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**AMENDED** Referral 
Early Consultation 

 
Date:   January 8, 2021 
 
To:   Distribution List (See Attachment A) 
 
From:   Teresa McDonald, Assistant Planner, Planning and Community Development 
 
Subject: GENERAL PLAN AMENDMENT & REZONE APPLICATION NO. PLN2018-

0081 – LIBITZKY MANAGEMENT CORPORATION 
 
Respond By:  January 25, 2021 

 
****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:  Kevin Perkins dba Libitzky Holdings, LP    
 
Project Location: 1224 Kiernan Avenue (SR 219), at the southeast corner of Tully Road and 

Kiernan Avenue, in the Modesto area.  
 
APN:   046-001-001   
 
Williamson Act 
Contract:  N/A    
 
General Plan:  Urban Transition 
 
Current Zoning: A-2-10 (General Agriculture) 
 
Project Description: Request to amend the General Plan and zoning designations of a 17.16 acre 
parcel from Urban Transition and A-2-10 (General Agriculture) to P-D (Planned Development), to 
allow the construction of a 300,000 square-foot building for various light industrial uses.  
Jackrabbit, a designer and fabricator of agricultural equipment, will occupy 150,000 square feet of 
the proposed building.  No showroom is planned, but there will be an area for parts sales for existing 
Jackrabbit customers.  No other tenants have been identified for the remaining 150,000 square feet 
of building space at this time.  However, the remainder of the building may be suited depending on 
the user.  Proposed hours of operation are 24 hours a day, 7 days a week, with 250 people on a 
maximum shift, and 3 shifts per day.  A maximum of 25 daily customers and 1,488 truck/vehicle 
trips are anticipated per day.  The trip generation estimate considers the “worst case” scenario for 
a variety of light industrial uses in the event Jackrabbit does not occupy either a portion, or all of 
the building.  The project proposes to share access, and to connect to the existing public water 
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system and stormwater basin, located on the adjacent site to the east, which is zoned P-D (131). 
The proposed building will be served by an on-site septic system.  A reciprocal access agreement 
will be recorded for the adjacent parcel.  A 6 foot-tall chain link-fence is proposed along the south 
and east property lines, and a 6 foot-tall wrought iron fence is proposed along the north and west 
property lines along the site’s road frontage.  The project site has access to County-maintained 
Tully Road and Kiernan Avenue, via the shared access on the adjacent parcel to the east, and is 
within the City of Modesto’s LAFCO adopted Sphere of Influence.  Parking lot lighting, signage, and 
landscaping will be designed to comply with City of Modesto standards.   

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 APPLICATION NO. PLN2018-0081 – LIBITZKY 
MANAGEMENT CORPORATION  
Attachment A 
 
Distribution List 

X CA DEPT OF CONSERVATION 
Land Resources   STAN CO ALUC 

X CA DEPT OF FISH & WILDLIFE  STAN CO ANIMAL SERVICES 

 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 OPR STATE CLEARINGHOUSE  STAN CO CSA 

X CA RWQCB CENTRAL VALLEY REGION X STAN CO DER 

 CA STATE LANDS COMMISSION X STAN CO ERC 

 CEMETERY DISTRICT X STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

X CITY OF:  MODESTO X STAN CO PARKS & RECREATION 

 COMMUNITY SERVICES DIST:  X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION  STAN CO RISK MANAGEMENT 

 COUNTY OF:   X STAN CO SHERIFF 

X DER GROUNDWATER RESOURCES 
DIVISION X STAN CO SUPERVISOR DIST 4: GREWAL 

X FIRE PROTECTION DIST: SALIDA X STAN COUNTY COUNSEL 

X GSA: STANISLAUS & TUOLUMNE RIVERS 
GROUNDWATER BASIN ASSOC. X StanCOG 

 HOSPITAL DIST:  X STANISLAUS FIRE PREVENTION BUREAU 

X IRRIGATION DIST: MODESTO X STANISLAUS LAFCO 

X MOSQUITO DIST:  EASTSIDE X STATE OF CA SWRCB DIVISION OF 
DRINKING WATER DIST. 10 

X MOUNTAIN VALLEY EMERGENCY 
MEDICAL SERVICES  SURROUNDING LAND OWNERS 

 MUNICIPAL ADVISORY COUNCIL:  X TELEPHONE COMPANY: AT&T 

X PACIFIC GAS & ELECTRIC X TRIBAL CONTACTS 
(CA Government Code §65352.3) 

 POSTMASTER:  US ARMY CORPS OF ENGINEERS 

X RAILROAD: UNION PACIFIC X US FISH & WILDLIFE 

X SAN JOAQUIN VALLEY APCD  US MILITARY (SB 1462) (7 agencies) 

X SCHOOL DIST 1: STANISLAUS UNION 
ELEMENTARY  USDA NRCS 

X SCHOOL DIST 2: MODESTO UNION HIGH  WATER DIST: 

X WORKFORCE DEVELOPMENT  TUOLUMNE RIVER TRUST 

X STAN CO AG COMMISSIONER   
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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: GENERAL PLAN AMENDMENT & REZONE APPLICATION NO. PLN2018-0081 

– LIBITZKY MANAGEMENT CORPORATION 
 
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.): 
 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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LPC Industrial Development 
GPA and Rezone to PD 

Kiernan and Tully 
 
 
 

PROJECT DESCRIPTION 
The proposed project is the construction of up a new Industrial/Light Industrial/Warehouse 
building of approximately 300,000 square feet each on the 17.16 acre property identified as 
APN 046-001-001.  The future tenants of the building is expected to be Jackrabbit for about 
150,000 square feet, and as of yet identified uses in the remaining 150,000 square feet, 
although Jackrabbit is a highly likely potential user for the remaining area in the future.  
Jackrabbit’s operations are defined in more detail later in the Project Description. 

LPC Real Estate Corporation owns both this parcel, and PD (131) to the east, so with approval of 
this project, this site and PD (131) will operate as a unified development.   

The property is located at the southeast corner of Kiernan Avenue and Tully Road and the 
majority of the property is currently planted in almonds.  The property is bordered to the east 
by the existing PD (131) development, to the north, south and west by agricultural 
development.  The property is located within the City of Modesto sphere of influence, and has a 
County General Plan designation of Urban Transition and a City of Modesto General Plan 
designation of Business Park.  The County General Plan Land Use designation will be changed 
from Urban Transition to Planned Development, to match the County General Plan designation 
on PD (131) to the east. 

The current zoning on the property is A-2-10, and this proposal is to rezone the property to 
Planned Development, with the allowable uses being those permissible consistent with PD 
(131).  A copy of the approved PD (131) is attached.  Development will commence construction 
no later than January 1, 2024 and complete construction no later than January 1, 2026. 

This property and the 36 acre PD (131) property will allow cross access, and the sharing of 
utilities, and easements will be granted as necessary.  Water will be provided from the currently 
existing water system located on PD (131) to the east, unless a connection to the City of 
Modesto can be made and an out-of-boundary extension approved.  A septic system(s) will be 
constructed, but these septic systems will be designed in a way to make the connection to the 
future City of Modesto sewer lines as easy as possible.  Cross access will be provided so trucks 
entering the property from PD (131) to the east can exit the site on Tully Road.  Storm drainage 
will be provided on the existing PD (131) site, and if additional storm drainage is required, it will 
be provided on this site via above or underground storage, designed as development occurs. 



The proposed buildings will be oriented to Kiernan Avenue and Tully Road with landscaping 
proposed along both road frontages.  Prior to issuance of a building permit, building elevations 
will be reviewed for consistency with the City of Modesto Commercial and Industrial Design 
Guidelines adopted September 12, 2006.  Hours of operation will be seven (7) days a week, 24 
hours a day.  If the project develops as General Light Industrial, it would be expected to have 
around 200 to 250 employees per shift. 

 
Jackrabbit: 
 
Jackrabbit is an OEM designer and fabricator of agricultural equipment for the permanent crop 
industries, especially tree nuts like almonds and walnuts, manufacturing reservoir carts, 
shuttles, elevators, cold air drains, picking, pruning, and rodent control equipment among 
others.  All manufacturing, welding and assembly will occur indoors.  As a lean operation, 
Jackrabbit generally constructs and ships to customers as soon as the equipment is completed, 
although on-site storage may occur for a short period of time prior to delivery to customers.  
 
Jackrabbit will service Jackrabbit manufactured equipment at the site.  No equipment from 
other manufacturers will be serviced or repaired.  Some public parts sales may occur at the site, 
but the usage of this service is small, and will only be parts for Jackrabbit manufactured 
equipment.  A small on-site showroom may be constructed in the future so a few pieces of 
equipment can be displayed.   
 
Jackrabbit currently has about 100 employees with plans to grow to about 200 over one 
daytime shift.  Typical hours of operation are 6:00 a.m. to 5:00 p.m., although welders may 
start as early as 5:00 a.m. in the heat of the summer. 
 
Truck trips are currently expected to be about 1 to 2 semi-trucks per day for steel delivery, 
about 0 to 2 semi-trucks per day for large part delivery, about 1 to 2 box trucks per day for 
parts delivery, and about 2 to 4 van deliveries per day from Fedex or UPS.  During the harvest 
season, customer trips could be up to 25 per day.  During the off-season, this would be reduced 
to about 0 to 2 per day.  If Jackrabbit were to take the entire building, these numbers could 
double. 
 
 
Traffic Analysis: 
 
To cover any traffic scenario, automobile and trucks trips will be analyzed at maximum levels.  
For General Light Industrial, automobiles would be about 1,413 per day and about 75 truck 
trips, for a total of 1,488 total trips.  If Jackrabbit takes the entire building, it would result in 
about 848 automobile trips per day and about 141 truck trips.  With these as bookends, the 
traffic analysis will be prepared at 1,488 total trips per day as 1,347 automobile trips per day, 
and 141 truck trips.  This is supported by the attached trip generation letter from Ken Anderson 
& Associates Transportation Engineers and dated December 2, 2020.  



 

Transportation Engineers 
 

3853 Taylor Road, Suite G • Loomis, CA 95650 • (916) 660-1555 • FAX (916) 660-1535 

 

 

December 2, 2020  

 

 

 

 

Mr. Dave Romano 

NEWMAN-ROMANO, LLC 

1034 12th Street 

Modesto, CA  95354 

 

 

RE: LPC LIGHT INDUSTRIAL DEVELOPMENT, STANISLAUS COUNTY: TRIP 

GENERATION FORECASTS 

 

 

Dear Mr. Romano: 

 

As requested, KDAnderson & Associates has completed this assessment of the potential trip 

generation associated with the LPC Light Industrial development proposed on Kiernan Avenue in 

Stanislaus County.  As noted in Figure 1, the site is roughly 17 acres, and the project proposes 

300,000 sf of building floor area.  One tenant of half of the site has been identified (Jackrabbit 

Manufacturing), and that user expects to employ 100 to 200 persons. 

 

Study Approach.  This assessment is intended to identify a reasonable “worst case” trip 

generation estimate for the project for use in subsequent analysis.  Our approach is therefore to 

identify potential trip generation rates based on the land use contained in the ITE Trip Generation 

Manual and estimate the number of automobile and truck trips for each use. 

  

Trip Generation Rates.  The Institute of Transportation Engineer’s publications provide trip 

generation rates for typical industrial building uses that may be applicable to this project, as noted 

in Table 1 (attached).  

 

 General Light Industrial.  A light industrial facility is a free-standing facility devoted to a 

single use. The facility has an emphasis on activities other than manufacturing and typically has 

minimal office space. Typical light industrial activities include printing, material testing, and 

assembly of data processing equipment.  

 

 Manufacturing.  A manufacturing facility is an area where the primary activity is the 

conversion of raw materials or parts into finished products. Size and type of activity may vary 

substantially from one facility to another. In addition to the actual production of goods, 

manufacturing facilities generally also have office, warehouse, research, and associated functions. 

 

Warehousing.  Warehouses are primarily devoted to the storage of materials, but they may 

also include small office and maintenance areas.   
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High Cube Warehouse.  High Cube Warehouses are used for the storage of materials, 

goods and merchandise prior to their distribution to retail outlets, distribution centers or other 

warehouses.  While trip generation rates exist for several varieties of High Cube Warehouse, 

Transload and Short-Term Storage is the most common type.  

 

Trip Generation Forecasts.  Table 1 also presents trip generation projections for a 300 ksf 

building under each land use category.  As indicated, the forecasts are highest for the Light 

Industrial use, with the Manufacturing use being close behind.  Warehousing generates many less 

trips. 

 

Estimate for Jackrabbit Manufacturing.  Jackrabbit Manufacturing anticipates employing 100 

to 200 persons in 150,000 sf of building floor area.  Typical hours of operation are 6:00 a.m. to 

5:00 p.m., although welders may start as early as 5:00 a.m. in the heat of the summer.  Assuming 

each employee drove alone to and from the site, 200 to 400 daily trips would result.  The share of 

this traffic that may fall within the specific a.m. or p.m. peak hour on Kiernan Avenue is unknown 

but would depend on the number of employees that start or end their day between 7:00 a.m. to 

9:00 a.m. and between 4:00 p.m. to 6:00 p.m..    

 

Truck trips are currently expected to be about 1 to 2 semi-trucks per day for steel delivery, about 

0 to 2 semi-trucks per day for large parts delivery, about 1 to 2 box trucks per day for parts delivery, 

and about 2 to 4 van deliveries per day from FedEx or UPS.  During the harvest season, customer 

trips could be up to 25 per day.  During the off-season, this would be reduced to about 0 to 2 per 

day.  With each truck generating two trips (one inbound and one outbound), truck activity could 

total 20 daily trips in the off-season and 70 daily trips in the harvest season.  

 

Altogether, if 200 employees are at the site then Jackrabbit Manufacturing likely generates about 

420 daily trips in the off-season and 470 daily trips during harvest.     

 

Trip generation rates are also available on a “per employee” basis, and these rates for 

manufacturing uses can be applied to Jackrabbit Manufacturing.  As shown in Table 1, using ITE 

rates a manufacturer employing 200 persons could generate 494 daily trips, which is very close to 

the estimate based on expected Jackrabbit Manufacturing operations, but is greater than a “per ksf” 

forecast applied to 150,000 sf of building (i.e., 786/2 = 393 daily trips). 

 

Conclusions.  The highest trip generation forecast can be derived from the ITE rates for General 

Industry Building (Code 110).  The daily forecast of 1,488 daily trips would exceed that for other 

uses and would exceed the hypothetical case of Jackrabbit Manufacturing doubling is occupancy 

to 400 persons in 300,000 sf (i.e., 988 daily trips.)   

 

Similarly, the peak hour trip generation forecasts associated with this rate are greater than those 

for other uses, including the doubling of Jackrabbit Manufacturing’s use. 
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The Manufacturing Truck trip generation rates do yield greater estimates for daily truck trips (i.e., 

141 daily truck trips) than do the rates for General Industrial use (i.e., 75 daily truck trips).  To 

present a “worst case” evaluation of project traffic impacts it may be appropriate to assume that 

trucks comprise a higher share of overall daily trip estimate than is suggested by the General 

Industrial data. 

 

Please feel free to contact me if you have any questions or need more information. 

 

Sincerely Yours, 

 

KD Anderson & Associates, Inc. 
 

 

 

 

 

 

Kenneth D. Anderson, P.E. 

President 

 

 

 

 

Attachment: Table 1, Site Plan 
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TABLE 1 

AVERAGE TRIP GENERATION RATES AND FORECASTS 

ITE 

Code Land Use Description Unit Quantity 

Trips per Unit 

Daily 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

110 

General Light Industrial 

ksf 

1 4.96 0.62 0.08 0.70 0.08 0.55 0.63 

Proposed Project  300 1,488 186 24 210 24 165 189 

Trucks only 1 0.25   0.01   0.01 

300 75   3   3 

Automobiles  1,413   207   186 

140 

Manufacturing 

ksf 

1 2.62 0.48 0.14 0.62 0.21 0.46 0.67 

Proposed Project 300 786 144 42 186 63 138 201 

Trucks only 1 0.47   0.03   0.03 

300 141   9   9 

Automobiles  645   177   192 

Manufacturing 

employee 

1 2.47 0.27 0.10 0.37 0.13 0.20 0.33 

Jackrabbit Manufacturing 

in 150,000 sf 
200 494 54 20 74 26 40 66 

Trucks only 1 0.35   0.03   0.02 

200 70   6   4 

Automobiles  424   70   62 

150 

Warehousing 

ksf 

1 1.74 0.13 0.04 0.17 0.05 0.14 0.19 

Proposed Project 300 522 39 12 51 15 42 57 

Trucks only 1 0.60   0.02   0.03 

300 180   6   9 

Automobiles  342   45   48 

154 

High Cube Transload and 

Short-term Storage 

ksf 

1 1.40 0.06 0.02 0.08 0.03 0.07 0.10 

Proposed Project 300 420 18 6 24 9 21 30 

Trucks only 1 0.22   0.02   0.01 

300 66   6   3 

Automobiles  354   18   27 

Source: ITE Trip Generation Manual, 10th Edition 
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