HUGHSON PLANNING COMMISSION

AGENDA

January 17, 2012

REGULAR SESSION 6:00 P.M.

Council Chambers
City Hall
7018 Pine Street
January 17, 2012
Regular Meeting

CALL TO ORDER:

ROLL CALL: Chair Alan McFadon
Commissioner Julie Ann Strain
Commissioner Kyle Little

PLEDGE OF ALLEGIANCE:




Planning Commission Agenda
January 17, 2012

Page 2 of 2

1) Review the Hughson Fagade and Downtown Improvements PowerPoint
from May 23, 2005.
(Information Only)

2) Consider Resolution No. PC 2012-01, approving the Design
Review for 7001 Hughson Avenue, Property of David and Matt
Rossi.

(Staff Report w/ Agenda)(Motion Needed)

PUBLIC HEARING TO CONSIDER: - No Public Hearing was scheduled.

COMMUNITY DEVELOPMENT DIRECTOR REPORT:

3) Farmland Working Group Rural Land Map of Stanislaus County.

4) Discuss the 2012 Planning Commissioners Workshop scheduled
for January 28.

PLANNING COMMISSIONER REPORTS/COMMENTS:

ADJOURNMENT:

The next regularly scheduled meeting of the Planning Commission is February 21,
2012 at 6:00 p.m. at the Hughson City Hall, 7018 Pine Street, Hughson, CA.
95326

**Special Note:

The City does not transcribe its proceedings. Anyone who desires a verbatim record of this
meeting should arrange for attendance by a court reporter or for other acceptable means of
recordation. Such arrangement will be at the sole expense of the Individual requesting the
recordation. Questions about this Agenda will be directed to City Hall.

CERTIFICATION

I, Dominique Spinale, or his/her designee, do hereby declare under penalty of perjury that the
foregoing Agenda was posted on the outdoor bulletin board at the Hughson City Hall, 7018 Pine
Street, Hughson, CA, and made available for Public Review, prior to or on this 13" day of January
2012, at or before 6:00 p.m.~

W
Dominique Spinale, Deputy Clty‘ﬁ‘llerk
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FACADE IMPROVEMENT

- Third Street-Charles Street, North Side - Potential
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| FACADE IMPROVEMENT

 Fourth Street-Charles Street, South Side - Existing
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~ + Loan Guidelines
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_+ Application
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~ « Eligibility and Description
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+ Building Information
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CITY OF HUGHSON

Executive Summary
Planning Commission

Presented By: Thom Clark, Community Development Director

Meeting Date: January 17, 2012

Agenda ltem: 2

Subject: Consideration of Resolution No. PC 2012-01, A Resolution of

the Planning Commission of the City of Hughson Approving
Design Review for 7001 Hughson Avenue.

Enclosures: 1. Facade Improvements Program
2. Resolution No. PC 2012-01
3. Building Elevation for 7001 Hughson Avenue

Desired Action:  Adopt Resolution No. PC 2012-01, A Resolution of the
Planning Commission of the City of Hughson Approving
Design Review for 7001 Hughson Avenue, Property of David
and Matt Rossi.

Background:

Matt Rossi, in partnership with his father David, has recently purchase the old
Hughson Hardware building located at the northeast corner of Hughson Avenue
and Charles Street. The street address is 7001 Hughson Avenue.

The applicant proposes to demolish the rear section of the building and replace it
with a metal building with brick wainscoting. The replacement building will extend
to the rear property line for most of its length. The current building extends to the
property line for about a third of its length so the replacement building will be
somewhat larger. Apparently the cost to rehabilitate the existing building is around
the same cost as replacing it with new. There are problems with water entering the
building from the alley currently, and the owner wants to add another employee
restroom.

Discussion:

Hughson Municipal Code Section 17.04.020 states in part:

The Planning Commission or Planning Officer shall approve a Development
Review application only if the following findings can be made:



1. The proposed project is consistent with the General Plan, any
applicable specific plans, any adopted design expectations or design guidelines,
and the Hughson Municipal Code.

2. The proposed architecture and site design complements the
surrounding neighborhood and/or district.

3. The proposed project is consistent with the general scale of
structures and buildings in the surrounding neighborhood and/or district.

The only design guideline available for commercial use is the Facade
Improvements Program, which was adopted in 2005. | have included it in this staff
report in its entirety. The Program contains conceptual drawings for possible
facade improvements for the two block section of Hughson Avenue from Third
Street to Charles and from Charles to Fourth Street (see pages 18 through 22).
While the project under review is not the front of the building, we can use the
conceptual plan as a guideline in reviewing the proposed building since it does
face Charles Street.

The part of the building being replaced will have a change in roofline. The new
roofline will slope toward the alley from the main part of the building in what is
commonly called a shed roof. The materials proposed for the exterior include
metal siding with a brick wainscoting to match the existing brick on the main part of
the building. These improvements are all on the Charles Street side of the

building. See attached building elevation.

In review of the Design Guidelines, staff believes the shed roof is not in character
with the rest of Downtown Hughson and has requested that the applicants put a
false front on Charles Street to hide the shed roof and give the fagade better
massing on the street. The applicants have agreed to change the roof line to
accommodate the false front on the fagade facing Charles Street.

The Commission is encouraged to drive by the property and appraise the state of
the existing structure. It is frankly a mishmash of buildings and appurtenances that
are severely deteriorated and in places only plastic sheeting. Staff believes the
new building will be a definite improvement over the existing building and with the
addition of the fagade improvement on Charles Street, will blend in and become an
asset to the Downtown.

Recommendation:

Adopt Resolution No. PC 2012-01, A Resolution of the Planning Commission of
the City of Hughson Approving Design Review for 7001 Hughson Avenue,
Property of David and Matt Rossi.
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THE CITY OF HUGHSON ’ May 23, 2005
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THE CITY OF HUGHSON j May 23, 2005
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OVERVIEW

The City of Hughson has begun a process to help revi-
talize its downtown area and transform Hughson
Avenue into a more pedestrian-oriented and commer-
cially vibrant "Main Street." Right-of-way improve-
ments are planned for Charles Street, including the
intersection of Charles Street and Hughson Avenue,
and additional improvements have been designated
for two blocks of Hughson Avenue as part of a grant
application that the City prepared to seek funding. In
tandem with the improvements designed for the pub-
lic right-of-way on Hughson Avenue, the City is insti-
tuting a fagade improvement program to assist
Hughson Avenue building owners and merchants.
The goal is to promote commercial viability and to
{oster a pedestrian-scaled environment on Hughson

Avenue.

This booklet is intended to be used by merchants and
property owners on Hughson Avenue as a spring-

board for design ideas. It includes two chaprers:

¢ The Hughson Avenme Commercial Corridor.
The first chapter provides an overview of
streetscape designs that have been prepared for
Charles Street and Hughson Avenue in addition
to other designs and strategies for strengthening

the downtown area.

¢ Downtown Facade Improvements. The second
chapter is comprised of two parts. The first pro-
vides design concepts for fagade and building im-
provements that promote a pedestrian-oriented
commercial street. A second section uses some of
those concepts to illustrate conceptual fagade
improvements that could be made to existing
buildings along Hughson Avenue, between Third
Street and Fourth Street.

Facade Improvements Program
City of Hughson
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CHAPTER [ THE HUGHSON AVENUE COMMERCIAL CORRIDOR 1

This chapter provides an overview of various downtown design concepts and improvement strategies that the

City of Hughson and downtown Hughson building owners and merchants can utilize to improve the attrac-

tiveness and vitality of the downtown business district.

A. Background Studies

This section summarizes the design work that has
been for the downtown, specifically Hughson

Avenue.

I. Charles Street Improvements

A streetscape improvement plan was completed in
2004 for Charles Street, which includes significant
improvement of the intersection of Charles Street and
Hughson Avenue. The design bridges between the
previously completed improvements to Charles
Street, north of the downtown area, and Hughson
Avenue. This plan includes features that will add to
the character of the downtown area and enhance the
pedestrian experience, such as landscaped planting
areas in the intersection's curb bulb-out areas and a

decorative pavement treatment on the sidewalk.

|~ Charles Street

|~ Hughson Avenue

Charles Street Improvements

Fagade Improvements Program
City of Hughson




1 [ THE HUGHSON AVENUE COMMERCIAL CORRIDOR

2. Hughson Avenue Phase |
Improvements

In November, 2004, the City prepared streetscape
improvement plans for the two blocks of Hughson
Avenue between Third and Fourth Streets, as part of
a funding application. These improvements included
sidewalk improvements between Third and Fourth
Streets and intersection improvements in that same
area, to alow for compliance with the Americans
with Disabilities Act.

Charles Street \

Hughson Avenue ~

Hughson Avenue Phase | Improvements

Facade Improvements Program
City of Hughson




B. Conceptual Streetscape Plan

A conceptual design for a second phase of improve-
ments to Hughson Avenue has been prepared by
DC&E. The Conceptual Streetscape Plan was devel-
oped to build on design work completed for the
Charles Street Improvements and the Hughson
Avenue Phase I Improvements, and illustrates design
treatments the City can implement along the entire
length of Hughson Avenue. This section summarizes
some of the key components of the Conceptual

Streetscape Plan.

¢ Sidewalks. The Streetscape Plan includes two
complimentary sidewalk treatments, each to be
used in different Hughson Avenue contexts.
While Hughson Avenue is primarily a commer-
cial street, it also serves as frontage for both single
family and multi-family residences, particularly
towards the east end. To accommodate this dif-

ference in use, the majority of Hughson Avenue

receives a brick and concrete treatment appropri-
ate to the commercial setting, while the two block

stretch at the east end includes a planting strip

between the sidewalk and the back of the curb.

Curb Bulb-outs and Crosswalks. Plans complet-
ed for both the Charles Street Improvements and
the Hughson Avenue Phase I Improvements
included planted bulb-outs, or curb extensions, at
intersections. These bulb-outs increase pedestrian
safety, shorten crossing distances and provide
opportunities for including attractive planting.
The design work completed for this Conceptual
Streetscape Plan continues the continues this con-
cept by recommending installation of bulb-outs
for the remainder of Hughson Avenue, from
Second street to Seventh Street. Installation of
the bulb-outs can be achieved without decreasing
the net number of parking spaces on Hughson
Avenue.

Hughson Avenue Conceptual Streetscape Plan

Facade Improvements Program
City of Hughson




- [LTHE HUGHSON AVENUE COMMERCIAL CORRIDOR

¢ Street Trees. Street trees are an important part of
the pedestrian environment. In an area with hot
summers, such as Hughson, shade is a crucial
component of pleasant sidewalk environments.
Additionally street trees are able to provide shade
for adjacent buildings, which can offer significant
reductions in energy usage. Street trees help to
define the pedestrian realm, differentiating the
sidewalk from the street and offer a pleasurable

experience for pedestrians and motorists alike.

The Conceptual Streetscape Plan includes infor-

mation on:

- Tree Species

- Tree Installation

- Planting Conditions

- Tree Grates

¢ Street Lighting. Implementation of pedestrian-
scale street lights should continue, following the
lead set by recommendations made in the Charles

Street Improvements and Hughson Avenue

Phase I Improvements designs. The light stan-
Section and Plan: Section and Plan: dards and fixtures should be spaced approximate-
Commercial Condition Residential Condition Iy 30 to 40 feet apart.

Facade Improvements Program
City of Hughson




THE HUGHSON AVENUE COMMERCIAL CORRIDOR

C. Downtown Opportunities

A number of ideas have been developed for improve-
ments to the Downtown, including the identification
of potential sites that could be used for parking, plazas
or new buildings. The drawing on page 8 illustrates
those potential improvements and is for illustrative
purposes only. The implementation of these types of
improvements would strengthen the pedestrian scale
of the area and provide opportunities for increased
amenities and parking for downtown businesses.
There are four types of improvements that have been
considered for improving the overall downtown of

Hughson.

¢ New Parking Facilities. A number of different
sites have been identified specifically for new
parking facilities. These facilities would be fund-
ed through the introduction of a Downtown
Parking District, the potential boundaries of
which are shown in the Downtown
Opportunities drawing on page 8. These facilities
would provide greater capacity for parking spaces
for patrons of downtown businesses. Sites consid-

ered include:

- A large area along Santa Fe Avenue that would

include closure of Second Street south of

Hughson Avenue and would incorporate an
efficient reorganization of the existing parking

behind the Community Center

-The Fourth Street right-of-way south of
Hughson Avenue, potentially in conjunction

with a new plaza

¢ Public Plazas. Two potential sites have been

identified for a new downtown plaza, including:
- South of Hughson Avenue at Second Street

- A narrow piece of land at the southwest corner

of Charles Street and Hughson Avenue

¢ Alley Improvements. Many of the alleys in the
downtown would benefit from improvements
that would include paving, storm drainage and

street lighting,

¢  Infill Buildings. A few sites have been identified
as potentially underutilized. New development
on these sites could create economic benefit for
the property owners as well as enhance the
Hughson Avenue street frontage. The
Downtown Improvements drawing on page 8 is
for illustrative purposes only and does not com-

mit any property owner to redevelopment of
their building.

Facade Improvements Program
City of Hughson
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CHAPTER 2. DOWNTOWN FACADE IMPROVEMENTS

This chapter includes an overview of design concepts that belp to achieve attractive and pedestrian-oriented
fagades for buildings located on a typical downtown street. Following that overview, four Hughson Avenue

block frontages are examined and illustrated with potential facade improvements.

A. 'Main Street' Concepts The "Main Street" concepts in this chapter below are
This section describes and illustrates building-related intended to offer Hughson business and property

design concepts that can help to promote an environ- owners conceptual ideas for potential fagade and

ment on Hughson Avenue that is vibrant, walkable building improvements that can help to reinforce a

walkable commercial character for Hughson Avenue.

and economically viable. Hughson currently possess-
es the historical structure of a charming small town,
and with thoughtful improvements and design inter-
ventions, Hughson Avenue businesses can be part of a
mixed-use neighborhood that is supportive of its resi-
dents, employees and patrons. With a number of
improvements to some of its buildings, Hughson
Avenue could be a more vibrant commercial street
that is attractive to walk on, accessible to all ages and

abilities, encourages spontaneous browsing and is safe

for patrons and business owners.

Fagade Improvements Program
City of Hughson
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2o DOWNTOWN FACADE IMPROVEMENTS

Property line —%l

Building is built to the property line at the back
of the sidewalk

I. Massing

Building massing should define the pedestrian realm
that exists between the building facade and the street.

¢ Buildings should have no front setbacks, minimal
side setbacks, and front doors that directly access
the street.

¢ Building heights should' create an edge to the

street.

Facade Improvements Program
City of Hughson
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DOWNTOWN FACADE IMPROVEMENTS

5

Buildings should be articulated with detailed

roofline cornices, and reveals and eaves at the

block scale.

Monotonous boxes and lengthy blank facades
should be avoided.

Massing should be articulated to reflect the small

parcel sizes on Hughson Avenue.

1

Rooflines are given articulation that helps to define and give
interest to the front facades of buildings

Fagade Improvements Program
City of Hughson




2. DOWNTOWN FACADE IMPROVEMENTS

Y

2. Scale

Building components should maintain a relationship
to the human form in order to encourage use of the

street by residents and business patrons.

Cornice Y >>
% ¢ Building facades should be designed at a pedestri-

an scale and provide protection from the ele-

— _2 ments, such as sun and rain. Fagades should be
Reveal s . . . .
activated by entries, transparent display windows
and business-related information signage.
111 + All fagades should emphasize three dimensional
Window Molding - detailing such as cornices, window moldings and

reveals to cast shadows and create visual interest

on the fagade.

Facade Improvements Program
City of Hughson
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3.

ODOVWNTOWN FACADE IMPROVEMENTS
Materials

A building's style and materials can reflect and rein-

force the community's established character. Newer

styles and materials that compliment surrounding

buildings are also appropriate.

Building materials and styles should be appropri-
ate for the regional climate, which is character-

ized by rainy winters and very hot dry summers.

Buildings should use a variety of durable materi-
als and textures. Such materials may include both
traditional materials such as wood and stucco and
materials such as concrete, structural steel, corten
steel, and high-quality, durable metals, which
have not been traditionally used in historical

"Main Street” architecture.

Individual building elements, such as the building
base, horizontal break bands, pier/column bases,
roof terminations, sills, and awning, should be
articulated by differences in materials and exteri-

or finish.

Facade Improvements Program
City of Hughson
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4. Windows and Doors

Windows and doors should have a high degree of
transparency to promote a connection between busi-

nesses and potential customers.

¢ Window displays and signage should be strategi-

cally placed to avoid visual advertising clutter.

¢ Glazing, or window glass, should be transparent

and adequately protected from the elements,

including sun glare and water penetration.

Facade Improvements Program
City of Hughson



2. DOWNTOWN FACADE IMPROVEMENTS

+ Primary pedestrian access should be from the
sidewalk. Windows, especially restaurant facili-
ties, might encourage low window sills and oper-
able glazing to encourage interaction with the

public and outdoor environment.

4 Transitional space can be created on the sidewalk

that fosters a more intensive use by pedestrians

and piques the interest of passersby. This effect
can be achieved by features such as storefromt
awnings, door overhangs, balconies and recessed
entryways. Elements such as furniture or

planters also help to create this transitional space.

Facade Improvements Program
City of Hughson




2: DOWNTOWN FACADE [IMPROVEMENTS

Iae

5. Signs

Building and business signs should graphically identi-
fy the business at both the automobile and the pedes-
trian scale.

¢ Signage should help identify the building from
down the street, across the street and from the
sidewalk. Font style, color, lighting and distine-
tive icons can help give a business character and

distinctive identity.

¢ Building signage should be located within an area
of the fagade which enhances and complements

the architectural design. Building signs should not

obscure architectural details such as recesses,

ornaments or structural bays.

¢ Interior-illuminated signs, including individually

mounted letters and "can" signs, are discouraged.

Facade Improvements Program
City of Hughson




2: DOWNTOWN FACADE IMPROVEMENTS 2

6. Building Lighting

Safety is necessary to encourage return patrons, and
adequate lighting should be provided for building sig-
nage, storefront display, pedestrian entry access and

travel in parking lots.

1y
L

¢ Appropriate lighting includes: directional sign

illumination, wall sconces, wall downlights or

(00 (00
(0000

recessed lights, and interior display lights. The

building itself should not be on display.

¢ If used, lighting for awnings should be from
O

above the awning, from fixtures designed and

placed to enhance the appearance of the building. . | [ WJ LH_——ULJI]

WA 4

Directional sign illumination

Facade Improvements Program
City of Hughson
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B. Hughson Avenue Facades

This section builds on the design concepts presented
in Section A, above, to illustrate potential facade
improvements for Hughson Avenue. Conceptual
designs have been drawn up for the blocks between
Third and Fourth Streets, on both sides of Hughson
Avenue. The drawings illustrate improvements that
could be implemented along the entire street. Each
figure includes an illustration of the existing condition
together with an illustration of how that block might

look if the facades were remodeled.

The improvements shown fall into a range of
approaches, from minimal intervention to extensive
renovation. Typically, minimal approaches might
include a change in paint color, new awnings or a new
sign. More extensive alterations could involve replac-
ing windows or remodeling the parapet roofline. The

extent of remodeling for any given building would be

based both on the existing condition of the building,
and the level of investment that the building or busi-

ness owner is prepared to make.

The conceptual fagade illustrations depict the overall
design direction for the street, but are not intended to
specify actual projects that will be built on Hughson
Avenue, and do not bind either the City or any pri-
vate property owner to build specific projects. Actual
fagade improvements need to meet building code
requirements and would need to be approved by the
City's building department for permit before con-
struction is started.

Included with the illustrations of existing and pro-
posed conditions are brief descriptions of the
improvements that have been illustrated. For discus-
sion purposes, buildings have been identified by their

existing business name or use in 2004.

Fagade Improvements Program
City of Hughson
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DOWNTOWN FACADE IMPROVEMENTS

Third Street-Charles Street, North Side - Potential

I.

L4

Third Street-Charles Street, North Side

Pizza Factory. Potential improvements include
removing the old sign and adding a new can-
tilevered sign and two new windows, followed by
an awning over the new windows and outdoor

seating.

Lacy's. Potential improvements include adding a
new sign board with lamps, an awning, a parapet

extension and painting,

New Building. A new building to take the place
of the demolished theater.

New Building. A new building on the currently

vacant parcel.

Multi-use building. Potential improvements
include adding awnings to windows on the left

and adding business identification signs.

Facade Improvements Program
City of Hughson
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2: DOWNTOWN FACADE IMPROVEMENTS

Charles Street-Fourth Street, North Side - Potential

Charles Street-Fourth Street, North Side

Ace Hardware. Potential improvements include

adding a cornice and a new sign with lamps.

Medical and Security. Potential improvements
include removing the mansard roof and adding a
parapet extension, an awning and new identical

doors.

Antiques. Potential improvements include

adding a parapet extension and a new awning.

Windows. Potential improvements include

adding a parapet extension with architectural

detailing, a new tile base and concrete sill and a

glass awning with steel rod supports.

Video. Potential improvements include adding a
new parapet extension, a new steel box awning

and a new sign.

Construction. Potential improvements include
removing the mansard roof and adding a parapet

extension and brick to match existing veneer.

La Perla.
removing the existing sign and adding a 2nd story

Potential improvements include

sign, window sills and a tile or slate base.

Facade Improvements Program
City of Hughson
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N

Charles Street-Third Street, Sonth Side - Existing

e 3

Charles Street-Third Street, South Side - Potential

Charles Street-Third Street, South Side

Braden/Alta Building. Potential improvements
include adding a new sign and painting the build-

ing trim.

New Building. A new building to take the place
of the existing building.

New Fagade. A new fagade in coordination with

the new building next door.

El Super Taco. Potential improvements include
removing the window bars and adding new win-
dows, a parapet extension and painting, a replace-

ment awning, a new sign board and outdoor seating.

La Cuevitas. Potential improvements include

adding architectural detailing to the facade, new
paint of a different color and a new sign.

Nifty Thrifty. Potential improvements include
adding new window trim, a new tile base, an
awning and a new transparent or semi-transparent

door.

Jacob's Mini-Mall. Potential improvements
include a parapet extension, new paint of a differ-

ent color and a new transparent door.

Facade Improvements Program
City of Hughson
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Fourth Street-Charles Street, South Side - Potential

4. Fourth Street-Charles Street, South Side

¢ Vacant Lot. A new building on the currently ¢ Hughson Department Store/Laundromat

vacant parcel.

Antique Hunter's Qutlet. Potential improve-
ments include removing the cantilevered awning
and replacing it with a new awning, adding a para-

pet extension and a new sign board.

Building.

removing the cantilevered awning, adding a para-

Potential improvements include

pet extension and new signs for each business.

Rancho Market.

include adding a cornice to the fagade, replacing

Potential improvements

the existing awning with a new one, adding new

windows, new paint and a new sign.

Fagcade Improvements Program
City of Hughson
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C. Facade Improvement Loan Program

The City of Hughson Downtown Fagade
Improvement Loan Program has been established to
stimulate investment in the Downtown. Attractive
buildings attract business. The intent of the Loan
Program is to produce visible changes on the fagades
of commercial buildings in Downtown Hughson.
Complete information on this program, including an
application and checklist, 1s available at the Planning

Department.

I. Eligibility

Although, the City Council may periodically amend
the boundaries that define the area in which eligible
projects must be located, the current boundaries are
coterminous with the Hughson Avenue Commercial
Principle Improvement Zone. Businesses located
within the Hughson Avenue Commercial Principle
Improvement Zone are eligible. This area is approxi-
mately 36 acres and includes the Hughson Avenue
commercial/downtown district as well as the public
facilities north of Hughson Avenue and extends south
along Santa Fe Avenue to the intersection of Charles
Street. Maps of the Improvement Zone boundaries

are on file with the City of Hughson Planning

Department. Interior rehabilitation, purchase of
inventory, promotions or business venture expan-

sions do not qualify.

2. Loan Amount

The lesser amount of either $10,000 per project or 50
percent of the total project is available. The loan has

a 4 percent fixed rate of interest.

3. Design Approval

Design approval for the facade improvement project is
required. Applicants should submit design plans for
the project to the City of Hughson Planning
Department. City staff can assist applicants in meet-

ing the design guidance provided in this booklet.

4. Application Procedure

Interested business or property owners should pick up
a copy of the City of Hughson Downtown Fagade
Improvement Loan Program application "at the
Planning Department. Applicants will need to submit
a completed application, project drawings, project
budget and bid proposals to the Planning Department.

Fagade Improvements Program
City of Hughson




HUGHSON PLANNING COMMISSION

RESOLUTION NO. PC 2012-01

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HUGHSON APPOVING DESIGN REVIEW FOR 7001 HUGHSON AVENUE,
PROPERTY OF DAVID AND MATT ROSSI

WHEREAS, property owners David and Matt Rossi have applied for
Design Review relating to replacement of the rear of the building located at 7001
Hughson Avenue and,

WHEREAS, the Planning Commission of the City of Hughson after
carefully deliberation and opportunity for public input does herecby make the

following findings in accordance with Hughson Municipal Code Section 17.04.020:

1. The proposed project is consistent with the General Plan, any
applicable specific plans, any adopted design expectations or design guidelines, and
the Hughson Municipal Code.

2. The proposed architecture and site design complements the
surrounding neighborhood and/or district.

3. The proposed project is consistent with the general scale of structures

and buildings in the surrounding neighborhood and/or district, and,

WHEREAS, as a condition of approval, applicant shall construct a false
parapet wall on the fagade of the new building to cover the shed roof facing Charles
Street and,

WHEREAS, NOW, THEREFORE, BE IT RESOLVED that the

Planning Commission of the City of Hughson, using its own independent judgment,

Page 1 of 2
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does hereby approve Design Review, with condition of approval as specified herein,
for the property of David and Matt Rossi located at 7001 Hughson Avenue.

PASSED AND ADOPTED by the Hughson Planning Commission at a
regular meeting thereof, held on January 17, 2012, by the following vote:

AYES:

NOES:

ABSTENTIONS:

ABSENT:

ATTEST: ALAN MCFADON, Chairman

THOM CLARK, Secretary

Page 2 of 2
Design Review for 7001 Hughson Avenue - Resolution PC 2012-01
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he Great Central Valley of California is the

scene of another valley, the great divide between
representatives and the public over farmland protec-
tion. For decades, voters have supported farmland
protection measures. And yet, their representatives
support plans that are anything but farmland protect-
ing. The most recent plan comes from the mayors of
the nine cities in Stanislaus County.
(Continued on page 5)
California Department of Conservation

http//www.conservation.cagov/dlrp/
frmp/Pages/Index.aspx

PRIME FARMLAND - 253,435 acres

FARMLAND OF STATEWIDE IMPORTANCE - 31,474 acres
UNIQUE FARMLAND - 87,527 acres
FARMLAND OF LOCAL IMPORTANCE - 31,366 acres

GRAZING LAND - 429,544 acres
CONFINED ANIMAL AGRICULTURE - 11,721 acres

NONAGRICULTURAL AND NATURAL VEGETATION - 34,885 acres
SEMI-AGRICULTURAL AND RURAL COMMERCIAL LAND - 2,866 acres

VACANT OR DISTURBED LAND - 5,540 acres
RURAL RESIDENTIAL LAND - 9,819 acres
URBAN AND BUILT-UP LAND - 64,529 acres

WATER - 7,465 acres
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(Continued from page 4)

Among the agencies urging the board of supervi-
sors to deny the request for cancellation of the
Williamson Act contract was the California De-
partment of Conservation, which sent a letter to
the supervisors on Oct. 10 pointing out that in this
instance "the project proponent has failed to es-
tablish that the state's interest in developing re-
newable resources on the subject property
'substantially outweighs' the variety of interests
served by the preservation of the maximum
amount of the limited supply of agricultural
land."

On the following day, the supervisors ignored the
recommendations of county staff, its own Agri-
cultural Land Conservation Committee, the De-
partment of Conservation and Farm Bureau by
voting to approve the solar project. "The conver-
sion of prime farmland is a bell that is very diffi-
cult to un-ring, and for solar projects it is a heed-
less exercise because the state is carpeted with

(Continued from page 3)
While the idea and process for regional planning
is sorely needed, the plan put forward by the
mayors is not farmland protection.

To the contrary, Out-going Modesto Mayor Jim
Ridenour has stated, "This plan protects 88,000
acres of farmland." The valley floor in Stanislaus
County is about 350,000 acres, planning to leave
less than 25% for our number one industry, agri-
culture, is a bad plan! Sprawl will resume with
the next big housing development wave. We can
expect existing agricultural processing facilities
will need to move to other areas with better ac-
cess. Sprawl congests access routes. Imagine
Ceres bumping up to Turlock and Hughson.
Traffic congestion would prevent crops from
timely delivery to massive food processing facili-
ties in the Beard Industrial tract. What happens
to other food processors, almonds, walnuts, dairy,
and the cavalcade of ag support services, when
the land that feeds those industries is reduced by
more than half?

Some say the Mayors Plan is not intended for
protection but rather rejection. The theory is to
have a public vote on an urban growth boundary
map that is so massive, if it passes it has little

sunshine and only a small fraction of that falls on
prime farmland," said Chris Scheuring, CFBF
managing counsel. "We think the Fresno County
board of supervisors needs to go back and think a
bit more creatively about harmonizing the public
interest in solar development with the public in-
terest in retaining prime farmland," he said. "That
can be done through more deliberate siting deci-
sions."

The 90-acre parcel that would be converted for
the solar plant is located within the Westlands
Water District and has been covered by the Wil-
liamson Act since 1969. The land has been con-
tinuously farmed in recent years, primarily for the
production of honeydew melons, lettuce, spinach,
tomatoes, onions and an almond orchard.

Reprint from
California Farm Bureau Federation

unpact. If rejected, it has no impact, Passage
would assure sprawl over our most productive
soils.

Others say that the plan is intended to counter
efforts by Supervisor Jim DeMartini to apply
farmland mitigation standards under Local Area
Formation Commission (LAFCO) for city an-
nexations, Stanislaus County requires that one
acre of farmland be protected for every acre lost
to housing development. Despite any effort to
substitute urban growth boundaries for farmland
mitigation, it may be difficult for LAFCO to ra-
tionalize approving housing developments for
cities without matching the mitigation require-
ment simply because the authority changes from
county to city. In an era of legal challenges, it is
reasonable to project a litany of setbacks for de-
velopers and citics intent on housing expansion
without farmland mitigation common place in
California.

In a world that just announced its 7 billionth hu-
man, it is difficult for FWG to understand how
planning to urbanize nearly 262,000 acres of the
most productive agricultural area the world has
ever known could be a good plan. Let's pro-
mote the mayors’ process and reject the map.

Many thanks
to our sponsors

‘Sustaining Sponsor
E. &J Gallo
| Winery
‘Supporting Sponsors;

Dave Wilson
Nursery

' Farm Management,
Inc.

Garton Tractor







PLANNING DIRECTORS
OF STANISLAUS

2012 PLANNING
COMMISSIONERS
WORKSHOP

The Planning Directors of Stanislaus invite planning
commissioners, city council members and staff to a lively
presentation on why it is important to create healthy communities
where people can comfortably meet and exchange ideas and the
legal aspects of creating such places.

The Planning Commissioners Workshop will be on January 28, 2012, at the
Riverbank Community Center, 3600 Santa Fe Street, Riverbank, CA.

This exciting event will consist of two panel discussions, the first of which
will start at 9:00 a.m.; the second is expected to conclude at noon.
Registration and sign-in starts at §:00 am with light refreshments provided.

Yes, I plan to attend this event:

Name:

Jurisdiction:

Position:

The cost of the event is $20 per person. This can be paid any time from now
to the event sign-in. If paying by check, please make payable to the City of
Riverbank.

Please RSVP to Janet Smallen by January 25, 2012. Janet can be reached at
(209) 863-7128 via phone; (209) 869-7125 via Fax or at
jsmallen@riverbank.org.






