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Ray Souza 
Bryan Saint 
Jim Reape 
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(Alternate) 

 

Planning Manager 
Katie Quintero 

 
 
NOTICE REGARDING NON-ENGLISH SPEAKERS: The Turlock Planning Commission meetings are 
conducted in English and translation to other languages is not provided. Please make arrangements for 
an interpreter if necessary. 
 
EQUAL ACCESS POLICY: If you have a disability which affects your access to public facilities or 
services, please contact the Planning Division at (209) 668-5640.  The City is committed to taking all 
reasonable measures to provide access to its facilities and services. Please allow sufficient time for the 
City to process and respond to your request. 
 
NOTICE: Pursuant to California Government Code Section 54954.3, any member of the public may 
directly address the Planning Commission on any item appearing on the agenda, including Consent 
Calendar and Public Hearing items, before or during the Planning Commission’s consideration of the 
item.  Members of the public will be allowed three (3) minutes for comments. 
 
AGENDA PACKETS: Prior to the Planning Commission meeting, a complete Agenda Packet is 
available for review on the City’s website at www.cityofturlock.org and in the Planning Office at 156 S. 
Broadway, Suite 120, Turlock, during normal business hours. Materials related to an item on this 
Agenda submitted to the Commission after distribution of the Agenda Packet are also available for 
public inspection in the Planning Division Office. Such documents may be available on the City’s 
website subject to staff’s ability to post the documents before the meeting.  
1. CALL TO ORDER 

2. SALUTE TO THE FLAG 

3. ROLL CALL, DECLARATION OF CONFLICTS OF INTEREST, AND DISCLOSURE OF EX 
PARTE COMMUNICATIONS 

4. ANNOUNCEMENTS AND UPDATES 

5. PUBLIC PARTICIPATION 

 This is the time set aside for members of the public to directly address the Planning Commission on 
any item of interest to the public that is within the subject matter jurisdiction of the Planning 
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Commission and to address the Commission on any item on tonight’s agenda, including Consent 
Calendar items. You will be allowed three (3) minutes for your comments. If you wish to speak 
regarding an item on the agenda, you may be asked to defer your remarks until the Commission 
addresses the matter. Pursuant to California Government Code Section 54954.2(a)(3), no action or 
discussion may be undertaken on any item not appearing on the posted agenda, except that the 
Planning Commission, or its staff, may briefly respond to comments or questions from members of 
the public, provide a reference to staff or other resources for factual information, or direct staff to 
place the issue on a future agenda. 

6. CONSENT CALENDAR 

 Information concerning the consent items listed herein below has been forwarded to each 
Commissioner prior to this meeting for study. Unless the Chair, a Commissioner or member of the 
audience has questions concerning the Consent Calendar, the items are approved at one time by 
the Commission. The action taken by the Commission in approving the consent items is set form in 
the explanation of the individual items. 

 A. Motion: Accepting the Minutes of the March 5, 2026 Regular Meeting 

 B. Motion: Waiving Reading of Title and Text of All Ordinances Included in the Agenda 

7. PUBLIC HEARINGS 

 A. CUP 26-01 Back Nine Golf: The applicant is requesting approval to construct and operate The 
Back Nine Golf simulation facility in an existing approximately 3,031 square foot building located at 
693 N. Golden State Blvd. (Stanislaus County APN 061-041-016). The facility will provide four (4) 
indoor golf simulator bays that can hold up to four (4) members per simulator bay at one time. The 
members can use the simulators for recreation play, lessons, or small group gatherings. Members 
will have 24-hour per day, 7-days per week access through a keyless reservation system and 
general public will have access from 8:00 a.m. – 7:00 p.m. The property will have 24/7 security 
camera monitoring to include camera monitoring in each of the simulation bays.   

 B. Appeal of Administrative Decision Concerning Building Permit No. 25-1123: The appellant has 
filed an appeal of the City’s administrative decision dated February 27, 2026 (Building 
Division) and March 2, 2026 (Interim City Manager) concerning Building Permit #25-1123. 
Specifically, the appellant has challenged the validity of the building permit questioning the 
applicant’s authority to sign the building permit application as “Owner-Builder.” A building 
permit is required in order to perform repairs and modifications to the exterior apartment stairs 
at the property located at 290 N. Thor Street, Stanislaus County APN 061-024-058. 

 C. Amendment to Conditional Use Permit No. 2008-07 (Turlock Public Safety Building): The 
proposed project consists of increasing the height of the fencing around the existing facility 
from 6’ to 8’ in height and adding metal panels to the existing wrought iron fencing to improve 
site security.   The project is a minor alteration to the fencing around a portion of the site and 
will not expand or change the use of the site.  

8. SCHEDULED MATTERS 

 A. STANISLAUS COUNTY REFERRALS 
This section allows staff to update the Commission on proposed projects in the 
unincorporated area within or surrounding the City of Turlock. These items are presented for 
information only. No action will be taken on these items. Members of the public interested in 
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these projects should contact the County Planning and Community Development Department 
at (209) 525-6330 to obtain information or provide comments. 

9. COMMISSIONER'S COMMENTS AND ANNOUNCEMENTS 

 Commissioners may provide a brief report on notable topics of interest. The Brown Act does not 
allow discussions or action by the Commission. 

10. ADJOURNMENT 

  

  

--APPEAL-- 
 
Anyone who is dissatisfied with the action(s) of the Planning Commission may file an appeal within TEN 
(10) DAYS following the decision of the Planning Commission.  The appeal must be written and filed 
with the Turlock City Clerk.   Appeal Application Forms are available in both the City Clerk and Planning 
Division Offices, 156 South Broadway, Turlock.  There is a $550.00 filing fee for the Appeal Application. 
 If an Appeal Application is filed, a Public Hearing will be scheduled by the City Council to consider the 
appeal. 
 

--CONTINUANCE--  
-- APPLICANT REQUESTS--  

-- EFFECTIVE NOVEMBER 27, 1989-- 
 
An applicant may request the continuance of a pending application or scheduled matter set for 
consideration by the Planning Commission by filing a request for a continuance not less than three (3) 
hours prior to the scheduled consideration of the application pursuant to City Council Resolution No. 89-
248.  The request must be written and filed with the City of Turlock Planning Division.  Continuance 
Request Application Forms are available in both the City Clerk and Planning Division Offices, 156 South 
Broadway, Turlock.  There is a $390.00 Filing Fee Deposit for the Continuance Request Application. 
 The granting of a request for a continuance of a pending application is discretionary on the part of 
the City of Turlock.  The applicant’s compliance with the regulations does not imply, guarantee, or 
otherwise supersede the City of Turlock’s authority to deny the request. 
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6.A 
Thursday, March 5, 2026        DRAFT-MINUTES 
6:00 p.m.           Regular Meeting 
City of Turlock Yosemite Room      Turlock Planning Commission 
156 S. Broadway, Turlock, California      
____________________________________________________________________________ 
 

1. CALL TO ORDER 

Chair Anderson called the meeting to order at 6:00 p.m. 

2. SALUTE TO THE FLAG 

Chair Anderson led those in attendance in the Pledge of Allegiance. 

3. ROLL CALL, DECLARATION OF CONFLICTS OF INTEREST & DISCLOSURE OF EX 
PARTE COMMUNICATIONS 

Present: Commissioners Patrick Jensen, Ray Souza, Matthew Davis, Constance 
Anderson, Jim Reape, Sukhminder Deol, Bryan Saint, Bryan Tribble 

Absent: None 

Commissioner 
Jensen 

Commissioner 
Souza 

Commissioner 
Davis 

Commissioner 
Reape 

Commissioner 
Deol 

Commissioner 
Saint 

Chair 
Anderson 

None None None None None None None 
 

4. ANNOUNCEMENTS & UPDATES  

Planning Manager Katie Quintero welcomed Commissioner Patrick Jensen to the 
Planning Commission and introduced Assistant Planner Tania Hernandez, who recently 
joined the Planning Division. 

 

5. PUBLIC PARTICIPATION 
 
Chair Anderson opened the floor for public participation.  
 
Milt Trieweiler spoke about the shift in unemployment rates and discussed projected 
unemployment levels and impacts of AI. He also inquired about the apartments being 
built on Monte Vista, including the number of units being built and the size of the lots. 
 
Hearing no one else, Chair Anderson closed the floor for public participation.  
 
 

6. CONSENT CALENDAR 
 

A. Motion: Accepting the Minutes of the February 5, 2026 Regular Meeting 
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B. Motion: Waiving Reading of All Ordinances of the Agenda, Except by Title 
 

Motion: 
Commissioner Reape moved, seconded by Commissioner Souza to approve the 
consent calendar. Motion carried 7/0 by the following vote: 
 

Commissioner 
Jensen 

Commissioner 
Souza 

Commissioner 
Davis 

Commissioner 
Reape 

Commissioner 
Deol 

Commissioner 
Saint 

Chair 
Anderson 

Yes Yes Yes Yes Yes Yes Yes 
 
 

7. PUBLIC HEARINGS 
 
Chair Anderson noted there was one item.  
 
 

A. Amendment to Conditional Use Permit 2016-08 (1350 W. Main Street – Get Air 
Trampoline Park): Planning Manager Quintero presented the staff report. She explained 
the request for a 6,935 square foot expansion to the existing 12,102 square foot Get Air 
Trampoline Park located at 1350 W Main Street. An additional 6,935 square foot area 
would be added to the space by removing the wall between the existing Get Air suite and 
the existing vacant, 12,000 square foot adjacent suite located at 1340 W. Main Street. 
The expansion area would consist of approximately 2,320 square feet of party area and 
the remaining area is proposed to accommodate new play equipment.  
 
She explained that a commercial recreation use in the Community Commercial zoning 
district requires a Conditional Use Permit (CUP) and because the project involves 
expanding the existing use, an amendment to the original CUP is required. She also noted 
that the proposed improvements will open portions of the wall connecting the existing Get 
Air space to the adjacent suite. New walls will be constructed to separate the expanded 
Get Air area from the remaining portion of Suite 1340. She said due to the location of the 
new walls, the bathrooms that currently serve Suite 1340 will become part of the 
expanded Get Air space, and Suite 1340 will no longer have restrooms. 
 
She explained that tenant improvements will be required for Suite 1340 before it can be 
occupied. These improvements must include installing new restrooms and completing 
any other upgrades required by the Building Code. This requirement will be included as 
a condition of approval in the resolution. Currently, there is no proposed tenant for Suite 
1340. 
 
She also noted that staff reviewed parking as a key element for the proposed expansion. 
The shopping center currently provides 426 parking spaces, and staff determined that the 
expansion would not negatively impact parking availability at the site. 
 
Chair Anderson opened the floor for public participation.  
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The applicant’s general contractor, John Allison, spoke in favor of the project. He said the 
plan is to add playground equipment to create a more inclusive and enjoyable space for 
children and families. 

Chair Anderson asked if Mr. Allison had been involved in the original development of the 
project. 

Mr. Allison said he was not part of the original project. 

Commissioner Deol asked what items would be added to the space and whether the 
existing facility is busy. 

Mr. Allison said the addition would include pre-manufactured playground equipment that 
will be purchased and installed on-site. He noted that the facility is usually fairly busy. 

A few commissioners commented that the facility is often busy and mentioned that their 
families have enjoyed visiting the trampoline park. 

 

Public Participation 

Chair Anderson opened the floor for public hearing.  

Hearing no one, Chair Anderson closed the floor for public participation.  

 

Commissioner Souza commented that it was great to see a business expanding in the 
West side of town. 

 

Motion: 

Commissioner Reape moved, seconded by Commissioner Souza  to grant the 
amendment to Conditional Use Permit 2016-08 (Get Air Trampoline Park Expansion), 
having determined that the project is “Categorically Exempt” from the provisions of CEQA, 
and that all of the appropriate findings can be made, subject to the conditions of approval 
contained in draft Planning Commission Resolution No. 2026-04. Motion carried by a 7/0 
vote.  

Commissioner 
Jensen 

Commissioner 
Souza 

Commissioner 
Davis 

Commissioner 
Reape 

Commissioner 
Deol 

Commissioner 
Saint 

Chair 
Anderson 

Yes Yes Yes Yes Yes Yes Yes 
 

 
8. SCHEDULED MATTERS 

There were none.  
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9. COMMISSIONER’S COMMENTS AND ANNOUNCEMENTS 
 
Commissioners may provide a brief report on notable topics of interest. The Brown Act does not 
allow discussion or action by the Commission.  
 
Chair Anderson asked Commissioner Jensen to introduce himself. 
 
Commissioner Jensen shared that his family has lived in Turlock for five generations. He 
is currently retiring from his family’s 85-year-old business in Turlock and said he looks 
forward to giving back to the community. 
 
Chair Anderson asked Assistant Planner Tania Hernandez to introduce herself. 
 
Assistant Planner Tania Hernandez said she has been with the City for 11 years and is 
happy to now be part of the Planning Team and excited to be in her new role. She also 
mentioned that she is a busy mom of three boys. 

 

10. ADJOURNMENT 
 
Having no further business, Chair Anderson asked for a motion to adjourn the meeting. 
Motion by Commissioner Reape. Motion carried unanimously by a voice vote. The 
meeting was adjourned at 6: 19 p.m. 
 
 

RESPECTFULLY SUBMITTED 
 
 
 

________________________________________ 
Constance Anderson 

Planning Commission Chair 

 

________________________________________ 
Katie Quintero 

Planning Manager 
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Planning Commission Staff Report 
April 2, 2026 

  
From: Teddie Hernandez, Principal Planner 
Prepared by: Katie Quintero, Planning Manager 
Agendized by: Adrienne Werner, Development Services Director 
   
1. ACTION RECOMMENDED:  

I move that the Planning Commission grant the approval of Conditional Use Permit 2026-
01 (The Back Nine Golf), having determined that the project is “Categorically Exempt” from 
the provisions of CEQA, and that all of the appropriate findings can be made, subject to the 
conditions of approval contained in draft Planning Commission Resolution No. 2026-06. 

   
2. NARRATIVE:  

  
APPLICATION SUMMARY DATE FILED: February 10, 2026 
  
1. APPLICANT: LSW Investments, Inc./Leonard Williams 
 2365 Shetland Way 
 Turlock, CA 95380 
  
2. OWNER(S): Shiv Shakti Industries, Inc. 
 693 N. Golden State Blvd. 
 Turlock, CA 95380  
  
3. LOCATION OF PROPERTY:  693 N. Golden State Blvd. 
  
4. APN:                                                                  061-041-016 
  
5. AREA OF PROPERTY: 12,758  Sq. Ft. property (3,031 Sq. Ft. 

building) 
  
6. EXISTING ZONING: Community Commercial (CC) 
  
7. GENERAL PLAN Community Commercial (CC)  
  
8. PREVIOUS ACTIONS: REZ 67-06, CUP 84-10, CUP 85-26, REZ 96-

06, CUP 15-01, CUP 85-26 (AMENTMENT), 
LLA 20-05, MDP 20-13 

  
9. REQUEST: To authorize the improvements and 

operation of a 3,031 Sq. Ft. building for The 
Back Nine Golf in an existing commercial 
Center.  
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10. CEQA RECOMMENDATION: EXEMPT 
  
11. STAFF RECOMMENDATION: Staff Recommends approval of this project.  
  
  
PROJECT DESCRIPTION 
The applicant is requesting approval to construct and operate The Back Nine Golf simulation 
facility in an existing approximately 3,031 square foot building located at 693 N. Golden State 
Blvd. (Stanislaus County APN 061-041-016). The facility will provide four (4) indoor golf 
simulator bays that can hold up to four (4) members per simulator bay at one time. The 
members can use the simulators for recreation play, lessons, or small group gatherings. 
Members will have 24-hour per day, 7-days per week access through a keyless reservation 
system and general public will have access from 8:00 a.m. – 7:00 p.m. The property will 
have 24/7 security camera monitoring to include camera monitoring in each of the simulation 
bays.   
  
BACKGROUND AND PROJECT SETTING 
In October 1967, Rezone 67-06 was approved to rezone the subject property and 
surrounding area from General Commercial to Commercial Industrial.  
  
In June 1984, Conditional Use Permit 84-01 was approved by the Planning Commission to 
develop the Turlock Town Center with approximately 182,909 square feet of retail space. 
  
In August 1985, Conditional Use Permit 85-26 was approved by the Planning Commission 
to establish a master sign program for the Turlock Town Center.  
  
In 1996, Rezone 96-06 and General Plan Amendment 96-07, were approved to rezone the 
subject property from Commercial Industrial to Community Commercial.  
  
In 2015, an application for a new sign program was received, however, the application was 
withdrawn as the applicant could not obtain the signatures of all the property owners of the 
center.  
  
In 2020, Conditional Use Permit 85-26, Turlock Town Center master sign program, was 
amended by the Planning Commission. 
  
In July 2020, Minor Discretionary Permit 2020-13 was approved to demolish the two (2) 
existing buildings at 693 and 699 N. Golden State Blvd. and construct a new drive-through 
restaurant. The building at 699 N. Golden State was demolished and half the building at 693 
N. Golden State Blvd. was demolished. The remaining half of the existing building at 693 N. 
Golden State is where The Back Nine Golf is being proposed and 699 N. Golden State has 
been developed with a Dutch Bros.      
  
PROJECT EVALUATION 
The project is proposed in an existing shopping center located in the Community Commercial 
(CC) zoning district. The Community Commercial zoning district provides for a full range of 
retail, personal services, restaurants, commercial recreation, and business and financial 
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service uses.  An indoor golf simulator facility is classified as a commercial recreation use. 
In the Community Commercial zoning district, commercial recreation uses require a 
Conditional Use Permit (CUP) and is required to ensure the use can meet the findings of the 
CUP. 
 
The Turlock Municipal Code (TMC) states that the purpose of the CUP is to evaluate the 
“site features, operating characteristics, and design of the proposed use to ensure 
compatibility with other uses in the general area.” 
  
Turlock Municipal Code § 9-5-604 Conditional use permits: Granting, provided below, 
contains the findings the Planning Commission must use in considering the application.  
  
All actions of the Planning Commission relating to findings and recommendations shall be in 
accordance with the provisions of this article. The Planning Commission shall authorize the 
granting of the conditional use permit if it finds as follows: 
  
(a)That the site for the proposed use is adequate in size and shape to accommodate such 
uses, all yards, open spaces, wall, fences, parking, loading, landscaping, and other features 
required by the Municipal Code or the Planning Commission to make sure such use is 
compatible with the land and uses in the vicinity; 
  
(b)That the site for the proposed use is related properly to streets and highways to carry the 
quantity and kind of traffic generated by the proposed use; 
  
(c) That the proposed use will not adversely affect the abutting property or the permitted use 
thereof with the provisions of conditions; and 
  
(d) That the site for the proposed use is in conformance with the General Plan. 
  
The proposed use is consistent with the types of commercial uses anticipated in the 
Community Commercial zoning district.  Per the Municipal Code, The Back Nine Golf as a 
recreational use would require 1 parking space per 100 square feet of gross floor area, 
requiring 30 parking stalls. There are approximately 702 parking spaces in the shopping 
center which contains a mix of uses that have varying times of peak parking demand, 
allowing for sharing of parking between uses.   Therefore, this will not have an impact on the 
parking available for the shopping center.  
The proposed improvements to the space will include the installation of four (4) golf simulator 
bays, a lounge/break area, and an office to be completed at tenant improvements with 
building permits. The facility will have 24-hour access for members but staff will not be on-
site 24 hours a day.  Members will have access into the facility through the app-based 
keyless entry system and this access is directly tied to tee time reservations so no walk-ins 
or unscheduled entries can occur.   
 
To ensure the operation does not create any health and safety impacts conditions of 
approval have been added into draft Resolution No. 2026-06 to address operational 
conditions. These conditions include the restriction that no alcohol shall be sold and/or 
consumed on the site, that staff shall be present at any time non-members are present and 
that all special events shall not start prior to 8:00 a.m. and shall end by 10:00 p.m.    
Additionally, under the Police Department conditions the Police Chief will review the 
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operation of the site within the first six months of operation and annually thereafter and shall 
have the ability to administratively add conditions to the operation if they are needed to 
address any public health and safety concerns.  Twenty-four-hour video surveillance 
monitoring and participation in the Fusus Program which provides Turlock Police 
Department remote access of the video surveillance system has also been required of the 
project.  
 
PUBLIC NOTICE 
 A public notice sign was posted on the property explaining the proposed project and public 
notices were sent out to property owners within a 500-foot radius from the proposed project 
and no public comments were received. 
  
CONCLUSION 
The current uses in the commercial center are a mix of retail, restaurant, and 
health/recreation uses.  Staff believes that the proposed The Back Nine Golf is a suitable 
use in the commercial center and will not create any impacts to the center with the conditions 
contained in the draft resolution. Therefore, staff recommends that the Planning Commission 
approve the Conditional Use Permit 2026-01 (The Back Nine Golf). 
  
RECOMMENDED MOTION 
Approving Conditional Use Permit 2026-01 
I move that the Planning Commission grant the approval of Conditional Use Permit 2026-01 
(The Back Nine Golf), having determined that the project is “Categorically Exempt” from the 
provisions of CEQA, and that all of the appropriate findings can be made, subject to the 
conditions of approval contained in draft Planning Commission Resolution No. 2026-06. 

   
3. FISCAL IMPACT / BUDGET AMENDMENT:  

The cost of processing this application was paid for by the applicant. 
   
4. ENVIRONMENTAL DETERMINATION:  

ENVIRONMENTAL REVIEW 
The project consists of improving and operating a 3,031 square foot golf simulator facility 
for The Back Nine Golf. These types of commercial recreation and entertainment activities 
are anticipated in the commercial zoning districts and is consistent with the traffic 
generation associated with the previous use as well as other commercial uses anticipated 
in this zoning district. 
The project will result in the minor alteration of the interior of the existing building to 
accommodate the proposed use. No other changes in the site are anticipated as a result of 
the project; therefore, the project is categorically exempt pursuant to Section 15301(a) 
(Existing Facilities) of the CEQA Guidelines. 

   
5. ATTACHMENTS:  

1. ATTACHMENT 1. General Information & Index 
2. ATTACHMENT 2. Floor Plan 
3. ATTACHMENT 3. Elevations 
4. ATTACHMENT 4. Site Plan 
5. EXHIBIT A. CUP 2026-01 Back Nine Golf, Resolution 2026-06 
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  EXHIBIT A 

Filing Requested By:  
 
City of Turlock 
Development Services Department  
Planning Division 
156 S. Broadway, Suite 120 
Turlock, CA 95380-5454 
 
When Filed Mail To: 
 Same as above       

 
 EXEMPT FROM FEE PER GOVERNMENT CODE §6103 SPACE ABOVE THIS LINE FOR CLERK'S USE ONLY 

 
RESOLUTION NO. 2026-06 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE 

CITY OF TURLOCK 
APPROVING CONDITIONAL USE PERMIT 2026-01 

 (The Back Nine Golf) 
 

 
PROPERTY OWNER:  Shiv Shakti Industries, Inc.   
     693 N Golden State Blvd. 
     Turlock, CA 95380 
 
APPLICANT:    LSW Investments, Inc./Leonard Williams 
     2365 Shetland Way 
     Turlock, CA 95380 
 
SITE ADDRESS:   693 N. Golden State Boulevard  
 
APN:     061-041-016 
 

WHEREAS, LSW Investments Inc. has applied for Conditional Use Permit 2026-01 to 
construct and operate The Back Nine Golf simulation facility in an existing approximately 3,031 
square foot building located at 693 N. Golden State Blvd.; and 

WHEREAS, the property affected by this Resolution is described as follows: 693 N. 
Golden State Blvd., more particularly described as Stanislaus County APN 061-041-016; and, 

WHEREAS, the property is zoned Community Commercial (CC) with a Community 
Commercial (CC) General Plan land use designation; and 

WHEREAS, commercial recreation/entertainment uses require a Conditional Use Permit 
in the Community Commercial (CC) zoning district; and 

WHEREAS, the project involves only minor changes to the interior of an existing building 
as required by Section 15301(a) (Existing Facilities) of the CEQA Guidelines; and 

WHEREAS, a duly noticed public hearing was held on April 2, 2026, at which time the 
Planning Commission considered the staff report and public testimony on the project. 

 

Page 16 of 136



NOW THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 
Turlock, having considered the public testimony and comments received on the project, finds 
and determines as follows: 
 

Section 1. That the project is categorically exempt from the provisions of CEQA 
pursuant to Section 15031(a) (Existing Facilities) of the CEQA Guidelines. 

Section 2. That all of the following findings can be made for the Conditional Use Permit 
2026-01 (The Back Nine Golf): 

(1) The proposal is consistent with the Turlock General Plan, the zoning ordinance and all 
other adopted plans for the site; 

(2) The proposal is in harmony with the existing or proposed development in the general area 
or neighborhood and will be compatible with adjacent structures and uses, including those 
on adjoining properties; 

(3) The proposal is consistent with the development plan, terms, conditions, and/or intent of 
any planned development or conditional use permit currently in effect on the property; 

(4) Any structural elements contained within the proposal are of high quality design 
consistent with the intent of the City Design Element of the Turlock General Plan and the 
exterior design, appearance, materials, and colors will not cause the nature of the 
neighborhood to materially depreciate; and 

(5) The proposal will not otherwise constitute a nuisance or be detrimental to the public 
safety, health, and welfare of the neighborhood and community. 

Planning Division (668-5640) 

1. This approval authorizes the operation of an existing 3,031 square foot facility for The 
Back Nine Golf located at 693 N. Golden State Blvd. (Stanislaus County APN: 061-041-
016). The facility will provide four (4) indoor golf simulator bays that can hold up to four 
(4) members per simulator bay at a time. The members can use the simulators for 
recreation play, lessons, or small group gatherings. Members will have 24-hour per day, 
7-days per week access through a keyless reservation system and general public will 
have access from 8:00 a.m. – 7:00 p.m. The property will have 24/7 security camera 
monitoring to include camera monitoring in each of the simulation bays.  

2. All “Standard Conditions of Approval” contained in Turlock Planning Commission 
Resolution 91-54 are hereby made conditions of approval and are incorporated herein by 
reference. 

3. The project shall be subject to the development and design standards applicable to the 
Community Commercial (CC) zoning district. 

4. Pursuant to Turlock Municipal Code (TMC) §9-5-107, this approval shall expire one (1) 
year from the date of approval, if the use has not commenced.  If requested prior to the 
date of expiration, a time extension may be filed with the Turlock Planning Division to 
extend this deadline. 

5. The property owner agrees, as a condition of this permit, to defend at his sole expense, 
any action brought against the City arising from the approval of this permit.  The property 
owner shall reimburse the City for any court costs and legal fees.  The City may, at its 
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sole discretion, participate in the defense of any such action; such participation shall not 
relieve the applicant of his obligation under this condition. 

6. In the event the City determines that it is necessary to take legal action to enforce any of 
the provisions of these conditions, and such legal action is taken, the applicant shall be 
required to pay any and all costs of such legal action, including reasonable attorney’s 
fees, incurred by the City, even if the matter is not prosecuted to a final judgment or is 
amicably resolved, unless the City should otherwise agree with applicant to waive said 
fees or any part thereof.  The foregoing shall not apply if the permittee prevails on every 
issue in the enforcement proceeding. 

7. The property owner and operator shall comply with all applicable local, State and federal 
laws and regulations at all times. 

8. The project shall comply with all sections of TMC §9-2-300ART: Noise Standards. 

9. No exterior wall signs have been approved as part of this permit.  All exterior wall signs 
shall comply with the conditions of approval contained in Conditional Use Permit 1985-26 
and any amendment thereto are conditions of approval for this project. 

10. Prior to the installation of any exterior wall signs a separate sign permit must be reviewed 
and approved by the Planning Division. 

11. The sales and/or consumption of alcohol on premises is prohibited.  

12. Only members shall have 24-hour access to the facility.  

13. Access shall be limited to members only when no employee is on site. 

14. On-site staff shall be present for all events, parties, or large gatherings, and at all times 
non-members are on-site.  

15. Events, parties, or large gatherings shall be completed by and not take place before 8:00 
a.m. or after 10:00 p.m. 

16. Security cameras shall operate and monitor throughout the facility, to include each golf 
simulator bay, front door, and outside area at all times.  

Police Department (668-6551) 

1. The operation of the Back Nine Golf establishment shall be subject to review of the Police 
Chief or his/her designee six months from the approval date of this Conditional Use Permit 
(CUP) and annually thereafter.  The Police Chief will have the ability to amend or add any 
conditions to this Conditional Use Permit administratively, without Planning Commission 
review, that he/she feels are necessary to ensure the safety of the public and to minimize 
impacts to public safety caused by this establishment. The applicant may appeal the 
administrative changes to the Planning Commission in accordance with TMC 9-5-129. 

2. Section 9-5-109 of the Turlock Municipal Code states that the acting agency may revoke 
or modify any permit if the granted permit is being exercised contrary to the terms and 
condition of approval or in violation of any statue, ordinance, law or regulation, if the use 
for which the approval was granted is being exercised in a manner that is detrimental to 
the public health or safety or constitutes a nuisance, or that the continued exercise of the 
use for which the approval was granted appears to be detrimental or contrary to public 
welfare.  
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3. The owner, manager, or person responsible for the activities during business hours, shall 
ensure that the maximum occupancy load is not exceeded.  

4. The owner, manager, or person responsible for the activities during business hours, shall 
ensure no alcoholic beverages are sold, served, or consumed on the premises, and take 
immediate action to stop these activities.   

5. The Back Nine Golf shall provide security personnel at a minimum rate of 1 security 
personnel per 100 patrons for any special events.  Security shall be immediately 
recognizable and security or management shall survey the perimeter (front & back) of the 
building every half hour to deter loitering and ensure the safety of the outside area and 
adjacent properties.  Any criminal activity, disturbances, or other public safety concerns 
shall be immediately reported to Turlock Police Department. 

6. The owner, manager, and all employees shall follow all lawful orders given by law 
enforcement officers and shall cooperate with law enforcement with regard to providing 
for public safety. 

7. The owner, manager, or person responsible for the activities during business hours, shall 
immediately report to the Turlock Police Department any criminal activity, disturbances, 
or other public safety concerns occurring inside the establishment or related to this 
establishment. 

8. All activities must comply with the established Noise Standards, Section 9-2-300ART of 
the City of Turlock Municipal Code. 

9. If at any time the noise exceeds the Noise Standards as set in the City of Turlock 
Municipal Code , Section 9-2-300ART, the manager or owner or person responsible shall 
immediately close all doors and windows and sound levels inside the building shall be 
reduced to both external and internal standards as established in the ordinance. 

10. The licensee(s) shall be responsible for maintaining free of litter, the area adjacent to the 
premises over which they have control. 

11. The licensee(s) shall not allow its patrons or the general public to loiter or congregate on 
any sidewalks adjacent to the licensed premises. 

12. Any graffiti painted or marked upon the premises or any adjacent area under the control 
of the licensee shall be removed or painted over within 72 hours of being applied. 

13. Due to the 24-hour nature of the Back Nine Golf business model, the Turlock Police 
Department has determined there is a public safety concern for activities occurring there 
when employees are not present. Therefore, the Back Nine Golf shall participate in the 
Fusus Program, and provide remote access of video surveillance to the Turlock Police 
Department.    

Building Division (668-5560) 

1. A building permit is required for any structure (electrical gates site lighting, etc.) 
associated with the project. 

2. Plans must be submitted electronically.  Plans shall be prepared by a licensed California 
design professional. 
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3. The project shall comply with the current California Building Codes and the Turlock 
Municipal Code in effect at the time of building permit application. 

4. THIS IS NOT A PLAN REVIEW.  Additional requirements may be applicable upon review 
of the submitted building permits.  

5. Energy compliance documents required.  Documents to be part of the plan set.  HERS 
testing will be required. 

6. A separate permit is required for any site lighting.  

7. Accessibility parking upgrades will be required. 

8. Modification to existing structures will require a permit and an occupancy inspection. 

9. Code Analysis is required. 

10. Clearly identify which section of the project is required to comply with 2025 CBC 11A or 
11B. 

11. Detail compliance with 2025 CBC Chapter 11.   

Fire Services (668-5580) 

1. The project shall comply with the current California Fire Code, National Fire Code (NFPA), 
California Mechanical Code, and the Turlock Municipal Code in effect at the time of 
building permit application. THIS IS NOT A PLAN REVIEW.  Additional requirements may 
be applicable upon Fire Dept. review of building plans. 

2. Before vertical construction begins: 1) Onsite fire hydrant shall be in service; 2) Blue 
hydrant markers shall be in street; 3) Fire access roadway shall be installed to support 
the load of fire apparatus weighing at least 75,000 pounds; 4) Temporary address signage 
shall be clearly visible from the primary roadway. 

3. Address numerals shall be a minimum of 6” tall with ¾” stroke, contrast with background, 
be clearly visible from the primary roadway and be illuminated either internally or 
externally between dusk and dawn daily. (TMC §4-3-204(g)) 

4. Permanent all weather signage shall be installed: (minimum 3” letters/numbers). 

a. MAIN ELECTRICAL DISCONNECT 
b. MAIN GAS SHUT OFF 
c. FIRE CONTROL ROOM 
d. FDC (address numerals) 
e. ELECTRICAL ROOM 
f. HVAC units shall be numbered (coordinating with breakers and fire alarm 

system) 

5. A Knox Box key safe may be installed to the right of the main entrance door.  Safe shall 
be securely mounted between 4 and 8 feet above finished grade.  Safe may be ordered 
online at www.knoxbox.com or visiting our office. 
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6. Fire extinguishers with a minimum rating of 2-A:10-B:C shall be provided such that no point 
in the building is further than 75-foot travel distance to an extinguisher. Extinguishers shall 
be mounted on the wall or in cabinets, such that the top of the extinguisher is no more than 
four (4) feet above floor level. 

7. Electrical disconnect shall be accessible from the exterior of the building or in a secure 
electrical room that opens directly to the outside. Disconnect or electrical room will be 
identified with an approved all weather sign. 

8. Fire lane requirements shall be met.  Fire lanes shall be painted throughout project. 

Municipal Services (668-5590) 

1. Prior to issuance of a building permit, water and sewer utilities shall be reviewed and 
approved by Municipal Services. 

2. A backflow will be required to be installed if property does not already have one in 
operation.  

Parks, Recreation, & Public Facilities Maintenance Department (668-5594) 

1. Street shall be installed in the sidewalk in accordance with City of Turlock standards (TMC 
§7-7-500 and §9-2-109(9)(ii)). The variety of street tree to be installed is Pistacia 
chinensis ‘Keith Davey’ (Chinese Pistache). Any variation from the above lister street tree 
requirement must first be approved by the City of Turlock Parks, Recreation, & Public 
Facilities Maintenance Department. The property owner or developer shall contact this 
department at (209) 668-5594 for review of tree layout and inspection prior to installation 
of street trees. 

Turlock Irrigation District (Miranda Brumbagh 209-883-8659 or David Porath 209-883-
8362) 

1. The District currently provides a 400A, 120/208V service. Should the project require 
service upgrades or any facility relocations, please contact TID Electrical Engineering. 

2. The owner/developer must apply for a facility change for any pole or electrical facility 
relocation. Facility changes are performed at developer’s expense.  

3. The District’s electric utility has an existing underground power line within the 10-foot 
Public Utility Easement. Underground Service Alert must be notified before digging.  

AT&T (559-304-8118) 

1. ATT does have existing cable, conduit, and sub boxes in the proposed build area.  Please 
have the developer contact ATT @VALLEY AT&T ENGR PROJECT MANAGEMENT 
when they are ready to begin their project.  They can request Platt maps to ensure no 
conflict is in place and discuss a point of connection for fiber feed. 

Section 3. That said Conditional Use Permit Amendment is hereby granted subject to 
compliance with all applicable codes and ordinances, and subject to the terms and conditions 
set forth herein.  All conditions listed above shall be complied with prior to the issuance of the 
building permit, or equivalent, unless otherwise stipulated. 

 
Section 4. The Director of Development Services, or designee, is hereby directed to 

record this Resolution at the office of the County Recorder of the County of Stanislaus. 
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I HEREBY CERTIFY that the foregoing Resolution was duly and regularly adopted by the 

Planning Commission of the City of Turlock at a regular meeting of said Planning Commission 
held on the 2nd day of April, 2026, by the following vote: 

 
 
AYES:   
 

NOES:  
 

ABSTAIN:     
 

ABSENT:     
 

NOT PARTICIPATING:   
 
 
 

     
    ATTEST: ______________________________________ 

KATIE QUINTERO 
PLANNING MANAGER 

SECRETARY OF THE TURLOCK PLANNING COMMISSION 
CITY OF TURLOCK 

 
 
 
 
WITNESS: _______________________________ 
  ALEXIA FUENTES 
  STAFF SERVICE TECHNCIAN  
  CITY OF TURLOCK 
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Planning Commission Staff Report 
April 2, 2026 

  
From: Adrienne Werner, Development Services Director 
Prepared by: Katie Quintero, Planning Manager 
Agendized by: Adrienne Werner, Development Services Director 
   
1. ACTION RECOMMENDED:  

1. To deny the appeal and uphold the administrative decision declaring Building Permit 
#25-1123 valid and active. 
 
2. To uphold the appeal and overturn the administrative decision stating Building Permit 
#25-1123 was issued improperly and declaring Building Permit #25-1123 invalid. 

   
2. NARRATIVE:  

 
ISSUE 
The appellant, Shawn Sheridan, filed an appeal challenging the City’s administrative 
determination regarding Building Permit #25-1123 issued for work related to exterior stair 
construction at the apartment complex located at 290 N. Thor Street. 
 
Mr. Sheridan alleges that the permit was improperly issued under an owner-builder 
designation and asserts that the individual who applied for the permit did not have legal 
authority to do so. The appeal also raises concerns regarding field modifications to the 
approved plans and potential life-safety issues associated with the stair construction. 
 
Through the appeal, Mr. Sheridan is requesting that the City revoke Building Permit #25-
1123 and require that future construction be completed under a new permit issued to the 
legal property owner and constructed by a licensed contractor. 
  
BACKGROUND 
On July 11, 2025, the Building and Safety Division received a complaint regarding the 
exterior stairway lighting and deteriorating stairs at 290 N. Thor Street. On July 28, 2025, the 
building inspector verified the complaint and followed up in writing to the property notifiying 
them of the complaint, the Turlock Municipal Code (TMC) violations and requested the 
property owner contact the Building & Safety Division by August 11, 2025 so staff can assist 
them in correcting the TMC violations and clearing the complaint. No contact from the 
property owners was received by the deadline; therefore, a second letter was sent to the 
property owners on August 12, 2025, again outlining the code violations and requesting they 
contact the Building & Safety Division by August 26, 2025. 
  
On September 5, 2025, the Building & Safety Division received an application for the 
repair/replacement of two sets of stairs for the apartment building at 290 N. Thor Street. The 
plan check review process began on September 25, 2025. The building permit and plans 
were approved on November 26, 2025 and the building permit issued on December 9, 2025. 
  
Construction on the stairs for 290 N. Thor Street, #202 began in January 2026. Construction 
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and inspection of the stairs at 290 N. Thor Street, #202 began first to allow the contractor to 
work through any issues with the building staff prior to beginning construction of the stairs 
leading to 290 N. Thor Street, #200. The first inspection for the footings was done on January 
28, 2026. On February 10, 2026, the building inspector was onsite for an inspection on the 
first set of stairs and a Notice to Contractor/Builder was issued noting items that needed to 
be corrected prior to scheduling the next inspection.  
  
On February 9, 2025, building department staff, legal staff, and the Development Services 
Director met with Mr. Sheridan to discuss his concerns regarding the building permit and the 
repair/replacement of the stairs at 290 N. Thor Street. During the course of the meeting Mr. 
Sheridan alleged that the building permit was issued fraudulently based on the signature of 
the property owner on the permit and the owner-builder acknowledgement form. The building 
staff and the director concluded the meeting affirming the building permit and plans were 
valid. 
  
Subsequently, on February 13, 2026 the City Attorney’s office concluded, after review of the 
files, there was nothing to warrant stopping the construction of the stairs. 
  
After discussion with Mr. Sheridan on March 2, 2026, the Interim City Manager also affirmed 
the validity of the building permit. 
  
On March 9, 2026, Mr. Sheridan filed an appeal, with the City Clerk’s office disputing the 
Development Services Director and Interim City Manager’s determination that the building 
permit is valid. 
  
In response to the receipt of the March 9, 2026 appeal submitted to the City Clerk’s office, 
the Building & Safety Division issued a Stop Work Order. Construction of the exterior stairs 
immediately ceased and cannot resume until a decision regarding the appeal is rendered. 
  
  
BUILDING PERMIT APPLICATION 
Anyone may apply for a building permit; however, permits must be issued to the property 
owner of record, a licensed contractor, or an authorized agent of either with a completed 
owner-builder form. Authorization is verified by reviewing a copy of a driver’s license or 
through a notarized document. 
  
The original authorized agent form submitted for Building Permit 25-1123 was later 
questioned by the appellant. Because our standard process is to verify identification without 
retaining copies of the individual’s driver’s licenses, we did not have a copy of the driver’s 
license on file. To address the concern and confirm that the permit was properly authorized, 
staff requested that the property owner complete an updated owner-builder form. On 
February 18, 2026, the updated form and copies of driver’s licenses were provided to the 
Building & Safety Division and retained for verification. 
  
Based on the updated documentation, it is clear that Armando Garcia Sr. has authorized 
Armando Garcia Jr. to act on his behalf. Additionally, Armando Garcia Jr. is a State of 
California licensed contractor and as such could have obtained the building permit in that 
capacity as well. 
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CALIFORNIA BUILDING CODE (CBC) 
Under the California Building Code, the Building Official, or his or her designee, is 
responsible for enforcing the provisions of the code and administering building permits. The 
CBC identifies building official as anyone having the authority to enforce all provisions of the 
building code. This could include individuals such as administrative staff, inspectors, code 
enforcement officers and the like. CBC Section 105.1 authorizes the Building Official to issue 
permits for work regulated by the code, and Section 104.1 establishes that the Building 
Official has the authority to interpret and enforce the code. 
 
The administrative determinations verbally issued by the Building Division on February 9 and 
27, 2026 and by the Interim City Manager on March 2, 2026 were made pursuant to this 
authority. These determinations addressed concerns raised regarding the issuance and 
administration of Building Permit #25-1123. 
 
With respect to the concerns raised in the appeal, several provisions of the California 
Building Code are relevant: 
 

• CBC Section 105.1 – Permits Required: Authorizes the Building Official to issue 
permits for construction and alterations regulated by the code. 
 • CBC Section 105.3 – Application for Permit: Requires that applications for permits 
be submitted to the Building Official in the form prescribed by the jurisdiction. 
• CBC Section 105.4 – Validity of Permit: Allows the Building Official to determine 
whether an application conforms to applicable regulations before issuing a permit. 
• CBC Section 105.5 – Expiration of Permit: Establishes when permits may become 
invalid due to inactivity. 
• CBC Section 104.1 – General Authority of the Building Official: Provides the 
Building Official authority to enforce the code and interpret its provisions. 

 
Questions related to contractor licensing, owner-builder declarations, and contractor 
eligibility are generally administered through the California Contractors State License Board 
(CSLB) and the California Business and Professions Code, rather than the California 
Building Code itself. 
 
The City’s administrative review concluded that the permit could remain active based on the 
information available to staff at the time of the determination.  
  
PLANNING COMMISSION 
 
Turlock Municipal Code Section 1-4-01 Right to Appeal states: 
 

(a) Planning appeals. Any action or decision of the Planning, Development Engineering, 
or Building and Safety Division of Community Development Services may be appealed to 
the Planning Commission. Any action or decision of the Planning Commission may be 
appealed to the City Council. 

 
As noted in the Turlock Municipal Code, the Planning Commission serves as the decision-
making body responsible for reviewing the administrative determination. The Planning 
Commission’s role is not to re-perform building plan review or construction inspection, but 
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rather to determine whether the administrative determination was made appropriately under 
the City’s procedures and applicable regulations. 
 
The Commission may uphold, modify, or overturn the decision after considering the 
information presented by the appellant, City staff, and the public. 
  
 Planning Commission Role 
 
The Planning Commission’s role in this matter is to review the administrative determination 
and evaluate the issues raised in the appeal. 
 
The primary issues raised by the appellant include: 

1. Whether the permit applicant had the legal authority to apply for the building permit. 

As noted above, anyone may apply for a building permit. Osvaldo Reyes 
completed, signed, and electronically submitted the application and plans to the 
Building & Safety Division. Likewise, in response to the plan check comments Mr. 
Reyes received on October 29, 2025, he uploaded the re-submittal application and 
corrections on November 24, 2025. 

  

2. Whether the permit was appropriately issued under an owner-builder designation. 

Building Permit #25-1123 was signed on December 29, 2025 and issued to Armando 
Garcia. Armando Garcia’s driver’s license was provided to staff to confirm the 
signature of the permit holder. In accordance with City policy, the driver’s license 
is used for identification and is not retained on file. Upon receiving the complaint 
from the appellant, staff requested the property owner update the owner-builder 
acknowledgment form. The updated forms and driver’s licenses were received by 
the Building & Safety Division on February 18, 2026. 

3. Whether modifications to the permitted construction occurred without appropriate 
review or approval. 

The appeal and addendum assert that construction deviates from approved plans. 
Under the California Building Code, any deviation from approved plans is 
addressed through: 

• Field inspections 
• Correction notices 
• Plan revisions (if required) 

  
On February 10, 2025, the building inspector inspected the construction of the 
stairs at 290 N. Thor Street. The building inspector provided a Notice to 
Contractor/Builder (NTB) as well as an email updating items found during the 
inspection that needed to be corrected. Instead of a simple "failed" notice, the NTB 
and email explicitly state what needs to be fixed or modified to meet requirements. 
The notice serves as a reference for the next inspection, allowing the inspector, 
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and the contractor, to confirm that issues from previous inspections have been 
addressed. Re-inspection is required once the items on the list are 
completed. These are technical enforcement matters under the authority of the 
Building Division. 

  
The Planning Commission’s role is limited in scope. The Planning Commission 
must determine whether or not the administrative determination by the 
Development Services Director and the Interim City Manager, regarding the 
building permit, is valid. 

  

4. Whether the construction poses potential safety concerns. 

The appellant raises concerns regarding potential safety issues associated with 
the stair construction. Life-safety compliance is governed by the California 
Building Code and is verified through the City’s standard processes, which 
include: 

• Plan review 
• Field inspections 
• Identification and correction of deficiencies prior to final approval 

  
During the course of construction, City building inspection staff conducted site 
inspections of the work associated with Building Permit #25-1123. Based on the 
inspection(s) performed to date, the Building Inspector did not identify or 
document conditions that would classify the stair construction as unsafe at the 
time of inspection. 

 
It is important to note that inspections are conducted at specific stages of 
construction to verify compliance with applicable code requirements. The absence 
of identified safety violations during inspection indicates that, at the time of 
inspection, the work observed was not found to present an immediate life-safety 
hazard under the standards of the California Building Code. 

 
The existence of an active building permit does not exempt a project from 
compliance with all applicable safety requirements. Any deficiencies identified 
through subsequent inspections or review must be corrected prior to final 
approval. The Building Division retains authority to require corrections, withhold 
final approval, or take enforcement action if conditions are later determined to be 
noncompliant or unsafe. 

 
Addendum  
Following a Public Records Act request Mr. Sheridan filed an addendum to his appeal,with 
the City Clerk ,on March 25, 2026 (Attachment 2).  Mr. Sheridan submitted the updated 
Owner-Builder Acknowledgment form that was executed on February 17 and 18, 2026. 
 
The addendum reiterates and expands upon the original appeal, emphasizing: 
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• Alleged lack of applicant authority  
• Concerns regarding construction practices  
• Requests for permit revocation and suspension of work  

 
These issues have been reviewed by staff and addressed through the administrative 
determinations previously issued. The addendum does not introduce new evidence that 
materially changes the basis of the original determination but provides additional context for 
the Commission’s consideration. 
 
Again, it is important to note that the Planning Commission does not serve as the building 
official and does not conduct plan review or building inspections. Those responsibilities 
remain within the authority of the Building Division pursuant to the California Building Code. 
The Planning Commission’s role is limited to determining whether the administrative actions 
were reasonable and supported by the record, not to re-evaluate technical building code 
compliance or construction. 
 
The Commission’s decision should therefore focus on whether the administrative 
determination made by City staff was reasonable and supported by the information available 
at the time. 
  
Public Noticing 
Public notices were mailed to all property owners within a 500-foot radius of the property. 
No phone calls or correspondence was received regarding the appeal. 
   
CONCLUSION 
The appeal before the Planning Commission concerns the administrative determination 
related to Building Permit #25-1123. The issues raised by the appellant, as supplemented 
by the addendum, primarily relate to permit issuance procedures, the authority of the 
applicant, alleged deviations from approved plans, and concerns regarding safety. 
 
Under the California Building Code: 

• The Building Official has authority to issue permits (CBC §105.1)  
• The Building Official interprets and enforces the code (CBC §104.1)  
• Permit applications are reviewed for compliance prior to issuance (CBC §105.3–

105.4) 

 
The administrative determinations issued by the Building Division and affirmed by the, 
Development Services Director, Interim City Manager, and the City Attorney were made 
pursuant to the authority granted under the California Building Code. The Planning 
Commission’s role is to evaluate whether those determinations were made appropriately 
based on the information available and applicable regulations. 
 
While the appellant has raised concerns regarding the administration of the permit and 
construction activity, the Commission must consider whether substantial evidence has been 
presented demonstrating that the administrative determination was made in error or 
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inconsistent with applicable procedures. 
 
PLANNING COMMISSION CONSIDERATION (FINDINGS) 
Based on the record before it, the Planning Commission may determine that the 
administrative determination should be upheld, modified, or overturned. 
  
To Deny the Appeal (Uphold Decision) 

1. The administrative determination was made in accordance with applicable 
procedures.  

2. The Building Official acted within the authority provided by the California Building 
Code.  

3. The appeal does not provide substantial evidence demonstrating that the 
determination was made in error. 

  
To Uphold the Appeal (Overturn Decision) 

1. The administrative determination was inconsistent with applicable procedures or 
regulations; and  

2. Substantial evidence demonstrates that the permit was improperly issued or 
administered; and  

3. Overturning the determination is necessary to ensure compliance with applicable 
laws. 

  
   
3. FISCAL IMPACT / BUDGET AMENDMENT:  

The fiscal impact for the appeal is staff time to prepare the staff report. 
   
4. ENVIRONMENTAL DETERMINATION:  

The appeal involves the review of an administrative determination regarding a building 
permit and does not itself authorize new development. Therefore, the action is not a project 
under the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines 
Section 15378. 

   
5. ATTACHMENTS:  

1. Appeal application and exhibits from Shawn Sheridan 
2. Addendum 3-25-26 
3. 7-11-25 Complaint 
4. 7-28-25 & 8-12-25 Enforment Letters 
5. BP# 25-1123, Application, Sub 
6. BP# 25-1123, Plans, Sub, Markups 
7. BP# 25-1123, Application, ReSub 1 
8. BP# 25-1123, Plans, Approved 
9. BP#25-1123 (Issued 12-9-25) 
10. Job Card & NTB 
11. 2-18-26 Updated Homeowner Form 290 N Thor 
12. Resolution 2026-07 Denying Appeal 
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13. Resolution 2026-08 Upholding Appeal 
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ARMANDO GARCIA 
PREPARED FOR

APARTMENT STAIR REPAIR   

NORTH

VICINITY MAPPROJECT TEAM BUILDING CODE ANALYSIS

BUILDING INFORMATION
Site Location

290 N. THOR ST., TURLOCK, CA 95380

BP# 25-1123
9/24/2025

4)
Please describe the extent of the
repair in detail.

2)
The project shall be reviewed
and stamped by a design
professional

3)
City of Turlock

Additional comment may apply

1)
Please submit a completed
Construction waste Management form
CWMP

INSTALL A RP BACKFLOW DEVICE BEHIND THE EXISTING
WATER METER PER CITY STANDARD L-16.

INSTALL A SEWER CLEANOUT ON THE EXISTING SEWER
SERVICE PER CITY STANDARD S-7.

ANY SIDEWALK THAT IS NOT INCOMPLIANCE WILL NEED TO BE
REPLACED TO CITY STANDRDS, PER CALIFORNIA STREETS
AND HIGHWAYS CODE 5610 AND THE TURLOCK MUNICIPAL
CODE.

AN ENCROACHMENT WILL BE REQUIRED FOR SEWER
CLEANOUT, RP BACKFLOW DEVICE, AND SIDEWALK.  CONTACT
ENGINEERING.

SUBMIT AN EROSION AND SEDIMENT CONTROL PLAN
WORKSHEET TO ENGINEERING
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    DEPARTMENT OF DEVELOPMENT SERVICES 


  Building & Safety Division 
  
 


 


156 S. BROADWAY, SUITE 130 | TURLOCK, CALIFORNIA 95380 | PHONE 209-668-5560 | FAX 209-668-5107


Construction Waste Management Plan (CWMP) 


Project Name:     


Project Location:    


Building Permit #:      


Contractor’s Name:      


Owner’s Name:      


Project Sq. Ft.:       


Telephone:      


Telephone:      


This construction waste management plan is hereby submitted to comply with Section 4.408.1 & 5.408.1 of the 2022 
California Green Building Standards Code. 


 


The default for construction waste within the City of Turlock is Turlock Scavenger. The method of tracking is through 
their recycling facility at 1200 S Walnut Road, 209-668-7274, and construction waste will be bulk mixed. If you intended 
on using a different waste company, method, or facility, please complete numbers One, Two, and Three below. The 
Construction Waste Acknowledgement on the third page is to be signed by all contractors and collected at final 
inspection. 


 


□ I will use the default for this projects Construction Waste Management Plan. 
 


Contractor’s Signature:______________________________________ Date:______________________________ 
 
The purpose of this plan is to identify & outline the methods to be used as the minimum requirements for a 
construction waste management plan when the local jurisdiction does not have a construction & demolition waste 
management ordinance per Sections 4.408.1 & 5.408.1. 
 
1. The method of waste tracking to be used on this project will be: 


(Check one box. Additional information may be required depending on the method of waste tracking) 
 


Volume               Weight                   4 Lbs. per Sq. Ft.*                          Recycling Facility 
*Notes: 


a) Waste stream reduction refers to efforts taken by the builder to reduce the amount of waste generated by the 
project to below four (4) pounds per square foot of building area. 


b) When using waste stream reduction measures, the gross weight of the product is subtracted from a base weight 
of four (4) pounds per square foot of building area. This reduction is considered additional diversion & can be used 
in the waste reduction percentage calculation. 


 


2. Construction waste generated on this project for transport to a recycling facility will be: 
(Check appropriate box) 


 
Sorted on-site (Source-separated)                      Bulk mixed (Single stream) 


 


3. The facility where the construction waste material will be taken is: (attach separate sheet for additional facilities) 
Name of Facility:                                                                     Address:   
Telephone: 







                                        
 
4. The following construction methods will be used to reduce the amount of waste generated: (Check all that apply) 
 
□ Efficient design (dimensions of building components are designed to available material sizes or standard sizes). 


 
□ Careful & accurate material ordering.  


□ Careful material handling & storage. 


□ Panelized or prefabricated construction. 


□ Other:   ________________________________ 


5. Waste reduction & recycling strategies shall be discussed at periodic project meetings. Each new Contractor & 
Supplier that comes onto the site shall be provided with a copy of the CWMP, which shall also be posted in the 
project office. The Project Manager shall also instruct all Subcontractors as to the location & proper use of debris 
boxes for disposal of construction waste materials. 


6. Every effort shall be made to use recycling &/or reuse (diversion) measures to reduce the amount of construction 
waste & other materials sent to landfills. Whenever possible, site-sorted debris boxes shall be used to segregate 
construction waste materials to maximize the diversion rate. 


 
7. The Contractor or Project Manager shall provide debris boxes for materials sorted on-site (source- separated) &/or 


bulk mixed (single stream) waste for all construction related waste generated on this project. Mixed construction 
waste shall be taken to a recycling facility that has a diversion rate of at least 65 percent. In the event that a 
Subcontractor provides their own debris box, they shall be responsible for providing the Contractor or Project 
Manager with a monthly report of the total Recycled & Reused (Diverted) & the total Non-Recycled (Disposed) 
materials to be included in the project’s overall waste management/waste reduction program. 


 
8. Any Supplier or Subcontractor hauling away packaging or waste materials shall notify the Contractor or Project 


Manager of the amount of these materials & how they will be disposed of (reused, recycled, salvaged, or taken to 
landfill). 


 
9. Identified below are the construction waste materials that will be reused &/or recycled during the course of 


this project & how they will be diverted: 
 


 
                             Material 


 
Diversion Method: (Recycle/Reuse) 


  
  
  
  
  
  
  
  
  
  
  


 
10. The Waste Hauler shall track the total amount of construction waste leaving the project by weight or by volume 


& supply the Contractor or Project Manager with copies of tickets or detailed receipts from all loads of 
construction waste removed from the jobsite. 


 
11. The Contractor or Project Manager shall monitor the process of waste management, recycling & reuse of 


construction waste materials to ensure compliance with the CWMP during the course of the project. 
 







                                        


12. The Contractor or Project Manager shall ensure that all supporting documentation which 
demonstrates compliance with the waste management plan is provided to the local enforcement 
agency upon completion of the project. 


 
 


Construction Waste Management Plan (CWMP) Acknowledgment 


Project Name: 


Project Location: 


Project Manager: 


Waste Hauler: 


Facility: 


 
 
 
 
 


The project foreman for each subcontractor & their suppliers that will be performing any work on this site will receive and read a copy of 


the Construction Waste Management Plan. 
 


By signing below, I acknowledge that I have read the CWMP for this project & agree to my responsibilities to 
follow the procedures in this plan. 
 


Date 
 


Company 
 
          Foreman Name 


 
                Signature 


    


    


    


    


    


    


    


    


    


    


    


    


    


    


    


    


 
 





Sami Babisho
File Attachment






Bill Morris
File Attachment






Bill Morris_1
File Attachment










Bill Morris_2
File Attachment
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EROSION AND SEDIMENT CONTROL PLAN WORKSHEET 


 


 FOR  


   
 


 


 


 


 


 


 


 


 


 


 


 


 


Serving the public interest in partnership with developers, homeowners, and contractors, in order to build 


a better community to ensure the safety, health and welfare of the citizens of Turlock. 


 


SMALL CONSTRUCTION PROJECTS


SIDEWALK TEMPLATE 







City of Turlock 


ESCP Worksheet for Small Projects 
Rev. 3/1/2016 


 


What is this document for? 


 


The City’s Phase II MS4 NPDES General Permit issued by the State Water Board to the City, 


requires the City to develop and maintain a program to assure that sediment and other 


pollutants from construction activities do not flow into the City’s storm water drainage system 


and, subsequently, impact local receiving waters.  The City’s Permit requires the City to require 


the owner of any construction project having soil disturbance to submit an Erosion and 


Sediment Control Plan (ESCP).  The ESCP must identify potential sources of erosion and 


sedimentation associated with the project and identify the control measures (best 


management practices or BMPs) used to prevent erosion and control sedimentation within the 


project.  This document is a worksheet to assist owners of small projects to determine 


appropriate control measures for their project. 


 


Who is required to complete this document? 


  


All construction projects that have soil disturbance and pass through plan check or the City’s 


permitting process must develop an ESCP.  Projects having more than 1 acre of soil disturbance 


or those projects that are part of a larger common plan may be required to comply with the 


State Water Board’s Construction General Permit (CGP), which requires the development of a 


Storm Water Pollution Prevention Plan (SWPPP).  For these larger projects, the CGP-required 


SWPPP may be submitted in lieu of the ESCP.  For all other projects (small projects) having less 


than 1 acre of soil disturbance or those that qualify for a waiver or exemption from the CGP, 


they must submit an ESCP using this worksheet.  


 


What is required in this document? 


This worksheet requires basic project and contact 


information, as well as, basic site information 


including location, status, approximate start and end 


dates and the area of soil disturbance.  


 


The Best Management Practices (BMPs) that will be 


used during construction are also required to be 


identified.  


  


A basic site map showing the project boundaries, 


adjacent streets, storm drain inlets, placement of 


BMPs, and where construction work will be occurring 


is required to be included. 


BMPs, as defined on the EPA’s website, is 


“a term used to describe a type of water 


pollution control.  Storm water BMPs are 


techniques, measures or structural 


controls used to manage the quantity and 


improve the quality of storm water runoff.  


The goal is to reduce or eliminate the 


contaminants collected by storm water as 


it moves into streams and rivers.”  


For more details on BMPs please visit the 


California Storm Water Quality 


Association’s website at: 
www.casqa.org/resources/bmp-handbooks    


or Caltrans’s website at: 
www.dot.ca.gov/hq/construc/stormwater/manuals.htm  







City of Turlock 


ESCP Worksheet for Small Projects 
Rev. 3/1/2016 


1 


 


City Use Only 
Permit No.:  


Date Issued:  


MS4 Inspector:  


1           Project Information 


Project Name:  


Project Address:  


Project Size (sq. ft. or acres):  


Anticipated Construction Start Date:  


Anticipated Construction End Date:  


Soil Disturbance Area (sq. ft. or acres):  


Number of Storm Drain Inlets within 


50 ft. of the soil disturbance: 
 


Does project require other 


permits or requirements? 


� Yes  � No 


 


If so, check all that apply. 


� NPDES General Construction Permit (NOI & SWPPP required) 


� NPDES Industrial General Permit 


� MS Phase II Permit (ESCP and/or Post Construction BMP) 


� 404 Permit (Clean Water Act) 


� 401 Permit (Water Quality Certification) 


� 1600 Agreement (Streambed Alteration) 


� Waste Discharge Requirements (non-federal State Waters) 


� Irrigated Lands Regulatory Program (Commercial Ag) 


� Low or Limited Threat NPDES Permit (Dewatering Groundwater) 


 


 2           Owner Information 
Name:  


Address:  


Phone Number:  


Email:  


 


 3           Contractor Information 
Name:  


Company Name:  


Address:  


Phone Number:  


Email:  







City of Turlock 


ESCP Worksheet for Small Projects 
Rev. 3/1/2016 
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 4         Best Management Practices 


4.1 Run-On Control BMPs 


 


 


 


 


 


 


 


 


Does storm water have the potential to run-on to the construction 


site? 


� Yes 


� No 


If yes, will storm water surface flow be diverted around any 


disturbed soil areas?  Show how it will be diverted on the site map. 


� Yes 


� No 


 


4.2 Erosion Control BMPs 


 


 


 


 


 


 


CASQA 


Fact 


Sheet 


BMP Name 


BMP 


Selected? 


(Check Box) 


Describe the BMP to be implemented. 


If not used, state the reason why. 


EC-1 Scheduling (work will be conducted during the dry season) √ Work during dry season 


EC-2 
Preservation of Existing Vegetation (existing vegetated areas 


will not be disturbed) 
√ 


Parkway landscaping and lawn to be kept 


off or protected with tarp 


EC-4 
Area to be vegetated with landscaping, turf, or 


hydroseeding 
 Not Applicable 


EC-7 
Temporary Erosion Control using an erosion control blanket 


or geotextile 
√ Tarp landscape areas when necessary 


EC-6 & 


EC-8 


Area covered with a temporary or permanent mulch 


including straw, wood, compost, hydromulch, or equivalent 
 Not Applicable 


EC-16 
Non-Vegetated Stabilization (covered with aggregate, 


paving, permanent structures / surfaces) 
√ Replacing Sidewalk 


WE-1 Wind Erosion Control (kept moist to prevent wind erosion) √ Keep work area moist 


When surface flow of storm water runoff is allowed to pass through 


disturbed soils at an active construction project it can mobilize sediment 


and carry it into the municipality’s storm drainage system and into the 


local receiving waters.  This results in deposition of sediment in the 


municipal drainage system which causes more frequent maintenance 


and can cause flooding.  The sediment is also harmful to the local 


waterways. 


The definition of erosion is the detachment of soil particles.  These particles can become detached by 


rain, wind, or construction activity.  Although construction, by nature, disturbs soil.  It is vital to place a 


temporary or permanent covering over disturbed soil as soon as possible.  Projects are not allowed to 


leave areas of exposed soil that do not have a cover.  On the table below and on the site map show 


how you will prevent erosion at your project.  


Disturbed 
Soil 


Sand bag diversion 


Run-on 


X 







City of Turlock 


ESCP Worksheet for Small Projects 
Rev. 3/1/2016 


3 


 


4.3 Temporary Sediment Control BMPs 


 


 


 


 


 


 


 


CASQA 


Fact 


Sheet 


BMP Name 


BMP 


Selected? 


(Check 


Box) 


Describe the BMP to be implemented. 


If not used, state the reason why. 


SE-1 Temporary Silt Fence  Not Applicable 


SE-2 or 


SE-3 


Sediment basin or trap (all or some of the storm water 


drains to a retention pond or basin where sediment can 


settle out) 


 Not Applicable 


SE-5 Temporary Fiber Rolls / Straw Wattles √ Optional BMP to be placed at back of curb 


SE-6 or 


SE - 8 


Temporary Gravel Bag Berm or Sand Bag Barrier 
√ Placed at DI’s if applicable 


SE-7 
Street Sweeping (inspect roads and sidewalks daily and 


sweep as necessary) 
√ As needed to remove sediment from 


roadway 


MS4 


Standard 


Curb cutback (maintain a minimum of 4 inches of 


elevation difference between the disturbed soil and the 


top of the existing curb, sidewalk, or paved surface) 


√ Optional BMP to be maintain at back of curb 


SE-10 
Temporary Drain Inlet Protection (mandatory for any 


DI’s within 50 feet of the project) 
√ 


Sand or gravel bags placed around drain 


inlet, if applicable. 


SE-13 Compost Socks / Biofilter Bags  No applicable 


MS4 


Standard 


Stabilized Construction Exit – Constructed with 


aggregate at the project owner’s specification, but it 


must be effective in controlling trackout. 


 No applicable 


TC-2 Stabilized Construction Roadways  No applicable 


WM-03 


Stockpile Management (stockpiles that have not been 


actively used in the last 14 days must be covered with 


an erosion control blanket or plastic sheeting and 


contained with a fiber roll or gravel bag berm) 


√ 
Demo debris to be stockpiled and protected 


on site or hauled away daily. 


 


Sediment control is accomplished by two ways.  First, giving sediment every opportunity to settle out 


of storm water runoff while still on the project.  Second, remove sediment from surfaces that has been 


carried or tracked off site before it enters the municipal drains.   Each project must have effective 


perimeter sediment control.  Drain inlets within 50 feet of the project must be protected.  Any visible 


track out or sedimentation onto municipal property must be removed as soon as possible.  On the 


table below and on the site map show how you will control sediment at your project.  
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4.4 Non-Storm Water Pollution Control BMPs 


 


 


 


 


 


 


 


CASQA 


Fact Sheet 
BMP Name 


Activity 


Planned? 


(Yes/No) 


Describe the BMP to be implemented. 


If not used, state the reason why. 


NS-3 
Paving, Sealing, Saw-cutting, Coring, and Grinding 


Operations 
Yes 


Vacuum up cement slurry after any concrete saw 


cutting activity 


NS-7 
Potable Water / Irrigation Testing and Discharge to 


the Municipal Drainage System 
No Not Applicable 


NS-8 Vehicle and Equipment Cleaning Performed on Site No Not Applicable 


NS-9 & 


WM-04 


Vehicle and Equipment Fueling Performed on Site 
No Not Applicable 


NS-10 
Vehicle and Equipment Maintenance Performed on 


Site 
No Not Applicable 


NS-12/13 


& WM-08 


Concrete, Stucco, Plaster, Tile, or Masonry Work 
Yes 


Wash out back at plant or provide concrete 


washout on site 


WM-09 Temporary Sanitary Waste Facilities (port-a-potties) No Not Applicable 


WM-01 
Storage of Hazardous Materials on the Project Site 


(paints, solvents, acids, fuel, lubricants, etc.) 
No Not Applicable 


The City ordinances prohibit the discharge to its municipal drainage system of any wash water, 


unpermitted construction site dewatering, saw-cutting or grinding slurries, unpermitted hydrotest 


water, chlorinated swimming pool or fountain water, concrete or paint wash out, or spills of hazardous 


materials or other substances.  On the table below, list any of the activities that may apply to your 


project; and on the site map show the location of these activities.  
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5          Site Map   (draw map below or attach another map) 


 


 


AREA OF WORK 


PROTECT VEGETATION 


PROTECT VEGETATION 


PROTECT DRAIN INLET 


IF APPLICABLE 


SWEEP STREET AS NECESSARY 


CONCRETE WASHOUT 


IF APPLICABLE 





Bill Morris_3
File Attachment



AREAS OF NEW
STAIRS

GENERAL NOTES

Scale:
1

Site Plan 
NTS NORTH

Scale:
2

Stair Detail 
NTS

Scale:
5

Handrail Detail 
NTS

Scale:
3

Stair Tread DTL
NTS

Scale:
3

Landing Detail 
NTS Scale:

4
Top Landing Detail 

NTS

Scale:
6

Handrail Detail 
NTS Scale:

7
Handrail Detail 

NTS Scale:
8

Landing Detail 
NTS

5)
ContradictS the statement of the
scope of work, New stairs or
repair of the existing?

6)
Please specify the stringers size and
spacing supported by structural
calculation.

8)
4" diameter?

7)
How wood stringer will be attached
to base plat?
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Scale:
1

Proposed East Stair Layout
3/8"=1'-0"

Scale:
3

East Stair SE Elev.
3/8"=1'-0"

Scale:
2

Proposed West Stair Layout
3/8"=1'-0"

Scale:
4

East Stair NE Elev.
3/8"=1'-0" Scale:

5
West Stair NE Elev.

3/8"=1'-0" Scale:
6

East Stair NW Elev.
3/8"=1'-0"

11)
Please provide structural
calculation structural connection
details

9)
guard rail ? (E) or (N)?

10)
Please show the max spacing
to support live lode per ASCE

13)
Specify all the Simpson connection
at foundation and above foundation

The project shall be reviewed and
stamped by a design professional

12)
All foundations and rebars shall be
designed by a design professional
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  BUILDING DIVISION RE-SUBMITTAL FORM 
          156 S BROADWAY STE 130 TURLOCK CA 95380 
          PHONE: 209-668-5560 FAX: 209-668-5107 

                                CITYOFTURLOCK.ORG 
 
              _____ 
              ________________ 

 

 
 
   

RE – SUBMITTAL APPLICATION: 
 

 
 
Date:        
 
 
Permit #:    __________ 
 
 
 

□ Re-Check (Per Plan Check Comments)  

 

□  Deferred Submittal 
 (Copy of Approved Plans may be required) 

 

□ Revisions to Approved Plans 

 (Copy of Approved Set of Plans may be required) 

       
   
 

Address of Work:         ________________________________    

 

Project Name:      ________________________________________________ 

 

Description of Project Changes / Updates:            

 

                

 

Contact Person:          Phone:       
                    Please Print 

 

Email: ________________________________________________            Fax:    __________  

 

 

 
                                                                 - For Office Use Only - 
Requested By:                                                                                       Received By: 
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ARMANDO GARCIA 
PREPARED FOR

APARTMENT STAIR REPAIR   

NORTH

VICINITY MAPPROJECT TEAM BUILDING CODE ANALYSIS

BUILDING INFORMATION
Site Location

290 N. THOR ST., TURLOCK, CA 95380

OZR
Drafting + Design

ozr.drafting.design@gmail.com
www.ozrdraftingdesign.com

(209)205-7046

SIGNED: 11.24.2025
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BP# 25-1123
11/24/2025

APPROVED

BUILDING & SAFETY

APPROVED
CITY OF TURLOCK BUILDING DIVISION

All construction shall be in accordance with approved plans
and specifications and shall not be changed, modified or
altered without approval from the Buillding Official. The
issuance or granting of a permit or approval of plans and
specifications shall not be construed to be a permit for, or an
approval of, any violation of any of the provisions of the City
of Turlock Building Code adopted by the City Council or of
any other ordinance of the jurisdiction. No permit presuming
to give authority to violate or cancel the provisions of this
code shall be valid. The issuance of a permit based upon
plans, specifications and other data shall not prevent the
Building Official from thereafter requiring the correction of
errors in said plans, specifications and other data or from
preventing building operations being carried on thereunder
when in violation of this code or of any other ordinance of this
jurisdiction.

11/26/2025

CITY OF TURLOCK
REVIEWED FOR

CODE COMPLIANCE

APPROVED PLANS MUST BE ON JOB
SITE AT ALL TIMES.

PROPERTY BOUNDRIES MUST BE
CLEARLY MARKED. SURVEY IF

NECESSARY.

B
P

# 
25

-1
12

3
29

0 
N

 T
ho

r 
S

t
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AREAS OF STAIRS
TO BE DEMO'D AND

REBUILT

GENERAL NOTES

Model
No.

Fasteners
Nails SD Screws

BEAM/POST Stringer
Wide Face

Stringer
Narrow Face

BEAM/POST Stringer
Wide Face

Stringer
Narrow Face

LSCZ 8-10dx1½ 8-10dx1½ 1-10dx1½ 8-SD #9x1½ 8-SD #9x1½ 1-SD #9x1½

Installation:
· Before fastening, position the stair stringer with the LSCZ on the carrying member to verify where the bend should be
located.
· Tabs on the LSCZ must be positioned to the inside of the stairs.
· The fastener that is installed into the bottom edge of the stringer must go into the second-to-last hole.
· A minimum distance of 3 4" measured from the lowest rim-joist fastener to the edge of rim joist is required.

1. Indicates connector is available in stainless steel. Replace Z in model number with SS when ordering.  Stainless steel
models must be fastened with nails.

2. Refer to current Wood Construction Connectors catalog for additional information.

LSCZ LSCZ Typical
Installation

LSCZ
Stair Framing

Stair Stringer

RIMJOIST RIMJOIST

Scale:
1

Site Plan 
NTS NORTH

Scale:
2

Stair Detail 
NTS

Scale:
7

Handrail Detail 
NTS

Scale:
3

Stair Nosing Projection DTL
NTS Scale:

4
Landing Detail 

NTS

Scale:
5

Top Landing Detail 
NTS

Scale:
8

Handrail Detail 
NTS Scale:

9
Handrail Detail 

NTS Scale:
10

Landing Detail 
NTS

OZR
Drafting + Design

ozr.drafting.design@gmail.com
www.ozrdraftingdesign.com

(209)205-7046

Scale:
6

Stringer Attachment DTL
NTS

SIGNED: 11.24.2025
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APPROVED

BUILDING & SAFETY
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Filing Requested By:  
 
City of Turlock 
Development Services Department  
Planning Division 
156 S. Broadway, Suite 120 
Turlock, CA 95380-5456 
 
When Filed Mail To: 
Same as above 
 

EXEMPT FROM FEE PER GOVERNMENT CODE §6103   SPACE ABOVE THIS LINE FOR CLERK'S USE ONLY 

 
RESOLUTION NO. 2026-07 

 
A RESOLUTION OF THE CITY OF TURLOCK 

PLANNING COMMISSION DENYING THE APPEAL AND UPHOLDING THE 
ADMINISTRATIVE DETERMINATION REGARDING BUILDING PERMIT #25-1123 

 
 

PROPERTY OWNER:  Armando & Maria Garcia, Trs 
     Garcia 2017 Living Trust 
     27107 State Hwy 33 
     Newman, CA  95360 
 
APPLICANT:    Shawn Sheridan 
     290 N. Thor Street, #200 
     Turlock, CA  95380 
 
SITE ADDRESS:   290 N. Thor Street 
     Turlock, CA 95380 
 
APN:     061-024-058 
 

WHEREAS, a complaint was filed on July 11, 2025 with the Building & Safety Division 
regarding the exterior stairway lighting and the deterioration of the stairs at the apartment 
complex located at 290 N. Thor Street, Stanislaus County APN 061-024-058; and 

WHEREAS, on September 5, 2025 a building permit application and plans for the 
repair/replacement of two sets of stairs for the apartment complex located at 290 N. Thor 
Street was electronically submitted and received by the Building & Safety Division; and 

WHEREAS, the building permit application and plans were reviewed and approved on 
November 26, 2025; and 

WHEREAS, the approved building permit was issued on December 9, 2025; and 

WHEREAS, on February 9, 2026 building department staff, legal staff, and the 
Development Services Director met with Mr. Sheridan to discuss his complaint that Building 
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Denying Appeal of Building Permit #25-1123 
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Permit #25-1123 was issued fraudulently based on the signature of the property owner on the 
permit and the owner-builder acknowledgement form and should be revoked; and 

WHEREAS, the Development Services Director, Interim City Manager, and City 
Attorney affirmed the validity of Building Permit #25-1123; and 

WHEREAS, an appeal of the City’s administrative decision regarding the validity of 
Building Permit #25-1123 was received in the City Clerk’s office on March 9, 2026; and 

WHEREAS, the Planning Commission has reviewed the staff report, appeal application, 
addendum, and all evidence presented, including public testimony; and 

WHEREAS, the Planning Commission finds that the administrative determination was 
made pursuant to the authority granted to the Building Official under the California Building 
Code, including Sections 104.1 and 105.1; and 

WHEREAS, the Planning Commission finds that the issues raised in the appeal related 
to permit issuance, owner-builder designation, and construction practices fall within the 
authority of the City of Turlock Building & Safety Division; and 

WHEREAS, the Planning Commission finds that substantial evidence has not been 
presented to demonstrate that the administrative determination was made in error or 
inconsistent with applicable procedures; 

 WHEREAS, after the public hearing held on April 2, 2026, the Planning Commission 
found and determined that the appeal of the issuance of Building Permit #25-1123 involves the 
review of an administrative determination regarding a building permit and does not itself 
authorize new development. Therefore, the action is not a project under the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15378. 
 
  NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Turlock hereby denies the appeal of Building Permit #22-1123 and upholds the administrative 
determination that the building permit is valid and active. 
  
I HEREBY CERTIFY that the foregoing Resolution was duly and regularly adopted by the 
Planning Commission of the City of Turlock at a regular meeting of said Planning Commission 
held on the 2nd day of April 2026, by the following vote: 
 
AYES: NOES:  
ABSTAIN:  
ABSENT: 
NOT PARTICIPATING:  
NON-VOTING: 
 
 
    ATTEST:          
      KATIE QUINTERO, PLANNING MANAGER &  
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      SECRETARY OF THE PLANNING COMMISSION 
      CITY OF TURLOCK 
 
 
WITNESS: _______________________________ 
  ALEXIA FUENTES 
  STAFF SERVICES TECHNICIAN 
  CITY OF TURLOCK 
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Filing Requested By:  
 
City of Turlock 
Development Services Department  
Planning Division 
156 S. Broadway, Suite 120 
Turlock, CA 95380-5456 
 
When Filed Mail To: 
Same as above 
 

EXEMPT FROM FEE PER GOVERNMENT CODE §6103   SPACE ABOVE THIS LINE FOR CLERK'S USE ONLY 

 
RESOLUTION NO. 2026-08 

 
A RESOLUTION OF THE CITY OF TURLOCK 

PLANNING COMMISSION UPHOLDING THE APPEAL AND OVERTURNING THE 
ADMINISTRATIVE DETERMINATION REGARDING BUILDING PERMIT #25-1123 

 
 

PROPERTY OWNER:  Armando & Maria Garcia, Trs 
     Garcia 2017 Living Trust 
     27107 State Hwy 33 
     Newman, CA  95360 
 
APPLICANT:    Shawn Sheridan 
     290 N. Thor Street, #200 
     Turlock, CA  95380 
 
SITE ADDRESS:   290 N. Thor Street 
     Turlock, CA 95380 
 
APN:     061-024-058 
 

WHEREAS, a complaint was filed on July 11, 2025 with the Building & Safety Division 
regarding the exterior stairway lighting and the deterioration of the stairs at the apartment 
complex located at 290 N. Thor Street, Stanislaus County APN 061-024-058; and 

WHEREAS, on September 5, 2025 a building permit application and plans for the 
repair/replacement of two sets of stairs for the apartment complex located at 290 N. Thor 
Street was electronically submitted and received by the Building & Safety Division; and 

WHEREAS, the building permit application and plans were reviewed and approved on 
November 26, 2025; and 

WHEREAS, the approved building permit was issued on December 9, 2025; and 

WHEREAS, on February 9, 2026 building department staff, legal staff, and the 
Development Services Director met with Mr. Sheridan to discuss his complaint that Building 

Page 118 of 136



Upholding Appeal of Building Permit #25-1123 
Page 2 of 3 

 

Permit #25-1123 was issued fraudulently based on the signature of the property owner on the 
permit and the owner-building acknowledgement form and should be revoked; and 

WHEREAS, the Development Services Director, Interim City Manager, and City 
Attorney affirmed the validity of Building Permit #25-1123; and 

WHEREAS, an appeal of the City’s administrative decision regarding the validity of 
Building Permit #25-1123 was received in the City Clerk’s office on March 9, 2026; and 

WHEREAS, the Planning Commission has reviewed the staff report, appeal application, 
addendum, and all evidence presented, including public testimony; and 

WHEREAS, the Planning Commission finds that the administrative determination was 
made pursuant to the authority granted to the Building Official under the California Building 
Code, including Sections 104.1 and 105.1; and 

WHEREAS, the Planning Commission finds that the issues raised in the appeal related 
to permit issuance, owner-builder designation, and construction practices fall within the 
authority of the City of Turlock Building & Safety Division; and 

WHEREAS, the Planning Commission finds that substantial evidence has been 
presented demonstrating that the administrative determination was made in error or was 
inconsistent with applicable procedures; and 

WHEREAS, the Planning Commission finds that concerns raised regarding permit 
issuance, applicant authority, and/or construction compliance warrant reconsideration of 
Building Permit #25-1123; and 

 WHEREAS, after the public hearing held on April 2, 2026, the Planning Commission 
found and determined that the appeal of the issuance of Building Permit #25-1123 involves the 
review of an administrative determination regarding a building permit and does not itself 
authorize new development. Therefore, the action is not a project under the California 
Environmental Quality Act (CEQA) pursuant to CEQA Guidelines Section 15378. 
 
  NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Turlock hereby upholds the appeal of Building Permit #22-1123 and overturns the 
administrative determination finding Building Permit #25-1123 valid and directs staff to take 
appropriate action to invalidate Building Permit #25-1123 and require a new building permit 
and plans be submitted for review an approval. 
 
I HEREBY CERTIFY that the foregoing Resolution was duly and regularly adopted by the 
Planning Commission of the City of Turlock at a regular meeting of said Planning Commission 
held on the 2nd day of April 2026, by the following vote: 
 
AYES: NOES:  
ABSTAIN:  
ABSENT: 
NOT PARTICIPATING:  
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NON-VOTING: 
 
 
    ATTEST:          
      KATIE QUINTERO, PLANNING MANAGER &  
      SECRETARY OF THE PLANNING COMMISSION 
      CITY OF TURLOCK 
 
 
WITNESS: _______________________________ 
  ALEXIA FUENTES 
  STAFF SERVICES TECHNICIAN 
  CITY OF TURLOCK 
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Planning Commission Staff Report 
April 2, 2026 

  
From: Katie Quintero, Planning Manager 
Prepared by: Katie Quintero, Planning Manager 
Agendized by: Adrienne Werner, Development Services Director 
   
1. ACTION RECOMMENDED:  

 
Granting the Amendment to Conditional Use Permit 2008-07 
I move that the Planning Commission grant the amendment to Conditional Use Permit 
2008-07 (Public Safety fencing), having determined that the project is “Categorically 
Exempt” from the provisions of CEQA, and that all of the appropriate findings can be made, 
subject to the conditions of approval contained in draft Planning Commission Resolution 
No. 2026-05. 

   
2. NARRATIVE:  

 
  
APPLICATION SUMMARY DATE FILED: March 6, 2026 
  
1. APPLICANT: City of Turlock 
  
2. OWNER: City of Turlock 
  
3. ADDRESS: 244 N. Broadway 
  
4. APN:  061-015-067 
  
5. AREA OF PROPERTY:  4.13 acres 
  
6. EXISTING ZONING: Downtown Core 
  
7. GENERAL PLAN: Downtown 
  
8. PREVIOUS ACTIONS: Citywide Rezone 96-06; Conditional Use 

Permit 2007-05 & 2008-07 
  
9. REQUEST: To increase the height for the existing 

perimeter fencing from 6’ in height to 8’ in 
height and install solid metal panels in the 
wrought iron fencing. 

  
10. CEQA RECOMMENDATION: Exempt 
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11. STAFF RECOMMENDATION: Approval 
 
 PROJECT SITE 
The project site is developed with the City of Turlock Public Safety Facility, which houses 
the City of Turlock Police and Fire Departments.  The project area is bounded on the east 
by N. Broadway, on the north by the Carnegie Arts Center, on the west by N. Laurel Street, 
and on the south by W. Olive Avenue. Commercial uses are located on the east and south 
of the project. Residential uses are located to the north and west of the project. A mortuary 
and contractor’s office are located to the east of the project. A grocery store, a restaurant, a 
bank and a church are located to the south of the project.  The site is zoned Downtown Core 
(DC) and has a General Plan designation of Downtown.   
  
PROJECT EVALUATION 
Project Description 
 The site is developed with the City of Turlock Public Safety Facility which consists of a two-
story building for Police Department and Fire Services Administration consisting of 
approximately 57,570 square feet on the 4.13-acre site.  
  
Background 
As part of the original design for the public safety facility WLC Architects was contracted by 
the City to prepare an Architectural Compatibility Study to demonstrate how the project 
addressed the design guidelines and development standards of the Downtown Core zoning 
district.  As part of the process there were public outreach processes used to develop both 
the site plan and the architectural elevations for the project. A Community Focus Group, 
consisting of representatives from the Arts Commission, the Chamber of Commerce, the 
Downtown Property Owners’ Association, and various community organizations, met three 
times to review and provide input to the architect on the design. Substantial changes in the 
site layout and building elevations were made to the initial design concept in response to the 
comments received from these representatives. In addition, a public meeting was held to 
solicit comments from adjacent businesses and residents. As part of the design of the project 
the exterior fencing was conditioned in the original conditional use permit as follows:  
  
“A six (6’) foot security perimeter fence shall be constructed surrounding the secured parking 
area. The fence shall be constructed of 16-inch by 16-inch masonry pilasters spaced every 
ten (10’) feet with vertical steel tube rail panels in between. Vertical rails shall be spaced at 
four inches on center and have “arrowhead” pointed fabrication at the top end. Pedestrian 
gates shall be provided from the secure parking area to each of the two recycling refuse 
enclosures. Secure rolling vehicle gates shall be installed at the West Olive and Florence 
Street vehicular entrances. No chain link may be used.” 
  
The fencing around the facility was installed in accordance with this condition. 
  
General Plan and Zoning 
The project site is located in the Downtown Core Zoning District.  The Downtown Core is 
described in the Downtown Design Guidelines as “the heart of Turlock”.  It’s described as a 
place for shopping, dining and entertainment with building ranging from two to four stories in 
height to encourage mixed use commercial, office and residential structures.  The design 
and look of the Core communicate the historic character of the City with any new structures, 
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additions, remodels required to comply with the Downtown Core design guidelines to 
reinforce the scale, massing and rhythm of the other buildings in the area while continuing 
to encourage and preserve the pedestrian environment.  The Downtown Core Zoning District 
has 0’ setback requirements and does not contain any standards or limitations for fencing. It 
is typically assumed sites will not have fencing as most sites are built out to the property 
lines with structures as most sites in the Core do not provide on-site parking.   
  
The Public Safety Facility is a unique use and site within the Downtown Core.  Originally the 
fencing around the site was limited to 6’ in height with open wrought iron to create an open 
public view with landscaping setbacks between the back of the sidewalk and the fencing to 
make the perimeter of the facility attractive to pedestrian and the adjacent residences.   
  
Over the last few years safety concerns have arisen within the parking lot of the public safety 
facility and this request to increase the height of the fence and install the metal panels are 
proposed to address these concerns. There have been multiple incidents in which 
intoxicated individuals have been able to get over the existing fencing and into the parking 
lot, one even gaining access into the Public Safety Facility leading to a physical altercation 
with staff.  The increase in height is to ensure people can not get over the fence and into the 
parking lot.  The metal panels are to increase safety for staff by blocking the view into the 
parking lot to the public so the coming and going of staff and the times  patrol staff loads 
their vehicles is not visible.     
  
FINDINGS FOR APPROVAL OF THE CONDITIONAL USE PERMIT 
To approve the Conditional Use Permit, the Planning Commission must make the following 
findings: 
  
1. That the site for the proposed use is adequate in size and shape to accommodate such 
uses, all yards, open spaces, wall, fences, parking, loading, landscaping and other features 
required by the Municipal Code or the commission to make sure such use is compatible with 
the land and uses in the vicinity; 
 
2. That the site for the proposed use is related properly to streets and highways to carry the 
quantity and kind of traffic generated by the proposed use; 
 
3. That the proposed use will not adversely affect the abutting property or the permitted use 
thereof with the provisions of conditions; and 
 
4. That the site for the proposed use is in conformance with the General Plan.  
  
Conclusion 
The Public Safety Building is a unique use which houses the office of the Turlock Police and 
Fire Departments.  The original Conditional Use Permit limited the fencing to 6’ in height and 
required it to be open wrought iron fencing.  The Downtown Core Design Guidelines do not 
contain specific criteria or limitations regarding fencing.  The proposed increase in height 
and installation of the metal panels are to address safety concerns this unique facility 
has.  The proposed material will still make the fencing aesthetically pleasing to pedestrians 
and the nearby residences which address the safety concerns the existing fencing creates.    
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RECOMMENDED MOTION 
Granting the Amendment to Conditional Use Permit 2008-07 
I move that the Planning Commission grant the amendment to Conditional Use Permit 2008-
07 (Public Safety fencing), having determined that the project is “Categorically Exempt” from 
the provisions of CEQA, and that all of the appropriate findings can be made, subject to the 
conditions of approval contained in draft Planning Commission Resolution No. 2026-05. 

   
3. FISCAL IMPACT / BUDGET AMENDMENT:  

The cost to prepare this item was paid for by the applicant. 
   
4. ENVIRONMENTAL DETERMINATION:  

The proposed project consists of increasing the height of the fencing around the existing 
facility from 6’ to 8’ in height and adding metal panels to the existing wrought iron fencing 
to improve site security.   The project is a minor alteration to the fencing around a portion of 
the site and will not expand or change the use of the site. No other changes in the site are 
anticipated as a result of the project; therefore, the project is categorically exempt pursuant 
to Section 15301(a) (Existing Facilities) of the CEQA Guidelines. 

   
5. ATTACHMENTS:  

1. CUP 2008-07 Amendment Site Plan and Elevations 
2. CUP 2008-07 Amendment, Resolution 2026-05 
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  Exhibit A 
 

Filing Requested By:  
 
City of Turlock 
Development Services Department  
Planning Division 
156 S. Broadway, Suite 120 
Turlock, CA 95380-5454 
 
When Filed Mail To: 
 Same as above       

 
 EXEMPT FROM FEE PER GOVERNMENT CODE §6103 SPACE ABOVE THIS LINE FOR CLERK'S USE ONLY 

 
DRAFT 

RESOLUTION NO. 2026-05 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF TURLOCK 

APPROVING AMENDMENT TO CONDITIONAL USE PERMIT 2008-07 
 (Public Safety Facility Perimeter Fence Modifications) 

 
 
PROPERTY OWNER:  City of Turlock 
     156 S. Broadway Suite 230 
     Turlock CA 95380 
 
APPLICANT:    City of Turlock  
     156 S. Broadway Suite 140 
     Turlock CA 95380 
 
SITE ADDRESS:   244 N. Broadway  
 
APN:     061-015-067 
 

WHEREAS, the City of Turlock has applied to amend Conditional Use Permit 2008-07 
to allow for an increase in height of the perimeter fencing around the existing Public Safety 
Facility from 6’ in height to 8’; and 

WHERAS, the increase in the height of the fence as well as the addition of metal panels 
to the wrought iron fencing are being requested to provide additional security for the site; and 

WHEREAS, the property affected by this Resolution is described as follows: 244 N 
Broadway, more particularly described as Stanislaus County APN 061-015-067; and, 

WHEREAS, the property is zoned Downtown Core (DC) with a Downtown General Plan 
land use designation; and 

WHEREAS, the original Conditional Use Permit for the facility limited the height of the 
perimeter fencing to a maximum of 6; and 

WHEREAS, the project involves only minor changes to the exterior fencing and will not 
result in any expansion or change of use of the existing facility as required by Section 15301(a) 
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(Existing Facilities) of the CEQA Guidelines; and 
WHEREAS, a duly noticed public hearing was held on April 2, 2026, at which time the 

Planning Commission considered the staff report and public testimony on the project. 
 
NOW THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 

Turlock, having considered the public testimony and comments received on the project, finds 
and determines as follows: 
 

Section 1. That the project is categorically exempt from the provisions of CEQA 
pursuant to Section 15031(a) (Existing Facilities) of the CEQA Guidelines. 

Section 2. That all of the following findings can be made for the amendment to 
Conditional Use Permit 2008-07 (Public Safety Facility Fencing): 

(1) The proposal is consistent with the Turlock General Plan, the zoning ordinance and all 
other adopted plans for the site; 

(2) The proposal is in harmony with the existing or proposed development in the general 
area or neighborhood and will be compatible with adjacent structures and uses, 
including those on adjoining properties; 

(3) The proposal is consistent with the development plan, terms, conditions, and/or intent of 
any planned development or conditional use permit currently in effect on the property; 

(4) Any structural elements contained within the proposal are of high-quality design 
consistent with the intent of the City Design Element of the Turlock General Plan and 
the exterior design, appearance, materials, and colors will not cause the nature of the 
neighborhood to materially depreciate; and 

(5) The proposal will not otherwise constitute a nuisance or be detrimental to the public 
safety, health, and welfare of the neighborhood and community. 

 
Planning Division (668-5640) 

1. This approval authorizes the increase in height for the existing perimeter fencing around 
the Public Safety Facility located at 244 N. Broadway (Stanislaus County APN 061-015-
067).  This amendment to the CUP allows the fencing to be increased to 8’ in height and 
solid metal panels to be installed in the wrought iron fencing to provide additional 
security for the facility.   
 

2. All other conditions contained in Planning Commission Resolution 2009-01 approving 
Conditional Use Permit 2008-07 remain in effect. 

3. The project shall be subject to the development and design standards applicable to the 
Downtown Core (DC) zoning district and the adopted Downtown Design Guidelines. 

4. Pursuant to Turlock Municipal Code (TMC) §9-5-107, this approval shall expire one (1) 
year from the date of approval, if the use has not commenced.  If requested prior to the 
date of expiration, a time extension may be filed with the Turlock Planning Division to 
extend this deadline. 

5. The property owner agrees, as a condition of this permit, to defend at his sole expense, 
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any action brought against the City arising from the approval of this permit.  The 
property owner shall reimburse the City for any court costs and legal fees.  The City 
may, at its sole discretion, participate in the defense of any such action; such 
participation shall not relieve the applicant of his obligation under this condition. 

6. In the event the City determines that it is necessary to take legal action to enforce any 
of the provisions of these conditions, and such legal action is taken, the applicant shall 
be required to pay any and all costs of such legal action, including reasonable attorney’s 
fees, incurred by the City, even if the matter is not prosecuted to a final judgment or is 
amicably resolved, unless the City should otherwise agree with applicant to waive said 
fees or any part thereof.  The foregoing shall not apply if the permittee prevails on every 
issue in the enforcement proceeding. 

Building Division (668-5560) 

1. A building permit is required for any structure (electrical gates site lighting, etc.) 
associated with the project. 

2. Plans must be submitted electronically.  Plans shall be prepared by a licensed California 
design professional. 

3. The project shall comply with the current California Building Codes and the Turlock 
Municipal Code in effect at the time of building permit application. 

4. THIS IS NOT A PLAN REVIEW.  Additional requirements may be applicable upon 
review of the submitted building permits.  

5. A separate permit is required for any site lighting. 

6. Code Analysis is required. 

7. Clearly identify which section of the project is required to comply with CBC 11A or 11B. 

8. Detail compliance with current CBC Chapter 11.   

9. Provide information regarding path of travel upgrade requirements, if necessary based 
on project valuation.  

10. Construction hardship form is needed for any project not in full compliance of CBC 
Chapter 11 and Federal ADA Standards. 

Fire Services (668-5580) 
1. The project shall comply with the current California Fire Code, National Fire Code 

(NFPA), California Mechanical Code, and the Turlock Municipal Code in effect at the 
time of building permit application. THIS IS NOT A PLAN REVIEW.  Additional 
requirements may be applicable upon Fire Dept. review of building plans. 

2. Fire lane requirements shall be met. Fire lanes shall be painted throughout project.  
 

Section 3. That said Conditional Use Permit Amendment is hereby granted subject to 
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compliance with all applicable codes and ordinances, and subject to the terms and conditions 
set forth herein.  All conditions listed above shall be complied with prior to the issuance of the 
building permit, or equivalent, unless otherwise stipulated. 

 
Section 4. The Director of Development Services, or designee, is hereby directed to 

record this Resolution at the office of the County Recorder of the County of Stanislaus. 
 

I HEREBY CERTIFY that the foregoing Resolution was duly and regularly adopted by 
the Planning Commission of the City of Turlock at a regular meeting of said Planning 
Commission held on the 2nd day of April, 2026, by the following vote: 

 
 
AYES:    
 
NOES:  
 
ABSTAIN:     
 
ABSENT:     
 
NOT PARTICIPATING:   

 
 
 
     
    ATTEST: ______________________________________ 

KATIE QUINTERO 
PLANNING MANAGER 

SECRETARY OF THE TURLOCK PLANNING COMMISSION 
CITY OF TURLOCK 

 
 
 
 
WITNESS: _______________________________ 
  ALEXIA FUENTES 
  STAFF SERVICE TECHNCIAN  
  CITY OF TURLOCK 
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