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Referral 
Early Consultation 

 
Date:   January 26, 2021 
 
To:   Distribution List (See Attachment A) 
 
From:   Kristin Doud, Principal Planner 

Planning and Community Development 
 
Subject: GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2021-

0001 – PARK PLACE RV STORAGE 
 
Respond By:  February 14, 2021 

 
****PLEASE REVIEW REFERRAL PROCESS POLICY**** 

The Stanislaus County Department of Planning and Community Development is soliciting comments from 
responsible agencies under the Early Consultation process to determine: a) whether or not the project is 
subject to CEQA and b) if specific conditions should be placed upon project approval. 
 
Therefore, please contact this office by the response date if you have any comments pertaining to the proposal.  
Comments made identifying potential impacts should be as specific as possible and should be based on supporting 
data (e.g., traffic counts, expected pollutant levels, etc.).  Your comments should emphasize potential impacts in areas 
which your agency has expertise and/or jurisdictional responsibilities. 
 
These comments will assist our Department in preparing the conditions for a Staff Approval. Therefore, please list any 
conditions that you wish to have included as well as any other comments you may have.  Please return all comments 
and/or conditions as soon as possible or no later than the response date referenced above.   

Thank you for your cooperation.  Please call (209) 525-6330 if you have any questions. 
 

Applicant:  Dan Meade, Park Place RV Storage, LLC    
 
Project Location: 5150 McHenry Avenue, between Kiernan Avenue and Charity Way, in the 

Modesto area.  
 
APN:   074-015-016 and 017   
 
Williamson Act 
Contract:  N/A    
 
General Plan:  Agriculture 
 
Current Zoning: A-2-40 (General Agriculture) 
 
Project Description:  Request to amend the General Plan and zoning designations of two parcels 
19.2 total acres in size from Agriculture and A-2-40 (General Agriculture) to Planned Development 
(PD) to allow for the development of a recreational vehicle (RV) parking facility.  The project site 
previously operated as a driving range, which was approved by the Planning Commission on March 
17, 2005 under Use Permit 2005-02 – McHenry Golf Center.  The project site is currently improved 
with a golf driving range, paved parking lot with landscaping and light poles, 440 square foot ball 
house and restroom, 1,200 square foot maintenance shed, 2,000 square foot pro shop, 400 square 
foot covered patio, 6 foot-tall monument sign, wrought iron fencing and landscaping along the road 
frontage, chain-link perimeter fencing, and a storm drainage basin.  The project proposes to utilize 
the existing on-site improvements and to level and gravel the driving range to accommodate 622 12 
foot-wide RV parking spaces.  The project site is served by an existing on-site well and septic 
system and takes access from McHenry Avenue (State Route 108).  Proposed operating hours are 
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24-hours a day, seven days a week, with a maximum of two employees on-site per shift, and an 
estimated 10-15 customers per day (2-3 maximum during peak hours). 
 
Full document with attachments available for viewing at: 
http://www.stancounty.com/planning/pl/act-projects.shtm  
 

http://www.stancounty.com/planning/pl/act-projects.shtm


DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 
1010 10TH Street, Suite 3400, Modesto, CA 95354 

Planning Phone: (209) 525-6330     Fax: (209) 525-5911 
Building Phone: (209) 525-6557     Fax: (209) 525-7759 

  
 __________________________________________________________________________________________________________  
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GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2021-0001 – PARK PLACE RV 
STORAGE  
Attachment A 
 
Distribution List 

 CA DEPT OF CONSERVATION 
Land Resources / Mine Reclamation  STAN CO ALUC 

X CA DEPT OF FISH & WILDLIFE  STAN CO ANIMAL SERVICES 

 CA DEPT OF FORESTRY (CAL FIRE) X STAN CO BUILDING PERMITS DIVISION 

X CA DEPT OF TRANSPORTATION DIST 10 X STAN CO CEO 

X CA OPR STATE CLEARINGHOUSE  STAN CO CSA 

X CA RWQCB CENTRAL VALLEY REGION X STAN CO DER 

X CA STATE LANDS COMMISSION X STAN CO ERC 

 CEMETERY DISTRICT  STAN CO FARM BUREAU 

X CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

X CITY OF: MODESTO   STAN CO PARKS & RECREATION 

 COMMUNITY SERVICES DIST:  X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION  STAN CO RISK MANAGEMENT 

 COUNTY OF:   X STAN CO SHERIFF 

X DER GROUNDWATER RESOURCES 
DIVISION X STAN CO SUPERVISOR DIST 4: GREWAL 

X FIRE PROTECTION DIST: STANISLAUS 
CONSOLIDATED X STAN COUNTY COUNSEL 

X GSA: STANISLAUS & TUOLUMNE RIVERS 
GROUNDWATER BASIN ASSOCIATION  X StanCOG 

 HOSPITAL DIST:  X STANISLAUS FIRE PREVENTION BUREAU 

X IRRIGATION DIST: MODESTO X STANISLAUS LAFCO 

X MOSQUITO DIST:  EASTSIDE X STATE OF CA SWRCB DIVISION OF 
DRINKING WATER DIST. 10 

X MOUNTAIN VALLEY EMERGENCY 
MEDICAL SERVICES  SURROUNDING LAND OWNERS 

 MUNICIPAL ADVISORY COUNCIL:  X TELEPHONE COMPANY: AT&T 

X PACIFIC GAS & ELECTRIC X TRIBAL CONTACTS 
(CA Government Code §65352.3) 

 POSTMASTER: X US ARMY CORPS OF ENGINEERS 

X RAILROAD: UNION PACIFIC X US FISH & WILDLIFE 

X SAN JOAQUIN VALLEY APCD  US MILITARY (SB 1462) (7 agencies) 

X SCHOOL DIST 1: STANISLAUS UNION X USDA NRCS 

X SCHOOL DIST 2: MODESTO UNION  WATER DIST: 

 WORKFORCE DEVELOPMENT  TUOLUMNE RIVER TRUST 

X STAN CO AG COMMISSIONER   
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STANISLAUS COUNTY 

CEQA REFERRAL RESPONSE FORM 
 

TO:  Stanislaus County Planning & Community Development 
  1010 10th Street, Suite 3400 
  Modesto, CA   95354 
 
FROM:             
 
SUBJECT: GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2021-

0001 – PARK PLACE RV STORAGE 
 
Based on this agency’s particular field(s) of expertise, it is our position the above described 
project: 
 
   Will not have a significant effect on the environment. 
   May have a significant effect on the environment. 
   No Comments. 
 
Listed below are specific impacts which support our determination (e.g., traffic general, carrying 
capacity, soil types, air quality, etc.) – (attach additional sheet if necessary) 
 1. 
 2. 
 3. 
 4. 
Listed below are possible mitigation measures for the above-listed impacts: PLEASE BE SURE 
TO INCLUDE WHEN THE MITIGATION OR CONDITION NEEDS TO BE IMPLEMENTED 
(PRIOR TO RECORDING A MAP, PRIOR TO ISSUANCE OF A BUILDING PERMIT, ETC.): 
 1. 
 2. 
 3. 
 4. 
In addition, our agency has the following comments (attach additional sheets if necessary). 
 
 
 
 
 
 
Response prepared by: 
 
 
 Name     Title     Date 
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Park Place RV Park Buffer - Statement of Compliance 
 

Buffer Design Standards for New Uses:  

1) All projects shall incorporate a minimum 150 foot wide buffer setback.  Projects which 
propose people intensive outdoor activities, such as athletic fields, shall incorporate a 
minimum 300 foot wide buffer setback.  
 

a. Permitted uses within a buffer area shall include: 
 

i. Public roadways, utilities, drainage facilities, rivers and adjacent riparian 
areas, landscaping, parking lots, and similar low people intensive uses.  
Walking and bike trails shall be allowed within buffers setback areas 
provided they are designed without rest areas.  
 

ii. Permitted non-agricultural uses adjoining or surrounding a project site 
(including but not limited to legal non-conforming uses and homesites) 
which are of a permanent nature and not likely to be returned to agriculture.  

 

The project is the reuse of a previously permitted, but currently unused, driving range as a 
Recreational Vehicle (RV) Storage Park to be entirely located within the current fenced 
boundaries of the site.  All buildings and fences on the site currently exist.  The main building, 
is about 100 feet from the property to the south, but the main entrance to the building is on the 
north side, and about 150 feet away from the closest adjacent property.  Uses within the 150 
foot buffer area can include parking lots, drive aisles, and the sides or backs of buildings, and 
meet the intent of the Buffer Design Guidelines for New Uses. 

In fact, since the project is the parking and storage of RVs, and consistent with item (1)(a)(i) 
from above, the entire RV storage area is a parking lot for RVs.  As such, the separation around 
the perimeter of the property of anywhere from 40’ to 70’ from adjacent agricultural properties 
to the parking areas is more than adequate, and even the Buffer Guidelines recognize that 
parking is permitted within this buffer area.  Based on the foregoing, the project as proposed 
is consistent with the buffer guidelines. 

 
2) A six foot high fence of uniform construction shall be installed along the perimeter of the 

developed area of the use to prevent trespassing onto adjacent agricultural lands.  Fencing 
shall not be required for uses which do not directly establish the potential for increased 
trespassing onto adjacent agricultural lands.  

 

Fencing already exists and exceeds six feet. 



 

Buffer and Setback Design Standards for Expanding Uses: 

• Where existing development on a project site will allow, accommodation of a buffer as 
required for new uses shall be provided.  
 

• Where existing development on a project site will not allow a buffer as required for new 
uses, the expansion may be permitted only if it does not intensify on-site activities or an 
alternative bugger and setback design standard is approved for the expansion.  

 

This section does not apply. 

 

Alternative Buffer and Setback Design Standards: 

• Any alternative buffer and setback design standards proposed by a project applicant shall 
be referred to the Stanislaus County Agricultural Commissioner as part of the planning 
review process prior to consideration by the Stanislaus County Planning Commission.  The 
Planning Commission shall consider the Agricultural Commissioner’s referral response in 
making a determination on the proposed alternative.  In no case shall the required standards 
be reduced, unless the proposed alternative is found to provide equal or greater protection 
to surrounding agricultural uses.  

 

The project is consistent with the buffer guidelines, so no alternative buffer is proposed. 



 
 

 

 
Date:  1/21/2021      Records Search File#: 11635N  
       Project: Park Place RV Park 
       T2S R9E SW ¼ Section 33, 
       McHenry Avenue, Modesto 
       APNs 074-015-016 & 017 
David O. Romano 
1034 12th Street 
Modesto, CA 95354 
209-521-9521      dave@newman-romano.com 
 
Dear Mr. Romano: 
 
We have conducted a records search as per your request for the above-referenced project area 
located on the Riverbank USGS 7.5-minute quadrangle map in Stanislaus County. 
 
Search of our files includes review of our maps for the specific project area and the immediate 
vicinity of the project area, and review of the following: 
 
National Register of Historic Places (NRHP) 
California Register of Historical Resources (CRHR)  
California Inventory of Historic Resources (1976) 
California Historical Landmarks 
California Points of Historical Interest listing  
Office of Historic Preservation Built Environment Resource Directory (BERD) and the 
Archaeological Determinations of Eligibility (ADOE) 
Survey of Surveys (1989) 
Caltrans State and Local Bridges Inventory 
General Land Office Plats 
Other pertinent historic data available at the CCaIC for each specific county 
 
The following details the results of the records search:  
 
Prehistoric or historic resources within the project area:  
 

• There are no formally recorded prehistoric or historic archaeological resources or historic 
buildings within the project area. 

 
• The General Land Office Survey Plats (dated 1854, 1873, and 1907) for Section 33, T2S 

R9E do not show any historic features within the project area. 
 

• The Official Map of the County of Stanislaus (1906) shows the historic landowner at that 

 
CENTRAL CALIFORNIA INFORMATION CENTER 

California Historical Resources Information System 
Department of Anthropology – California State University, Stanislaus 

One University Circle, Turlock, California  95382 
 (209) 667-3307  

_____________________________________________________________________________________________ 
Alpine, Calaveras, Mariposa, Merced, San Joaquin, Stanislaus & Tuolumne Counties 
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time as O. McHenry & Co. 
 

• The 1916 edition of the Riverbank USGS quadrangle does not show any historic features 
within the project area; the 1953 and 1969 editions show the project covered by an 
orchard. 

 
 
Prehistoric or historic resources within the immediate vicinity of the project area: None 
have been formally reported to the Information Center, 
 
 
Resources that are known to have value to local cultural groups: None has been formally 
reported to the Information Center. 
 
 
Previous investigations within the project area: The project area is within the following 
overview investigation, referenced as follows (although no project-specific survey is indicated): 
 
CCaIC Report ST-07244 
Waechter, S., and M. Bunse 
 2007  North County Corridor Environmental Constraints Analysis: Cultural  

Resources. Far Western Archaeological Research Group & JRP Historical 
Consulting; for Circle Point and Stanislaus Council of Governments. 

 
A small portion of the Caltrans right-of-way on the west side of the project area was also 
included in the following investigation: 
 
CCaIC Report ST-00875 
Littlefield, R. A. 
 1984 Negative Archaeological Survey Report 10 Sta-108 26.2/27.8-10110;  
 262800. California Department of Transportation. 
 
Recommendations/Comments: Based on existing data in our files the project area has a  
low sensitivity for the possible discovery of historical resources.  
 
However, please be advised that a historical resource is defined as a building, structure, object, 
prehistoric or historic archaeological site, or district possessing physical evidence of human 
activities over 45 years old. Since the area has not been subject to project-specific investigations, 
there may be unidentified features involved in your project that are 45 years or older and 
considered as historical resources requiring further study and evaluation by a qualified 
professional of the appropriate discipline.  
 
If the current project does not include ground disturbance, further study for archaeological 
resources is not recommended at this time. If ground disturbance is considered a part of the 
current project, we recommend further review for the possibility of identifying prehistoric or 
historic-era archaeological resources. 



 
 

 

 
If the proposed project contains buildings or structures that meet the minimum age requirement 
(45 years in age or older) it is recommended that the resource/s be assessed by a professional 
familiar with architecture and history of the county. Review of the available historic 
building/structure data has included only those sources listed above and should not be considered 
comprehensive. 
 
If at any time you might require the services of a qualified professional the Statewide Referral 
List for Historical Resources Consultants is posted for your use on the internet at 
http://chrisinfo.org 
 
If archaeological resources are encountered during project-related activities, work should be 
temporarily halted in the vicinity of the discovered materials and workers should avoid altering 
the materials and their context until a qualified professional archaeologist has evaluated the 
situation and provided appropriate recommendations. Project personnel should not collect 
cultural resources.  
 
If human remains are discovered, California Health and Safety Code Section 7050.5 requires you 
to protect the discovery and notify the county coroner, who will determine if the find is Native 
American. If the remains are recognized as Native American, the coroner shall then notify the 
Native American Heritage Commission (NAHC).  California Public Resources Code Section 
5097.98 authorizes the NAHC to appoint a Most Likely Descendant (MLD) who will make 
recommendations for the treatment of the discovery.   
 
Due to processing delays and other factors, not all of the historical resource reports and resource 
records that have been submitted to the State Office of Historic Preservation are available via 
this records search. Additional information may be available through the federal, state, and local 
agencies that produced or paid for historical resource management work in the search area. 
Additionally, Native American tribes have historical resource information not in the CHRIS 
Inventory, and you should contact the California Native American Heritage Commission for 
information on local/regional tribal contacts. 
 
The California Office of Historic Preservation (OHP) contracts with the California Historical 
Resources Information System’s (CHRIS) regional Information Centers (ICs) to maintain 
information in the CHRIS inventory and make it available to local, state, and federal agencies, 
cultural resource professionals, Native American tribes, researchers, and the public. 
Recommendations made by IC coordinators or their staff regarding the interpretation and 
application of this information are advisory only. Such recommendations do not necessarily 
represent the evaluation or opinion of the State Historic Preservation Officer in carrying out the 
OHP’s regulatory authority under federal and state law. 
 
 
We thank you for contacting this office regarding historical resource preservation.  Please let us 
know when we can be of further service.  Thank you for submitting Access Agreement Short 
Form. 
 

http://chrisinfo.org/


 
 

 

 
Note: Billing will be transmitted separately via email from the Financial Services office 
($150.00), payable within 60 days of receipt of the invoice. 
 
If you wish to include payment by Credit Card, you must wait to receive the official invoice 
from Financial Services so that you can reference the CMP # (Invoice Number), and then 
contact the link below: 
 
https://commerce.cashnet.com/ANTHROPOLOGY 
 
 
Sincerely,    
 
 
E. A. Greathouse 
E. A. Greathouse, Coordinator 
Central California Information Center 
California Historical Resources Information System             
 
 
 

Copy of invoice to Laurie Marroquin, Financial Services (lamarroquin@csustan.edu) 

https://commerce.cashnet.com/ANTHROPOLOGY
mailto:lamarroquin@csustan.edu



