000 Square 
Foot Retail Shell Building, a 322 Space RVIBoat Storage, a 66 Space Travel Trailer Park, a New 
Facility for Fruit Packing, and a 2.00 Acre Site for Retail Tractor Sales. Outdoor Events and 
Entertainment Are Proposed to Be Held on the Park Site. The Project Is Located at 7948 Yosemite 
BoulevardIHighway 132 East of the Community of Empire and West of the City of Waterford. 
APN: 009-027-004. 

PLANNING COMMISSION RECOMMENDATION: (Continued) 

2. Find That: 

A. The substitute language for Mitigation Measure No. 3 identified as Development 
Standard No. 71 is equivalent or more effective in mitigating or avoiding potential 
significant effects and that it in itself will not cause any potentially significant effect 
on the environment 

3. Adopt the Mitigation Monitoring Plan, with the substitute language for Mitigation Measure 
No. 3, pursuant to CEQA Guidelines Section 15074(d). 

4. Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder's 
Office pursuant to Public Resources Code Section 21 152 and CEQA Guidelines Section 
1 5075. 

5. Find That: 

A. The General Plan amendment will maintain a logical land use pattern without 
detriment to existing and planned land uses, 

B. The County and other affected governmental agencies will be able to maintain 
levels of service consistent with the ability of the governmental agencies to provide 
a reasonable level of service, 

C. The amendment is consistent with the General Plan goals and policies, 

D. Overall, the proposal is consistent with the goals and policies of the General Plan, 

E. There is evidence on the record to show a demonstrated need for the proposed 
project based on population projections, past growth rates, and other pertinent data, 

F. No feasible alternative site exists in areas already designated or planned for the 
proposed uses, 

G. Approval of the proposal will not constitute part of, or encourage piecemeal 
conversion of a larger agricultural area to non-agricultural uses, and will not be 
growth-inducing (as used in the California Environmental Quality Act), 
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H. The proposed project is designed to minimize conflict and will not interfere with 
agricultural operations on surrounding agricultural lands or adversely affect 
agricultural water supplies, 

I. Adequate and necessary public services and facilities are available or will be made 
available as a result of the development, 

J. The design of the proposed project has incorporated all reasonable measures, as 
determined during the CEQA review process, to mitigate impacts to fish and wildlife 
resources, air quality, water quality and quantity, or other natural resources, 

K. The proposed Planned Development zoning is consistent with the proposed 
Planned Development General Plan designation, 

L. The project will increase activities in and around the project area, and increase 
demands for roads and services, thereby requiring dedication and improvements, 
and 

M. Development Standard No. 71 is more effective than the noise mitigation measure 
circulated with the initial study and mitigation monitoring plan. 

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

7. Approve General Plan Amendment No. 2007-03 and Rezone Application No. 2007-03, 
including Phases 1, 2, and 3, subject to the modifications to the Development Standards 
and Development Schedule as recommended by the Planning Commission. 

DISCUSSION: 

This is a request to authorize a development plan for The Fruit Yard to facilitate the development 
of a 9,000 square foot banquet facility, relocation of the existing gas station and a new convenience 
market, relocation of the existing "card lock fueling facility, and construction of a 3,000 square foot 
retail shell building which includes a drive through establishment of unknown type. The 
applicant/property owner has also requested authorization for a 322 space boat/RV storage (both 
covered and uncovered spaces) and a 66 space travel trailer park for short term (overnight) stays 
and a 2.0 acre site for retail tractor (large agricultural equipment) sales. Finally, the request 
includes a new facility for fruit packing and warehousing, although these uses are consistent with 
the current zoning of the property which allows such uses with a Use Permit. All substantially 
modified or new uses will include on-site vehicle parking, landscaping, and other accessory uses. 
As part of the applicant's statement, occasional outdoor special events are held on site, near the 
9 acre park area, including fund raising activities to private parties. The project will have its own 
well and septic system. Currently, thirty nine (39) acres of the 45 acre site are planted in a variety 
of stone fruit (cherries, peaches, apricots, and nectarines). Please see the attachments for a more 
detailed project description and phasing time-frame (see Attachment No. "1"). 
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The Fruit Yard site development, by definition, is considered a legal non-conforming use which 
dates back many years ago when an Old Foamy Drive-In was located on the site. The project site 
is already developed with a small park site which has been used in the past for both private and 
public events. There is a great deal of additional background information available about the history 
of the Fruit Yard site, including the discretionary permit approvals, discussed in the Planning 
Commission Staff Report (see Attachment No. "1 "). 

Approvals 

This project has two approvals that are required: 

. Amend the Land Use Element Map of the County General Plan from Agricultural (AG) to 
Planned Development (PD). 

Rezone the property from Agricultural (A-2-40) to Planned Development (PD) 

To evaluate a General Plan Amendment, the goals and policies of the General Plan must be 
reviewed. In addition, County policy, adopted by the Board of Supervisors, sets forth additional 
findings, listed above, necessary for approval of a request to amend the General Plan. The goals 
and policies of the General Plan listed in the Planning Commission Staff Report are focused on 
those goals and policies which staff believes are most relevant to making the findings necessary 
for determining the subject project's consistency with the overall General Plan. A complete 
discussion on General Plan consistency can be found in the attached Planning Commission Staff 
Report (see Attachment No. "I"). To approve a Rezone, the Board must find that it is consistent 
with the General Plan. In this case, Planned Development zoning would indeed be consistent with 
the proposed Planned Development designation. 

Planninn Commission Hearing 

The Planning Commission held a public hearing on this project at its regular meeting of July 17th, 
2008. Staff believed that this current request was inconsistent with the Goals and Polices of the 
General Plan. Staff's recommendation was to allow only Phase 1 of the proposed development. 
Staff felt that the Phase One portion of this project was a logical extension of the already 
established legal nonconforming uses. Staff was concerned If all phases of this proposed project 
were approved, a precedence would be set for allowing general plan amendments and rezones on 
neighboring agricultural properties for the development of commercial uses. Unlike phase one of 
the proposed project, phases two and three have no real relationship to the existing on-site legal 
nonconforming uses or agriculture in general. Adetailed discussion of Staff's recommendation can 
be found in the attached Planning Commission Staff Report. 

Following staff's recommendation for approval, Chair Assali opened the public hearing. Mr. Tim 
Douglas, an adjacent homeowner, spoke in opposition to the project expressing a general concern 
regarding noise levels in conjunction with the past and proposed outdoor events. Prior to the 
Planning Commission meeting, Mr. Douglas had also provided Planning Staff with a letter of 
opposition. The context of this letter mainly focused on the need to control noise levels after 1 Opm. 
The applicant and Mr. Douglas have since come to an agreement of the noise concerns that were 
raised at the meeting. The applicant's representative, Dave Romano (Newman-Romano, LLC) 
spoke in favor of the project. 
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Following the closing of the hearing, the Commission discussed the project indicating positions both 
against and in favor of the project. The Commission discussion focused primarily on the topic 
related to the general plan and preserving it from approval of non-agricultural uses. Commissioner 
Navarro and Shores felt that the scale of the entire project was too large and would result in the 
removal of land in agricultural production. As discussed above, Staff's recommendation was to 
approve only Phase 1 of the project. The Commission's recommendation, on a motion by 
Commissioner Layman, seconded by Commissioner Poore, voted 4-2 (Shores, Navaro) to support 
the project in it's entirety and recommend the Board approve Phases 1, 2, and 3 subject to the 
modifications to the Development Standards and Development Schedule as modified by the 
Planning Commission. 

Modified Development Standards 

As a part of this action, Staff is recommending that the Board modify Development Standard No. 
55 to reflect the following language: 

Concurrent with the development of either the RVlBoat Storage or the RV Park parcels, a 
six-foot high masonry wall, or an MID approved equal, is required along the south line of 
applicant's property adjacent to MID Lateral 1. This fence shall extend from Geer Road to 
a point 10 feet west of the proposed "E" Drive right-of-way . If "F" Way is constructed from 
"E" Street to Triangle Ranch Road or the Agricultural parcel is developed, then the wall 
must be extended the full length of that development. 

If the Board decides to approve the "RV Park portion of this project, Staff is asking that the 
following Development Standard be added to address the length of time one could stay at the 
proposed RV Park. Due to Staff oversight, this development standard was not recommended to 
the Planning Commission. 

No individual "RV Park space shall be occupied by the same individual, trailer, recreational 
vehicle, or movable sleeping quarter of any kind for a period exceeding (14) fourteen 
consecutive days within a one month period. This applies to ownerloperator of the 
RVIcamperltrailer, all occupants, and the RVIcamperltrailer itself. 

POLICY ISSUES: 

The entire project can be considered to be a policy issue. Staff and Commission recommendations 
are based on Boards established policies, as found in the County General Plan in particular, to 
maintain the agricultural viability of the project area. The Board should consider the potential 
conformance of this project with the priorities of maintaining a strong local economy and a strong 
agricultural economylheritage. 

STAFFING IMPACT: 

None. 

ATTACHMENTS: 

1. Planning Commission Staff Report, July 17'" 2008 
2. Planning Commission Minutes, July 17th, 2008 

I.\Staffrpl\GPAV007\GPA 2007-03 -The Fru~t Yard\BOS\BOS Report wpd 
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Stanislaus County Planning Commission 
Minutes 
July 17, 2008 
Pages 3 & 4 

E. GENERAL PLAN AMENDMENT APPLICATION NO. 2007-03 AND REZONE 
APPLICATION NO. 2007-03 - THE FRUIT YARD - This is a request to amend the 
General Plan Designation from Agriculture to Planned Development and to rezone the 
property from A-2-40 (General Agriculture) to P-D (Planned Development). This would 
authorize a development plan for The Fruit Yard which would include a 9,000 square 
foot banquet facility, relocation of the existing gas station and convenience market, 
relocation of the existing "card lockn fueling facility, and construction of a 3,000 square 
foot retail shell building. Also included is a 322 space vehicle1RV storage, a 66 space 
travel trailer park for short term stays, and a 2.0 acre site for retail tractor sales. A new 
facility for fruit packing and warehousing is also included, although these uses are 
consistent with the current zoning of the property. Occasional outdoor special events, 
from fund raising activities to private parties, will be held on site. The 45k acre site is 
located at 7948 Yosemite Blvd, at the intersection of Geer Road and Yosemite Blvd 
(Hwy 132), in the Modesto I Waterford area. A CEQA Mitigated Negative Declaration 
will be considered on this project. 
APN: 009-027-004 
Staff Report: Joshua Mann Recommends FORWARD TO BOARD OF SUPERVISORS 
FOR APPROVAL OF DEVELOPMENT OF PHASE 1 ONLY. 
Public hearing opened. 
OPPOSITION: Tom Douglas, 548 Hopper Road 
FAVOR: Dave Romano 
Public hearing closed. 
PooreILayman, 4-2 (Navarro, Shores), MODIFY THE DEVELOPMENT SCHEDULE AS 
PRESENTED BY THE APPLICANT WITH CLARIFICATION THAT MOVING USES 
BETWEEN PHASES REQUIRES PRIOR CONCURRENCE OF THE PLANNING 
DIRECTOR OR DESIGNEE, AND ADOPT THE PROPOSED REVISIONS TO 
CONDITIONS OF APPROVAL NOS. 2,3,29,38,39 AND 55 AS PRESENTED BY THE 
APPLICANT. 

LaymanIPoore, 4-2 (Navarro, Shores), RECOMMEND APPROVAL OF GENERAL PLAN 
AMENDMENT APPLICATION NO. 2007-03, REZONE APPLICATION NO. 2007-03, 
INCLUDING PHASES 1, 2, AND 3, AND ADOPT ALL OF THE STAFF 
RECOMMENDATIONS AND MAKE ALL OF THE FINDINGS SET FORTH IN THE STAFF 
REPORT AT PAGES 13 THROUGH 15, EXCEPT THAT PHASES 1, 2, AND 3 ARE 
RECOMMENDED FOR APPROVAL, SUBJECT TO THE MODIFICATIONS TO THE 
CONDITIONS OF APPROVAL AND DEVELOPMENT SCHEDULE AS PREVIOUSLY 
APPROVED. 

EXCERPT 

PLANNING COMMISSION 

MINUTES 

&D 
Secretary, Planning Commission 
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STANISLAUS COUNTY PLANNING COMMISSION 

July 17, 2008 

STAFF REPORT 

GENERAL PLAN AMENDMENT APPLICATION NO. 2007-03 
REZONE APPLICATION NO. 2007-03 

THE FRUIT YARD 

REQUEST: TO AMEND THE GENERAL PLAN DESIGNATION FROM AGRICULTURE TO 
PLANNED DEVELOPMENT AND TO REZONE THE PROPERTY FROM A-2-40 
(GENERAL AGRICULTURE) TO P-D (PLANNED DEVELOPMENT) ON A 452 
ACRE SITE. THIS WOULD AUTHORIZE A DEVELOPMENT PLAN FOR THE 
FRUIT YARD WHICH WOULD INCLUDE A 9,000 SQUARE FOOT BANQUET 
FACILITY, RELOCATION OF THE EXISTING FUELING FACILITIES, 
CONSTRUCTION OF A 3,000 SQUARE FOOT RETAIL SHELL BUILDING, A 322 
SPACE RVIBOAT STORAGE, A 66 SPACE TRAVEL TRAILER PARK, A NEW 
FACILITY FOR FRUIT PACKING, AND A 2.00 ACRE SITE FOR RETAIL 
TRACTOR SALES. OUTDOOR EVENTS AND ENTERTAINMENT ARE 
PROPOSED TO BE HELD ON THE PARK SITE. 

APPLICATION INFORMATION 

Applicant: 
Owners: 
Location: 

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

Area of Parcel: 
Water Supply: 
Sewage Disposal: 
Existing Zoning: 
General Plan Designation: 
Williamson Act: 
Environmental Review: 
Present Land Use: 

Surrounding Land Use: 

Dave Romano, P.E., AlCP 
The Fruit Yard Partnership - Joe Traina 
7948 Yosemite BoulevardIHighway 132, east of the 
Community of Empire and west of the City of 
W aterford 
34-3-1 0 
One (Supervisor O'Brien) 
009-027-004 
See Exhibit "I" 
Environmental Review Referrals 
45.00+ acres 
Private well 
Septic 
A-2-40 (General Agriculture) 
Agriculture 
Not applicable 
Mitigated Negative Declaration 
Small portion of site is developed as The Fruit Yard 
produce market, restaurant, and two gas stations 
Agriculture to the west, south, and east. To the north 
is an animal feed and supply store (P-D 268), a 
drilling company, fire station, and church 

ATTACHMENT 2 
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PROJECT DESCRIPTION 

This is a request to authorize a development plan for The Fruit Yard to facilitate the development 
of a 9,000 square foot banquet facility, relocation of the existing gas station and a new convenience 
market, relocation of the existing "card lock fueling facility, and construction of a 3,000 square foot 
retail shell building which includes a drive through establishment of unknown type. The 
applicantlproperty owner has also requested authorization for a 322 space boat/RV storage (both 
covered and uncovered spaces) and a 66 space travel trailer park for short term (overnight) stays 
and a 2.0 acre site for retail tractor (large agricultural equipment) sales. Finally, the request 
includes a new facility for fruit packing and warehousing, although these uses are consistent with 
the current zoning of the property which allows such uses with a Use Permit. All substantially 
modified or new uses will include on-site vehicle parking, landscaping, and other accessory uses. 
As part of the applicant's statement, occasional outdoor special events are held on site, near the 
9 acre park area, including fund raising activities to private parties. The project will have its own 

, well and septic system. Currently, thirty nine (39) acres of the 45 acre site are planted in a variety 
of stone fruit (cherries, peaches, apricots, and nectarines). Please see the attachments for a more 
detailed project description and phasing time-frame (see Exhibit "B"). 

SITE DESCRIPTION 

The project is located on the southwest corner of Geer Road and Yosemite BoulevardIState 
Highway 132 (7948 Yosemite Boulevard), east of the Community of Empire and west of the City 
of Waterford. The project site is adjacent to an animal feed and supply business (zoned P-D 268, 
Planned Development) located on the northeast corner of the intersection, a drilling company 
(Masellis Drilling) on the northwest corner, a fire station and church are located to the north. 
Production Agricultural parcels are to the west, south, and east of the project site. The 45.00kacre 
parcel currently supports the existing Fruit Yard produce market, the Fruit Yard restaurant, and two 
separate Gas Fueling facilities, all of which currently have paved parking and landscaping. The 
remaining part of the property is currently planted as an orchard. 

BACKGROUND 

The Fruit Yard site development, by definition, is considered a legal non-conforming use which 
dates back many years ago when an Old Foamy Drive-In was located on the site. The exact year 
is unclear due to lack of county records that are available. Between the years 1976 & 1977, there 
appears to have been some sort of approval to install a fueling facility, a relocation of the Old 
Foamy restaurant to the location of the present day restaurant, and the construction of a fruit stand. 
Again, the records with specific information on these actions appear to be unclear and lacking. The 
first of many discretionary permits appear to start in 1977 with the application and approval of a 
Use Permit (ZUPA 77-71) to allow the fruit stand to sell fruit that is not grown or produced on-site. 
In 1978, a Use Permit (78-1 9) allowed The Fruit Yard site to add additional fueling pumps, a fruit 
drying yard, truck parking, and the ability to sell additional types of products at the fruit stand. 
Then, in 1980, a Use Permit (ZUPA 80-06) allowed the restaurant to expand by adding a banquet 
facility and lounge. This permit was granted a time extension in 1981 by the Planning Commission, 
but it was never constructed. In 1986, the approval to add the banquet facility and lounge was 
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again granted through a Use Permit (UP 86-1 6) which also included the consolidation of the fruit 
stand and fueling facility. The following are the remaining discretionary permit approvals that have 
been issued to The Fruit Yard: 

Use Permit No. 88-36: Approval t o  modernize and enlarge the fueling facility 
including a 48'~54'canopy, paved access, and one additional 
fueling pump. 

Staff Approval 
Permit No. 88- 10: Approval to expand the restaurant building by adding an 

additional 1,054 of square feet. 

Staff Approval 
Permit No. 92-43: Approval to relocate the fruit stand/store sign and gas facility 

(pumps). 

Staff Approval 
Permit No. 93-27: Approval to install a "Gas Card" sign for the existing fueling 

island. 

Staff Approval 
Permit No. 2000-28: Approval for a minor expansion to the existing fruit 

stand/store by 25% or less (based off the square footage). 

The project site is already developed with a small park site which has been used in the past for 
both private and public events. The public events have been conducted in accordance with 
Stanislaus County Code Section 6.40 - Outdoor Entertainment Activities in Unincorporated Areas, 
which supersedes the current A-2 (General Agriculture) zoning regulations applicable to the site. 
Section 6.40 does not, however, authorize private events, such as weddings, which are not 
permitted uses in the A-2 zoning district. Up to six (6) public events within a calendar year may be 
held at any one given site in accordance with Section 6.40. 

DISCUSSION 

As stated above, the applicant has requested to relocate and expand the business on the majority 
of the remaining portion of the 45.00+ acre parcel. In total, the applicant has requested to 
developluse approximately 34.00+ acres of the project site. The remaining 11 + acres of the parcel 
would remain in agricultural production and/or be used for overflow parking when special events 
occur. The plans call for a 9,000 square foot banquet building, the relocation of the fueling 
facilities, a 3,000 square foot retail building, a storage facility, a tractor sales site, a fruit packing 
facility, and a travel trailer park with 66 spaces. The project requires rezoning and an amendment 
to the County's General Plan to change the agricultural designation on the property. The project 
site is not within an adopted Sphere of Influence or within any Community Plan areas, nor is it 
restricted by a Williamson Act contract. 

The applicant has submitted the proposed phasing for the project: 

Phase 1. Construction of the Banquet BuildingIFacility, upgrades to park area, 
corresponding landscaping, and On-Site Parking to be completed 1 to 3 
years from the date of approval. 61



GPA 2007-03 & REZ 2007-03 
Staff Report 
July 17, 2008 
Page 4 

Phase 2. Mini-Storage with Boat & RV storage, RV Park, Tractor Sales Facility, and 
the Fruit Packing Facility to be completed 2 to 5 years from the date of 
approval. 

Phase 3. Gas Station Relocation, Card Lock (Gas Station) Relocation, and Retail 
Buildings to be completed 3 to 7 years from the date of approval. 

As a part of Phase One, the park site area will be expanded to accommodate the special events 
that are a part of this application. The undeveloped portion of the property (approximately 11 
acres) will remain vacant and be used as parking for special events or for agricultural production. 

Special Events 

The proposal includes a slight modification to the existing site to an area referred to as a park. The 
applicant currently holds a limited number of special events at the park site that are authorized 
under a license issued by the Sheriff's Department in accordance with Stanislaus County Code - 
Section 6.40 - Outdoor Entertainment Activities in the Unincorporated Area. As discussed earlier 
in the background section of this report, the existing park site has been used for both permitted and 
non-permitted events in the past. If this project is approved, the park site would be open to the 
general public during normal business hours and would host both public and private special events, 
without the need of obtaining a license from the Sheriff's Department in accordance with Section 
6.40. These special events would include fund raising activities, private parties, weddings, and 
other outdoor events such as "Graffitti Weekend" or small scale concerts. Although the applicant 
would not be restricted on the number of events held at the location, many of the events are 
seasonal in nature and currently the applicant holds between 5-6 annual public events. 

Although the applicant is proposing these special events to be included as a permitted use of the 
proposed planned development, the ability to host events with a license issued by the Sheriff's 
Department would still be available. The Sheriff's Department has the authority to condition 
licenses issued for outdoor entertainment, however, the license is not subject to compliance with 
the development standardslmitigation measures applied to a planned development. If this project 
is approved, the adopted development standardslmitigation measures will be forwarded to the 
Sheriff's Department in hope they will be incorporated as conditions of any future license request. 

Noise impacts associated with on-site activities and special events have the potential to exceed the 
normally acceptable levels of noise. In fact, there have been complaints of noise from previous 
events held on-site. Many of the on-site events include the use of amplified music, which if 
operated in a respectful manner, could be under the threshold established by the General Plan. As 
part of this Planned Development approval, events that do not use amplified music or sound would 
be permitted outright. Because of the previous complaints associated with the events, amplified 
music and explosive devices, such as canons used during civil war re-enactments, a development 
standard has been added to address this concern. As required by Goal TwoIPolicy 
Twollmplementation Measure Two of the Noise Element of the County General Plan, noise 
generating land uses are required to show through an acoustical analysis that the noise level 
islwould be at or below the 60 dB Ldn (or CNEL) level when measured at the nearest sensitive 
noise receptor (see Exhibit C, No. 8). A mitigation measure addressing noise has also been 
incorporated as a development standard and discussed in the environmental review section of this 
report. 
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FINDINGS 

General Plan Amendment 

With environmental impacts mitigated to a level of insignificance, the keys to approval or denial of 
the General Plan Amendment and Rezone requests are land use matters. General Plan 
Amendments affect the entire County and any evaluation must give primary concern to the County 
as a whole; therefore, a fundamental question must be asked in each case: "Will this amendment, 
if adopted, generally improve the economic, physical and social well-being of the County in 
general?" Additionally, the County in reviewing General Plan Amendments shall consider the 
additional costs to the County that might be anticipated (economic, environmental, social) and how 
levels of public and private service might be affected. In order to approve a General Plan 
Amendment, three findings must be made: 

1. The General Plan Amendment will maintain a logical land use pattern without detriment to 
existing and planned land uses. 

2. The County and other affected government agencies will be able to maintain levels of 
service consistent with the ability of the government agencies to provide a reasonable level 
of service. 

3. The amendment is consistent with the General Plan goals and policies. 

Any impacts to County services will be mitigated through the payment of impact mitigation fees and 
compliance with development standards. 

To evaluate a General Plan Amendment, the goals and policies of the General Plan must be 
reviewed. In addition, County policy, adopted by the Board of Supervisors, sets forth additional 
findings, listed above, necessary for approval of a request to amend the General Plan. The goals 
and policies of the General Plan listed below are focused on those goals and policies which staff 
believes are most relevant to making the findings necessary for determining the subject project's 
consistency with the overall General Plan. Goals and policies which can be found consistent with 
the proposed project with incorporation of development standardslmitigation measures have not 
been included in the list below. A copy of the General Plan may be obtained by contacting the 
Planning Department directly or on-line at http://www.stancount~.com/planninq/index.shtm. Exhibit 
H consists of the applicant's findings statement and a General Plan evaluation. Due to the length 
of the evaluation, hard copies have only been provided to the Planning Commission and copies for 
the general public are available by contacting the Planning Department directly or on-line. 

The following are the relevant goals and policies of the General Plan that apply to this project: 

Land Use Element 

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

63



GPA 2007-03 & REZ 2007-03 
Staff Report 
July 17, 2008 
Page 6 

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

Policv 10 - New areas of urban development (as opposed to expansion of existing 
areas) shall be limited to less productive agricultural areas. 

Implementation Measure No. 1 - Requests for designation of new urban areas shall 
be reviewed by the County to determine whether the land is located in a less 
productive agricultural area based on considerations identified in the Agricultural 
Element. (See Agricultural Element goals/policies/implementation measures listed 
below.) 

lmplementation Measure No. 3 - Proposed amendments to the General Plan map 
that would allow the conversion of agricultural land to non-agricultural uses shall be 
approved only if they are consistent with the conversion criteria stated in the 
Agricultural Element. (See Agricultural Element goals/policies/implementation 
measures listed below.) 

Goal Two - Ensure compatibility between land uses. 

Policv 14 - Uses shall not be permitted to intrude into an agricultural area if they are 
detrimental to continued agricultural usage of the surrounding area. 

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

Policv 16 - Agriculture, as the primary industry of the County, shall be promoted and 
protected. 

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

Policv 19 - Nonconforming uses are an integral part of the County's economy and, as 
such, should be allowed to continue. 

Implementation Measure No. 1 - Maintain current Zoning Ordinance provisions 
which permit replacement or expansion of nonconforming uses. 

Conservation Element 

Goal Three - Provide for the long-term conservation and use of agricultural lands. 

Policv 1 1 - In areas designated "Agriculture" on the Land Use Element, discourage land 
uses which are incompatible with agriculture. 

Asricultural Element (Adopted April, 1992) 
(Because this project was received and deemed complete prior to the Board of Supervisors 
adopting the Agricultural Element Update of the General Plan in December of 2007, this project is 
required to be in conformance with the previously adopted Agricultural Element. Differences 
between the 1992 and 2007 version are noted) 
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Goal Two - Conserve our agricultural lands for agricultural uses. 

Policv 2.4 - To the greatest extent possible, development shall be directed away from 
the County's most productive agricultural areas. 
(Policy 2.4 of the 1992 Agricultural Element is reflected as Policy 2.5 of the 
2007 Agricultural Element Update.) 

Implementation "A" - Until the term "Most Productive Agricultural Areas" is defined 
on a countywide basis, the term will be determined on a case-by-case basis when 
a proposal is made for the conversion of agricultural land. Factors to be considered 
include but are not limited to soil types and potential for agricultural production; the 
availability of irrigation water; ownership and parcelization patterns; uniqueness and 
flexibility of use; the existence of Williamson Act contracts; existing uses and their 
contributions to the agricultural sector of the local economy. As an example, some 
grazing lands, dairy regions and poultry-producing areas as well as farmlands can 
be considered "Most Productive Agricultural Areas." Failure to farm specific parcels 
will not eliminate them from being considered "Most Productive Agricultural Areas." 
Areas considered to be "Most Productive Agricultural Areas" will not include any 
land within LAFCO-approved Spheres of Influence of cities or community services 
districts and sanitary districts serving unincorporated communities. Agricultural 
lands outside these boundaries and not considered to be "Most Productive 
Agricultural Areas" will be considered "Less Productive Agricultural Areas." 
(Implementation 'H "of the 1992 Agricultural Element is reflected as Implementation 
Measure No. 1 of Policy 2.5 of the 2007 Agricultural Element Update. The 2007 
update eliminated the last sentence of the above factors to be considered in 
defining "Most Productive Agricultural AreasJ'.) 

Policv 2.5 - New areas for urban development (as opposed to expansion of existing 
areas) shall be limited to less productive agricultural areas. 

Policv 2.7 - Proposed amendments to the General Plan Diagram (map) that would allow 
the conversion of agricultural land to non-agricultural uses shall be approved 
only if they are consistent with the County's conversion criteria. 

Implementation "D" - Current procedures for processing General Plan amendments 
will be changed to include the following requirements for evaluating proposed 
amendments to the General Plan Diagram (map) that would allow the conversion 
of agricultural land to urban uses: 

Conversion Consequences: The direct and indirect effects, as well as the 
cumulative effects, of the proposed conversion of agricultural land shall be fully 
evaluated. 

Conversion Considerations: In evaluating the consequences of a proposed 
amendment, the following factors shall be considered: Plan designation; soil type; 
adjacent uses; proposed method of sewage treatment; availability of water, 
transportation, public utilities, fire and police protection, and other public services; 
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proximity to existing airports and airstrips; impacts on air and water quality, wildlife 
habitat, endangered species and sensitive lands; and any other factors that may aid 
the evaluation process. 

Conversion Criteria: Proposed amendments to the General Plan Diagram (map) 
that would allow the conversion of agricultural land to urban uses shall be approved 
only if the Board of Supervisors makes the following findings: 

A. Overall, the proposal is consistent with the goals and policies of the General 
Plan, and specifically is consistent with Policies 2.4 and 2.5 of this 
Agricultural Element. 

B. There is evidence on the record to show a demonstrated need for the 
proposed project based on population projections, past growth rates, and 
other pertinent data. 

C. No feasible alternative site exists in areas already designated or planned for 
the proposed uses. 

D. Approval of the proposal will not constitute part of, or encourage, piecemeal 
conversion of a larger agricultural area to non-agricultural uses, and will not 
be growth-inducing (as used in the California Environmental Quality Act). 

E. The proposed project is designed to minimize conflict and will not interfere 
with agricultural operations on surrounding agricultural lands or adversely 
affect agricultural water supplies. 

F. Adequate and necessary public services and facilities are available or will 
be made available as a result of the development. 

G. The design of the proposed project has incorporated all reasonable 
measures, as determined during the CEQA review process, to mitigate 
impacts to fish and wildlife resources, air quality, water quality and quantity, 
or other natural resources. 

(Implementation Measure "D" of the 1992 Agricultural Element is reflected as 
Implementation Measure No. 1 of Policy 2.7 of the 2007 Agricultural Element 
Update. The 2007 updated eliminated reference to policies 2.4 and 2.5 in 
Conversion Criteria "A " .) 

Based on the above goals and policies of the General Plan, the following is a summary and 
analysis of the proposed project and it's consistency to those goals and policies. 

The Planned Development designation (PD) is intended for land that, because of demonstrably 
unique characteristics, may be suitable for a variety of uses without detrimental effects to 
surrounding properties. Staff believes that the proposed Planned Development for the Fruit Yard 
has some issues which must be addressed before all proposed phases can be approved. The 
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current uses on-site are considered legal non-conforming uses. Although these current uses are 
not entirely consistent with the current A-2 zoning district, the uses have been in business at this 
location for many years and have shown that they can be compatible and consistent with the 
surrounding land uses in the area. 

However, this proposed Planned Development is much larger than what Staff believes would be 
compatible with the surrounding area. As discussed earlier, the properties to the north are 
somewhat of a commercial nature, including a feed and ranch supply business (Crossroads Feed 
and Ranch), a drilling business (Masellis Drilling), church (Old German Baptist Brethren Church), 
and a Stanislaus Consolidated Fire Station. The property to the south, west, and east is zoned 
Agricultural. The following is a brief history andlor zoning ordinance consistency discussion 
regarding the uses north of the project site: 

Crossroads Feed and Ranch - This business was authorized in 1985 in accordance with 
Planned Development 1 16, which allowed for various agricultural related businesses to be 
established on the former site of an agricultural chemical supply business. The PD 116 
approved the following uses on the site: agriculture management companies, irrigation 
company, chemical company, maintenance shop to repair and service farm equipment, 
warehouse storage, light farm equipment manufacturing, and the continued use of a public 
scale. In 2001, the PD 11 6 was amended to a new PD (PD 268) to allow for the expansion 
of the existing feed and ranch supply business on the 9.97 acre parcel located on the 
northeast corner of Geer RoadIHwy 132 (Yosemite Blvd.). PD 268 authorized expansion 
of the new business by allowing construction of a new main officelsales building, hay barns, 
and storage buildings. The expansion never occurred and PD 268 has expired. 

Masellis Drilling - This business provides well drilling services and is considered a legally 
established use on the 4.04 acres located on the northwest corner of the Geer 
RoadlHwyl32 (Yosemite Blvd.) intersection. The property is zoned A-2-40 (General 
Agriculture). The drilling business is considered a legal nonconforming use. 

Old German Baptist Brethren - This church is located on a 3.38 acre parcel and is located 
in the A-2-40 (General Agriculture) zoning district. Churches may be permitted in the A-2 
zoning district with approval of a Use Permit. 

Stanislaus Consolidated Fire Station - This station is located on a 1.06 acre parcel and is 
located in the A-2-40 (General Agriculture) zoning district. Fire stations may be permitted 
in the A-2 zoning district with approval of a Use Permit. 

If all phases of this proposed project are approved, staff is concerned a precedence will be set for 
allowing general plan amendments and rezones on neighboring agricultural properties for the 
development of commercial uses. Unlike phase one of the proposed project, phases two and three 
have no real relationship to the existing on-site legal nonconforming uses or agriculture in general. 
The existing commercial uses in the area, including the project site, either established as 
nonconforming uses, are permitted by use permit in the A-2 zoning district, or were approved as 
an agriculturally related business. While the County General Plan recognizes the value of 
nonconforming uses by promoting the continuance, expansion, and replacement of uses, Zoning 
Ordinance provisions restrict the approval of new uses exceeding the number of existing legal 
nonconforming uses. 
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Staff believes that the Phase One portion of this project is a logical extension of the already 
established legal nonconforming uses. The banquet facility is a natural extension of the 
restaurants existing food service and private banquet facilities. The park area allows for an outdoor 
banquet facility and more efficient operation of public events already allowed by separate Outdoor 
Entertainment License issued by the Sheriff's Department. While the Outdoor Entertainment 
License is not subject to the development standardslmitigation measures of this proposed PD, the 
improvements required as part of this PD will enhance the traffic circulation associated with the 
public events. 

The special events to be held in the park area proposed as part of Phase One, require a unique 
location that provides both a tranquil setting and a large parcel size to help reduce the impacts to 
the neighboring parcels. Typically, such a site requirement would not be able to be found in an 
urbanized area. In this case, the proposed park area's central location within a large parcel 
provides for a buffer from surrounding agricultural uses and neighboring residential uses. The 
project's site location, adjacent to two Expressways (Hwy 132 (Yosemite Blvd) and Geer Road) 
helps to lessen the traffic impacts on neighboring residential uses, since the residential uses are 
already impacted. The buffered location of the park area and the existing noise generated by the 
roadways in the area also help to lessen the noise impacts on neighboring residential uses. 
Development standardslmitigation measures addressing both traffic and noise have been 
incorporated into this project. 

Because this application was received and deemed complete prior to the Board of Supervisors 
adopting the Agricultural Element Update of the General Plan in December of 2007, this project 
is required to be in conformance with the previously adopted Agricultural Element. With the 
exception of Buffer and Setback Guidelines adopted as part of the 2007 Agricultural Element 
Update, the policies and goals of the Agricultural Element relating to this project remain relatively 
the same. Although not required, the applicant has designed the proposed development with some 
buffering. The site itself is buffered by the MID Lateral on the southern property line and the 
approval for just Phase One of the proposal would, once developed, provide buffers that closely 
resemble the requirements set forth in the newly adopted Ag Element. This buffered area would 
also include the land that is marked on the site plan as being "for agricultural use". If all three 
Phases were to be allowed, these buffers would be drastically reduced as the development during 
these Phases (Two & Three) would expand towards the western and southern property lines (see 
color site plan - Exhibit "A-5") thus reducing the "buffer" area. The current buffer requirements 
contained in the Agricultural Element, although not required with this application, may be required 
should the Fruit Yard choose to expand in the future. 

By the definition provided in the Agricultural Element, the project site is located in a 'most 
productive agricultural area', however, the site itself has been commercially developed and is in 
proximity to other commercial developments. The project site is not enrolled under a Williamson 
Act contract and is not adjoining any parcels enrolled under the Williamson Act. The Fruit Yard's 
"commercial" uses have existed on this site for many years and, to the best of staff's knowledge, 
agricultural conflicts have been non-existent to date. Phase One removes a total of 11.03 acres 
from agricultural production (2.32 acres for the banquet facility and 8.71 acres for the park site), 
but keeps the relatively compact design with an on-site buffer provided west and south. The 
existing developed park site consists of roughly 3.3 acres. If Phases Two and Three were to be 
approved, the applicant would have to remove a total of 14.32 acres currently in production 
agriculture (orchards) and an on-site buffer would be greatly diminished. 
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With respect to meeting the required conversion criteria outlined above, staff is concerned the 
project as a whole, specifically phases two and three, may not meet the necessary criteria for 
conversion of an agricultural land to urban uses. The project site is located at a crossroads 
connecting the cities of Modesto, Waterford, Oakdale, and Hughson. It is likely that an alternative 
site already designated or planned for Boat & RV storage, RV Parking, tractor sales, gas stations, 
and retail uses can be found within one of these incorporated communities. As discussed above, 
the uses proposed in Phase One are natural extensions of the existing on-site uses. The 
introduction of new commercial uses may set a precedence for encouraging piecemeal conversion 
of a larger agricultural area to non-agricultural uses. 

In summary, the proposed Phase One associated with this General Plan Amendment is consistent 
with the goals and policies of the County General Plan. Staff believes all these findings can be met 
for Phase One only, of the three phase proposal. During Phase One, the applicant is proposing 
to add a banquet facility component to their existing restaurant business and permit special events 
to occur at their park site. It does not add any residential or new commercial uses in an agricultural 
area. 

In evaluating Phases Two and Three, Goal Two, Policy 14 which states, "Uses shall not be 
permitted to intrude into or be located adjacent to an agricultural area if they are detrimental to 
continued agricultural usage of the surrounding area," must be given serious consideration. By 
allowing Phase Two and Three, it is effectively establishing new uses, which may conflict with the 
surrounding agricultural community. The uses in these Phases (2 & 3) are located near the 
property lines, which would reduce the buffer and heighten the possibility of conflicts on adjoining 
agricultural operations. County policy has been very consistent in discouraging "new" commercial 
type uses in the middle of the Agricultural zone, such as those proposed in Phases Two and Three, 
which would seem to be at odds with that policy. 

This general plan amendment is a policy decision to be approved by the Board of Supervisors. If 
this property's general plan designation is to be changed and ultimately rezoned, the Board needs 
to determine that this project will be a logical land use pattern that would not be detrimental to 
existing and planned land uses. 

Staff is recommending approval of this project be limited to development of Phase One only. The 
draft Development Standards provided for this project are written to apply to all proposed phases 
of the project unless specifically noted (see Exhibit "C"). If all phases of the project are approved, 
a Use Permit will be required for Tractor Sales and the Packing Facility due to the lack of a site 
plan at this stage of project consideration. If the Planning Commission recommends approval for 
Phase One only, the Development Standards specify elimination of all interior roads except those 
identified as " A  Drive, "9" Drive, "C" Circle, and "D" Drive. The remaining interior roads and 
driveways are deemed to be unnecessary and the project proposal for Phase One would still be 
able to meet all requirements to function properly. 

Rezone 

To approve a Rezone, the Planning Commission must find that it is consistent with the General 
Plan. In this case, Planned Development zoning would indeed be consistent with the proposed 
Planned Development designation. 

69



GPA 2007-03 & REZ 2007-03 
Staff Report 
July 17, 2008 
Page 12 

ENVIRONMENTAL REVIEW 

Pursuant to the California Environmental Quality Act (CEQA), the proposed project was circulated 
to all interested parties and responsible agencies for review and comment (see Exhibit "I"). Based 
on the comments received and the Initial Study discussion, a Mitigated Negative Declaration is 
being recommended for adoption (see Exhibits "E" and "F).  Staff conducted this environmental 
assessment for the project as a whole (all 3 Phases) and the mitigation measures have been 
incorporated for the entire proposal. Development Standards have been added to this project (see 
Exhibit "C"). Because no exemption has been provided by California Department of Fish and 
Game, this project is not exempt from payment of Fish and Game Fees. 

General Plan Amendments currently are required to be referred to the local Native American tribes. 
The Native American tribes have 90 days to ask local governments if they want to "consult" on 
these applications. This General Plan application was referred to the local tribes, none of which 
requested a consultation. 

The initial study and mitigation monitoring plan circulated for the subject project identified the 
following mitigation measure addressing noise: 

In accordance with the Noise Element of the County General Plan, noise levels associated 
with outdoor and indoor events shall not exceed the established threshold of 75 dB Ldn (or 
CNEL). 

Staff is proposing the original mitigation measure be substituted with the following language which 
is reflected as proposed Development Standard No. 71 : 

71. In accordance with the Noise Element of the Stanislaus County General Plan, noise levels 
associated with all on-site activities shall not exceed the maximum allowable noise levels 
as allowed by the Noise Element. The property owner shall be responsible for verifying 
compliance and for any costs associated with verification. 

The substitution is needed in order to correct an error with the number cited as the established 
threshold in the original mitigation measure. The Noise Element requires new industrial, 
commercial or other noise generating land uses not exceed 60 Ldn (or CNEL) in noise sensitive 
areas. The 75dB cited in the original mitigation measure reflects the maximum threshold for 
normally acceptable exterior noise levels for industrial, manufacturing, utilities, and agricultural land 
uses. In order to substitute the original mitigation measure, the new mitigation measure must be 
found to be equivalent or more effective in mitigating or avoiding potential significant effects and 
that it in itself will not cause any potentially significant effect on the environment. Staff believes the 
proposed substitution is more effective in addressing potential noise impacts associated with the 
proposed project. 

Traffic Studv 

This project was referred to the Stanislaus County Public Works Department and the California 
Department of Transportation (CalTrans) as part of an early consultation review. In an initial 
response, the Department of Public Works requested that a Traffic Impact Analysis be completed 
to identify any possible impacts caused by this project. 
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The applicant hired KD Anderson &Associates to complete this task (see Exhibit "G"). The existing 
traffic level of the Yosemite Blvd (Hwy 132)lGeer Road intersection currently operates at LOS C 
or better. Signalization of this intersection was completed by CalTrans in August of 2007. With 
signalization and the proposed project in place, the intersection would continue to operate at LOS 
C, which is acceptable under Caltrans and Stanislaus County. The analysis looked at the road 
impacts to Geer Road and Yosemite Blvd (Hwy 132) for each of the three phases of construction. 
Phases 1-3 showed both of these roads will continue to operate at or below the acceptable LOS 
with the proposed mitigation measures in place. 

After reviewing the Traffic Analysis, the Department of Public Works determined that their 
Development Standards would adequately address any traffic related impacts associated with this 
project. Therefore, the mitigation measures that are listed in the KD Anderson Traffic Study, in 
relation to the road widening, have not been added. The Department of Public Works believes that 
the Development Standards they have proposed, will enable both Geer Road and Yosemite Blvd 
to be below the LOS threshold established in the Circulation Element of the Stanislaus County 
General Plan. Several mitigation measures have been placed as Development Standards to insure 
that all impacts, related to the LOS thresholdslroad widening, have been properly addressed. 

This project is located on State Highway 132 (Yosemite Blvd) and as such, CalTrans is responsible 
for issuance of encroachment permits for any access/driveways located along Hwy 132. The 
comments provided by CalTrans deal with issues that will be addressed at the time of construction 
and have been incorporated as part of the Development Standards. 

RECOMMENDATION 

Based on all evidence on the record, and on the ongoing discussion, staff recommends that the 
Planning Commission recommend that the Board of Supervisors approve General Plan 
Amendment Application No. 2007-03 and Rezone Application No. 2007-03 - The Fruit Yard, 
allowing only for development of Phase One, subject to the following actions: 

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

2. Find That: 

A. The substitute language for Mitigation Measure No. 3 identified as Development 
Standard No. 71 is equivalent or more effective in mitigating or avoiding potential 
significant effects and that it in itself will not cause any potentially significant effect 
on the environment 

3. Adopt the Mitigation Monitoring Plan, with the substitute language for Mitigation Measure 
No. 3, pursuant to CEQA Guidelines Section 15074(d). 
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4. Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder's 
Office pursuant to Public Resources Code Section 21 152 and CEQA Guidelines Section 
15075. 

5. Find That: 

A. The General Plan amendment will maintain a logical land use pattern without 
detriment to existing and planned land uses, 

9. The County and other affected governmental agencies will be able to maintain 
levels of service consistent with the ability of the governmental agencies to provide 
a reasonable level of service, 

C. The amendment is consistent with the General Plan goals and policies, 

D. Overall, the proposal is consistent with the goals and policies of the General Plan, 

There is evidence on the record to show a demonstrated need for the proposed 
project based on population projections, past growth rates, and other pertinent data, 

No feasible alternative site exists in areas already designated or planned for the 
proposed uses, 

Approval of the proposal will not constitute part of, or encourage piecemeal 
conversion of a larger agricultural area to non-agricultural uses, and will not be 
growth-inducing (as used in the California Environmental Quality Act), 

The proposed project is designed to minimize conflict and will not interfere with 
agricultural operations on surrounding agricultural lands or adversely affect 
agricultural water supplies, 

Adequate and necessary public services and facilities are available or will be made 
available as a result of the development, 

The design of the proposed project has incorporated all reasonable measures, as 
determined during the CEQA review process, to mitigate impacts to fish and wildlife 
resources, air quality, water quality and quantity, or other natural resources, 

The proposed Planned Development zoning is consistent with the proposed 
Planned Development General Plan designation, 

The project will increase activities in and around the project area, and increase 
demands for roads and services, thereby requiring dedication and improvements, 
and 

Development Standard No. 71 is more effective than the noise mitigation measure 
circulated with the initial study and mitigation monitoring plan. 
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6. Approve General Plan Amendment No. 2007-03. 

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

8. Approve Rezone Application No. 2007-03, subject to the attached Development Standards 
and Development Schedule. 

Note: Pursuant to California Fish and Game Code Section 71 1.4, all project applicants subject to 
the California Environmental Quality Act (CEQA) shall pay a filing fee for each project. Therefore, 
the applicant will further be required to pay $1,933.75 to the Department of Fish and Game. The 
attached Development Standards ensure that this will occur. 

****** 

Report written by: Joshua Mann, Associate Planner, July 3, 2008 

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

Exhibit H*- 

Exhibit I - 

Maps, Site Plans and Conceptual Landscape Plans 
Applicant's Project Description & Application 
Development Standards 
Development Schedule 
Initial Study and Mitigation Monitoring Plan 
Mitigated Negative Declaration 
KD Anderson & Associates, Inc. Traffic Study, dated 
December 6,2007 
Applicant's Findings Statement & General Plan 
Evaluation as submitted by the applicant 
Environmental Review Referrals 

* Copies of the Applicant's General Plan Evaluation may be obtained by contacting the 
Planning Department directly or on-line at htt~://www.stancount~.com/~lannina/index.shtm. 

Reviewed By: 

Angela Freitas, Senior Planner 

(I:\Staffrpt\GPA\200nGPA 2007-03 - The Fruit Yard\Staff Report.wpd) 
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Fruit Yard Project Description 

The Fruit Yard facility exists at the southwest comer of Geer Road and Yosemite Blvd. 
(State Hwy. 132). It started as an Old Foamy Drive-In in the late 1950s, and has expanded 
though the years. The Trainas, the current owner, purchased the property in 1977. The current 
site contains the Fruit Yard Restaurant, a service station with six (6) pumps, a produce market, 
and a cardlock facility with six (6) pumps. The site has ancillary parking and a lake and park 
used by Fruit Yard customers with the lake providing the storm drainage for the site. The current 
development covers approximately six (6) acres, with the remaining approximately thirty-nine 
(39) acres of the property in open land and fhit trees including apricots, peaches, nectarines and 
cherries. The site hosts large public gatherings three or four times a year, including the Passport 
to Paradise event for the American Cancer Society, a Graffiti Night event, and a musical event or 
two. These events have occurred over the last fourteen (14) plus years, and are run with public 
assembly permits from the Stanislaus County Sheriffs Department. 

The existing Fruit Yard Restaurant provides banqueting facilities and meeting rooms for 
a number of different clubs and groups. Over the years, requests have been made for weddings 
at the site, and the Fruit Yard has hosted these as well. Weddings are not currently identified as 
permissible under the current permits for the site. 

As part of the process of adding weddings as a permissible use at the site, it was 
determined that an overall master plan sbould be prepared for the Fruit Yard facility. 
Simultaneously. conversations were undeiway with Caltrans and Stanislaus County for a right- 
of-way purchase for the State Highway 132lGeer Road intersection project. These discussions 
necessitated locating driveways and the best location for existing and future facilities. Based 
upon the near-term, mid-term, and long-term goals for the Fruit Yard, and its expected growth, 
the attached master plan has been prepared. 

With this application it is intended that the entire Fruit Yard site be amended from a 
general plan designation of Agriculture to Planned DevelBpment, and that a Planned 
Development zone be placed over the entire forty-five (45) acre property. The development plan 
for the property includes the existing facilities as well as (i) additional banqueting facilities to be 
constructed west of the existing Fruit Yard Restaurant, (ii) the movement of the existing service 
station from north of the produce market to south of the produce market, (iii) relocation of the 
cardlock facility, and (iv) some additional retail space at the site of the existing service station. 

In addition, since the Fruit Yard is located at such a busy intersection, it provides service 
to recreational travelers, and so the project also proposes to add a small storage facility for the 
storage of boats, motor homes, recreational vehicles and equipment as well as a small overnight 
trailer park facility to allow people to camp at the site over weekend, and to use adjacent 
facilities such as Fox Grove, Modesto Reservoir, Turlock Lake and other recreational amenities 
in the area. Finally, in the master planning of the site, Traina Dried Fruit is looking at locating 
some fruit packing and warehousing facilities at the site which are typical agricultural uses and 
would be permitted with a Use Permit, even without this application. Lastly, a tractor sales 
facility is also being considered as a future use at the site. The attached Master Development 
Plan provides square footages for the proposed uses. 

doNmlr y a ~ d h i t  yzrd project dsrstiption 

36 EXHIBIT B 
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As shown on the attached development plans, Phase 1 of the project would allow the 
construction of the banqueting facilities, and bring the site to approximately 8.3 acres of 
developed area, with about 36.4 acres remaining undeveloped or in agricultural uses. With 
Phase 2, the overnight trailer park and RV and boat storage would be constructed, and the park 
expanded, so that the developed area would be expanded to approximately 18.4 acres, and the 
remainder of the approximately 26.3 acres would remain in undeveloped or agricultural use. 
Finally, with Phase 3, the cardlock facility and service station would be relocated, and retail 
added at the old service station site. Phase 3 would complete the project and result in 
approximately twenty-nine (29) developed acres, with about sixteen (16) acres remaining in 
agriculture or agriculture related uses. At full development, approximately nine (9) acres of the 
developed twenty-nine (29) acres will be park so will not be irretrievably committed to urban 
uses. The balance of the site development acres would remain in agricultural use, and the 
permissible land uses in this area would be agricultural, and includes farming, or any other uses 
which would be permitted in the A-2 zone with a use permit. 

The purpose of this project is to create a destination which gathers most of its support 
from the traveling public, recreational travelers, the adjacent agricultural properties and 
neighboring communities. The project will allow the existing travel, agricultural, and 
recreational oriented uses to continue to grow and expand. The site currently employs about 75 
full and part time employees. At full build-out, this is expected to increase to about 150 to 200 
employees. Most uses will operate from 6 a.m. in the morning until 10 p.m. in the evening, with 
the cardlock facility and service station being open 24 hours a day. Special events and Weddings 
mzy occm mti! mi&qight. 
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Fruit Yard Planned Development 
Development Schedule 

The total term of the Planned Development will be seven (7) years. It is expected that the phases will 
generally be constructed within the following tirneframes: 

1. Banquet Facility 1 to 3 years 
2. Mini-Storage, RV Parking, Tractor Sales and Packing Facility 2 to 5 years 
3. Gas Station Relocation, Card Lock Relocation and Retail 3 to 7 years 

The construction windows offered in this Development Schedule are the current best estimate for 
construction. It is possible that some uses may occur sooner than expected while others may move back 
in time. Prior to the conclusion of the seventh (7') year, extension request may be made. Time 
extension requests can be from a minimum of one (1) to a maximum of three (3) years and may be 
granted by the County, at its discretion. The number of time extensions that may be granted are at the 
discretion of the County. 

90



P.RX* ,W U I ..+ APPLICATION QUESTIONNAIRE 

Staff is available lo assisf you with defermining which applicafions are necessary 

General Plan Amendment Subdivision Map 

In order for your application to be considered COMPLETE, please answer all applicable questions on the following pages, 
and provide ail applicable information listed on the checklist on pages i - v. Under State law, upon receipt of this 
application, staff has 30 days to determine if the application is complete. We typically do not take the full 30 days. It may 
be necessary for you to provide additional information andlor meet with staff to discuss the application. Pre-application 
meetings are not required, but are highly recommended. An incomplete application will be placed on hold until all the 
necessary information is provided to the satisfaction of the requesting agency. An application will not be accepted without 
all the information identified on the checklist. 

Please contact staff at (209) 525-6330 to discuss any questions you may have. Staff will attempt to help you in any way 
we can. 

PROJECT INFORMA TlON 1 
- 

PROJECT NAME: Fruit Yard PD Amendment 
(Desired name for project, if any) 

CONTACT PERSON: Who is the primary contact person for information regarding this project? 

Name: David 0. Romano, P.E., AlCP Telephone: (209) 521-9521 

Address: 1020 Tenth Street, Suite 310, Modesfo, CA 95354 

Fax Number: (209) 5214968 email address: dromano@ranplc.com 

(Attach additional sheets as necessary) 
PROPERTY OWNER'S NAME: The Fruit Yard 

Mailing Address 7948 Yosemife 5lvd. 

Modesto. CA 95357 

Telephone: (209) 577-3093 Fax: 12091 577-0600 
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APPLICANT'S NAME: The Fruit Yard 

Mailing Address 7948 Yosemife Blvd, Modesto, CA 95357 

Telephone: (209) 577-3093 Fax: (209) 577-0600 

ENGINEER I APPLICANT: Associated Engineering, Inc. 

Mailing Address 4206 Technology Drive, Modesto, CA 95356 

Telephone: 1209) 545-3390 Fax: 12091 5453875 

PROJECT DESCRIPTION: (Describe the project in detail, including physical features of the site, proposed 
improvements, proposed uses or business, operating hours, number of employees, anticipated customers, etc. - Attach 
additional sheets as necessary) 
'Please note: A detailed project description is essenfial to the reviewing process of this request In order to 
approve a project, the Planning Commission or the Board of Supervisors must decide whether there is enough 
informafion available to be able to make very specific statements abouf the project These statements are called 
"Findings". It is your responsibility as an applicant to provide enough informafion about the proposed project, 
so that staff can recommend that the Commission or the Board make the required Findings. Specific project 
Findings are shown on pages 77 - 19 and can be used a s  a guide for preparing your project description. (If you 
are applying for a Variance or Exception, please contact staff to discuss special requirements). 

See attached. 
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PROJtCT SITE INFORMA TION 

Complete and accurate information saves time and i s  vital to project review and assessment. Please complete 
each section entirely. If a question i s  not  applicable fo your project, please indicated this to show fhaf each 
question has been carefully considered. Contact the Planning & Community Development Department SfafF, 
7010 ld" Street - fl Floor, (209) 525-6330, if you have any questions. Pre-applicafion meetings are highly 
recommended. 

ASSESSOR'S PARCEL NUMBER(S): Book 009 page 027 parcel 004 

Additional parcel numbers: 
Projed Site Address 
or Physical Location: 7948 Yosemite Blvd.. Modesto, C A  95357 

Property Area: Acres: 43.86 (net) or Square feet: 

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

Restaurant, Service Station, Produce Market, C a r d l o c k  Facility, BanquetlMeeting F a c i l i t y  

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

Use Permits for existing facilities 

~ - i ~ ~ ~ ~  sene=! a ;inning: Agriculture (A@ 

Proposed General Plan a Zoning: Planned Development (P-D) 
(if applicable) 

ADJACENT LAND USE: (Describe adjacent land uses within 1.320 feet (114 mile) andlor two parcels in each 
direction of the project site) 

Agriculture 

West: Agriculture 

~ ~ r t h :  Agriculture, Church, Urban Development 

south: Agriculture, old Landfill 

WILLIAMSON ACT CONTRACT: 

yes NO El is the property currently under a Williamson Act Contract? 
Contract Number: 

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

Date Fiied: 
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Yes No lzi 
Yes No El 

Do you propose to cancel any portion of the Contract? 

Are there any agriculture, conservation, open space or similar easements affecting the 
use of the project site. (Such easements do not include Williamson Act Contracts) 

If yes, please list and provide a recorded copy: 

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

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

Field crops O/ Orchard PasturelGrassland 17 Scattered trees O/ 

Shrubs Woodland RiverIRiparian Other 

Explain Other: 

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

GRADING: 

Yes No [7 Do you plan to do any grading? (If yes, please indicate how many cubic yards and acres to be 
_I..L..I_2 n,____ _L_.__^____l_L^___I_2_.  .l_'_ll_ \ u,s,u,ur;u. r,r;asr; s l lw  a,r;rrs ," "r; !,,auc9u "12 pluk pldll., 

Minimal amount, site is flat. 

STREAMS, LAKES, 8 PONDS: 

Yes No [7 Are there any streams, lakes, ponds or other watercourses on the property? (If yes, please show 
on plot plan) 

Yes [7 No Will the project change any drainage patterns? (If yes, please explain - provide additional sheet if 
needed) 

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

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

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

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

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

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

Yes 17 No Are there buildings of possible Historical significance? (If yes, please explain and show location and 
size on plot plan.) 

PROJECT SITE COVERAGE: (See attached 'Ians) 

Existing Building Coverage: Sq. Ft. Landscaped Area: Sq. Ft. 

Proposed Building Coverage: Sq. Ft. Paved Surface Area: Sq. Ft 

BUILDING CHARACTERISTICS: 

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

See attached Plans. 

Number of floors for each building: Two for the existing Fruit Yard restaurant, one for all other 

buildings. 

Building height in feet (measured from ground to highest point): (Provide additional sheets if necessary) 35 feet. 

Height of other appurtenances, excluding buildings, measured from ground to highest point (i.e.. antennas, mechanical 
equipment, light poles, etc.): (Provide add~tional sheets if necessary) Existina Charter Communications Tower 

near the southwest corner of the site is approximately 100 feet high. 

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

Pavement 

UTILITIES AND IRRIGATION FACILITIES: 

Yes  rn No 17 Are there exisfing public or private utirities on the site? Includes telephone, power, water, etc. (If 
yes, show location and size on plot plan) 

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

Electrical: MID Sewer*: Septic 

Telephone: AT&T GaslPropane: PG&E 

Water*: On-Site Irrigation: MID 

95



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

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

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

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

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

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

Yes [7 No rn Does the project require extension of utilities? (If yes, show location and size on plot plan.) 

AFFORDABLE HOUSINGISENIOR: 

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

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

Total No. Lots: Total Dwelling Units: Total ~ c r e a i e :  

Net Density per Acre: Gross Density per Acre: 

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

Townhouse 
Number of Units: 

Acreage: 

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

Square footage of each existing or proposed building(s): See attached Site Plan. 

T~~~ of use(s): Restaurant, Retail, Produce Market, Service Station and Card Lock Facility, 

Storage and RV Park, Tractor Sales. 
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Days and hours of operation: 6 a.m. to 10 P.m. typical. 

Up to midnight for special events and weddings. 

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

Occupancy/capacity of building: Fruit Yard (10,000 sq. R) (approx. 300 person capacity); Market (4,500 sq. K); 

Banquet (10,000 sq. ff.) (approx. 500 person capacify); New Retail (2,000 sq. ff.); Tractor Sales (5,000 sq. ff.) 

Number of employees: (Maximum Shii): Fruit Yard f3040) (Minimum Shii): 
Banquet (10-30); Market (5) 

Estimated number of daily customerslvisiton on site at peak time: Fruit Yard (500 total per day 1300 at peak) 
Banquet (500 at peak); Market (20) 

Other occupants: 

Estimated number of twck deliveriesAoadings per day: Fruit Yard 3-5 per day, 3 days per week 

Banquet 4 per week total 
Estimated hours of truck deliverieslloadings per day: 6r00 a.m. to 6:00 p.m. 

Estimated percentage of traffic to be generated by trucks: Less than 5% 

Estimated number of railroad deliverieslloadings per day: NIA 

Square footage o t  

Office area: Warehouse area: 

Sales area: Storage area: 

Loading area: Manufacturing area: 

Other: (explain type of area) 

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

ROAD AND ACCESS INFORMATION: 

What County mad(s) will provide the project's main access? (Please show all ex~sting and proposed driveways on the plot plan) 

Yosemite Blvd. I Geer Road 
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Yes No C] Are there private or public road or access easements on the property now? (if yes, show location 
and size on plot plan) 

Yes No Do you require a private road or easement to access the property? (If yes, show location and 
size on plot plan) 

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

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

STORM DRAINAGE: 

How will your project handle storm water runoff? (Check one) Drainage Basin Direct Discharge [7 Overland 

other: (please explain) Captured on-site and applied to project lands to percolate. 

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

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

EROSION CONTROL: 

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

will prepare SWPPP for Grading. 

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

ADDITIONAL INFORMATION: 

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

None provided. 
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You need to obtain General Permit coverage if storm water discharges from your site and either 
of the following apply: 

. .Construction activities result in one or more acres of land disturbance, including 
clearing, grading, excavating, staging areas, and stockpiles or; 

. The project is part of a larger common plan of development or sale (e.g., 
subdivisions, group of lots with or without a homeowner's association, some lot 
line adjustments) that result in one or more acres of land disturbance. 

It is the applicant's responsibility to obtain any necessary permit directly from the California 
Regional Water Quality Control Board. The applicant(s) signature on this application form 
signifies an acknowledgment that this statement has been read and understood. 

STATE OF CALIFORNIA HAZARDOUS WASTE AND SUBSTANCES SITES LIST 
JC.G.C. 6 65962.5) 

Pursuant to California Government Code Section 65962.5(e), before a local agency accepts as 
complete an appl~cation for any development project, the applicant shall consult the latest State 
of California Hazardous Waste and Substances Sites List on file with the Planning Department 
and submit a signed statement indicating whether the project is located on a site which is 
included on the List. The List may be obtained on the California State Department of Toxic 
Substances Control web site (http:Ilwww.envirostor.dtsc.ca.qovlpublic). 

The applicant(s) signature on this application form signifies that they have consulted the latest 
State of California Hazardous Waste and Substances List on file with the Planning Department, 
and have determined that the project site is or is not included on the List. 

Date of List consulted: March 9, 2007 

Source of the listing: 
(To be completed only if the site is included on the List) 

ASSESSOR'S INFORMATION WAIVER 

The property owner(s) signature on this application authorizes the Stanislaus County Assessor's 
Office to make information relating to the current owners assessed value and pursuant to R&T 
Code Sec. 408, available to the Stanislaus County Department of Planning and Community 
Development. 

99



CENTRAL CALIFORNIA INFORMATION CENTER 
California Historical Resources Information System 

Department of Anthropology - Glifornia State Uniuersdy, Stmslaus 
801 W. Monte Vista Avenue, Turlock California 95382 

(209) 667-3307 -FAX (209) 667-3324 

Date: January 23,2007 

Dave Romano 
C/o Russell A Newman, PLC 
1020 1 0 ~  Street, Suite 3 10 
Modesto, CA 95354 

CCIC File #: 6581N 
Project: The Fruit Yard, 
7948 Yosemite Blvd., Modesto, 
APN #59-0051009-27-04-595 

Dear Mr. Romano, 

We have conducted a records search as per your request for the above-referenced project 
area located on the Waterford USGS 7.5-minute quadrangle map in Stanislaus County. 

Search of our files includes review of our maps for the specific project area and the 
immediate vicinity of the project area, and review of the National Register of Historic 
Places, the California Register of Historical Resources, the Ca2iJomia Inventory of 
Historic Resources (1976), the California HistoricaI Landmarks (1 990), and the 
California Points ofHistorica1 Inlered listing (May 1992 and updates), the Historic 
Property Data File (IBDF) and the Archaeological Determinations of Eligibility (ADOE) 
(Office of Historic Preservation current computer lists dated 1211 112006 and 12/07/2006, 
respectively), the CALTRANS State and Local Bridge Survey (1989 and updates), the 
Survey ofSurveys (1989), GLO Plats, and other pertinent historic data available at the 
CCIC for each specific county. 

The following details the results of the records search: 

Prehistoric or historic resources within the project area: 

No prehistoric or historic archaeological resources or historic properties have been 
reported to the CCIC. 
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Prehistoric or historic resources within the immediate vicinity of the project area: 

No prehistoric or historic archaeological resources or historic properties have been 
reported to the CCIC. 

The MID Lateral Canal No. 1 is over 50 years old and can be considered a potential 
cultural resource (it has not yet been formally recorded or evaluated); however, it is not 
likely that it will be impacted. 

Resources that are known to have value to local cultural groups: 

None have been formally reported to the CCIC 

Previous investigations within the project: 

Two linear cultural resource surveys have been reported that may be in or only 
immediately adjacent to the project area as follows 

CCIC # Authormate Project 
ST- 
3656 Jurich (1 999) Archaeolo$cal Survey Report for the Proposed AC 

Overlay and Shoulder Backing of SR 132 between 
Modesto and Waterford (PM 16 8/28 0) 

5733 Carpenter (2004) Negative Archaeological Survey Report for the 
Albers RoadISR 132 Intersection Signaliitiol~ 
Project 

Previous investigations within tbe immediate vicinity of the project area: 

One reported to the CCIC as follows: 

CCIC # Authormate Project 
ST-890 Napton (1982) Cultural Resource Reconnaissance of the Geer Road 

Landfill Expansion, Geer Road Project Site and 
Bonzi Alternative Site 

Recommendations/Comments: Please be advised that a historical resource is defined as 
a building, structure, object, prehistoric or historic archaeological site, or district 
possessing physical evidence of human activities over 45 years old. There may be 
unidentified features involved in your project that are 45 years or older and considered as 
historical resources requiring further study and evaluation by a qualified professional of 
the appropriate discipline. 
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Based on existing data in our files: 

(1) The parcel has a low-to-moderate sensitivity for the possible discovery of the 
fra-mentary remains of prehistoric sites, under the surface-as the parcel is 
within '/a-mile of the former northern terraces of the Tuolumne River and within 
%-mile of the former southern terraces of Dry Creek. Prehistoric occupation sites, 
"kitchen midden" soils, human burials, groundstone tools, baked clay, and lithic 
debitage have been previously recorded in association with one or the other of 
these rivers; to date, two prehistoric sites have been recorded within 1 mile of this 
particular parcel--one middenlpossible occupation site, and one site with milling 
implements; both of these have subsurface contexts. 

(2) Our records are not complete as to whether there exists on this parcel standing or 
remnant buildings, structures or objects over 45 years old, but it is a p o s ~ ~ l i t y ,  
given the history and land use of the surrounding area. 

Ifthe proposed "project" that is the subject of this record search (we were not given 
details) will involve further development of this parcel, we recommend survey by a 
q u a e d  archaeologist, of any undeveloped areas Ifthe project will involve the 
demolition, alteration, or relocation of any buildings, structures or objects over 45 years 
old, we recommend that they first be evaluated by a professional architectural historian 
A copy of the Referral List for Historical Resources Consultants is attached for your use 

We advise you that in accordance with State law, if any historical resources are 
discovered during project-related construction activities, all work is to stop and the lead 
agency and a qualified {rofessional are to be consulted to determine the importance and 
appropriate treatment of the find. If Native American remains are found the County 
Coroner and the Native American Heritage Commission, Sacramento (91 6-653-4082) are 
to be notified immediately for recommended procedures 

We further advise you that if you retain the services of a historical resources 
consultant, the firm or individual you retain is responsible for submitting any report 
of findings prepared for yon to the Central California Information Center, 
including one copy of the narrative report and two copies of any records that 
document historical resources found as a result of field work. 

We thank you for contacting this office regarding historical resource preservation. Please 
let us know when we can be of firther service. B img  is attached, payable within 60 
days of receipt of the invoice. 

Sincerely, 

Robin Hards, Assistant Research Technician 
Central California Information Center 
California Historical Resources Information System 
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 CA DEPT OF CONSERVATION:
 Land Resources / Mine Reclamation X X

 CA DEPT OF FISH & WILDLIFE X X

 CA DEPT OF TRANSPORTATION DIST 10 X X

 CA OPR STATE CLEARINGHOUSE X X

 CA RWQCB CENTRAL VALLEY REGION X X X X X

 CA STATE LANDS COMMISSION X X

 COOPERATIVE EXTENSION X X

 FIRE PROTECTION DIST: Consolidated X X X X X

 IRRIGATION DISTRICT: Turlock X X X X X

 IRRIGATION DISTRICT: Modesto X X X X X

 MOSQUITO DISTRICT: Eastside X X

 MT VALLEY EMERGENCY MEDICAL X X

 PACIFIC GAS & ELECTRIC X X

 SAN JOAQUIN VALLEY APCD X X

 SCHOOL DISTRICT 1: Empire X X

 SCHOOL DISTRICT 2: Modesto X X

 STAN CO AG COMMISSIONER X X

 STAN CO BUILDING PERMITS DIVISION X X

 STAN CO CEO X X

 STAN CO DER X X

 STAN CO ERC X X X X X

 STAN CO FARM BUREAU X X

 STAN CO HAZARDOUS MATERIALS X X

 STAN CO PARKS & RECREATION X X

 STAN CO PUBLIC WORKS X X

 STAN CO SHERIFF X X

 STAN CO SUPERVISOR DIST #1: O'Brien X X

 STAN COUNTY COUNSEL X X

 StanCOG X X

 STANISLAUS FIRE PREVENTION BUREAU X X

 STANISLAUS LAFCO X X

 SURROUNDING LAND OWNERS X X 1 X X X

 TELEPHONE COMPANY: AtT &T X X
 TRIBAL CONTACTS
 (CA Government Code §65352.3) X X

 TUOLUMNE RIVER TRUST X X

 US ARMY CORPS OF ENGINEERS X X

 US FISH & WILDLIFE X X
 US MILITARY AGENCIES
 (SB 1462)  (5 agencies) X X

 USDA NRCS X X

 WATER DISTRICT: Del Este X X

SUMMARY OF RESPONSES FOR ENVIRONMENTAL REVIEW REFERRALS

RESPONDED RESPONSE
MITIGATION 
MEASURES

CONDITIONS

 PROJECT:   Time Extension No. PLN2015-0075 - The Fruit Yard
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CEQA INITIAL STUDY
Adapted from CEQA Guidelines APPENDIX G Environmental Checklist Form, Final Text, December 30, 2009

1. Project title: Use Permit Application No. PLN2015-0130 – 
The Fruit Yard. SCH No.2016072019 

2. Lead agency name and address: Stanislaus County 
1010 10

th
 Street, Suite 3400

Modesto, CA   95354 

3. Contact person and phone number: Kristin Doud, Associate Planner 
(209) 525-6330

4. Project location: 7924 & 7948 Yosemite Blvd. (Hwy 132), at the 

southwest corner of Yosemite Blvd. and Geer Road, 

between the cities of Modesto, Waterford and 

Hughson.  (APN: 009-027-004) 
5. Project sponsor’s name and address: The Fruit Yard – Joe Traina 

7948 Yosemite Blvd 
Modesto, CA   95356 

6. General Plan designation: PD (Planned Development) 

7. Zoning: PD (317) 

8. Description of project:

This is a request to expand an existing Planned Development (PD-317) with an outdoor, fenced, 3,500 person capacity 
amphitheater event center, a 5,000 square-foot amphitheater concrete stage with a 5,000 square-foot roof structure, a 
4,000 square-foot storage building and parking lot adjacent and to the rear of the stage, and an additional 1,302-space 
temporary parking area, north and south of the amphitheater and east of the park.  Vehicular access to the temporary 
parking lots will be provided by two additional paved access driveways off of Yosemite Boulevard (State Highway 132) 
and one additional driveway off of Geer Road.  The on-site access driveways are proposed to be paved, lighted, and 
will provide on-site circulation access around the amphitheater.  A traffic management plan is proposed to address 
ingress and egress to the site during special events.  A maximum of 12 amphitheater events are proposed to take place 
per year, ending at 10:00 p.m. Sunday through Thursday, or 11:00 p.m. Friday and Saturday. 

The Planned Development approved for this project, by the Board of Supervisors on August 19, 2008, allowed for the 
development of a 9,000 square-foot banquet facility, a new convenience market, relocation of an existing gas station, 
relocation of the existing “card lock” fueling facility and construction of a 3,000 square-foot retail shell building, which 
includes a drive-through establishment of unknown type.  The Planned Development also permitted a 322-space 
boat/RV mini storage (both covered and uncovered spaces), a 66 space travel trailer park for short term (overnight) 
stays, a two acre site for retail tractor (large agricultural equipment) sales and a new facility for fruit packing and 
warehousing.  A time extension approved by the Planning Commission on December 3, 2015, allowed the planned 
development schedule to extend out to August 19, 2030, to start construction of any one of the project phases. 

The approved Planned Development also permitted occasional outdoor special events to be held on-site, near and on 
the nine acre park area, including fund raising activities to private parties.  This Use Permit also includes a request to 
construct a covered seating area of approximately 4,800 square-feet and a 1,600 square-foot gazebo in the eastern 
half of the existing park area, east of the outdoor amphitheater. 

DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 

1010 10
th

 Street, Suite 3400, Modesto, CA 95354
Phone: 209.525.6330 Fax: 209.525.5911 
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Although the approved Planned Development included events to be held both in the park and in the future banquet hall, 
the Planned Development included a condition of approval which required that prior to the use of amplified music for 
these events, a Noise Analysis must be completed.  Accordingly, the Noise Analysis and associated mitigation 
measures prepared for this project, cover amplified music events in the amphitheater, banquet hall and park. 
 
Lastly, this Use Permit request also includes replacement of the existing pylon identification freestanding pole sign to an 
electronic reader board sign. 
 
On January 21, 2010, the Planning Commission approved Vesting Tentative Parcel Map Application No. 2009-08 – The 
Fruit Yard, allowing the creation of twelve parcels ranging in size from 0.60+/- to 12.70 acres in conformance with uses 
allowed under P-D No. 317.  The Fruit Yard Parcel Map (56PM83) was recorded on October 31, 2012. 
9. Surrounding land uses and setting:  North: church, fire station, agriculture - East: 

PD for Agricultural Businesses - South: 
agriculture, mobile home park - West: 
agriculture. 

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

Stanislaus County Public Works Department 
CALTRANS, District 10 
Stanislaus Fire Prevention Bureau 
Department of Environmental Resources 
Sheriff’s Department 

 

 

STRIVING TO BE THE BEST COUNTY IN AMERICA 
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
The environmental factors checked below would be potentially affected by this project, involving at least one 
impact that is a “Potentially Significant Impact” as indicated by the checklist on the following pages. 
 ☒☒☒☒Aesthetics ☐☐☐☐ Agriculture & Forestry Resources ☐☐☐☐ Air Quality ☐☐☐☐Biological Resources ☐☐☐☐ Cultural Resources ☐☐☐☐ Geology / Soils ☐☐☐☐Greenhouse Gas Emissions ☐☐☐☐ Hazards & Hazardous Materials ☐☐☐☐ Hydrology / Water Quality ☐☐☐☐ Land Use / Planning ☐☐☐☐ Mineral Resources ☒☒☒☒ Noise ☐☐☐☐ Population / Housing ☒☒☒☒ Public Services ☐☐☐☐ Recreation ☒☒☒☒ Transportation / Traffic ☐☐☐☐ Utilities / Service Systems ☐☐☐☐ Mandatory Findings of Significance 

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

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

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

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

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

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

 
 
 
 
 
Kristin Doud, Associate Planner     March 1, 2017      
Signature       Date 
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EVALUATION OF ENVIRONMENTAL IMPACTS: 

1)  A brief explanation is required for all answers except “No Impact” answers that are adequately supported by 
the information sources a lead agency cites in the parentheses following each question.  A “No Impact” answer 
is adequately supported if the referenced information sources show that the impact simply does not apply to 
projects like the one involved (e.g., the project falls outside a fault rupture zone).  A “No Impact” answer should 
be explained where it is based on project-specific factors as well as general standards (e.g., the project will not 
expose sensitive receptors to pollutants, based on a project-specific screening analysis). 
 
2)  All answers must take account of the whole action involved, including off-site as well as on-site, cumulative 
as well as project-level, indirect as well as direct, and construction as well as operational impacts. 
 
3)  Once the lead agency has determined that a particular physical impact may occur, than the checklist answers 
must indicate whether the impact is potentially significant, less than significant with mitigation, or less than 
significant.  “Potentially Significant Impact” is appropriate if there is substantial evidence that an effect may be 
significant.  If there are one or more “Potentially Significant Impact” entries when the determination is made, an 
EIR is required. 
 
4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the incorporation of 
mitigation measures has reduced an effect from “Potentially Significant Impact” to a “Less Than Significant 
Impact.”  The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect 
to a less than significant level (mitigation measures from Section XVII, “Earlier Analyses,” may be cross-
referenced). 
 
5)  Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect 
has been adequately analyzed in an earlier EIR or negative declaration. 
 
Section 15063(c)(3)(D).  In this case, a brief discussion should identify the following: 
 
 a) Earlier Analysis Used. Identify and state where they are available for review. 
 

b) Impacts Adequately Addressed.  Identify which effects from the above checklist were within the scope 
of and adequately analyzed in an earlier document pursuant to applicable legal standards, and state 
whether such effects were addressed by mitigation measures based on the earlier analysis. 
 
c) Mitigation Measures.  For effects that are “Less than Significant with Mitigation Measures 
Incorporated,” describe the mitigation measures which were incorporated or refined from the earlier 
document and the extent to which they address site-specific conditions for the project. 

 
6)  Lead agencies are encouraged to incorporate into the checklist references to information sources for 
potential impacts (e.g., general plans, zoning ordinances).  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 Information Sources: A source list should be attached, and other sources used or individuals 
contacted should be cited in the discussion. 
 
8)  This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies 
should normally address the questions from this checklist that are relevant to a project’s environmental effects 
in whatever format is selected. 
 
9)  The explanation of each issue should identify: 
 
 a) the significant criteria or threshold, if any, used to evaluate each question; and 
 
 b) the mitigation measure identified, if any, to reduce the impact to less than significant. 
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ISSUES 

 

I.  AESTHETICS -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Have a substantial adverse effect on a scenic vista?   X  

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

  X  

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

  X  

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

 X   

 
Discussion: The site is located at the southwest corner of Geer Road and Yosemite Boulevard (Hwy 132).  Aesthetic 
impacts from the approved Planned Development were addressed as part of the previous approved project, General Plan 
Amendment Application No. 2007-03 and Rezone Application No. 2007-03.  This included landscaping plans, building 
elevations and a sign plan. 
 
This project proposes the following additional lighting: two street lights along Geer Road, proposed to be 28 feet tall with 
15 foot wide arms, in accordance with Public Works Standards and Specifications; five additional pole lights, proposed to 
be located at the back of the amphitheater, each 27 feet in height; five pole lights to be located in the driveway and 
parking area, each 27 feet in height; and stage lighting which is either mounted on the roof of the stage or placed at 
ground level. 
 
A Mitigation Measure has been applied to the project to ensure that all proposed lighting will be aimed down to prevent 
any glaring impacts onto adjacent properties or roadways.  With this mitigation measure in place, aesthetic impacts are 
considered to be less than significant with mitigation included. 
 
Mitigation Measure No. 1: All exterior lighting shall be designed (aimed down and toward the site) to provide 

adequate illumination without a glare effect.  This shall include but not be limited to: the 
use of shielded light fixtures to prevent skyglow (light spilling into the night sky) and to 
prevent light trespass (glare and spill light that shines onto neighboring properties).  
Amphitheater lighting shall be shut off by 11:00 p.m. on Sunday – Thursday, and by 
midnight on Friday and Saturday evenings. 

References: Application information; General Plan Amendment No. 2007-03, Rezone No. 2007-03 – The Fruit Yard; 
and the Stanislaus County General Plan and Support Documentation

1
. 

 

 

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

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 
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a) Convert Prime Farmland, Unique Farmland, or Farmland 
of Statewide Importance (Farmland), as shown on the 
maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, 
to non-agricultural use? 

  X  

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

  X  

c) Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources 
Code section 4526), or timberland zoned Timberland 
Production (as defined by Government Code section 
51104(g))? 

  X  

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

   X 

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

  X  

 
Discussion: The property is not currently restricted by a Williamson Act Contract.  The project site is classified as 
Prime Farmland and Urban and Built-Up Land by the Farmland Mapping and Monitoring Program.  The soils on site are 
listed as Hanford fine sandy loams (0-1% and 0-3% slopes, Index Rating of 90-100, Grade 1) and Greenfield sandy loams 
(0-3% slopes, Index Rating of 68, Grade 2). 
 
The project site is adjacent to an animal feed and supply business (zoned P-D 268, Planned Development) located on the 
northeast corner of the intersection, a drilling company (Masellis Drilling) on the northwest corner, a fire station and church 
are located to the north.  Production Agricultural parcels are to the west, south, and east of the project site.  The 45± acre 
parcel currently supports the existing Fruit Yard produce market, the Fruit Yard restaurant, two separate Gas Fueling 
facilities, all of which currently have paved parking and landscaping; a concave grass outdoor amphitheater and a park 
site, where special events are currently held.  The remaining part of the property is currently planted in orchard.  The 
Planned Development approved for this project, by the Board of Supervisors on August 19, 2008, allowed for the 
additional development of a 9,000 square-foot banquet facility, a new convenience market, relocation of an existing gas 
station, relocation of the existing “card lock” fueling facility and construction of a 3,000 square-foot retail shell building, 
which includes a drive-through establishment of unknown type.  The planned development also permitted a 322 space 
boat/RV mini storage (both covered and uncovered spaces), a 66 space travel trailer park for short term (overnight) stays, 
a two acre site for retail tractor (large agricultural equipment) sales, and a new facility for fruit packing and warehousing.  
This project is addressing the outdoor amphitheater, which proposes a maximum capacity of 3,500 persons and to hold 
up to 12 events per year, and the use of amplified music events at the amphitheater, park and banquet hall. 

Although the approved development described above was approved by the Board of Supervisors, which requires finding 
the project to be compatible with surrounding land uses, including agriculture, and to meet the criteria for ag land 
conversion, the staff report written for the project identified some of the proposed uses included in phase 2 of the project 
as needing further analysis in terms of potential impacts to surrounding agriculture and whether or not they meet the 
criteria for ag land conversion.  Consequently, the project was conditioned to require a Use Permit be obtained prior to 
implementation of the tractor sales facility and the fruit packing facility identified in phase 2 of the Planned Development. 

In December of 2007, Stanislaus County adopted an updated Agricultural Element which incorporated guidelines for the 
implementation of agricultural buffers applicable to new and expanding non-agricultural uses within or adjacent to the A-2 
Zoning District.  The purpose of these guidelines is to protect the long-term health of agriculture by minimizing conflicts 
such as spray drift and trespassing resulting from the interaction of agricultural and non-agricultural uses.  Prior to project 
approval, the applicant may present an alternative to the buffer requirements to the Agricultural Advisory Board for 
support.  Alternatives may be approved provided the Planning Commission finds that the alternative provides equal or 
greater protection than the existing buffer standards.  The proposed project does meet the recommended 300 feet buffer 
for people intensive uses from the use to all property lines. 
 
Mitigation: None. 
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References: Application information; General Plan Amendment No. 2007-03, Rezone No. 2007-03 – The Fruit Yard; 
Stanislaus County General Plan and Support Documentation

1
;
 

Stanislaus County General Plan and Support 
Documentation

1
; Stanislaus County Agricultural Element

1
; Stanislaus County Zoning Ordinance; California State 

Department of Conservation Farmland Mapping and Monitoring Program - Stanislaus County Farmland 2004; United 
States Department of Agriculture Soil Survey 1964 - Eastern Stanislaus Area, California.

 

 

 

III. AIR QUALITY:  Where available, the significance criteria 
established by the applicable air quality management or 
air pollution control district may be relied upon to make 
the following determinations. -- Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Conflict with or obstruct implementation of the 
applicable air quality plan? 

  X  

b) Violate any air quality standard or contribute 
substantially to an existing or projected air quality 
violation? 

  X  

c) Result in a cumulatively considerable net increase of 
any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air 
quality standard (including releasing emissions which 
exceed quantitative thresholds for ozone precursors)? 

  X  

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

  X  

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

  X  

 
Discussion: The project site is within the San Joaquin Valley Air Basin, which has been classified as "non-attainment" 
for ozone and respirable particulate matter (PM-10 and PM-2.5) as defined by the Federal Clean Air Act.  The San 
Joaquin Valley Air Pollution Control District (SJVAPCD) has been established by the State in an effort to control and 
minimize air pollution.  As such, the District maintains permit authority over stationary sources of pollutants. 
 
Any 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 standards for vehicles, and acts on issues regarding 
cleaner burning fuels and alternative fuel technologies.  As such, the SJVAPCD 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 be subject to compliance with all applicable district rules including, but not limited to fugitive PM-10 prohibitions, 
nuisance, and architectural coatings, and cutback, and slow cure and emulsified asphalt.  This project was referred to the 
SJVAPCD for early comments.  At maximum capacity the amphitheater can hold 3,500 attendees.  At a rate of three 
attendees per vehicle, the project is estimated to include a total of 1,167 additional car trips per event.  There are a 
maximum of 12 events per year proposed as a part of this project.  A referral response received from SJVAPCD indicated 
that this proposed project may be subject to District Rule 9510 and subject to obtaining an Air Impact Assessment (AIA) 
Application.  The project will be conditioned to require that the applicant obtain this permit and any other applicable 
permits from the Air District prior to onset of amphitheater events.  With these permits in place, and considering that the 
events are temporary in nature and limited in number, no significant impacts to air quality are anticipated. 
 
Mitigation: None. 
 
References: Application information; General Plan Amendment No. 2007-03, Rezone No. 2007-03 – The Fruit Yard; 
Referral response received from the San Joaquin Valley Air Pollution Control District on July 19, 2016; Stanislaus County 
General Plan and Support Documentation

1
. 
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IV.  BIOLOGICAL RESOURCES -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

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

  X  

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

  X  

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

  X  

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

  X  

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

  X  

 
Discussion: The project is located within the Waterford Quad of the California Natural Diversity Database.  There are 
15 plants and animals which are state or federally listed, threatened, or identified as species of special concern within the 
Waterford California Natural Diversity Database Quad.  These species include the Swainson’s hawk, Tricolored Blackbird, 
Burrowing Owl, Riffle Sculpin, Sacramento Hitch, Hardhead, Sacramento-San Joaquin Tule Perch, Steelhead, Chinook 
Salmon, Valley Elderberry Longhorn Beetle, Stinkbells, Beaked Clarkia, Colusa Grass, San Joaquin Valley Orcutt Grass, 
and Greene’s Tuctoria.  However, the project site is already developed or planted in orchard making the likelihood for 
existence of these species on the project site very low. 
 
The project will not conflict with a Habitat Conservation Plan, a Natural Community Conservation Plan, or other locally 
approved conservation plans.  Impacts to endangered species or habitats, locally designated species, or wildlife dispersal 
or mitigation corridors are considered to be less than significant. 
 
An early consultation was referred to the California Department of Fish and Wildlife (formerly the Department of Fish and 
Game) and no response was received. 
 
Mitigation:  None. 
 
References: Application information; General Plan Amendment No. 2007-03, Rezone No. 2007-03 – The Fruit Yard; 
California Department of Fish and Wildlife (formerly the Department of Fish and Game); California Natural Diversity 
Database; and the Stanislaus County General Plan and Support Documentation

1
.
 

 

V.  CULTURAL RESOURCES -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

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

  X  

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

  X  

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

  X  

 
Discussion: It does not appear this project will result in significant impacts to any archaeological or cultural resources.  
The applicant submitted a records search from the Central California Information Center (CCIC) with the previous 2007 
Planned Development project request.  The records search indicated that the project area has a low sensitivity for the 
possible discovery of prehistoric resources, due to the distance from a natural water source, as well as a low sensitivity for 
historic archaeological resources.  A Sacred Lands File Check, completed by the Native American Heritage Commission 
during the processing of the 2007 Planned Development, indicated that no sacred sites were present within the project 
site.  Conditions of approval will be placed on the project requiring that construction activities will be halted if any 
resources are found, until appropriate agencies are contacted and an archaeological survey is completed. 
 
It does not appear this project will result in significant impacts to any archaeological or cultural resources.  Cultural 
resources are not known to exist on the project site.  However, a standardized condition of approval will be added to this 
project to address any discovery of cultural resources during the construction phases. 
 
Mitigation: None. 
 
References: Application information; General Plan Amendment No. 2007-03; Rezone No. 2007-03 – The Fruit Yard; 
Stanislaus County General Plan and Support Documentation

1
; Records search dated May 27, 2009, from the Central 

California Information Center; Referral response from the Native American Heritage Commission dated November 17, 
2009. 
 

 

VI.  GEOLOGY AND SOILS -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

 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. 

  X  

 ii) Strong seismic ground shaking?   X  

 iii) Seismic-related ground failure, including 
 liquefaction? 

  X  

 iv) Landslides?   X  

b) Result in substantial soil erosion or the loss of topsoil?   X  

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

  X  

d) Be located on expansive soil creating substantial risks 
to life or property? 

  X  
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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? 

  X  

 
Discussion: The soils on site are listed as Hanford fine sandy loams (0-1% and 0-3% slopes, Index Rating of 90-100, 
Grade 1) and Greenfield sandy loams (0-3% slopes, Index Rating of 68, Grade 2).  As contained in Chapter 5 of the 
General Plan, the areas of the County subject to significant geologic hazard are located in the Diablo Range, west of 
Interstate 5.  However, as per the California Building Code, all of Stanislaus County is located within a geologic hazard 
zone (Seismic Design Category D, E, or F) and a soils test may be required at building permit application.  Results from 
the soils test will determine if unstable or expansive soils are present.  If such soils are present, special engineering of the 
structure will be required to compensate for the soil deficiency.  Any structures resulting from this project will be designed 
and built according to building standards appropriate to withstand shaking for the area in which they are constructed.  Any 
earth moving is subject to Public Works Standards and Specifications, which considers 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. 
 

Stanislaus County Department of Public Works has already reviewed and approved a grading and drainage plan for the 
amphitheater.  Additional grading and drainage plans are required to be submitted to the Department of Public Works for 
review and approval for any additional grading activities, which will be reflected as a Condition of Approval for the project. 
 
Mitigation: None. 
 
References: Application information; General Plan Amendment No. 2007-03; Rezone No. 2007-03 – The Fruit Yard; 
California Building Code (2016); Stanislaus County General Plan and Support Documentation - Safety Element

1
.
 

 

 

VII.  GREENHOUSE GAS EMISSIONS -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

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

  X  

 
Discussion: The principal Greenhouse Gasses (GHGs) are carbon dioxide (CO2), methane (CH4), nitrous oxide 
(N2O), sulfur hexafluoride (SF6), perfluorocarbons (PFCs), hydrofluorocarbons (HCFCs), and tropospheric Ozone (O3).  
CO2 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 CO2 equivalents 
(CO2e).  In 2006, California passed the California Global Warming Solutions Act of 2006 (Assembly Bill [AB] No. 32), 
which requires the California Air Resources Board (ARB) 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. 
 
The proposed structures are subject to the mandatory planning and design, energy efficiency, water efficiency and 
conservation, material conservation and resources efficiency and environmental quality measures of the California Green 
Building Standards (CALGreen) Code (California Code of Regulations, Title 24, Part 11).  Minimal greenhouse gas 
emissions will occur during construction.  Construction activities are considered to be less than significant as they are 
temporary in nature and are subject to meeting SJVAPCD standards for air quality control.  Minimal greenhouse gas 
emissions will also be generated from additional vehicle and truck trips.  At maximum capacity the amphitheater can hold 
3,500 attendees.  At a rate of three attendees per vehicle, the project is estimated to include a total of 1,167 additional car 
trips per event.  There are a maximum of 12 events per year proposed as a part of this project.  A referral response  
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received from SJVAPCD indicated that this proposed project may be subject to District Rule 9510 and subject to obtaining 
an AIA Application.  The project will be conditioned to require that the applicant obtain this permit and any other applicable 
permits from the Air District prior to onset of amphitheater events.  With these permits in place, and considering that the 
events are temporary in nature and limited in number, no significant impacts to greenhouse gas emissions occurring as a 
result of this project are anticipated. 
 
Mitigation: None. 
 
References: Application information; General Plan Amendment No. 2007-03; Rezone No. 2007-03 – The Fruit Yard; 
Referral response received from the San Joaquin Valley Air Pollution Control District on July 19, 2016; Stanislaus County 
General Plan and Support Documentation

1
  

 

 

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

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

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? 

  X  

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

  X  

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

  X  

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

   X 

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

   X 

g) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan? 

  X  

h) Expose people or structures to a significant risk of loss, 
injury or death involving wildland fires, including where 
wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

  X  

 
Discussion: DER is responsible for overseeing hazardous materials and has not indicated any particular concerns in 
this area.  Pesticide exposure is a risk in areas located in the vicinity of agriculture.  Sources of exposure include 
contaminated groundwater, which is consumed and drift from spray applications.  Application of sprays is strictly 
controlled by the Agricultural Commissioner and can only be accomplished after first obtaining permits.  Spraying activities 
on adjacent properties will be conditioned by the Agricultural Commissioner’s Office.  The project site is not located within 
an airport land use plan or a wildlands area.  The project site is not located in a very high or high fire severity zone and is 
located within the Stanislaus Consolidated Fire District.  Standard conditions of approval regarding fire protection will be 
incorporated into the project. 
 
Mitigation: None. 
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References: Application information; General Plan Amendment No. 2007-03, Rezone No. 2007-03 – The Fruit Yard; 
Stanislaus County General Plan and Support Documentation

1
. 

 

 

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

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

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

  X  

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

  X  

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

  X  

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

  X  

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 
Insurance Rate Map or other flood hazard delineation 
map? 

  X  

h) Place within a 100-year flood hazard area structures 
which would impede or redirect flood flows? 

  X  

i) Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a 
result of the failure of a levee or dam? 

  X  

j) Inundation by seiche, tsunami, or mudflow?   X  

 
Discussion: Areas subject to flooding have been identified in accordance with the Federal Emergency Management 
Act (FEMA).  The project site is located in FEMA Flood Zone X, which includes areas determined to be outside the 0.2% 
annual chance floodplains.  All flood zone requirements will be addressed by the Building Permits Division during the 
building permit process.  The Central Valley Regional Water Quality Control Board (RWQCB) provided an early 
consultation referral response requesting that the applicant coordinate with their agency to determine if any permits or 
Water Board requirements must be obtained/met prior to operation.  Conditions of approval will be added to the project 
requiring the applicant comply with this request prior to issuance of a building permit. 
 
A Grading and Drainage Plan for the amphitheater has already been reviewed and approved by the Public Works 
Department. 
 
The California Safe Drinking Water Act (CA Health and Safety Code Section 116275(h)) defines a Public Water System 
as a system for the provision of water for human consumption through pipes or other constructed conveyances that has 
15 or more service connections or regularly serves at least 25 individuals daily at least 60 days out of the year.  A public 
water system includes the following: 
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(1) Any collection, treatment, storage, and distribution facilities under control of the operator of the system that are 
used primarily in connection with the system. 

(2) Any collection or pretreatment storage facilities not under the control of the operator that are used primarily in 
connection with the system. 

(3) Any water system that treats water on behalf of one or more public water systems for the purpose of rendering it 
safe for human consumption. 

This project is subject to the public water system permit and will be required to work with DER to ensure these permit 
requirements are met.  This will be applied to the project as a condition of approval. 

Mitigation: None. 
 
References: Application information; General Plan Amendment No. 2007-03; Rezone No. 2007-03 – The Fruit Yard; 
Referral response from Stanislaus County Department of Public Works dated November 12, 2009; Stanislaus County 
General Plan and Support Documentation

1
. 

 
 

X.  LAND USE AND PLANNING -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Physically divide an established community?   X  

b) Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the project 
(including, but not limited to the general plan, specific 
plan, local coastal program, or zoning ordinance) adopted 
for the purpose of avoiding or mitigating an environmental 
effect? 

  X  

c) Conflict with any applicable habitat conservation plan or 
natural community conservation plan? 

  X  

 
Discussion: This is a request to expand an existing Planned Development (PD-317) with an outdoor, fenced, 3,500 
person capacity amphitheater event center; a 5,000 square-foot amphitheater concrete stage with a 5,000 square-foot 
roof structure; a 4,000 square-foot storage building and parking lot adjacent and to the rear of the stage, and an additional 
1,302-space temporary parking area, north and south of the amphitheater and east of the park.  A maximum of 12 
amphitheater events are proposed to take place per year, ending at 10:00 p.m. Sunday through Thursday, or 11:00 p.m. 
Friday and Saturday.  This Use Permit also includes a request to construct a covered seating area of approximately 4,800 
square-feet and a 1,600 square-foot gazebo in the eastern half of the existing park area, east of the outdoor amphitheater 
and replacement of the existing pylon identification freestanding pole sign to an electronic reader board sign. 
 
The Planned Development approved for this project, by the Board of Supervisors on August 19, 2008, allowed for the 
development of a 9,000 square-foot banquet facility, a new convenience market, relocation of an existing gas station, 
relocation of the existing “card lock” fueling facility and construction of a 3,000 square-foot retail shell building, which 
includes a drive-through establishment of unknown type.  The planned development also permitted a 322 space boat/RV 
mini storage (both covered and uncovered spaces), a 66 space travel trailer park for short term (overnight) stays, a two 
acre site for retail tractor (large agricultural equipment) sales, and a new facility for fruit packing and warehousing.  A time  
 
extension approved by the Planning Commission on December 3, 2015, allowed the Planned Development schedule to 
extend out to August 19, 2030, to start construction of any one of the project phases.  The Planned Development also 
permitted occasional outdoor special events to be held on-site, near and on the nine acre park area, including fund raising 
activities to private parties. 
 
Although the approved Planned Development already included events to be held both in the park and in the future 
banquet hall, the Planned Development included a condition of approval which required that prior to the use of amplified 
music for these events, a Noise Analysis must be completed.  Accordingly, the Noise Analysis and associated mitigation 
measures prepared for this project, cover amplified music events in the amphitheater, banquet hall, and park. 
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In accordance with Section 21.40.080 amendments to the development plan may be permitted in accordance with the 
procedure set forth with the processing of a use permit, provided they are not of such a size or nature as to change the 
character of the development plan. 
 
This request will not physically divide an existing community, nor does it conflict with any applicable land use plan, policy, 
or regulation, or any habitat or natural community conservation plan.  The project must be consistent with the county’s 
general plan, zoning ordinance, and noise ordinance in order to be approved.  Through the application of mitigation 
measures, the project will be consistent will these policies. 
 
Mitigation: None. 
 
References: Application information; General Plan Amendment No. 2007-03; Rezone No. 2007-03 – The Fruit Yard; 
Stanislaus County General Plan and Support Documentation

1
. 

 
 

XI.  MINERAL RESOURCES -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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? 

  X  

b) Result in the loss of availability of a locally-important 
mineral resource recovery site delineated on a local 
general plan, specific plan or other land use plan? 

  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 known significant resources on the site. 
 
Mitigation: None. 
 
References: State Division of Mining & Geology - Special Report 173 (1993); Stanislaus County General Plan and 
Support Documentation

1
. 

 
 

XII.  NOISE -- Would the project result in: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

 X   

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

 X   

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

  X  

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

 X   

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

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

   X 

 
Discussion: This project proposes to hold a maximum of 12 amphitheater events per year, ending at 10:00 p.m. 
Sunday through Thursday, or 11:00 p.m. Friday and Saturday.  The Stanislaus County General Plan

1
 identifies noise 

levels up to 75 dB Ldn (or CNEL) as the normally acceptable level of noise for industrial, manufacturing, utility and 
agricultural uses; and up to 70 dB Ldn (or CNEL) as the normally acceptable level of noise for auditoriums, concert halls, 
and amphitheaters.  Without mitigation in place, noise impacts associated with the use of amplified sound during the 
amphitheater events have the potential to exceed the normally acceptable levels of noise. 
 
An Environmental Noise Analysis, conducted by Bollard Acoustical Consultants, Inc., dated February 3, 2016, was 
conducted for the project.  This study was peer reviewed by J.C. Brennan and Associates and was subsequently 
amended on December 28, 2016, based on peer review comments.  The amended Environmental Noise Analysis 
incorporated comments received by J.C. Brennan and Associates.  J.C. Brennan and Associates reviewed the amended 
document and determined that it adequately covered all of the concerns they had included in their original peer review 
response.  The revised Environmental Noise Analysis provided a number of recommendations for mitigation measures to 
be incorporated into the project, ranging from on-going sound monitoring, limits on hours of operation, and methods for 
corrective actions, to ensure the project meets the noise limits identified both in the Stanislaus County Noise Element of 
the General Plan and the Noise Ordinance. 
 
The previous general plan amendment and rezone for the project (P-D 317) included a condition of approval which 
required that, “An acoustical analysis shall be prepared in accordance with the Noise Element of the Stanislaus County 
General Plan prior to any outdoor use of amplified sound or blasting devices to insure noise levels do not exceed the 
maximum allowable noise levels as allowed by the Noise Element”.  To address this condition of approval, the use of 
amplified sound at the park and banquet hall have been incorporated into the mitigation monitoring plan. 
 
With mitigation measures in place, this project’s noise impacts are considered to be less than significant with mitigation 
included. (see Mitigation Measures 2-14 below.) 
 
The site is not located within an airport land use plan. 
 
No. 2 Mitigation Measure: Prior to onset of any amplified music events at the amphitheater, a noise berm shall be 

constructed.  Specifically, the noise berm shall consist of a 100 foot long by 40 foot wide 
and 20 foot tall building, labeled on the Planning Commission approved project site plan 
as a “storage building”  to be located directly behind (northwest) of the stage, as identified 
on the project site plan.  A certificate of occupancy shall be obtained for the noise berm 
prior to the onset of any amphitheater activity.  If the storage building changes in size or 
shape, or is proposed to be replaced with a backstage soundwall or other construction to 
create an adequate noise berm, the modified facility will need to be reviewed and 
approved by an acoustical consultant, in accordance with Mitigation Measure No. 14, and 
a determination made that it has adequate sound dampening characteristics so that 
sound will fall within the noise levels described within this Mitigation Monitoring Plan. 

No. 3 Mitigation Measure: Prior to issuance of a building permit for the banquet hall, and prior to onset of any 
amplified music event held at the banquet hall, the banquet hall shall be designed and 
constructed with sound proofing (including sound proofing for the roof, windows, and 
walls).  Sound proofing plans shall be reviewed for full compliance with the approved 
plans by a noise consultant, as described in Mitigation Measure No. 14. 

No. 4 Mitigation Measure: All amphitheater, park, and banquet hall events shall maintain the noise levels described 
in Table 1 of the December 30, 2016, Environmental Noise Analysis, conducted by 
Bollard Acoustical Consultants, Inc., and the C-weighted standards described below:  
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Table 1 

Stanislaus County Noise Standards Applied to this Project 

After Adjustment for Elevated Ambient and Noise Source Consisting of Music 

 

  Adjusted Daytime       Adjusted Nighttime   
Standard                      Standard 

       Receptor (See Figure 1)                    Noise Metric                         (7 a.m.-10 p.m.)          (10 p.m.-7 a.m.) 

A, B, D, F Hourly Leq, dBA 60 55 

(near busy roadways) Maximum Level 
(Lmax), dBA 

80 70 

C, E Hourly Leq, dBA 55 50 

(setback from roadways 
250-350 

feet) 

 

Maximum Level 
(Lmax), dBA 

 

75 

 

65 

G, H, I Hourly Leq, dBA 50 40 

(isolated from busy roads) Maximum Level 
(Lmax), dBA 

65 55 

Source: Stanislaus County Noise Element of the General Plan adjusted for ambient conditions and music noise source. 

 
In addition to the Table 1 standards, low-frequency noise shall be limited to daytime and 
nighttime C-weighted noise level limits of 80 dBC Leq and 70 dBC Leq shall be applied at 
the nearest residences, existing at the time of the event. These standards may be 
adjusted upwards or downwards as appropriate following collection of C-weighted 
ambient noise level data near the existing residences immediately before and after the 
first two large amphitheater events (with 500 or more in attendance). Before any 
adjustments are made, a report documenting existing C-weighted ambient noise levels 
shall be reviewed by a noise consultant, as described in Mitigation Measure No. 14, and 
approved by the Planning Department. 
 

No. 5 Mitigation Measure: To ensure compliance with County noise standards, amphitheater sound system output 
shall be limited to an average of 90 dBA Leq averaged over a five minute period and a 
maximum of 100 dBA Lmax at a position located 100 feet from the amphitheater stage. 

 
Park and banquet hall sound system output shall be limited to an average of 75 dBA Leq 
averaged over a 5-minute period and a maximum of 85 dBA Lmax at a position located 
100 feet from the sound system speakers.  Sound levels up to 80 dBA Leq at the 100 foot 
reference distance would be acceptable provided the sound system speakers are 
oriented south or southwest. 

 

Noise measurements during the first two amplified music events for each event space 
(banquet hall, park and amphitheater) shall be conducted by a qualified Noise Consultant 
to be procured by the operator/property owner.  The consultant shall provide training to 
facility staff, on how to measure the noise standards set forth within this Mitigation 
Monitoring Plan, to ensure that noise is monitored during each event properly. The 
operator/property owner shall make available to the Planning Department noise 
measurements and training records, upon request by the County.  Noise measurements 
and training records shall be subject to peer review in accordance with Mitigation 
Measure No. 14, upon request by the County. 
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No.6 Mitigation Measure: To control low-frequency sound in the surrounding neighborhood during amphitheater 
events, C-weighted sounds levels shall be limited to 100 dBC Leq averaged over a five 
minute period and a maximum of 110 dBC Lmax at a position located 100 feet from the 
Amphitheater stage.  In addition, amplified music shall be limited to an average of 85 dB 
(Linear) in each of the 1/3 octave band center frequencies from 31.5 to 80 Hertz. 

 
To control low-frequency sound in the surrounding neighborhood during park events, C-
weighted sound levels shall be limited to 85 dBC Leq averaged over a five minute period 
and a maximum of 95 dBC Lmax at a position located 100 feet from the speakers.  In 
addition, amplified music shall be limited to an average of 75 dB (Linear) in each of the 
1/3 octave band center frequencies from 31.5 to 80 Hertz. 

 
Noise measurements during the first two amplified music events for each event space 
(banquet hall, park, and amphitheater) shall be conducted by a qualified Noise 
Consultant to be procured by the operator/property owner.  The consultant shall provide 
training to facility staff, on how to measure the noise standards set forth within this 
Mitigation Monitoring Plan, to ensure that noise is monitored during each event properly.  
The operator/property owner shall make available to the Planning Department noise 
measurements and training records, upon request by the County.  Noise measurements 
and training records shall be subject to peer review in accordance with Mitigation 
Measure No. 14, upon request by the County. 
 

No. 7 Mitigation Measure: Prior to any amplified music event at the park, banquet hall, or amphitheater the 
operator/property owner shall obtain a sound monitoring system; which shall be reviewed 
and approved by a Noise Consultant, as described in Mitigation Measure No. 14, prior to 
first use.  Sound levels shall be monitored during sound check and during each amplified 
music event occurring at the park, banquet hall and amphitheater.  Measurement 
microphones should be placed 100 feet from the midpoint of the main speaker array. 

 
Monitoring equipment options include 1) an iOS option available in combination with an 
iPad/iPhone using microphone and acquisition hardware from AudioControl and software 
from Studio Six Digital (SSD).  SSD software would include the AudioTools and several 
in-app purchases including SPL Graph and SPL Traffic Light; or 2) an alternative system 
recommended by noise consultant, in accordance with Mitigation Measure No. 14. 

 
A Type/Class 1 or 2 (per ANSI S1.43) measurement microphone system shall be used 
and laboratory calibrated prior to first use and field-calibrated at regular intervals (a 
minimum of 4 times a year).  The system shall be laboratory calibrated at intervals not 
exceeding two years. The system shall be capable of measuring and logging Leq 
statistics over consecutive five minute intervals in both A and C weighted levels.  The 
system shall also be capable of capturing and logging 1/3-octave band data.  For 
simplification and to minimize equipment costs, sound level limit triggers shall be set to 
Leq, C-weighting. The sound technician shall locally check both C-weighted and 1/3-
octave band results during sound check prior to an event to establish system gain limits 
and to ensure compliance with the specified limits. Data shall be maintained for 30 days 
and made available to the County upon request. 

 
The amphitheater operator/property owner shall make it very clear to event producers 
what the sound level limits are at the sound stage and the time at which music is required 
to cease.  Suitable measures shall be implemented to both ensure the limits are 
maintained and penalties established if producers fail to comply with the noise level 
limits. 

 
 Noise measurements during the first two amplified music events for each event space 

(banquet hall, park and amphitheater) shall be conducted by a qualified Noise Consultant 
to be procured by the operator/property owner.  The consultant shall provide training to 
facility staff, on how to measure the noise standards set forth within this Mitigation  
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Monitoring Plan, to ensure that noise is monitored during each event properly.  The 
operator/property owner shall make available to the Planning Department noise 
measurements and training records, upon request by the County.  Noise measurements 
and training records shall be subject to peer review in accordance with Mitigation 
Measure No. 14, upon request by the County. 

 
No. 8 Mitigation Measure: During the first two large concerts (with 500 or more in attendance) held at the 

amphitheater, noise levels shall be monitored by a qualified noise consultant, to be 

procured by the operator/property owner.  The monitoring shall be conducted 

continuously from the sound stage (100-feet from stage), with periodic noise monitoring 

near the closest residences, existing at the time of the event, in all directions surrounding 

the amphitheater.  The noise measurements shall include the sound check prior to the 

concert so the event promoters understand the noise thresholds to be satisfied during the 

concert event.  The purpose of the measurements is to verify compliance with the 

project’s noise standards.  If the measurement results indicate that the music levels 

exceed the noise standards described in this Mitigation Monitoring Plan, additional sound 

controls shall be developed by a noise consultant in accordance with Mitigation Measure 

No. 14.  Implementation of additional sound controls shall be implemented and verified 

prior to the following concert. Such measures could include reducing the overall output of 

the amplified sound system, relocating and/or reorienting speakers, use of acoustic 

curtains along the sides of the speakers to further focus the sound energy into the 

amphitheater seating areas, and limiting amplified music to before 10:00 p.m.  

 
No. 9 Mitigation Measure: All amplified music events (including the amphitheater, park, and banquet hall events), 

occurring Sunday through Thursday shall end at or before 10 p.m. All patrons shall be off 
the premises (including the amphitheater, park, and banquet hall events) as of 11:00 p.m.  
Employees and contract staff, associated with the amplified music events, shall be off the 
premises (including the amphitheater, park, and banquet hall events) by 12:00 a.m.  

No. 10 Mitigation Measure: The first two large amplified music events (with 500 or more in attendance) held at the 
amphitheater Friday and Saturday, shall end at or before 10:00 p.m., as described in 
Mitigation Measure No. 9.  If monitoring results of the first two large amphitheater events 
show that such events are able to maintain levels at or lower than those required in this 
Mitigation Monitoring Plan, then amphitheater events on Friday and Saturday may be 
extended to 11:00 p.m.  All patrons shall be off the premises (including the amphitheater, 
park and banquet hall events) by 12:00 a.m.  Employees and contract staff, associated 
with the amplified music events, shall be off the premises by 1:00 a.m.  

No. 11 Mitigation Measure: Operator/ property owner shall establish a written “Good Neighbor Policy” to be approved 
by the Planning Department, which shall establish the permittee’s plan to mitigate any 
ancillary impacts from amplified music events (park, banquet hall or amphitheater) on 
surrounding properties.  The plan shall include means for neighbors to contact 
management regarding complaints and steps management will take upon receiving a 
complaint.  The policy shall be submitted and approved 30 days prior to the first amplified 
music event.  No changes to the policy shall be made without prior review and approval 
by the Planning Department. 

No. 12 Mitigation Measure: In the event that documented noise complaints are received for bass thumping, 
microphones/public address systems, etc., associated with any use of the property 
(inclusive of parcels 1-3, 7-12, and the remainder of parcel map 56-PM-083), such 
complaints shall be investigated to determine if the noise standards contained in this 
mitigation monitoring program were exceeded.  In the event that the complaint 
investigation reveals that the noise standards were exceeded at the location where the 
complaint was received, additional sound controls shall be developed by a noise 
consultant, in accordance with Mitigation Measure No. 14.  Implementation of additional  
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sound controls shall be implemented and verified prior to the following concert.  Such 
measures could include reducing the overall output of the amplified sound system, 
relocating and/or reorienting speakers, use of acoustic curtains along the sides of the 
speakers to further focus the sound energy into the amphitheater seating areas and 
limiting amplified music to before 10:00 p.m. 

No. 13 Mitigation Measure: Following removal of orchard trees located on the project site (inclusive of parcels 1-3, 7-
12, and the remainder of parcel map 56-PM-083) potential changes in noise impacts shall 
be evaluated by a noise consultant, as described in Mitigation Measure No. 14, and 
additional noise mitigation measures shall be implemented, if determined to be 
necessary, to ensure compliance with the applicable County noise standards.  

No. 14 Mitigation Measure: Any future additional noise analysis required to be conducted, including review, 
acceptance, and/or inspection associated with noise mitigation, shall be conducted by a 
noise consultant, whose contract shall be procured by the Planning Department, and paid 
for by the operator/property owner.  A deposit based on actual cost shall be made with 
the Planning Department, by the operator/property owner, prior to any work being 
conducted.  The applicant may choose to procure the noise consultant provided they pay 
the costs for the County to have all work peer reviewed by a third party.  If future noise 
analysis is required, amplified music events will be limited, as determined by the Planning 
Department, until the noise consultant verifies to the Planning Department that all 
recommended noise control measures have been completely implemented.  

 
References: Application information; General Plan Amendment No. 2007-03; Rezone No. 2007-03 – The Fruit Yard; 
Environmental Noise Analysis, prepared by Bollard Acoustical Consultants, Inc., dated February 3, 2016, revised 
December 30, 2016; Peer review response, prepared by J.C. Brennan & Associates, dated November 15, 2016; An e-mail 
dated January 10, 2017; Stanislaus County General Plan and Support Documentation

1
. 

 
 

XIII.  POPULATION AND HOUSING -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Induce substantial population growth in an area, either 
directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through extension 
of roads or other infrastructure)? 

  X  

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

  X  

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

  X  

 
Discussion: The proposed use of the site will not create significant service extensions or new infrastructure which 
could be considered as growth inducing.  No housing or persons will be displaced by this project.  As the project site is 
surrounded by agricultural land, it is unlikely that residential development will occur due to the fact that County voters 
passed the Measure E vote in February of 2008.  Measure E, which was incorporated into Zoning Ordinance Chapter 
21.118 (the 30-Year Land Use Restriction), requires that redesignation or rezoning of land from agricultural/open space to 
residential use shall require approval by a majority vote of the County voters at a general or special local election. 
 
Mitigation: None. 
 
References: Stanislaus County Zoning Ordinance; Stanislaus County General Plan and Support Documentation

1
. 
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XIV.  PUBLIC SERVICES -- Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

Fire protection?   X  

Police protection?  X   

Schools?   X  

Parks?   X  

Other public facilities?   X  

 
Discussion: The County has adopted Public Facilities Fees, as well as one for the Fire Facility Fees on behalf of the 
appropriate fire district, to address impacts to public services.  Such fees are required to be paid at the time of building 
permit issuance.  Conditions of approval will be added to this project to insure that the proposed development complies 
with all applicable fire department standards with respect to access and water for fire protection.  The types of Conditions 
of approval will be for adequate turning around for a fire apparatus and on-site water supply for fire suppression may also 
be needed.  The applicant will construct all buildings in accordance with the current adopted building and fire codes. 
 
To address potential impacts to police protection services a mitigation measure has been incorporated into the project, 
which requires that the operator submit a security plan for amplified music events to the Sheriff for review and approval, 
prior to onset of the events.  With mitigation in place impacts from the project on public services is considered to be less 
than significant with mitigation included. 
 
No. 15 Mitigation Measure: Within sixty (60) days of project Use Permit approval, the operator/property owner shall 

submit for approval a security plan for amplified music events (park, banquet hall or 
amphitheater) to the Sheriff’s Department.  The plan shall be approved prior to any use of 
the amphitheater.  Any changes to the security plan shall be approved by the Sheriff’s 
Department. 

References: Application information; Stanislaus County General Plan and Support Documentation
1 

 

 

XV.  RECREATION -- Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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? 

  X  

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? 

  X  

 
Discussion: The proposed project is not anticipated to significantly increase demand on recreational facilities or to 
have an adverse physical effect on the environment.  Although not a part of this project request, the existing gas stations, 
produce market, restaurant and park are open to the public during specified hours.  The amphitheater, park and banquet 
hall all hold special events which are for ticket holders or invitees only.  Land use permission for the amphitheater only, is 
part of this Use Permit request. 
 
Mitigation: None. 
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References: Application information; General Plan Amendment No. 2007-03; Rezone No. 2007-03 – The Fruit Yard; 
Stanislaus County General Plan and Support Documentation

1
. 

 
 

XVI.  TRANSPORATION/TRAFFIC -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

 X   

b) Conflict with an applicable congestion management 
program, including, but not limited to level of service 
standards and travel demand measures, or other 
standards established by the county congestion 
management agency for designated roads or highways? 

 X   

c) Result in a change in air traffic patterns, including either 
an increase in traffic levels or a change in location that 
results in substantial safety risks? 

 X   

d) Substantially increase hazards due to a design feature 
(e.g., sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)? 

 X   

e) Result in inadequate emergency access?  X   

f) Conflict with adopted policies, plans, or programs 
regarding public transit, bicycle, or pedestrian facilities, or 
otherwise decrease the performance or safety of such 
facilities? 

 X   

 
Discussion: A Traffic Impact Analysis for the 2007 Planned Development project (P-D 317) was prepared by KD 
Anderson & Associates, Inc., dated December 6, 2007.  A Supplemental Traffic Impact Analysis, prepared by Pinnacle 
Traffic Engineering, dated February 5, 2016, was prepared for this current project and was circulated as part of an early 
consultation to the Stanislaus County Public Works Department and the California Department of Transportation 
(CalTrans).  The analysis evaluated traffic impacts from the amphitheater events with worse-case scenario factors, which 
included the site at full Planned Development build out and traffic impacts to the intersection of Geer Road and Yosemite 
Boulevard (Hwy 132).  CalTrans provided a response requesting that the Traffic Impact Analysis be amended.  The 
applicant then worked with Caltrans to address their comments, and provided clarification that although the existing and 
approved uses for the Planned Development were considered in the Traffic Impact Analysis, that the other uses listed in 
the study were already approved and that amphitheater events were the only traffic generating part included in this project 
request.  Ultimately, Caltrans agreed with the assessment of the project’s traffic impacts provided in the report and 
requested the addition of a left turn lane extension in front of the project site on Highway 132 to the second main driveway 
accessing the amphitheater to increase traffic safety during amphitheater events.  This has been incorporated into the 
project as a mitigation measure.  Additionally, mitigation has been applied to the project to require that the payment of 
traffic impacts fees and that a traffic management plan for amphitheater events is submitted to the Department of Public 
Works for review and approval. 
 
No. 16 Mitigation Measure: Prior to issuance of a building permit, all applicable traffic impact fees shall be paid to the 

Department of Public Works.  
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No. 17 Mitigation Measure: An Event Traffic Management Plan shall be submitted and approved four weeks prior to 
holding the first event at the amphitheater.  Both County Planning and Public Works shall 
review and approve the plan. 

 
a. The Event Traffic Management Plan shall include a westbound left turn lane from 

Highway 132 to the fourth `driveway from the intersection (at Geer and Highway 
132); 

b. This plan shall include all event traffic circulation into and out of the site, including 
a description of how the different on-site parking areas will be filled; 

c. Event Staff and signs shall not be in the State or Stanislaus County Right-of-way 
without an encroachment permit.  This shall be addressed as part of the Event 
Traffic Management Plan.  Each individual event shall have an encroachment 
permit from both the State and Stanislaus County, if applicable; 

d. If the Event Traffic Management Plan requires updating, the updates shall be 
accepted both by County Planning and by Public Works, six weeks prior to the 
next event being held at the amphitheater.  This update can be triggered either 
by the applicant or by Stanislaus County; 

e. Fees may be collected for amphitheater event parking, provided no queuing of 
vehicles occurs.  Parking fees may be collected as part of the fee collected for 
the price of the ticket for the event, or may be collected at a stationary electronic 
machine, installed in the parking area.  Parking fees may not be collected while 
vehicles are waiting to enter the parking lot; 

f. Prior to the implementation or construction of any additional phases of the 
approved Plan Development No. 317, a revised Event Traffic Management Plan 
shall be submitted to and approved by County Planning and Public Works; 

g. A left turn lane shall be installed on Geer Road for the driveway into the project 
labeled as D Drive.  The plans shall be completed prior to the approval of the 
Event Traffic Management Plan.  This driveway is roughly 575 feet south of the 
intersection of Geer Road and Yosemite Blvd; 

i. Improvement plans are to be submitted to County Public Works for 
approval.  These improvement plans shall meet standards set forth 
within the Stanislaus County Standards and Specifications and the 
Caltrans Highway Design Manual; 

ii. An acceptable financial guarantee for the road improvements shall be 
provided to County Public Works prior to the approval of the Event Traffic 
Management Plan; 

iii. An Engineer’s Estimate shall be provided for the road improvements so 
that the amount of the financial guarantee can be determined;  

iv. The left turn lane shall be installed before the first event is held at the 
amphitheater. 

 
References: Traffic Impact Analysis prepared by KD Anderson & Associates, Inc., dated November 23, 2016; 
Supplemental Traffic Impact Analysis, prepared by Pinnacle Traffic Engineering, dated February 5, 2016; Referral 
response from California Department of Transportation (CalTrans) dated September 14, 2016, and an email dated 
November 29, 2016; Stanislaus County General Plan and Support Documentation

1
. 

 
 

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

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

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

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

  X  

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

  X  

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

  X  

f) Be served by a landfill with sufficient permitted capacity 
to accommodate the project’s solid waste disposal needs? 

  X  

g) Comply with federal, state, and local statutes and 
regulations related to solid waste? 

  X  

 
Discussion: Limitations on providing services have not been identified.  Conditions of approval will be added to the 
project to address necessary permits from DER.  On-site services will be provided by an approved septic system and 
water well as determined by DER.  A public water system permit will be required to be obtained through DER. 
 
Mitigation: None. 
 
References: Application information; Stanislaus County General Plan and Support Documentation

1
. 

 
 

XVIII.  MANDATORY FINDINGS OF SIGNIFICANCE -- Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

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

  X  

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

 X   

 
Discussion: Review of this project has not indicated any features which might significantly impact the environmental 
quality of the site and/or the surrounding area.  Any potential impacts from this project have been mitigated to a level of 
less than significant. 
 
 
 
 
 

 
 

 
1
Stanislaus County General Plan and Support Documentation adopted on August 23, 2016.  Housing Element 

adopted on April 5, 2016. 
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DEPARTMENT OF ENVIRONMENTAL RESOURCES  
3800 Cornucopia Way, Suite C, Modesto, 95358-9494                                                                     

Phone:  (209) 525-6700   Fax:  (209) 525-6773  
 

 

 

 

STANISLAUS COUNTY ENVIRONMENTAL REVIEW COMMITTEE 
REFERRAL RESPONSE FORM 

 
 
TO:  Stanislaus County Planning & Community Development 
 
FROM:            Department of Environmental Resources 
 
SUBJECT: ENVIRONMENTAL REFERRAL- USE PERMIT APPLICATION NO. PLN2015-

0130 – THE FRUIT YARD AMPHITHEATER 
 
Based on this agency’s particular field(s) of expertise, it is our position the project described 
above: 
 
___ Will not have a significant effect on the environment. 
_X_ May have a significant effect on the environment. 
___ No Comments. 
 
Listed below are specific impacts which support our determination (e.g., traffic general, carrying 
capacity, soil types, air quality, etc.) - (attach additional sheet if necessary) 
 

1. The onsite water system’s nitrate level is currently showing an upward trend. 
 
Listed below are possible mitigation measures for the above-listed impacts: PLEASE BE SURE 
TO INCLUDE WHEN THE MITIGATION OR CONDITION NEEDS TO BE IMPLEMENTED 
(PRIOR TO 
RECORDING A MAP, PRIOR TO ISSUANCE OF A BUILDING PERMIT, ETC.): 
 

1-  Onsite Wastewater Disposal System (O.W.T.S.) 
 Due to the level of the nitrates in the existing water system being higher than half of the 
maximum MCL, any expansion of the onsite waste water system (OWTS) can contribute to 
groundwater nitrate levels especially with individual OWTS. 
 
Wastewater management plan of this project must be reviewed and approved by the 
Department of Environmental Resources. 
Any flow of 5,000 gallons per day, or greater, must be submitted to the Central Valley Regional 
Water Quality Control Board (CVRWQCB) for review and approval.  Any flow less than 5,000 
gallon per day, must submit to this Department.  A centralized OWTS will be highly 
recommended with proper treatment of the discharged effluent.  The quality of the discharged 
effluent shall meet EPA Secondary Treatment Guidelines. The focus will be on the ability to 
reduce nitrate, salt, and organic chemical levels, minimizing the impact upon the area’s 
groundwater 
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In addition, our agency has the following comments (attach additional sheets if necessary). 
 

2- Public Water System 

• Prior to modification or installation of any water infrastructure for the Amphitheater, the 
property owner shall provide to the Department of Environmental Resources an application for 
amended water supply permit along with a full technical report demonstrating that the water 
system will meet all requirements of a Nontransient Noncommunity Water System: capacity, 
source water, drinking water source assessment, water works standards, and the California 
Environmental Quality Act (CEQA). 
 

3- Retail Food Facility 
• All food service offered at the Fruit Yard Complex including but not limited to the Amphitheater 
events area, Banquet Hall, Restaurant and Convenience stores shall be conducted in 
compliance with the requirements of California Retail Food Code. 
 
• Each retail food facility must operate under a health permit issued by the Department of 
Environmental Resources. 
 
• Prior to issuance of any building permit for the construction of the preparation and serving 
kitchen in the banquet hall, the owner/operator shall provide construction plans to the 
Department of Environmental Resources for review and approval as required in accordance 
with California Health and Safety Code: Retail Food Code. 
 
 
 
Response prepared by:     Date: April 6, 2017 
 

     
Waleed Yosif Sr. REHS 
SENIOR REGISTERED ENVIRONMENTAL HEALTH SPECIALIST Department of 
Environmental Resources 
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Kristin Doud - RE: The Fruit Yard 

Hi Kristin,

The Fire District would request to review the traffic management plan to see how the traffic may impact our 
response in an out of this area and what mitigation measures they will be implementing. Also all proposed 
structures must meet all applicable building and fire codes and be submitted for review.

Please let me know if you have any further questions.

Tim Spears
Fire Marshal
Stanislaus Consolidated 
Fire Protection District
3324 Topeka Street
Riverbank, CA 95367
(209)8697470
www.scfpd.us
“Accepting the Challenge”

From: Kristin Doud [doudk@stancounty.com] 
Sent: Tuesday, April 04, 2017 11:11 AM
To: Tim Spears <tspears@scfpd.us>
Subject: RE: The Fruit Yard

Yes, they scheduled it for 4/20 and my staff report was due last Monday. So I am definitely in a bit of a time 
crunch. 

Kristin C. Doud
Senior Planner
Planning & Community Development
1010 10th Street, Suite 3400
Modesto, CA 95354

From: Tim Spears <tspears@scfpd.us>
To: Kristin Doud <doudk@stancounty.com>
Date: 4/6/2017 11:02 AM
Subject: RE: The Fruit Yard
CC: Michael Wapnowski <mwapnowski@scfpd.us>

Page 1 of 3

4/6/2017file:///C:/Users/doudk/AppData/Local/Temp/XPgrpwise/58E62054STANCO_1sbtpo510016...
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Phone:  209.525.6330
FAX:  209.525.5911
email:  doudk@stancounty.com

-- -- -- Let Us Know How We Are Doing -- -- --

Please take a moment and complete the Customer Satisfaction Survey by clicking on the following link:
http://www.stancounty.com/customercenter/index.shtm

>>> Tim Spears <tspears@scfpd.us> 4/4/2017 11:06 AM >>>

Hi Kristin,

We will likely have comments to add. According to the CEQA letter we had until 4/10. Did you need it sooner?

Tim

From: Kristin Doud [mailto:doudk@stancounty.com] 
Sent: Tuesday, April 04, 2017 11:04 AM
To: Tim Spears
Subject: The Fruit Yard

Tim - Does Fire have any comments for the Fruit Yard project? See the project referral at the following link: 
http://www.stancounty.com/planning/pl/documents/PLN2015-0130_30Day.pdf

The Staff Report is almost completed so if you have any conditions please send them ASAP.  It is within the 
Stanislaus Consolidated Fire District. APN: 009-027-004.

Thank you!

Kristin C. Doud
Senior Planner
Planning & Community Development
1010 10th Street, Suite 3400
Modesto, CA 95354
Phone:  209.525.6330
FAX:  209.525.5911
email:  doudk@stancounty.com

-- -- -- Let Us Know How We Are Doing -- -- --

Please take a moment and complete the Customer Satisfaction Survey by clicking on the following link:
http://www.stancounty.com/customercenter/index.shtm

Page 2 of 3

4/6/2017file:///C:/Users/doudk/AppData/Local/Temp/XPgrpwise/58E62054STANCO_1sbtpo510016...
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