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INITIAL STUDY 
 

DATE:         June 2024 
 
OWNER/ 
APPLICANT:       Cypress Square Properties, LLC. 
  
LOCATION:   12828 Mono Way (Dealership/Service) - Figure 1 
 13245 Mono Way (Deliveries) – Figure 1.   

ASSESSOR'S  
PARCEL NOs.:       044-180-058  Dealership/Service  - 12828 Mono Way (Figure 1) 
           056-210-027 Deliveries   - 13245 Mono Way (Figure 1) 
 

1.0 PROJECT AND SETTING 
1.1 Project Location 

The 2.13± acre project site (dealership/service) extends through a portion of the northeast 
quarter of Section 6, T1N, R15E, Mount Diablo Base and Meridian (MDB&M) in Tuolumne 
County, CA in the central Sierra Nevada foothills within the Standard USGS 7.5’ Quadrangle 
(Figure 1).     
 
The project site is located in unincorporated Tuolumne County.   The California Environmental 
Quality Act (CEQA) lead agency for the project is Tuolumne County.   That portion of Mono Way 
abutting the new dealership’s southern boundary, is within the Sonora City Limits.  Therefore, 
the City of Sonora is a CEQA responsible agency and will issue the project’s encroachment 
permit for the new dealership onto Mono Way (Figure 2). 
 

1.2 PROJECT DESCRIPTION / PURPOSE AND NEED  

Conditional Use Permit for a new Subaru dealership/service center at 12828 Mono Way 
(Figures 3-12) on a 2.13± acre parcels zoned General Commercial (C-1) under the Tuolumne 
County Zoning Code.  Auto deliveries will be at 056-210-027 (Ford Dealership), 2800± feet to 
the east of the proposed dealership (consistent with current practice).  An outdoor amplified 
speaker will be used at the dealership/service center.  A carwash for detailing automobiles prior 
to sale is included. Two driveways with full turning movements are proposed onto Mono Way.   
Demolition of the on-site residence and outbuildings will occur at 12828 Mono Way.  An 
easement for a potential future local road connection is proposed along the western project 
boundary to accommodate a potential future intersection aligned with the primary Timber Hills 
shopping center entrance as may be pursued in future City transportation plans.   The project 
anticipates a total of 40 on-site employees for sales and service.   
 

Proposed hours:  Sales 
Mon-Sat:   9 a.m.- 6 p.m. 

Sun: 10 a.m. – 5 p.m. 

Proposed hours:  Service Facility 
Monday – Friday 7:30 a.m. – 5:30 p. m. 

Sat/Sun.  Closed 
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Figure 1:  Project Location   
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Approximately 2,800 feet (0.5 mile between Dealership/Service and Delivery) 
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Figure 2:   Project Location and City/County Limits Line 
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Figure 3:   Exterior Elevation  [Note – See Figures 10-11 for landscaping.   Palm trees are not included in the landscaping plan.]  
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  Figure 4:  Site Plan 



 

  Figure 5:  Site Plan Enlargement 
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  Figure 6:  Floor Plan 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7:  Exterior Elevations - Detail 



 

 

 
Figure 8:  Tree Removal and Retention Plan 
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Figure 9:  Driveway Encroachment Detail (See also Figure 12) 



 

Figure 10:  Conceptual Landscaping Plan 1 of 2 



 

Figure 11:  Conceptual Landscaping Plan 2 of 2 
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Figure 12:  Preliminary Grading Plan 
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1.3 SITE DESCRIPTION/SETTING 

The site is located in the unincorporated East Sonora community (Figures 1 and 2) with 
Timberhills Shopping Center to the south, “The Bird House” mixed use to the east, residences 
to the north, and mixed uses including a deteriorating residence, plumbing sales, body shop, 
and Diana J. White Cancer Center to the west.     The site is currently occupied by a vacant 
home, garage and metal shed with a mix of ornamental shrubbery, ornamental trees, and native 
live and blue oaks.    The site slopes up from Mono Way with a relatively flat area at the top that 
continues to rise towards the residences abutting the site to the north.   Onsite elevations are 
approximately 2,000 feet above mean sea level (amsl). 

 
1.4 Public Resources Code Section 21080.3.1 Consultation

Assembly Bill (AB) 52 (Chapter 532, Statutes of 2014) establishes a formal consultation process
for California tribes as part of CEQA.  Under AB 52, tribes requesting formal consultation from the 
Lead Agency are notified of the project prior to the preparing the CEQA document.
In accordance with Senate Bill 52, formal consultation letters were sent to the contacts for the 
Chicken Ranch Rancheria of Me-Wuk Indians and Tuolumne Band of Me-Wuk Indians Tribes. AB 
52 consultation letters were sent certified mail and regular mail on June 21, 2024. Informal 
project letters were sent on February 23, 2023. To date, neither Tribe has requested consultation.
 

1.5 CEQA Process 

This document has been prepared to satisfy the requirements of CEQA (Public Resources Code 
Section 21000 et seq.) and the State CEQA Guidelines (14 California Code of Regulations 
[CCR] 15000 et seq.).   CEQA requires that all state and local government agencies consider 
the environmental consequences of projects over which they have discretionary authority before 
they approve or implement those projects. 
 
The Initial Study is a public document used by the decision-making lead agency to determine 
whether a project may have a significant effect on the environment. In the case of the proposed 
Project, Tuolumne County is the lead agency and will use the Initial Study to determine whether 
the proposed Project has a significant effect on the environment.   The City of Sonora is a 
Responsible agency and will use the document for issuance of an encroachment permit onto 
Mono Way. 
 
If the lead agency finds substantial evidence that any aspect of the proposed Project, either 
alone or in combination with other projects, may have a significant effect on the environment, 
that agency is required to prepare an Environmental Impact Report (EIR), a supplement to a 
previously prepared EIR, or a subsequent EIR to analyze the proposed Project at hand. If the 
agency finds no substantial evidence that the proposed Project or any of its aspects may cause 
a significant impact on the environment, a negative declaration may be prepared. If, over the 
course of the analysis, the proposed Project is found to have a significant impact on the 
environment that, with specific mitigation measures, can be reduced to a less-than-significant 
level, a supplemental mitigated negative declaration may be prepared. In the case of this 
proposed Project, all significant or potentially significant impacts on the environment would be 
reduced to less-than-significant levels with incorporation of specific mitigation measures. 
Therefore, this document is a mitigated negative declaration. 



 

 
Sonora Subaru  Initial Study/Mitigated Negative Declaration 
 22  

 

 

 
1.6  Incorporation by Reference 

The following studies applicable to the proposed Project are hereby incorporated by reference.  
Copies of these studies may be viewed at the Tuolumne County Community Development 
Department  during regular business hours.  

Table 1: Project Studies Incorporated by Reference 
Study Title 

KD Anderson & Associates, Inc.   10/4/2022.   Transportation Impact Analysis for Sonora 
Subaru on Mono Way Sonora, CA  

Brejla, Terry.  Foothill Resources, Ltd.   1/12/2023.   DPR 523 for 12828 Mono Way Cowgill 
Residence and Steel Building. 

Brejla, Terry.  Foothill Resources, Ltd.  9/6/2023.  DPR 523 Jamestown Ditch segment at 12828 
Mono Way. 

Patrick, Melinda Pacheco et al.  December 2015.  Cultural Resources Study of the Martin 
Ranch Complex, Sonora, California (APN 059-010-56). Prepared by Patrick GIS Group, Inc. 
for Robert Ozbirn, Golden State Surveying and Engineering, Inc., and the County of 
Tuolumne Community Development Department, Sonora, California.  

Marlette Associates.  Undated.  Draft Footcandle Point by Point Analysis. 

 

1.7 Other Public Agency Approvals  

Other public agency approvals that may be required for the Project are summarized in the 
following table. 
 

Table 2:  Other Public Agency Approvals or Reviews that May be Required 
 

Permitting Agency Permit 

City of Sonora Road encroachment permit (onto Mono Way) 
State Water Resources Control Board Stormwater Pollution Prevention Plan (SWPPP) 
All other applicable local, state and federal permits required by law. 
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2.0 ENVIRONMENTAL EVALUATION 
TERMINOLOGY DEFINITIONS:   The following terminology is used in this environmental analysis 
to describe the level of significance of potential impacts to each resource area: 
 

�x Potentially Significant Impact. This term applies to adverse environmental 
consequences that have the potential to be significant according to the threshold criteria 
identified for the resource, even after mitigation strategies are applied and/or an adverse 
effect that could be significant and for which no mitigation has been identified. If any 
potentially significant impacts are identified, an Environmental Impact Report (EIR) must 
be prepared consistent with the California Environmental Quality Act (CEQA). 

 
�x Less-than-Significant Impact with Mitigation. This term applies to adverse 

environmental consequences that have the potential to be significant, but can be reduced 
to less-than-significant levels through the application of identified mitigation strategies that 
have not already been incorporated into the proposed Project. 

 
�x Less-than-Significant Impact. This term applies to potentially adverse environmental 

consequences that do not meet the significance threshold criteria for that resource. 
Therefore, no mitigation measures are required. 

 
�x No Impact. This term means no adverse environmental consequences have been 

identified for the resource or the consequences are negligible or undetectable. Therefore, 
no mitigation measures are required. 

 
 

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 checklists and 
report on the following pages.   

 
 
�_  

 
Aesthetics  

 
�… 

 
Agriculture and Forestry 
Resources  

 
�_  

 
Air Quality 

 
�_  

 
Biological Resources 

 
�_  

 
Cultural Resources  

 
�… 

 
Geology /Soils 

 
�_ Greenhouse Gas Emissions 

 
�… 

 
Hazards and Hazardous 
Materials 

 
�_  

 
Hydrology / Water 
Quality  

 
�… 

 
Land Use / Planning 

 
�… 

 
Mineral Resources 

 
�_  

 
Noise  

 
�… 

 
Population / Housing 

 
�… 

 
Public Services 

 
�… 

 
Recreation 

 
�_  

 
Transportation / Traffic 

 
�_  Tribal Cultural Resources �… 

 
Utilities/Service Systems 

 
�_   

 
Mandatory Findings of Significance 
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DETERMINATION: 

�… 
 

 
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 and 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 1) have been analyzed adequately 
in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and 2) 
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. 

 
  
 
 

 
 
 

Quincy Yaley, Director 
Tuolumne County Community Development Department 

 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, then 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 "Earlier 
Analyses," as described in (5) below, 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). Reference 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.  
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2.1 AESTHETICS  

I. AESTHETICS. Would the Project: 

Potentially 
Significant 

Impact 

 

Less Than Significant 
with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

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

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

    

c) In non-urbanized areas, substantially degrade the 
existing visual character or quality of public views of the 
site and its surroundings?  If the project is in an 
urbanized area, would the project conflict with 
applicable zoning and other regulations governing 
scenic quality? 

    

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

    

 

2.1.1 Background and Setting  

The project site (Figure 13) is currently surrounded by a shopping center (Timberhills) to the 
south, a hospital, plumbing yard with extensive outdoor storage, and a deteriorating residence 
to the west (Figures 14 and 15), and a residence/commercial building with outdoor storage and 
the “Bird House” to the east (Figure 165).    Two single-family residences abut the project site to 
the north (Figure 17).      
 
The Project includes demolishing an existing 1940s residence and outbuildings and mature 
landscaping.   A new single-story Subaru dealership and service center with a modern/industrial 
design will be installed incorporating windows (anodized aluminum framing), composite metal  
panels (silver aluminum) siding, plaster, and grey slate icon tower  - (Figure 3).   A pole sign is 
proposed.    
 
Approximately 89 trees will be removed including 3 Deodor cedar (Cedrus deodora), one Atlas 
cedar (Cedrus atlantica), with the remainder primarily live oak (Quercus wislizenii) and blue oak 
(Quercus douglasii).   Approximately 28 trees will be retained, primarily blue oak and live oak.    
Tree retention will occur primarily around the project perimeter (Figures 5 and 8).   
Approximately 13 blue oaks and 3 coastal live oaks, 15-gallon, are proposed for planting in the 
landscaping plan resulting in approximately 44 trees on the finished site (i.e., just under half of 
the trees on the current site).   
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     Figure 13:  Project Site Looking North from Carl's Jr. at Timberhills (Inset, 1940s home on site) 

Tree to be 
retained 

Tree to be retained  
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Figure 14:   Surrounding Structures and Streetscape (West) 
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Figure 16:  Adjacent structures East (See A-Frame “The Bird House” in foreground) 
Figure 15: A Portion of the Timberhills Shopping Center 
(South, across Mono Way) 

Figure 17:  Two homes abutting site’s northern boundary (not visible from public right of way) 

To the NW corner of 
the project site 
19519 Callahan Road 

Directly behind project site 

19550 Rogers Road 
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