
Planning Commission Agenda           March 17, 2015 
 

  
AGENDA 

TUESDAY, MARCH 17, 2015 – 6:00 P.M. 
 
CALL TO ORDER:  Chair Julie Ann Strain  
 
ROLL CALL:  Chair Julie Ann Strain 
    Vice Chair Karen Minyard 

Commissioner Sanjay Patel 
Commissioner Mark Fontana 
Commissioner Ken Sartain 
 

FLAG SALUTE:  Chair Julie Ann Strain   
 

 
1. PUBLIC BUSINESS FROM THE FLOOR (No Action Can Be Taken): 
 
Members of the Audience may address the Planning Commission on any item of interest to the 
public pertaining to the City and may step to the podium, State their name and City of Residence 
for the record (requirement of Name and City of Residence is optional) and make their 
presentation. Please limit presentations to five minutes. Since the Planning Commission cannot 
take action on matters not on the Agenda, unless the action is authorized by Section 54954.2 of 
the Government Code, items of concern which are not urgent in nature can be resolved more 
expeditiously by completing and submitting to the City Clerk a “Citizen Request Form” which may 
be obtained from the City Clerk.  
 
2. PRESENTATIONS:   NONE. 
 
3. NEW BUSINESS:   
 

3.1:  Conduct Nominations for a new Chair and Vice Chair.  
 
3.2: Approve the Minutes of the Regular Meeting of February 17, 2015. 
 
3.3: Adopt Resolution No. PC 2015-01, Accepting the 2014 Annual General Plan 

Progress Report and the 2014 Annual Housing Element Progress Report.  
 
 
 
 

 

CITY OF HUGHSON 
PLANNING COMMISSION MEETING  

City Hall Council Chambers 
7018 Pine Street, Hughson, CA 

 

Any documents produced by the City and distributed to a majority of the Planning Commission regarding any item on this Agenda 
will be made available at the City Clerk’s counter at City Hall located at 7018 Pine Street, Hughson, CA. 
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4. PUBLIC HEARING TO CONSIDER THE FOLLOWING: 
 

4.1: Adopt Resolution No. PC 2015-02, Approving Design Review for a 
proposed Dollar General store located between 7030 and 7128 Hughson 
Avenue. 

 
5. INFORMATIONAL ITEMS:  
 

5.1: Seventh Street Park Update. 
 

5.2: Tully Road Reconstruction Update.  
 
5.3: Downtown Enhancements Update.  
 
5.4:  Prospective Development Update. 
 

6. CORRESPONDENCE: NONE. 
 
7. COMMENTS: 
 

7.1: Staff Reports and Comments: (Information Only – No Action) 
 
  Community Development Director: 
 
  City Clerk: 
  
  City Attorney: 
 

7.2: Commissioner Comments: (Information Only – No Action) 
 
ADJOURNMENT: 
 

 
UPCOMING EVENTS: 
 

March 14   Danielle’s Gift St. Patrick’s Day Celebration Fundraiser, www.daniellesgift.org    
March 17  Planning Commission Meeting, City Hall Council Chambers, 6:00 P.M. 
March 23  Economic Development Committee, City Hall Chambers, 5:30 P.M. 
March 23   City Council Meeting, City Hall Council Chambers, 7:00 P.M. 

WAIVER WARNING 
 
If you challenge a decision/direction of the Planning Commission in court, you may be limited to raising 
only those issues you or someone else raised at a public hearing(s) described in this Agenda, or in 
written correspondence delivered to the City of Hughson at or prior to, the public hearing(s).           

Any documents produced by the City and distributed to a majority of the Planning Commission regarding any item on this Agenda 
will be made available at the City Clerk’s counter at City Hall located at 7018 Pine Street, Hughson, CA. 
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AFFIDAVIT OF POSTING 

DATE:           March 13, 2015 TIME:                     5:00pm     

NAME:           Dominique Spinale   TITLE:                    City Clerk 
                 

 
Notice Regarding Non-English Speakers:  

 
Pursuant to California Constitution Article III, Section IV, establishing English as the official language for the 
State of California, and in accordance with California Code of Civil Procedures Section 185, which requires 
proceedings before any State Court to be in English, notice is hereby given that all proceedings before the 
City of Hughson Planning Commission shall be in English and anyone wishing to address the Council is 
required to have a translator present who will take an oath to make an accurate translation from any 
language not English into the English language. 
 
 
General Information: The Hughson Planning Commission meets in the Council 

Chambers on the third Tuesday of each month at 6:00 p.m., 
unless otherwise noticed.  

 
PC Agendas:  The Planning Commission Agenda is now available for public 

review at the City’s website at www.hughson.org and City Clerk's 
Office, 7018 Pine Street, Hughson, California on the Friday, prior 
to the scheduled meeting.  Copies and/or subscriptions can be 
purchased for a nominal fee through the City Clerk’s Office.   

 
Questions:             Contact the City Clerk at (209) 883-4054.

AMERICANS WITH DISABILITIES ACT/CALIFORNIA BROWN ACT 
NOTIFICATION FOR THE CITY OF HUGHSON 

 
This Agenda shall be made available upon request in alternative formats to persons with a disability; as required by 
the Americans with Disabilities Act of 1990 (42 U.S.C. Section 12132) and the Ralph M. Brown Act (California 
Government Code Section 54954.2).    
 
Disabled or Special needs Accommodation:  In compliance with the Americans with Disabilities Act, persons 
requesting a disability related modification or accommodation in order to participate in the meeting and/or if  you need 
assistance to attend or participate in a Planning Commission meeting, please contact  the City Clerk’s office at (209) 
883-4054. Notification at least 48-hours prior to the meeting will assist the City Clerk in assuring that reasonable 
accommodations are made to provide accessibility to the meeting.  

RULES FOR ADDRESSING PLANNING COMMISSION 
 
Members of the audience who wish to address the Planning Commission are requested to complete one 
of the forms located on the table at the entrance of the Council Chambers and submit it to the City Clerk. 
Filling out the card is voluntary.  

Any documents produced by the City and distributed to a majority of the Planning Commission regarding any item on this Agenda 
will be made available at the City Clerk’s counter at City Hall located at 7018 Pine Street, Hughson, CA. 
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Any documents produced by the City and distributed to a majority of the Planning Commission regarding any item on this 
Agenda will be made available at the City Clerk’s counter at City Hall located at 7018 Pine Street, Hughson, CA. 
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MINUTES 

TUESDAY, FEBRUARY 17, 2015 – 6:00 P.M. 
 
CALL TO ORDER:  Chair Julie Ann Strain  
 
ROLL CALL:   
 

Present: Chair Julie Ann Strain 
   Vice Chair Karen Minyard 

Commissioner Mark Fontana 
Commissioner Ken Sartain 

 
Absent: Commissioner Sanjay Patel 
 

Staff Present: Jaylen French, Community Development Director 
  Monica Streeter, Deputy City Attorney 
  Dominique Spinale Romo, Assistant to the City Manager/City Clerk 

 
FLAG SALUTE: Chair Julie Ann Strain   

 
 
1. PUBLIC BUSINESS FROM THE FLOOR (No Action Can Be Taken): 
 
No Public Comments. 
 
 
2. PRESENTATIONS:  NONE. 
 
 
3. NEW BUSINESS:   
 

3.1:  Conduct Annual Nominations for Chair and Vice Chair.   
 

This item was continued to the next meeting.   
 
3.2: Approve the Minutes of the Regular Meeting of December 16, 2014. 
 

 

CITY OF HUGHSON 
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Any documents produced by the City and distributed to a majority of the Planning Commission regarding any item on this 
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MINYARD/SARTAIN 4-0 (PATEL- Absent) motion passes to approve the Minutes 
of December 16, 2014.  

 
3.3: Discuss Approach, Placement and Extent of Pilot Downtown Parklet. 

(Verbal Only) 
 

Director French reviewed and discussed the staff report on this Item.  
 

The Commission discussed the various locations the downtown parklet could be 
placed, including in front of Bella Viva Orchards, Braden Farms, and the corner of 
Charles Street and Hughson Avenue. They also discussed the idea of phasing or 
shifting the parklet to a new location on main street every few months, monitoring 
its use and function at each location.  
 
Commissioner Sartain shared his concerns on whether the serving and selling of 
alcohol can be done outside of restaurants. Staff will look into this and advise the 
Commission.  
 
Commissioner Fontana advised staff to make sure the parklet is vandalism proof, 
as downtown has had some small issues with vandalism.  
 
No action was taken on this item.  
 
4. PUBLIC HEARING TO CONSIDER THE FOLLOWING: NONE. 
 
 
5. INFORMATIONAL ITEMS:  
 

5.1: Seventh Street Park Update. 
 

Director French updated the Planning Commission on this item.  
 
5.2: Dollar General Update. 

 
Director French updated the Planning Commission on this item. 

 
5.3: Municipal Water Project Update.  

 
Director French updated the Planning Commission on this item. 

 
5.4: Tully Road Reconstruction Update.  

 
Director French updated the Planning Commission on this item. The Commission 
shared their concerns on where the construction crews would park, to prevent 
negatively impacting businesses.  

 

Any documents produced by the City and distributed to a majority of the Planning Commission regarding any item on this 
Agenda will be made available at the City Clerk’s counter at City Hall located at 7018 Pine Street, Hughson, CA. 
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5.5: Starn Park Playground Update.  
 
Director French updated the Planning Commission on this item. 
 
 

5.6: Smoke Free Parks Ordinance Update. 
 
Director French updated the Planning Commission on this item. 

 
5.7  Prospective Development Update. 
 

Director French updated the Planning Commission on this item. 
 

6. CORRESPONDENCE: NONE. 
 
7. COMMENTS: 
 

7.1: Staff Reports and Comments: (Information Only – No Action) 
 

Community Development Director: Director French updated the 
Commission on the potential of 
a Farmer’s Market and advised 
that the Chamber of Commerce 
is also interested in moving the 
project forward.  

  City Clerk: 
  
  City Attorney: 
 

7.2: Commissioner Comments: (Information Only – No Action) 
 
Commissioner Fontana shared his concerns regarding speeding cars north of 
Thomas Taylor Drive by Steeplechase and Huntmaster. Staff will advise police 
services and see if the speed trailer can be moved to this location to address the 
concern.  
 
 
ADJOURNMENT:  This meeting adjourned at 7:27 P.M.  
 
 

__________________________ 
JULIE STRAIN, Chair  

 
____________________________________ 
DOMINIQUE SPINALE ROMO, City Clerk  

Any documents produced by the City and distributed to a majority of the Planning Commission regarding any item on this 
Agenda will be made available at the City Clerk’s counter at City Hall located at 7018 Pine Street, Hughson, CA. 
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Meeting Date: March 17, 2015 
 

Subject: Consideration of Resolution PC No. 2015-01 accepting the 
2014 Annual General Plan Report and the 2014 Annual 
Housing Element Progress Report 

 

Enclosures: Resolution No. PC 2015-01 
2014 Annual Report, City of Hughson General Plan 
2014 Annual Housing Element Progress Report 

 California Government Code, Section 65400 
 

Presented By:  Jaylen French, Community Development Director 
 

 
Staff Recommendation: 
 
Adopt Resolution No. PC 2015-01, accepting the 2014 Annual General Plan 
Progress Report.  
 
Background and Overview: 
 
Pursuant to Government Code Section 65400, the City of Hughson must provide 
an annual report—by April 1 of each year—to the City Council, the Office of 
Planning and Research, and the Department of Housing and Community 
Development on the progress made toward implementing the General Plan goals 
and policies during the reporting period. 
 
Discussion: 
 
The purpose of the Annual Report is to 1) provide an assessment or status update 
on the City’s progress towards implementing the General Plan and 2) provide an 
assessment of the progress in meeting the City’s share of regional housing needs 
and must include local efforts to remove governmental constraints to the 
maintenance, improvement, and development of housing, the degree to which its 
approved general plan complies with the guidelines developed and adopted 
pursuant to Section 65040.2 as well as, (c) the date of the last revision to the 
general plan. 
 
This report will serve to assess how the General Plan is being implemented in 
accordance with adopted goals, policies and implementation measures; identify 
any necessary adjustments or modifications to the General Plan as a means to 

 

PLANNING COMMISSION                     
AGENDA ITEM NO. 3.3 

SECTION 3:  NEW BUSINESS 



improve local implementation; provide a clear correlation between land use 
decisions that have been made during the 12-month reporting period and the 
goals, policies and implementation measures contained in the General Plan; and to 
provide information regarding local agency progress in meeting its share of 
regional housing needs. 
 
 
 
  

 



CITY OF HUGHSON 
PLANNING COMMISSION 

RESOLUTION NO. PC 2015-01 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
HUGHSON ADOPTINGTHE 2014 ANNUAL GENERAL PLAN REPORT AND 

THE 2014 HOUSING ELEMENT PROGRESS REPORT 
 
 

WHEREAS, the City of Hughson is required by Government Code Section 

65400 to provide an Annual Report on the General Plan, by April 1 of each year, 

for the preceding year; and 

WHEREAS, the Annual Report must be transmitted to the City Council, the 

California Office of Planning and Research (OPR), and Department of Housing and 

Community Development (HCD); and 

WHEREAS, the Annual Report must include the following: a) the status of 

the General Plan and progress in its implementation, b) the City’s progress in 

meeting its share of the regional housing needs and local efforts to remove 

governmental constraints to the maintenance, improvement, and development of 

housing, the degree to which its approved general plan complies with the 

guidelines developed and adopted pursuant to Section 65040.2 as well as the date 

of the last revision to the general plan; and 

WHEREAS, the Hughson Planning Commission has reviewed and accepted 

the 2014 Annual Report on the Hughson General Plan and the 2014 Annual 

Housing Element Progress Report; 

 NOW THEREFORE BE IT RESOLVED that the Hughson Planning 

Commission does hereby accept the 2014 Annual Report on the Hughson General 

Plan and the 2014 Annual Housing Element Progress Report;  

 

 



 PASSED AND ADOPTED by the Hughson Planning Commission at a 

regular meeting thereof held on March 17, 2015, by the following vote:  

AYES:  
 
NOES:  
        
ABSTENTIONS:    
   
ABSENT:      

 

                        
       __________________________ 
       JULIE STRAIN, Chair 
 
ATTEST: 
 
 
___________________________________ 
DOMINIQUE SPINALE ROMO, City Clerk 
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ANNUAL REPORT  
 

 

 

INTRODUCTION 

California Government Code Section 65400 requires each municipality to present 

an annual report on its General Plan to its legislative body, i.e. City Council, the Office of 

Planning and Research (OPR), and the Department of Housing and Community 

Development (H&CD) by April 1 of each year. 

The purpose of the Annual Report is to 1) provide an assessment or status update on 

the City’s progress towards implementing the General Plan and 2) provide an assessment of 

the progress in meeting the City’s share of regional housing needs; and must include local 

efforts to remove governmental constraints to the maintenance, improvement, and 

development of housing, the degree to which its approved general plan complies with 

the guidelines developed and adopted pursuant to Section 65040.2 as well as the date 

of the last revision to the general plan. 

This report will serve to assess how the General Plan is being implemented in 

accordance with adopted goals, policies and implementation measures; identify any 

necessary adjustments or modifications to the General Plan as a means to improve local 

implementation; provide a clear correlation between land use decisions that have been 

made during the 12-month reporting period and the goals, policies and implementation 

measures contained in the General Plan; and provide information regarding local agency 

progress in meeting its share of regional housing needs. 

2014 
City of Hughson General Plan 
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GENERAL PLAN 

Hughson’s General Plan was adopted on December 12, 2005. The General Plan 

contains the seven State-required elements: land use, circulation, housing, conservation, 

open space, noise and safety. The Housing Element was adopted separately in 2004 and 

since updated in June 2009. The State allows the combining of elements or the addition of 

new elements as long as the required seven elements are present in some fashion. 

Hughson’s General Plan combines the required conservation and open space elements and 

adds a public services and facilities element. The Hughson General Plan therefore contains 

the following elements: 

- Land Use 

- Circulation 

- Conservation and Open Space 

- Public Services and Facilities 

- Safety 

- Noise 

- Housing 

 

Local governments are required to keep their General Plans current and internally 

consistent. There is no specific requirement that a local government update its General 

Plan on a particular timeline, with the exception of the Housing Element, which is 

required to be updated every five years. The City is in the process of updating the 

Housing Element with an expected adoption in late-2015.  

The following represents the progress the City has made toward implementing 

the goals and guiding policies of the General Plan during this reporting period. The list 

is organized to correspond with the elements of the Hughson General Plan.  
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LAND USE 

Amendments 

There were no amendments to the Land Use Element in 2014. 

Progress 

The Planning Commission or City Council did not approve a project in calendar year 

2014, which would constitute implementation of the Land Use Element of the General 

Plan.  Several development/projects are currently underway, which are expected to be 

approved and/or completed in 2015. 

 

CIRCULATION 

Amendments 

There were no amendments to the Circulation Element in 2014. 

Progress  

A. On November 6, 2014, the Planning Commission recommended amending 

the Hughson Municipal Code (HMC), Section 17, Zoning Ordinance, to 

remove current prohibition regarding restaurant related drive-throughs.  On 

November 24, 2014, the City Council approved the amendment to the HMC.   

 

B. On June 9, 2014, the City Council awarded a construction contract for a 

sidewalk infill project on 5th Street from Hughson Avenue to Fox Road.  The 

project was constructed (in 2014) to add sidewalks and other pedestrian and 

ADA amenities, as well as a bike lane to a roadway that did not have these 

improvements. 
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C. In 2014, the City of Hughson was awarded Active Transportation Program 

(ATP) funds to construct a sidewalk infill project on Fox Road from Charles 

Street to Tully Road.  This project will be completed in Fiscal Year 2016-2017. 

 

CONSERVATION AND OPEN SPACE 

Amendments 

There were no amendments to the Conservation and Open Space Element in 2014. 

Progress  

A. On January 13, 2014, the City Council adopted the East Stanislaus Integrated 

Regional Water Management Plan (IRWMP), which was prepared in 

conjunction with the Cities of Ceres, Modesto and Turlock.  The purpose of 

the IRWMP is to manage water resources in coordinated and collaborative 

effort with other agencies to improve water quality, quantity and reliability.  

Further the IRWMP summarizes regional goals and objectives for water 

resource management and identifies strategies, projects and programs 

intended to fulfill those goals and objectives. 

 

B. On March 24, 2014, the City Council adopted a Low Impact Development (LID) 

Manual for the City of Hughson.  The purpose of the LID Manual is to ensure 

thoughtful and responsible storm water management for future development 

areas, ensure storm water pollution prevention, to reduce community 

infrastructure costs, create more aesthetic landscaped areas in neighborhoods 

and commercial areas and to augment groundwater recharge.  
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C. In July and August 2014, the City Council declared a water ‘shortage’ 

emergency and adopted an Ordinance No. 2014-03, amending the Hughson 

Municipal Code, Chapter 13, Water Conservation and Prohibition on Water 

Waste, to ensure the City is conserving as much water as possible. 

 
D. In 2014, the City formally removed City of Hughson Well #6 from the potable 

water system and transitioned the well to the non-potable system.  This well is 

now used to irrigate the approximately 15 acre Sports and Fitness Complex, a 

turf field use in conjunction between the City of Hughson and the Hughson 

Unified School District for sports and recreation purposes. 

 
E. On October 13, 2014, the City Council adopted Resolution No. 2014-13 to 

allow the California Home Energy Renovation Opportunity (HERO) Program to 

operate in the City of Hughson.  The purpose of the HERO Program is to help 

finance residential and commercial energy and water efficiency 

improvements.  

 

PUBLIC SERVICES AND FACILITIES 

Amendments 

There were no amendments to the Public Services and Facilities Element in 2013. 

Progress 

A. In 2014, the City was awarded a State of California Land and Water Conservation 

Fund (LWCF) grant to help fund the potential acquisition of an approximately 

19.65 acre parcel for the purposes of establishing a community park in the City.  

Throughout the year, the City worked towards acquiring, then developing and 
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maintaining this proposed park.  As identified in the General Plan, the intent of 

the park acquisition was to fill a recreational and park need in the City, especially 

in the southern portion of the City.   Ultimately, the City Council, decided to not 

pursue the grant and the acquisition of the parcel at this time, but have since 

directed Staff to work with the Parks and Recreation Commission to identify 

potential recreational opportunities in the City in lieu of the 19.65 acre parcel. 

 

B. In early 2014, the City of Hughson received Notice of Application Acceptance for 

a State Revolving Loan for the Well #7 Replacement Project.  This project is 

intended to replace City of Hughson Well #7, which recently was removed from 

the municipal water distribution system due to high arsenic levels.  The project 

includes the drilling of a new City well, Well #9, and the re-drilling of an existing 

City well, Well #5, as well as central arsenic treatment between the two wells.  

This project is being implemented to address a cease-and-desist order served by 

the State regarding arsenic levels in the City’s municipal water system. 

 
C. The City of Hughson prepared a Spill Response Plan for Hazardous/Non-

Hazardous Materials and Wastes to provide guidelines for the control and 

mitigation of non-storm water spills that enter the City’s storm water conveyance 

system.  The plan focuses on processes and procedures for responding to non-

storm water spills involving hazardous/non-hazardous materials and waste. 
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SAFETY 

Amendments 

There were no amendments to the Safety Element in 2014. 

Progress 

In 2014, the City Council approved allocating City of Hughson community enhancement 

funds to help the independent Hughson Fire Protection District purchase a 

fire/emergency response command vehicle.  The Command Vehicle Unit was 

operational in October 2014.  The Fire District states that the vehicle will assist in 

responding to fires and other emergencies, helps to better manage the incident and the 

safety of paid and volunteer fire fighters and coordinate with other protection agencies 

at the incident. 

 

NOISE 

Amendments 

There were no amendments to the Noise Element in 2014. 

Progress 

The Planning Commission or City Council did not approve a project in calendar year 

2014, which would constitute implementation of the Noise Element of the General Plan. 
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HOUSING 

Amendments 

There were no amendments to the Housing Element in 2014. 

Progress 

Pursuant to State law, the Stanislaus County Council of Governments (StanCOG) is 

responsible for the development of the Regional Housing Needs Allocation (RHNA) 

within Stanislaus County.  According to the Final Regional Housing Needs Plan for 

Stanislaus County 2014-2023, Hughson’s regional housing needs share for the 

determination years has been established as: 218 total housing units—53 in the very low 

income category, 34 low income, 38 moderate income and 93 above moderate income 

or about 23 units per year over the nearly nine and a half year period.  

A. The number of residential building permits issued in 2014 was: 29.  The City 

estimates that it will fully satisfy its fair share of the identified regional 

housing need over the determination years (2014 – 2023). 
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2014 CITY OF HUGHSON HOUSING ELEMENT 
 
    
 

ANNUAL HOUSING ELEMENT PROGRESS REPORT 
Housing Element Implementation 

(CCR Title 24 Section § 6202) 
 

Jurisdiction  City of Hughson 
 
Reporting Period 01/01/2014 to 12/31/2014 

 
 

Table A 
2014 Annual Building Activity Report Summary – New Construction 

Very Low-, Low-, Moderate, Above-Moderate-Income Units and Mixed-Income Multifamily Projects 
 

Housing Development Information 
Housing with Financial 

Assistance and/or  
Deed Restrictions 

Housing without  
Financial Assistance 
or Deed Restrictions 

1 2 3 4 5 6 7 8 

Project Identifier 
(may be APN No., 
 project name or  

address) 

Unit  
Category 

Tenure 
 

R=Renter 
O=Owner 

Affordability by Household Incomes 
Total 
Units 
per  

Project 

Assistance  
Programs  
for Each 

Development 

Deed  
Restricted 

Units 

Note below the number of 
units determined to be 
affordable without financial 
or deed restrictions and 
attach an explanation how 
the jurisdiction determined 
the units were affordable.   
Refer to instructions. 

Very 
Low- 

Income 

Low- 
Income 

Moderate- 
Income 

Above 
Moderate- 

Income See 
Instructions 

See 
Instructions 

 Kiper Development SFD O    29 29    
            
            
            
            
            
            

  (9) Total of Above Moderate from Table A2     ►     ►     ►     ►     ►     ► 0 0   

  (10)  Total by income units  
        (Field 5) Table A     ►     ►     ► 0 0  29 29   

1 
 



 

2014 CITY OF HUGHSON HOUSING ELEMENT 
 
    

 
Table A2 

2014 Annual Building Activity Report Summary - Units Rehabilitated, Preserved and Acquired  
pursuant to GC Section 65583.1(c)(1) 

Please note:        Units may only be credited to  the table below when a jurisdiction has included a program it its housing element to rehabilitate, preserve or acquire units to 
accommodate a portion of its RHNA which meet the specific criteria as outlined in GC Section 65583.1(c)(1) 

 

Activity Type 

Affordability by Household Incomes 
  

(4) The Description should adequately document how each unit complies with                     
subsection (c )(7) of Government Code Section 65583.1 Extremely 

Low- 
Income* 

Very Low- 
Income 

Low- 
Income 

TOTAL 
UNITS 

(1) Rehabilitation Activity       0 
  At least two rehabilitation/at-risk unit preservation projects are currently 

underway and will likely be completed in calendar year 2015.   
  

(2) Preservation of Units At-Risk       0 
  

(3) Acquisition of Units       0 
    

(5) Total Units by Income 0 0 0 0  

* Note: This field is voluntary 

 
 
 
 
 
 
 
 
 
 
 
 

2 
 



 

2014 CITY OF HUGHSON HOUSING ELEMENT 
 
    
 
 

Table A3 
 

2014 Annual building Activity Report Summary for Above Moderate-Income Units 
(not including those units reported in Table A) 

 

         Single Family 2 - 4 Units 5+ Units Second Unit Mobile Homes Total 

No. of Units Permitted 
for Moderate      0 

No. of Units Permitted 
for Above Moderate 29     29 
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2014 CITY OF HUGHSON HOUSING ELEMENT ANNUAL PROGRESS REPORT 

Table B 
Regional Housing Needs Allocation Progress 

Permitted Units Issued by Affordability 

 
 
 
 

Enter Calendar Year starting with the first year 
of the RHNA allocation period.  See Example. 2014 2015 2016 2017 2018 2019 2020 2021 2022 

Total Units  
to Date  

(all years) 

Total  
Remaining 

RHNA 
by Income Level Income Level 

RHNA 
Allocation  

by  
Income 
Level 

Year 
1 

Year 
2 

Year 
3 

Year 
4 

Year 
5 

Year 
6 

Year 
7 

Year 
8 

Year 
9 

Very Low 

Deed 
Restricted 

53 
0          

 Non-deed 
restricted 0          

Low 

Deed 
Restricted 

34 
0          

 Non-deed 
restricted 0          

Moderate 

Deed 
Restricted 38 

0          
 Non-deed 

restricted 0          

Above Moderate  93 29          64 

Total RHNA by COG. 
Enter allocation number: 218 29         

 
189 

Total Units     ►     ►     ►          

Remaining Need for RHNA Period    ►     ►     ►     ►     ►      

1 
 



 

2014 CITY OF HUGHSON HOUSING ELEMENT ANNUAL PROGRESS REPORT 

 
Table C 

Program Implementation Status 
Program Description 
(By Housing Element 
Program Names) 

Housing Programs Progress Report  -  Government Code Section 65583. 
Describe progress of all programs including local efforts to remove governmental constraints to the maintenance, improvement, and development of housing as identified in 
the housing element. 

 
Name of Program Objective Timeframe  Status of Program Implementation 
Program 1-1-1 The City staff will coordinate with California Department of 

Housing and Community Development (HCD) staff to apply 
for the funding that is made available through Proposition 
1C. For example, in partnership with an interested non-profit 
developer, apply to the MHP program for the development 
of low-income housing. Finally, as affordable units are 
developed, apply for the Workforce Housing Rewards 
Program. 
 

Apply for 
funding as it 
becomes 
available 

Staff continues to search for interested developers to build 
and maintain affordable housing.  

Program 1-1-2 The City of Hughson is a member of the Stanislaus County 
Consortium for CDBG entitlement funds.  

Annually, 
subject to 
available 
funds 

We receive CDBG funds as a part of the county consortium. 

Program 1-2-1 The Redevelopment Agency did set aside 20 percent of the 
gross tax increment revenues received from the 
Redevelopment Project into a low-to-moderate income 
housing fund for affordable housing activities. Those funds 
were designated for low-to moderate income housing 
rehabilitation programs including financing, infrastructure 
improvements, land acquisitions, and construction. 
 

Sunsetting. Funds are no longer available from this program. 

Program 1-3-1 Provide technical assistance to developers, nonprofit 
organizations, or other qualified private sector interests in 
the application and development of projects for federal and 
state financing. 

Ongoing as 
projects are 
submitted to 
planning 
and building 
department 

The City continues to develop strategies to attract affordable 
housing developers. 
 
 

Program 1-4-1 Continue to use HOME funds to assist first time 
homebuyers. 
 

Open The City does not currently have an open HOME grant to 
provide down payment assistance. 
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Name of Program Objective Timeframe  Status of Program Implementation 
 
Program 1-5-1 

The city will continue to explore the feasibility of an 
inclusionary requirement for the development of affordable 
housing.  

 
Explore 
inclusionary 
housing 
options by 
2015 

 
City staff continues to evaluate developing an inclusionary 
zoning program city-wide.  

Program 1-6-1 The City will continue to research and seek out developers 
to build affordable multifamily housing in Hughson through 
the Low Income Housing Tax Credit (LIHTC) program 
 

Annually The City continues to respond to low-income housing 
projects. 

Program 1-7-1 Offer deferrals or reductions in zone change fees for 
affordable multifamily projects, in order to have sufficient low 
cost land available to meet the City’s low-and very low- 
income Regional Housing Needs Allocation 
 

Ongoing The City evaluates the deferral or reduction of zone change 
fees for affordable multifamily projects. 

Program 1-7-2 
 

Transitional and supportive housing provides temporary 
housing, often with supportive services to formerly homeless 
persons for a period that is typically between six months and 
two years. The supportive services, such as job training 
rehabilitation, and counseling, help individuals gain life skills 
necessary for independent living. 
 
Currently, the City permits transitional housing by right in the 
High Density Residential (R-3) zoning district, and in the 
General Commercial (C-2) zoning district subject to a 
conditional use permit. Pursuant to Senate Bill 2, the City 
must explicitly allow both supportive and transitional housing 
types in all residential zones. The City currently defines 
transitional housing in the Zoning code, but will update it 
Zoning Code to include the definition of supportive housing 
as defined in the Health and Safety Code Sections 50675.2 
and 50675.14. Both transitional and supportive housing 
types will be allowed as a permitted use subject to only the 
same restrictions on residential uses contained in the same 
type of structure. 
 
 

Ongoing Due to staff shortages, the update to Hughson’s Zoning 
Ordinance to address Program 1-7-2 has not been 
completed. Program 1-7-2 ensures the City of Hughson will 
be compliant with SB 2 and Health and Safety Code 
Sections 50675.2 and 50675.14. 
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2014 CITY OF HUGHSON HOUSING ELEMENT ANNUAL PROGRESS REPORT 

Name of Program Objective Timeframe  Status of Program Implementation 
Program 1-7-3 
 

Assembly Bill 2634 requires the quantification and analysis 
of existing and projected housing needs to extremely low-
income households and requires Housing Elements to 
identify zoning to encourage and facilitate supportive 
housing and single room occupancy units (SROs).  
 
Currently, single room occupancy units are included under 
the definition of “boarding and rooming houses”. To ensure 
zoning flexibility that allow for the development of SROs, the 
City will update its Zoning Code to allow for SROs in all 
zones where boarding and rooming houses are allowed. 
SROs will continue to be allowed with a conditional use 
permit in the Multiple Family Residential Zone (R-3) and in 
the General Commercial Zone (C-2). The conditions for 
these units will continue to be minimal and will only require 
review by the Community Development Director. 
 

Ongoing Due to staff shortages, the update to Hughson’s Zoning 
Ordinance to address Program 1-7-3 has not been 
completed. Program 1-7-3 ensures the City of Hughson will 
be compliant with AB 2634.  

Program 1-7-4 The City continues to provide a comprehensive listing of the 
current housing developments in the City which have units 
reserved for low-income, senior, and disabled households. 
 

Updated 
annually 

The list is available on request. Currently housing available 
within the city limits is administered by the Stanislaus County 
Housing Authority.  

Program 1-7-5 
 

State Law requires group residential facilities of six or fewer 
persons to be permitted in all residential zones. Currently 
Residential Care Homes with 6 or fewer persons are 
permitted with a conditional use permit.  
 
The City will revise the current regulations to meet state law 
requirements. The City will amend the Zoning Code to allow 
for Residential Care Homes by right in all residential zones 
and will allow larger group homes of 7 or more persons in 
the residential zones with a conditional use permit. 
Additionally, to further comply with SB 520, the City will 
amend the Zoning Code to define the definition of family as 
“One or more persons living together in a dwelling unit”. 
 

Immediately Due to staff shortages, the update to Hughson’s Zoning 
Ordinance to address Program 1-7-5 has not been 
addressed. Program 1-7-5 ensures the City of Hughson will 
be compliant with SB 520.  
 

Program 1-7-6 
 

Farmworker housing is defined in Sections 17021.5 and 
17021.6 of the Health and Safety Code as any employee 

Immediately Due to staff shortages, no progress has been made on this 
program. The City will continue its efforts to implement this 
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2014 CITY OF HUGHSON HOUSING ELEMENT ANNUAL PROGRESS REPORT 

Name of Program Objective Timeframe  Status of Program Implementation 
housing consisting of no more than 36 beds in a group 
quarters, or 12 units or spaces designed for use by a single 
family or household shall be deemed an agricultural land 
use designation. For the purpose of all local ordinances, 
employee housing shall not be deemed a use that implies 
that the employee housing is an activity that differs in any 
other way from an agricultural use. No conditional use 
permit, zoning variance, or other zoning clearance shall be 
required of this employee housing that is not required of any 
other agricultural activity in the same zone. The permitted 
occupancy in employee housing in an agricultural zone shall 
include agricultural employees who do not work on the 
property where the employee housing is located. To comply 
with Sections 17021.5 and 17021.6 of the Health and Safety 
Code the City will amend the Zoning Code to allow for 
farmworker housing in the R-1 zone by right. 
 

program. 

Program 1-8-1 Identify specific incentives, zoning actions, and reporting 
procedures that can be implemented to encourage and 
monitor the development of affordable and special needs 
housing opportunities. Identify the demographics and 
specific needs of the City’s population. Determine the City’s 
role for ensuring the construction of affordable housing 
projects and financing to developers. 
 

Ongoing  Due to staff shortages, no progress has been made on this 
program. The City will continue its efforts to implement this 
program. 

Program 1-8-2 Continue to permit persons with disabilities of any age to 
locate in senior citizens independent living facilities that are 
funded with federal funds according to federal law. 

As these 
types of 
facilities 
become 
available.  

No senior independent living facilities that are federally 
funded are currently available in the City of Hughson. The 
City will continue to permit persons of any age to locate in 
senior citizen independent living facilities that are funded 
with federal funds according to federal law. 

Program 1-8-3  Develop and formalize a general process that a person with 
disabilities will need to go through in order to make a 
reasonable accommodation request in order to 
accommodate the needs of persons with disabilities and 
stream line the permit review process. The City will provide 
information to individuals with disabilities regarding 
reasonable accommodation policies, practices, and 

Ongoing Due to staff shortages, no progress has been made on this 
program. At this time, all persons applying for permits are 
treated equally with regard to the application process. The 
City will continue to have information available to those who 
need it. 
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Name of Program Objective Timeframe  Status of Program Implementation 
procedures based on the guidelines from the California 
Housing and Community Development Department (HCD). 
This information will be available through postings and 
pamphlets at the City and on the City’s website. 
 

Program 1-8-1  Identify specific incentives, zoning actions, and reporting 
procedures that can be implemented to encourage and 
monitor the development of affordable and special needs 
housing opportunities. Identify the demographics and 
specific needs of the City’s population. Determine the City’s 
role for ensuring the construction of affordable housing 
projects and financing to developers. 
 

Ongoing  Due to staff shortages, no progress has been made on this 
program. This is a continuing need and it is appropriate for 
the City to continue its efforts. 
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Name of Program Objective Timeframe  Status of Program Implementation 
Program 1-9-1  Work with the Housing Authority of Stanislaus County. Ongoing, as 

funding 
becomes 
available 

The City continues to work with the Stanislaus Housing 
Authority. No vouchers are currently available. However, 
used vouchers can become available in certain situations 
such as renters buying a home. The vouchers would be 
available to people on the waiting list. 

Program 1-9-2  Continue to work with the Stanislaus Economic 
Development and Workforce Alliance (the “Alliance”) to 
provide sufficient detail on employment growth and housing 
production to ensure affordability to a broad spectrum of City 
residents. 
 

Ongoing The City is currently working with the Alliance to track 
commercial and industrial development in Hughson. These 
demographics are made available on the City’s website as 
well as in brochures to help attract developers of retail and 
affordable housing to Hughson. 

Program 1-10-1 The City will continue to be responsible for implementing the 
State’s energy conservation standards (e.g., Title 24 Energy 
Standards). This includes checking of building plans and 
other written documentation showing compliance and the 
inspection of construction to ensure that the dwelling units 
are constructed according to those plans. Applicants for 
building permits must show compliance with the state’s 
energy conservation requirements at the time building plans 
are submitted. 
 

Ongoing The City requires projects to comply with energy 
conservation standards. 

Program 1-10-2 The City will annually ensure that local building codes are 
consistent with state mandated or recommended green 
building standards. 
 

Ongoing The City has adopted Tiers One and Two of CalGreen 
Standards. 

Program 1-10-3 The City will continue to partner with PG&E to promote 
energy saving programs such as, the California Alternate 
Rates for Energy (CARE), the Relief for Energy Assistance 
through Community Help (REACH) and the Family Electric 
Rate Assistance (FERA). 
 

Ongoing The City will continue to coordinate with PG&E to promote 
energy saving programs. 

Program 2-1-1  To preserve affordability, allow developers to “piggyback” or 
file concurrent applications (i.e., rezones, tentative tract 
maps, conditional use permits, variance requests, etc.) if 
consistent with applicable processing requirements. 
 
 

Ongoing The City allows filing of concurrent applications. 
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Name of Program Objective Timeframe  Status of Program Implementation 
 
Program 2-1-2  

To preserve affordability, provide incentives (i.e., density 
bonus units, fee reductions, fee deferral, fast-tracking, etc.) 
to developers of residential projects who agree to provide 
the specified percentage of units mandated by state law at a 
cost affordable to very low and/or low-income households. 
 

 
Ongoing 

 
The Hughson Zoning Ordinance includes a density bonus 
provision that provides incentives for the production of 
housing for very low-income and low-income households. 

Program 2-2-1 The City will establish an annual review of the newly 
adopted citywide Design Guidelines (adopted July 2009) to 
ensure that they do not create a constraint to the 
development of multi-family housing in Hughson. The City 
will commit to amending the guidelines as appropriate to 
address or mitigate any identified constraints. The intent of 
the Design Guidelines is to ensure design compatibility with 
the existing neighborhoods and community and not to add a 
constraint to the development of multi-family housing in the 
community. The City will, on an annual basis, review and 
update as necessary its design review guidelines. 
 

Bi-annually The Guidelines are used when an appropriate development 
proposal is submitted. 

Program 2-3-1  To ensure that the development community (both nonprofit 
and for-profit) is aware of the housing programs, technical 
assistance, and funding available, the City will publish and 
make available, to developers, housing development 
agencies, and City Residents, the City’s Housing Element 
and updates, Annual Action Plan, Annual Redevelopment 
Agency Report, and respective notices. Provide and annual 
funding application workshop for interested agencies and 
developers. 
 

Annually The Housing Element is available on the City of Hughson 
website. Public meetings involving annual reports are held 
every year before final submissions to the appropriate 
agencies. 

Program 2-4-1  The City will continue to have sufficient capacity to meet the 
additional housing needs of the City of Hughson based on 
the construction of the 750,000 – gallon water storage. 

Evaluate as 
part of each 
Housing 
Element 
update 

The water tank infrastructure was constructed primarily to 
insure proper fire flows. The installation of new Well #8 is 
complete and will help provide adequate water capacity. The 
well is also a treatment facility for removing arsenic from the 
water supply. Additional well design and distribution systems 
are under consideration. 

Program 2-5-1  The City will continue to determine the transportations 
needs of its citizens and services as necessary. 

Annually The City of Hughson works with START, the County’s bus 
system that serves Hughson. The City will continue to 
evaluate the transportation needs of its citizens. 
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Name of Program Objective Timeframe  Status of Program Implementation 
Program 2-5-2  Apply for funding, such as PTA grant, to aid in the 

development of a public transportation system for the City. 
 

As funding 
is available.  

No activity has occurred. The City will continue to its effort to 
implement this program. 

Program 3-1-1  The City will provide information regarding vacant land to 
for-profit and nonprofit developers and other housing 
providers. 
 

Ongoing The City updates the vacant land inventory for residential 
development as part of the Housing Element annual 
progress report. 

Program 3-2-1  To ensure the development of housing that has, to extent 
possible, a support structure of shopping, services, and jobs 
within easy access, the City will encourage the development 
of well planned and designed projects that provides 
compatible residential, commercial, industrial, institutional, 
or public uses within a single project or neighborhood. 
 

Ongoing The General Plan Land Use Policies promotes commercial 
development integrated with residential neighborhoods with 
good access for pedestrians and bicyclists and industrial 
development that will provide jobs for the area. 

Program 3-3-1  Monitor the amount of land zoned for both single-family and 
multifamily development and initiate zone changes as 
necessary to accommodate affordable housing. 

Quarterly 
 

The 2009 Housing Element provides an inventory of 97 
acres of land zoned for single family development (R-1) land 
and 35 acres of land zoned for multiple family development 
(R-2 and R-3). There is sufficient inventory of residential 
land and no zone changes are needed. 

Program 3-4-1  The City will continue to allow lot consolidation to combine 
small residential lots into one large lot to accommodate 
affordable housing production. Provide incentives such as 
fee waivers and fast tracked timing to developers who 
provide affordable housing. In addition, where opportunities 
exist, the City will allow lot consolidation in the low density 
residential (R-1) and medium density residential (R-2) 
zones. 
 

Ongoing The Hughson Zoning Ordinance does not have a lot size 
requirement in the R-2 and R-3 Zones which would impede 
consolidation of small residential lots. No lot consolidation 
projects have been proposed. The City will continue to 
provide affordability incentives to developers. 

Program 3-5-1  Contact landowners within the Sphere of Influence that have 
land which is appropriate for residential zoning for possible 
annexation, in order to meet the very low-and low-income 
housing needs. Initiate annexation and zoning processes on 
suitable land. 
 

Annually Currently the City has sufficient vacant land for an affordable 
project, however should the need arise the City stands ready 
to initiate processes needed to facilitate an affordable 
project.  
 

Program 3-6-1  Allow for second units to be constructed with minimal 
restrictions and in accordance with AB 1866. 

As projects 
are 
processed 

Hughson’s Zoning Ordinance allows for second units in the 
R-1 Zone provided lot size will accommodate it. The 
ordinance in effect during our previous Housing Element did 
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Name of Program Objective Timeframe  Status of Program Implementation 
through the 
Planning 
Department 

not allow for this.   
 

Program 4-1-1  Continue to seek funding for public facilities such as 
community facilitated loans and public works grants. 

Annually The City continues to seek infrastructure funding. 

Program 4-2-1  Supply energy conservation awareness brochures in all 
public meeting places. 

Ongoing, at 
all public 
meetings.  

The City supplies energy conservation awareness brochures 
in all public meeting places. 

Program 4-3-1  The City will provide technical and financial assistance to all 
eligible homeowners and residential property owners to 
rehabilitate existing dwelling units through grants or low 
interest loans. The City will also continue to apply for and 
use CDBG and other housing rehabilitation funds. 
 

Annually, 
with 
Consortia 
funding.  

The City will continue to use CDBG and other housing 
rehabilitation funds. 

Program 4-4-1  Expand rehabilitation program eligibility to include rental 
properties.  

Sunsetting The State has removed the opportunity to use 
redevelopment as a funding source for rental property 
rehabilitation. We currently have no other open rehab grant 
programs. 

Program 5-1-1  Require that all recipients of locally administered housing 
assistance funds acknowledge their understanding of fair 
housing and affirm their commitment to the laws. 
 

Ongoing The City require recipients of locally administered housing 
assistance funds to acknowledge their understanding of fair 
housing 

Program 5-1-2  Acquire and maintain fair housing materials, including all 
pertinent resource, posters, and information available 
through the Department of Fair Employment and Housing 
(DFEH) and Housing and Urban Development (HUD) to 
educate on a variety of fair housing issues. Develop 
informational flyers and brochures in Spanish and in English 
that highlight (1) disability provisions of both federal and 
state fair housing laws and (2) familial status discrimination 
to be distributed at all types of outreach events including 
health fairs and City-sponsored events. Distribute materials 
to public locations such as the library and senior center, 
multifamily housing, and City Hall. 
 

Ongoing Information on fair housing laws is available at City Hall. The 
City staff and recipients of locally administered housing 
assistance funds are informed about fair housing laws. 

Program 5-1-3  Continue to refer all housing discrimination referrals to the 
City Principal Planner who will work with the complainant 

Ongoing The City has protocols to deal with events due to housing 
discrimination.  None has been received. 
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Name of Program Objective Timeframe  Status of Program Implementation 
and refer complaints to the State Fair Employment and 
Housing Commission. 
 

Program 5-1-4  Conduct regular workshops on the fair housing laws, as they 
pertain to race, disability, family size, and income 
discrimination and protection, to educate property owners, 
managers, and real estate professionals. 
 

Ongoing No activity has occurred. The City will continue to its effort to 
conduct workshops on fair housing laws.  

Program 6-1-1  The City will continue to support the Housing Authority of the 
County of Stanislaus to provide housing assistance to very 
low-, low-, and moderate-income households. The City will 
maintain membership in the Housing Authority to qualify City 
residents for the Housing Choice Voucher Program and 
other existing housing assistance programs administered by 
the Housing Authority. Provide information on the availability 
of Housing Authority programs to qualified residents. 
 

Immediate 
and ongoing 

The City is a member of the Stanislaus Housing and Support 
Services Collaborative and will continue to work with the 
Housing Authority. 

Program 6-2-1  Continue to establish cooperative agreements with a 
nonprofit housing organization as a support agency to the 
City. 
 

Immediate 
and ongoing 

The City will continue to work with and maintain agreements 
with nonprofit agencies. 

Program 6-3-1  The City will cooperate with large employers and major 
commercial and industrial developers to identify and 
implement development that can balance employment in the 
City with the housing growth. Develop housing opportunities 
that are affordable to the incomes of jobs within the City. 
Consider the effects of new development as proposed. The 
City will coordinate annual workshop with employers, 
members of the housing community, and City officials to 
identify the City’s housing and commercial needs.   
 

Annually No activity has occurred. The City strongly supports 
development that will create jobs in the community. The City 
will continue to identify housing and commercial needs. 

Program 6-4-1  Monitor the completion and implementation of the goals and 
policies set by the Housing Element. Continue to update and 
amend codes and policies as necessary. 
 

Annually The preparation of the Annual Progress Report helps the 
City monitor the policies of the Housing Element. 
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California Government Code 
Chapter 3, Local Planning, Article 7, Administration of General Plan, §65400 
 
 
(a) After the legislative body has adopted all or part of a general plan, the planning agency shall 
do both of the following: 
 

(1) Investigate and make recommendations to the legislative body regarding reasonable 
and practical means for implementing the general plan or element of the general plan, 
so that it will serve as an effective guide for orderly growth and development, 
preservation and conservation of open-space land and natural resources, and the 
efficient expenditure of public funds relating to the subjects addressed in the general 
plan. 

(2) Provide by April 1 of each year an annual report to the legislative body, the Office of 
Planning and Research, and the Department of Housing and Community Development 
that includes all of the following: 

(A) The status of the plan and progress in its implementation. 

(B) The progress in meeting its share of regional housing needs determined 
pursuant to Section 65584 and local efforts to remove governmental constraints 
to the maintenance, improvement, and development of housing pursuant to 
paragraph (3) of subdivision (c) of Section 65583. 

The housing element portion of the annual report, as required by this paragraph, 
shall be prepared through the use of forms and definitions adopted by the 
Department of Housing and Community Development pursuant to the 
rulemaking provisions of the Administrative Procedure Act (Chapter 3.5 
(commencing with Section 11340) of Part 1 of Division 3 of Title 2). Prior to and 
after adoption of the forms, the housing element portion of the annual report 
shall include a section that describes the actions taken by the local government 
towards completion of the programs and status of the local government's 
compliance with the deadlines in its housing element. That report shall be 
considered at an annual public meeting before the legislative body where 
members of the public shall be allowed to provide oral testimony and written 
comments. 

The report may include the number of units that have been substantially 
rehabilitated, converted from non-affordable to affordable by acquisition, and 
preserved consistent with the standards set forth in paragraph (2) of subdivision 
(c) of Section 65583.1. The report shall document how the units meet the 
standards set forth in that subdivision. 

(C) The degree to which its approved general plan complies with the guidelines 
developed and adopted pursuant to Section 65040.2 and the date of the last 
revision to the general plan. 
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(b) If a court finds, upon a motion to that effect, that a city, county, or city and county failed to 
submit, within 60 days of the deadline established in this section, the housing element portion 
of the report required pursuant to subparagraph (B) of paragraph (2) of subdivision (a) that 
substantially complies with the requirements of this section, the court shall issue an order or 
judgment compelling compliance with this section within 60 days. If the city, county, or city and 
county fails to comply with the court's order within 60 days, the plaintiff or petitioner may move 
for sanctions, and the court may, upon that motion, grant appropriate sanctions. The court shall 
retain jurisdiction to ensure that its order or judgment is carried out. If the court determines that 
its order or judgment is not carried out within 60 days, the court may issue further orders as 
provided by law to ensure that the purposes and policies of this section are fulfilled. This 
subdivision applies to proceedings initiated on or after the first day of October following the 
adoption of forms and definitions by the Department of Housing and Community Development 
pursuant to paragraph (2) of subdivision (a), but no sooner than six months following that 
adoption. 
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Meeting Date: March 17, 2015 
Subject: Consideration of Resolution No. PC 2015-02 Approving 

Design Review for a Proposed Dollar General Store 
located between 7030 and 7128 Hughson Avenue 

Enclosures: Design Review Package – Proposed Dollar General Store 
Presented By:  Jaylen French, Community Development Director 
 
Approved By: _______________________________________ 

 
 
Recommendation: 
 
Adopt Resolution No. PC 2015-02, a Resolution of the Planning Commission of the 
City of Hughson approving Design Review for a proposed Dollar General store 
located between 7030 and 7128 Hughson Avenue. 
 
Background and Overview: 
 
City staff has received an application for Design Review for a proposed Dollar 
General store locate between 7030 and 7128 Hughson Avenue.  Although the 
design review process may be considered subjective in nature, the City does have 
an adopted set of Commercial Design Guidelines, which provide the objective 
criteria for which approval or denial should be based. 
 
The purpose of the Design Review process, as outlined in Section 17.04.020 of the 
Hughson Municipal Code (HMC) is “…to promote orderly, attractive and 
harmonious development, recognize environmental limitations on development, 
stabilize land values and investments and promote general welfare.  The [design] 
review process aims to achieve these goals by preventing uses or structures which 
would not meet the specific intent, clauses or performance standards of this title or 
which would not properly relate to their sites, surrounding, traffic circulation, or 
environmental setting.” 
 
The Planning Commission may approve, conditionally approve or deny the project 
based on the recommendation forwarded by the planning officer.  The Commission 
shall approve a development review application only if the following findings can be 
made: 
 

 

PLANNING COMMISSION                     
AGENDA ITEM NO. 4.1 

SECTION 4:  PUBLIC HEARING 



1. The proposed project is consistent with the General Plan, 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. 

 
Discussion: 
 
This application is for the construction of a new, proposed Dollar General store 
located on Hughson Avenue.  Staff has worked closely and diligently with Embree 
Group, the design and construction contractor for Dollar General on the site 
orientation, pedestrian access and aesthetics of the building to ensure the building 
is in conformance with the Commercial Design Guidelines and matches the vision 
for the downtown. 
 
Staff believes the three (3) aforementioned findings can be made for approval of 
Design Review.  The following is a summary of the details of the design. 
 
General Design 
 
It is staff’s opinion that the proposed building and site improvements before the 
Commission constitute a positive addition to the downtown and to the community. 
 
Per the Commercial Design Guidelines, the building’s scale and massing are 
appropriate for the downtown and fit well next to adjacent and nearby buildings.  
The façade of the proposed building includes good variation in materials, design 
details and articulation.  Further, the building includes decorative awnings and light 
fixtures as well as additional architectural detailing along the longer side of the 
building—the side facing Hughson Avenue.  The proposed materials—although 
most are veneer—and color of the building also are appropriate in the downtown.   
 
The building is adjacent and oriented to the sidewalk, with a zero setback, to 
continue and enhance the pedestrian atmosphere of the downtown.  In addition, 
one of two entrances to the building is on Hughson Avenue. 
 
Landscaping / Pedestrian Improvements 
 
As proposed, the site and surrounding areas of the project include enhanced 
landscaping and pedestrian amenities, including landscaped bulb-outs on the 
northern side of the 4th Street and Hughson Avenue intersection, as well as 
enhanced landscaping in front of the building in the public right-of-way on Hughson 
Avenue.  The bulb outs are an extension of the improvements made at the 3rd 
Street and Charles Street intersections with Hughson Avenue and will include the 
same trees and shrubs for uniformity.  This project extends these improvements 
one additional block in the downtown.  Another product of the improvements will be 
improved ADA accessibility.  
 
Also, due to the orientation of the building at the terminus of 4th Street and due to 
the location of the existing crosswalks, parking is not possible in front of most of 

 



the building; therefore, the proposal includes the installation of landscaping in 
these areas to enhance the aesthetic quality and usability of the area. 
 
Parking 
 
Per HMC Section 17.03.060(G), Landscaping in Parking Lots, the following 
requirements shall apply to all open off-street parking areas: 
 

1. At least two trees shall be provided for every 10 parking spaces.  The trees 
shall be planted in tree wells measuring at least six feet by six feet and shall 
be evenly dispersed throughout the parking lot. 
 

2. At least 60 percent of the paved surface of a parking lot shall be shaded by 
tree canopies at high noon within 15 years after acquiring building permits 
for the parking lot.  The trees to be planted to develop such a canopy shall 
be in accordance with HMC 17.03.092 and the city’s street tree plan. Plans 
submitted for development review shall show the estimated tree canopies 
after 15 years of growth and the total area in square feet of the area shaded 
by tree canopies. To determine the area shaded by canopies, the following 
method shall be used: 

 
a. Determine the total area of the parking lot, deducting any areas 

covered by structures; 
b. Measure the shaded area as the area projected to be directly under 

each tree canopy after 15 years, including both paved areas and 
landscape planters; and 

c. All landscaping shall be protected by front wheel retention strips. 
 
The proposed Dollar General project currently does not include a sufficient number 
of trees in the parking area to meet the requirement per this section of the HMC.  
As proposed, Dollar General is proposing 29 parking spaces—although the 
requirement downtown is for 18 total spaces.  This HMC section calls for two (2) 
trees per 10 spaces, meaning a minimum of four (4) trees are needed, but perhaps 
six (6).  Additionally, the canopies of the trees, after 15 years, must demonstrate 
60% shade coverage of the paved parking area.  Therefore, a condition of 
approval has been included in the Resolution as part of the Planning Commission’s 
approval to ensure that ultimately these requirements are met.   
 
As strictly interpreted, this section applies to the downtown; however, it is City 
staff’s opinion that there should—at a minimum—be flexibility for this requirement 
in the downtown area for landscaping requirements for off street parking on zero 
setback lots similar to those allowed under HMC Section 17.03.048(E)(6)(a).  This 
is supported by two (2) additional factors: 

   
1. Parking in downtown is treated differently in both the HMC and in planning 

documents.  The HMC includes a provision reducing the number of parking 
spaces required for commercial uses.  

2. No current commercial parking area in the downtown includes trees.  
 

 

http://www.codepublishing.com/CA/Hughson/hugh17/hugh1703.html%2317.03.092


Staff will be recommending that the City amend the HMC to extend the exception 
in HMC Section 17.03.048(E)(6)(a) to downtown onsite parking. 
 
It should be noted that the project is proposing nine (9) additional trees outside of 
the parking area. 
 
Signage 
 
The proposed signage meets the requirement of one (1) square foot of sign area 
for every one (1) lineal foot of building frontage.  In addition, Dollar General is 
proposing to include a monument sign which also meets the requirements of the 
signage code. 
 
Conditions of Approval 
 
Since this is a discretionary approval, it is acceptable to put conditions on a Design 
Review Application.  As described in a previous section of this staff report, 
“Parking”, the proposed project does not meet the requirements of the HMC.  To 
address this City staff is proposing to place the following condition of approval on 
the project: 
 

1. Prior to issuance of City building permit, the project shall conform to 
HMC Section 17.03.060(G), Landscaping in Parking Lots. 

 

 



 

CITY OF HUGHSON 
PLANNING COMMISSION 

RESOLUTION NO. PC 2015-02    
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HUGHSON 
CONDITIONALLY APPROVING DESIGN REVIEW FOR A PROPOSED DOLLAR 
GENERAL STORE LOCATED BETWEEN 7030 AND 7128 HUGHSON AVENUE 

 
WHEREAS, Embree Asset Group, Inc. submitted an application for Design 

Review for a proposed Dollar General store located between 7030 and 7128 Hughson 
Avenue (hereinafter “Project”) pursuant to Hughson Municipal Code (HMC) Section 
17.04.020; and  

 
WHEREAS, the proposed Project building and site was evaluated by the 

Planning Commission pursuant to the City of Hughson General Plan and Commercial 
Design Guidelines and found be in conformance; and  

 
WHEREAS, the proposed Project building and site was evaluated by the 

Planning Commission pursuant to the requirements of the zoning ordinance and found 
to meet all requirements except one: 

 
1. HMC Section 17.03.060(G), Landscaping in Parking Lots; and 
 
WHEREAS, notice of the application was advertised in the local newspaper—the 

Hughson Chronicle—and mailed to property owners within a 300 foot radius of the 
Project to solicit public input; and 

  
 NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the 
City of Hughson, pursuant to HMC 17.04.020(G)(3) does hereby conditionally approves 
the Design Review Application for the proposed Dollar General store Project located 
between 7030 and 7128 Hughson Avenue subject to the following: 
 
 A.  The Planning Commission makes the following findings in accordance with 
HMC Section 17.04.020 F: 
 

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 as conditioned herein. 

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. 

 
 B.  The Planning Commission hereby conditionally approvals the Design Review 
Application for the Project subject to the following condition: 
 



1. Prior to issuance of City building permit, the Project design shall conform to 
HMC Section 17.03.060(G), Landscaping in Parking Lots, as that Section 
requires at the time of the issuance of the City building permit. 

 
 
 PASSED AND ADOPTED by the Planning Commission of the City of Hughson at 
its regularly scheduled meeting on this 17th day of March, by the following roll call vote: 
                 
                   AYES:             
 
                   NOES:            
 
                  ABSTENTIONS:  
 
                  ABSENT:      
                
 
 _________________________ 
 JULIE STRAIN, Chair 
 
ATTEST: 
 
 
___________________________________ 
DOMINIQUE SPINALE ROMO, City Clerk 
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