DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT
1010 10™ Street, Suite 3400, Modesto, CA 95354

Planning Phone: (209) 525-6330 Fax: (209) 525-5911

Building Phone: (209) 525-6557  Fax: (209) 525-7759

Referral
Early Consultation

Date: January 12, 2024
To: Distribution List (See Attachment A)
From: Emily DeAnda, Assistant Planner

Planning and Community Development

Subject: GENERAL PLAN AMENDMENT, REZONE, AND PARCEL MAP
APPLICATION NO. PLN2022-0085 — WESTLEY TRIANGLE TRUCK STOP
Respond By: January 29, 2024

****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.
L]}

Applicant: Daniel Barnes, RMK Design, Inc.

Project Location: 7001 and 7003 South McCracken Road, between North Interstate-5 and the
California Aqueduct, in the Westley area.

APN: 016-036-028

Williamson Act

Contract: N/A

General Plan: Agriculture

Current Zoning: General Agriculture (A-2-40)

Project Description: Request to amend the General Plan and zoning designations of a 50+ acre
parcel from Agriculture and General Agriculture (A-2-40) to Planned Development (P-D), and to
subdivide the parcel into three parcels (16.0+, 24.0+, and 10.1+ acres in size), to allow for a cargo
container storage yard, a truck stop and a church. The parcel is currently under an active code
enforcement case as an unpermitted cargo container storage yard. An amendment to the General
Plan designation and rezone is required to bring the project site into compliance.

The project site is currently developed with a 1,752+ square-foot manufactured dwelling and 400+
square-foot carport. Proposed Parcel 1 is 16.0+ acres in size and contains the existing
manufactured dwelling and carport which are proposed to be demolished to allow the development
of a cargo container storage depot yard consisting of 764 asphalt stalls for the storage of cargo



containers for use by various transportation companies. The cargo containers will be stacked two-
high by large forklift tractors for a total storage capacity of 1,528 cargo containers and will be stored
on-site awaiting transportation to other facilities. Goods to be contained within the cargo
containers will include general goods such as, dry goods, passenger vehicle batteries, or other
similar commodities. Hours of operation for the cargo container storage yard will be 24 hours a
day, seven days a week.

Proposed Parcel 2 is 24.0+ acres in size and is proposed to be developed with a truck stop
consisting of overnight parking and a single-story, 28+-foot-tall, 14,869+ square-foot commercial
building. The commercial building will be accessible by the traveling public and will contain: a
semi-truck wash area; a repair shop for semi-truck repairs with a tire storage area; an office and
employee breakroom area; restrooms; and convenience market. The applicant proposes to develop
an asphalt lot containing 253+ parking stalls for overnight parking of semi-trucks used for the
hauling of a variety of products including commercial and agricultural commodities, and hazardous
materials. Hours of operation for the truck parking, repair shop services and convenience market
will be 24 hours a day, seven days a week. The applicant anticipates employing 15-20 employees
for the repair shop and convenience market uses. Additionally, a 400+ square-foot security booth
will also be constructed adjacent to the eastern property line. Three security guards for the project
site will be present 24 hours a day seven days a week. Total employee vehicle trips for the uses on
Proposed Parcel 2 will be a maximum of 23 per-day.

Proposed Parcel 3 is 10.08+ acres in size and is proposed to be developed with a future 10,000+
square-foot church. The church is anticipated to have 75-100 daily attendees Monday through
Saturday and a maximum of 300 attendees on Sunday. The church will operate seven days a week.
Activities for the church will include worship services and prayer groups. The church will also
function as an event center with a 3,500+ square-foot social hall and 1,500+ square-foot kitchen for
food services, to be used primarily for weddings, and will be available for rent by both members of
the church and the general public. While included in the rezone for a new Planned Development
zoning district, the applicant has requested that the development of the church on proposed Parcel
3 be subject to the approval of a Conditional Use Permit by the Stanislaus County Planning
Commission after the development of proposed Parcels 1 and 2. The use permit will evaluate site
specific requirements for a church and potential impacts it may create.

As part of the proposed project, the applicant is proposing an agricultural buffer consisting of a
six-foot-tall perimeter chain-link fence with privacy slats be placed along the north, west, and east
property lines of the project site. In addition to the proposed fencing, evergreen trees are proposed
to be installed along the north and west portions of the project site, adjacent to the surrounding
agricultural-zoned parcels. Additionally, the applicant proposes to install shade trees and
evergreen ground cover around the proposed building footprint, and palm trees along South
McCracken Road frontage for Proposed Parcel 2. The applicant proposes to cover approximately
505,771 square feet of the southern portion of the project site across Proposed Parcels 2 and 3 with
either gravel or crushed almond shells. Proposed signage for the project site consists of a 35-foot-
tall pylon sign for the traveling public on State Route 33 and a six-foot-tall monument sign to be
located on Proposed Parcel 2 for all uses on the project site.

Stormwater for the entire development will be managed via two stormwater retention basins. One
basin will be developed on the northwest portion of Proposed Parcel 3, and the second basin will
be developed on the northeast portion of Proposed Parcel 2. There are two existing PG&E
easements that are located across the project site; the existing 15-foot-wide easement will be
located on the northeastern portions of each proposed parcel; and a 50-foot-wide easement will run
along the western property lines of Proposed Parcel 2 and 3, and the southern property line of
Proposed Parcel 2. An existing drainage easement (which is for the purposes of maintaining
stormwater coming off Interstate-5) is located on the southwestern property line of Proposed Parcel
2 and atelephone easement is located across the northeastern portions of Proposed Parcels 1 and
2, and the northeastern corner of Proposed Parcel 3. The truck stop on Proposed Parcel 2, and the
church on Proposed Parcel 3 will each be served by private septic systems and wells; Proposed
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Parcel 1, which will be developed with the cargo container storage yard, will not be developed with
or have any septic or water service connections for the site.

Proposed Parcel 2 will take direct access from County-maintained South McCracken Road via a 40-
foot-wide driveway, while Proposed Parcels 1 and 3 will gain access to South McCracken Road via
a proposed 26-foot-wide irrevocable reciprocal access easement from Proposed Parcel 2. The
applicant anticipates the grading and construction to take place in two phases. The first phase will
include the development of Proposed Parcels 1 and 2, to begin upon project approval. The second
phase, for development of the church site on Proposed Parcel 3, will begin with submittal of land
use entitlements, will occur prior to 2025.

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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GENERAL PLAN AMENDMENT, REZONE, AND PARCEL MAP APPLICATION NO. PLN2022-0085 —
WESTLEY TRIANGLE TRUCK STOP
Attachment A

Distribution List

X CA DEPT OF CONSERVATION STAN CO ALUC
Land Resources
X | CADEPT OF FISH & WILDLIFE STAN CO ANIMAL SERVICES
CA DEPT OF FORESTRY & FIRE
X PROTECTION (CAL FIRE) X | STAN CO BUILDING PERMITS DIVISION
X | CADEPT OF TRANSPORTATION DIST 10 X | STAN CO CEO
X | CA OPR STATE CLEARINGHOUSE STAN CO CSA
X | CARWQCB CENTRAL VALLEY REGION X | STAN CO DER
X | CADEPT OF WATER RESOURCES STAN CO ERC
X | CEMETERY DISTRICT: PATTERSON STAN CO FARM BUREAU
X | CENTRAL VALLEY FLOOD PROTECTION X | STAN CO HAZARDOUS MATERIALS
CITY OF: STAN CO PARKS & RECREATION
COMMUNITY SERVICES DIST: X | STAN CO PUBLIC WORKS
COOPERATIVE EXTENSION STAN CO RISK MANAGEMENT
X | COUNTY OF: SAN JOAQUIN X | STAN CO SHERIFF
X DER GROUNDWATER RESOURCES X STAN CO SUPERVISOR DIST FIVE: C.
DIVISION CONDIT
FIRE PROTECTION DIST: WEST
X STANISLAUS X | STAN COUNTY COUNSEL
X | GSA: DELTA-MENDOTA I X | StanCOG
HOSPITAL DIST: DEL PUERTO
X HEALTHCARE DISTRICT X | STANISLAUS FIRE PREVENTION BUREAU
IRRIGATION DIST: DEL PUERTO WATER
X DISTRICT X | STANISLAUS LAFCO
. STATE OF CA SWRCB DIVISION OF
X | MOSQUITO DIST: TURLOCK X DRINKING WATER DIST. 10
STANISLAUS COUNTY EMERGENCY
X MEDICAL SERVICES SURROUNDING LANDOWNERS
MUNICIPAL ADVISORY COUNCIL: INTERESTED PARTIES
X | PACIFIC GAS & ELECTRIC X | TELEPHONE COMPANY: AT&T
. TRIBAL CONTACTS
POSTMASTER: X (CA Government Code 8§65352.3)
RAILROAD: X | US ARMY CORPS OF ENGINEERS
X | SAN JOAQUIN VALLEY APCD X | US FISH & WILDLIFE
X SCHOOL DIST 1: PATTERSON JOINT US MILITARY (SB 1462) (7 agencies)
UNIFIED
SCHOOL DIST 2: X | USDA NRCS
SAN LUIS & DELTA-MENDOTA WATER
X | WORKFORCE DEVELOPMENT X AUTHORITY
X | STAN CO AG COMMISSIONER
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STANISLAUS COUNTY
CEQA REFERRAL RESPONSE FORM

TO: Stanislaus County Planning & Community Development
1010 10 Street, Suite 3400
Modesto, CA 95354

FROM:

SUBJECT: GENERAL PLAN AMENDMENT, REZONE, AND PARCEL MAP APPLICATION
NO. PLN2022-0085 — WESTLEY TRIANGLE TRUCK STOP

Based on this agency’s 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.):

PwpdE

In addition, our agency has the following comments (attach additional sheets if necessary).

Response prepared by:

Name Title Date
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Days and hours of operation: _Truck parking will be 24/7, lube bay(s) and repair shop building will be 7 days a week

7am-7pm, and the container storage yard will be open 7 days a week from 7am-7pm.

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

Occupancy/capacity of building: N/A

Number of employees: (Maximum Shift): _5 (repair shop) 7 (container)  (Minimum Shift): 2 (repair shop) 3 (container)

Estimated number of daily customers/visitors on site at peak time: __10 trucks at peak time (repair shop) 10 (containers)

Other occupants: N/A

Estimated number of truck deliveries/loadings per day: ___Twice per week (repair shop) about 20 per day (container)
Estimated hours of truck deliveries/loadings per day: 7am-7pm (repair shop) 7am-7pm (container)
Estimated percentage of traffic to be generated by trucks: TBD

Estimated number of railroad deliveries/loadings per day: N/A

Square footage of:

Office area: Warehouse area:
Sales area: Storage area:
Loading area: Manufacturing area:

Other: (explain type of area)

Yes K1 No [ Will the proposed use involve toxic or hazardous materials or waste? (Please explain)

The lube bay/repair shop will handle different types of hazardous materials/waste including

oils, gasoline, etc. All hazardous materials and waste will be handled and disposed of per

local laws/standards.

ROAD AND ACCESS INFORMATION:

What County road(s) will provide the project's main access? (Please show all existing and proposed driveways on the plot plan)

S McCracken Road currently provides access to the existing Triangle Truck stop. The proposed truck parking and

repair shop will be accessed directly through the existing Triangle Truck Stop to the South (same owners with

reciprocal access easements). S McCracken Road will provide direct access for the container storage yard.




Yes [1 No K Are there private or public road or access easements on the property now? (If yes, show location
and size on plot plan)

Yes K1 No [ Do you require a private road or easement to access the property? (If yes, show location and
size on plot plan)

Yes K1 No [ Do you require security gates and fencing on the access? (If yes, show location and size on plot
plan)

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

STORM DRAINAGE:

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

[ other: (please explain)

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

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

EROSION CONTROL.:

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

Construction entrance, fiber rolls, silt fencing, inlet filter bags with gravel bags, wind/dust and erosion control via

construction water. etc.

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)




CENTRAL CALIFORNIA INFORMATION CENTER

California Historical Resources Information System
Department of Anthropology — California State University, Stanislaus
One University Circle, Turlock, California 95382
(209) 667-3307

Alpine, Calaveras, Mariposa, Merced, San Joaquin, Stanislaus & Tuolumne Counties

Date: 7/26/2022 Records Search File #: 12249N
Project: Proposed Truck Stop
Development, 7003 S. McCracken Rd., Westley,

CA 95363
Prabhjot Singh, Owner
5 E. Main Street, Suite B Invoice to: ¢/o Daniel Barnes/RMK Design, Inc.
Turlock, CA 95380 1801 Lander Ave, Turlock, CA 95380

(209) 634-4832
dbarnes@rmkdesign.net

Dear Mr. Singh:

We have conducted a Priority Response/non-confidential extended records search as per the
request of Mr. Daniel Barnes, PE, RMK Design, Inc. for the above-referenced project area
located on the Solyo 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 following:

National Register of Historic Places (NRHP)

California Register of Historical Resources (CRHR)

California Inventory of Historic Resources (1976)

California Historical Landmarks

California Points of Historical Interest listing

Office of Historic Preservation Built Environment Resource Directory (BERD) and the
Archaeological Determinations of Eligibility (ADOE)

Survey of Surveys (1989)

Caltrans State and Local Bridges Inventory

General Land Office Plats

Other pertinent historic data available at the CCalC for each specific county

The following details the results of the records search:
Prehistoric or historic resources within the project area:

e There are no formally recorded prehistoric or historic archaeological resources or historic
buildings or structures within the project area.

e The General Land Office Survey Plats for T4S R6E (dated 1855 and 1871) do not show
any historic features within the NE %4 of Section 35.



e The 1953 edition of the Solyo 7.5 USGS quadrangle shows “Pipelines” adjacent to the
northeast portion of the project area in the NE 4 of Section 35, T4S R6E. We have no
further information on file regarding these possible historical resources.

Prehistoric or historic resources within the immediate vicinity of the project area: None
formally reported to the Information Center, but we caution that both prehistoric and historic
archaeological resources as well as historic structures have been recorded within the general
environs of the Solyo USGS map.

Resources that are known to have value to local cultural groups: None has been formally
reported to the Information Center.

Previous investigations within the project area: Three investigations have been conducted that
included the general project area (see references below), but no project-specific investigations
have been conducted:

Moratto, M. et al. INFOTECH Research, Inc. and BioSystems Analysis, Inc.)
1990 Cultural Resources Assessment Report PGT-PG&E Pipeline FExpansion
Project in Idaho, Washington, Oregon and California; Phase 1: Survey,
Inventory, and Preliminary Evaluation of Cultural Resources [ CCIC has
only a partial copy of report].
CCalC Report ST-00621

Maniery, M. L. (Public Anthropological Research)
1985 Cultural Resource Inventory and Evaluation of Stanpac #2 Gasoline Project,
Stanislaus and San Joaquin Counties, California.
CCalC Report ST-00749

Canaday, T., M. Ostrogorsky, and M. Hess (Infotec Research, Inc.)
1992 Archaeological Survey of Right-of-Way Corridor and Extra Work Spaces
Construction Spread 5B, California; PGT-PG&E Pipeline Expansion
Project, California.
CCalC Report ST-01846

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. Since the property has not been subject to project-specific investigations, 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.



If the current project does not include ground disturbance, further study for archaeological
resources is not recommended at this time. If ground disturbance is considered a part of the
current project, we recommend further review for the possibility of identifying prehistoric or
historic-era archaeological resources.

If the proposed project contains buildings or structures that meet the minimum age requirement
(45 years in age or older) it is recommended that the resource/s be assessed by a professional
familiar with architecture and history of the county. Review of the available historic
building/structure data has included only those sources listed above and should not be considered
comprehensive.

If at any time you might require the services of a qualified professional the Statewide Referral
List for Historical Resources Consultants is posted for your use on the internet at
http://chrisinfo.org

If archaeological resources are encountered during project-related activities, work should be
temporarily halted in the vicinity of the discovered materials and workers should avoid altering
the materials and their context until a qualified professional archaeologist has evaluated the
situation and provided appropriate recommendations. Project personnel should not collect
cultural resources.

If human remains are discovered, California Health and Safety Code Section 7050.5 requires you
to protect the discovery and notify the county coroner, who will determine if the find is Native
American. If the remains are recognized as Native American, the coroner shall then notify the
Native American Heritage Commission (NAHC). California Public Resources Code Section
5097.98 authorizes the NAHC to appoint a Most Likely Descendant (MLD) who will make
recommendations for the treatment of the discovery.

Due to processing delays and other factors, not all of the historical resource reports and resource
records that have been submitted to the State Office of Historic Preservation are available via
this records search. Additional information may be available through the federal, state, and local
agencies that produced or paid for historical resource management work in the search area.
Additionally, Native American tribes have historical resource information not in the CHRIS
Inventory, and you should contact the California Native American Heritage Commission for
information on local/regional tribal contacts.

The California Office of Historic Preservation (OHP) contracts with the California Historical
Resources Information System’s (CHRIS) regional Information Centers (ICs) to maintain
information in the CHRIS inventory and make it available to local, state, and federal agencies,
cultural resource professionals, Native American tribes, researchers, and the public.
Recommendations made by IC coordinators or their staff regarding the interpretation and
application of this information are advisory only. Such recommendations do not necessarily
represent the evaluation or opinion of the State Historic Preservation Officer in carrying out the
OHP’s regulatory authority under federal and state law.



We thank you for contacting this office regarding historical resource preservation. Please let us
know when we can be of further service. Thank you for submitting the signed Access
Agreement Short Form.

Note: Billing will be transmitted separately via email from the Financial Services office*
($225.00), payable within 60 days of receipt of the invoice.

If you wish to include payment by Credit Card, you must wait to receive the official invoice
from Financial Services so that you can reference the CMP # (Invoice Number), and then
contact the link below:

https://commerce.cashnet.com/ANTHROPOLOGY

Sincerely,

E. A. Greathouse, Coordinator
Central California Information Center
California Historical Resources Information System

* Invoice Request sent to: ARBilling@csustan.edu, CSU Stanislaus Financial Services
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