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Sutter County Development Service Department 1 Project #U22-0005 (Thiara) 
Initial Study 

Sutter County  
Initial Study 

A. PROJECT INFORMATION 

1.  Project Title:    Project #U22-0005 (Thiara) 
 
2.  Lead Agency Name and Address:  Sutter County Development Services Dept.  
  Planning Division 
  1130 Civic Center Boulevard 
  Yuba City, CA 95993 
 
3.  Contact Person and Phone Number: Raveena Sroya, Assistant Planner 
  530-822-7400 
 
4.  Project Sponsor Name and Address: Project Applicant 
  Sarbjit Thiara c/o Milestone Associates 
  1000 Lincoln Road, Suite H202 
  Yuba City, CA 95991 
 
  Project Owner 
  Capital Farm and Management Company 

 5325 Elkhorn Blvd. #7015,  
Sacramento, CA 95842 

 
  Project Engineer 
  Julio Tinajero  
  Milestone Associates 
  1000 Lincoln Road, Suite H202 
  Yuba City, CA 95991 
 
5.  Project Location & APN: 1777 Tudor Road south of Yuba City, at the 

northeast corner of the intersection of Tudor 
Road (State Highway 113) and Burch Road; 
APNs 25-040-017 and -018. 

 
6.  General Plan Designation: AG-80 (Agriculture, 80-acre minimum)   
 
7.  Zoning Classification:  AG (Agriculture) District 
 
8.  Project Description:  

The project site (Figures 1-1 to 1-5) consists of two parcels totaling approximately 1.33 
acres. The site plan indicates the project site is currently developed with two buildings, 
one large building in the northwest corner and a smaller building adjacent to and south of 
the larger building. However, a site visit found that only the foundation of the smaller 
building remains. The large building still stands but is vacant. A paved yard is adjacent to 
and east of the building area.  
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The project applicant seeks to obtain a Use Permit from Sutter County (County) for 
development of a truck yard to be used for parking only, as shown on Figure 1-6. The 
project does not propose any other truck-related services beyond parking, such as truck 
repair, fueling, or supplies.  

The truck yard would provide 20 parking spaces, each approximately 70 feet long by 12.5 
feet wide. The spaces would be located along the western and eastern boundaries of the 
project site. Wheelstops would be provided at each truck parking space to prevent trucks 
from damaging fences or landscaping. The truck yard would be paved with asphalt 
concrete pavement, consistent with County requirements. A slatted, chain-link fence 
approximately six feet in height would replace existing fencing along the eastern, southern, 
and western boundaries of the project site. The northern boundary currently has chain link 
fencing, which is not proposed for replacement. The existing building on the project site 
would remain. Although a restroom within the building would be available for drivers, the 
building would not otherwise be used in conjunction with the proposed truck yard. 

The proposed truck yard would be self-serve; it would not have an attendant. Project area 
operations would involve trucks accessing the site intermittently, 24 hours per day, 7 days 
per week. The project applicant has indicated that all trucks that would use the proposed 
facility would be “long haul” trucks, rather than local trucks making local trips. It is expected 
that truck drivers would travel by automobile to and from the project site before beginning 
or ending trips. Some of the truck drivers would park their personal automobile at the site, 
while others would be dropped off. The project applicant proposes to restrict transport 
refrigerated units (TRUs) to the western side of the truck yard, to reduce noise impacts on 
residences to the east.  

A proposed landscaping plan is shown in Appendix A. Large trees would be planted along 
the eastern and western boundaries adjacent to the parking spaces; smaller trees would 
be planted along the State Highway 113 frontage. Trees along the parking spaces would 
be planted within a five-foot strip; trees along the State Highway 113 frontages would be 
planted within a larger landscape area. Low-water plants would be used. Trees would be 
irrigated with a root watering system and a supplemental surface bubbler. Shrubs and 
groundcover would be irrigated with low-volume, point source drip/bubblers to provide 
water to the plant root zone. Site irrigation would be controlled by a “smart” controller with 
weather sensing capabilities. An existing onsite well would provide irrigation water. 

A proposed photometric plan is also shown in Appendix A. The project proposes five pole 
lights with LED fixtures and a maximum height of 25 feet to be installed in the parking 
areas. Three additional LED lighting fixtures would be mounted, at a maximum height of 
20 feet, on the exterior walls of the existing building that would remain standing. 
Luminaires would be shielded and directed to prevent light spillage onto adjacent 
properties and road right-of-way. 

Access to the project site would be provided from State Highway 113 by a driveway 
approximately 45 feet in width, which would replace an existing driveway about 35 feet in 
width providing access from Burch Road. The new driveway, which would be ungated, 
would be constructed in accordance with the standards of the California Department of 
Transportation (Caltrans). The project does not propose that trucks use Burch Road, and 
no access to the project site from Burch Road is provided.  
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The project applicant has indicated that Surface Transportation Assistance Act (STAA) 
trucks would be parked at the project site. STAA trucks are typically truck-tractors with 
sleeper units and a trailer that when combined exceed the 65-foot "California Legal" 
threshold. Large general truck yards may only be established in the AG District with 
approval of a use permit and when located immediately adjacent to a State Highway or 
designated STAA T or S-route. An existing STAA route has been established along State 
Highway 113. 

Water, wastewater, and electrical services would be provided by existing facilities on or 
adjacent to the project site.  Two portable, trailer-mounted portable restrooms will be 
available on the project site. A minimum of one hand-washing station per restroom will 
also be provided. Restroom facilities will be maintained daily by the applicant’s property 
manager. Four 55-gallon trash receptacles would be placed on the project site, including 
adjacent to the truck parking areas, as required by County Zoning Code (1500-05-030 
(B)(2)(m)). 

9.  Surrounding Land Uses and Setting:  

East of the project site is one existing single-family residence with an outbuilding. 
Orchards are to the north and west. South of the project site is vacant land formerly planted 
in orchard. A single-family residence is to the southwest, across State Highway 113. 

10. Other Public Agencies Whose Approval is Required: None    

11. Have California Native American tribes affiliated with the project area 
requested consultation pursuant to Public Resources Code Section 21080.3.1? If 
so, has consultation begun?  

No requests for consultation have been received by the County. 

 

B. 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” prior to mitigation, as 
indicated by the checklist on the following pages. 

 

 Aesthetics  Agriculture/Forestry 
Resources 

 Air Quality 

 Biological Resources  Cultural Resources  Energy 

 Geology/Soils  Greenhouse Gas 
Emissions 

 Hazards/Hazardous 
Materials 

 Hydrology/Water 
Quality 

 Land Use  Mineral Resources 

 Noise  Population/Housing  Public Services 
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Mitigation Monitoring Program 
Mitigation Measure Timing Monitoring 

Agency 
Mitigation Measure No. 1 (Air Quality): 
IMPLEMENT FEATHER RIVER AIR QUALITY 
MANAGEMENT DISTRICT (FRAQMD) STANDARD 
MITIGATION MEASURES. The project applicant shall 
implement the following FRAQMD-recommended 
Standard Mitigation Measures for projects that do not 
exceed construction or operational thresholds of 
significance. 
● Implement the Fugitive Dust Control Plan prior to 

any on-site grading, landscaping, or construction 
activities. The applicant shall submit the fugitive 
dust control plan to the FRAQMD for review and 
approval. A copy of the approved plan shall be 
submitted to the Development Services 
Department. 

● Construction equipment exhaust emissions shall 
not exceed FRAQMD Regulation III, Rule 3.0, 
Visible Emissions limitations (40 percent opacity 
or Ringlemann 2.0). 

● The contractor shall be responsible to ensure that 
all construction equipment is properly tuned and 
maintained prior to and for the duration of onsite 
operation. 

● Limit idling time to 5 minutes – saves fuel and 
reduces emissions in accordance with 13 
California Code of Regulations (CCR) Chapter 10 
Section 2485 and 13 CCR Chapter 9 Article 4.8 
Section 2449. 

● Utilize existing power sources or clean fuel 
generators rather than temporary power 
generators. 

● Develop traffic plans to minimize traffic flow 
interference from construction activities. The plan 
may include advance public notice of routing, use 
of public transportation, and satellite parking 
areas with a shuttle service. Schedule operations 
affecting traffic for off-peak hours. Minimize 
obstruction of through-traffic lanes. Provide a flag 
person to guide traffic properly and ensure safety 
at construction sites. 

Prior to 
construction 
activities/Ongoing 

FRAQMD/ 
Development 
Services 
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Mitigation Measure Timing Monitoring 
Agency 

● Portable engines and portable engine-driven 
equipment units used at the project work site, with 
the exception of on-road and off-road motor 
vehicles, may require California Air Resources 
Board (CARB) Portable Equipment Registration 
with the State or a local district permit. The 
owner/operator shall be responsible for arranging 
appropriate consultation with CARB or FRAQMD 
to determine registration and permitting 
requirements prior to equipment operation at the 
site. 

Mitigation Measure No. 2 (Cultural Resources): If 
archaeological resources are discovered on the 
project site, potential ground disturbing activities 
within 100 feet of the find shall be halted immediately 
and the Development Services Department shall be 
notified. A qualified archaeologist shall examine the 
find and evaluate its significance. The archaeologist 
shall recommend measures needed to reduce effects 
on the cultural resource in a written report to the 
County. The County shall be responsible for 
implementing the report recommendations. 

During 
construction 
activities 

Construction 
personnel 

Mitigation Measure No. 3 (Cultural Resources): 
California Health and Safety Code §7050.5 states that 
when human remains are discovered, no further site 
disturbance can occur until the County Coroner has 
made the necessary findings as to the origin of the 
remains and their disposition pursuant to Public 
Resources Code §5097.98. If the remains are 
recognized to be those of a Native American, the 
coroner shall contact the Native American Heritage 
Commission (NAHC) within 24 hours. The NAHC shall 
initiate the process of contacting the most likely 
descendant and the disposition of the remains 
pursuant to Public Resources Code §5097.98. 

During 
construction 
activities 

Construction 
personnel 

Mitigation Measure No. 4 (Geology and Soils): 
STORM WATER QUALITY PROTECTION – DURING 
CONSTRUCTION. 
SWPPP - Prior to the start of construction, the 
applicant shall prepare and submit a Storm Water 
Pollution Prevention Plan (SWPPP) to be executed 
through all phases of grading and project construction. 
The SWPPP shall incorporate Best Management 

Prior to the start 
of construction 
and during 
construction 

RWQCB/ 
Development 
Services 
Engineering 
Division 
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Mitigation Measure Timing Monitoring 
Agency 

Practices (BMPs) to ensure that potential water quality 
impacts during construction phases are minimized. 
These measures shall be consistent with the County’s 
Improvement Standards and Land Grading and 
Erosion Control Ordinance and the requirements of 
the National Pollution Discharge Elimination System 
(NPDES) General Permit for Storm Water Discharges 
Associated with Construction and Land Disturbance 
Activities. The SWPPP shall be submitted to the 
County for review and to the Central Valley Regional 
Water Quality Control Board (RWQCB) as required by 
the NPDES General Permit in effect during 
construction. During construction, the applicant shall 
implement actions and procedures established to 
reduce the pollutant loadings in storm drain systems. 
The project applicant shall implement BMPs in 
accordance with the SWPPP and the County’s 
Improvement Standards. The project applicant(s) shall 
submit a state storm water permit Waste Discharger 
Identification number for each construction project.  
NPDES GENERAL CONSTRUCTION PERMIT – 
Since the project size is more than one acre, prior to 
construction the applicant shall file a Notice of Intent 
with the Central Valley RWQCB to obtain coverage 
under the California State Water Resources - General 
Construction Activity Storm Water Permit. Permits are 
issued by the State Water Resources Control Board, 
which can provide all information necessary to 
complete and file the necessary documents. Applicant 
shall comply with the terms of the General 
Construction Permit, the County’s ordinances, and the 
NPDES Waste Discharge Requirements for the Sutter 
County Phase II NPDES Permit. 

Mitigation Measure No. 5 (Hydrology and Water 
Quality): DRAINAGE STUDY. Prior to issuance of a 
grading permit or encroachment permit, the applicant 
shall obtain approval from the Director of a drainage 
study that reflects final design conditions for the 
proposed project per County Standards. The Drainage 
Study shall be completed and stamped by a 
Professional Engineer and determined by the County 
to be comprehensive, accurate, and adequate (SCIS 
Section 9). 

Prior to issuance 
of a grading 
permit 

Development 
Services 
Engineering 
Division 
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Mitigation Measure Timing Monitoring 
Agency 

Mitigation Measure No. 6 (Hydrology and Water 
Quality): PRIVATE DRAINAGE IMPROVEMENTS. 
Prior to commercial use of the site, the applicant shall 
construct private onsite drainage ditches/basins that 
provide storm water retention/detention per a County-
approved drainage study for this project. Owner shall 
limit maximum discharge rates, where applicable, to 
pre-project "existing" conditions for peak 10- and 100-
year storms per an approved on-site drainage study 
for the project. The drainage ditches/basins shall not 
be connected to the roadside swales. The applicant 
must obtain a grading permit from the County prior to 
any grading for storm water retention/detention 
ditches or basins. The applicant shall provide an as-
built drawing of the drainage improvements that is 
stamped and signed by a licensed Engineer verifying 
that what was constructed complies with the approved 
plan for the site. 

Prior to 
commercial use 
of the site 

Development 
Services 
Engineering 
Division 

Mitigation Measure No. 7 (Hydrology and Water 
Quality): PRIVATE DRAINAGE FACILITIES 
MAINTENANCE AGREEMENT. The property owner 
shall enter into an agreement with Sutter County 
committing the property owners and all successors-in-
interest to maintain the private drainage facilities 
(including on-site peak flow attenuation basins) in 
perpetuity in a manner to preserve storage capacity, 
drainage patterns, ultimate discharge points and 
quantities, and water quality treatment controls for 
stormwater discharges as identified in the drainage 
study and approved by Sutter County. 

Prior to 
commercial use 
of the site 

Development 
Services 
Engineering 
Division 

Mitigation Measure No. 8 (Hydrology and Water 
Quality): GRADING AND CONSTRUCTION. All 
impacts to the site must be mitigated in the project 
area or lands acquired for mitigation by the project. 
Any Grading or Site Improvements shall be done per 
an approved plan and in accordance with Sutter 
County Development Standards. Plans shall be 
reviewed and approved for construction by the 
Director of Development Services prior to the start of 
construction. 

Prior to start of 
construction and 
during 
construction 

Development 
Services 
Engineering 
Division 

Mitigation Measure No. 9 (Noise): During 
construction, the applicant shall ensure that all project 
related noise-generating construction activities are 
limited to daytime hours between 7:00 a.m. and 6:00 
p.m. on weekdays, 8:00 a.m. and 5:00 p.m. on 

Upon start of 
construction 
activities 

Development 
Services 
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Mitigation Measure Timing Monitoring 
Agency 

Saturdays, and are prohibited on Sundays and 
holidays unless permission for the latter has been 
applied for and granted by the County. 
Mitigation Measure No. 10 (Transportation): Prior 
to commercial use of the site and prior to use of this 
facility by Surface Transportation Assistance Act 
(STAA) trucks, the California Vehicle Code requires 
that the access route and facility meet Terminal 
Access (TA) classification requirements. The 
applicant can initiate the TA application process by 
submittal of a written request for TA evaluation to both 
the Sutter County Development Services Department 
and the Caltrans District Truck Coordinator. All 
expenses for TA evaluation, engineering, and 
improvements required to make the access route and 
facility meet TA classification requirements shall be 
borne by the applicant. 

Prior to 
commercial use 
and prior to use 
of the site by 
STAA trucks 

Development 
Services/Caltrans 

Mitigation Measure No. 11 (Transportation): The 
applicant shall construct improvements to the 
entrance to the site that connects to State Route 113 
with the use of STAA Truck Turning Templates. 
Improvements shall be constructed to allow for: 

● The turning of STAA Trucks into and out of the site 
without crossing into oncoming traffic. 

● The entrance shall allow for two trucks to pass on 
site without causing a backup onto State Route 
113. 

● The entrance shall be paved to meet Caltrans 
Specifications and Sutter County Improvement 
Standards for an Industrial/Commercial Standard. 

● The applicant must obtain an encroachment 
permit from Caltrans prior to any work in the State 
Route 113 right-of-way. 

Prior to the use of 
the site by STAA 
trucks. 

Development 
Services/Caltrans 

Mitigation Measure No. 12 (Transportation): Site 
access shall be improved to meet the requirements of 
Highway Design Manual Figure 205.1 in terms of 
return radius offset and transition, with necessary 
adaptations to address the actual turning path shown 
in the 2022 traffic analysis for the project by KD 
Anderson & Associates, Inc. Access changes shall be 
incorporated within the final design plans for the 

Site access 
improvements 
prior to use of the 
site by STAA 
trucks. Tree 
removal prior to 
start of project 
operations. 

Development 
Services/Caltrans 
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Mitigation Measure Timing Monitoring 
Agency 

project. To improve sight distances for vehicles exiting 
the project site, a tree at the southeastern corner of 
the project site shall be removed prior to start of 
project operations. 

 

 



APPENDIX	A	
PROJECT	DRAWINGS	









APPENDIX	B	
AIR	QUALITY	AND	GREENHOUSE	GAS	ANALYSIS	
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Appendix J – Road Connections and Driveways 
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Design Guidelines for Typical Rural Driveways in State Right 
of Way 

REFERENCES: 

Please always refer to the latest Highway Design Manual (HDM) for most up to date guidelines. The HDM 
indexes referenced in the guidelines below can be accessed online from the following link: 

https://dot.ca.gov/programs/design/manual-highway-design-manual-hdm 

Initial Driveway Design Considerations: 

1. Location of the driveway shall be designed to maximize corner sight distance. For corner sight
distance, see HDM Index 405.1 (2)(c). Driveway proposals that do not meet sight distance  requirements
will not be permitted. The minimum corner sight distance shall be equal to the stopping sight distance as
given in HDM Table 201.1. HDM Table 101.2 shows appropriate ranges of design speeds that shall be
used for the various types of facilities, place types, and conditions listed (see HDM Table 101.2 Vehicular
Design Speed; Table 201.1 Sight Distance Standards; Index 205.4 Driveways on Frontage roads and in
Rural Areas; Index 405.1 (2) Corner Sight Distance).

2. Driveways connecting to State highways shall be paved a minimum of 20 feet from the edge of
shoulder or to the edge of State right of way, whichever is less to minimize or eliminate gravel from being
scattered on the highway and to provide a paved surface for vehicles and bicycles to accelerate and merge.
Where larger design vehicles are using the driveway (e.g., dump trucks, flatbed trucks, moving vans,
etc.), extend paving so the drive wheels will be on a paved surface when accelerating onto the roadway
(see HDM Index 205.4 Driveways on Frontage roads and in Rural Areas).

Driveway Design Details: Once considerations 1 and 2 above are met, driveway shall be designed per the 
following requirements: 

3. Where County or City Regulations differ from the State’s, it may be desirable to follow their regulations
(See HDM Index 205.4 Driveways on Frontage roads and in Rural Areas).

OR 

4. Design details are shown on HDM Figure 205.1. This detail, without the recess, may be used on
conventional highways (see HDM Figure 205.1 Access Openings on Expressways, Note 2).

5. Approach and departure tapers should be 50 feet longitudinal and 8 feet from edge of traveled way at the
end of the taper. Approach and departure tapers are not required where the existing paved shoulder is at
least 8 feet wide (see HDM Figure 205.1 Access Openings on Expressways).

Structural Section Design Details: Driveways structural section has to meet the following requirements: 

6. Approach and departure tapers should have structural sections matching the existing State highway
shoulders. An alternate shoulder design is allowed. See HDM Figure 613.5B for details. For asphalt
driveway the structural section should be equal to or greater than edge of shoulder or approach and

© 2018 California Department of Transportation. All Rights Reserved.



departure tapers. Minimum thickness of surface course is 0.35 foot. Aggregate base depth should match 
State highway shoulders. Details (cross section, etc.) for concrete driveways are shown on Standard Plan 
A87A. Minimum thickness at driveway shall be 4 inches for residential and 6 inches for commercial. (See 
HDM 613.5 (2) Shoulders; Standard Plan A87A Curb and Driveways; Standard Plans are available at: 

https://dot.ca.gov/programs/design/ccs-standard-plans-and-standard-specifications 

7. Place shoulder backing from the edge of pavement (EP) to the hinge point (HP). Shoulder backing should
be placed on a width of at least 2 feet from EP. For placement of shoulder backing thickness greater than
0.5 foot for slope repair; shoulder backing behind dikes; and where longitudinal drainage are present; see
HDM for details (see HDM Index 672 Shoulder Backing and HDM Figures 672.3 A through E).

The Figure below is provided to assist driveway design for rural areas and to clarify terminologies used in the 
above guidance. This figure is provided for general illustration purposes and is not be used for design details. It 
should not to be used as a drawing in the encroachment permit application for the driveway. 

Purpose: The above excerpts from the Department’s HDM are shown for reference. The design standards used 
for any project should equal or exceed the minimum given in the manual to the maximum extent feasible. 
They do not replace engineering knowledge, experience, and judgment in the design of driveways. 

Special situations may call for variation from policies and procedures, subject to the appropriate approval. This is 
not intended to, nor does it establish a legal standard or any other standard of conduct or duty toward the 
public. 

© 2018 California Department of Transportation. All Rights Reserved.
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