
 

AGENDA 
NEWMAN PLANNING COMMISSION 

REGULAR MEETING OF DECEMBER 20, 2012 
CITY COUNCIL CHAMBERS, 7:00 P.M., 938 FRESNO STREET 

 

 
 

1. Call To Order. 
 
2. Pledge Of Allegiance. 
 
3. Roll Call. 
 
4. Approval Of The Agenda. 
 
5. Approval Of Minutes From The August 16, 2012 Meeting. (View Minutes) 
 
6. Items From The Public. 
 
7. New Business 
 

a. Public Hearing 
Site Plan Review No. 2012-01 (View Report) 
Applicant: Embree Construction Group, Inc. 
Description: Site Plan Review for a 12,720 square foot building on a 1.09 acre parcel 

(Dollar General) 
Location: 1930 “N” Street, approximately 200 feet south of Inyo Avenue, more specifically 

described as Assessor’s Parcel Number 128-024-007. 
 

 
8. Items From Commissioners. 
 
9. Items From Director And Staff. 
 
10. Adjournment. 



 

MINUTES 
NEWMAN PLANNING COMMISSION 

REGULAR MEETING OF AUGUST 16, 2012 
CITY COUNCIL CHAMBERS, 7:00 P.M., 1200 MAIN STREET 

 

 
 

1. Call To Order - 7:00 P.M. 
 
2. Pledge Of Allegiance. 
 
3. Roll Call PRESENT: Sloan, Lucas, Maurer And Allan. 
  ABSENT: Coleman (Excused). 
 
4. Approval Of The Agenda 
 

ACTION: On Motion By Maurer Seconded By Sloan And Unanimously Carried, The Agenda Was 
Approved. 
 
 

5. Approval Of Minutes From The October 20, 2011 Meeting 
 

ACTION: On Motion By Sloan Seconded By Maurer And Unanimously Carried, The Minutes From The 
October 20, 2011 Meeting Were Approved. 
 
 

6. Items From The Public – None. 
 
 

7. New Business 
 

a. Public Hearing 
Zone Change No. 2012-01 
Applicant: City Of Newman 
Description: Recommend To The City Council Approval Of The Proposed Professional 

Office Re-Zoning In Conformance With The General Plan. 
Location: The 7 Subject Properties Are Located On The West Side Of The 1000 Block Of “N” 

Street, Between Yolo And Mariposa Streets; More Specifically Described As 
Assessor’s Parcel Numbers 128-011-001 Through 007.  

 

City Planner Ocasio Reviewed And Presented Zone Change No. 2012-01. 
 

Chairperson Allan Opened Public Hearing 7:11 P.M. 
 

There Being No Public Comment, Allan Closed The Public Hearing At 7:12 P.M. 
 

ACTION: On Motion By Maurer Seconded By Sloan And Unanimously Carried, The Planning 
Commission Recommended Approval Of Zone Change No. 2012-01 To The City Council. 
 
 

8. Items From Commissioners. 
 

Commissioner Allan Noted That The Downstairs Lights In The Museum Were Not Functioning. 
 

Commissioner Lucas Inquired About The Landscaping Around AutoZone. 
 

Commissioner Maurer Noted That She Was Concerned About Yancey Building Being Moved Outside 
The City And That She Felt That Some Of Newman’s History Was Being Lost.  
 



Commissioner Sloan Reported That Many Of The Street Signs In The Sherman Ranch Area Were Faded 
To The Point That They Were No Longer Legible. 
 
 

9. Items From Director And Staff. 
 

City Planner Ocasio Reported That A Site Plan Review Application For A 12,000 Square Foot Retail Store 
Had Been Received And Was Being Processed. She Updated The Commission On The Upcoming CDBG 
Tulare Street Sidewalk Replacement Project And That The City Had Secured SR2S Funding For Hoyer 
Road Improvements. Ocasio Went On To Briefly Discuss The 125th Celebration Committee And Invited 
The Public To Participate In The Celebration’s Planning Efforts. She Concluded By Discussing The 
Conservation Of An 1895 County Map That Will Be Mounted In The New Council Chambers. 
 

Deputy City Clerk Maier Reported That The City Council Chamber Project Was Underway And On 
Schedule. He Continued By Informing the Commission That The City Was Moving Forward With 
Cancelling The November Municipal Election Because All Incumbents Were Uncontested. Maier 
Congratulated City Planner Ocasio On Her Recent Promotion. 
 
 

10. Adjournment. 
 

ACTION: On Motion By Lucas Seconded By Maurer And Unanimously Carried, The Meeting Was 
Adjourned At 7:43 P.M.  



CITY OF NEWMAN 
COMMUNITY DEVELOPMENT DEPARTMENT 

STAFF REPORT 
 
PLANNING COMMISSION MEETING DATE: December 20, 2012 
 
AGENDA ITEM: 7.a. 
 

SPR  #12-01  Conduct a Site Plan Review for the development of a 
12,700+ square foot household retail store (Dollar General) 

 
APN:  128-024-007  Applicant: Embree Construction Group, Inc. 
 
CEQA : Exempt Under Article 19, Class 32 (In-Fill) 

 
REQUEST:  

Conduct a Site Plan Review for the development of a 12,700+ square foot household 
retail store. 

 
LOCATION:  

The subject property is located at 1930 “N” Street (Highway 33), approximately 200 feet 
south of Inyo Avenue. 

 
ENVIRONMENTAL ASSESSMENT:  

Pursuant to the California Environmental Quality Act (CEQA) and the City of Newman 
Environmental Quality Guidelines, it has been determined that this project is 
categorically exempt under Article 19, Class 32. 
 

  

LAND USE: 

Project Site 
1930 N St. 

 

APN: 128-024-007 
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Property Land Use   Zone  General Plan 
Subject site Vacant    C-2   CC 
North  Commercial   C-2   CC 
South  Vacant    I   CC 
East  Industrial   I/M   LI/HI  
West  Commercial   C-2   CC 
    
C-2 = General Service Commercial  CC = Community Commercial 
I = Controlled Manufacturing   LI = Light Industrial 
M = Industrial     HI = Heavy Industrial 
 

SIZE OF PROPERTY: Currently 1.476 acres. However, applicant plans to request a lot line 
adjustment reducing the lot size to 1.09 acres. 
 
ACCESS: “N” Street 
 
ORDINANCES:  

NMC 5.25.040: Architectural and Site Plan Review  
 

PROJECT DESCRIPTION: 
The submitted site plan and accompanying statement propose the construction of a 
commercial household retail store located on “N” Street (Highway 33) just south of Inyo 
Avenue. The proposed development will have a footprint measuring 12,720 square feet 
and a building measuring 30 feet in height. 
 
The site plan provides one trash enclosure and 39 parking spaces where the Newman 
Municipal code calls for a minimum of 43 parking spaces.  Proposed access to the 
development will be through Highway 33. 
 

BACKGROUND: 
The project applicant contacted staff in May 2011 inquiring about a potential retail 
development at 1930 “N” Street. Staff met with the applicant to discuss issues such as 
traffic, access and design. Initial courtesy comments were provided and the project 
became dormant for a number of months. 
 
On February 28, 2012, the applicant notified staff that the project has been reactivated 
and expressed their desire to confirm utilities, development fees and permitting.  
 
The applicant submitted their Site Plan Review application on July 23, 2012. The project 
was then subsequently routed out to various departments and agencies for a 30 day 
comment period. Comments were received from the California Department of 
Transportation and internal City departments. The compilation of comments is available 
for review as Exhibit “D”. 
 
After initial staff comments and plan revisions, an Architectural Review Committee 
meeting was held on November 30, 2012 to review the project. The Architectural Review 
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Committee conditionally approved the proposed architectural features for the new 
construction at 1930 “N” Street. 

 
PROJECT ANALYSIS: 

Land Use: The subject site and immediate northern and western properties are zoned “C-
2” (General Service Commercial) while the parcels to the south and east are zoned “I” 
and “M” (Controlled Manufacturing and Industrial) respectively. The “C-2” zone 
identifies variety and department stores (and uses determined to be similar) as an 
approved use. The subject site and immediate northern, western and southern properties 
have General Plan designations of Community Commercial while the eastern properties 
have a designation of Light and Heavy Industrial. Community Commercial is defined as 
“…land-extensive retail and wholesale commercial … and similar and compatible uses” 
(LU-19). Given the proposed project’s retail use, staff finds it consistent with the 
Newman 2030 General Plan and zoning district. 
 
Development Standards: The Newman 2030 General Plan identifies a number of land use 
development policies; the following apply to this project: 
 
Policy LU-1.1 The City shall encourage development of a scale and type that is 
compatible with the existing scale and character of Newman. 
The proposed project layout and design is compatible with the scale and character of the 
immediate area and Newman as a whole. 
 
Policy LU-2.8 The City shall promote the development of employment uses that improve 
the City’s current jobs-housing imbalance. 
Upon its completion, the project is estimated to create between 12 to 18 part and full time 
employees (assuming four to six employees per shift with an average three shifts per 
day). 
 
Policy LU-2.10 New development in Newman shall emphasize pedestrian accessibility 
and facilitate the use of non-automobile forms of transportation. 
Located about one-and-a-half blocks south of downtown and upon staff recommended 
sidewalk improvements, the project site will be pedestrian accessible. 
 
Policy LU-2.11 The City shall promote development that maintains and reinforces the 
downtown as the geographic and economic center of Newman. 
Given that the downtown core and Highway 33 corridor are closely located and that the 
project site is within 200 feet of the Downtown Streetscape Zone (as identified in the 
Highway 33 Specific Plan), it follows the intention of this policy as well as in-fills a 
currently vacant unused site. 
 
Policy LU-3.7 Development and redevelopment of downtown properties shall be 
consistent with the vision, goals and urban design guidelines of the City of Newman, 
Downtown Revitalization Plan and the Highway 33 Specific Plan. 
With approval, the project will be consistent with the Highway 33 Specific Plan. 
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Policy LU-3.9 The City shall promote infill development and the conversion of industrial 
buildings and properties to retail commercial and/or office uses in the downtown. 
The proposed project is considered an in-fill project and is consistent with this policy. 
 
Policy LU-5.1 The City shall promote expansion of the range of retail goods and services 
offered in Newman to capture a larger share of expenditures by Newman’s residents and 
minimize the need for residents to shop outside the city. 
The proposed project will provide additional household commodities for City residents; 
such as general household goods, apparel, small appliances, pet supplies and groceries. 
 
Policy LU-5.2 The City shall promote the establishment, maintenance and expansion of 
businesses in Newman that generate high retail sales as important contributors to the 
local economy.  
The proposed project will increase the City’s sales tax revenue through its retail 
activities. 
 
Policy LU-5.5 New commercial and office development along California State Highway 
33 outside of downtown shall be designed to complement the character, scale and mass 
of the historic downtown and to avoid the appearance of strip development. 
Through the implementation of the Highway 33 Specific Plan and Architectural Review 
process, the proposed development will complement, be consistent with and improve the 
project area. 
 
The Newman Highway Specific Plan requires that development along the Highway 
Corridor complements the Downtown core and is consistent with Newman's small town 
character. Implementation policy A.1 states that the City shall “Preserve Newman's small 
town qualities and Downtown's character by enforcing uniformed design guidelines along 
the Highway Corridor”; staff has done this through the Architectural Review and Site 
Plan Review Process. 
 
Additional Specific Plan Principles include: 
1. Establish a unifying theme and vision for the Highway Corridor. 
This project serves as an additional step towards the Highway Corridor vision and 
improves the area near the City’s southern entrance. 
 
2. Strengthen and enhance Downtown as the Central Business District. 
The project site is designated as Community Commercial in the General Plan and is 
keeping with the plan’s goal of stimulating the economic growth of the Highway 33 
corridor to create a more attractive commercial corridor centered around downtown. 
 
3. Improve streetscape, safety, circulation and parking on Highway 33. 
The necessary project improvements identified by staff are consistent with and meet this 
principle. 
 
4. Encourage for bicycle and pedestrian circulation. 
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Refer to Policy LU-2.10 above. Additionally, the project is located in proximity to 
already established shopping destinations, further encouraging combined trip and the 
decreased use of vehicular modes of transportation. 
 
Building Location: The site will contain one single-story building measuring 30 feet in 
height; under the maximum 35 feet as stipulated in the zoning code. The proposed 
building will be approximately 89 feet east from the N Street right-of-way. Given the site 
and surrounding area's commercial/industrial zoning designations, there are no setback 
requirements for this project. The General Plan and municipal code allow a maximum 
FAR of 0.40; the proposed project building is 12,720 square feet (or about .27); within 
General Plan and Municipal Code requirements. 
 
Refuse: Highway 33 Specific Plan Objective C.7.b. states that “Common dumpsters 
provided for commercial and office developments shall be enclosed in masonry walls and 
screened with landscaping in a way that it is consistent with the overall project design. 
The applicant has been notified of this objective and if proposed conditions of approval 
are adopted, said dumpster area will be consistent with this objective. 
 
Landscaping/Open Space: NMC §5.07.050.G. requires that a minimum 5% of the total 
lot area be landscaped. The submitted landscaping plan identifies approximately 7,700 
square feet (or about 16%) of landscaping; meeting code requirements. 
 
Section 3.C. of the City of Newman Street Tree Plan requires that certain “…streets and 
street segments are to be planted in a uniform species planting to create a uniform 
appearance for the roadway”. Per the plan, the segments “N” Street where the project is 
located is required to have Chinese Pistache street trees. The submitted landscape plan 
identifies five Chinese Pistache and two Crepe Myrtle trees along “N” Street; consistent 
with the plan. 
 
Parking: NMC §5.17.030.B requires “1 space per 300 square feet of GFA”, with this 
formula; the proposed project will require 43 spaces. The submitted site plan identifies 39 
spaces, 4 short of meeting municipal code requirements. However, given site restrictions 
and Caltrans ingress requirements, staff is satisfied with the proposed number of parking 
spaces. Additionally, NMC §5.17.030.F requires 3 bicycle spaces when the total number 
of spaces ranges from 30 to 44, the site plan identifies a five-bicycle capacity parking 
rack, meeting code requirements. 
 
The Highway 33 Specific Plan requires that “all parking areas are located away from the 
Highway and are thoroughly landscaped”. Additionally, the plan requires the following: 
 
7.1 A minimum of one large canopy shade tree shall be provided for each five parking lot 
spaces. 
Given the required 43 parking spaces, 9 shade trees are required; 15 are identified in the 
submitted landscaping plan, meeting plan requirements. 
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7.3 A minimum 20 foot landscape setback must be provided between parking lots and 
Highway 33. 
The proposed site plan does not identify a 20 foot landscape setback between the parking 
lot and Highway 33. However, upon review of the project and surrounding area, staff has 
determined that the proposed 9.77’ landscaping setback is consistent with recent 
development in the area. However, the proposed landscaping (i.e. groundcover) within 
said setback is inconsistent with the neighboring development to the north which utilized 
grass. 
 
7.2 Parking lot trees shall be evenly distributed throughout the parking area to create a 
broad canopy of shade. 
The landscaping plan identifies the location of each shade tree. Given the layout of the 
site, centrally located trees would impede with parking and turning movements; therefore 
staff is satisfied with the proposed tree layout. 
 
7.4 Parking areas must be adequately illuminated for safety. All parking lot lighting must 
be consistent with the project's architecture. 
All lighting will be addressed during the building permit stage. Said lighting shall be 
consistent with General Plan Policies, the Municipal Code and all other applicable plans. 
 
7.6 Adequate bicycle parking should be provided throughout the Corridor. 
One five-bicycle capacity parking rack is identified on the plans; meeting municipal code 
and specific plan requirements. 
 
7.5 Pedestrian walkways and crosswalks should be provided between buildings, 
adjoining uses, and all parking lots. 
Adequate walkways have been identified on the submitted site plan. 
 
Access: The applicant is proposing access from “N” Street (Highway 33). For safety 
purposes, the driveway identified on the site plan is aligned directly across from the 
northern Westside Marketplace driveway. 
 
Improvements: The eastern portion of “N” Street (Highway 33) requires improvements. 
Said improvements shall include but aren’t limited to: curb, gutter, sidewalk, accessible 
ramps and landscaping. All improvements shall be to City of Newman, General Plan, 
Highway Specific Plan and Caltrans standards. 
 
Architectural Review Committee: During its meeting, the Architectural Review 
Committee reviewed and approved the project elevations/design with the following 
conditions: 

1. Trellises shall have accompanying landscaping (as presented to the Committee) 
and necessary irrigation connections for said landscaping. 

2. Attached light fixtures shall be operational and in a style consistent with 
Newman-area architecture. Final light design shall be approved by staff. 

3. Free standing monument sign shall have a brick veneer base 
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4. Rear access ladder shall be covered in a style consistent with building 
architecture; for security and aesthetic reasons. 

Refer to Exhibit “B” for approved elevations. 
 
Environmental Review: All potentially significant effects have been analyzed adequately 
in the Newman 2030 General Plan EIR. Pursuant to applicable standards, the California 
Environmental Quality Act (CEQA) and the City of Newman Environmental Quality 
Guidelines, it has been determined that this project is categorically exempt under Article 
19, Class 32 (In-Fill Development). 
 

FINDINGS: 
1. Does the architectural and general appearance of the structures and grounds have 

architectural unity and are in keeping with the character of the neighborhood as 
not to be detrimental to the orderly and harmonious development of the City, or to 
the desirability of investment or occupation in the neighborhood? 

 
Pro:  The architectural and general appearance of the proposed structure and 
grounds are in keeping with the neighborhood and are not detrimental to the 
community. Consistent with the highway/downtown corridor and downtown core, 
the proposed project will have a Downtown Newman inspired façade with the 
utilization of cornices, bricks, awnings and trellises as recommended in the 
Highway 33 Specific Plan. The project has utilized appropriate architecture and 
color palette and has received approval from the Architectural Review 
Committee. 
 
Con: None 

 
2. Is the site plan consistent with all adopted City plans, documents, ordinances, 

included but not limited to the Newman Municipal Code, any applicable specific 
and/or master plans, any adopted development standards and design guidelines, 
and the general plan? 

 
Pro: The site plan is consistent with most adopted City plans and documents and 
zoning district. 
 
Con: The submitted site plan was not entirely consistent with the Highway 33 
Specific Plan and Newman Municipal Code. 

 
Public Comment 
A Public Notice was published on December 6, 2012 and mailed out to surrounding 
property owners within a 300’ radius on December 5, 2012.  As of this date (12-13-12), 
no comments have been received. 

 
 
 
CONCLUSION: 
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The proposed project is to develop a 12,720 square foot household retail store on the east 
side of “N” Street (Highway 33) 200 feet south of Inyo Avenue. The proposed 
development is compatible and consistent with the adjacent neighborhood, the General 
Plan and the intent of the Municipal Code and Highway 33 Specific Plan. The project 
should not have a negative impact upon the immediate neighborhood and is expected to 
encourage economic activity for the applicant and the City. 
 
Staff recommends that the Commission approve the proposed Site Plan per the conditions 
listed below. Staff has provided the Commission findings supporting both approval and 
denial of the project. 

 
CONDITIONS OF APPROVAL: 
Building 
1. Project plans shall comply with the 2010 California Green Building Standards Code (CCR, 

Title 24, Part 11) 
Circulation/Streets: 
2. A traffic control plan shall be prepared in accordance with Caltrans standards and shall be 

approved by Caltrans as part of the Improvement Plans. 
3. Provide a truck turning movement plan on a separate sheet that includes all proposed ingress, 

egress and circulation for the maximum proposed size delivery truck and garbage truck. 
Vehicles are not allowed to enter opposing traffic lanes. The north bound turning movement 
shall be shown on the Improvement Plans. Establish movements using turning templates 
from commonly used software such as Autoturn. 

a. All delivery, service, garbage trucks, etc. shall not utilize City streets or Highway 33 for 
any backing movements or allowed to block roadways at any time. 

4. All improvements with the Caltrans right-of-way shall conform to Caltrans Standards and 
shall be reviewed and approved by Caltrans. 

5. The developer shall dedicate the required right-of-way as per CalTrans requirements. 
6. Highway 33 at the north and south end of the project shall be tapered adjacent to the project 

as per Caltrans Standards. 
Community Development 
7. The applicant shall complete any lot line adjustments as necessary, prior to approval of 

improvement plans. 
8. It is the developer’s responsibility that the proposed development complies with handicap 

and Americans with Disabilities Act (ADA) requirements in the design and maintenance of 
this project. 

9. The development shall also exceed the state standards for energy efficiency (Title 24) by at 
least 15 percent (Newman 2030 General Plan Policy NR-5.1). 

10. The developer shall comply with the adopted street tree ordinance. 
11. All signage is to comply with the current Sign Ordinance of the City of Newman, and as 

amended. Final locations of all signage, as well as the dimension and construction 
specifications, are subject to review and approval by the Community Development 
Department, under separate permit. 

12. The applicant shall submit garbage enclosure plans for City approval; said plans shall 
incorporate architectural features consistent with the main building. 

13. Per the Street Tree Plan, trees should not be located within 6' of sewer lines or fire hydrants. 
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Fire 
14. Address number shall be internally or externally illuminated and contrast to the building to 

which they are attached. The number shall not be obscured by vegetation, parked vehicles, 
etc. 

15. The developer shall install “Blue Dot” fire hydrant locators. 
16. An interior fire suppression system (i.e. sprinklers) is required, the developer shall provide 

the following for the approval of the Fire Department/Stanislaus County Fire Marshall: 
a. A building fire suppression system 

17. A Knox Box for access is required for this building. Contact the West Stanislaus County Fire 
Protection District at (209) 892-5621 for an order form and instructions regarding installation 
and placement. 

18. The applicant shall submit fire flow demand calculations and flow test for the hydrant nearest 
the project.  

19. Approved fire apparatus access roadways and firefighting water supplies shall be installed 
and operational prior to any combustible construction or storage of combustible materials on 
the site. 

General: 
20. The Development shall pay all connection and development fees prior to construction. 
21. Prior to construction, the Project shall have approved Improvement Plans, signed and 

stamped by a State of California licensed Civil Engineer, complying the State of California 
Department of Transportation requirements (for Highway 33 improvements) and the City of 
Newman Improvement Standards. 

22. Improvement plans for public improvements shall be prepared in accordance with the City of 
Newman Improvement Standards and Caltrans Standards, as applicable, and submitted for 
review and approval by the City Engineer. 

23. Improvement plans shall include but not limited to the following: 
a. Site Plan 
b. Grading and Drainage Plan 
c. Utilities Plan 
d. Details 
e. Erosion Control Plan 

24. Prior to approval of the Improvement Plans, a geotechnical report shall be provided to the City 
Engineer. 

25. A Landscape and Irrigation Plan shall be prepared and submitted as part of the Improvement 
Plan review and shall be in accordance with Caltrans, the City of Newman Highway 33 
Specific Plan and Street Tree Plan. 

26. Prior to City acceptance of improvements, the design engineer shall compile and submit 
Record Drawings for all facilities (including building) in accordance with the City of 
Newman Improvement Standards and as follows: 
a. One 3 mil mylar set 
b. One electronic copy on CD, DVD, or flash drive in AutoCAD native format (.dwg)  
c. Pdf format 

27. The Project shall obtain all necessary Federal, State, County and City, approvals and permits 
required for the Project prior to construction. 

28. All existing and proposed easements shall be shown on the final map and on the 
Improvement Plans; Easements for water, sewer, storm drainage and joint access easement to 
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the adjacent property to the south shall be provided as requested by the City Engineer; 
Easements for electrical, gas, communications, and other utilities shall be provided as 
requested by the respective utilities/agencies; Slope easements shall be provided at locations 
where slopes extend beyond the property lines. 

29. A reciprocal use agreement is required for the access to the adjacent property to the south. 
30. The Project shall comply with FEMA and the City of Newman Floodplain requirements and 

shall submit a Floodplain Certification prior to occupancy. 
31. The Project is required to develop a Storm Water Pollution Prevention Plan and obtain a 

Notice of Intent with the State. 
32. Off-site drainage along the east property line is not permitted. 
33. Sidewalk, curb and gutter, landscaping, and landscape irrigation shall be in accordance with 

Caltrans and City of Newman requirements. A detached sidewalk with parkway is required. 
34. Highway storm drainage improvements and pavement shall be in accordance with Caltrans 

requirements. 
Lighting 
35. Lighting within the proposed development site shall be as required by the City. The City may 

require light distribution calculations and coverage diagrams. 
36. Street lights along the project's frontage shall be in accordance with Caltrans and City of 

Newman Standards. Existing street lights on the west side of Highway 33 across from the 
project need to be identified on the project plans. 

37. Street lights along the Project’s frontage shall be energy efficient and in accordance with 
CalTrans and City of Newman standards. These shall be shown on the Improvement Plans.  
b. Two 200W Electroliers are required for the Project; one on the North and one on the 

South end of the development along Highway 33. 
Required Site Plan Revisions 
Sheet C-05 
38. Existing property lines and proposed property lines need to be clearly shown.  
39. All easements need to be clearly shown (PUE, sewer, etc.). 
Standard Conditions 
40. This application shall become null and void if the project is not initiated within one year 

from the date of approval. 
41. All plans shall be consistent with the site plan, reflecting amendments as approved. 
42. Any proposed modifications of a significant and/or permanent nature to the approved site 

plan or elevations, involving building exteriors or square footage, fence/walls, or major 
landscaping modifications, may require approval of a new site plan review application. 

43. All night lighting shall be hooded and/or fitted with prismatic directional lenses to prevent 
illumination onto adjoining properties and glare into on-coming traffic. 

44. It shall be the responsibility of the developer to convey copies of the conditions of approval 
to all contractors and sub-contractors. 

45. During Construction, and for safety purposes, the developer and assigned contractors shall 
keep the public right-of-way clear of obstructions, and provide for clean-up on a daily basis. 

46. For safety purposes, the construction area shall be fenced off with a chain link or another 
type of acceptable fencing as determined by the planning department. 

47. All contractors performing work relative to this project shall obtain City of Newman 
Business Licenses, prior to start of work on the project. All work performed on the project 
shall comply with the requirements of the State and Professions Code. 
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48. The site shall be kept in a dust-free condition during construction in compliance with the San 
Joaquin Valley Air Pollution Control District (SJVAPCD). 

49. All electrical, plumbing and mechanical equipment shall be screened. There shall be no new 
above-ground utility lines placed, or exposed conduits installed as a result of the project. 

50. The developer and/or property owner shall comply with, and be responsible for obtaining 
encroachment permits from the City of Newman for work performed within the City’s right-
of-way. 

51. The developer and/or property owner shall comply with, and be responsible for obtaining 
encroachment permits from Caltrans for work performed within the State’s right-of-way. 

Utilities: 
52. All overhead utilities shall be placed underground in an appropriate easement and in 

accordance with the requirements of the utility concerned, excluding high voltage 
transmission lines. 

53. Water, sewer, and storm drainage facilities shall be designed in accordance with the City of 
Newman Improvement Standards and the City Engineer. 

54. Approved backflow preventive devices are required for all connections to the City water 
system, including the fire flow system, domestic water connection, and the irrigation 
connection per City Standards. 

55. On-site storm drainage runoff detention with regulated discharge will be required. Due to site 
size constraints, underground storm drainage runoff detention with regulated discharge will 
be allowed for the project site. Provide storm drainage calculations In accordance with the 
City of Newman Improvement Standards. 

56. Draining onto the railroad property (behind proposed building) shall not be permitted. 
57. A gate valve shall be installed to the south, at the connection to the water main at Highway 

33 and Inyo Avenue. 
58. A gate valve shall be installed to the east at the connection to the 12” water main on 

Highway 33. 
59. The improvement Plans shall show the water main in Inyo Avenue and the connection point. 
60. The proposed sewer lateral for the project shall be located out of the City right-of-way, and 

an easement is required for the portion shown on the adjacent property to the south. 
 
 
ATTACHMENTS: 

1. Exhibit A, Site Plan 
2. Exhibit B, Elevations 
3. Exhibit C, Floor Plan 
4. Exhibit D, Comment Letters 























 

P.O. BOX 787 • 938 FRESNO STREET • NEWMAN, CA 95360 | PH (209) 862-3725 • FAX (209) 862-3199 | WWW.CITYOFNEWMAN.COM 

October 15, 2012 
 
Mr. Chad J. Tienken 
Giuliani & Kull, Inc. 
440 South Yosemite Avenue 
Oakdale, CA 95361 
 
RE: Dollar General – Site Plan Review #12-01 
 
Dear Chad: 
 
The City has completed its initial review of the project. Please review and respond to the 
following comments: 
 
BUILDING 

1. Project plans shall comply with the 2010 California Green Building Standards Code 
(CCR, Title 24, Part 11) 

 
CIRCULATION/STREETS: 

1. Sidewalk, curb and gutter, landscaping and landscape irrigation shall be in accordance with 
Caltrans and the City of Newman Highway 33 Specific Plan. 

2. Provide a truck turning movement plan that includes ingress, egress and circulation for the 
maximum proposed size delivery truck and garbage truck. Establish movements using turning 
templates from commonly used software such as Autoturn. 

3. The centerline of the proposed driveway shall match the centerline of the existing driveway 
across Highway 33. 

4. Street lights along the Project’s frontage shall be in accordance with Caltrans and the City of 
Newman standards and shall be energy efficient. These shall be shown on the improvement 
plans. Show existing street lights on the west side of Highway 33 in the vicinity of the Project. 

5. Per Caltrans, the driveway throat length needs to be at least 50 feet. This distance must be 
measured from sidewalk to edge of first parking stall. This enables drivers entering a site to 
fully clear the street before having to stop or slow for vehicles or other internal site conditions. 
Based on correspondence with Caltrans, the 50 foot throat depth requirement can be satisfied 
by reducing the number of parking spaces on the north side of the project by three (3). The 
Department prefers that the site prevent parking in the area left by the 3 spaces by bringing the 
curb all the way around up the driveway, thus preventing any conflicting movements by 
vehicles entering or exiting the area with vehicles entering/exiting the site. 

6. A Caltrans Encroachment Permit will be required for work (if any) done within the 
Department's right of way. This work is subject to the California Environmental Quality Act. 
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7. In anticipation of future development connectivity, a joint-use easement will need to be 
recorded for the on-site southbound driveway connection. 

 
COMMUNITY DEVELOPMENT 

1. It is the developer’s responsibility that the proposed development complies with handicap 
and Americans with Disabilities Act (ADA) requirements in the design and maintenance 
of this project. 

2. The development shall also exceed the state standards for energy efficiency (Title 24) by 
at least 15 percent (Newman 2030 General Plan Policy NR-5.1). 

3. The developer shall comply with the adopted street tree ordinance. 
4. All signage is to comply with the current Sign Ordinance of the City of Newman, and as 

amended. Final locations of all signage, as well as the dimension and construction 
specifications, are subject to review and approval by the Community Development 
Department, under separate permit. 

5. Per NMC §5.25.040, the project shall undergo Architectural Review. 
6. The applicant shall submit garbage enclosure plans for City approval; said plans shall 

incorporate architectural features consistent with the main building. 
7. All night lighting shall be hooded and/or fitted with prismatic directional lenses to 

prevent illumination onto adjoining properties and glare into on-coming traffic. 
8. Per the Street Tree Plan, trees should not be located within 6' of sewer lines or fire 

hydrants. 
9. Per NMC §5.17.030 (Off-street parking requirements), 1 parking space per 300 square 

feet of GFA is required; resulting in a minimum 43 spaces for the 12,720 square foot 
building – 42 spaces are identified on the site plan. 

10. A minimum 10 foot landscape setback must be provided between parking lots and 
Highway 33. The proposed site plan does not identify a 10 foot landscape setback 
between the parking lot and Highway 33. 

11. Per the Highway 33 Specific Plan: 
a. §7.2. Parking lot trees shall be evenly distributed throughout the parking area to 

create a broad canopy of shade. The landscaping plan identifies the location of each 
shade tree, however the bulk of the trees line the perimeter of the parcel; not creating 
a shade canopy. 

b. §7.6. Adequate bicycle parking should be provided throughout the Corridor. No 
bicycle parking racks were identified on submitted plans. 

 
FIRE 

1. Address number shall be internally or externally illuminated and contrast to the building 
to which they are attached. The number shall not be obscured by vegetation, parked 
vehicles, etc. 

2. The developer shall install “Blue Dot” fire hydrant locators. 
3. An interior fire suppression system (i.e. sprinklers) is required, the developer shall 

provide the following for the approval of the Fire Department/Stanislaus County Fire 
Marshall: 
a. A building fire suppression system 
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4. A Knox Box for access is required for this building. Contact the West Stanislaus County 
Fire Protection District at (209) 892-5621 for an order form and instructions regarding 
installation and placement. 

5. The applicant shall submit fire flow demand calculations and flow test for the hydrant 
nearest the project.  

6. Approved fire apparatus access roadways and fire fighting water supplies shall be 
installed and operational prior to any combustible construction or storage of combustible 
materials on the site. 

 
GENERAL: 

1. Improvement plans for all public improvements shall be prepared in accordance with the City 
of Newman Improvement Standards and Caltrans Standards, as applicable, and submitted for 
review and approval by the City Engineer. Including, but not limited to: Site Plan, Grading 
and Drainage Plan, Utilities Plan, Details, and Erosion Control Plan. 

2. Prior to City acceptance, the design engineer shall submit Record Drawings for all facilities in 
accordance with the City of Newman Improvements Standards and as follows: One 3 mil 
mylar set, one electronic copy on CD, DVD, or flash drive in AutoCad native format (.dwg) 
and pdf format. 

3. All improvements within the Caltrans right-of-way shall conform to Caltrans standards and 
shall be reviewed and approved by Caltrans. 

4. The Project shall obtain a Caltrans encroachment permit(s) for all work within the Caltrans 
right-of-way. 

5. State Highway 33: Shall dedicate the required right-of-way per Caltrans requirements. 
6. Provide a copy of the Geotechnical Report as a part of the project’s civil plans. 
7. Easements: All existing and proposed easements shall be shown on the final map and on the 

improvement plans; Easements for water, sewer, and storm drainage shall be provided as 
requested by the City Engineer; Easements for electrical, gas, communications, and other 
utilities shall be provided as requested by the respective utilities/agencies; Slope easements 
shall be provided at locations where slopes extend beyond the property lines. 

8. As shown on Sheet C-01, and easement from Union Pacific railroad will be required for the 
storm drainage pipeline. 

9. The Applicant shall complete any lot line adjustments as necessary, prior to approval of the 
Improvement Plans. 

10. The Project shall comply with FEMA and the City of Newman Floodplain requirements and 
shall submit a Floodplain Certification prior to occupancy. 

 
SHEET C-01: 

1. As shown on Sheet C-01, the sewer lateral shall require an easement and shall be approved by 
the City Engineer. 

2. The driveway shall be per Caltrans Standard Plan A87A. 
3. The railroad is Union Pacific Railroad and should be labeled accordingly. 

 
SHEET C-02 

1. Remove un-necessary utility notes on the Sheet C-02 
2. See UTILITIES, Note 5 regarding the storm drainage pipeline location. 
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UTILITIES: 
1. All utilities shall be placed underground in an appropriate easement and in accordance with 

the requirements of the utility concerned, excluding high voltage transmission lines. 
2. Water, sewer, and storm drainage facilities shall be designed in accordance with the City of 

Newman Improvement Standards, Master Plans and the City Engineer. 
3. The Developer shall install an 8" waterline on the east side of Highway 33 from Inyo Avenue 

to the Southern limit of the development with a valve and blind flange at the southern end. In 
addition, an 8" connection to the 12" water main on the west side of Highway 33 shall be 
installed. 

4. A fire hydrant shall be installed on each end of the property. 
5. A separate water connection shall be required for landscape improvements. 
6. Storm drainage, as shown, shall require an easement from the affected property owner. The 

preferred location would be to install the storm drain line in Highway 33 east side, north to 
Inyo Avenue storm drain trunk main. 

7. Underground storm drainage runoff detention with regulated discharge will be allowed for the 
project site. Provide storm drainage calculations in accordance with the city of Newman 
Improvement Standards. 

8. Provide calculations for peak water demand and wastewater average daily flows. 
9. Provide calculations demonstrating that storm drainage and wastewater discharge flows will 

not significantly impact the City’s downstream facilities and that there is adequate system 
capacity. 

 
These comments are based on the preliminary Site Plan submittal. There may be additional 
comments once more detailed information becomes available. Should you have any questions or 
require additional information, please feel free to contact me at: (209) 862-3725 option 4. 
 
Sincerely, 
 
 
 
STEPHANIE OCASIO 
City Planner 
socasio@cityofnewman.com 
 
 
 
 
 
 
 
 
 
 
cc: Bryan M. Barry, Embree Asset Group, Inc. 

David Church, Embree Asset Group, Inc. 
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