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NOTICE OF PREPARATION 

Date: Friday, December 21, 2018 
  

To: State Clearinghouse 
Responsible Agencies 
Trustee Agencies 
Local and Public Agencies 
Interested Parties 

  

From: City of Patterson 
Contact: Joel Andrews, City Planner 
1 Plaza 
Patterson, CA 95363 

  

Subject: Notice of Preparation of an Environmental Impact Report 
for the Zacharias Master Plan Project 

  

The City of Patterson (City) will be the Lead Agency and will prepare an Environmental Impact Report 
(EIR) for the proposed Zacharias Master Plan Project (“proposed project”) described herein.  The City is 
interested in your agency’s views as to the appropriate scope and content of the EIR pertaining to your 
agency’s statutory responsibilities related to the proposed project.  Your agency may need to use the EIR 
prepared by the City when considering permits or other approvals for project implementation actions.  
The City will need the name of a contact person for your agency.  For interested individuals, the City 
would like to be informed of environmental topic(s) of interest to you regarding the proposed project. 

PUBLIC SCOPING MEETING AND COMMENT SUBMITTAL 

The City of Patterson welcomes public input during the Notice of Preparation (NOP) review period.  The 
purpose of the scoping process is to solicit public comment regarding the scope and content of the EIR. 

Pursuant to CEQA Guidelines section 15082(c), the City of Patterson will conduct a scoping meeting for 
the purpose of soliciting comments of adjacent cities, responsible agencies, trustee agencies, and 
interested parties requesting notice as to the appropriate scope and content of the EIR.  The scoping 
meeting will include a presentation of the proposed project and a summary of the environmental issues 
that are anticipated to be analyzed in the EIR.  Following the presentation, interested agencies, 
organizations, and members of the public will be encouraged to present views concerning what 
environmental issues should be included in the EIR.  The oral and written comments provided during the 
scoping meeting will assist the City in scoping the EIR’s environmental analysis of the project.  The 
scoping meeting will be open to the public and held at the following location: 

Date: Thursday, January 17, 2019 
Time: 4 p.m. 
Location: Patterson City Hall Council Chambers 

1 Plaza 
Patterson, California 95363 
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Written comments on the scope of the proposed project and the associated EIR are welcome.  Please 
submit comments by 5:00 PM Tuesday, January 22, 2019.  Written comments should be sent to Joel 
Andrews, City Planner, at 1 Plaza, Patterson, California 95363, or via email at 
jandrews@ci.patterson.ca.us.   

Questions concerning the environmental review of the proposed project should be directed to Joel 
Andrews at (209) 895-8020 or Tricia Stevens at (916) 698-4592; however, please note that comments on 
the scope of the EIR cannot be accepted over the phone.  To be considered during preparation of the 
EIR, comments must be received in writing by the deadline identified above or provided during the 
public scoping meeting on January 17, 2019. 
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Project Title: Zacharias Master Plan Project 

Acreage: 1,295.60 (East of Baldwin Road – 628.60 acres; West of Baldwin Road – 598.30 
acres; South of Baldwin Road – 68.70 acres) 

Project Location: The project site is located just outside the Patterson city limits in unincorporated 
Stanislaus County, California; refer to Exhibit 1. The main portion of the project 
site encompasses approximately 1,226.9 acres and is bounded by Rogers Road 
(west), Zacharias Road (north), State Route 33 and Ward Avenue (east), and 
existing residential and business park uses (south); refer to Exhibit 2. A small, 
non-contiguous 68.7-acre portion of the project site is located at the southern 
terminus of Baldwin Road and is bounded by the Delta-Mendota Canal (west), 
the City of Patterson Corporation Yard (north), and agricultural uses (east and 
south). 

Existing Conditions: The West of Baldwin Road and South of Baldwin Road planning areas contain 
agricultural land. The East of Baldwin Road planning area contains agricultural 
land west of the Patterson Irrigation District (PID) Canal and rural residential 
land on the east side. Irrigation canals are present within the East of Baldwin 
Road and West of Baldwin Road planning areas. 

General Plan: The Stanislaus County General Plan designates the West of Baldwin Road and 
South of Baldwin Road planning areas as “Agriculture.” The Stanislaus County 
General Plan designates the East of Baldwin Road planning area “Agriculture” 
west of the PID canal and “Urban Transition” east of the canal. The City of 
Patterson General Plan designates all three planning areas as “Low Density 
Residential,” which is a non-binding designation. 

Zoning:  The Stanislaus County Zoning Ordinances zones the West of Baldwin Road and 
South of Baldwin Road planning areas as “General Agriculture (A-2).” The 
Stanislaus County Zoning Ordinances zones the East of Baldwin Road planning 
area “General Agriculture (A-2)” west of the PID canal and “Rural Residential (R-
A)” east of the canal.  

Project Description 

The proposed project consists of the annexation of the project site into the City of Patterson and the 
development of residential, mixed use, commercial, industrial, school, parks, and open space uses 
guided by a Master Plan. The project site is broken down into three planning areas – East of Baldwin 
Road, West of Baldwin Road, and South of Baldwin Road – and the development potential for each one 
is summarized in Table 1. 
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Table 1: Zacharias Master Plan Summary 

Planning 
Area 

Gross 
Acres End Uses Characteristics 

East of 
Baldwin 
Road 

628.60 
Residential, Mixed 
Use, School, Park, 

Open Space 

3,666 dwelling units; 505,000 square feet mixed use; 
14.74 acre school site; 27.09 acres park; 29.17 acres open 
space. 

West of 
Baldwin 
Road 

598.30 
Residential, 
Commercial, 

Industrial, and Park 

1,420 dwelling units; 350,000 square feet commercial; 
6,910,000 square feet industrial; 18.15 acres parks  

South of 
Baldwin 
Road 

68.70 Residential and Park 395 dwelling units; 5.00 acres parks 

Total 1,295.60 – 

5,481 dwelling units; 505,000 square feet mixed use; 
350,000 square feet of commercial uses; 6,910,000 
square feet of industrial uses; 14.74 acre school site; 
50.24 acres parks; 29.17 acres open space 

Source: City of Patterson, 2018. 

 
East of Baldwin Road 
The area east of Baldwin Road would support primarily residential uses and be organized around three 
“lakes.” Residential uses would consist of 3,666 dwelling units at low, medium, and high densities. Mixed 
use would be designated around the western most-lake. The lakes would provide drainage, recharge and 
recreational opportunities. A 14.74-acre school site would be located in the center of this planning area. 
Exhibit 3a depicts the Master Plan for the area east of Baldwin Road. 

The area east of the Patterson Irrigation District canal that supports existing rural residential uses is 
contemplated to support low density residential uses. 

West of Baldwin Road 
The area west of Baldwin Road would support a mix of residential, commercial, and industrial 
development. Residential uses consisting of 1,420 dwelling units at low and medium densities would be 
located in the eastern portion of the planning area along Baldwin Road. A 22.81-acre community 
commercial area is proposed at the southwest quadrant of the Zacharias Road / Baldwin Road 
intersection. Industrial uses would front Rogers Road, opposite the Arambel Business Park. Exhibit 3a 
depicts the Master Plan for the area west of Baldwin Road 

South of Baldwin Road 
The area south of Baldwin Road would support exclusively residential uses. A park would be located in 
the center of this planning area. Exhibit 3b depicts the Master Plan for the area south of Baldwin Road 
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Circulation 
For the areas east and west of Baldwin Road, a network of internal roadways would connect to Rogers 
Road, Zacharias Road, and Baldwin Road. The circulation plan accommodates an alignment of the future 
South County Corridor along Zacharias Road and limits the number of connections along this roadway.  

The circulation plan contemplates Ivy Avenue being extended west to connect to the internal roadway 
network in order to facilitate a through connection to Ward Avenue. The City of Patterson is also 
considering a second connection to Ward Avenue north of Ivy Avenue.  

For the area south of Baldwin Road, the circulation plan anticipates this roadway being extended south 
to a future hypothetical extension of Elfers Road. Additionally, the road serving the City of Patterson 
Corporation Yard would be improved and extended west to provide access to the western portion of this 
planning area.  

Infrastructure and Utilities 
The proposed project would install a storm drainage system consisting of bioswales, inlets, and 
underground piping that would convey runoff to stormwater basins.  For the area east of Baldwin Road, 
runoff would be impounded in the lakes. For the areas west and south of Baldwin Road, runoff would be 
impounded in stormwater basins. 

The City of Patterson would provide potable water service and sewer service the proposed uses. 
Additionally, property owners would be required to use non-potable groundwater for irrigation 
purposes. A Water Supply Assessment will be prepared as part of the EIR to evaluate water supply 
impacts. 

Turlock Irrigation District would provide electrical service to the proposed project. Pacific Gas and 
Electric Company would provide natural gas service to the proposed project. 

Required Approvals: City of Patterson Discretionary Approvals.  Implementation of the Zacharias 
Master Plan Project will require, but is not limited to, the following discretionary 
approvals by the City of Patterson:  

• Certification of the Environmental Impact Report 
• Master Plan Adoption 
• General Plan Amendment 
• Prezone 
• Subdivision Maps; Parcel Maps 
• Use Permit(s) 
• Design Review 
• Development Agreement(s) 

 
Additionally, approval of the project would require the following discretionary 
approvals from Stanislaus County Local Agency Formation Commission:  

• Modification of Sphere of Influence 
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• Annexation / Detachment 
• Out of Boundary Service Agreement(s) 

 
EIR Scope: The City of Patterson has determined that it will prepare an Environmental 

Impact Report (EIR) pursuant to the California Environmental Quality Act (CEQA). 

 The following probable environmental effects of the project will be evaluated in 
the EIR: 

• Aesthetics, Light, and Glare 
• Agricultural Resources 
• Air Quality 
• Biological Resources 
• Cultural Resources / Tribal Cultural Resources 
• Geology, Soils, and Seismicity 
• Greenhouse Gas Emissions 
• Hazards and Hazardous Materials 
• Hydrology and Water Quality 
• Land Use 
• Noise 
• Population and Housing 
• Public Services and Recreation 
• Transportation 
• Utilities and Service Systems 

 
Table 2 provides a breakdown for each ownership group. 
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Table 2: Zacharias Master Plan Breakdown 

Name Land Use 
Gross 

Acreage Density 
Dwelling 

Units 
Square 
Footage 

Zacharias Ranch Medium Density Residential 129.34 5.4 700 – 

Community Commercial 22.81 – – 350,000 

Light Industrial 316.00 – – 6,910,000 

Park 9.01 – – – 

Subtotal 477.16  700 7,260,000 

TFP Development Low Density Residential 80.00 5.0 400 – 

Medium Density Residential 32.00 10.0 320 – 

Park 9.14 – – – 

Subtotal 121.14 – 720 – 

Lakeside Hills, Keystone Ranch, 
Ivy Rose Gardens 

Low Density Residential 143.70 3.0 431 – 

Medium Density Residential 359.31 6.5 2,432 – 

High Density Residential 35.15 17.3 609 – 

Mixed Use 19.44 10.0 194 505,000 

Park 27.09 – – – 

Open Space 29.17 – – – 

School (K-6) 14.74 – – – 

Subtotal 628.60 – 3,666 – 

Baldwin Ranch Medium Density Residential 63.70 6.2 395 – 

Park 5.00 – – – 

Subtotal 68.70 – 395 – 

All Development Low Density Residential 223.70 – 831 – 

Medium Density Residential 584.35 – 3,847 – 

High Density Residential 35.15 – 609 – 

Mixed Use 19.44 – – 505,000 

Community Commercial 22.81 – – 350,000 

Light Industrial 316.00 – – 6,910,000 

Park 29.17 – – – 

Open Space 50.24 – – – 

School (K-6) 14.74 – – – 

Total 1,295.60 – 5,481 7,765,000 

Each Medium Density Residential zone driven by different ownership groups and the EIR will analyze different densities 
proposed by each applicant. 
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Exhibit 3a
Master Plan – East and West of Baldwin

CITY OF PATTERSON • ZACHARIAS MASTER PLAN PROJECT
NOTICE OF PREPARATION

Source: GDR Engineering, Inc., December 7, 2018.
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Exhibit 3b
Master Plan – South of Baldwin Road

CITY OF PATTERSON • ZACHARIAS MASTER PLAN PROJECT
NOTICE OF PREPARATION

Source: GDR Engineering, Inc., December 7, 2018.
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STATE OF CALIFORNIA  GAVIN NEWSOM, Governor 

PUBLIC UTILITIES COMMISSION 

320 WEST 4TH STREET, SUITE 500 

LOS ANGELES, CA  90013 

 

January 24, 2019 
 
Joel Andrews 
City of Patterson 
1 Plaza 
Patterson, CA  95363 

 

 

 
Re:  Zacharias Master Plan  

SCH 2018122052 ––  Notice of Preparation 

 
 
 
Dear Mr. Andrews: 
 

The California Public Utilities Commission (Commission/CPUC) has jurisdiction over rail crossings 
(crossings) in California. CPUC ensures that crossings are safely designed, constructed, and 
maintained.  The Commission’s Rail Crossings Engineering Branch (RCEB) is in receipt of the 
Notice of Preparation (NOP) for the proposed Zacharias Master Plan Project (Project). City of 
Patterson (City) is the lead agency. 
 
The City proposes annexation of the project site in the City of Patterson and development of the 
Project site guided by the Master Plan. Within the Project site, the planning areas known as East of 
Baldwin Road and West of Baldwin Road encompass approximately 1227 acres and are bounded 
by Zacharias Road to the north, Rogers Road to the west, State Route 33 and Ward Avenue to the 
east, and existing residential and business park uses to the south. These planning areas are 
proposed to include approximately 5,000 dwelling units; 505,000 square feet of mixed-use space; 
350,000 square feet of commercial space; 6,910,000 square feet of industrial space; as well as 
approximately 62 acres of schools, parks, and open space. 
 
The Project site is adjacent to the Zacharias Road crossing (CPUC No 108BA-105.20, DOT No. 
752504B) at the northeast corner. The crossing is currently Stop sign controlled in the eastbound 
direction. It is equipped with Commission Standard 1-R (crossbuck sign on post) warning devices 
on both eastbound and westbound approaches. The crossing is located approximately 60 feet from 
the intersection of Zacharias Road and State Route 33. The California Northern Railroad Company 
is the primary operating railroad. There are approximately 20 train movements per week through 
the crossing. 
 
The proposed Project would significantly impact traffic through the Zacharias Road crossing. The 
Commission recommends that the City conduct a traffic study with attention to the Zacharias Road 
crossing. Based on the traffic impact studies, the Commission may recommend improvements to 
the crossing and/or the adjacent intersection. Crossing improvements may include addition of active 
warning devices, such as Commission Standard 8 (flashing light signal assembly) or Commission 
Standard 9 (flashing light signal assembly with automatic gate arm) warning devices. If the City 
plans to signalize the intersection, the Commission would have design recommendations as well. In 
addition, the Commission recommends that the City examine traffic impact on the State 33 crossing 
(CPUC No. 108BA-105.70, DOT 752503U) due to the Project. 
 
Construction or modification of public crossings requires authorization from the Commission.  RCEB 
representatives are available to discuss any potential safety impacts or concerns at crossings.  

 



Joel Andrews 

SCH 2018122052 

January 24, 2019  

 

Please continue to keep RCEB informed of the project’s development.  More information can be 
found at: http://www.cpuc.ca.gov/crossings. 

 
If you have any questions, please contact Matt Cervantes at (213) 266-4716, or mci@cpuc.ca.gov. 
 

 
Sincerely, 

 
 Matt Cervantes 

Utilities Engineer 
Rail Crossings Engineering Branch 
Safety and Enforcement Division 
 
CC: State Clearinghouse, state.clearinghouse@opr.ca.gov 
 
 
 
 







From: Joel Andrews
To: Grant Gruber (ggruber@fcs-intl.com); Scott Davidson (scottd@migcom.com); Tricia Stevens

(tstevens@migcom.com)
Cc: Denise Melo; Lisa Ochoa
Subject: FW: Zacharias Master Plan
Date: Tuesday, January 22, 2019 8:28:06 AM

Donald Hess comments
 
Joel Andrews
City Planner
City of Patterson
PO Box 667
Patterson, CA 95363
(209) 895-8024
 

From: Donald Hess [mailto:dghess52@comcast.net] 
Sent: Thursday, January 17, 2019 6:05 PM
To: Joel Andrews
Subject: Zacharias Master Plan
 

Hi Mr. Andrews, I attended the meeting on the 17th of January.  I was very impressed with the
amount of work that went into this project.  I have several concerns.
 
First, I have lived in Patterson for over thirty years.  Back then Sperry Rd (like Zacharias Rd) was a two
lane country road.  Now where I live, east of the intersection of Las Palmas and Sperry, this East
West road has become a major thoroughfare for truckers, that go to and from the warehouses, and
or I-5 or 99.  It is also a major commuter road that goes on 24 7. This two lane road was not designed
for this purpose.  Please do not repeat the mistake of Sperry Rd onto Zacharias Rd.  The proposed
plan needs to have roads like the Kiernan Rd in north Modesto for ease of traffic.
 
Second, Ward Avenue is and will become the North South road for access to the schools and the
Zacharias build out.  The city is planning on developing the vacant land west of the High School for
various community services. This will further load up Ward.  How is that going to affect the Master
Plan on Zacharias.
 
Third, even though we are getting lots of rain in 2019, access to water year round is critical.  This will
affect this Plan.  Conversely, the sewage generated by an additional 25000 people needs to be
planned for.
 
Fourth, we never had a chance to discuss the community being built on South Baldwin by the City
Yard.  Was that a slight of hand or did time run out?
 
Thanks, Donald Hess
dghess52@comcast.net
 
 

mailto:jandrews@ci.patterson.ca.us
mailto:ggruber@fcs-intl.com
mailto:scottd@migcom.com
mailto:tstevens@migcom.com
mailto:tstevens@migcom.com
mailto:dmelo@ci.patterson.ca.us
mailto:lochoa@ci.patterson.ca.us
mailto:dghess52@comcast.net


Sent from Mail for Windows 10
 

https://go.microsoft.com/fwlink/?LinkId=550986
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Jeanne M. Zolezzi 

jzolezzi@herumcrabtree.com 

 
 

January 21, 2019 
 
VIA EMAIL 
 
Mr. Joel Andrews 
City Planner 
City of Patterson  
Community Development Department 
Post Office Box 667 
Patterson, CA 95363 
jandrews@ci.patterson.ca.us 
 
Re: Zacharias Master Plan – Notice of Preparation 
  
Dear Mr. Andrews: 
 
The Patterson Irrigation District (District) has reviewed the Notice of Preparation (NOP) of an 
Environmental Impact Report (EIR) for the Zacharias Master Plan (Project) and, on behalf of the 
District, I provide these comments to the NOP.  
 
Groundwater 
 
The Project site encompasses approximately 1,226.9 acres for the development of residential, 
mixed use, commercial, industrial, school, parks, and open space uses which would rely solely on 
groundwater drawn from the Delta-Mendota Subbasin. The State has identified the Delta-Mendota 
Subbasin (Basin) as a high-priority, critically-overdrafted Subbasin. Pursuant to the Sustainable 
Groundwater Management Act (SGMA), Groundwater Sustainability Agencies (GSA) with in the 
Subbasin must adopt Groundwater Sustainability Plans (GSP) no later than January 1, 2020, and the 
Subbasin must be determined to be sustainable by the State no later than 2040. 
 
The City of Patterson (City) currently obtains all of its water from the Basin. Because the Basin is 
critically overdrafted, the City’s current groundwater usage is not sustainable. The Project will 
impose additional demands on the Basin. The City should not be expanding development, such as 
that set forth in the Project, without obtaining sources of surface water supply. The Project area 
currently receives surface water supplies that provide a source of groundwater recharge. The 
Project would eliminate surface water use and recharge, and rely exclusively on groundwater with 
reduced opportunities for recharge. Accordingly, the EIR for the Project should address the 
following issues: 
 

 

mailto:jandrews@ci.patterson.ca.us


Mr. Joel Andrews 
January 21, 2019 
Page 2 of 3 

 

 

 

1. The EIR should include groundwater modeling prepared to evaluate potential 
impacts to groundwater levels and groundwater quality associated with the Project, and the EIR 
should compile, review, evaluate, and update where needed, the available information on present 
and projected ground water levels. Effects on the ground water basin due to climate change-related 
precipitation and runoff changes should also be addressed. 

 
2. The EIR should evaluate the impact of increased groundwater pumping from the 

Project on subsidence. 
 
3. What are the impacts to the surface-groundwater interactions for the Project 

area/site? Will the impacts be within the management criteria for SGMA? 
 
4. Any existing CEQA documents prepared for any new wells that will serve the project 

should be re-evaluated in the EIR to evaluate regional impacts.  
 
5. The EIR should address the Project’s impacts on chronic Lowering of groundwater 

levels, the potential impact on surrounding private and public wells, as well as the economic impact 
on existing agricultural and private wells due to increased pumping cost associated lowering 
groundwater levels. 

 
6. The EIR should address the Project’s impacts on reduction in groundwater storage 

in the basin.  
 
7. The EIR should address the Project’s impacts on groundwater quality, and the 

relationship between increased groundwater use and decline in key water quality parameters 
(nitrates, salts, hexavalent, chromium, selenium, boron, arsenic, etc.). 

 
8. The EIR should address the Project’s impacts on the depletion of interconnected 

surface water, including the loss of interconnections with surface water impacting current water 
rights, and the impacts to groundwater dependent ecosystems (GDEs) due to declining 
groundwater levels. 

 
Public Services 
 
The District has irrigation service and drainage facilities within the Project area that must be 
properly identified and evaluated in the EIR. The EIR must determine and evaluate the impact of 
the project on any District facilities, the ability for these facilities to continue to properly function, 
and consideration of irrigation, drainage, and flooding issues that may be caused by the Project.  

 
Agriculture 
 

1. The Project proposes to remove 1,226.9 acres of farmland, which currently receives 
surface water that serves as a source of groundwater recharge, and convert the land use to 
residential development that will rely exclusively on groundwater with reduced ability to recharge 
resulting from development. 

 
2. The Project area is currently dedicated to agricultural land uses. The EIR should 

discuss the overall impact of the Project on agricultural resources, as well as quantify the potential 



Mr. Joel Andrews 
January 21, 2019 
Page 3 of 3 

 

 

 

temporary or permanent loss of designated farmland and Williamson Act contracts that could 
result from the Project. 

 
We appreciate the opportunity to comment on the referenced NOP. Questions regarding this letter 
and further coordination on these issues should be directed to Vince Lucchesi, General Manager, at 
(209) 892-6233 or by email at vlucchesi@pattersonid.org. 
 
Very truly yours, 

 
JEANNE M. ZOLEZZI 
Attorney-at-Law 
 
cc: Mr. Vincent Lucchesi 

Mr. Robert Pierce 
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From: Joel Andrews
To: Grant Gruber (ggruber@fcs-intl.com); Scott Davidson (scottd@migcom.com); Tricia Stevens

(tstevens@migcom.com)
Cc: Lisa Ochoa
Subject: FW: EIR Scoping Inputs
Date: Tuesday, January 22, 2019 5:07:42 PM

 
 
Joel Andrews
City Planner
City of Patterson
PO Box 667
Patterson, CA 95363
(209) 895-8024
 

From: Phil Sarasqueta [mailto:philsarasqueta@yahoo.com] 
Sent: Tuesday, January 22, 2019 4:27 PM
To: Joel Andrews; planning
Subject: EIR Scoping Inputs
 
 

Northwest Territories EIR Scoping Inputs
 
1-22-2019
 
Joel Andrews
Patterson City Planner
 
Joel, 
Per the instructions given at the 1-17-2019 EIR Scoping meeting
at Patterson City Hall, please find attached my inputs as to some
of the issues brought up at the meeting plus others that have come
up since. 
 
As the Sarasqueta family owns property in the area that was
originally designated as the Northwest Territories (East of P.I.D.
Lateral M, North of Salado Creek, South of Zacharias Road and
West of Ward Avenue and the railroad right of way), I'll
concentrate most of my concerns to that area. I will refer to the
area as the Original Northwest Territories, a name given to it in

mailto:jandrews@ci.patterson.ca.us
mailto:ggruber@fcs-intl.com
mailto:scottd@migcom.com
mailto:tstevens@migcom.com
mailto:tstevens@migcom.com
mailto:lochoa@ci.patterson.ca.us


early development Newspaper articles and early Patterson
planning documents going back decades and prior to the
inclusion of the areas West of P.I.D. Lateral M. 
 
Well Water: 
Please include the effect of the development on current domestic
and agricultural wells serving not only the areas currently within
the annexation area, but those served by the Patterson Irrigation
District and West Stanislaus Irrigation District.
Will this annexation potentially degrade those resources?
 
Flooding:
P.I.D. Lateral M has acted as a defacto flood barrier and diversion
channel for the areas East of P.I.D. Lateral M in the area bounded
by Ward Avenue, Lateral M, Salado Creek, the elevated railroad
bed and Zacharias Road since it was built in the early 1900's.
Flood water diverted ends up in Del Puerto Creek. Since City
planners and developers have suggested that Lateral M will likely
be "under grounded", please include that possibility, impacts and
mitigations in your report. 
 
Right to Farm:
Many of the land parcels In the Original Northwest Territories
are being farmed in almonds and other crops. Many of the owners
of these parcels have expressed the view that annexation and
development of the farmland West of Lateral M prior the
development of the properties in the Original Northwest
Territories will seriously damage farming opportunities East of
Lateral M due to:

1. Potential loss of access to P.I.D. water and rights to that
water.

2. Loss of the ability to make judicious and timely pesticide
applications.

3. Restrictions on when potentially noisy or dusty normal



farming activities take place. 
4. The proposed footpath along the likely "under grounded"

without a fence greatly increases the likelihood of illegal
trespass, theft of farm product, theft of farm equipment,
vandalism and damage to the crops and soil (ruts) from
unauthorized vehicle trespass, especially in the winter
months and during Irrigation. 

5. Increased farm equipment/traffic conflicts if Ivy, Rose or
future streets are connected to the Original Northwest
Territories as a means to access Ward Avenue or Hwy 33.
This is a serious potential safety issue particularly since poor
previous planning and siting resulted in so many schools
impacting traffic on Ward Avenue just South of Rose
avenue. Using Ivy or Ward to provide access for thousands
of housing units to the 7 schools served directly or by Ward
avenue 

6. Increased litigation potential associated with items 2 through
5 above. 

 
Please consider these issues and the others aired during the other
meetings on the annexation in the EIR.
 
Phil Sarasqueta
Sarasqueta Properties Spokesman
philsarasqueta@yahoo.com
208-731-5362
 
Phil Sarasqueta
1205 Galena Dr.
Twin Falls, ID 83301
208-731-5362
 
Sent from my iPhone

mailto:philsarasqueta@yahoo.com
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January 22, 2019 

Mr. Joel Andrews 
City Planner 
City of Patterson 
Community Development Department 
1 Plaza 
Patterson, CA  95363 

Dear Mr. Joel Andrews: 

This letter is in response to the Notice of Preparation of the Environmental Impact 
Report (EIR) for the Zacharias Master Plan Project (Project).  The San Luis & Delta-
Mendota Water Authority (SLDMWA) operates and maintains the Delta-Mendota 
Canal (DMC) under a transfer agreement with the United States Bureau of Reclamation 
(USBR).  While the USBR owns the canal, it is the responsibility of the SLDMWA to 
ensure that any surrounding infrastructure improvements and/or development activities 
will not have a negative impact on our ability to operate and maintain the canal.  
Because a portion of this planned expansion project is located adjacent to one side of 
the Delta-Mendota Canal, we have comments to be considered.  We are aware that this 
project is still in the preliminary phase, and would like the opportunity to provide 
comments to the EIR as well as all construction plans/phases.  Below is a list of issues 
that may be of concern to us that we would like considered throughout the design 
process: 

 No use of the DMC right-of-way will be allowed.

 All storm drainage shall be conveyed away from the DMC right-of-way.

 Right of way boundaries shall be designed to protect the DMC from
trespassers and vandalism.  Proper fencing to be installed and
maintained by the new development.

 The impact of subsidence on the DMC as a result of your Projects
dependence on groundwater as your water supply must be properly
addressed in the EIR.  The attached graph provides information on the
amount of subsidence that has occurred on the DMC near the City of
Patterson since 2014.  The graph indicates that more than 6-inches (0.5
feet) of subsidence has occurred on the DMC between milepost 39.21
(Rogers Road) and milepost 43.24 (Marshall Road).  This amount of
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William D. Ross 

Karin A. Briggs 

David Schwarz 
 

Kypros G. Hostetter 

   Of Counsel 
 

 

Law Offices of 

 William D. Ross 
 400 Lambert Avenue 

 Palo Alto, California 94306 

 Telephone:  (650) 843-8080 

 Facsimile:  (650) 843-8093 

 

     Los Angeles Office: 

 

       11420 Santa Monica Blvd 
       #25532 

       Los Angeles, CA 90025  

 

 
File No: 147/5.6 

January 16, 2019 

 

VIA ELECTRONIC TRANSMISSION 

jandrews@ci.patterson.ca.us 

 

Joel Andrews, City Planner 

City of Patterson 

1 Plaza 

Patterson, CA 95363 

  

Re: Comments by West Stanislaus Fire Protection District on Notice of Preparation of 

Environmental Impact Report for the Zacharias Master Plan Project   

 

Dear Mr. Andrews: 

 

 This office serves as District Counsel to the West Stanislaus Fire Protection District 

(“District”). The District respectfully submits the following comments on the City of Patterson’s 

(“City”) issuance of a Notice of Preparation of an Environmental Impact Report for the Zacharias 

Master Plan Project (“Project”) in advance of the Scoping Meeting to be held on January 17, 2019. 

 

A significant issue that needs to be examined with respect to the Project’s impact on public 

services, generally, is the several severe wildfires that have occurred throughout the State of 

California not only within the urban interface, but also within rural areas. The most recent example 

of this would be the Camp Fire in Paradise, California. Also, because the major utility provider in 

the affected area is PG&E, the issue of undergrounding of utilities and the adequacy of fire-flow 

should be analyzed in the environmental documents. This issue in of itself leads to an analysis of 

how fire services will be provided to the affected territory. 

 

 The most recent Municipal Service Review (“MSR”) for the City was prepared by LAFCO 

on December 4, 2013. Because the MSR is over five years old, there are many potential changed 

circumstances relating to public services that will need to be formally addressed in any 

environmental review of the Project. This would include the impacts on fire protection and 

emergency response services. 

 

 Regarding the provision of fire services for areas anticipated for annexation by the City in 

2013, Section 2.3.6 of the MSR provides: 
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The West Stanislaus County Fire Protection District (Fire Protection 

District) provides fire protection and emergency medical services to areas 

outside the Patterson city limits, including the proposed SOI expansion area. 

The Fire Protection District would continue to provide fire protection and 

emergency medical services to the SOI expansion area after annexation. 

 

Section 2.5.3 of the 2013 MSR notes that: 

 

The City intends to annex the proposed SOI expansion area into the City while 

keeping it within the West Stanislaus Fire Protection District for fire 

protection purposes. Because the both the Patterson Fire Department and 

West Stanislaus Fire Protection District currently share facilities, this 

arrangement would continue this practice. 

 

As noted in the February 27, 2013 LAFCO Executive Officer’s Agenda Report for the 

City’s Sphere of Influence Modification for the Arambel-KDN Business Park Reorganization, the 

City and District have declared their intent to share duties and costs for providing fire services to 

that area upon annexation. 

 

A condition precedent to completing any annexation is for the involved parties to negotiate 

a Property Tax Allocation Agreement. (Revenue & Taxation Code section 99(b)(6)).  The purpose 

of such agreements is to allocate sufficient revenues to maintain necessary public services for 

proposed development without diminishing levels of service in existing communities.  

 

As new and increased development places additional burdens on existing fire protection 

resources, the impact on fire and emergency responses must be addressed by the EIR, including 

whether there is an agreement in place that would confirm the allocation of property taxes to 

provide fire protection to the new development proposed by the Project. As stated above, any 

evaluation of fire services must involve the recent occurrences of severe wildfires in California. 

Therefore, the specific methods of providing fire services must be examined, including how the 

services will be shared and costs will be allocated in conjunction with the previous MSR. 

 

Moreover, the need for review evidencing the sufficiency of fire and life safety services is 

particularly important given changes to state law that have altered the approval of affordable 

housing from a discretionary to ministerial level. That is, fire protection should be evaluated in the 

context of the new “by right” authorization of affordable housing where only ministerial approval 

is required. Assuming costs and services would be shared, it should be analyzed how all fire and 

life safety approvals (e.g., plan checking, fire flow, etc.) will occur. 

 

Thank you for the opportunity to provide these preliminary comments. The District 

reserves the right to submit further comments on the Project’s environmental review consistent 



Joel Andrews, City Planner 

City of Patterson 

January 16, 2019 

Page 3 

 
 

 

 

with the California Environmental Quality Act.  

 

Should you have any questions, please contact me. 

 

Very truly yours, 
 

 
     William D. Ross 

WDR:DPS 

 

cc: Jeff Gregory, District Chief  
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Jeanne M. Zolezzi 

jzolezzi@herumcrabtree.com 

 
 

January 22, 2019 
 
VIA EMAIL 
 
Mr. Joel Andrews 
City Planner 
City of Patterson  
Community Development Department 
Post Office Box 667 
Patterson, CA 95363 
jandrews@ci.patterson.ca.us 
 
Re: Zacharias Master Plan – Notice of Preparation 
  
Dear Mr. Andrews: 
 
The West Stanislaus Irrigation District (District) has reviewed the Notice of Preparation (NOP) of 
an Environmental Impact Report (EIR) for the Zacharias Master Plan (Project) and, on behalf of the 
District, I provide these comments to the NOP.  
 
Groundwater 
 
The Project site encompasses approximately 1,226.9 acres for the development of residential, 
mixed use, commercial, industrial, school, parks, and open space uses which would rely solely on 
groundwater drawn from the Delta-Mendota Subbasin. The State has identified the Delta-Mendota 
Subbasin (Basin) as a high-priority, critically-overdrafted Subbasin. Pursuant to the Sustainable 
Groundwater Management Act (SGMA), Groundwater Sustainability Agencies (GSA) with in the 
Subbasin must adopt Groundwater Sustainability Plans (GSP) no later than January 1, 2020, and the 
Subbasin must be determined to be sustainable by the State no later than 2040. 
 
The City of Patterson (City) currently obtains all of its water from the Basin. Because the Basin is 
critically overdrafted, the City’s current groundwater usage is not sustainable. The Project will 
impose additional demands on the Basin. The City should not be expanding development, such as 
that set forth in the Project, without obtaining sources of surface water supply. The Project area 
currently receives surface water supplies that provide a source of groundwater recharge. The 
Project would eliminate surface water use and recharge, and rely exclusively on groundwater with 
reduced opportunities for recharge. Accordingly, the EIR for the Project should address the 
following issues: 
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1. The EIR should include groundwater modeling prepared to evaluate potential 
impacts to groundwater levels and groundwater quality associated with the Project, and the EIR 
should compile, review, evaluate, and update where needed, the available information on present 
and projected ground water levels. Effects on the ground water basin due to climate change-related 
precipitation and runoff changes should also be addressed. 

 
2. The EIR should evaluate the impact of increased groundwater pumping for the 

Project on subsidence. 
 
3. What are the impacts to the surface-groundwater interactions for the Project 

area/site? Will the impacts be within the management criteria for SGMA? 
 
4. Any CEQA prepared for new wells that will serve the project should be re-evaluated 

in the EIR to evaluate regional impacts.  
 
5. The EIR should address the Project’s impacts on chronic Lowering of groundwater 

levels, the potential impact on surrounding private and public wells, as well as the economic impact 
on existing agricultural and private wells due to increased pumping cost associated lowering 
groundwater levels. 

 
6. The EIR should address the Project’s impacts on reduction in groundwater storage 

in the basin.  
 
7. The EIR should address the Project’s impacts on groundwater quality, and the 

relationship between increased groundwater use and decline in key water quality parameters 
(nitrates, salts, hexavalent, chromium, selenium, boron, arsenic, etc.). 

 
8. The EIR should address the Project’s impacts on the depletion of interconnected 

surface water, including the loss of interconnections with surface water impacting current water 
rights, and the impacts to groundwater dependent ecosystems (GDEs) due to declining 
groundwater levels. 

 
Public Services 
 
WSID has irrigation service and drainage facilities within the Project area. Currently, these WSID 
facilities are not marked on the Project drawings. The EIR must properly identify all WSID facilities, 
and evaluate the proper functionality of services, including, without limitation, consideration of 
irrigation, drainage, and flooding issues that may be caused by the Project. In the past, the WSID has 
experienced flooding caused by developments permitted by the City, and this issue must be 
adequately addressed.  

 
Agriculture 
 

1. The Project involves the removal of 1,226.9 acres of farmland, which currently 
receives surface water that serves as a source of groundwater recharge, and conversion to homes 
that will rely exclusively on groundwater with reduced ability to recharge resulting from 
development. 
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2. The Project area is currently dedicated to agricultural land uses. The EIR should 
discuss the overall impact of the Project on agricultural resources, as well as quantify the potential 
temporary or permanent loss of designated farmland and Williamson Act contracts which could 
result from the Project. 

 
We appreciate the opportunity to comment on the referenced NOP. Questions regarding this letter 
and further coordination on these issues should be directed to Bobby Pierce, WSID General 
Manager, at (209)894-3091 or by email at bobby.pierce@weststanislausid.org. 
 
Very truly yours, 

 
JEANNE M. ZOLEZZI 
Attorney-at-Law 
 
cc: Mr. Robert Pierce 

Mr. Vincent Lucchesi 
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FirstCarbon Solutions 

Appendix B: 
Land Evaluation and Site Assessment Model 
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B.1 - Baldwin LESA Model Worksheet
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Soil Map Unit Project Acres Proportion of Project Area LCC LCC Rating LCC Score Storie Index Storie Index Score
Vernalis Clay Loam 16.6 0.25 I 25.00 95 23.75
Zacharias Clay Loam 48.7 0.75 I 75.00 81 60.75

TOTAL 65.3 1 0 100.00 176 84.50

Total Acres
Total Class I Total Class II Total Class III Total Class IV Total Class V

65.3

Land Capability Classification (LCC) and Storie Index Scores



Table 3-Proj. Size Scoring

LCC Class 
I-II

LCC Class 
III

LCC Class 
IV-VIII Acres Score Acres Score Acres Score

80 + 100 160 + 100 320 + 100
60-79 90 120-159 90 240-319 80
40-59 80 80-119 80 160-239 60
20-39 50 60-79 70 100-159 40
10-19. 30 40-59 60 40-99 20
fewer than 10 0 20-39 30 fewer than 40 0

10-19. 10
fewer than 10 0

Total Acres 65.3 0 0
Project Size Scores 0 0 Total Class I Total Class II Total Class IV Total Class V

Highest Project Size Score 65.3
Total Acres
Score 90 0

90

Project Size Score

LCC Class 
I-II

LCC Class 
III

LCC Class 
IV-VIII

TOTAL PROJECT SIZE RATING= 

Total Class III 

65.3



Project Portion Water Source Proportion   Water Availability Score Weighted Availability Score (C x D)
1 Irrigation District Water Only 0
2 Groundwater only 1 0
3 Both irrigation and ground 80 0
4 Not irrigated at all 0

Total 1 Total water resource score 0





Table 6: Surrounding Ag Land Rating Table 7: Surrounding Protected Resource Land Score

Percent of 
Project's 

Zone of Influence
Surround Ag 
Land Score

Percent of 
Project's 

Zone of Influence
Surround Ag 
Land Score

90-100% 100 points 90-100% 100 points
80-89 90 80-89 90
75-79 80 75-79 80
70-74 70 70-74 70
65-69 60 65-69 60
60-64 50 60-64 50
55-59 40 55-59 40
50-54 30 50-54 30
45-49 20 45-49 20
40-44 10 40-44 10
<40 0 <40 0





Factor Name
Factor Rating 
(0-100 points) X

Factor Weighting 
(Total=1.0) = Weighted Factor Rating

Land Evaluation
1. Land Capability Classification 100 0.25 25.0
2. Storie Index Rating 84.5 0.25 21.1

0.5 46.1
Site Assessment
1. Project Size 90 0.15 13.5
2. Water Resource Availability 80 0.15 12.0
3. Surrounding Agricultural Lands 20 0.15 3.0
4. Protected Resource Lands 20 0.05 1.0

0.5 29.5

TOTAL 75.6

Subtotal

Subtotal
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B.2 - Zacharias LESA Model Worksheet 
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Soil Map Unit Project Acres Proportion of Project Area LCC LCC Rating LCC Score Storie Index Storie Index Score
100 Capay clay 261.9 0.22 IIs 80 17.60 35 7.70
102 Capay clay, loamy substratum 51.8 0.04 IIs 80 3.20 35 1.40
106 Capay clay, rarely flooded 84.6 0.07 IIs 80 5.6 35 2.45
126 Vernalis-Zacharias 95.3 0.08 I 100 8 81 5.67
127 Vernalis loam 293.4 0.24 I 100 24 85 20.4
128 Water 60.4 0.06 0 0 0 0
147 Zacharias gravelly clay loam 186.6 0.15 IIw 80 12 60 9
210 Cortina gravelly sandy loam 151.5 0.12 IIIs 60 7.2 48 5.76
271 Elsalado loam 27.2 0.02 I 100 2 85 1.7
TOTAL 1212.7 79.60 54.08

1

Total Acres
Total Class I Total Class II Total Class III Total Class IV Total Class V

Land Capability Classification (LCC) and Storie Index Scores



Table 3-Proj. Size Scoring

LCC Class 
I-II

LCC Class 
III

LCC Class 
IV-VIII Acres Score Acres Score Acres Score

80 + 100 160 + 100 320 + 100
60-79 90 120-159 90 240-319 80
40-59 80 80-119 80 160-239 60
20-39 50 60-79 70 100-159 40
10-19. 30 40-59 60 40-99 20
fewer than 10 0 20-39 30 fewer than 40 0

10-19. 10
fewer than 10 0

Total Acres 1000.8 151.5 0
Project Size Scores 100 90 Total Class I Total Class II Total Class IV Total Class V

Highest Project Size Score 0
Total Acres
Score 100 90

100

Project Size Score

LCC Class 
I-II

LCC Class 
III

LCC Class 
IV-VIII

TOTAL PROJECT SIZE RATING= 

Total Class III 

1008 151.5



Project Portion Water Source Proportion   Water Availability Score Weighted Availability Score (C x D)
1 Irrigation District Water Only 0
2 Groundwater only 1 0
3 Both irrigation and ground 80 0
4 Not irrigated at all 0

Total 1 Total water resource score 0





Table 6: Surrounding Ag Land Rating Table 7: Surrounding Protected Resource Land Score

Percent of 
Project's 

Zone of Influence
Surround Ag 
Land Score

Percent of 
Project's 

Zone of Influence
Surround Ag 
Land Score

90-100% 100 points 90-100% 100 points
80-89 90 80-89 90
75-79 80 75-79 80
70-74 70 70-74 70
65-69 60 65-69 60
60-64 50 60-64 50
55-59 40 55-59 40
50-54 30 50-54 30
45-49 20 45-49 20
40-44 10 40-44 10
<40 0 <40 0





Factor Name
Factor Rating 
(0-100 points) X

Factor Weighting 
(Total=1.0) = Weighted Factor Rating

Land Evaluation
1. Land Capability Classification 79.6 0.25 19.9
2. Storie Index Rating 54.1 0.25 13.5

0.5 33.4
Site Assessment
1. Project Size 100 0.15 15.0
2. Water Resource Availability 80 0.15 12.0
3. Surrounding Agricultural Lands 30 0.15 4.5
4. Protected Resource Lands 30 0.05 1.5

0.5 33.0

TOTAL 66.4

Subtotal

Subtotal
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