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 __________________________________________________________________________________________________________  

  

STRIVING TOGETHER TO BE THE BEST! 

CEQA Referral 
Initial Study and Notice of Intent to  

Adopt a Negative Declaration 
 

Date:   February 4, 2020 
 
To:   Distribution List (See Attachment A) 
 
From:   Rachel Wyse, Senior Planner, Planning and Community Development 
 
Subject:  REZONE APPLICATION NO. PLN2019-0093 – TENAYA BANQUET HALL 
 
Comment Period: February 4, 2020 – March 9, 2020 
 
Respond By:  March 9, 2020 
 
Public Hearing Date:  Not yet scheduled.  A separate notice will be sent to you when a hearing is scheduled.

 
You may have previously received an Early Consultation Notice regarding this project, and your comments, if provided, 
were incorporated into the Initial Study.  Based on all comments received, Stanislaus County anticipates adopting a 
Negative Declaration for this project.  This referral provides notice of a 30-day comment period during which 
Responsible and Trustee Agencies and other interested parties may provide comments to this Department regarding 
our proposal to adopt the Negative Declaration. 
 
All applicable project documents are available for review at: Stanislaus County Department of Planning and Community 
Development, 1010 10th Street, Suite 3400, Modesto, CA   95354.  Please provide any additional comments to the 
above address or call us at (209) 525-6330 if you have any questions.  Thank you.

 
Applicant:  Purecap Holdings, LLC 
 
Project Location: 2206 Tenaya Drive, on the southeast corner of Mitchell Road and Tenaya 

Drive, in the Modesto area. 
 
APN:   APN: 036-001-048 
 
Williamson Act 
Contract:  N/A 
 
General Plan:  Industrial 
 
Current Zoning: (M) Industrial District  
 
Project Description: Request to rezone a 2.91 acre parcel from an Industrial (M) zoning district 
to a Planned Development (P-D) zoning district to establish a catering and wedding event venue, 
with two separate event spaces, in an existing 34,720 square foot commercial building.  The 
project involves use of 191 off-street (on-site) parking spaces and 54 spaces on property at 2504 
Tenaya Drive (APN 036-020-046), located 0.4 miles away southeast of the project site.   
 
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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REZONE APPLICATION NO. PLN2019-0093 – TENAYA BANQUET HALL 
Attachment A 
 
Distribution List 

 CA DEPT OF CONSERVATION 
Land Resources / Mine Reclamation X STAN CO ALUC 

 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 

 CA RWQCB CENTRAL VALLEY REGION X STAN CO DER 

 CA STATE LANDS COMMISSION X STAN CO ERC 

 CEMETERY DISTRICT  STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

X CITY OF: Modesto  STAN CO PARKS & RECREATION 

 COMMUNITY SERVICES/SANITARY DIST X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION  STAN CO RISK MANAGEMENT 

 COUNTY OF: X STAN CO SHERIFF 

X FIRE PROTECTION DIST: Consolidated X STAN CO SUPERVISOR DIST #:4 Berryhill 

 HOSPITAL DIST:  X STAN COUNTY COUNSEL 

X IRRIGATION DIST: Modesto X StanCOG 

X MOSQUITO DIST: Eastside X STANISLAUS FIRE PREVETION BUREAU 

X MOUNTIAN VALLEY EMERGENCY 
MEDICAL SERVICES X STANISLAUS LAFCO 

 MUNICIPAL ADVISORY COUNCIL:   STATE OF CA SWRBC – DIV OF 
DRINKING WATER DIST. 10 

X PACIFIC GAS & ELECTRIC X SURROUNDING LAND OWNERS 

 POSTMASTER: X TELEPHONE COMPANY: AT&T 

X RAILROAD: Modesto Empire & Traction  TRIBAL CONTACTS 
(CA Government Code §65352.3) 

X SAN JOAQUIN VALLEY APCD  TUOLUMNE RIVER TRUST 

X SCHOOL DIST 1: Modesto  US ARMY CORPS OF ENGINEERS 

 SCHOOL DIST 2:  US FISH & WILDLIFE 

 WORKFORCE DEVELOPMENT  US MILITARY (SB 1462) (7 agencies) 

 STAN CO AG COMMISSIONER  USDA NRCS 

X Modesto-County Airport  WATER DIST: 
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STRIVING TOGETHER TO BE THE BEST! 

STANISLAUS COUNTY 
CEQA REFERRAL RESPONSE FORM 

 
TO:  Stanislaus County Planning & Community Development 
  1010 10th Street, Suite 3400 
  Modesto, CA   95354 
 
FROM:             
 
SUBJECT: REZONE APPLICATION NO. PLN2019-0093 – TENAYA BANQUET HALL 
 
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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 STRIVING TOGETHER TO BE THE BEST! 

CEQA INITIAL STUDY 
Adapted from CEQA Guidelines APPENDIX G Environmental Checklist Form, Final Text, December 30, 2009 

 
1. Project title: Rezone Application No. PLN2019-0093 – 

Tenaya Banquet Hall 
 

2. Lead agency name and address: Stanislaus County 
1010 10th Street, Suite 3400 
Modesto, CA   95354 
 

3. Contact person and phone number: Rachel Wyse, Senior Planner 
(209) 525-6330 

4. Project location: 2206 Tenaya Drive, on the southeast corner of 
Mitchell Road and Tenaya Drive, in the 
Modesto area (APN: 036-001-048). 
 

5. Project sponsor’s name and address: Purecap Holdings, LLC – Roop Purewal 
1400 K Street, Suite 201 
Sacramento, CA 95814 
 

6. General Plan designation: Industrial 

7. Zoning: (M) Industrial 

8. Description of project:  

The project is a request to rezone a 2.91 acre parcel from an Industrial (M) zoning district to a Planned Development 
(P-D) zoning district to establish a catering and wedding event venue, with two separate event spaces, in an existing 
34,720 square foot commercial building.  The project involves use of 191 off-street (on-site) parking spaces and 54 
spaces on property at 2504 Tenaya Drive (APN 036-020-046), located 0.4 miles away southeast of the project site.   
 
The two venues spaces are adjoining and will consist of a wedding ceremony venue with a building occupancy of load 
of 1,127 persons and a banquet facility for receptions, parties, corporate events, and other similar events with an 
occupancy load of 1,274 persons.  The building will include two separate lobby areas, a kitchen and bar facilities.  The 
applicant indicates that the venues will not be occupied concurrently and the maximum occupancy in either venue will 
be less than 999 persons.  
 
Hours of operations will be by appointment on Friday evenings (between 5:00 p.m. and 12:00 a.m.) and on Saturday 
and Sundays (between 10:00 a.m. and 12:00 a.m.).  There would be a maximum of 34 employees on-site.  The applicant 
proposes a max of four events per week, with a maximum of 600 vehicle trips per day or 2,400 trips per week.    

 
9. Surrounding land uses and setting: Industrial business offices to the north across 

Tenaya Drive; a pallet supplier and industrial 
offices to the east across Tenaya Drive; 
business offices to the south; and the Modesto 
City-County Airport property to the west, across 
Mitchell Road. 
 

10. Other public agencies whose approval is required (e.g., 
 permits, financing approval, or participation agreement.): 

City of Modesto 
Stanislaus County Department of Public Works  
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Department of Environmental Resources 
Stanislaus Airport Land Use Commission 
 

11. Attachments: 
 

Negative Declaration 
Maps 
Application Information 
Early Consultation Referral Responses 
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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 checklist on the following pages. 
 
☐Aesthetics ☐ Agriculture & Forestry Resources ☐ Air Quality 

☐Biological Resources ☐ Cultural Resources ☐ Geology / Soils 

☐Greenhouse Gas Emissions ☐ Hazards & Hazardous Materials ☐ Hydrology / Water Quality 

☐ Land Use / Planning ☐ Mineral Resources ☐ Noise 

☐ Population / Housing ☐ Public Services ☐ Recreation 

☐ Transportation  ☐ Utilities / Service Systems ☐ Mandatory Findings of Significance 

☐ Wildfire ☐ Energy  

 
DETERMINATION: (To be completed by the Lead Agency) 
On the basis of this initial evaluation: 

☒  
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.  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 (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) 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. 

 
 
 
Miguel Galvez       January 30, 2020     
Prepared by        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, than 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 Section XVII, “Earlier Analyses,” 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).  References 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. 
 
8)  This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies 
should normally address the questions from this checklist that are relevant to a project’s environmental effects in 
whatever format is selected. 
 
9)  The explanation of each issue should identify: 
 
 a) the significant criteria or threshold, if any, used to evaluate each question; and 
 
 b) the mitigation measure identified, if any, to reduce the impact to less than significant. 
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ISSUES 

 
I.  AESTHETICS – Except as provided in Public Resources 
Code Section 21099, could the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Have a substantial adverse effect on a scenic vista?   X  
b) Substantially damage scenic resources, including, but 
not limited to, trees, rock outcroppings, and historic 
buildings within a state scenic highway? 

  X  

c) In non-urbanized areas, substantially degrade the 
existing visual character or quality of public views of the 
site and its surroundings? (Public views are those that are 
experienced from publicly accessible vantage point). If the 
project is in an urbanized area, would the project conflict 
with applicable zoning and other regulations governing 
scenic quality?  

  X  

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

 
Discussion:  The site itself is not considered to be a scenic resource or unique scenic vista.  The site is currently 
developed with a 34,720 square foot commercial building and a parking lot with 191 parking spaces.  The site is located in 
an area with other developed industrial uses, including a municipal airport (Modesto City – County Airport).  No additional 
lighting is proposed, but standard conditions of approval will be added to this project to address glare from any proposed 
on-site lighting.  No adverse impacts to the existing visual character of the site or its surroundings are anticipated. 
 
Mitigation: None. 
 
References: Application information; Stanislaus County Zoning Ordinance; the Stanislaus County General Plan; and 
Support Documentation1. 
 

 
II.  AGRICULTURE AND FOREST RESOURCES:  In 
determining whether impacts to agricultural resources are 
significant environmental effects, lead agencies may refer 
to the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California 
Department of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland.  In 
determining whether impacts to forest resources, including 
timberland, are significant environmental effects, lead 
agencies may refer to information compiled by the 
California Department of Forestry and Fire Protection 
regarding the state’s inventory of forest land, including the 
Forest and Range Assessment Project and the Forest 
Legacy Assessment project; and forest carbon 
measurement methodology provided in Forest Protocols 
adopted by the California Air Resources Board. -- Would the 
project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Convert Prime Farmland, Unique Farmland, or Farmland 
of Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-
agricultural use? 

  X  

b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract?   X  
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c) Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code section 
12220(g)), timberland (as defined by Public Resources Code 
section 4526), or timberland zoned Timberland Production 
(as defined by Government Code section 51104(g))? 

  X  

d) Result in the loss of forest land or conversion of forest 
land to non-forest use?   X  
e) Involve other changes in the existing environment which, 
due to their location or nature, could result in conversion of 
Farmland, to non-agricultural use or conversion of forest 
land to non-forest use? 

  X  

 
Discussion:  The California Department of Conservation’s Farmland Mapping and Monitoring Program lists the project 
site’s soil as “Urban and Built Up Land.”  The project site was developed with a 34,720 commercial building in 1976.  The 
property is located in an urbanized area and no farmland is being converted with this project.  The project site is located in 
an industrial zone and there are no active Williamson Act Contracts in the surrounding vicinity.  The closest actively farmed 
land is located approximately 6,800 feet to the southeast.  The proposed rezoning from Industrial to Planned Development 
will not result in the loss of forest land as there are no forest in or near the vicinity of the project site.  
 
Mitigation: None. 
 
References: Natural Resources Conservation Service Soil Survey; Application information; Stanislaus Soil Survey 
(1957); California State Department of Conservation Farmland Mapping and Monitoring Program - Stanislaus County 
Farmland 2018; Stanislaus County General Plan and Support Documentation1. 
 

 
III.  AIR QUALITY:  Where available, the significance criteria 
established by the applicable air quality management 
district or air pollution control district may be relied upon to 
make the following determinations. -- Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Conflict with or obstruct implementation of the applicable 
air quality plan?   X  
b) Result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air 
quality standard? 

  X  

c) Expose sensitive receptors to substantial pollutant 
concentrations?   X  
d) Result in other emissions (such as those odors adversely 
affecting a substantial number of people?   X  

 
Discussion:   The proposed project is located within the San Joaquin Valley Air Basin (SJVAB) and, therefore, falls under 
the jurisdiction of the San Joaquin Valley Air Pollution Control District (SJVAPCD).  In conjunction with the Stanislaus Council 
of Governments (StanCOG), the SJVAPCD is responsible for formulating and implementing air pollution control strategies.  
The SJVAPCD’s most recent air quality plans are the 2007 PM10 (respirable particulate matter) Maintenance Plan, the 
2008 PM2.5 (fine particulate matter) Plan, and the 2007 Ozone Plan.  These plans establish a comprehensive air pollution 
control program leading to the attainment of state and federal air quality standards in the SJVAB, which has been classified 
as “extreme non-attainment” for ozone, “attainment” for respirable particulate matter (PM-10), and “non-attainment” for PM 
2.5, as defined by the Federal Clean Air Act. 

The primary source of air pollutants generated by this project would be classified as being generated from "mobile" sources.  
Mobile sources would generally include dust from roads, farming, and automobile exhausts.  Mobile sources are generally 
regulated by the Air Resources Board of the California EPA which sets emissions for vehicles and acts on issues regarding 
cleaner burning fuels and alternative fuel technologies.  As such, the District has addressed most criteria air pollutants 
through basin wide programs and policies to prevent cumulative deterioration of air quality within the Basin.  The project will 
increase traffic in the area and, thereby, impacting air quality.   
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Potential impacts on local and regional air quality are anticipated to be less than significant, falling below SJVAPCD 
thresholds, as a result of the nature of the proposed project and project’s operation after construction.  Implementation of 
the proposed project would fall below the SJVAPCD significance thresholds for both short-term construction and long-term 
operational emissions, as discussed below.  Because construction and operation of the project would not exceed the 
SJVAPCD significance thresholds, the proposed project would not increase the frequency or severity of existing air quality 
standards or the interim emission reductions specified in the air plans. 

The project was referred to the SJVAPCD and the Air District has not provided a project referral response.  However, the 
project will serve a maximum of 999 persons per event and will hold a max of four events per week, which equals a maximum 
600 trips per day or 2,400 trips per week.  This is below the Air District’s threshold for commercial uses of 1,673 trips per 
day, indicating that implementation of the proposed project would fall below the District’s thresholds of significance for both 
short-term construction and long term operational emissions. 

For these reasons, the proposed project would be consistent with the applicable air quality plans.  Also, the proposed project 
would not conflict with applicable regional plans or policies adopted by agencies with jurisdiction over the project and would 
be considered to have a less than significant impact. 

Construction activities associated with the proposed project would consist primarily of internal structural tenant 
improvements.  These activities would not require any substantial use of heavy-duty construction equipment and would 
require little or no demolition or grading as the site is already developed and considered to be topographically flat.  
Consequently, emissions would be minimal.  Furthermore, all construction activities would occur in compliance with all 
SJVAPCD regulations; therefore, construction emissions would be less than significant. 

Mitigation:  None. 
 
References: San Joaquin Valley Air Pollution Control District - Regulation VIII Fugitive Dust/PM-10 Synopsis; 
www.valleyair.org; and the Stanislaus County General Plan and Support Documentation1 

 
 
IV.  BIOLOGICAL RESOURCES -- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified as 
a candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

  X  

b) Have a substantial adverse effect on any riparian habitat 
or other sensitive natural community identified in local or 
regional plans, policies, regulations, or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

  X  

c) Have a substantial adverse effect on state or federally 
protected wetlands (including, but not limited to, marsh, 
vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means? 

  X  

d) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, 
or impede the use of native wildlife nursery sites? 

  X  

e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

  X  
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f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, 
or other approved local, regional, or state habitat 
conservation plan? 

  X  

 
Discussion:   The project is located within the Riverbank Quad of the California Natural Diversity Database.  There are 
five species which are state or federally listed threatened (Swainson’s hawk, Vernal pool fairy shrimp, steelhead – Central 
Valley DPS, Chinook Salmon Central Valley fall/late fall run ESU, and Valley Elderberry longhorn beetle) and one 
endangered species (Vernal pool fairy shrimp) within the Riverbank California Natural Diversity Database Quad.  There is 
a very low likelihood that these species are present on the project site as the subject land has been disturbed and developed 
since 1976 with a 34,720 square foot commercial building and a 191-space parking lot.  The surrounding properties have 
also been developed with industrial and commercial uses. 
 
Consequently, it does not appear this project will result in impacts to endangered species or habitats, locally designated 
species, or wildlife dispersal or mitigation corridors.  There is no known sensitive or protected species or natural community 
located on the site.  The project will not conflict with a Habitat Conservation Plan, a Natural Community Conservation Plan, 
or other locally approved conservation plans.  Impacts to endangered species or habitats, locally designated species, or 
wildlife dispersal or mitigation corridors are considered to be less than significant. 
 
An early consultation was referred to the California Department of Fish and Wildlife (formerly the Department of Fish and 
Game) and no response was received. 
 
Mitigation: None. 
 
References: California Department of Fish and Wildlife’s Natural Diversity Database Quad Species List; Stanislaus 
County General Plan and Support Documentation1; Application information. 
 

 
V.  CULTURAL RESOURCES -- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With 
Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Cause a substantial adverse change in the significance of 
a historical resource pursuant to in § 15064.5? 

  X  

b) Cause a substantial adverse change in the significance of 
an archaeological resource pursuant to § 15064.5? 

  X  

c) Disturb any human remains, including those interred 
outside of formal cemeteries? 

  X  

 
Discussion:  A records search formulated by the Central California Information Center (CCIC) indicated that there was a 
low probability of discovery of prehistoric or historic resources on-site; nor have any cultural resources been discovered or 
reported in the immediate vicinity.   
 
A referral response received from the California Native American Heritage Commission (NAHC) provided an overview of 
the requirements for tribal consultation under CA Assembly Bill 52 and Senate Bill 18.  This project was referred to the tribes 
listed with the NAHC, however, no response from any of the notified tribes were received.  It does not appear that this 
project will result in significant impacts to any archaeological or cultural resources.  The project site is already developed, 
and the proposed construction is within the area which has already been disturbed.  Standard development standards 
regarding the discovery of cultural resources during the construction process will be added to the project.   
 
Mitigation: None. 
 
References: Application Information; Central California Information Center Report for the project site, dated November 
6, 2019; Stanislaus County General Plan and Support Documentation1 
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VI.  ENERGY. -- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Result in potentially significant environmental impact 
due to wasteful, inefficient, or unnecessary consumption of 
energy resources, during project construction or 
operation?  

  X  

b) Conflict with or obstruct a state or local plan for 
renewable energy or energy efficiency?    X  

 
Discussion:  The project consists of rezoning a developed parcel from industrial to planned development to establish a 
wedding venue and banquet facility.  The project will utilize an existing 34,720 square foot commercial building and no 
expansion of the structure is proposed.  The proposed hours of operation are select Fridays (between 5:00 p.m. and 12:00 
a.m. by appointment) and Saturdays & Sundays (between 10:00 a.m. and 12:00 a.m.).  Approximately 15,031 square feet 
of the facility will be utilized as assembly area, with less than 999 occupants in attendance at any one time. 
 
CEQA Guidelines Appendix F states that energy consuming equipment and processes, which will be used during 
construction or operation such as: energy requirements of the project by fuel type and end use, energy conservation 
equipment and design features, energy supplies that would serve the project, total estimated daily vehicle trips to be 
generated by the project, and the additional energy consumed per trip by mode, shall be taken into consideration when 
evaluating energy impacts.  Additionally, the project’s compliance with applicable state or local energy legislation, policies, 
and standards must be considered.   
 
A Development Standard will be added to this project to address compliance with Title 24, Green Building Code, which 
includes energy efficiency requirements. Additionally, all interior and exterior lighting will be LED.  It does not appear this 
project will result in significant impacts to the wasteful, inefficient, or unnecessary consumption of energy resources.  The 
project was referred to the San Joaquin Valley Air Pollution Control District, but no response has been received.  
 
It does not appear this project will result in significant impacts to the wasteful, inefficient, or unnecessary consumption of 
energy resources. 
 
Mitigation:  None. 

References: Application information; 2016 California Green Building Standards Code Title 24, Part 11(Cal Green); 2016 
California Energy Code Title 24, Part 6; Stanislaus County General Plan and Support Documentation1 

 
VII.  GEOLOGY AND SOILS -- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Directly or indirectly cause potential substantial adverse 
effects, including the risk of loss, injury, or death involving:   X  
 i) Rupture of a known earthquake fault, as 
delineated on  the most recent Alquist-Priolo Earthquake 
Fault Zoning  Map issued by the State Geologist for the 
area or based  on other substantial evidence of a known 
fault?  Refer  to Division of Mines and Geology Special 
Publication 42. 

  X  

 ii) Strong seismic ground shaking?   X  
 iii) Seismic-related ground failure, including 
 liquefaction?   X  
 iv) Landslides?   X  
b) Result in substantial soil erosion or the loss of topsoil?   X  
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c) Be located on a geologic unit or soil that is unstable, or 
that would become unstable as a result of the project, and 
potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

  X  

d) Be located on expansive soil, as defined in Table 18-1-B 
of the Uniform Building Code (1994), creating substantial 
direct or indirect risks to life or property? 

  X  

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative waste water disposal systems 
where sewers are not available for the disposal of waste 
water? 

  X  

f) Directly or indirectly destroy a unique paleontological 
resource or site or unique geologic feature?    X  

 
Discussion:  The USDA Natural Resources Conservation Service’s Eastern Stanislaus County Soil Survey indicates that 
the property is made up of Hanford fine sandy loam, moderately deep over silt, 0 to 1 percent slope (HbpA).   
 
As contained in Chapter 5 of the General Plan Support Documentation, the areas of the County subject to significant 
geologic hazard are located in the Diablo Range, west of Interstate 5; however, as per the California Building Code, all of 
Stanislaus County is located within a geologic hazard zone (Seismic Design Category D, E, or F) and a soils test may be 
required at building permit application.  Results from the soils test will determine if unstable or expansive soils are present.  
If such soils are present, special engineering of the structure will be required to compensate for the soil deficiency.  Any 
structures resulting from this project will be designed and built according to building standards appropriate to withstand 
shaking for the area in which they are constructed.   
 
The project site is not located near an active fault or within a high earthquake zone.  Landslides are not likely due to the flat 
terrain of the area. 
 
DER, Public Works, and the Building Permits Division review and approve any building or grading permit to ensure their 
standards are met.  Development Standards regarding these standards will be applied to the project and will be triggered 
when a building permit is requested.  Construction activities associated with the proposed project would consist primarily of 
internal structural tenant improvements and would require little or no demolition or grading as the site is already developed 
and considered to be topographically flat.   
 
Mitigation: None. 
 
References: USDA Natural Resources Conservation Service’s Eastern Stanislaus County Soil Survey; Stanislaus 
County General Plan and Support Documentation1 

 
 
VIII.  GREENHOUSE GAS EMISSIONS -- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment? 

  X  

b) Conflict with an applicable plan, policy or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gases? 

  X  

 
Discussion:  The principal Greenhouse Gasses (GHGs) are carbon dioxide (CO2), methane (CH4), nitrous oxide (N2O), 
sulfur hexafluoride (SF6), perfluorocarbons (PFCs), hydrofluorocarbons (HFCs), and water vapor (H2O).  CO2 is the 
reference gas for climate change because it is the predominant greenhouse gas emitted.  To account for the varying 
warming potential of different GHGs, GHG emissions are often quantified and reported as CO2 equivalents (CO2e).  In 
2006, California passed the California Global Warming Solutions Act of 2006 (Assembly Bill [AB] No. 32), which requires 
the California Air Resources Board (ARB) design and implement emission limits, regulations, and other measures, such 
that feasible and cost-effective statewide GHG emissions are reduced to 1990 levels by 2020. 
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This project proposes to rezone the land use from Industrial to Planned Development to establish a catering and event 
venue.  The maximum number of employees per shift will be 35, no more than 999 patrons and employees will occupy the 
premises during peak times; and one truck delivery per day maximum is estimated, for a maximum of seven truck-trips per 
week.   
 
The Air District was provided a project referral and no referral response was received indicating that proposal would result 
in green gas emissions resulting in an impact on the environment or conflict with the District’s Plan for reducing emissions 
of greenhouse gases.  
 
Mitigation: None. 
 
References: Application information; Stanislaus County General Plan and Support Documentation1 

 
 
IX.  HAZARDS AND HAZARDOUS MATERIALS -- Would the 
project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Create a significant hazard to the public or the 
environment through the routine transport, use, or disposal 
of hazardous materials? 

  X  

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? 

  X  

c) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 
one-quarter mile of an existing or proposed school? 

  X  

d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, would it 
create a significant hazard to the public or the 
environment? 

  X  

e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two miles 
of a public airport or public use airport, would the project 
result in a safety hazard or excessive noise for people 
residing or working in the project area? 

  X  

f) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan? 

  X  

g) Expose people or structures, either directly or indirectly, 
to a significant risk of loss, injury or death involving 
wildland fires? 

  X  

 
Discussion:  The proposed project will consist of amending the zoning designation from Industrial to Planned Development 
to establish a wedding venue and banquet facility.  Per the application, the operation will not include or generate any 
hazardous wastes associated with the project.  Additionally, Chapter 6.95 of the California Health and Safety Code requires 
businesses that use, handle, or store hazardous materials above an identified threshold to submit a Hazardous Materials 
Business Plan.  The applicant is required to use, store, and dispose of any hazardous materials in accordance with all 
applicable federal, state, and local regulations.  The County Department of Environmental Resources is responsible for 
overseeing hazardous materials and has not indicated any particular concerns in this area.   
 
The project site is not listed on the EnviroStor database managed by the CA Department of Toxic Substances Control.  The 
site is located in a Local Responsibility Area (LRA) for fire protection and is served by Stanislaus Consolidated Fire 
Protection District.  The project was referred to the Fire District, who did not respond with comments. 
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The project site is located within the following areas of the Modesto City-County Airport:  
 

1) Referral Area of the Airport Influence Area (AIA) 
2) Safety Zone (6)  
3) Noise Compatibility Zone 60-65 db CNEL 
4) Avigation Easement Area  
5) Airspace Protection Zone  

 
The Stanislaus County Airport Land Use Commission staff provided a project referral response letter dated December 19, 
2019, indicating that Major Assembly Facilities which serve 1,000 persons or more are only considered to be compatible 
uses in Safety Zone 6 when located ½ mile or more away from the runway.  The project site is only located .17 miles from 
the runway and accordingly, events which serve more than 1,000 people are not considered to be a compatible use.  Indoor 
Large Assembly Facilities which serve 999 persons or less are only considered to be conditionally compatible uses in Safety 
Zone 6 provided there are no more than 15 square feet per person of assembly space.   
 
The project site is located within Noise Compatibility Zone 60-65 dB CNEL which requires that the outside aircraft noise be 
no louder in the interior of the building than CNEL 45 dB.  Noise reducing improvements may be required to achieve this 
interior noise maximum.  
 
The project site is located within the Avigation Easement area identified in the ALUCP for the Modesto City-County Airport. 
The project proponent is to contact the Modesto City-County Airport to determine if they will require recording of this 
easement as a condition of approval (Development Standard) for the project request. 
 
Additionally, based on FAR Part 77, Subpart B, the FAA shall be notified of any proposed construction or alteration having 
a height greater than an imaginary surface extending 50 feet outward and 1 foot upward (slope of 50 to 1) for a distance of 
10,000 feet from the nearest point of any runway.  Beyond FAA Height Notification Area boundary, any object taller than 
200 feet or including reflective surfaces also requires FAA notification.  To resolve any uncertainties with regard to the 
significance of the above types of flight hazards, Local Agencies should consult with FAA and the airport manager. 
 
All of these requirements will be added as development standards.  Therefore, no significant impacts associated with 
hazards or hazardous materials are anticipated to occur as a result of the proposed project. 
 
Mitigation: None. 
 
References: Stanislaus County ALUC response letter dated December 19, 2019, Stanislaus County General Plan and 
Support Documentation1. 
 

 
X.  HYDROLOGY AND WATER QUALITY -- Would the 
project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Violate any water quality standards or waste discharge 
requirements or otherwise substantially degrade surface or 
ground water quality? 

  X  

b) Substantially decrease groundwater supplies or interfere 
substantially with groundwater recharge such that the 
project may impede sustainable groundwater management 
of the basin? 

  X  

c) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the course 
of a stream or river or through the addition of impervious 
surfaces, in a manner which would: 
 

  X  

(i) result in substantial erosion or siltation on – or off-site;   X  
(ii) substantially increase the rate of amount of surface 
runoff in a manner which would result in flooding on- or off-
site; 

  X  
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(iii) create or contribute runoff water which would exceed 
the capacity of existing or planned stormwater drainage 
systems or provide substantial additional sources of 
polluted runoff; or 

  X  

(iv) impede or redirect flood flows?    X  
d) In flood hazard, tsunami, or seiche zones, risk release of 
pollutants due to project inundation?    X  
e) Conflict with or obstruct implementation of a water 
quality control plan or sustainable groundwater 
management plan?  

  X  

 
Discussion:  Areas subject to flooding have been identified in accordance with the Federal Emergency Management Act 
(FEMA).  The project site is located in FEMA Flood Zone X, which includes areas determined to be outside the 0.2% annual 
chance floodplains.   
 
Although there is a positive storm drain in this area, the storm water shall be kept on site according to current County 
Stormwater Standards.  All flood zone requirements will be addressed by the Building Permits Division during the building 
permit process.  By virtue of use of the existing paved parking lot, the current absorption patterns of water upon this property 
will not be altered; however, current standards require that all of a project’s stormwater be maintained on-site and, as such, 
a Grading and Drainage Plan may be included in this project’s conditions of approval, as required by the Stanislaus County 
Public Works Department.   
 
The landscaping associated with the project will need to meet state standards for water efficiency and is not expected to 
have significant effects on groundwater supplies. 
 
As a result of the development standards required for this project, impacts associated with drainage, water quality, and 
runoff are expected to have a less than significant impact.   
 
Mitigation: None. 
 
References: FEMA Flood Map Service Center; Application Information; Stanislaus County General Plan and Support 
Documentation1 

 
 
XI.  LAND USE AND PLANNING -- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Physically divide an established community?   X  
b) Cause a significant environmental impact due to a 
conflict with any land use plan, policy, or regulation 
adopted for the purpose of avoiding or mitigating an 
environmental effect? 

  X  

 
Discussion:  The project site (APN 036-001-048) is designated Industrial by the Stanislaus County General Plan land use 
diagrams and zoned M (Industrial).  This is a request to amend the zoning designation of Industrial (M) to Planned 
Development to establish a wedding venue and banquet facility in a 34,720 square foot commercial building on a 2.91-acre 
parcel.  Social halls, churches, community centers, and club houses are permitted by right in the Industrial zoning district, 
so as long as they can meet all development standards of the zoning district.  The Planned Development Zoning District 
provides opportunities for creative and cohesive design concepts.  The Planned Development District allows modification 
of requirements established in other districts, while ensuring compliance with, and implementation of the General Plan.  
Development standards are established for each Planned Development District by development plan.  The proposed 
Planned Development standards will allow use of the existing commercial building with the incorporation of existing off-site 
parking spaces on property at 2504 Tenaya Drive (APN 036-001-048).  As the proposed use will be operated during “down 
times” of the surrounding industrial businesses, any conflicts in use and operation are offset and minimized. 
 
The project will not physically divide an established community nor conflict with any habitat conservation plans. 
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Mitigation: None. 
 
References: Referral response from City of Modesto dated January 13, 2020; Stanislaus County General Plan and 
Support Documentation1 

 
 
XII.  MINERAL RESOURCES -- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Result in the loss of availability of a known mineral 
resource that would be of value to the region and the 
residents of the state? 

   X 

b) Result in the loss of availability of a locally-important 
mineral resource recovery site delineated on a local general 
plan, specific plan or other land use plan? 

   X 

 
Discussion:  The location of all commercially viable mineral resources in Stanislaus County has been mapped by the State 
Division of Mines and Geology in Special Report 173.  There are no known significant resources on the site, nor is the 
project site located in a geological area known to produce resources. 
 
Mitigation: None. 
 
References: Stanislaus County General Plan and Support Documentation1 

 
 
XIII.  NOISE -- Would the project result in: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Generation of a substantial temporary or permanent 
increase in ambient noise levels in the vicinity of the project 
in excess of standards established in the local general plan 
or noise ordinance, or applicable standards of other 
agencies? 

  X  

b) Generation of excessive groundborne vibration or 
groundborne noise levels?   X  
c) For a project located within the vicinity of a private 
airstrip or an airport land use plan or, where such a plan has 
not been adopted, within two miles of a public airport or 
public use airport, would the project expose people residing 
or working in the project area to excessive noise levels? 

  X  

 
Discussion:  The Stanislaus County General Plan identifies noise levels up to 70 dB Ldn (or CNEL) as the normally 
acceptable level of noise for industrial, manufacturing, utilities and agricultural uses.  On-site grading and construction 
resulting from this project may result in a temporary increase in the area’s ambient noise levels; however, noise impacts 
associated with on-site activities and traffic are not anticipated to exceed the normally acceptable level of noise.  Moreover, 
the site’s operating hours are limited to between 5:00 p.m. to 12:00 a.m. on select Fridays and between 10 a.m. to 12:00 
a.m. on select Saturdays and Sundays on an appointment basis.  The site itself is impacted by the noise generated from 
Mitchell Road, the Modesto City-County Airport and adjacent industrial uses.  As such, the project will be conditioned to 
abide by County regulations related to hours and days of construction. 
 
As described earlier, the ALUC Commission staff commented that the project site is located within Noise Compatibility Zone 
60-65 dB CNEL which requires that the outside aircraft noise be no louder in the interior of the building than CNEL 45 dB.  
Noise reducing improvements may be required to achieve this interior noise maximum.  
 
Mitigation: None. 
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References: Stanislaus County ALUC response letter dated December 19, 2019; Stanislaus County General Plan and 
Support Documentation1 

 
 
XIV.  POPULATION AND HOUSING -- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Induce substantial unplanned population growth in an 
area, either directly (for example, by proposing new homes 
and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)? 

  X  

b) Displace substantial numbers of existing people or 
housing, necessitating the construction of replacement 
housing elsewhere? 

  X  

 
Discussion:  The site is not included in the vacant sites inventory for the 2016 Stanislaus County Housing Element, which 
covers the 5th cycle Regional Housing Needs Allocation (RHNA) for the county and will therefore not impact the County’s 
ability to meet their RHNA.  No population growth will be induced nor, will any existing housing be displaced as a result of 
this project. 
 
Mitigation: None. 
 
References: Stanislaus County General Plan and Support Documentation1 

 
 
XV.  PUBLIC SERVICES -- Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Would the project result in the substantial adverse 
physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or 
physically altered governmental facilities, the construction 
of which could cause significant environmental impacts, in 
order to maintain acceptable service ratios, response times 
or other performance objectives for any of the public 
services: 

  X  

Fire protection?   X  
Police protection?   X  
Schools?   X  
Parks?   X  
Other public facilities?   X  

 
Discussion:  The County has adopted Public Facilities Fees, as well as Fire Facility Fees on behalf of the appropriate fire 
district, to address impacts to public services.  No new buildings are proposed as part of this project.  However, should any 
construction occur on the property in the future, all adopted public facility fees will be required to be paid at the time of 
building permit issuance. 
 
This project was circulated to all applicable school, fire, police, irrigation, and public works departments and districts during 
the early consultation referral period and no concerns were identified with regard to public services.  Modesto Irrigation 
District (MID) indicated that a forty foot right-of-way is located adjacent immediately south of the subject site.  Additionally, 
the District has existing electrical facilities within and adjacent to the project area that shall be protected.  These responses 
will be reflected as development standard and applied to the project. 
 
Mitigation: None. 
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References: City of Modesto Response letter dated January 13, 2020; Modesto Irrigation District letter dated January 
6, 2020; Stanislaus County General Plan and Support Documentation1 

 

 
XVI.  RECREATION -- Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Would the project increase the use of existing 
neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the 
facility would occur or be accelerated? 

  X  

b) Does the project include recreational facilities or require 
the construction or expansion of recreational facilities 
which might have an adverse physical effect on the 
environment? 

  X  

 
Discussion:  This project will not increase demands for recreational facilities, as such impacts typically are associated with 
residential development. 
 
Mitigation: None. 
 
References: Stanislaus County General Plan and Support Documentation1 

 
 
XVII.  TRANSPORATION-- Would the project: Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Conflict with a program plan, ordinance or policy 
addressing the circulation system, including transit, 
roadway, bicycle and pedestrian facilities? 

  X  

b) Would the project conflict or be inconsistent with CEQA 
Guidelines section 15064.3, subdivision (b)?   X  
c) Substantially increase hazards due to a geometric design 
feature (e.g., sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)? 

  X  

d) Result in inadequate emergency access?   X  
 
Discussion:  The project proposes to rezone a 2.91 acre parcel zoned Industrial (M) to Planned Development to establish 
two separate venue facilities.  A maximum of thirty-four employees and up to 840 guests are expected at the site at any one 
time during its operation.  The project will serve a maximum of 999 persons per event and will hold a max of four events per 
week, which equals a maximum 600 trips per day or 2,400 trips per week.  The project will receive access via County-
maintained Tenaya Drive.  Increased traffic resulting from the proposed use of the site will distributed among this property 
and the off-site parking lot at 2504 Tenaya Drive, located 0.4 miles to the southeast.  The project was referred to Caltrans, 
the City of Modesto and Stanislaus County Public Works department and none of the agencies identified a concern with 
traffic and circulation; therefore, staff has no evidence to support that this project will significantly impact Tenaya Drive or 
Mitchell Road. 
 
Mitigation: None. 
 
References: Referral response from Caltrans District 10 dated December 27, 2019; Referral response from the 
Stanislaus County Public Works Department dated December 13, 2019; Referral response from the City of Modesto dated 
January 13, 2020; Stanislaus County General Plan and Support Documentation1. 
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XIX.  UTILITIES AND SERVICE SYSTEMS -- Would the 
project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Require or result in the relocation or construction of new 
or expanded water, wastewater treatment or storm water 
drainage, electric power, natural gas, or 
telecommunications facilities, the construction or 
relocation of which could cause significant environmental 
effects? 

  X  

b) Have sufficient water supplies available to serve the 
project and reasonably foreseeable future development 
during normal, dry and multiple dry years? 

  X  

c) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it has 
adequate capacity to serve the project’s projected demand 
in addition to the provider’s existing commitments? 

  X  

d) Generate solid waste in excess of State or local 
standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment of solid 
waste reduction goals?  

  X  

e) Comply with federal, state, and local management and 
reduction statutes and regulations related to solid waste?   X  

 
Discussion:  Limitations on providing services have not been identified.  The project proposes to utilize City of Modesto for 
water and wastewater service.  Any proposed upgrades to existing service connections may be allowed as approved by the 
City of Modesto.  The Department of Public Works will review and approve any proposed grading and drainage plans prior 
to construction.  Development Standards will be added to the project to reflect this requirement.   
 
Mitigation: None. 
 
References: Referral Response Letter from the City of Modesto dated January 13, 2010; Stanislaus County General 
Plan and Support Documentation1 

 

 
XX.  WILDFIRE – If located in or near state responsibility 
areas or lands classified as very high fire hazard severity 
zones, would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Substantially impair an adopted emergency response 
plan or emergency evacuation plan?    X  
b) Due to slope, prevailing winds, and other factors, 
exacerbate wildfire risks, and thereby expose project 
occupants to, pollutant concentrations from a wildfire or the 
uncontrolled spread of a wildfire?  

  X  

c) Require the installation of maintenance of associated 
infrastructure (such as roads, fuel breaks, emergency water 
sources, power lines or other utilities) that may exacerbate 
fire risk or that may result in temporary or ongoing impacts 
to the environment?  

  X  

d) Expose people or structures to significant risks, 
including downslope or downstream flooding or landslides, 
as a result of runoff, post-fire slope instability, or drainage 
changes?  

  X  

 
Discussion.  The Stanislaus County Local Hazard Mitigation Plan identifies risks posed by disasters and identifies ways to 
minimize damage from those disasters.  With the Wildfire Hazard Mitigation Activities of this plan in place, impacts to an 
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adopted emergency response plan or emergency evacuation plan are anticipated to be less than significant.  The terrain of 
the site is relatively flat, developed in and urbanized area and the site has access to a County-maintained road.  The site is 
located in a Local Responsibility Area (LRA) for fire protection and is served by Consolidated Fire Protection District.  The 
project was referred to the District who did not respond with any comments.   
 
Development Standards will be applied to require that all construction must comply with current adopted fire code, including 
the payment of fire service impact mitigation fees, on-site water supply and infrastructure for fire protection, and emergency 
vehicle access.  California Building Code establishes minimum standards for the protection of life and property by increasing 
the ability of a building to resist intrusion of flame and embers.  Wildfire risk and risks associated with postfire land changes 
are considered to be less than significant. 
 
Mitigation: None. 
 
References: Stanislaus County General Plan and Support Documentation1 

 
 
XXI.  MANDATORY FINDINGS OF SIGNIFICANCE -- Potentially 

Significant 
Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Does the project have the potential to substantially 
degrade the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, cause a fish 
or wildlife population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, 
substantially reduce the number or restrict the range of a 
rare or endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory? 

  X  

b) Does the project have impacts that are individually 
limited, but cumulatively considerable?  (“Cumulatively 
considerable” means that the incremental effects of a 
project are considerable when viewed in connection with 
the effects of past projects, the effects of other current 
projects, and the effects of probable future projects.) 

  X  

c) Does the project have environmental effects which will 
cause substantial adverse effects on human beings, either 
directly or indirectly? 

  X  

 
Discussion:  Review of this project has not indicated any features which might significantly impact the environmental quality 
of the site and/or the surrounding area.  The existing building is located in an area already developed with industrial uses. 
 
Mitigation: None. 
 
References: Initial Study; Stanislaus County General Plan and Support Documentation1 

 
 
 
 
 
 
 
 

 
 
 1Stanislaus County General Plan and Support Documentation adopted in August 23, 2016, as amended.  Housing 
Element adopted on April 5, 2016. 
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NEGATIVE DECLARATION 
 
NAME OF PROJECT:  Rezone Application No. PLN2019-0093 – Tenaya Banquet 

Hall 
 
LOCATION OF PROJECT:  2206 Tenaya Drive, on the southeast corner of Mitchell 

Road and Tenaya Drive, in the Modesto area  
     (APN: 036-001-048). 
 
PROJECT DEVELOPERS:  Purecap Holdings, LLC – Roop Purewal 
     1400 K Street, Suite 201 
     Sacramento, CA 95814 
 
DESCRIPTION OF PROJECT: Request to rezone a 2.91 acre parcel from an Industrial (M) zoning 

district to a Planned Development (P-D) zoning district to establish 
a catering and wedding event venue, with two separate event 
spaces, in an existing 34,720 square foot commercial building.  
The project involves use of 191 off-street (on-site) parking spaces 
and 54 spaces on property at 2504 Tenaya Drive (APN 036-020-
046), located 0.4 miles away southeast of the project site.   

 
Based upon the Initial Study, dated January 30, 2020, the Environmental Coordinator finds as 
follows: 
 
1. This project does not have the potential to degrade the quality of the environment, nor to 

curtail the diversity of the environment. 
 
2. This project will not have a detrimental effect upon either short-term or long-term 

environmental goals. 
 
3. This project will not have impacts which are individually limited but cumulatively 

considerable. 
 
4. This project will not have environmental impacts which will cause substantial adverse 

effects upon human beings, either directly or indirectly. 
 
The Initial Study and other environmental documents are available for public review at the 
Department of Planning and Community Development, 1010 10th Street, Suite 3400, Modesto, 
California. 
 
Initial Study prepared by: Miguel Galvez, Deputy Director 
 
Submit comments to:  Stanislaus County 

Planning and Community Development Department 
1010 10th Street, Suite 3400 
Modesto, California   95354 
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ZONING MAP
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2017 AERIAL AREA MAP

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS,
AeroGRID, IGN, and the GIS User Community
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2017 AERIAL SITE MAP

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS,
AeroGRID, IGN, and the GIS User Community
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REZONE APPLICATION FOR

2206 TENAYA DRIVE, MODESTO, CA, 95354

A.P.N.: 036-001-048

BUILDING OWNER
PURECAP HOLDINGS, LLC.
ROOP PUREWAL
1400 K STREET, SUITE 201
SACRAMENTO, CA 95814
PH. (916) 834-2172

ARCHITECT
COMMERCIAL ARCHITECTURE, INC.
TED BRANDVOLD
616 14th STREET
MODESTO, CA   95354
PH. (209) 571-8158
FAX (209) 571-8160

PROJECT LOCATION
2206 TENAYA DRIVE

MODESTO, CA   95354

A.P.N.: 036-001-048

NORTH
PLAN
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DRAWING TITLE

ELEVATION HEIGHT

NORTH

+ 0'-0"
FINISH FLOOR

#

A-X

X

SCALE: 1/4" = 1'-0" 

FINISH DESIGNATION

EQUIPMENT IDENTIFICATION

#

FIXTURE IDENTIFICATION

#

WINDOW IDENDIFICATION

#

DOOR IDENTIFICATION

KEYED NOTES

#

#

#

ROOM IDENTIFICATION name
#

ADDENDUM NUMBER
REVISED AREA CLOUD

ELEVATION HEIGHT
REFERENCE POINT

FINISH IDENTIFICATION NUMBER

EQUIPMENT IDENTIFICATION NUMBER

FIXTURE IDENTIFICATION NUMBER

WINDOW IDENTIFICATION NUMBER

DOOR IDENTIFICATION NUMBER

KEYED NOTE

ROOM DESIGNATION
ROOM IDENTIFICATION NUMBER

DRAWING SCALE

DRAWING IDENTIFICATION

NORTH ARROW

INTERIOR ELEVATION

SECTION

DETAIL

A-X

X

X

XX

A-X

X

INTERIOR ELEVATION NUMBER

DRAWING NUMBER LOCATION

SECTION NUMBER

DRAWING NUMBER LOCATION

VIEW DIRECTION

DETAIL NUMBER

DRAWING NUMBER LOCATION
CUT DIRECTION

CODE DATA

VICINITY MAP

PROJECT TEAM

ARCHITECTURAL SYMBOL LEGEND

REVISIONS

DRAWING INDEX

BUILDING AREA ANALYSIS

REQUIRED PLUMBING FIXTURES

OCCUPANCY
TYPE

TOTAL OCCUPANT LOAD
PER CPC TABLE 422A

MALE FEMALE UNISEX

WC UR LAV WC LAV WC LAV DF SS

A-2

ASSEMBLY

1022

(511 M / 511 F)

5 4 4 9 5 -- -- 1 1

B

BUSINESS

21

(11 M / 11 F)

1 1 1 1 1 -- -- 1 1

SUPPLIED PLUMBING FIXTURES

OCCUPANCY
TYPE

OCCUPANT LOAD
PER GENDER

MALE FEMALE UNISEX

WC UR LAV WC LAV WC LAV DF SS

A-2

ASSEMBLY

511 5 4 4 9 5 -- -- * 1

B

BUSINESS

11 ** ** ** ** ** 1 1 * 1

* PER 2016 CPC 415.2, WHERE FOOD AND DRINK IS CONSUMED INDOORS, WATER STATIONS SHALL BE
PERMITTED TO BE SUBSTITUTED FOR DRINKING FOUNTAINS.  PLEASE SEE KITCHEN EQUIPMENT 
DRAWINGS FOR LOCATION OF PROPOSED WATER STATIONS

** PER 2016 CPC 422.2, EXCEPTION 3, BUSINESS OCCUPANT LOAD LESS THAN 50

ASSESSOR'S PARCEL NUMBER: 036-001-048

PROJECT ADDRESS: 2206 TENAYA DRIVE
MODESTO, CA   95354

PROJECT JURISDICTION: STANISLAUS COUNTY
STANISLAUS COUNTY DEPT. OF ENVIRONMENTAL HEALTH

ZONING: EXISTING M
PROPOSED PD

GENERAL PLAN DESIGNATION: INDUSTRIAL

SITE AREA: 126,986 SF / 2.91 ACRES

BUILDING AREA & OCCUPANCY: ASSEMBLY A-2 30,650 SF
BUSINESS B               4,070 SF

34,720 SF

TYPE OF CONSTRUCTION: VB
CBC CHAPTER 6

FIRE SPRINKLERS: YES

STORIES: 1 STORY

BASE ALLOWABLE BUILDING AREA: ALLOWABLE AREA OF A-2 OCCUPANCY WITH SPRINKLERS
2016 CBC TABLE 506.2 24,000 SF

ALLOWABLE AREA OF B OCCUPANCY WITH SPRINKLERS
36,000 SF

ALLOWABLE AREA INCREASE: W1 NORTH 250'-0" - 20'-0" = 230'-0" (SUB 30'-0")
FONTAGE INCREASE W2 EAST   50'-0" - 20'-0" = 30'-0"
2016 CBC 506.3 W3 SOUTH     0'-0" - 20'-0" = 0'-0"

W4 WEST  112'-0" - 20'-0" = 92'-0" (SUB 30''-0")
(W MEASURED TO CENTERLINE OF PUBLIC WAY)

L1 NORTH 248'-0"
L2 EAST 140'-0"
L3 SOUTH 248'-0"
L4 WEST 140'-0"

F PERIMETER >20' 636'-0"
P PERIMETER 776'-0"

FRONTAGE INCREASE PER 506.3.2
WEIGHTED AVERAGE (506.2.1)

= (L1 x W1) + (L2 x W2) + (L3 x W3) + (L4 x W4) / F
= (248 x 30) + (140 x 30) + (248 x 0) + (140 x 30) / 636
= (7,740 + 4200 + 0 + 4,200) / 388
= 16,140 / 388
= 41.59
= WEIGHTED AVERAGE = 30
FRONTAGE INCREASE (506.2)
If = [F/P-0.25] W/30
If = [636 / 776 - 0.25] 30 / 30
If = [0.81 - 0.25] 1
If = 0.56

ALLOWABLE AREA INCREASE FACTOR = 0.56

ALLOWABLE AREA OF A-2 OCCUPANCY WITH SPRINKLERS
= (24,000) + (24,000 x 0.56)
= (24,000) + (13,440)
= 37,440
ALLOWABLE AREA OF B OCCUPANCY WITH SPRINKLERS
= (36,000) + (36,000 x 0.255)
= (36,000) + (9,180)
= 45,180

ALLOWABLE BUILDING AREA 1  > {A-2ACTUAL / A-2ALLOWABLE} + {BACTUAL / BALLOWABLE}
FOR SEPARATED OCCUPANCIES:
2016 CBC 508.4.2 1 >  {30,650 / 37,440} + {4,070 / 45,180}

1 >  {0.82} + {0.09}
1 >  0.91

PER 2016 CBC TABLE 508.4
1-HOUR SEPARATION REQUIRED BETWEEN A-2 & B OCCUPANCIES

OCCUPANT LOAD: 2,499
CBC TABLE 1004.1.1 SEE 'BUILDING AREA ANALYSIS' ON DRAWING T-1.1

BUILDING HEIGHT: 25'-0" AT FRONT ENTRIES
22'-0" AT PERIMETER PARAPET

PARKING REQUIRED: 301 SPACES
SEE 'BUILDING AREA ANALYSIS'

PARKING PROVIDED: SEE 'PARKING ANALYSIS' ON DRAWING A-1.1

ARCHITECTURAL

T-1.0 TITLE PAGE
A-1.0 SITE PLAN
A-1.1 PARKING ANALYSIS
A-2.0 OVERALL FLOOR PLAN
A-2.1 EXITING FLOOR PLAN
A-3.0 EXTERIOR ELEVATIONS
A-3.1 EXTERIOR ELEVATIONS
A-3.2 EXTERIOR ELEVATIONS

*S-1* INCIDENTAL  TO A-2 OCCUPANCY
TOTAL AREA OF A-2 30,650 SF
TOTAL AREA OF S-1   1,514 SF (4.9%) < 10% OF TOTAL

*S-2* NO SEPARATION REQURED BETWEEN B AND S-2 PER 2016 CBC TABLE 508.4
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NORTH

SCALE: 1" = 30'-0"

SITE PLAN

1 PROPERTY LINE, TYPICAL

EXISTING FIRE HYDRANT TO REMAIN

EXISTING NON-COMPLIANT SIDEWALK TO BE REMOVED AND REPLACED WITH LANDSCAPING
TO MATCH EXISTING

EXISTING LANDSCAPE PLANTER TO REMAIN - NO WORK

VAN ACCESSIBLE PARKING STRIPING - SEE DETAIL

STANISLAUS COUNTY STANDARD PARKING STRIPING, TYPICAL

PROPOSED CMU TRASH ENCLOSURE WITH CONCRETE APRON

EXISTING GUARD / SECURITY BUILDING TO REMAIN - NO WORK

DASHED LINE INDICATES 4'-0" WIDE MINIMUM ACCESSIBLE PATH OF TRAVEL
TO ACCESSIBLE PARKING STALL

GAS METER - SEE PLUMBING DRAWINGS

SITE ACCESSIBILITY SIGNAGE - SEE DETAILS

EXISTING CONTINUOUS CONCRETE CURB TO REMAIN - NO WORK

POINT OF CONNECTION TO SANITARY SEWER SERVICE
SEE CIVIL AND PLUMBING DRAWINGS

DOMESTIC WATER SERVICE, METER AND BACKFLOW PREVENTION DEVICE
SEE CIVIL DRAWINGS

ASPHALT CONCRETE PAVING TO BE SLURRY SEALED AND RE-STRIPED, AS INDICATED

EXISTING SITE LIGHTING FIXTURE TO REMAIN - NO WORK

DESIGNATED PARKING FOR FUEL EFFICIENT VEHICLE.  PROVIDE AND INSTALL 6" HIGH
LETTERING IN WHITE TRAFFIC PAINT "CLEAN AIR VEHICLE" (18 TOTAL)

BICYCLE RACK - (1) BICYCLE RACK - WELLE MULTI-BEND ROUND PIPE RACK H3605
WITH 5 BIKE CAPACITY

EXISTING 6'-0" HIGH ORNAMENTAL IRON FENCE WITH DRIVE GATE TO REMAIN - NO WORK

36" WIDE TRUNCATED DOME MAT WHERE PATH OF TRAVEL CROSSES TRAFFIC
SEE DETAILS

EXISTING CURB CUT TO REMAIN - NO WORK

1500 GALLON GREASE INTERCEPTOR WITH SAMPLE CHAMBER SEE PLUMBING
DRAWINGS FOR CONTINUATION - SEE DETAIL

LOCATION OF EXISTING FIRE DEPARTMENT CONNECTION TO REMAIN

PROVIDE KNOX BOX FOR FIRE DEPARTMENT ACCESS AT MAIN ENTRY GATE

PROVIDE KNOX BOX FOR FIRE DEPARTMENT ACCESS AT MAIN ENTRY DOORS

PROVIDE 3'-0" WIDE, MAN-GATE WITH PANIC HARDWARE FOR EXIT ACCESS

PROVIDE ELECTRICAL RACEWAY FOR INSTALLATION OF FUTURE ELECTRIC VEHICLE CHARGING
STATIONS (14 TOTAL) - SEE ELECTRICAL DRAWINGS

36" MAN GATE WITH PANIC / EXIT HARDWARE

EXISTING ASPHALT PAVING TO BE REMOVED AND REPLACE WITH 4" THICK CONCRETE WITH
MEDIUM BROOM FINISH
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NORTH

SCALE: 1" = 40'-0"

ON & OFF-STREET PARKING PLAN

PARKING STALLS REQUIRED:

PARKING STALLS REQUIRED BY PROJECT 301
SEE AREA AND PARKING ANALYSIS ON DRAWING T-1.0

ON-SITE PARKING STALLS PROVIDED:

STANDARD STALLS PROVIDED ON-SITE 147
COMPACT STALLS PROVIDED ON-SITE  36
ACCESSIBLE STALLS PROVIDED ON-SITE       8

TOTAL STALLS PROVIDED ON-SITE 191

TOTAL NUMBER OF ACCESSIBLE STALLS REQUIRED   8
PER 2016 CBC 11B-208.2

TOTAL CLEAN AIR VEHICLE SPACES (8% OF TOTAL)
2016 CAL GREEN TABLE A5.106.5.1.1 25

TOTAL FUTURE ELECTRIC VEHICLE SPACES (6% OF TOTAL)

2016 CAL GREEN TABLE A5.106.5.3.1 19

OFF-SITE PARKING STALLS PROVIDED:

STREET PARKING WITHIN 300'-0" RADIUS OF BUILDING: 63

EMPLOYEE PARKING AT ALTERNATE LOCATION 54
2504 TENAYA DRIVE (0.4 MI DISTANCE)

TOTAL ON AND OFF STREET PARKING PROVIDED 308

PARKING ANALYSIS

NORTH

NO SCALE

EMPLOYEE PARKING LOCATION
ALTERNATE PARKING LOCATION

2504 TENAYA DRIVE

MODESTO, CA 95354

A.P.N.: 036-020-046

DISTANCE = 0.4 MILES AWAY FROM PROJECT SITE

TENAYA DRIVE
MITCHELL ROAD
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ROOM OCCUPANT LOAD - SEE OCCUPANT LOAD CALCULATION ON DRAWING T-1.1

ROOM NUMBER

TOTAL OCCUPANT LOAD THROUGH EXIT

GRADE LEVEL, EXTERIOR EXIT DOOR WITH
SIGNAGE IDENTIFYING TACTILE EXIT SIGNAGE PER 2016 CBC 1013.4.1 'EXIT'

GRADE LEVEL, INTERIOR EXIT DOOR WITH
SIGNAGE IDENTIFYING TACTILE EXIT SIGNAGE PER 2016 CBC 1013.4.4  'EXIT ROUTE'

GRADE LEVEL, INTERIOR EXIT DOOR WITH
SIGNAGE IDENTIFYING TACTILE EXIT SIGNAGE PER 2016 CBC 1013.4.4  'NOT AN EXIT'

EXIT PATH OF TRAVEL

#

#

EXIT 1

EXIT 2

ASSEMBLY AREA 1 --  1274 OCCUPANTS

NUMBER OF EXITS REQUIRED: 4 PER 2016 CBC TABLE 1006.3.1

SEPARATION OF EXITS: 2 EXITS MUST BE SEPARATED BY 13 DIAGONAL DISTANCE OF 
THE AREA SERVED PER 2016 CBC 1007.1.1, EXCEPTION 2

DIAGONAL DISTANCE = 169'-0"
PER 1007.1.2:
MINIMUM SEPARATION OF AT LEAST 2 OF 3 EXITS = 56'-4"

MAXIMUM EXIT TRAVEL DIST.: 250'
2016 CBC TABLE 1017.2

SPECIAL PROVISIONS FOR PER 2016 CBC 1029.2, WITH AN OCCUPANT LOAD > 300
ASSEMBLY  OCCUPANCY.:  A MAIN EXIT IS PROVIDED THAT CAN ACCOMMODATE NOT 

LESS THAN 12 OF THE OCCUPANT LOAD
OCC. LOAD = 1,274     1,274 / 2 = 637
(2) PAIR 3'-0" DOORS PROVIDED AT 72" WIDTH EACH = 144"

PROVIDED 637 x 0.15" (CBC 1005.3.2) = 95.55" REQUIRED < 144" PROVIDED

NORTH

SCALE: 3/32" = 1'-0"

EXITING FLOOR PLAN

#

NOTE:
ROOMS AND SPACES IN ASSEMBLY OCCUPANCIES SHALL HAVE THE OCCUPANT LOAD OF
THE ROOM OR SPACE POSTED IN A CONSPICUOUS SPACE, NEAR THE MAIN EXIT OR EXIT

ACCESS DOORWAY FROM THE ROOM OR SPACE.  POSTED SIGNS SHALL BE OF AN APPROVED LEGIBLE
PERMANENT DESIGN AND SHALL BE MAINTAINED BY THE OWNER OR THE OWNER'S AUTHORIZED AGENT
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EXITING CALCULATIONS EXIT PLAN LEGEND

EXIT 3

ASSEMBLY AREA 2 --  834 OCCUPANTS

NUMBER OF EXITS REQUIRED: 3 PER 2016 CBC TABLE 1006.3.1

SEPARATION OF EXITS: 2 EXITS MUST BE SEPARATED BY 13 DIAGONAL DISTANCE OF 
THE AREA SERVED PER 2016 CBC 1007.1.1, EXCEPTION 2

DIAGONAL DISTANCE = 105'-0" ±
PER 1007.1.2:
MINIMUM SEPARATION OF AT LEAST 2 OF 3 EXITS = 35'-0"

MAXIMUM EXIT TRAVEL DIST.: 250'
2016 CBC TABLE 1017.2

SPECIAL PROVISIONS FOR PER 2016 CBC 1029.2, WITH AN OCCUPANT LOAD > 300
ASSEMBLY  OCCUPANCY.:  A MAIN EXIT IS PROVIDED THAT CAN ACCOMMODATE NOT 

LESS THAN 12 OF THE OCCUPANT LOAD
OCC. LOAD = 834     834 / 2 = 417
(2) PAIR 3'-0" DOORS PROVIDED AT 72" WIDTH EACH = 144"

PROVIDED 417 x 0.15" (CBC 1005.3.2) = 62.55" REQUIRED < 144" PROVIDED
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FINISH GRADE
   VARIES

FINISH FLOOR
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STN

1 ALUMINUM STOREFRONT SYSTEM - SEE DOOR/WINDOW ELEVATIONS

24 GA. PRE-FINISHED METAL PARAPET CAP

RAISED CONCRETE WALK

EXTERIOR, WALL MOUNTED LIGHT FIXTURE

PEDESTRIAN RAMP WITH 1-1/2" STEEL HANDRAIL

6" TALL, WHITE VINYL STREET ADDRESS NUMBERS

EXISTING OPENING TO BE REMOVED AND IN-FILLED.
MATCH EXISTING ADJACENT TEXTURE

SCALE: 

1

8

" = 1'-0"

3-COAT STUCCO SYSTEM

A. PLASTER APPLICATION:

1. SELF-FURRING WIRE FABRIC, CORROSION RESISTANT METAL LATH OVER (2)
LAYERS GRADE 'D' 15# BUILDING PAPER, OVER 12" PLYWOOD SHEATHING.
USE EXPANDED METAL LATH ON HORIZONTAL SURFACES. HORIZONTAL
LATH SHALL BE TIED TO FRAMING WITH NO. 18 GA. TIES.

2. MIN. 3/8" THICKNESS SCRATCH (FIRST) COAT
3. MIN. 3/8" THICKNESS BROWN (SECOND) COAT.
4. MIN. 1/8" THICKNESS FINISH COAT, MATCH EXISTING FINISH

NOTE: LATH AND PLASTER SHALL BE PER CBC CHAPTER 2345

B. COLOR APPLICATION:

1. 3 COAT ELASTOMERIC PAINT SYSTEM BY DUNN EDWARDS OR APPROVED 
ALTERNATE

1st Coat SUPER-LOC W718

2nd Coat ENDURAWALL, 100% Acrylic Elastomeric W370

3rd Coat ENDURAWALL, 100% Acrylic Elastomeric W370

ST-1

MANUFACTURED STONE VENEER

A. APPLICATION:

1. SELF-FURRING WIRE FABRIC, CORROSION RESISTANT METAL LATH OVER (2)
LAYERS GRADE 'D' 15# BUILDING PAPER. USE EXPANDED METAL LATH ON 
HORIZONTAL SURFACES. HORIZONTAL LATH SHALL BE TIED TO FRAMING WITH
NO. 18 GA. TIES.

2. MIN. 3/8" THICKNESS SCRATCH (FIRST) COAT
3. MIN. 3/8" THICKNESS BROWN (SECOND) COAT.
4. STONE VENEER ON MORTAR BED

B. STYLE / COLOR:

1. TBD

C. GROUT JOINTS:

1. PER MANUFACTURER'S SPECIFICATIONS
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EXTERIOR FINISH SCHEDULE
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     SEE DRAWING A-3.0 FOR EXTERIOR FINISH SCHEDULE AND SPECIFICATIONS
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1 ALUMINUM STOREFRONT SYSTEM - SEE DOOR/WINDOW ELEVATIONS

24 GA. PRE-FINISHED METAL PARAPET CAP

RAISED CONCRETE WALK

EXTERIOR, WALL MOUNTED LIGHT FIXTURE, TYPICAL

EXTERIOR, HOLLOW METAL FRAME DOOR, TYPICAL

EXISTING EXTERIOR PATIO WITH WOOD FRAMED PERIMETER WALL TO REMAIN - NO WORK

EXISTING FIRE SPRINKLER RISER TO REMAIN

EXISTING DOWNSPOUT TO REMAIN, TYPICAL

EXISTING OPENING TO BE REMOVED AND IN-FILLED.
MATCH EXISTING ADJACENT TEXTURE
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Date:    11/6/2019 

         
Records Search File #: 11233N 
Project: 18-101 Rezone 
2206 Tenaya Drive, Modesto 
NW ¼ S-35, T3S R9E  

 
Stacey Wellnitz 
Commercial Architecture 
616 14th Street 
Modesto, CA 95354 
209-571-8158       swellnitz@commericalarch.com 
 
Dear Ms. Wellnitz: 
 
We have conducted a records search as per your request for the above-referenced project area 
located on the Riverbank 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 National Register of Historic Places (NRHP), the 
California Register of Historical Resources (CRHR), the California Inventory of Historic 
Resources (1976), the California Historical Landmarks (1990), and the California Points of 
Historical Interest listing (May 1992 and updates), the Directory of Properties in the Historic 
Property Data File (HPDF) and the Archaeological Determinations of Eligibility (ADOE) 
(Office of Historic Preservation current electronic files dated 03-20-2014),  the Survey of Surveys 
(1989), the Caltrans State and Local Bridges Inventory, GLO Plats, and other pertinent historic 
data available at the CCaIC for each specific county.  
 
The following details the results of the records search:  
 
Prehistoric or historic resources within the project area:  
 

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

 
• The General Land Office survey plat for T3S R9E (Sheet 44-186, dated 1853-1854) does 

not show any historic features within Section 35, nor was it subdivided into parcels at that 
time. 

 
• The Official Map of the County of Stanislaus, California (1906) shows the property 

owner at that time as “J. Wang”. 

 
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 

 

mailto:swellnitz@commericalarch.com


 
 

 

 
• The 1953 edition of the Riverbank USGS 7.5’ Quadrangle shows the project area under 

agriculture. 
 

• The 1969 edition of the Riverbank USGS 7.5’ Quadrangle shows the area as vacant. 
 

• The 1987 revised edition of the Riverbank USGS 7.5’ Quadrangle shows two buildings 
constructed in the project area. 

 
Prehistoric or historic resources within the immediate vicinity of the project area: None 
formally reported to the Information Center. 
 
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: A small area adjacent to the southwest corner 
of the existing building was cleared for construction of a new cell tower, as reported upon in the 
document referenced below; however, no direct field survey was conducted. 
 
CCaIC Report No. ST-06336 

Billat, L. 2006 New Tower (“NT”) Submission Packet FCC Form 620, Mitchell Road, 
CA-3335C. 

 
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 entire 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.  
 
The project area is within the Native American habitation and resource exploitation zone 
between Dry Creek on the north and the Tuolumne River on the south, considered very sensitive 
in reference to the possible discovery of archaeological resources. The area is also sensitive in 
reference to historic land use, with a referenced landowner as early as 1906. Although there may 
no indications remaining on the ground surface due to recent urbanization activities, there is the 
possibility that buried prehistoric or historic remains might be encountered in the subsurface 
below the former plow zone. 
 
Further study by a qualified professional is recommended prior to implementation of any 
groundbreaking activities involved in the proposed project. The Statewide Referral List for 
Historical Resources Consultants is posted for your use on the internet at http://chrisinfo.org 
 
We advise you that if archaeological resources are encountered, 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. 
 

http://chrisinfo.org/


 
 

 

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.   
 
We further advise you that if you retain the services of a historical resources consultant, the firm 
or individual you retain is responsible for submitting any report of findings prepared for you to 
the Central California Information Center, including one copy of the narrative report and copies 
of any records that document historical resources found as a result of field work, preferably in 
PDF format. If the consultant wishes to obtain copies of materials not included with this records 
search reply, additional copy or records search fees may apply.                     
 
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.  Please sign and return the attached 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. You will need to reference the 
official invoice CMP- number on any payments, either check or by credit card, so please wait to 
receive the official invoice. 
 
Sincerely,    
E. A. Greathouse 
E. A. Greathouse, Coordinator 
Central California Information Center 
California Historical Resources Information System             
 

Copy of invoice to Laurie Marroquin, Financial Services (lamarroquin@csustan.edu) 

mailto:lamarroquin@csustan.edu




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

Planning Phone: (209) 525-6330     Fax: (209) 525-5911 
Building Phone: (209) 525-6557     Fax: (209) 525-7759 

 
   
 __________________________________________________________________________________________________________  

 

 STRIVING TOGETHER TO BE THE BEST! 

 
 

 
December 19, 2019 
 
Subject: REZONE APPLICATION NUMBER PLN2019-0093 – TENAYA BANQUET 

HALL; 2206 TENAYA DRIVE 
 
Mrs. Wyse, 
 
I have reviewed Rezone Application Number PLN2019-0093 – Tenaya Banquet Hall, a request 
to establish a Planned Development (P-D) to allow for a catering and event venue with two 
separate spaces within an existing 34,720 square foot building, for consistency with the Airport 
Land Use Compatibility Plan (ALUCP). The project site is located within the following areas of 
the Modesto City-County Airport: 
 

• Referral Area 1 of the Airport Influence Area (AIA) 
• Safety Zone 6 
• Noise Compatibility Zone 60-65 dB CNEL 
• Avigation Easement Area 
• Airspace Protection Zone 

 
Indoor Major Assembly Facilities which serve 1,000 persons or more are only considered to be 
compatible uses in Safety Zone 6 when located ½ mile or more away from the runway.  The 
project site is only located .17 miles from the runway and accordingly, events which serve 
more than 1,000 people are not considered to be a compatible use.  Indoor Large Assembly 
Facilities which serve 999 persons or less are only considered to be conditionally compatible 
uses in Safety Zone 6 provided there are no more than 15 square feet per person of assembly 
space.   
 
The project site is located within Noise Compatibility Zone 60-65 dB CNEL which requires that 
the outside aircraft noise be no louder in the interior of the building than CNEL 45 dB.  Noise 
reducing improvements may be required to achieve this interior noise maximum.    
 
The project site is located within the Avigation Easement area identified in the ALUCP for the 
Modesto City-County Airport. I have attached a sample avigation easement. Please contact 
the Modesto City-County Airport to determine if they will require recording of this easement as 
a condition of approval for the project request.  
 
Additionally, based on FAR Part 77, Subpart B, the FAA shall be notified of any proposed 
construction or alteration having a height greater than an imaginary surface extending 50 feet 
outward and 1 foot upward (slope of 50 to 1) for a distance of 10,000 feet from the nearest 
point of any runway. Beyond FAA Height Notification Area boundary, any object taller than 200 
feet or including reflective surfaces also requires FAA notification.  To resolve any 
uncertainties with regard to the significance of the above types of flight hazards, Local 
Agencies should consult with FAA and the airport manager.  Project proponents are 
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responsible for notifying the FAA about proposed construction that may affect navigable 
airspace.  A FAR Part 77 notification form (Form 7460-1) should be submitted to the FAA, and 
the resulting notice of determination letter mailed to the ALUC and applicable airport manager 
for review. 
 
Please feel free to contact me if you desire additional clarification.  I can be reached by e-mail 
at doudk@stancounty.com or by telephone at (209) 525-6330.  The ALUCP may be viewed at 
the following link: http://www.stancounty.com/planning/agenda-aluc/Draft_ALUCP.pdf 
 
Sincerely, 
 

 
 
Kristin Doud 
Senior Planner 
Stanislaus County Airport Land Use Commission 
Stanislaus County Planning and Community Development 
1010 10th Street Suite 3400 
Modesto, CA 95354 
 
 
Note: 
 
Applications to the ALUC for an Exception to an Incompatible Designation may be submitted to 
the Planning Department at 1010 10th St., Suite 3400, Modesto, CA, 95354, along with a 
$1,200 filing fee for consideration of a Major Land Use Action by the ALUC. 
 
In accordance with ALUCP Policy 2.3.4., Appeal of ALUC Secretary’s Action, the affected local 
agency, project applicant, the Airport owner, or other directly interested party may appeal to 
the ALUC a consistency determination made by the ALUC Secretary on a Major Land Use 
Action. The ALUC shall then review the proposed Land Use Action, the ALUC Secretary’s 
determination, and information supporting the appeal and make a final determination regarding 
the proposed Land Use Action’s consistency with the Compatibility Plan. Any appeal of the 
ALUC Secretary’s determination must be submitted in writing, along with a $717 filing fee, 
within 30 days of the date when the determination was issued. 
 
If a Local Agency wishes to proceed with a proposed Land Use Action, regulation, permit, or 
project or airport project that the ALUC has determined to be inconsistent with the 
Compatibility Plan, or if the Local Agency wishes to ignore a condition for consistency, the 
Local Agency must overrule the ALUC determination in accordance with the provisions of state 
law. 
 

mailto:doudk@stancounty.com
http://www.stancounty.com/planning/agenda-aluc/Draft_ALUCP.pdf
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HOHYDWLRQ�RI�VDLG�SODQH�EHLQJ�EDVHG�XSRQ�WKH >$LUSRUW�1DPH�DQG�RIILFLDO�UXQZD\�HQG� HOHYDWLRQ�RI�BBB@ IHHW�$ERYH�
0HDQ�6HD�/HYHO��$06/���DV�GHWHUPLQHG�E\ WKH�$LUSRUW�/D\RXW�3ODQ� WKH�DSSUR[LPDWH�GLPHQVLRQV�RI�ZKLFK�VDLG�
SODQH�DUH�GHVFULEHG�DQG�VKRZQ�RQ�([KLELW�$�DWWDFKHG�KHUHWR�DQG�LQFRUSRUDWHG�KHUHLQ�E\�UHIHUHQFH�

7KH�DIRUHVDLG�HDVHPHQW�DQG�ULJKW�RI�ZD\�LQFOXGHV��EXW�LV�QRW�OLPLWHG�WR�

��� )RU�WKH�XVH�DQG�EHQHILW�RI�WKH�SXEOLF��WKH�HDVHPHQW�DQG�FRQWLQXLQJ�ULJKW�WR�IO\��RU�FDXVH�RU�SHUPLW�WKH�
IOLJKW�E\�DQ\�DQG�DOO�SHUVRQV��RU�DQ\�DLUFUDIW��RI�DQ\�DQG�DOO�NLQGV�QRZ�RU�KHUHDIWHU�NQRZQ��LQ��WKURXJK��
DFURVV��RU�DERXW�DQ\�SRUWLRQ�RI�WKH�$LUVSDFH�KHUHLQDERYH�GHVFULEHG��DQG�

��� 7KH�HDVHPHQW�DQG�ULJKW�WR�FDXVH�RU�FUHDWH��RU�SHUPLW�RU�DOORZ�WR�EH�FDXVHG�DQG�FUHDWHG�ZLWKLQ�DOO�VSDFH�
DERYH�WKH�H[LVWLQJ�VXUIDFH�RI�WKH�KHUHLQDERYH�GHVFULEHG�UHDO�SURSHUW\�DQG�DQ\�DQG�DOO�$LUVSDFH�ODWHUDOO\�
DGMDFHQW�WR�VDLG�UHDO�SURSHUW\��VXFK�QRLVH��YLEUDWLRQ��FXUUHQWV�DQG�RWKHU�HIIHFWV�RI�DLU�LOOXPLQDWLRQ�DQG�IXHO�
FRQVXPSWLRQ�DV�PD\�EH�LQKHUHQW�LQ��RU�PD\�DULVH�RU�RFFXU�IURP�RU�GXULQJ�WKH�RSHUDWLRQ�RI�DLUFUDIW�RI�DQ\�
DQG�DOO�NLQGV��QRZ�RU�KHUHDIWHU�NQRZQ�RU�XVHG��IRU�QDYLJDWLRQ�RI�RU�IOLJKW�LQ�DLU��DQG

��� $�FRQWLQXLQJ�ULJKW�WR�FOHDU�DQG�NHHS�FOHDU�IURP�WKH�$LUVSDFH�DQ\�SRUWLRQV�RI�EXLOGLQJV��VWUXFWXUHV�RU�LP�
SURYHPHQWV�RI�DQ\�NLQGV��DQG�RI�WUHHV�RU�RWKHU�REMHFWV��LQFOXGLQJ�WKH�ULJKW�WR�UHPRYH�RU�GHPROLVK�WKRVH�
SRUWLRQV�RI�VXFK�EXLOGLQJV��VWUXFWXUHV��LPSURYHPHQWV��WUHHV��RU�RWKHU�WKLQJV�ZKLFK�H[WHQG�LQWR�RU�DERYH�
VDLG�$LUVSDFH��DQG�WKH�ULJKW�WR�FXW�WR�WKH�JURXQG�OHYHO�DQG�UHPRYH��DQ\�WUHHV�ZKLFK�H[WHQG�LQWR�RU�DERYH�
WKH�$LUVSDFH��DQG

��� 7KH�ULJKW�WR�PDUN�DQG�OLJKW��RU�FDXVH�RU�UHTXLUH�WR�EH�PDUNHG�DQG�OLJKWHG��DV�REVWUXFWLRQV�WR�DLU�QDYLJDWLRQ��
DQ\�DQG�DOO�EXLOGLQJV��VWUXFWXUHV�RU�RWKHU�LPSURYHPHQWV��DQG�WUHHV�RU�RWKHU�REMHFWV��ZKLFK�H[WHQG�LQWR�RU�
DERYH�WKH�$LUVSDFH��DQG

��� 7KH�ULJKW�RI�LQJUHVV WR��SDVVDJH�ZLWKLQ��DQG�HJUHVV�IURP�WKH�KHUHLQDERYH�GHVFULEHG�UHDO�SURSHUW\��IRU�WKH�
SXUSRVHV�GHVFULEHG�LQ�VXESDUDJUDSKV�����DQG�����DERYH�DW�UHDVRQDEOH�WLPHV�DQG�DIWHU�UHDVRQDEOH�QRWLFH�



)RU�DQG�RQ�EHKDOI�RI�LWVHOI��LWV�VXFFHVVRUV�DQG�DVVLJQV��WKH�*UDQWRU�KHUHE\�FRYHQDQWV�ZLWK�WKH�&RXQW\�RI�6WDQL�
VODXV� IRU� WKH�GLUHFW�EHQHILW� RI� WKH� UHDO�SURSHUW\� FRQVWLWXWLQJ� WKH >$LUSRUW 1DPH@ KHUHLQDIWHU�GHVFULEHG�� WKDW�
QHLWKHU�WKH�*UDQWRU��QRU�LWV�VXFFHVVRUV�LQ�LQWHUHVW�RU�DVVLJQV�ZLOO�FRQVWUXFW��LQVWDOO��HUHFW��SODFH�RU�JURZ��LQ�RU�XSRQ�
WKH�KHUHLQDERYH�GHVFULEHG�UHDO�SURSHUW\��QRU�ZLOO�WKH\�SHUPLW�RU�DOORZ�DQ\�EXLOGLQJ�VWUXFWXUH��LPSURYHPHQW��WUHH��
RU�RWKHU�REMHFW�WR�H[WHQG�LQWR�RU�DERYH�WKH�$LUVSDFH�VR DV�WR�FRQVWLWXWH�DQ�REVWUXFWLRQ�WR�DLU�QDYLJDWLRQ�RU�WR�
REVWUXFW�RU�LQWHUIHUH�ZLWK�WKH�XVH�RI�WKH�HDVHPHQW�DQG�ULJKWV�RI�ZD\�KHUHLQ�JUDQWHG��,I�*UDQWRU�IDLOV�WR�FRPSO\�
ZLWK�WKH�IRUHJRLQJ�REOLJDWLRQV�ZLWKLQ�WHQ������GD\V�DIWHU�*UDQWHH�JLYHV�ZULWWHQ�QRWLFH�RI�YLRODWLRQ�WR�*UDQWRU�E\�
GHSRVLWLQJ�VDLG�QRWLFH�LQ�WKH�8QLWHG�6WDWHV�PDLO��*UDQWHH�PD\�HQWHU�WKH�DERYH�GHVFULEHG�UHDO�SURSHUW\�IRU�WKH�
SXUSRVHV�GHVFULEHG�LQ�VXESDUDJUDSKV�����DQG�RU������DERYH��DQG�FKDUJH�*UDQWRU�IRU�WKH�FRVW�WKHUHRI�

7KH�HDVHPHQWV�DQG�ULJKWV�RI�ZD\�KHUHLQ�JUDQWHG�VKDOO�EH�GHHPHG�ERWK�DSSXUWHQDQW�WR�DQG�IRU�WKH�GLUHFW�EHQHILW�
RI�WKDW�UHDO�SURSHUW\�ZKLFK�FRQVWLWXWHV�>$LUSRUW 1DPH@� LQ�WKH�&RXQW\�RI�6WDQLVODXV��6WDWH�RI�&DOLIRUQLD��DQG�VKDOO�
IXUWKHU�EH�GHHPHG�LQ�JURVV��EHLQJ�FRQYH\HG�WR�WKH�*UDQWHH�IRU�WKH�EHQHILW�RI�WKH�*UDQWHH�DQG�DQ\�DQG�DOO�PHP�
EHUV�RI�WKH�JHQHUDO�SXEOLF�ZKR�PD\�XVH�VDLG�HDVHPHQW�RU�ULJKW�RI�ZD\��LQ�ODQGLQJ�DW��WDNLQJ�RII�IURP�RU�RSHUDWLQJ�
VXFK�DLUFUDIW�LQ�RU�DERXW�WKH�>$LUSRUW 1DPH@��RU�LQ�RWKHUZLVH�IO\LQJ�WKURXJK�VDLG�$LUVSDFH�

*UDQWRU��WRJHWKHU�ZLWK�LWV�VXFFHVVRUV�LQ�LQWHUHVW�DQG�DVVLJQV��KHUHE\�ZDLYHV�LWV�ULJKW�WR�OHJDO�DFWLRQ�DJDLQVW�*UDQWHH��
LWV�VXFFHVVRUV�RU�DVVLJQV�IRU�PRQHWDU\�GDPDJHV�RU�RWKHU�UHGUHVV�GXH�WR�LPSDFWV��DV�GHVFULEHG�LQ�SDUDJUDSK�����RI�
WKH�JUDQWHG�ULJKWV�RI�HDVHPHQW��DVVRFLDWHG�ZLWK�DLUFUDIW�RSHUDWLRQV� LQ� WKH�DLU�RU�RQ� WKH�JURXQG�DW� WKH�DLUSRUW��
LQFOXGLQJ�IXWXUH� LQFUHDVHV� LQ� WKH�YROXPH�RU�FKDQJHV� LQ� ORFDWLRQ�RI�VDLG�RSHUDWLRQV��)XUWKHUPRUH��*UDQWHH�� LWV�
VXFFHVVRUV��DQG�DVVLJQV�VKDOO�KDYH�QR�GXW\�WR�DYRLG�RU�PLWLJDWH�VXFK�GDPDJHV�WKURXJK�SK\VLFDO�PRGLILFDWLRQ�RI�
DLUSRUW�IDFLOLWLHV�RU�HVWDEOLVKPHQW�RU�PRGLILFDWLRQ�RI�DLUFUDIW�RSHUDWLRQDO�SURFHGXUHV�RU�UHVWULFWLRQV��+RZHYHU� WKLV�
ZDLYHU�VKDOO�QRW�DSSO\�LI�WKH�DLUSRUW�UROH�RU�FKDUDFWHU�RI�LWV�XVDJH��DV�LGHQWLILHG�LQ�DQ�DGRSWHG�DLUSRUW�PDVWHU�SODQ��
IRU�H[DPSOH��FKDQJHV�LQ�D�IXQGDPHQWDO�PDQQHU�ZKLFK�FRXOG�QRW�UHDVRQDEO\�KDYH�EHHQ�DQWLFLSDWHG�DW�WKH�WLPH�RI�
WKH�JUDQWLQJ�RI�WKLV�HDVHPHQW�DQG�ZKLFK�UHVXOWV�LQ�D�VXEVWDQWLDO�LQFUHDVH�LQ�WKH�LQ�WKH�LPSDFWV�DVVRFLDWHG�ZLWK�
DLUFUDIW�RSHUDWLRQV��$OVR��WKLV�JUDQW�RI�HDVHPHQW�VKDOO�QRW�RSHUDWH�WR�GHSULYH�WKH�*UDQWRU��LWV�VXFFHVVRUV�RU�DVVLJQV�
RI�DQ\�ULJKWV�ZKLFK�PD\�IURP�WLPH�WR�WLPH�KDYH�DJDLQVW�DQ\�DLU�FDUULHU�RU�SULYDWH�RSHUDWRU�IRU�QHJOLJHQW�RU�XQODZIXO�
RSHUDWLRQ�RI�DLUFUDIW�

7KHVH�FRYHQDQWV�DQG�DJUHHPHQWV�UXQ�ZLWK�WKH�ODQG�DQG�DUH�ELQGLQJ�XSRQ�WKH�KHLUV��DGPLQLVWUDWRUV��H[HFXWRUV��
VXFFHVVRUV�DQG�DVVLJQV�RI�WKH�*UDQWRU��DQG��IRU�WKH�SXUSRVH�RI�WKLV� LQVWUXPHQW��WKH�UHDO�SURSHUW\�ILUVWO\�KHUH�
LQDERYH�GHVFULEHG�LV�WKH�VHUYLHQW�WHQHPHQW�DQG�VDLG�>$LUSRUW�1DPH@�LV�WKH�GRPLQDQW�WHQHPHQW�
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DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 
1010 10TH Street, Suite 3400, Modesto, CA 95354 

Planning Phone: (209) 525-6330     Fax: (209) 525-5911 
Building Phone: (209) 525-6557     Fax: (209) 525-7759 
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STRIVING TOGETHER TO BE THE BEST! 

STANISLAUS COUNTY 
CEQA REFERRAL RESPONSE FORM 

 
TO:  Stanislaus County Planning & Community Development 
  1010 10th Street, Suite 3400 
  Modesto, CA   95354 
 
FROM: Caltrans District 10: Metropolis Planning Branch 

1976 East Dr. Martin Luther King Jr., Blvd. 
Stockton, CA 95205 

 
SUBJECT: REZONE APPLICATION NO. PLN2019-0093 – TENAYA BANQUET HALL 
 
POSTMILE: stan-132-17.2 
 
Based on this agencies 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. 
      X     No Comments. 
 
Listed below are specific impacts which support our determination (e.g., traffic general, carrying 
capacity, soil types, air quality, etc.) – (attach additional sheets if necessary) 
 1. 
 2. 
 3. 
 4. 
Listed below are possible mitigation measures for the above-listed impacts PLEASE BE SURE 
TO INCLUDE WHEN 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: 
 
Steven R. Martinez  Associate Transportation Planner  December 27, 2019 
 Name     Title     Date 






















