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Referral 

Early Consultation

Date: June 8, 2021 

To: Distribution List (See Attachment A) 

From: Jeremy Ballard, Associate Planner, Planning & Community Development 

Subject: GENERAL PLAN AMENDMENT, REZONE, AND TENTATIVE MAP 

APPLICATION NO. PLN2021-0040 - LAZARES COMPANIES  

Respond By: June 23, 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 a staff report to present to the Planning Commission.  Those 
reports will contain our recommendations for approval or denial.  They will also contain recommended conditions to be 
required should the project be approved.  Therefore, please list any conditions that you wish to have included for 
presentation to the Commission 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: Lazares Companies 

Project Location: 3531 E. Monte Vista Avenue, between N. Waring and Lester Roads, in the 
Community of Denair  

APN: 024-012-009

Williamson Act 
Contract: N/A 

General Plan:  Low Density Residential (LDR) 

Community Plan: Estate Residential 

Current Zoning: R-A (Rural Residential)

Project Description: Request to amend the Denair Community Plan from Estate Residential to 
Residential-Low, rezone from Rural Residential (R-A) to Planned Development (P-D), and to 
subdivide an 18.6 ± acre parcel into 73 total lots, for development of a residential subdivision.  Of 
the 73 total lots created, 69 will be created for development of single-family dwellings.  The 
remaining four lots will be used as a dual use stormwater basin/park, two landscaped stormwater 
swales, and a well site.  Each lot used for residential development will be a minimum of 7,223 square 
feet in size.   

STRIVING TOGETHER TO BE THE BEST! 
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An amendment of the Denair Community Plan to Residential-Low is proposed to allow for a higher 
density of single-family development.  The proposed density will be consistent with the existing 
General Plan Designation of Low Density Residential.  The proposed Planned Development zoning 
district will include all uses and development standards permitted in the R-1 zoning district with the 
exception of lot coverage.  The applicant has proposed the resulting parcels to be permitted to 
develop building space of up to 50% of the total lot size, an increase of 10% from the current R-A 
zoning district.  The applicant has requested this to achieve a greater flexibility in siting the housing 
product offered.   

The proposed lots will be served by the Denair Community Service District (CSD) for public water 
and sewer services.  The applicant will construct a domestic well that will be integrated into the 
CSD water system, ultimately to be dedicated to the CSD for continued operation.  The well site will 
be located on a separate parcel and in enclosed by a six-foot-tall masonry wall.  

The project site fronts E. Monte Vista Avenue and proposes to develop interior residential streets 
for the development.  The frontage along E. Monte Vista Avenue and each interior street will be 
developed with curb, gutter, and sidewalk.  The sidewalks will also be developed with street lighting 
at various points throughout the development.  The E. Monte Vista Avenue intersection will serve 
as the main entry into the development, however, the applicant has proposed a stub out near the 
northwest boundary of the project site, to provide connectivity for any future residential 
development on the two adjacent parcels designated as Estate Residential in the Denair Community 
Plan.  

The applicant proposes to develop a 1.5± acre dual use stormwater basin and park, to be developed 
on the northeastern boundary of the parcel.  The basin will be planted in grass as well as perimeter 
landscaping consisting of trees, shrubs and groundcover.  The northern boundary of the basin park 
will include a row of evergreen trees and a chain-link fence to act as an agricultural buffer from the 
adjacent A-2 (General Agriculture) property.  Additionally, the applicant proposes to install a 
meandering sidewalk and benches around the perimeter of the basin/park.  Additionally, the 
applicant has proposed two landscaped stormwater swales running east to west along the E. Monte 
Vista Avenue frontage.  The swales will be a continuation of the swale developed on the adjacent 
parcel to the west.  The swales will be bordered on the northern end, by a masonry wall with 
landscaping on the south side of the wall.  

Lastly, the applicant proposes to install sidewalks along the frontage of the adjacent Denair Unified 
School District, linking to the existing sidewalk that has only been developed on a portion of the 
parcel and the proposed development.   

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 
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GENERAL PLAN AMENDMENT, REZONE, AND TENTATIVE MAP APPLICATION NO. PLN2021-0040 
- LAZARES COMPANIES  
 
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 

 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 

 CA STATE LANDS COMMISSION X STAN CO ERC 

 CEMETERY DISTRICT  STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

X CITY OF:  TURLOCK X STAN CO PARKS & RECREATION 

X COMMUNITY SERVICES DIST: DENAIR 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 2: CHIESA  

X FIRE PROTECTION DIST: DENAIR  X STAN COUNTY COUNSEL 

X GSA: TURLOCK  StanCOG 

 HOSPITAL DIST:  X STANISLAUS FIRE PREVENTION BUREAU 

X IRRIGATION DIST: TID X STANISLAUS LAFCO 

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

X 
MOUNTAIN VALLEY EMERGENCY 
MEDICAL SERVICES 

 SURROUNDING LAND OWNERS 

X MUNICIPAL ADVISORY COUNCIL: DENAIR X TELEPHONE COMPANY: AT&T 

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

X POSTMASTER: DENAIR  US ARMY CORPS OF ENGINEERS 

X RAILROAD: BN/SF  US FISH & WILDLIFE 

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

X SCHOOL DIST 1: DENAIR UNIFIED   USDA NRCS 

 SCHOOL DIST 2:   WATER DIST: 

 WORKFORCE DEVELOPMENT   

X STAN CO AG COMMISSIONER   

 TUOLUMNE RIVER TRUST   
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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, REZONE, AND TENTATIVE MAP 
APPLICATION NO. PLN2021-0040 - LAZARES COMPANIES 

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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Project Location

Vicinity Map Not to scale

Enlargement - see sheet L0.2
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AS  W.  HOLLOWAY  #3589

Denair, CA

E. Monte Vista
Community

16795 Lark Ave., Suite 106
Los Gatos, CA 95032
(209)662-5098

Lazares Companies

151 N. Norlin St., Sonora, CA 95370
(209)532-2856

The original size of this drawing is 24" x 36". If the plan is a
different size than 24x36 do not scale off of the drawing.

These plans are the property of KLA, Inc.; their use shall be
restricted to the site for which they were prepared. Publication
or other uses of these plans in whole or in part is not permitted
without the express consent of KLA, Inc. Visual contact with
these plans implies acceptance of the  above restrictions.
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Existing
Single Family

Homes

Mobile Home
Community

Denair
High School

Athletic Fields

Agriculture

Irrigation point of connection equipment and
controller to be located in shrub areas behind
the storm water treatment swale

Irrigation backflow preventer, flow sensor, and
master valve per County and WELO
requirements

Dedicated irrigation water meter - See civil
engineer's plans

Existing street frontage landscape
of street trees,  shrubs along the

wall, and lawn covered storm
water swale

Existing precast concrete
perimeter sound wall

Trees
Street Trees

Pistachia chinensis 'Keith Davey' Chinese Pistache
Platanus acerifolia 'Bloodgood' London Plane Tree
Quercus coccinea Scarlet Oak
Ulmus parvifolia Evergreen Elm
Zelkova serrata 'Village Green' Village Green Zelkova

Small Flowering Trees - Mostly located where path is adjacent to street and
                         cul-de-sac connections.
Cercis canadensis Eastern Redbud
Cercis occidentalis Western Redbud
Lagerstroemia indica Crape Myrtle
Malus species Crabapple

Small Upright Trees - Mostly located between the sidewalk and existing block
wall as a background tree behind the street trees.

Arbutus 'Marina' Strawberry Tree
Acer rubrum 'Armstrong' Armstrong Red Maple
Geijera parviflora Australian Willow
Ginkgo biloba 'Princeton Sentry' Princeton Sentry Ginkgo

Tall Evergreen Hedge - Irrigated 5-gallon shrubs of moderate growth rate, 
size in the 4'-6' spread and height range, minimal maintenance.
Leonitus leonurus Lion's Tail
Leucophyllum frutescens 'Texas Ranger' Texas Sage
Ligustrum japonicum 'Texanum' Waxleaf Privet
Pittosporum tobira 'Variegata' Variegated Tobira
Olea europaea 'Little Ollie' Little Ollie Olive
Rhaphiolepis indica 'White Enchantress' Indian Hawthorn

Narrow Upright Shrubs - Irrigated 5-gallon shrubs of average growth rate,
size in the 36"-5' spread and 8'-15' height range, minimal
maintenance.
Cupressus sempervirens 'Tiny Towers' Dwarf Italian Cypress
Juniperus chinensis 'Spartan' Spartan Juniper
Juniperus scopulorum 'Skyrocket' Skyrocket Juniper
Thuja occidentalis 'Emerald' American Arborvitae

Large Accent Shrubs - Irrigated 5-gallon shrubs of small to medium size and
moderate growth rate, size in the 36"-48" spread and height range,
minimal maintenance.
Callistemon viminalis 'Little John' Dwarf Bottlebrush
Hesperaloe parvifolia Red Yucca
Lantana hybridus 'Gold Rush' Gold Rush Lantana
Rosa 'Pink Flower Carpet' Flower Carpet Rose
Salvia greggi Autumn Sage

Grasses / Grass-like Plants - Irrigated 1-gallon and 5-gallon perennial and
evergreen grasses and strip leaf plants planted in masses, size in the
24"-42" spread and height range.
Calamagrostis acutiflora 'Karl Foerster' Dwarf Feather Reed Grass
Dianella tasmanica 'Variegata' Flax Lily
Dietes bicolor Fortnight Lily
Lomandra longifolia 'Breeze' Dwarf Mat Rush
Muhlenbergia dubia Pine Muhly

Shrub and Groundcover Zoning

Preliminary Plant Palette

This plan represents the design style and theme of the landscape design and
planting.  These plans are preliminary and may change through the design
process.  The final planting plan may not contain all of the above plants in
the sizes as shown.  Additionally some new plant species may be used in the
final design.  This plan does however indicate the quantity of trees and the
overall level of landscape development that will be carried through with the
final design.

Final landscape design shall meet City of Merced codes and requirements
as well as Project Specific Conditions of Approval.  Final design is subject to
approval through the building permit review process.

Small Flowering Accent Shrubs - Irrigated 1-gallon plants of moderate 
growth rate, size in the 18"-48" spread and height range.

Agapanthus africanus Lily of the Nile
Hemerocallis hybridus Day Lily
Salvia nemerosa Sage
Zauschneria californica California Fuchsia

Low Groundcover - Irrigated 1-gallon evergreen low spreading groundcover
at 48"-6' o.c.
Baccharis pilularis 'Twin Peaks II' Coyote Bush
Cotoneaster dammeri 'Lowfast' Bearberry
Juniperus species (Groundcover) Juniper
Myoporum parvifolia Myoporum
Trachelospermum asiaticum Asian Jasmine

Vines
Ficus pumila Creeping Fig
Parthenocissus tricuspidata Boston Ivy
Trachelospermum jasminoides Star Jasmine

Lawn - Sodded lawn with pop-up spray irrigation designed to meet County
and WELO requirements.

No-Mow Fescue - Sodded with pop-up spray irrigation designed to meet
County and WELO requirements.

Existing Landscape - to remain and be protected in place.

Existing Lawn - to remain and be protected in place.

Irrigation backflow preventer, flow
sensor, and master valve per

County and WELO requirements

Irrigation booster pump

Dedicated irrigation water meter for
the basin park and the well site - See

civil engineer's plans

Sleeve under the street to connect
the well site irrigation to the basin

park POC

Pedestal-mount irrigation
controller and electrical power

service (from the well site)

WELO-required weather sensor on
wall or post open to the sky

Masonry or precast concrete wall
between residential lots and school

Front yard landscape to be provided
with the production front yard
landscape plans and to be installed
with each home during the home's
construction

One street tree with each 'standard' lot
and two additional trees on the side
yard of 'corner' lots - to be installed
with home

Wood lot line fencing along lot lines
and between homes 3'-7' behind the
fence of the home (parallel to the
street) - gates on the garage side on
each home

Irrigation
The entire site will be irrigated using a fully automatic system and designed to
meet the Stanislaus County's Water Efficient Landscape Ordinance (WELO).  The
irrigation system will largely be low-volume design consisting of low flow bubbers
for the shrub and groundcover areas.   There will be a limited use of pop-up
sprays or rotators for the small lawn areas at the entry.  The no-mow fescue along
the street frontage and the lawn in the basin will be irrigated with pop-up gear rotor
and/or rotator heads.  Trees will have deep root bubblers on a separate circuit
from the rest of the landscape.  A booster pump will most likely be needed for the
basin park, and potentially for the streetscape.

The system will include in-line valves, quick couplers, and gate valves.  New
irrigation controller will be Hunter, Rainbird, Irritrol, or equal and will meet the
WELO requirements of a 'Smart' controller with an integrated weather sensor.
Irrigation will be designed to be in complaince with Stanislaus County
requirements and will use equipment preferred by the County for maintenance.  A
complete irrigation design with these parameters will be provided with the
improvement plans.

Conifers
Cedrus deodara Deodar Cedar
Pinus canariensis Canary Island Pine
Pinus eldarica Mondell Pine
Thuja plicata 'Spring Glove' Western Red Cedar

Focal Point Tree
Schinus molle California Pepper
Quercus wislizeni Interior Live Oak
Platanus x acerfolia 'Bloodgood' Bloodgood London Plane
Liquidambar styraciflua 'Rotundiloba' Rotundiloba Swwet Gum

Screen Trees
Laurus nobilis 'Saratoga' Saratoga Laurel
Nyssa sylvatica Black Gum
Magnolia grandiflora 'Samuel Sommer' Southern Magnolia
Quercus ilex Holly Oak
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Existing 12" wide concrete mow curb
to remain

Existing shrubs and groundcover with
mulch

Existing precast concrete perimeter
wall

Existing storm water filtration swale
with lawn cover and pop-up spray
irrigation

Existing concrete sidewalk

New concrete sidewalk join flush and
in-line with existing

New street trees at 40' on center to
match the species that is existing to

the west - Chinese Pistache

Street trees to be spaced with street lights

Concrete mow curb to delineate
County-maintained and privately

maintained landscape

Enhanced wood lot line fence along
side yard

Narrow upright street trees at 30' on
center along side yard / entry

Narrow evergreen hedge and
flowering accent plants

Low spreading evergreen groundcover

Stone veneer pilaster

Low monument sign wall (36" - 48"
tall) with project name and enhanced

veneer materials (tile, stone, brick)

Small flowering accent trees at
10' on center - Crape Myrtle

Small row of narrow upright evergreen
accept shrubs between different tree
groups to reinforce the pattern

Low spreading evergreen groundcover
as uniform base for the conifers

Row of large conifers in wider portion
of the shrub planting - Deodar Cedar

Mid-size evergreen shrubs (4' -
6' tall) in triangular spacing

Narrow upright background trees at
25' on center

Vine covered masonry or precast
perimeter wall

Corner concrete with
accessible curb ramps per
County standards

Small lawn area on each side of entry drive
to accentuate the community entry -
Continuous 6" wide concrete mow curb

Row of narrow upright shrubs to
create a backdrop to the enhanced
planting and the monument sign

Flowering accent plants behind the
sign - 3' - 4' tall

Low flowering accent plants in front of
the sign

Strapping grass- and grass-like plants
to accentuate the entry

Storm water treatment and storage
swale with No-Mow fescue and
pop-up rotator irrigation

Storm water treatment and storage
swale with No-Mow fescue and
pop-up rotator irrigation

6" wide concrete mow curb separating
lawn and No-Mow Fescue from mulched
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County-maintained and privately

maintained landscape

Front yard landscape of residential lotSide yard landscape of residential lot
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between residential lots and school
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trees around the perimeter of the park
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Opaque sliding vehicle gate
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on the north side of the well enclosure
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match the residential front yard
landscape
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in meandering pattern around the basin
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See Sheet L0.3 for Preliminary Plant Palette and Plant Images
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Plant Photos

Pistachia chinensis
'Keith Davey'

Platanus acerifolia
'Bloodgood'

Quercus coccinea

Street Trees

Ulmus parvifolia

Cercis occidentalis Lagerstroemia indica Malus spp.

Small Flowering Trees

Cercis canadensis

Acer rubrum 'Armstrong' Geijera parviflora Ginkgo biloba
'Princeton Sentry'

Small Upright Trees

Arbutus 'Marina'

Leucophyllum frutescens
'Texas Ranger'

Ligustrum japonicum
'Texanum'

Pittosporum tobira
'Variegata'

Tall Evergreen Hedge

Rhaphiolepis indica

Cupressus sempervirens
'Tiny Towers'

Juniperus chinensis 'Spartan' Juniperus scopulorum
'Skyrocket'

Narrow Upright Shrubs

Thuja occidentalis 'Emerald'

Callistemon viminalis
'Little John'

Hesperaloe parvifolia Rosa 'Pink Flower Carpet'

Large Accent Shrubs

Salvia leucantha

Calamagrostis acutiflora
'Karl Foerster'

Dietes bicolor

Grasses / Grass-like Plants

Muhlenbergia dubia

Agapanthus africanus Hemerocallis hybridus Salvia nemerosa

Small Flowering Accent Shrubs

Zauschneria californica

Baccharis pilularis
'Twin Peaks II'

Cotoneaster dammeri
'Lowfast'

Juniperus spp.

Low Groundcover

Myoporum parvifolia

Dianella tasmanica
'Variegata'

Trees
Street Trees

Pistachia chinensis 'Keith Davey' Chinese Pistache
Platanus acerifolia 'Bloodgood' London Plane Tree
Quercus coccinea Scarlet Oak
Ulmus parvifolia Evergreen Elm
Zelkova serrata 'Village Green' Village Green Zelkova

Small Flowering Trees - Mostly located where path is adjacent to street and 
cul-de-sac connections.

Cercis canadensis Eastern Redbud
Cercis occidentalis Western Redbud
Lagerstroemia indica Crape Myrtle
Malus species Crabapple

Small Upright Trees - Mostly located between the sidewalk and existing block 
wall as a background tree behind the street trees.
Arbutus 'Marina' Strawberry Tree
Acer rubrum 'Armstrong' Armstrong Red Maple
Geijera parviflora Australian Willow
Ginkgo biloba 'Princeton Sentry' Princeton Sentry Ginkgo

Conifers
Cedrus deodara Deodar Cedar
Pinus canariensis Canary Island Pine
Pinus eldarica Mondell Pine
Thuja plicata 'Spring Glove' Western Red Cedar

Focal Point Tree
Schinus molle California Pepper
Quercus wislizeni Interior Live Oak
Platanus x acerfolia 'Bloodgood' Bloodgood London Plane
Liquidambar styraciflua 'Rotundiloba' Rotundiloba Swwet Gum

Screen Trees
Laurus nobilis 'Saratoga' Saratoga Laurel
Nyssa sylvatica Black Gum
Magnolia grandiflora 'Samuel Sommer' Southern Magnolia
Quercus ilex Holly Oak

Tall Evergreen Hedge - Irrigated 5-gallon shrubs of moderate growth rate, 
size in the 4'-6' spread and height range, minimal maintenance.
Leonitus leonurus Lion's Tail
Leucophyllum frutescens 'Texas Ranger' Texas Sage
Ligustrum japonicum 'Texanum' Waxleaf Privet
Pittosporum tobira 'Variegata' Variegated Tobira
Olea europaea 'Little Ollie' Little Ollie Olive
Rhaphiolepis indica 'White Enchantress' Indian Hawthorn

Narrow Upright Shrubs - Irrigated 5-gallon shrubs of average growth rate,
size in the 36"-5' spread and 8'-15' height range, minimal
maintenance.
Cupressus sempervirens 'Tiny Towers' Dwarf Italian Cypress
Juniperus chinensis 'Spartan' Spartan Juniper
Juniperus scopulorum 'Skyrocket' Skyrocket Juniper
Thuja occidentalis 'Emerald' American Arborvitae

Large Accent Shrubs - Irrigated 5-gallon shrubs of small to medium size and
moderate growth rate, size in the 36"-48" spread and height range,
minimal maintenance.
Callistemon viminalis 'Little John' Dwarf Bottlebrush
Hesperaloe parvifolia Red Yucca
Lantana hybridus 'Gold Rush' Gold Rush Lantana
Rosa 'Pink Flower Carpet' Flower Carpet Rose
Salvia greggi Autumn Sage

Shrub and Groundcover Zoning

Preliminary Plant Palette

This plan represents the design style and theme of the landscape design and
planting.  These plans are preliminary and may change through the design
process.  The final planting plan may not contain all of the above plants in the
sizes as shown.  Additionally some new plant species may be used in the final
design.  This plan does however indicate the quantity of trees and the overall
level of landscape development that will be carried through with the final design.

Final landscape design shall meet City of Merced codes and requirements as
well as Project Specific Conditions of Approval.  Final design is subject to
approval through the building permit review process.

Grasses / Grass-like Plants - Irrigated 1-gallon and 5-gallon perennial and
evergreen grasses and strip leaf plants planted in masses, size in the
24"-42" spread and height range.
Calamagrostis acutiflora 'Karl Foerster' Dwarf Feather Reed Grass
Dianella tasmanica 'Variegata' Flax Lily
Dietes bicolor Fortnight Lily
Lomandra longifolia 'Breeze' Dwarf Mat Rush
Muhlenbergia dubia Pine Muhly

Small Flowering Accent Shrubs - Irrigated 1-gallon plants of moderate 
growth rate, size in the 18"-48" spread and height range.
Agapanthus africanus Lily of the Nile
Hemerocallis hybridus Day Lily
Salvia nemerosa Sage
Zauschneria californica California Fuchsia

Low Groundcover - Irrigated 1-gallon evergreen low spreading groundcover
at 48"-6' o.c.
Baccharis pilularis 'Twin Peaks II' Coyote Bush
Cotoneaster dammeri 'Lowfast' Bearberry
Juniperus species (Groundcover) Juniper
Myoporum parvifolia Myoporum
Trachelospermum asiaticum Asian Jasmine

Vines
Ficus pumila Creeping Fig
Parthenocissus tricuspidata Boston Ivy
Tranchelospermum jasminoides Star Jasmine

Lawn - Sodded lawn with pop-up spray irrigation designed to meet County
and WELO requirements.

No-Mow Fescue- Sodded with pop-up spray irrigation designed to meet
County and WELO requirements.

Existing Landscape- to remain and be protected in place.

Existing Lawn- to remain and be protected in place.

Cedrus deodora Pinus eldarica Thuja plicata 'Spring Grove'

Conifer Trees

Pinus canariensis

Schinus molle Platanu x acerfolia 'Bloodgood' Liquidambar styraciflua
'Rotundiloba'

Focal Point Trees

Quercus wislizeni

Laurus nobilis 'Saratoga' Magnolia grandiflora
'Samuel Sommer'

Quercus ilex

Screen Trees

Nyssa sylvatica
Lawn No-Mow Fescue

Lawn

Ficus pumila Parthenocissus tricuspidata Trachelospermum jasminoides

Vines

No-Mow Fescue
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Monte Vista Collection- Project Description 
 
Introduction 
 
The applicant proposes a 69-lot single family residential subdivision on an 18.61-acre parcel within the Denair Community 
Plan. The project is referred to as Monte Vista Collection.   
 
The 18.61-acre parcel is currently being farmed.  Two residential units and accessory buildings (i.e., barn and garage) are 
located onsite. 
 
Location 
 
Address: 3531 E. Monte Vista Avenue, Denair California 
Assessor Parcel Map: 024-012-009 
 
Project Characteristics 
 
The proposed project would subdivide the single parcel into 69 single-family residential lots, a park/basin lot, a water well 
lot, and two landscaped lots along E. Monte Vista Avenue.  The project will continue the same swale and landscaping to 
the west of the project, along the project’s E. Monte Vista Avenue frontage. 
 
The park/basin and well site will act as a buffer to agricultural uses to the north.  It should be noted that the land use to the 
north is identified as “Urban Transition,” recognizing its potential for future non-agricultural development.  A stubbed street 
is terminated at the project’s northern boundary to provide future access to this northern property. 
 
A mobile home park and single family lots on Haven Way are located along the project’s western boundary.  The Denair 
High School sport fields are located to the east of the project. 
 
Access to the site will be from E. Monte Vista Avenue. 
 
Off-site Improvements:  The project applicant proposes to extend an offsite sidewalk from the project’s southeast corner 
approximately 650 feet along the north side of E. Monte Vista Avenue to the driveway near the southwest corner of the 
Denair High School Football Stadium.  This will complete a sidewalk facility from the project to the Denair School District 
facilities. 
 
General Plan Designation 
 
No General Plan Amendment being requested.  General Plan designation to remain Low-Density Residential. 
 
Community Plan Designation 
 
Change from Residential - Estate to Residential – Low. 
 
Zoning 
 
Rezone from R-A to Planned Development (PD).  See note below regarding Design Standards. 
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Planned Development Design Standards 
 
The project’s design will be in accordance with Stanislaus County R-1 Zoning District, with the following exception: 
 

• For aggregate building coverage, maximum fifty percent (50%) of lot area.   
 
Reason for deviation in lot coverage within R-1 zoning (40% to 50%) is to allow more flexibility with single-story 
home designs that include covered patio areas and allow for a greater number of single-story homes to be plotted 
throughout project site. 

 
Findings for Community Plan Amendment and Rezone 
 

No General Plan Amendment is being requested as part of this application.   
 
An Amendment to the Denair Community Plan is being requested so the subject parcel designation can be consistent 
with the General Plan designation.  The General Plan designation for this parcel is Low-Density Residential.  The Denair 
Community Plan shows a designation of Estate Residential (ER) which allows residential building intensities not to 
exceed one unit per three acres.  Building intensity is normally zero to one unit per three acres.  The text of the land 
use element (page I-23) states the ER designation is appropriate for use with the R-A (Rural Residential) zone.   
 
The ER designation was used extensively on the northerly, easterly and westerly edges of Denair. This was done to 
express the community desire to have ranchette type uses on its fringes, buffering the town from surrounding farmland 
and from the City of Turlock. 
 
This vision of ER designation on a portion of the western edge of the Denair Community has been altered by the 
construction of the Country Esquire Estates Mobile Home Park (designated Medium Density in the General Plan) and 
15 single family units built on Haven Way on land designated Medium-High Density in the General Plan.  Both properties 
front onto the eastern side of N. Warning Road, north of E. Monte Vista Avenue.  The Project is located to the east of 
these parcels.  
 
This low density, single family residential project, known as Monte Vista Collection (69 single family lots on 18.61 acres) 
is consistent with the designated land use as shown in the County General Plan and through its design, by way of a 
Planned Development zoning, strives to preserve the small town atmosphere through the following aspects of the 
project, despite amending the Community Plan from ER to Residential Low: 
 
a. The lots are on average 60 feet by 130 feet (square footages range from 7,223 s.f. to 8,366 s.f.) and will provide 

ample space to build a mix of single-story and two-story units with design elements like covered patio areas and 
large rear yards that will help perfect a ranchette-type theme in the new subdivision. 
 

b. The project will yield 3.7 units per acre.  Consistent with both R-A and R-1 zoning (both have building intensities of 
0 to 8 DU/AC). 
 

c. The Project will remain consist with the frontage improvements along E. Monte Vista Avenue by carrying the design 
of the Haven Way Project’s landscaping and wall architecture along the Monte Vista Collection Project’s frontage.  
The Haven Way project at the northeast corner of N. Waring and E. Monte Vista Avenue recognized this area as 
being a “Gateway” into and out of the Denair Community and we agree with that sentiment and want to carry that 
look further east into Denair.   
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d. Improve pedestrian circulation to existing residential units west of the project site, as well as the Project’s future 
residents, by constructing a sidewalk along the northern side of E. Monte Vista Avenue from the Project to the High 
School and the existing sidewalk on E. Monte Vista Avenue. 

 
 
Basin / Park Discussion 

 

The project conforms to the County’s parkland dedication by providing 1.5 acres of park. The project will have an 
approximate population of 213 people based on the 3.08 persons per unit listed in the Stanislaus County General 
Plan. Using this calculation, a minimum of 0.64 acres of park land is required. 

 

The overall design for the basin park at the Monte Vista Collection project includes recreation amenities that 
support the storm drainage treatment and function of the basin park while providing dual-use recreation function 
as well.   

 

The following are key elements of the basin park design: 

 

1. The majority of the basin is covered in lawn for active and passive recreation by the neighborhood.  There 

is a good size linear-shaped lawn-covered basin bottom for informal sports and lawn-covered side slopes 

for fun family recreation as well.  Trees are kept to the perimeter to maximize the recreational 

opportunities.  

2. The lawn area has been maximized to provide as great deal of recreation potential, while maintaining a 

balance of shrub and groundcover around the perimeter for aesthetic, shade, and visual and functional 

screening/buffering. 

3. The design provides for a concrete walkway around the perimeter of the basin (remaining relatively level 

at the street-level for accessibility by all) with benches and accessible companion seating.  This allows for 

circuit walking and just a nice place for walking the dog.  There are five benches around the perimeter. 

4. The perimeter of the basin park adjacent to the agriculture to the north and the school to the east 

incorporates screen trees, dense shrubs, and vines on the fence to screen the perimeter land uses and 

keep the focus within the basin park.  The trees also provide for summer shade for the benches on the 

perimeter walkway. 

 
Schedule 
 

The following is an anticipated schedule (but is subject to change): 
 

• Project Entitlements (i.e., Tentative Map Approval) – 4th Quarter of 2021 

• Improvement Plan Approval – 2nd Quarter of 2022 

• Start Site Work – 3rd Quarter of 2022 

• Start Model Complex – 2nd Quarter of 2023 

• Start Sales – 3rd Quarter of 2023 

• Complete Sales – 1st Quarter of 2025 
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