
















































Don Phillips AIA, Architect 
P.O. Box 3132 
Modesto, California 95353 
DPArch1218@gmall.com 
(209) 480-3386 

January 21, 2025 

Stanislaus County Department of Planning and Community Developments 
101 O 10th Street, Suite 3400 
Modesto, CA 95354 

RE: West Stanislaus Irrigation District (WSID) NEW HEADQUARTERS PROJECT - Site Concept 6C 
Project Address: 116 E Street Westley, CA 95387 

Planned Development Application: Low Density Residential to PD Administrative Offices 

Project Description 

The proposed project will house the Administrative Headquarters for West Stanislaus Irrigation District. The 
District's Mission is: Since 1920, WSID has been dedicated to providing reliable water supP,lies to its 
customers in an efficient manner and at a reasonable cost, to ensure long term reliability of the system and 
service to customers. Their Vision is: To provide a reliable water supply to our customers for the next hundred 
years, while being good stewards of the valuable resource. 

The District covers 23,418 acres in west Stanislaus County. The District has 87 miles of canals providing· 
irrigation water to 75 water users in the District. The District currently is housed in a residential structure that 
the District has owned since 1929. The proposed building design increases the available square footage 
(1,302 sf to 3,583 sf) for the four full-time employees and three field employees. The District is required to 
retain records in a safe, fire resistant location which is quickly been exceeded. The space demands and age 
of the existing structure has convinced the Board of Directors to seek a new district office. The existing parcel, 
see attached site plan, can accommodate the proposed building and required parking (1 space per 300 sf) 
with modifications to the current setback requirements. The proposed layout reduces the 70' setback on E 
Street to 37.5' and the current 65' setback on Kern Street to 45'. A two phase construction schedule allows 
the staff to remain in the current building while the new office is being built. Phase One: Construct the Office 
Building and street improvements, Phase Two: Construct the parking lot and related bio-swale drainage areas. 

To accomplish the project a Planned Development rezoning is proposed. Changes to the existing zoning, Low 
Density Residential, to Planned Development for Administrative Offices with setback modifications will provide 
a new home for the District. Currently, the 1920's residential building and adjacent dirt/gravel parking can be 
changed into a modern office with sufficient developed parking lots and landscaping which will enhance the 
current neighborhood. The larger structure will be an interface between the industrial fire station building and 
the residential parcels to the south. The proposed building parking lot improvements will capture storm 
drainage on-site which decreases the flow to the existin'g waste drainage ditch to the north. The street 
improvements, as discussed with Public Works, will provide visitor parking throughout the day. The District 
has two to four district members visit the office on any given day, less than the indicated street parking. 
Current office hours are 8:00 AM to 4:30 PM, Monday through Friday, closed weekends and holidays. 

A contemporary exterior design is proposed which will be the first new structure in town since the fire station 
was constructed. The blend between residential and industrial design smooths the transition between the 
current houses and the commercial/industrial structures in town. Exterior finish materials are stucco, faux 
stone, wood textured concrete boards, mill finish aluminum windows, tinted glazing & gravel coated built up 
roofing. Signs are indicated on exterior elevations and site plan. 



Project Support for Findings 

The following conditions support the zoning change from a residential use to office uses: 

1. WSID has owned the property since 1929, almost 100 years. The purchase of the residential property 
predates zoning ordinances and most building codes. The building has been used for offices for over 60 
years. The current residential neighbors have never known this parcel to be anything other than an office 
building for WSID. The district has been a good neighbor without complaints concerning noise or 
disruption for since the original purchase of the building. The health or safety of persons residing or 
working in the neighborhood will not be materially affected any further than currently uses do already. 

2. Downtown Westley's commercial uses are limited by current zoning to front on Highway 33 which is 
controlled by California Department of Transportation (CalTrans). CalTrans has excessive regulations and 
requirements which has restrained any new development in Westley for many years. If commercial 
development is to ever occur in Westley, the current zoning for commercial uses must be expanded into 
the adjacent residential neighborhood which backs up to the current commercially zoned properties. 

3. This project will be the first commercial structure located in Westley for over 60 years. 
4. The West Stanislaus Fire District's station across E Street has special privileges that other parcels in 

Westley do not enjoy. The station design encroaches into the street Right of Way and has undeveloped 
parking, sidewalks, curbs and gutters. Development of the WSID property will enhance the neighborhood 
and improve the current deteriorating street improvements, storm drainage, curbs, gutters, sidewalks and 
street pavement. 

5. The E Street width changes from 80' east of the WSID parcel to 65' thereby increasing actual setbacks 
into the parcel from 45' to 70'. The proposed building is indicated 45' from centerline of E Street@80' 
ROW width. Kern Street is indicated at 45' from centerline of 80' ROW. The adjusted width of E Street 
should not reduce WSID's ability to utilize the site (based on C-2 Zoning setback requirements). 

6. The small lot 75'x1 so· with current 70' setbacks required for major width streets, E Street (65') & Kern 
Street (80'), allows only a 1,500 sf building of any use to be constructed which is too small for viable 
development. 

7. Reducing the required setbacks from 15' to 5' on E Street reflects a "Commercial View" for downtown 
Westley. 

8. Public Works suggested improvements: Slanted parking on E Street, enlarged bulb corner, parallel 
parking on Kern Street, gutters, vertical curb & sidewalks on E & Kern Streets. The suggested design 
provides additional on-street parking, slows traffic from the residential street on the commercial street. 

9. Creating a bulb effect at the corner of E and Kern allows required 25' clear view sight triangle to move 
further from the property corner thus increasing landscaping opportunities which is the main concern of 
setback limits. 

10. The setback reduction on E Street allows the Public Works required bio-swale for site storm drainage 
retention to be in the rear. This location also increases the distance the building is from the south property 
line which allows additional landscaping at the adjacent residence. Locating the bio-swale on E Street is 
possible, improving the public views, at the expense of the neighbor. They will be looking at an eight foot 
CMU wall and a building wall 5' beyond the fence. We believe the area could best be utilized for the 
landscaping and bio-swale. Bio-swales require additional maintenance which rarely is done. 

11. The reduced setback on Kern maintains a landscaped sidewalk condition without any loss of views. The 
C-2 requirements allow for 5' reduction if vehicular access does not exist. 

12. The layout keeps all the required parking on the main parcel which reduces vandalism and increases 
safety for employees. 

If you would like to discuss any of the above information, please call me directly at (209) 480-3386. 

Sincerely, 

/E/7~ 
Don Phillips AIA, Architect 
Donald W. Phillips A.I.A. 



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, Mono, San Joaquin, Stanislaus & Tuolumne Counties 

Date: 12/12/2024 

Robert Pierce, General Manager 
West Stanislaus Irrigation District 
1 J 6 E Street 
Westley, CA 95387 
209-894-3091 

Dear Mr. Pierce:-

Records Search File #: 1314 7N 
Project: West Stanislaus Irrigation 
District Office Design and 
Construction, Westley 

wsidoffice@wcststanislausid.org 

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

Search of our fil es includes review of our maps for the specific project area and the immediate 
vicjnity of the project area, and review of the following: 

National Register of Historic Places (NRHP) 
California Register of Historical Resources (CRHR) 
California lnve11t01y of Historic Resources ( 1976) 
California Historical Landmarks 
California Points of Historical lnterest listing 
Office of Historic Preservation Built Environment Resource DiTectory (BERD) and the 
Archaeological Resources Directory (ARD) 
Survey of Surveys ( 1989) 
Caltrans State and Local Bridges Inventory 
General Land Office Plats 
Other pertinent historic data avai lable at the CCalC for each specific county 

The fo llowing details the results oftbe records search: 

Prehistoric or historic resources within the project area: 

• There are no formal ly recorded prehisto1·ic or historic archaeological resources or historic 
buildings or structure within the project area. 

• The General Land Office survey plat for T4S R7E (1855) does not reference any historic 
features within Section 3. 



• The 1915 and 1952 editions of the Westley 7.5' quadrangle reference the town of 
Westley just west of the historic El Pescadero land grant. 

Prehistoric or historic resources within the immediate vicinity of the project area: The 
following three linear historical resources have been recorded and evaluated as not meeting the 
criteria for listing in the California Register of Historical Resources: 

State Highway 33 documented as P-50-002319 
E Street and Kem Street documented ( on one Primary Record) as P-50-002317 

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: None has been formally reported to the 
Information Center. 

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 subject project area has not been subject to previous 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 alterihg 
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 Access Agreement Short 
Form. Note: Billing will be transmitted separately via email from the Financial Services office 
($150.00), 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 
E. A. Greathouse, Coordinator 
Central California Information Center 
California Historical Resources Information System 

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



"WESTLEY COMMUNITY SERVICES DISTRICT" 
254 SPERRY A VENUE, SUITE 1 

PATTERSON, CA 95363 

New Office Building 
Address: 116 E Street 

Subject: Construct New Building 

(209) 892-7953 

February 19, 2025 

This letter will confirm that there is adequate sewer, water services and facilities to serve the 
above-mentioned property: 

Proposed to be installed at 116 E Street, Westley, CA 95387 

Due to the existing office building being demolished, no sewer or water connections fees will be 
required. However, if existing water and sewer services continue to be utilized at the old 
building property, a water connection of $4,000 will need to be paid for a third sewer and water 
connection before the Westley Community Services District can provide the water service to the 
property. 

CONDITION: New connections to the sewer and water mains will need to be done to district 
standards. There is a charge of $40.00 per hour on the inspection services. 

1. Sewer Connection Fee $0 
2. Water connection Fee $4,000 

If you need further information, please contact me at 209-652-1229 or at 
nacho892@frontier.com 

Respectfu I ly, 

~,~ Ji. ~tJ--· 
Ignacio Lopez 
District Manager 
Westley Community Service District 


