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Referral 
Early Consultation 

 
Date:   February 14, 2018 
 
To:   Distribution List (See Attachment A) 
 
From:   Kristin Doud, Senior Planner, Planning and Community Development 
 
Subject: REZONE & PARCEL MAP APPLICATION NO. PLN2017-0144 – KGS DHOOT 

PARTNERSHIP 
 
Respond By:  March 5, 2018 
 

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

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

 
 
Applicant:  KGS Dhoot Partnership 
 
Project Location: Howard Road, on the northeast corner of McCracken Road and Howard 

Avenue, parallel to Interstate Highway 5, near the Community of Westley.  
 
APN:   016-042-026 
 
Williamson Act 
Contract:  N/A 
 
General Plan:  Highway Commercial Planned Development (HCPD)  
 
Current Zoning: P-D 136 (Planned Development)  
 
Project Description: This is a request to amend the zoning designation from an expired Planned 
Development (P-D 136) to a new Planned Development to allow the development of two 2,000± 
square foot restaurant facilities at the Howard/McCracken Road Interchange, next to Interstate 5.   
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The project also includes a request to split the 7.42 acre parcel into a 5.92 and a 1.50 acre parcel.   
No development is proposed to be located on proposed Parcel “B”.  The project proposes to 
locate a Starbucks at the northwest corner and a Taco Bell at the southwest corner of the 
proposed 1.5 acre parcel (identified on the parcel map as Parcel “A”).  Each restaurant includes a 
drive through lane, and an outdoor seating and bicycle parking area.  The project also proposes a 
total of 48 parking stalls, eight truck parking stalls, and landscaping.  Two driveways are 
proposed, one on Ingram Creek Road and one on Howard Road.   The project proposes operating 
hours of 24 hours per day, seven days per week, including 12 employees on a maximum shift, and 
100 customers per restaurant per day, and one truck delivery per restaurant per day.  The 
proposed Development Schedule is to complete construction of both restaurants within 12 
months of recording the parcel map.  The project site was rezoned in 1984 to Planned 
Development 104 and again in 1986 to Planned Development 136, both of which never developed 
and expired.  A French drain system is proposed to be located on-site to contain storm water 
runoff on-site.  The project site is proposed to be served by well and an on-site septic system.  A 
drainage easement, for Ingram Creek, is located next to the California Aqueduct on a 106 acre 
parcel north of the project site, and Ingram Creek runs through proposed Parcel “B”.      
 
Full document with attachments available for viewing at: 
http://www.stancounty.com/planning/pl/act-projects.shtm  
 

http://www.stancounty.com/planning/pl/act-projects.shtm
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REZONE & PARCEL MAP APPLICATION NO. PLN2017-0144 – KGS DHOOT PARTNERSHIP 
Attachment A 
 
Distribution List 

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

X CA DEPT OF FISH & WILDLIFE  STAN CO ANIMAL SERVICES 

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

X CA DEPT OF TRANSPORTATION DIST 10 X STAN CO CEO 

X CA DEPT OF WATER RESOURCES  STAN CO CSA 

X CA OPR STATE CLEARINGHOUSE X STAN CO DER 

X CA RWQCB CENTRAL VALLEY REGION X STAN CO ERC 

 CA STATE LANDS COMMISSION X STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

 CITY OF:  STAN CO PARKS & RECREATION 

X 
SPECIAL DISTRICT: HOWARD 
MCCRACKEN LANDSCAPE AND LIGHTING 
DISTRICT 

X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION  STAN CO RISK MANAGEMENT 

X DISPOSAL DISTRICT: BERTOLOTTI X STAN CO SHERIFF 

X FIRE PROTECTION DIST: WEST 
STANISLAUS FIRE X STAN CO SUPERVISOR DIST #5: 

DEMARTINI 
X HOSPITAL DIST: DEL PUERTO X STAN COUNTY COUNSEL 

 IRRIGATION DIST:  X StanCOG 

X MOSQUITO DIST:  TURLOCK X STANISLAUS FIRE PREVENTION BUREAU 

X MOUNTIAN VALLEY EMERGENCY 
MEDICAL SERVICES X STANISLAUS LAFCO 

 MUNICIPAL ADVISORY COUNCIL:   SURROUNDING LAND OWNERS 
(on file w/the Clerk to the Board of Supervisors) 

X PACIFIC GAS & ELECTRIC X TELEPHONE COMPANY: AT&T 

 POSTMASTER:  TRIBAL CONTACTS 
(CA Government Code §65352.3) 

 RAILROAD: X US ARMY CORPS OF ENGINEERS 

X SAN JOAQUIN VALLEY APCD X US FISH & WILDLIFE 

X SCHOOL DIST 1: PATTERSON JOINT 
UNIFIED  US MILITARY (SB 1462) (7 agencies) 

 SCHOOL DIST 2: X USDA NRCS 

 STAN ALLIANCE X WATER DIST:  Del Puerto 

X STAN CO AG COMMISSIONER   

 TUOLUMNE RIVER TRUST   
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STANISLAUS COUNTY 
CEQA REFERRAL RESPONSE FORM 

 
TO:  Stanislaus County Planning & Community Development 
  1010 10th Street, Suite 3400 
  Modesto, CA   95354 
 
FROM:             
 
SUBJECT: REZONE & PARCEL MAP APPLICATION NO. PLN2017-0144 – KGS DHOOT 

PARTNERSHIP 
 
Based on this agencies particular field(s) of expertise, it is our position the above described 
project: 
 
   Will not have a significant effect on the environment. 
   May have a significant effect on the environment. 
   No Comments. 
 
Listed below are specific impacts which support our determination (e.g., traffic general, carrying 
capacity, soil types, air quality, etc.) – (attach additional sheet if necessary) 
 1. 
 2. 
 3. 
 4. 
Listed below are possible mitigation measures for the above-listed impacts: PLEASE BE SURE 
TO INCLUDE WHEN THE MITIGATION OR CONDITION NEEDS TO BE IMPLEMENTED 
(PRIOR TO RECORDING A MAP, PRIOR TO ISSUANCE OF A BUILDING PERMIT, ETC.): 
 1. 
 2. 
 3. 
 4. 
In addition, our agency has the following comments (attach additional sheets if necessary). 
 
 
 
 
 
 
Response prepared by: 
 
 
 
 
 Name     Title     Date 
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JAN 2012 GLMV ARCHITECTURE
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EXISTING PARCEL INFORMATION
OWNER: KGS DHOOT
ASSESSOR PARCEL NUMBER (APN): 016-042-026 (XX AC)
PROPERTY ADDRESS: MC CRACKEN ROAD, WESTLEY, CA 95387
FLOOD MAP NO.: 06099C0500E
FLOOD PANEL NO.: 0500E
EFFECTIVE DATE: 9/26/2008
COMMUNITY NAME: STANISLAUS COUNTY
CURRENT GENERAL PLAN DESIGNATION:HCPD

(HIGHWAY COMMERCIAL PLANNED DEVELOPMENT)
CURRENT ZONING: P-D (PLANNED DEVELOPMENT DISTRICT)
EXISTING USE OF PROPERTY: VACANT
SUPERVISOR DISTRICT: 5 - JIM DeMARTINI
EXISTING STRUCTURES: NONE
SURROUNDING USES: HIGHWAY COMMERCIAL, AGRICULTURAL

PROPOSED DEVELOPMENT INFORMATION
PARCEL SIZE: 65,370 SF (1.5 AC)
PROPERTY ADDRESS: TBD
GENERAL PLAN DESIGNATION: NO CHANGE
ZONING: NO CHANGE
PROPOSED USE: FAST FOOD / COFFE SHOP
STRUCTURES: STARBUCKS- 2,225 SF

TACO BELL- 2,100 SF
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Westley, CA

Taco Bell

Starbucks

4455 E. Camelback Road, Suite C241

Phoenix, CA 85081

(602) 295-6247

First Street

Development

151 N. Norlin St., Sonora, CA 95370

(209)532-2856     (209)532-9510 fax

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

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

Project

Location

The landscape design concept for the Taco Bell and Starbucks in Westley

is to provide an enjoyable and aesthetic space for employees and

customers that fits within the landscape framework of the existing

surrounding area, as well as the requirements of Stanislaus County. The

project is a new Taco Bell restaurant on one parcel and a new Starbucks

on a separate parcel. Plant material has been selected that performs well

in the special conditions of the West Valley  (Sunset Zones #8, #14).

No high water-use turf areas are included. Low and medium water use

hardy trees, shrubs, and groundcover are proposed for the landscape

throughout the site. The landscape (and associated irrigation) will be

designed to be compliant with the County's Water Efficient Landscape

Ordinance (WELO).

Special considerations have been provided in selection of plant material

that respect the needs of the facility as well as the customers. Clear and

secure view corridors have been provided to ensure safety of the

customers entering and moving around the site.

Landscape Concept

The entire site will be irrigated using a fully automatic system.  The irrigation

system will be all spot drip and/or low-flow bubblers.  The system will include

in-line valves, quick couplers, and gate valves, as well as backflow prevention to

meet all local and CBC codes.  Automatic controller will be a 'Smart' controller as

manufactured by Rainbird, Hunter, Toro, or equal. The irrigation design will be

compliant with the Stanislaus County Water Efficient Landscape Ordinance.

Irrigation

All trees denoted with the root barrier symbol are to have a linear DeepRoot Model

#UB 18-2 root barriers installed during tree installation along the inside edge of the

adjacent curb or sidewalk.  The following minimum number of panels are to be

installed with each tree on each side of the tree that has sidewalk or curb as

denoted on the plans:

15 gallon trees 5 panels

24" box trees 6 panels

Tree sizes not listed above are to be installed with the quantity of panels as

specified by the manufacturer.

Tree Root Barriers

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

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

used in the final design.  This plan does however indicate the quantity of trees and the overall level of landscape development that will be carried

through with the final design.

Final landscape design shall meet City of Wheatland codes and requirements as well as Project Specific Conditions of Approval.  Final design is

subject to approval through the building permit review process.

Landscape Areas

Turf:

Shrub:

Cobble:

Total Landscape:

Site of Parcel:

Percent of parcel in

landscape/open space:

0 sf 0%

15,254 sf. 93%

1,105 sf. 7%

16,359 sf. 100%

65,370 sf. (1.5 acres)

25%

WATER USE

Medium

Low

Low

Low

Low

Low

Medium

Mulch to be evenly distributed throughout all shrub and groundcover areas (not turf and Fescue) unless otherwise noted on plans.  Mulch to be nitrogen

stabilized, max. 3/4", recycled material installed at min. 3" depth.  Contractor to provide sample for approval prior to installation.  "Gorilla-Hair" is not

acceptable unless specifically noted for slope areas.

Install dry cobble bed with boulders.  Cobble area to be depressed into grade.Cobble

TREES BOTANICAL NAME COMMON NAME CONT QTY

ACE GLO Acer rubrum `October Glory` October Glory Maple 15 gal 7

BRA POP Brachychiton populneus Bottle Tree 15 gal 7

LAG TUS Lagerstroemia indica `Tuscarora` Crape Myrtle 15 gal 4

PIN CAN Pinus canariensis Canary Island Pine 15 gal 5

PIS KEI Pistacia chinensis `Keith Davey` Keith Davey Chinese Pistache 15 gal 5

SCH MOL Schinus molle California Pepper 24" box 2

ULM PAR Ulmus parvifolia Chinese Elm 15 gal 5

SHRUBS BOTANICAL NAME COMMON NAME SIZE QTY

ARC HOW Arctostaphylos densiflora `Howard McMinn` Howard McMinn Manzanita 5 gal 49

CAE GIL Caesalpinia gilliesii Yellow Bird of Paradise 5 gal 1

CAL KAR Calamagrostis x acutiflora `Karl Foerster` Feather Reed Grass 5 gal 24

HEM MOR Hemerocallis x `Monie` Starburst Evergreen Daylily 1 gal 90

JUN ROB Juniperus chinensis `Robusta Green` Robust Green Juniper 5 gal 9

LAN GOL Lantana x hybridus `Gold Rush` Gold Rush Bush Lantana 1 gal 67

LIG TEX Ligustrum japonicum `Texanum` Wax Leaf Privet 5 gal 48

MUH DUB Muhlenbergia dubia Pine Muhly 5 gal 94

OLE LIT Olea europaea `Little Ollie` Little Ollie Olive 5 gal 41

RHA JOH Rhamnus alaternus `John Edwards` Italian Buckthorn 5 gal 11

ROS MIS Rosmarinus officinalis `Miss Jessop`s Upright` Rosemary 5 gal 11

VINE/ESPALIER BOTANICAL NAME COMMON NAME SIZE QTY

PAR TRI Parthenocissus tricuspidata Japanese Creeper 1 gal 6

GROUND COVERS BOTANICAL NAME COMMON NAME CONT SPACING QTY

COT LOW Cotoneaster dammeri `Lowfast` Lowfast Bearberry Cotoneaster 1 gal 60" o.c. 1,363 sf

HEM CR6 Hemerocallis x `Cranberry Baby` Daylily 1 gal 28" o.c. 208 sf

JUN SHO Juniperus conferta Shore Juniper 1 gal 54" o.c. 2,604 sf

LOM BRE Lomandra longifolia `Breeze` Dwarf Mat Rush 1 gal 40" o.c. 1,434 sf

TRA ASI Trachelospermum asiaticum Asian Jasmine 1 gal 36" o.c. 359 sf

PLANT SCHEDULE

WATER USE
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WATER USE

Medium

WATER USE

Low

Low

Low

Low

Medium

Acer rubrum 'October Glory'

Brachychiton populneus

Pinus canariensis

Pistacia chinensis 'Keith Davey'

Schinus molle
Ulmus parvifolia

Narrow upright evergreen trees

along the site perimeter

Layers of shrubs, grasses, and

groundcovers with a variety of

color, form, and texture

3' tall shrubs to buffer the

drive-thru from the street

Evergreen hedge

Flowering plant at the pedestrian

entry

Spreading shade trees throughout

the parking lot

Tall evergreen shrubs to

screen the truck parking

Cobble and boulders at the menu

boards with layering of accent

plants

Low evergreen groundcover with

narrow upright shrubs

Large spreading specimen tree

Evergreen hedge around the patio

Bicycle locker

Outdoor dining patio

Vine on the trash enclosure with

cobble groundcover

Cobble in small diamond tree

planters

Cobble and boulders at the main

entry with layering of accent plants

Large spreading specimen

tree

Narrow upright evergreen

shrubs to screen the building

Evergreen hedge to screen

the drive-thru

Evergreen screen to screen

the truck parking

Layers of shrubs, grasses, and

groundcovers with a variety of

color, form, and texture

Cobble and boulders at the menu

boards with layering of accent

plants

Evergreen hedge

around the patio

Bicycle locker and rack

Outdoor dining patio

Monument sign with low growing

flowering accent plants

Cobble and boulders

Spreading deciduous street trees

at 40' on center
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HOOD FIRE SUPPRESSION SYSTEM (ANSUL R-102 OR EQUAL).

SEE SHEET A1.1 FOR SECURITY DOOR PACKAGE.

MAINTAIN 36" MIN CLEAR ACCESSIBLE AISLE EGRESS PATHS TO EXIT DOORS, 32"
AT DOORMATS AND CASED OPENINGS. (42" AISLE REQUIRED WHEN AISLE
SERVES MORE THAN 50 SEATS)

30" x 48" CLEAR FLOOR SPACE FOR HANDICAP ACCESS.

ALERT LIGHT BOX FOR 3-COMP POWER SOAK.

PULL STATION @ 3'-8" A.F.F.

GAS LINE DOWN TO EQUIPMENT.

COORDINATE LOCATION OF HORIZ PVC SYRUP CHASE THRU WALL TO COUNTER.

6" HIGH WATER HEATER PLATFORM.

SWITCHGEAR / ELECTRIC PANELS.

ROOF LADDER, SEE DETAIL 4 & 7/A6.0.

8' LADDER.

SAFE.

SPLASH GUARD SEE 9/A6.3.

AUTOMATIC HAND SOAP AND SANITIZER DISPENSERS PROVIDED BY ECOLAB.

1

2

3

4

5

6

7

8

DECOR
1.
2.

3. HC

REFER TO SC SHEETS FOR SCOPE OF WORK RESPONSIBILITIES.
(H) - SYMBOL DENOTES A HIGH TABLE OR DINING COUNTER WITH STOOLS.

      - SYMBOL DENOTES A HANDICAP ACCESSIBLE TABLE.
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BUILDING TYPE:

PLAN VERSION:

BRAND DESIGNER:

SITE NUMBER:

STORE NUMBER:

TACO BELL

123 MAIN STREET
ANYTOWN, USA 98765
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QTY. ITEMSYM. SYM. QTY.

D-647

D-648

WASTE ENCLOSURE - SINGLE

WASTE ENCLOSURE - DOUBLE

3

1

1

D-646

D-623

D-655

D-582

6 BARREL BARSTOOL - 29"

WB HUB TABLE - 72"1

1 CONDIMENT COUNTER - RECTANGLE

D-700 22" X 22" X 28.5"H FREE STANDING TABLE BASE4

D-620 31

D-640 SERVICE COUNTER & POS STATION1

PINE PLANK SETTEE BOOTHS - 60"

RETRO CHAIR - 18"

D-658 WB HUB TABLE ADA - 48"1

D-703 22" X 5.5" X 28.5"H FREE STANDING TABLE BASE12

D-720 24" X 19" TABLE TOP - PLYWOOD4

D-723 24" X 42" TABLE TOP - PLYWOOD4

D-721 24" X 42" ADA TABLE TOP - PLYWOOD2

D-582
G304

F-262

TBD *D-750 WINDOW SILL

TBD *D-755 CHAIRRAIL

* CONSULTANT TO PROVIDE LINEAR FOOTAGE FOR SILLS, CHAIR RAILS
AND SHROUDS.

TBD *D-753 WAINSCOTING 

D REVISION 'D' MAR17

E REVISION 'E' JUN17

F

NTD:
OPTIONAL: WINDOW SHADE BY ROLL-A-SHADE
MATERIAL -  E SCREEN KOOL BLACK CHARCOAL/

CHARCOAL - 5% OPEN
FASCIA  -  APPROVED IF FRANCHISEE 

       REQUESTS - CLEAR ANODIZED
CONTACT -  ANDREW STRICKLIN

951-245-5077
ANDREW.STRICKLIN@ROLLASHADE.COM
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±2,000 SF

NOTE: This information is conceptual in nature and is subject to
adjustments pending further verification and Client, Tenant, and
Governmental Agency approvals.  No warranties or guaranties of
any kind are given or implied by the Architect.
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