
THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
BOARD ACTION SUMMARY 

DEPT: Planning and Community Development BOARD AGENDA #: 6:35p.m. 

AGENDA DATE: Deeember 20, 2016 
SUBJECT: 
Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
General Pian Amendment and Rezone Applieation No. PLN2016-0031 - Don's RV Center, 
Leeated on the East Side of Rohde Road, Between Esmar Road and Hepburn Way, in the 
Keyes Area (APN 041-023-050) and Adoption of a Mitigated Negative Deelaration 

BOARD ACTION AS FOLLOWS: 
No. 2016-658 

On motion of Supervisor _ 9_hjE!_!~~- _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ , Seconded by Supervisor _,{\@J.r9.W. _______________ _ 
and approved by the following vote, 
Ayes: Supervisors: Q'f3ILe_n_,_CbLe_s_a_,_\!YjthJ9W_, _QefYI_C!r!iDl,_qiJQ _Gb9ii01_C!Il MQotejth ____________________________ _ 

Noes: Supervisors: _____________ ~9P_~--------------------------------------------------------------
Excused or Absent: Supervisors: NQ.Il~ _____________________________________________________________ _ 
Abstaining: Supervisor: ________ -~9!1.? ______________________________________________________________ _ 

1) X Approved as recommended 
2) Denied 
3) Approved as amended 
4) Other: 

MOTION: 

INTRODUCED, WAIVED THE READING, AND ADOPTED ORDINANCE C.S. 1185 

ATTEST: PAM VILLARREAL, Assistant elerk File No. ORD-55-Y -3 



THE BOARD OF SUPERVISORS OF THE COUNTY OF STANISLAUS 
AGENDA ITEM 

DEPT: Planning and Community Development BOARD AGENDA #: 6:35p.m. 
Urgent 0 Routine ® · 

t AGENDA DATE: Deeember 20, 2016 

CEO CONCURRENCE: 4/5 Vote Required: Yes 0 No® 

SUBJECT: 
Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
General Pian Amendment and Rezone Applieation No. PLN2016-0031 - Don's RV Center, 
Leeated on the East Side of Rohde Road, Between Esmar Road and Hepburn Way, in the 
Keyes Area (APN 041-023-050) and Adoption of a Mitigated Negative Deelaration 

STAFF RECOMMENDATIONS: 

1. Adopt the Mitigated Negative Declaration pursuant to CEQA Guidelines Seetion 
15074(b), by finding that on the basis ofthe whole reeord, ineluding the lnitial Study and 
any eomments reeeived, that there is no substantial evidenee the projeet will have a 
signifieant effeet on the environment and that the Mitigated Negative Declaration refleets 
Stanislaus County's independent judgment and analysis. 

2. Order the filing of a Notiee of Determination with the Stanislaus County Clerk 
Reeorder's Offiee pursuant to Publie Resourees Code Seetion 21152 and CEQA 
Guidelines Seetion 15075. 

3. Find, based on the diseussion in this report, and the whole of the reeord that: 

(a) The General Pian Amendment will maintain a logieal land use pattern without 
detriment to existing and planned land uses. 

(b) The County and other affeeted governmental ageneies will be able to maintain 
levels of serviee eonsistent with the ability of the governmental ageneies to 
provide a reasonable level of serviee. 

(e) The amendment is eonsistent with theGeneralPian goals and polieies. 

4. Find that the proposed Planned Development zoning is eonsistent with the Planned 
Development General Pian designation. 

5. Approve General Pian Amendment and Rezone Applieation No. PLN2016-0031 - Don's 
RV Center, subjeet to the attaehed Development Standards and Development 
Sehedule. 

6. lntroduee, waive the reading, and adopt an ordinanee for the approved Rezone 
Applieation No. PLN2016-0031 - Don's RV Center. 
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Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
General Pian Amendment and Rezone Applieation No. PLN2016-0031 - Don's RV Center, 
Loeated on the East Side of Rohde Road, Between Esmar Road and Hepburn Way, in the 
Keyes Area (APN 041-023-050) and Adoption of a Mitigated Negative Deelaration 

DISCUSSION: 

This is a request to amend the Keyes Community Pian designation and the zoning designation 
of a 4.87± aere pareel from Medium Density Residential to Commereial and from A-2-1 0 to 
Planned Development (PD) zoning, to allow the establishment of a reereational vehicle (RV) 
sales yard. The proposed RV sales yard is an expansion of the existing Don's RV Center, 
Iaeated adjaeent to the projeet's northern property Iine. 

The site is Iaeated at 4872 Rohde Road, south of Esmar Road, north of Hepburn Way, just 
east of State Route 99 in the Keyes area, within the boundaries of the Keyes Community Pian. 
The projeet site is eurrently vaeant. The existing Don's RV Center operatien and the Western 
Mobile Plaza mobile home park are Iaeated to the north, ranehettes and single-family 
residential development are Iaeated to the south, State Route 99 and industrial development 
are Iaeated to the west, and orehards and row erops are Iaeated to the east of the projeet site. 
The eity of Ceres is Iaeated approximately % mile north of the projeet site. 

The projeet proposes to develop the site in three phases, ultimately adding 101 RV parking 
spaees to the existing operation. Approximately one aere of the eastern most partion of the 
site is not ineluded in this request and will remain undeveloped. 

Phase One: Phase One, proposed to be eompleted within 18 months of projeet approval, 
would include 30 RV parking spaees along the frontage of Rohde Road, feneing and 
landseaping of the entire perimeter, a new driveway for the purposes of improved safety and 
eireulation between the projeet site and the adjaeent Don's RV Center site, two new gates, four 
parking lot lights, and a surveillanee system eonsistent with the existing Don's RV Center site 
to the north (total of 30,686 square feet). The aeeess path from the existing Don's RV site to 
the new RV parking spaees will be paved, including all driveway aisles. The RV spaees 
themselves, will not be paved until eompletion of Phase Three. 

Phase Two: Phase Two, proposed to be eompleted within 30 months of projeet approval, 
would include 71 additional RV parking spaees, seven additional parking lot lights, inelusive of 
an expanded surveillanee system for the new spaees (total of 133,547 square feet). The 
aeeess path from the existing Don's RV site to the new RV parking spaees will be paved, 
ineluding all driveway aisles. The RV spaees themselves, will not be paved until eompletion of 
Phase Three. 

Phase Three: Phase Three, proposed to be eompleted within 36 months of projeet approval, 
would inelude asphalt paving of the spaees ineluded in both Phase One and Two of the 
projeet. 

The existing Don's RV Center, Iaeated adjaeent to the projeet site to the north, is eurrently 
improved with a two-story offiee, merehandise display, shop, and storage building with 
employee and eustomer restrooms. The remainder of the existing Don's RV site includes 
perimeter feneing, lighting, RV sales display parking, eustomer and employee parking, and an 
illuminated pole sign for the business. The proposed projeet will expand the RV sales display 
parking area of the existing operation. No struetures are proposed as part of this projeet, as all 
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Publie Hearing to Consider the Planning Commission's Reeommendation for Approval of 
General Pian Amendment and Rezone Applieation No. PLN2016-0031 - Don's RV Center, 
Leeated on the East Side of Rohde Road, Between Esmar Road and Hepburn Way, in the 
Keyes Area (APN 041-023-050) and Adoption of a Mitigated Negative Deelaration 

requirements for eustomer and employee parking, offiees, and restrooms are already provided 
by the existing Don's RV site. 

Hours of operatien are proposed to be in eonjunetion with the existing Don's RV Center, whieh 
are Monday through Sunday, 9:00 a.m. to 6:00 p.m. The number of employees is also 
proposed to remain the same as the existing operation, whieh includes 10 employees on a 
maximum shift. One to four additional truek deliveries per day are estimated to be assoeiated 
with the proposed operatienai expansion. The projeet proposes aeeess to the expanded 
parking area from the existing entry on Rohde Road. The projeet also proposes a new 
driveway on Rohde Road from the projeet site for emergeney vehiele aeeess and aeeess from 
the existing Don's RV Center to the projeet site. 

As deseribed above, this projeet is a request to expand the existing Don's RV Center, Iaeated 
adjaeent to the projeet's northern property Iine. lf in the future, the site would like to operate 
independently of the existing Don's RV Center site, the appropriate land use permission, in 
aeeordanee with Seetion 21.40.080 of the Stanislaus County Code, must be obtained. This 
would inelude but not be limited to: meeting standards for appropriate sewage disposal, 
publie/private water system, ADA requirements, and on-site restrooms and parking. 

On November 17, 2016, the Planning Commission held a publie hearing to eonsider the 
applieation. No one spoke in opposition of the projeet. David Hoberg, with DF Engineering, 
spoke in favor of the projeet. On a 5-0 vote, the Planning Commission reeommended that the 
Board of Supervisors approve the request as proposed. 

The Keyes Community Pian ineludes a Mitigation Monitoring Pian for development within the 
Keyes Community Pian area. Mitigation Measures applieable to this projeet are included as 
Development Standards, as they are routine in nature and do not impaet the environmental 
impaets from the projeet. One of the Keyes Community Pian Mitigation Measures, regarding 
traffie impaet fees, is ineorporated into the Mitigation Monitoring Pian for the projeet, as it 
reduees potential transpartatien and traffie impaets from the projeet to less than signifieant. 

The proposed ehange in General Pian designation will maintain a logieal land use pattern as 
the projeet will be an expansion of an existing business and is eonsistent with the Keyes 
Community Pian in terms of where eommercial uses should be loeated. The proposed projeet 
will not be extending the eurrent Community Pian boundaries or ehanging the Land Use 
designation of the General Pian and is eonsistent with existing surrounding uses. The projeet 
is not Iaeated on the County's most produetive agrieultural lands and will not negatively impaet 
surrounding uses or agrieultural operations. Staff believes the findings required for a General 
Pian Amendment ean be made. 
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Publie Hearing to Consider the Planning Commission's Recommendation for Approval of 
General Pian Amendment and Rezone Application No. PLN2016-0031 - Don's RV Center, 
Located on the East Side of Rohde Road, Between Esmar Road and Hepburn Way, in the 
Keyes Area (APN 041-023-050) and Adoption of a Mitigated Negative Declaration 

POLICY ISSUE: 

ln order to consider an amendment to the General Pian and a rezone request, the Board of 
Supervisors must hold a public hearing. The proposed project is consistent with the property's 
existing General Pian designation of Planned Development. Changing the project site's 
designation in the Keyes Community Pianfrom Medium Density Residential to Commercial will 
result in consistency between the General Pian and Community Pian Designations for the site. 

FISCAL IMPACT: 

ln accordance with the adopted Department of Planning and Community Development Fee 
Schedule, this project is subject to payment of "actual cost" for processing. Ali costs 
associated with this project have been paid by the applicant and there is no General Fund cost 
impact. 

BOARD OF SUPERVISORS' PRIORITY: 

The proposed project is consistent with the Board's priorities of A Well Planned lnfrastructure 
System and A Strong Local Economy by providing a land use determination consistent with the 
overall goals and policies of the Stanislaus County General Pian. 

STAFFING IMPACT: 

Planning and Community Development staff is responsible for preparing all reports associated 
with this request and there are no staffing impacts associated with this item. 

CONTACT PERSON: 

Angela Freitas, Planning and Community Development Director Telephone: (209) 525-6330 

ATTACHMENTS: 

1. Planning Commission Staff Report, November 17, 2016 
2. Planning Commission Minutes, November 17, 2016 (Excerpt) 
3. Draft Ordinance and Sectional District Map 
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ATTACHMENT 1 

STANISLAUS COUNTY PLANNING COMMISSION 

November 17, 2016 

STAFF REPORT 

GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2016-0031 
DON'S RV CENTER 

REQUEST: TO AMEND THE KEYES COMMUNITY PLAN DESIGNATION AND THE ZONING 
DESIGNATION ON A 4.87± ACRE PARCEL FROM MEDIUM DENSITY 
RESIDENTIAL TO COMMERCIAL AND FROM A-2-10 TO PLANNED 
DEVELOPMENT {PD) ZONING, TO ALLOW THE ESTABLISHMENT OF A 
RECREATIONAL VEHICLE {RV) SALES YARD. 

ApplicanVProperty Owner: 
Location: 

Section, Township, Range: 
Supervisorial District: 
Assessor's Parcel: 
Referrals: 

Area of Parcel(s): 
Water Supply: 
Sewage Disposal: 
General Pian Designation: 
Community Pian Designation: 
Existing Zoning: 
Sphere of lnfluence: 
Williamson Act Contract No.: 
Environmental Review: 
Present Land Use: 
Surrounding Land Use: 

RECOMMENDATION 

APPLICATION INFORMATION 

Donald P. Clark, Clark Family Properties LLC 
4872 Rohde Road, between Esmar Road and 
Hepburn Way, just east of State Route 99, in the 
Keyes area. 
24-4-9 
Two (Supervisor Chiesa) 
041 -023-050 
See Exhibit H 
Environmental Review Referrals 
4.87 acres 
Private well 
Private septic/leach system 
Planned Development 
Medium Density Residential 
A-2-1 0 (General Agriculture) 
N/A 
N/A 
Mitigated Negative Declaration 
Vacant 
An existing RV sales business and the Western 
Mobile Plaza mobile home park to the north; 
ranchettes and single-family residential development 
to the south; State Route 99 and industrial 
development to the west; and orchards and row crops 
to the east. 

Staff recommends the Planning Commission provide a recommendation of approval to the Board of 
Supervisors, based on the discussion below and on the whole of the record provided to the County. 
Exhibit A provides an overview of the findings and actions required for project approval. 
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GPA REZ PLN2016-0031 
Staff Report 
November 17, 2016 
Page 2 

PROJECT DESCRIPTION 

This is a request to amend the Keyes Community Pian designation and the zoning designation ota 
4.87± aere pareel trom Medium Density Residential to Commereial and trom A-2-1 0 to Planned 
Development (PD) zoning, to allow the establishment ota reereational vehicle (RV) sales yard. The 
proposed RV sales yard is an expansion ot the existing Don's RV Center, Iaeated adjaeent to the 
projeet's northern property Iine. The projeet proposes to develop thesitein three phases, ultimately 
adding 105 RV parking spaees to the existing operatien. Approximately one aere ot the eastern 
most portion ot the site is not ineluded in this request and will remain undeveloped. 

Phase One: Phase One, proposed to be eompleted within 18 months ot projeet approval, would 
inelude 30 RV parking spaees along the trontage ot Rohde Road, teneing and landseaping ot the 
entire perimeter, a new driveway tor the purposes ot improved satety and eireulation between the 
projeet site and the adjaeent Don's RV Center site, two new gates, tour parking lot lights, and a 
surveillanee system eonsistent with the existing Don's RV Center site to the north (total ot 30,686 
square teet). The aeeess path trom the existing Don's RV site to the new RV parking spaees will be 
paved, ineluding all driveway aisles. The RV spaees themselves, will not be paved until eompletion 
ot Phase Three. 

Phase Two: Phase Two, proposed to be eompleted within 30 months ot projeet approval, would 
inelude 71 additional RV parking spaees, seven additional parking lot lights, inelusive ot an 
expanded surveillanee system tor the new spaees (total ot 133,547 square teet). The aeeess path 
trom the existing Don's RV site to the new RV parking spaees will be paved, ineluding all driveway 
aisles. The RV spaees themselves, will not be paved until eompletion ot Phase Three. 

Phase Three: Phase Three, proposed to be eompleted within 36 months of projeet approval, would 
include asphalt paving of the spaees ineluded in both Phase One and Two of the projeet. 

The existing Don's RV Center, Ieeated adjaeent to the projeet site to the north, is eurrently improved 
with a two-story offiee, merehandise display, shop, and storage building with employee and 
eustomer restrooms. The remainder of the existing Don's RV site includes perimeter feneing, 
lighting, RV sales display parking, eustomer and employee parking, and an illuminated pole sign for 
the business. The proposed projeet will expand the RV sales display parking area of the existing 
operation. No struetures are proposed as part of this projeet, as all requirements for eustomer and 
employee parking, offiees, and restrooms are already provided by the existing Don's RV site. 

Hours of operatien are proposed to be in eonjunetion with the existing Don's RV Center, whieh are 
Monday through Sunday, 9:00 a.m. to 6:00 p.m. The number of employees is also proposed to 
remain the same as the existing operation, whieh includes 10 employees on a maximum shift. One 
(1) to four (4) additional truek deliveries per day are estimated to be associated with the proposed 
operatienai expansion. The projeet proposes aeeess to the expanded parking area from the existing 
entry on Rohde Road. The projeet also proposes a new driveway on Rohde Road from the projeet 
site for emergeney vehicle aeeess and aeeess trom the existing Don's RV Center to the projeet site. 

As deseribed above, this projeet is a request to expand the existing Don's RV Center, Ieeated 
adjaeent to the projeet's northern property Iine. lt in the future, the site would like to operate 
independently of the existing Don's RV Center site, the appropriate land use permission, in 
aeeordanee with Seetion 21.40.080 of the Stanislaus County Zoning Ordinanee, must be obtained. 
This would inelude but not be limited to: meeting standards for appropriate sewage disposal, 
publie/private water system, ADA requirements, and on-site restrooms and parking. 
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GPA REZ PLN2016-0031 
Staff Report 
November 17, 2016 
Page 3 

SITE DESCRIPTION 

The site is Iaeated at 4872 Rohde Road, south of Esmar Road, north of Hepburn Way, just east of 
State Route 99 in the Keyes area, within the boundaries of the Keyes Community Pian. The project 
site is currently vacant. 

The existing Don's RV Center operation and the Western Mobile Plaza mobile home park are 
Iaeated to the north, ranchettes and single-family residential development are Iaeated to the south, 
State Route 99 and industrial development are Iaeated to the west, and orchards and row crops are 
Iaeated to theeast of the project site. The City of Ceres is Iaeated approximately V2 mile north of the 
project site. 

ISSUES 

No issues with this project request have been identified. 

GENERAL PLAN CONSISTENCY 

The General Pian designation of the proposed project site is Planned Development, which is 
consistent with the activities proposed by the project. However, this project is designated as 
Medium Density Residential in the Keyes Community Pian, which is not consistent with the activities 
proposed by the project. A General Pian Amendment is required to change the Keyes Community 
Pian designation from Medium Density Residential to Commercial. 

The Keyes Community Pian states that, "with the exception of an established mobile home park 
Iaeated north of Turlock lrrigation District's (TID) Upper Lateral 22, Medium and Medium High 
Density land use designations are moved from the periphery of Keyes to the interior of the 
community. Establishment of Medium and Medium High Density housing adjacent to the 
community's commercial districts and public amenities will accommodate long-range housing needs 
for the community and County, while encouraging a compact community form." This indicates that 
the intent of the Keyes Community Pian was to maintain residential uses within the interior of Keyes; 
however, the project site was designated as Medium Density Residential due to it adjoining the 
existing mobile home park, which is Iaeated on the northern boundary of the Keyes Community Pian. 
The Community Pian also states that, "Highway Commercialland use designation adjacent to the 
State Route 99/Keyes Road lnterchange is intended to provide for and promote concentration of 
commercial uses serving the needs of the traveling public". The proposed project runs parallel to 
State Route 99 and is visible from the Highway. The project is considered to be consistent with the 
intent of the Keyes Community Pian to concentrate commercial uses on properties Iaeated adjacent 
and parallel to State Route 99. 

ln accordance with the criteria laid out in the General Pian, General Pian Amendments affect the 
entire County and must be evaluated in terms of the project's impacts to the economic, physical, and 
social well-being of the County in general. The County in reviewing General Pian Amendments shall 
consider the additional costs to the County that might be anticipated and how levels of public and 
private service might be affected. ln order to approve a General Pian Amendment, three (3) findings 
must be made: 

1. The General Pian Amendment wi/1 maintain a logicalland use pattern without detriment to 
existing and planned land uses. 
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GPA REZ PLN2016-0031 
Staff Report 
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Page 4 

2. The County and other affected government agencies wi/1 be able to maintain levels of 
service consistent with the ability ofthe government agencies to provide a reasonable level 
of service. 

3. The amendment is consistent with the General Pian goals and policies. 

The proposed ehange in General Pian designation will maintain a logieal land use pattern as the 
projeet will be an expansion of an existing business and is eonsistent with the Keyes Community 
Pian in terms of where eommereial uses should be loeated. The proposed projeet will not be 
extending the eurrent Community Pian boundaries or ehanging the Land Use designation of the 
General Pian and is eonsistent with existing surrounding uses. Effeetive and reasonable levels of 
serviee will be maintained. Applieable General Pian polieies to review the projeet for eonsisteney 
with the General Pian are diseussed below. 

The Land Use Element of the General Pian identifies the Planned Development land use 
designation as being intended for land whieh, beeause of demonstrably unique eharaeteristies, may 
be suitable for a variety of uses without detrimental effeets on other property. 

Goal Two, Poliey Fourteen, lmplementation Measure 1 of the Land Use Element requires all 
development proposals that require diseretionary aetion to be earefully reviewed to ensure that 
approval will not adversely affeet an existing agrieultural area and to ensure eompatibility between 
land uses. 

Goal Three, Poliey 19 of the Land Use Element states that the County shall aeeommodate the siting 
of industries with unique requirements. 

To proteet the long-term health of loeal agrieulture by minimizing eonfliets resulting from normal 
agrieultural praetiees as a eonsequenee of new or expanding uses approved in or adjaeent to the A-
2 (General Agrieulture) zoning distriet, Appendix "A" of the Agrieultural Element requires a buffer 
between agrieultural and non-agrieultural uses. The projeet is not subjeet to the Buffer and Setbaek 
Guidelines as it proposes parking only, whieh is an approved use within a buffer area. 

The property is surrounded by mostly non-agrieultural and urban uses ineluding: the existing Don's 
RV Center and Mobile Plaza mobile home park, Ieeated north of the projeet site; TID Lateral No. 2.5, 
and a low density residential subdivision, Ieeated to the south; and Rohde Road, and Highway 99, 
Ieeated to the west. A number of pareels in agrieultural produetion, generally 40 aeres and under in 
size, are Ieeated north and east of the mobile home park, and west of Highway 99. However, a 
number of non-ag uses are Ieeated between the site and existing ag uses. The 6.44 aere pareel 
Ieeated to theeast is zoned A-2-1 0 (General Agrieulture) and is also owned by the applieant. 

The proposed projeet is eonsistent with the property's existing General Pian designation of Planned 
Development. Changing the projeet site's designation in the Keyes Community Pianfrom Medium 
Density Residential to Commereial will result in eonsisteney between the General Pian and 
Community Pian Designations for the site. Additionally, the site is not included in the vaeant sites 
inventory for the 2016 Stanislaus County Housing Element, whieh eovers the 51

h eyele Regional 
Housing Needs Alloeation (RHNA) for the County and will therefore not impaet the County's ability to 
meet their RHNA. The projeet is not Ieeated on the County's most produetive agrieulturallands and 
will not negatively impaet surrounding uses or agrieultural operations. Therefore, staff believes the 
findings required for a General Pian Amendment ean be made. 
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ZONING ORDINANCE CONSISTENCY 

This project is also requesting a change in the zoning designation of the parcel from A-2-1 0 
(General Agriculture) to P-0 (Pianned Development). To approve a Rezone, the Planning 
Commission must find that it is consistent with the General Pian. Land within a Planned 
Development designation should be zoned A-2 (General Agriculture) until development occurs 
through Planned Development zoning. ln this case, if the requested change in General Pian 
designation is approved, the zoning designation of Planned Development would subsequently be 
consistent with the General Pian. 

ENVIRONMENTAL REVIEW 

Pursuant to the California Environmental Quality Act (CEQA), the proposed project was circulated to 
all interested parties and responsible agencies for review and comment and no significant issues 
were raised. (See Exhibit H - Environmental Review Referra/s.) 

The Keyes Community Pian includes a Mitigation Monitoring Pian for development within the Keyes 
Community Pian area. Mitigation Measures applicable to this project are included as Development 
Standards, as they are routine in nature and do not impact the environmental impacts from the 
project. One of the Keyes Community Pian Mitigation Measures, regarding traffic impact fees, is 
incorporated into the Mitigation Monitoring Pian for the project, as it reduces potential transpartatien 
and traffic impacts from the project to less than significant. A Mitigated Negative Declaration has 
been prepared for approval prior to action on the project itself. (See Exhibit F- Mitigated Negative 
Declaration.) Development Standards reflecting referral responses have been placed on the 
project. (See Exhibit C- Development Standards.) 

****** 

Note: Pursuant to California Fish and Game Code Section 711 .4, all project applicants subject to 
the California Environmental Quality Act (CEQA) shall pay a filing fee for each project; therefore, the 
applicant will further be required to pay $2,267.25 for the California Department of Fish and Wildlife 
(formerly the Department of Fish and Game) and the Clerk Recorder filing fees. The attached 
Conditions of Approval ensure that this will occur. 

Contact Person: Kristin Doud, Associate Planner, (209) 525-6330 

Attachments: 
Exhibit A­
Exhibit B­
Exhibit C­
Exhibit D­
Exhibit E­
Exhibit F­
Exhibit G­
Exhibit H-

Findings and Actions Required for Project Approval 
Maps 
Development Standards 
Development Schedule 
lnitial Study 
Mitigated Negative Declaration 
Mitigation Monitoring Pian 
Environmental Review Referral 

1:\PLANNING\STAFF REPORTS\GPA\2016\GPA & REZ PLN2016-0031 · OON"S RV CENTER, INC\PLANNING COMMISSION\NOVEMBER 17, 2016\STAFF REPORDSTAFF 
REPORT.DOC 
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Exhibit A 
Findings and Actions Required for Project Approval 

NOTE: The proposed project must obtain approval from the Stanislaus County Board of Supervisors 
to be permitted. The Planning Commission maymakea recommendation to the Board. Should the 
Commission support the project, the Commission may recommend the following: 

1. Adopt the Mitigated Negative Declaration pursuant to CEQA Guidelines Section 15074(b), 
by finding that on the basis of the whole record, including the lnitial Study and any comments 
received, that there is no substantial evidence the project will have a significant effect on the 
environment and that the Mitigated Negative Declaration reflects Stanislaus County's 
independent judgment and analysis. 

2. Order the filing of a Notice of Determination with the Stanislaus County Clerk Recorder's 
Office pursuant to Publie Resources Code Section 21152 and CEQA Guidelines Section 
15075. 

3. Find, based on the discussion in this report, and the whole of the record that: 

(a) The General Pian Amendment will maintain a logical land use pattern without 
detriment to existing and planned land uses. 

(b) The County and other affected governmental agencies will be able to maintain levels 
of service consistent with the ability of the governmental agencies to provide a 
reasonable level of service. 

(c) The amendment is consistent with the General Pian goals and policies. 

4. Find that the proposed Planned Development zoning is consistent with the Planned 
Development General Pian designation. 

5. Approve General Pian Amendment and Rezone Application No. PLN2016-0031 - Don's RV 
Center, subject to the attached Development Standards and Development Schedule. 

6. lntroduce, waive the reading, and adopt an ordinance for the approved Rezone Application 
No. PLN2016-0031 - Don's RV Center. 
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DRAFT 

NOTE: Approval of this application is valid only if the following development standards are 
met. This permit shall expire unless activated within 18 months of the date of approval. ln 
order to activate the permit, it must be signed by the applicant and one of the following 
actions must occur: (a) a valid building permit must be obtained to construct the necessary 
structures and appurtenances; or, (b) the property must be used for the purpose for which 
the permit is granted. (Stanislaus County Ordinance 21.1 04.030} 

DEVELOPMENTSTANDADRS 
GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2016-0031 

DON'S RV CENTER 

Department of Piannina and Community Development 

1. Use(s) shall be conducted as described in the application and supporting information 
(including the plot pian) as approved by the Planning Commission and/or Board of 
Supervisors and in accordance with other laws and ordinances. 

2. Pursuant to Section 711.4 of the California Fish and Game Code (effective January 1, 2016), 
the applicant is required to pay a California Department of Fish and Wildlife (formerly the 
Department of Fish and Game) fee at the time of filing a "Notice of Determination." Within 
five (5) days of approval of this project by the Planning Commission or Board of Supervisors, 
the applicant shall submit to the Department of Planning and Community Development a 
check for $2,267.25, made payable to Stanislaus County, for the payment of California 
Department of Fish and Wildlife and Clerk Recorder filing fees. 

Pursuant to Section 711.4 (e) (3) of the California Fish and Game Code, no project shall be 
operative, vested, or final, nor shalllocal government permits for the project be valid, until 
the filing fees required pursuant to this section are paid. 

3. Developer shall pay all Publie Facilities lmpact Fees and Fire Facilities Fees as adopted by 
Resolution of the Board of Supervisors. The fees shall be payable at the time of issuance of 
a building permit for any construction in the development project and shall be based on the 
rates in effect at the time of building permit issuance. 

4. The applicant/owner is required to defend, indemnify, or hold harmless the County, its 
officers, and employees from any claim, action, or proceedings against the County to set 
aside the approval of the project which is brought within the applicable statute of limitations. 
The County shall promptly notify the applicant of any claim, action, or proceeding to set 
aside the approval and shall cooperate fully in the defense. 

5. Ali exterior lighting shall be designed (aimed down and toward the site) to provide adequate 
illumination without a glare effect. This shall include, but not be limited to, the use of 
shielded light fixtures to prevent skyglow (light spilling into the night sky) and the installation 
of shielded fixtures to prevent light trespass (glare and spilllight that shines onto neighboring 
properties). The placement and design of light fixtures shall be approved by the Planning 
Department prior to installation. 
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6. Should any archeological or human remains be discovered during development, work shall 
be immediately halted within 150 feet of the find until it can be evaluated by a qualified 
archaeologist. lf the find is determined to be historically or culturally significant, construction 
may not continue until appropriate mitigation measures to protect and preserve the resource 
shall be formulated and implemented. The Central California lnformation Center shall be 
notified if the find is deemed historically or culturally significant. 

7. Any construction resulting from this project shall comply with standardized dust controls 
adopted by the San Joaquin Valley Air Pollution Control District (SJVAPCD) and may be 
subject to additional regulations/permits, as determined by the SJVAPCD. 

8. Prior to issuance of a grading/building permit or onset of the use, a landscaping pian 
indicating pian species, initial size, location and method of irrigation shall be approved by the 
planning director, or designee, prior to issuance of any building permit. Alllandscaping shall 
be in compliance with County Code and California Model Water Efficiency Landscape 
Ordinance and utilize "gateway treatments" in areas visible from State Route 99, Keyes 
Road, and Golden State Boulevard. Landscaping shall be used to "blend" the storm water 
facilities into the site. 

The applicant, or subsequent property owner(s), shall be responsible for maintaining 
landscape plants in a healthy and attractive condition. Dead or dying plants shall be 
replaced with materials of equal size and similar variety. 

9. A sign pian for all proposed on-site signs indicating the location, height, area of the sign(s), 
and message must be approved by the Planning Director or appointed designee(s) prior to 
installation. No pole signs shall be approved. 

10. The Department of Planning and Community Development shall record a Notice of 
Administrative Conditions and Restrictions with the County Recorder's Office within 30 days 
of project approval. The Notice includes: Conditions of Approvai/Development Standards 
and Schedule; any adopted Mitigation Measures; and a project area map. 

11. Pursuant to the federal and state Endangered Species Acts, prior to construction, the 
developer shall be responsible for contacting the US Fish and Wildlife Service and California 
Department of Fish and Game to determine if any specialstatus plant or animal species are 
present on the project site, and shall be responsible for obtaining all appropriate permits or 
authorizations from these agencies, if necessary. 

12. A 15-foot wide trail reservation is required to be maintained along the entire southernpartion 
of the project site, following the TID Upper Lateral 2.5. No development shall occur within 
the trail reservation. 

13. The site may not be operated separate from the existing adjacent Don's RV Center without 
first obtaining the appropriate land use permission, in accordance with Section 21.40.080 
Amendments to the development pian, of the Stanislaus County Zoning Ordinance. 

14. The setbacks, height and building site area restrictions, and landscaping and parking 
requirements for this project shall be consistent with Chapter 21.56 General Commercial 
District (C-2) of the Stanislaus County Zoning Ordinance. 
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Department of Publie Works 

DRAFT 

15. Publie Works shall approve the loeation and width of any new driveway approaehes on any 
eounty maintained roadway. 

16. Prior to final of a grading permit or onset of the use, the driveway proposed on Rohde Road, 
shall be paved. 

17. Prior to any work being done in the Stanislaus County road right-of-way, the applieant shall 
obtain an eneroaehment permit.y 

18. Prior to final of a grading permit or onset of the use, the driveway for the projeet shall be 
eonneeted to a paved drive aisle that provides paved eireulation between the two pareels. 
The drive aisles for eaeh phase shall be paved in eonjunetion with the development of eaeh 
phase. 

19. No parking, loading, or unloading of vehieles is permitted within the eounty road right-of-way. 

20. Prior to onset of the use, a grading, drainage, and erosion/sediment eontrol pian for the 
projeet site shall be submitted to the Department of Publie Works for review and approval. 
The grading and drainage pian shall inelude the following information: 

A. Drainage ealeulations shall be prepared as per the Stanislaus County Standardsand 
Speeifieations that are eurrent at the time the permit is issued. 

B. The pian shall eontain enough information to verify that all runoff will be kept from 
going onto adjaeent properties and Stanislaus County road right-of-way. 

C. The grading, drainage, and erosion/sediment eontrol pian shall eomply with the 
eurrent State of California National Pollutant Diseharge Elimination System (NPDES) 
General Construetion Permit. A Waste Diseharger ldentifieation Number and a eopy 
of the Notiee of lntent and the Projeet's Stormwater Pollution Prevention Pian shall 
be provided prior to approved grading or building permits, if applieable. 

D. Post Development Design Standards shall be ineorporated into the drainage and 
grading pian. The post development measures shall be designed to eomply with 
Stanislaus County's 2015 Post Development Standards. 

E. An Operations and Maintenanee Agreement shall be signed and notarized onee the 
Post Development Caleulations have been aeeepted by Stanislaus County Publie 
Works. 

F. The grading, drainage, and assoeiated work shall be aeeepted by Stanislaus County 
Publie Works prior to a final inspeetion or oeeupaney, as required by the building 
permit. 

G. The applieant of the grading permit shall pay the eurrent Stanislaus County Publie 
Works weighted labor rate for the pian review of the building and/or grading pian. 
The Publie Works inspeetor shall be eontaeted 48 hours prior to the eommeneement 
of any grading or drainage work on-site. 
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Department of Environmental Resources 
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21. Prior to final of a grading permit, protective measures, to be approved by the Department of 
Environmental Resources, shall be implemented to prevent hazardous materials and 
hazardous waste contamination from entering the storm drain system. 

22. Prior to issuance of a grading permit, the applicant shall determine that a site containing (or 
formerly containing) residences or farm buildings or structures, has been fully investigated 
(via Phase 1 and Phase II study, if necessary). Research should be conducted to determine 
if pesticides were used on the proposed development site. lf confirmed, suspect site areas 
should be tested for organic pesticides and metals. Any discovery of underground storage 
tanks, former underground storage tank locations, buried chemicals, buried refuse, or 
contaminated soil shall be brought to the immediate attention of the Department of 
Environmental Resources. 

23. Prior to onset of the use, the applicant shall contact the Department of Environmental 
Resources (DER) regarding appropriate permitting requirements for hazardous materials 
and/or wastes. Applicant and/or occupants handling hazardous materials or generating 
hazardous wastes must notify the DER relative to the following (CA Health and Safety Code, 
Division 20): 

A. Permits for the underground storage of hazardous substances at new tank facilities 
or the modification of existing tank facilities. 

B. Requirements for registering as a handler of hazardous materials in the County. 

C. Submittal of hazardous materials business information into the California Electronic 
Reporting System (CERS) by handlers of materials in excess of 55 gallons or 500 
pounds of hazardous materia!, or of 200 cubic teet of compressed gas. 

D. The handling of acutely hazardous materials may require the preparation of a Risk 
Management Prevention Program which must be implemented prior to operation of 
the facility. The list of acutely hazardous materials can be found in SARA, Title 111, 
Section §302. 

E. Generators of hazardous waste must notify DER relative to the quantities of waste 
generated, plans for reducing waste generated, and proposed waste disposal 
practices. Generators of hazardous waste must also use the CERS data base to 
submit chemical and facility information to DER. 

F. Permits for the treatment of hazardous waste on-site will be required from the 
Hazardous Materials Division of DER. 

24. lf the operation ever modifies their operations in such a way that they qualify as a public 
water system, under Section 116275(h) of the California Health and Safety Code, a public 
water supply permit application shall be submitted to DER ([CA HSC] 116525), accompanied 
by a public water system technical report ([CA HSC] 116530), financial, managerial, and 
technical information ([CA HSC] 116540), and obtain a public water supply permit to operate 
the public water system ([CA HSC] Sections 116525, 116530, 116540, 116550). 
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25. Prior to final of a grading permit, a fire department access gate, to allow fire access to the 
site from Rohde Road, shall be installed. 

Turlock lrrigation District 

26. Prior to onset of operations, the developer shall submit plans, detailing the existing irrigation 
facilities relative to proposed site improvements, to the District for review and determination 
of specific impacts and requirements. 

27. The District shall review and approve the grading plans forthe project. Any improvements to 
this property which impacts irrigation facilities shall be subject to the District's approval and 
shall meet all District standards and specifications. lf it is determined that irrigation facilities 
will be impacted, the applicant will need to provide irrigation improvement plans and enter 
into an lrrigation lmprovements Agreement for the required irrigation facility modifications. 
There is a District Board approved time and materia! fee associated with this review. 

28. Work on irrigation facilities that may impact the flow of water may only be performed during 
the non-irrigated season which typically runs from November 1, thru March 1, but can vary. 

29. Developed property adjoining irrigated ground must be graded so that finished grading 
elevations are at least six (6) inches higher than irrigated ground. A protective berm must be 
installed to prevent irrigation water from reaching non-irrigated properties. 

30. The Turlock lrrigation District has a 12kV overhead Iine along Rohde Road and a double 
circuit 115kV overhead Iine along the north side of the canal. Both Iines border the subject 
property. Developer must maintain safe clearances from these facilities as required by Title 
8. 

San Joaquin Valley Air Pollution Control District 

31. The proposed project may be subject to Air District permits. Prior to the start of grading or 
construction, the property owner/operator shall contact the District's Small Business 
Assistance Office at (559) 230-5888 to determine if an Authority to Construct (ATC) is 
required, or if any other District rules or permits are required. 

Central Valley Regional Water Quality Control Board 

32. Prior to ground disturbance or issuance of a building permit, the Central Valley Regional 
Quality Control Board shall be consulted to obtain any necessary permits and to implement 
any necessary measures, including but not limited to Construction Storm Water General 
Permit, Phase 1 and II Municipal Separate Storm Sewer System (MS4) Permits, lndustrial 
Storm Water General Permit, Clean Water Act Section 404 Permit, Clean Water Act Section 
401 Permit (Water Quality Certification), Waste Discharge Requirements, Low or Limited 
Threat General NPDES Permit, and any other applicable Regional Water Quality Control 
Board permit. 
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MITIGATION MEASURE{S) 

(Pursuant to California Publie Resourees Code 15074.1: Prior to deleting and substituting 
for a mitigation measure, the lead ageney shall do both of the following: 

1) Hold a pubtie hearing to eonsider the projeet; and 2) Adopt a written finding that the 
new measure is equivalent or more effeetive in mitigating or avoiding potential signifieant 

effeets and that it in itself will not eause any potentially signifieant effeet on the 
environment.) 

33. Prior to issuance of a building permit, the applicant/operator/property owner shall pay the 
Keyes Community Pian Mitigation Funding Program fees for Highway Commercial per the 
Keyes community Pian adopted on April 18, 2000. The fees were calculated in 2003 at 
$751.47 per 1 ,000 square feet of floor space. With the fees adjusted for inflation using the 
Engineering News-Record index, the July 2015 fees are $1,137 per 1 ,000 square feet. 

******** 
Please note: lf Conditions of Approvai/Development Standards are amended by the Planning 
Commission or Board of Supervisors, such amendments wi/1 be noted in the upper right-hand corner 
of the Conditions of Approvai/Development Standards; new wording isin bold, and deleted wording 
wi/1 have a line through it. 
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DEVELOPMENTSCHEDULE 
GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2016-0031 

DON'S RV CENTER 

Phase One: Phase One, proposed to be completed within 18 months of project approval, would 
include 30 RV parking spaces along the frontage of Rohde Rd., fencing and landscaping of the 
entire perimeter, a new driveway for the purposes of improved safety and circulation between 
the project site and the adjacent Don's RV Center site, two new gates, four parking lot lights, 
and a surveillance system consistent with the existing Don's RV Center site to the north (total of 
30,686 square teet). The access path from the existing Don's RV site to the new RV parking 
spaces will be paved, including all driveway aisles. The RV spaces themselves, will not be 
paved until completion of Phase Three. 

Phase Two: Phase Two, proposed to be completed within 30 months of project approval, would 
include 71 additional RV parking spaces, seven additional parking lot lights, inclusive of an 
expanded surveillance system for the new spaces (total of 133,547 square teet). The access 
path from the existing Don's RV site to the new RV parking spaces will be paved, including all 
driveway aisles. The RV spaces themselves, will not be paved until completion of Phase Three. 

Phase Three: Phase Three, proposed to be completed within 36 months of project approval, 
would include asphalt paving of the spaces included in both Phase One and Two of the project. 
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1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

DEPARTMENT OF PLANNING AND COMMUNITY DEVELOPMENT 

1010 1 01
h Street, Suite 3400, Modesto, CA 95354 
Phone: 209.525.6330 Fax: 209.525.5911 

CEQA INITIAL STUDY 
Adapted from CEQA Guidelines APPENDIX G Environmental Checklist Form, Final Text, December 30, 2009 

Project title: 

Lead agency name and address: 

Contact person and phone number: 

Project location: 

Project sponsor's name and address: 

General Pian designation: 

Community Pian designation: 

Zoning: 

General Pian Amendment & Rezone 
Application No. PLN2016-0031 - Don's RV 
Center 

Stanislaus County 
1010 1oth Street, Suite 3400 
Modesto, CA 95354 

Kristin Doud, Associate Planner 

4872 Rohde Road, south of Esmar Road, north 
of Hepburn Way, just west of State Route 99 in 
the Keyes Area. (APN: 041-023-050) 

Donald P. Clark 
4872 Rhode Road 
Keyes, CA 95307 

Planned Development 

Medium Density Residential 

A-2-1 0 (General Agriculture) 

9. Description of project: 

Request to amend the Land Use Element of the General Pian by amending the Keyes Community Pian from Medium 
Density Residential to Commercial, and to rezone the parcel from A-2-1 0 to P-D (Pianned Development), to allow 
expansion of an existing recreational vehicle (RV) sales operatien (Don's RV Center), by improving a 4.87± acre parcel 
with additional RV parking sales spaces. The project proposes to develop the site in three phases, ultimately adding 
105 RV parking spaces to the existing operation. Phase One, proposed to be completed within 18 months of project 
approval, would include 30 RV parking spaces along the frontage of Rohde Rd., fencing and landscaping of the entire 
perimeter, a new driveway for the purposes of improved safety and circulation between the project site and the adjacent 
Don's RV Center site, two new gates, four parking lot lights, and a surveillance system consistent with the existing 
Don's RV Center site to the north (total of 30,686 square teet). Phase Two, proposed to be completed within 30 
months of project approval, would include 71 additional RV parking spaces, seven additional parking lot lights, inclusive 
of an expanded surveillance system for the new spaces (total of 133,547 square feet). Phase Three, proposed to be 
completed within 36 months of project approval, would include asphalt paving of the spaces included in both Phase 
One and Two of the project. No structures are being proposed as the existing sales and service building is on the 
adjacent parcel, which already includes indoor office and sales space, customer parking, and restrooms. Hours of 
operatien are proposed to be in conjunction with the existing Don's RV Center, which are Monday through Sunday, 
9:00 a.m. to 6:00 p.m. Employees are also proposed to remain the same as the existing operation, which includes 10 
employees on a maximum shift. One to four additional truck deliveries per day are estimated to be associated with the 
proposed operatienai expansion. The project proposes access to the expanded parking area from the existing entry on 
Rohde Road. The project also proposes a new driveway on Rohde Road from the project site for emergency vehicle 
access and access from the existing Don's RV Center to the project site. The Keyes Community Pian includes a 
Mitigation Monitoring Pian for development within the Keyes Community Pian area. Any mitigation measures 
applicable to this project are included as conditions of approval, as they are routine in nature and do not impact the 
environmental impacts from the project. One of the Keyes Community Pian mitigation measures, regarding traffic 
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Stanislaus County lnitial Study Checklist Page2 

impact fees, is incorporated into the mitigation monitoring pian for the project, as it reduces potential transportation and 
traffic impacts from the project to less than significant. 

9. Surrounding land uses and setting: To the north are the existing Don's RV Center 
operation, and the Western Mobile Plaza 
mobile home park, to the south are ranchettes 
as well as single family residential 
development, to the west is State Route 99 
and industrial development, and to the east are 
orchards and row crops. 

10. Other public agencies whose approval is required (e.g., 
permits, financing approval, or participation agreement.): 
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ENVIRONMENT AL FACTORS POTENTIALLY AFFECTED: 
The environmental factors checked below would be potentially affected by this project, involving at least one 
impact that is a "Potentially Significant lmpact" as indicated by the checklist on the following pages. 

D Aesthetics D Agriculture & Forestry Resources D Air Ouality 

DBiological Resources D Cultural Resources D Geology 1 Soils 

DGreenhouse Gas Emissions D Hazards & Hazardous Materials D Hydrology 1 Water Quality 

D Land Use 1 Planning D Mineral Resources D Noise 

D Population 1 Housing D Publie Services D Recreation 

181 Transportation 1 Traffic D Utilities 1 Service Systems D Mandatory Findings of Significance 

DETERMINATION: (To be completed by the Lead Agency) 
On the basis of this initial evaluation: 

D 

D 

D 

D 

1 find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

1 find that although the proposed project could have a significant effect on the environment, there will not 
be a significant effect in this case because revisions in the project have been made by or agreed to by the 
project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

1 find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

1 find that the proposed project MAY have a "potentially significant impact" or "potentially significant 
unless mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in 
an earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation 
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT 
REPORT is required, but it must analyze only the effects that remain to be addressed. 

1 find that although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that 
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed 
upon the proposed project, nothing further is required. 

Kristin Doud September 21, 2016 
Signature Date 
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EVALUATION OF ENVIRONMENTAL IMPACTS: 

1) A brief explanation is required for all answers except "No lmpact" answers that are adequately supported by 
the information sources a lead agency cites in the parentheses following each question. A "No lmpact" answer 
is adequately supported if the referenced information sources show that the impact simply does not apply to 
projects like the one involved (e.g., the project falls outside a fault rupture zone). A "No lmpact" answer should 
be explained where it is based on project-specific factors as well as general standards (e.g., the project will not 
expose sensitive receptors to pollutants, based on a project-specific screening analysis). 

2) Ali answers must take account of the whole action involved, including off-site as well as on-site, cumulative 
as well as project-level, indirect as well as direct, and construction as well as operatienai impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, than the checklist answers 
must indicate whether the impact is potentially significant, less than significant with mitigation, or less than 
significant. "Potentially Significant lmpact" is appropriate if there is substantial evidence that an effect may be 
significant. lf there are one or more "Potentially Significant lmpact" entries when the determination is made, an 
EIR is required. 

4) "Negative Declaration: Less Than Signiticant With Mitigation lncorporated" appiies where the incorporation of 
mitigation measures has reduced an effect from "Potentially Significant lmpact" to a "Less Than Significant 
lmpact." The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect 
to a less than significant level (mitigation measures from Section XVII, "Earlier Analyses," may be cross­
referenced). 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect 
has been adequately analyzed in an earlier EIR or negative declaration. 

Section 15063(c)(3)(D). ln this case, a brief discussion should identify the following: 

a) Earlier Analysis Used. ldentify and state where they are available for review. 

b) lmpacts Adequately Addressed. ldentify which effects from the above checklist were within the scope 
of and adequately analyzed in an earlier document pursuant to applicable legal standards, and state 
whether such eftects were addressed by mitigation measures based on the earlier analysis. 

c) Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures 
lncorporated," describe the mitigation measures which were incorporated or refined from the earlier 
document and the extent to which they address site-specific conditions for the project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information sources for 
potential impacts (e.g., general plans, zoning ordinances). References to a previously prepared or outside 
document should, where appropriate, include a reference to the page or pages where the statement is 
substantiated. 

7) Supporting lnformation Sources: A source list should be attached, and other sources used or individuals 
contacted should be cited in the discussion. 

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies 
should normally address the questions from this checklist that are relevant to a project's environmental effects 
in whatever format is selected. 

9) The explanation of each issue should identify: 

a) the significant criteria or threshold, if any, used to evaluate each question; and 

b) the mitigation measure identified, if any, to reduce the impact to less than significant. 
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ISSUES 
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1. AESTHETICS -- Would the project: Potentially Less Than Less Than No lmpact 
Significant Significant Significant 

lmpact With Mitigation lmpact 
lncluded 

a) Have a substantial adverse effect on a scenic vista? X 
b) Substantially damage scenic resources, including, but 
not limited to, trees, rock outcroppings, and historic X 
buildings within a state scenic highway? 
c) Substantially degrade the existing visual character or 

X 
quality of the site and its surroundings? 
d) Create a new source of substantial light or glare which X would adversely affect day_ or nighttime views in the area? 

Discussion: The site itself is not considered to be a scenic resource or a unique scenic vista. The project site is 
bordered by Rohde Road, which runs parallel to Highway 99, in the unincorporated community of Keyes. The project site 
is within the Keyes Community Pian boundaries, which was adopted by the Board of Supervisors in April of 2000 as part 
of the Land Use Element of the General Pian. The Keyes Community Pian states that "The present appearance of the 
community along the State Route 99 corridor, as with many corridor communities, is unattractive. A lack of urban 
landscaping, key community entryways and unsightly land uses adjacent State Route 99 contribute to a negative image 
which discourages interest in investing in the community." To ensure attractive development along the Highway 99 
corridor, the project includes a conceptual landscape pian with low growing drought tolerant shrubs along the road 
frontage of Rohde Road. A final landscape pian, in compliance with the State Water Model Ordinance, will be required at 
the time of grading permit submittal. The site will also be fenced consistent with the existing Don's RV Center 
development to the north and with other existing area developments. Conditions of approval will be applied to the project 
that require that dead or dying plants be replaced as well as that nighttime lighting be aimed downward to prevent glare to 
adjacent properties. No adverse impacts to the existing visual character of the site or its surroundings are anticipated. 

Mitigation: None. 

References: Application information, the Stanislaus County General Pian, and Support Documentation 1. 

determining whether impacts to agricultural resources are 
significant environmental effects, lead agencies may refer 
to the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California 
Department of Conservation as an optionai model to use in 
assessing impacts on agriculture and farmland. ln 
determining whether impacts to forest resources, 
including timberland, are significant environmental effects, 
lead agencies may refer to information compiled by the 
California Department of Forestry and Fire Protection 
regarding the state's inventory of forest land, including the 
Forest and Range Assessment Project and the Forest 
Legacy Assessment project; and forest carbon 
measurement methodology provided in Forest Protocols 
adopted by the California Air Resources Board. -- Would 
the 
a) Convert Prime Farmland, Unique Farmland, or Fa nd 
ot Statewide lmportance (Farmland), as shown on the 
maps prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, 
to no cultural use? 
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b} Confliet with existing zoning for agrieultural use, or a 
X 

Williamson Aet eontraet? 
e} Confliet with existing zoning for, or eause rezoning of, 
forest land (as defined in Publie Resourees Code seetion 
12220(g}}, timberland (as defined by Publie Resourees 

X 
Code seetion 4526}, or timberland zoned Timberland 
Produetion (as defined by Government Code seetion 
51104(g}}? 
d} Result in the loss of forest land or eonversion of forest 

X 
land to non-forest use? 
e} lnvolve other ehanges in the existing environment 
whieh, due to their loeation or nature, eould result in 

X 
eonversion of Farmland, to non-agrieultural use or 
eonversion of forest land to non-forest use? 

Diseussion: The subjeet pareel is zoned A-2-1 0 (General Agrieulture), and is vaeant but not eurrently being utilized for 
eommercial agrieulture. The Eastern Stanislaus Soil Survey identifies the site as having prime soils, made up of (HdA) 
Hanford sandy loam (0-3 pereent slopes, grade 1, Storie Index Rating 95); however, the property is elassified as "Urban 
and Built-Up Land" by the California State Department of Conservation Farmland Mapping and Monitoring Program. The 
property is not enrolled in a Williamson Aet Contraet and is surrounded by mostly non-agrieultural and urban uses 
including: the existing Don's RV Center and Mobile Plaza mobile home park, Iaeated north of the projeet site; TID Lateral 
No. 2 %, and a low density residential subdivision, Iaeated to the south; and Rohde Rd. and Highway 99, Iaeated to the 
west. A number of pareels in agrieultural produetion, generally 40 aeres and under in size, are Iaeated north and east of 
the mobile home park, and west of Highway 99. However a number of non-ag uses are Iaeated between the site and 
existing ag uses. The 6.44 aere pareelloeated to the east is zoned A-2-1 0 (General Agrieulture) and is also owned by the 
applieant. 

Mitigation: None. 

Referenees: USDA Natural Resouree Conservation Serviee Web Soil Survey; USDA Soil Conservation Serviee Soil 
Survey of Eastern Stanislaus Area CA; California Farmland Mapping and Monitoring Program Data; Stanislaus County 
General Pian and Support Doeumentation 1 . 

or obstruet implementation of the 
lan? 

air quality standard or eontribute 
an existing or projeeted air quality 

e} Result in a eumulatively eonsiderable net inerease of 
any eriteria pollutant for whieh the projeet region is non­
attainment under an applieable federal or state ambient air 
quality standard (ineluding releasing emissions whieh 
exeeed ntitative thresholds for ozone reeurso 
d} Expose sensitive reeeptors to substantial pollutant 
eoneentrations? 
e} Create o nable odors 
number of 

X 

X 

X 

X 

X 

Discussion: The projeet site is within the San Joaquin Valley Air Basin, whieh has been classified as "severe non­
attainment" for ozone and respirable partieulate matter (PM-1 0) as defined by the Federal Clean Air Aet. The San 
Joaquin Valley Air Pollution Control Distriet (SJVAPCD) has been established by the State in an effort to eontrol and 
minimize air pollution. As sueh, the Distriet maintains permit authority over stationary sourees of pollutants. 
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The primary source of air pollutants generated by this project would be classified as being generated from "mobile" 
sources. Mobile sources would generally include dust from roads, farming, and automobile exhausts. Mobile sources are 
generally regulated by the Air Resources Board of the California Environmental Protection Agency (EPA) which sets 
emissions for vehicles and acts on issues regarding cleaner burning fuels and alternative fuel technologies. 

The project proposes to expand an existing recreational vehicle (RV) sales operation (Don's RV Center), to allow 
expansion of an existing recreational vehicle (RV) sales operation (Don's RV Center), by improving a 4.87± acre parcel 
with additional RV parking sales spaces. The project proposes to develop the site in three phases, ultimately adding 105 
RV parking spaces to the existing operation. Phase One, proposed to be completed within 18 months ot project approval, 
would include 30 RV parking spaces along the trontage ot Rohde Rd., tencing and landscaping of the entire perimeter, a 
new driveway for the purposes of improved satety and circulation between the project site and the adjacent Don's RV 
Center site, two new gates, four parking lot lights, and a surveillance system consistent with the existing Don's RV Center 
site to the north (total ot 30,686 square teet). Phase Two, proposed to be completed within 30 months ot project approval, 
would include 71 additional RV parking spaces, seven additional parking lot lights, inclusive of an expanded surveillance 
system tor the new spaces (total ot 133,547 square teet). Phase Three, proposed to be completed within 36 months ot 
project approval, would include asphalt paving ot the spaces included in both Phase One and Two ot the project. No 
structures are being proposed as the existing sales and service building is on the adjacent parcel, which already includes 
indoor office and sales space, customer parking, and restrooms. Employees are proposed to remain the same as the 
existing operation, which includes 10 employees on a maximum shift. One to tour additional truck deliveries per day are 
estimated to be associated with the proposed operatienai expansion. The project proposes access to the expanded 
parking area trom the existing entry on Rohde Road. The project also proposes a new driveway on Rohde Road trom the 
project site for emergency vehicle access and access trom the existing Don's RV Center to the project site. Construction 
activities associated with the proposed project would consist primarily ot grading ot the parking lot. Consequently, 
emissions would be minimal. Furthermore, all construction activities would occur in compliance with all SJVAPCD 
regulations; theretore, construction emissions would be less than signiticant without mitigation. 

The project will not contlict with, nor obstruct implementation ot any applicable air quality pian. An early consultation 
project reterral was sent to the SJVAPCD, but no response letter was received. Based on the project details stated 
above, no signiticant impacts to air quality are anticipated. 

Mitigation: None. 

References: Stanislaus County General Pian and Support Documentation 1 

. BIOLOGICAL RESOURCES -- Would the project: 

a} Have a substantial adverse effect, either directly or 
through habitat modifications, on any species identified as 
a candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 
b} Have a substantial adverse effect on any riparian habitat 
or other sensitive natural community identified in local or 
regional plans, policies, regulations, or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 
c} Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water Act 
(including, but not Jimited to, marsh, vernal pool, coastal, 
etc.} through direct removal, filling, hydrological 
interru or other means? 
d} lnterfere substantial with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, 
or the use of native wildlife n sites? 

Significant Significant Significant 
lmpact With Mitigation lmpact 

1 

X 

X 

X 

X 
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e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or X 

ordinance? 
f) Conflict with the provisions of an adopted Habitat 
Conservation Pian, Natural Community Conservation Pian, 

X 
or other approved local, regional, or state habitat 
conservation pian? 

Discussion: The projeet is Ieeated within the Ceres Quad of the California Natural Diversity Database. There are 14 
plants and animals whieh are state or federally listed, threatened, or identified as species of special eoneern within the 
Ceres California Natural Diversity Database Quad. These speeies include Swainson's hawk, trieolored blaekbird, 
burrowing owl, riffle seulpin, hardhead, steelhead, ehinook salmen, obseure bumble bee, eroteh bumble bee, valley 
elderberry Ionghorn beetle, moestan blister beetle, townsend's big-eared bat, heartseale, and subtle oraehe. 

The proposed RV storage operatien will be Ieeated on a 4.87± aere area pareel whieh is eurrently vaeant. No trees or 
natural vegetation exist on the site. 

The projeet will not eonfliet with a Habitat Conservation Pian, a Natural Community Conservation Pian, or other loeally 
approved eonservation plans. lmpaets to endangered speeies or habitats, loeally designated species, or wildlife dispersal 
or mitigation eorridors are eonsidered to be less than signifieant. 

An early eonsultation was referred to the California Department of Fish and Wildlife (formerly the Department of Fish and 
Game) and no response was reeeived. 

Mitigation: No ne. 

References: California Department of Fish and Wildlife (formerly the Department of Fish and Game), California Natural 
Diversity Database, and the Stanislaus County General Pian and Support Doeumentation 1 . 

V. CUL TURAL RESOURCES -- Would the project: 

resource or 
d) Disturb any human remains, 
outside of formal cemeteries? 

an 
Significant Significant Significant 

lmpact With Mitigation lmpact 
lncluded 

X 

X 

X 

X 

Discussion: The projeet was referred to the Native Ameriean Heritage Commission (NAHC) via the State 
Clearinghouse. A letter was reeeived from the Native Ameriean Heritage Commission (NAHC), outlining the basie 
proeedures for AB 52 and SB 18, whieh both require tribal eonsultation or notifieation of projeets under eertain 
eireumstanees. Beeause this applieation includes a General Pian Amendment individual letters were sent to the tribes as 
required. No response has been reeeived from the eonsulted tribes to date. 
A letter provided by the applieant from the Central California lnformation Center indieates the projeet site has low 
sensitivity for eultural, historieal, paleontologieal, or tribal resourees. lt does not appear that this projeet will result in 
signifieant impaets to any arehaeologieal or eultural resourees; however, a standard eondition of approval will be added to 
this projeet to address any diseovery of eultural resourees during any ground disturbing aetivities. 

Mitigation: None. 

References: Referral response from the Native Ameriean Heritage Commission dated May 5, 2016; reeords seareh 
from the Central California lnformation Center dated February 24, 2016; Stanislaus County General Pian and Support 
Doeumentation 1 
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a) Expose people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or death 
involvi 

i) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-Priolo Earthquake 
Fault Zoning Map issued by the State Geologist for the 
area or based on other substantial evidence of a known 
fault? Refer to Division of Mines and Geology Special 
Publication 42. 

including 

Page9 

Significant Significant Significant 
lmpact With Mitigation lmpact 

lncluded 

X 

X 

X 

X 

X 

X 

Discussion: The Eastern Stanislaus Soil Survey identifies the site as having prime soils, made up of (HdA) Hanford 
sandy loam (0-3 percent slopes, grade 1, Storie Index Rating 95). As contained in Chapter 5 of the General Pian Support 
Documentation, the areas of the County subject to significant geologic hazard are Ieeated in the Diablo Range, west of 
lnterstate 5; however, as per the California Building Code, all of Stanislaus County is Ieeated within a geologic hazard 
zone (Seismic Design Category D, E, or F) and a soils test may be required at building permit application. Results from 
the soils test will determine if unstable or expansive soils are present. lf such soils are present, special engineering of any 
structure will be required to compensate for the soil deficiency. Any structures resulting from this project will be designed 
and built according to building standards appropriate to withstand shaking for the area in which they are constructed. An 
early consultation referral response received from the Department of Publie Works indicated that a grading, drainage, and 
erosion/sediment control pian for the project is required, subject to Publie Works review and Standards and Specifications. 
Likewise, although none are proposed as part of this project, any future addition of a septic tank or alternative waste water 
disposal system would require the approval of the Department of Environmental Resources (DER) through the building 
permit process, which also takes soil type into consideration within the specific design requirements. 

DER, Publie Works, and the Building Permits Division review and approve any building or grading permit to ensure their 
standards are met. Conditions of approval regarding these standards will be applied to the project. 

Mitigation: None. 

References: Referral response from the Stanislaus County Department of Publie Works, dated June 8, 2016; 
California Building Code; USDA Natural Resource Conservation Service Web Soil Survey; USDA Soil Conservation 
Service Soil Survey of Eastern Stanislaus Area CA; and the Stanislaus County General Pian and Support Documentation 
- Safety Element 1. 
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a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment? 
b) Conflict with an applicable pian, policy or regulation 
adopted for the purpose of reducing the emissions of 

reenhouse ? 

Significant 
lmpact 

Significant 
lmpact 

X 

Page 10 

No lmpact 

X 

Discussion: The principal Greenhouse Gasses (GHGs) are carbon dioxide (C02), methane (CH4), nitrous oxide 
(N20), sulfur hexafluoride (SF6), perfluorocarbons (PFCs), hydrofluorocarbons (HCFCs), and tropospheric Ozone (03). 
C02 is the reference gas for climate change because it is the predominant greenhouse gas emitted. To account for the 
varying warming potential of different GHGs, GHG emissions are often quantified and reported as C02 equivalents 
(C02e). ln 2006, California passed the California Global Warming Solutions Act of 2006 (Assembly Bill [AB] No. 32), 
which requires the California Air Resources Board (ARB) to design and implement emission limits, regulations, and other 
measures, such that feasible and cost-effective statewide GHG emissions are reduced to 1990 levels by 2020. 

Although no structures are proposed, any subsequent buildings would be subject to the mandatory planning and design, 
energy efficiency, water efficiency and conservation, materia! conservation and resources efficiency, and environmental 
quality measures of the California Green Building Standards (CALGreen) Code (California Code of Regulations, Title 24, 
Part 11 ). MinimaJ greenhouse gas emissions will occur during grading. Grading and construction activities are 
considered to be less than significant as they are temporary in nature and are subject to meeting SJVAPCD standards for 
air quality control. MinimaJ greenhouse gas emissions will also be generated from additional vehicle and truck trips. The 
project does not propose additional employees, and proposes up to four additional truck trips per day, at maximum build 
out. 

No significant impacts from greenhouse gas emissions occurring as a result of this project are anticipated. 

Mitigation: None. 

References: Stanislaus County General Pian and Support Documentation 1 

VIli. HAZARDS AND HAZARDOUS MATERIALS -- Would 
the project: 

a) Create a significant hazard to the public or the 
environment through the routine transport, use, or 
dis osal of hazardous materials? 
b) Create a sign cant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? 
c) Emit hazardous emissions or handle hazardous or 
acutely hazardous materials, substances, or waste within 

rter mile of an existin or school? 
d) Be Iaeated on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, would 
it create a significant hazard to the public or the 
environment? 

32 

Significant 
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X 
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X 
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e) For a project Iaeated within an airport land use pian or, 
where such a pian has not been adopted, within two miles 
ot a public airport or public use airport, would the project X 
result in a safety hazard for people residing or working in 
the project area? 
f) For a project within the vicinity of a private airstrip, 
would the project result in a safety hazard for people X 
residing or working in the project area? 
g) lmpair implementation of or physically interfere with an 
adopted emergency response pian or emergency X 
evacuation pian? 
h) Expose people or structures to a significant risk of loss, 
injury or death involving wildland fires, including where 

X 
wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

Discussion: DER Hazardous Materials (HazMat) Division provided a referral response that requests protective 
measures be integrated into the site and storm drain system to prevent potential oil leak/vehicle fluid leak runoff. These 
comments will be reflected as conditions of approval on the project. No significant impacts associated with hazards or 
hazardous materials are anticipated to occur as a result of the proposed project. No truck maintenance or washing will 
occur on-site. 

Mitigation: No ne. 

References: Referral response from the Stanislaus County Department of Environmental Resources Hazardous 
Materials Division received May 11, 2016; and the Stanislaus County General Pian and Support Documentation 1. 

late any water quality standards or waste discharge 
nts? 

b) Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there 
would be a net deficit in aquifer volume or a lowering of 
the local groundwater table level (e.g., the production rate 
of pre-existing nearby wells would drop to a level which 
would not support existing land uses or planned uses for 
which its have been 
c) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the course 
of a stream or river, in a manner which would result in 
substantial erosian or siltatien on- or off-site? 
d) Substantially alter the existing drainage pattern of the 
site or area, including through the alteration of the course 
ot a stream or river, or substantially increase the rate or 
amount of surface runott in a manner which would result 
in on- or off-site? 
e) Create or contribute runoff water ch would exc:ee!a 
the capacity of existing or planned stormwater drainage 
systems or provide substantial additional sources of 

luted runoff? 
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f) Otherwise substantially degrade water quality? X 

g) Place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or Flood 

X 
lnsurance Rate Map or other flood hazard delineation 
map? 
h) Place within a 100-year flood hazard area structures 

X 
which would impede or redirect flood flows? 
i) Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a X 

result of the failure of a levee or dam? 
j) lnundation by seiche, tsunami, or mudflow? X 

Discussion: Areas subject to flooding have been identified in accordance with the Federal Emergency Management 
Act (FEMA). The project site is Iaeated in FEMA Flood Zone X, which includes areas determined to be outside the 0.2% 
annual chance floodplains. Ali flood zone requirements will be addressed by the Building Permits Division during the 
building permit process. The Central Valley Regional Water Quality Control Board (RWQCB) provided an early 
consultation referral response requesting that the applicant coordinate with their agency to determine if any permits or 
Water Board requirements be obtained/met prior to operation. Conditions of approval will be added to the project 
requiring the applicant comply with this request prior to issuance of a building permit. 

DER Hazardous Materials (HazMat) Division provided a referral response that requests protective measures be integrated 
into the site and storm drain system to prevent potential oil leak/vehicle fluid leak runoff. These comments will be 
reflected as conditions of approval on the project. 

Mitigation: No ne. 

References: Referral response received from the Department of Environmental Resources on May 11, 2016; Referral 
responses received from the Central Valley Regional Water Quality Control Board on May 16, 2016; Stanislaus County 
General Pian and Support Documentation 1 

b) Conflict with any applicable land use pian, policy, or 
regulation of an agency with jurisdiction over the project 
(including, but not limited to the general pian, specific 
pian, local coastal program, or zoning ordinance) adopted 
for the purpose of avoiding or mitigating an environmental 
effect? 
c) Conflict with 
natural 

applicable ha 
conservation 

X 

X 

Discussion: This project includes a request to change the Keyes Community Pian designation from Medium Density 
Residential to Planned Development. The Keyes Community Pian states that, "with the exception of an established 
mobile home park Iaeated north of Turlock lrrigation District's Upper Lateral 22, Medium-and Medium High-Density land 
use designations are moved from the periphery of Keyes to the interior of the community. Establishment of Medium and 
Medium High-Density housing adjacent to the community's commercial districts and public amenities will accommodate 
long-range housing needs for the community and County, while encouraging a compact community form." This indicates 
that the intent of the Keyes Community Pian was to maintain residential uses within the interior of Keyes; however, the 
project site was designated as Medium Density Residential due to it adjoining the existing mobile home park which is 
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located on the northern boundary of the Keyes Community Pian. The Community Pian also states that, "Highway 
Commercial land use designation adjacent to the State Route 99/Keyes Road lnterchange is intended to provide for and 
promote concentration of commercial uses serving the needs of the traveling public". 

The site is not included in the vacant sites inventory for the 2016 Stanislaus County Housing Element, which covers the 
51

h cycle Regional Housing Needs Allocation (RHNA) for the county, and will therefore not impact the County's ability to 
meet their RHNA. 

The project will not physically divide an established community nor conflict with any habitat conservation plans. 

Mitigation: None. 

Referenees: Stanislaus County General Pian and Support Documentation 1 

XI. MINERAL RESOURCES -- Would the projeet: 

a) Result in the loss of availability of a known mineral 
resouree that would be of value to the region and the 
residents of the state? 
b) Result in the loss of availability of a loeally-important 
mineral resouree reeovery site delineated on a loeal 

n or other Jand use an? 

Pnt.ontii<>l(y 

Significant 
lmpact 

X 

X 

Diseussion: The location of all commercially viable mineral resources in Stanislaus County has been mapped by the 
State Division of Mines and Geology in Special Report 173. There are no known significant resources on the site. 

Mitigation: None. 

Referenees: Stanislaus County General Pian and Support Documentation1 

a) Exposure of persons to or generation of noise Jevels in 
exeess of standards established in the loeal general pian 
or noise ordinanee, or applieable standards of other 

eies? 
b) Exposure of persons to or generation of exeessive 

roundborne vibration or roundborne noise levels? 
e) A su permanent nerease in ambient noise 
levels in the projeet vieinity above levels existing without 
the 
d) A substantial temporary or periodie inerease in ambient 
noise levels in the project vieinity above levels existing 
without the nrrli<>I-T1 

e) For a projeet Iaeated within an airport Jand use pian or, 
where sueh a pian has not been adopted, within two miles 
of a pubtie airport or pubtie use airport, would the projeet 
expose people residing or working in the projeet area to 
exeessive noise levels? 
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Significant 
lmpact 

X 
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f) For a project within the vicinity of a private airstrip, 
would the project expose people residing or working in the X 

project area to excessive noise levels? 

Discussion: The area's ambient noise level will temporarily increase during grading/construction. As such, the project 
will be conditioned to abide by County regulations related to hours and days of construction. 

Mitigation: None. 

References: Stanislaus County General Pian and Support Documentation 1 

XIII. POPULATION AND HOUSING -- Would the project: 

a) lnduce substantial population growth an area, either 
directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through extension 
of roads or other ? 
b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? 
c) Displace substantial numbers of 
the construction of lacement ho 

ple, necessitating 
elsewhere? 

Significant 
lmpact 

X 

X 

X 

Discussion: The site is not included in the vacant sites inventory for the 2016 Stanislaus County Housing Element, 
which covers the 51

h cycle Regional Housing Needs Allocation (RHNA) for the county and will therefore not impact the 
County's ability to meet their RHNA. No population growth will be induced nor will any existing housing will be displaced 
as a result of this project. 

Mitigation: None. 

References: Stanislaus County General Pian and Support Documentation1 

a) Would the project result in the substantial adverse 
physical impacts associated with the provision of new or 
physically altered governmental facilities, need for new or 
physically altered governmental facilities, the construction 
of which could cause significant environmental impacts, in 
order to maintain acceptable service ratios, response 
times or other performance objectives for any of the public 

Significant Significant 
lmpact With Mitigation 

lncluded 

Discussion: The County has adopted Publie Facilities Fees, as well as a Fire Facility Fee on behalf of the appropriate 
fire district, to address impacts to public services. No buildings are proposed as part of this project. However, should any 
construction occur on the property in the future, all adopted public facility fees will be required to be paid at the time of 
building permit issuance. 
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This project was circulated to all applicable school, fire, police, irrigation, and public works departments and districts 
during the early consultation referral period and no concerns were identified with regard to public services. A referral 
response received from the Turlock lrrigation District indicates that the District would like to review the proposed grading 
plans to ensure the District's infrastructure is not negatively impacted. The District's comments will be incorporated into 
the project as conditions of approval. 

Mitigation: No ne. 

References: Referral response from the Turlock lrrigation District, dated on May 6, 2016; Stanislaus County General 
Pian and Support Documentation1 

a) Would the project increase the use of existing 
neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the 
facil would occur or be accelerated? 
b) Does the project include recreational facilities or require 
the construction or expansion of recreational facilities 
which might have an adverse physical effect on the 
environment? 

Less 
Significant Significant Significant 

lmpact With Mitigation lmpact 
lncluded 

X 

X 

Discussion: This project will not increase demands for recreational facilities, as such impacts typically are associated 
with residential development. 

A multi-purpose trail, offering access to a variety of users including pedestrians, cyclists and equestrians, is planned along 
Turlock lrrigation District's Upper Lateral No 22 right-of-way. The multi-purpose trail, which ties into the community's 
bikeway, provides a completely separated right-of-way with minimum cross flows by motorists. A trail right of way 
reservation along TID's lateral which runs along the south side of the project parcel is included on the project's site pian to 
accommodate this community pian requirement. 

Mitigation: None. 

References: Stanislaus County General Pian and Support Documentation 1 

XVI. TRANSPORATION/TRAFFIC -- Would the project: 

a) Conflict with an applicable pian, ordinance or policy 
establishing measures of effectiveness for the 
performance of the circulation system, taking into account 
all modes of transpartatien including mass transit and 
non-motorized travel and relevant components of the 
circulation system, including but not limited to 
intersections, streets, highways and freeways, pedestrian 
and bi and mass transit? 
b) Conflict with an applicable congestion management 
program, including, but not limited to level of service 
standards and travel demand measures, or other 
standards established by the county congestion 
m for desi nated roads or hi ? 
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c) Result in a change in air traffic patterns, including either 
an increase in traffic levels or a change in location that X 

results in substantial safety risks? 
d) Substantially increase hazards due to a design feature 
(e.g., sharp curves or dangerous intersections) or X 

incompatible uses (e.g., farm equipment)? 
e) Result in inadequate emergency access? X 

f) Conflict with adopted policies, plans, or programs 
regarding public transit, bicycle, or pedestrian facilities, or 

X 
otherwise deerease the performance or safety of such 
facilities? 

Discussion: The 2015 General Pian Update, whieh included an update to the Cireulation Element, superseded any 
roadway classifieation identified in the Keyes Community Pian. The updated Cireulation Element, Figure 11-1, identifies 
Rohde Road as a eolleetor, whieh is the same roadway classifieation identified previously in the Keyes Community Pian. 

A multi-purpose trail, offering aeeess to a variety of users ineluding pedestrians, eyclists and equestrians, is planned along 
TID's Upper Lateral No 22 right-of-way. The multi-purpose trail, whieh ties into the eommunity's bikeway, provides a 
eompletely separated right-of-way with minimum eross flows by motorists. A trail right of way reservation along TID's 
lateral whieh runs along the south side of the projeet pareel is ineluded on the projeet's site pian to aeeommodate this 
eommunity pian requirement. 

The projeet proposes to expand an existing reereational vehicle (RV) sales operation (Don's RV Center), to allow 
expansion of an existing reereational vehiele (RV) sales operation (Don's RV Center), by improving a 4.87± aere pareel 
with additional RV parking sales spaees. The projeet proposes to develop the site in three phases, ultimately adding 105 
RV parking spaees to the existing operation. No struetures are being proposed as the existing sales and serviee building 
is on the adjaeent pareel, whieh already ineludes indoor offiee and sales spaee, eustomer parking, and restrooms. 
Employees are proposed to remain the same as the existing operation, whieh includes 10 employees on a maximum shift. 
One to four additional truek deliveries per day are estimated to be associated with the proposed operational expansion. 
The projeet proposes aeeess to the expanded parking area from the existing entry on Rohde Road. The projeet also 
proposes a new driveway on Rohde Road from the projeet site for emergeney vehicle aeeess and aeeess from the 
existing Don's RV Center to the projeet site. 

The projeet was referred to Stanislaus County's Department of Publie Works who responded with eonditions of approval 
that require: Publie Works approval for any new driveways; an eneroaehment permit be obtained for the proposed 
driveway on Rohde Road.; paved pathways throughout the projeet site; that no parking, loading, or unloading of vehicles 
oeeur within County Road ROW; and that a grading and drainage pian be submitted to the Department of Publie Works for 
review and approval. These eomments will be applied to the projeet as eonditions of approval. 

The Keyes Community Pian includes a Mitigation Monitoring Pian for development within the Keyes Community Pian 
area. Any mitigation measures applieable to this projeet are ineluded as eonditions of approval, as they are routine in 
nature and do not impaet the environmental impaets from the projeet. One of the Keyes Community Pian mitigation 
measures, regarding traffie impaet fees, is ineorporated into the mitigation monitoring pian for the projeet, as it reduees 
potential transportation and traffie impaets from the projeet to less than signifieant. 

Mitigation: Prior to issuance ot a building permit, the applicantloperator/property owner sha/1 pay the Keyes 
Community Pian Mitigation Funding Program tees tor Highway Commercial per the Keyes community Pian adopted on 
April18, 2000. The tees were calculated in 2003 at $751.47 per 1,000 squareteet ot floor space. With the tees adjusted 
tor inflation using the Engineering News-Record index, the July 2015 tees are $1137 per 1,000 square teet. 

Referral response from 
General Pian and 

of the 

Department of Publie Works dated June 7, 2016; 

X 
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b) Require or result in the construction of new water or 
wastewater treatment facilities or expansion of existing 

X 
facilities, the construction of which could cause significant 
environmental effects? 
c) Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 

X 
construction of which could cause significant 
environmental effects? 
d) Have sufficient water supplies available to serve the 
project from existing entitlements and resources, or are X 

new or expanded entitlements needed? 
e) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it has 

X 
adequate capacity to serve the project's projected demand 
in addition to the provider's existing commitments? 
f) Be served by a landfill with sufficient permitted capacity 

X 
to accommodate the project's solid waste disposal needs? 
g) Comply with federal, state, and local statutes and 

X 
regulations related to solid waste? 

Discussion: Limitations on providing serviees have not been identified. The projeet does not propose any serviees as 
the building and restrooms loeated on the existing Don's RV Center, to the north, will be utilized for any on-site employees 
or eustomers. However, if any serviees are required in the future, the site will be served by private well and septie 
systems. Storm water will be eontained on-site. A referral response from the Department of Publie Works requires that 
they review and approve a grading and drainage pian prior to issuanee of any building permit. Conditions of approval 
shall be added to the projeet to refleet this requirement. Any future on-site septie and well infrastrueture will be reviewed 
by DER for adequaey through the building permit proeess. 

A referral response reeeived from TID indieates that the Distriet would like to review the proposed grading plans to ensure 
their infrastrueture is not negatively impaeted. The Distriet's eomments will be ineorporated into the projeet as eonditions 
of approval. 
Mitigation: None. 

References: Referral response from the Stanislaus County Department of Publie Works dated June 8, 2016; Referral 
response from the Department of Environmental Resourees on May 11, 2016; Referral response from the Turloek 
lrrigation Distriet on May 6, 2016; Stanislaus County General Pian and Support Doeumentation 1 

a) Does the project have the potential to degrade the 
quality of the environment, substantially reduce the habitat 
of a fish or wildlife species, cause a fish or wildlife 
population to drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, reduce the number 
or restrict the range of a rare or endangered plant or 
animal or eliminate important examples of the major 

iods of California histo or histo 
b) Does the project have impacts that are i ually 
limited, but cumulatively considerable? ("Cumulatively 
considerable" means that the incremental effects of a 
project are considerable when viewed in connection with 
the effects of past projects, the ettects of other current 

and the effects of bable future 
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lmpact With Mitigation lmpact 
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c) Does the project have environmental effects which will 
cause substantial adverse effects on human beings, either X 

directly or indirectly? 

Discussion: Review of this project has not indicated any features which might significantly impact the environmental 
quality of the site and/or the surrounding area. 

Mitigation: None. 

References: lnitial Study; Stanislaus County General Pian and Support Documentation 1 

1Stanislaus County General Pian and Support Documentation adopted on August 23, 2016. Optionai and 
updated elements of the General Pian and Support Documentation: Housing Element adopted on April 5, 2016. 

40 



NAME OF PROJECT: 

LOCATION OF PROJECT: 

PROJECT DEVELOPER: 

MITIGATED NEGATIVE DECLARATION 

General Pian Amendment & Rezone Application No. PLN2016-0031- Don's 
RV Center 

4872 Rohde Road, south of Esmar Road, north of Hepburn Way, just east of 
State Route 99 in the Keyes Area. (APN: 041-023-050) 

Donald P. Clark, Clark Family Properties 
4872 Rohde Road 
Ceres, CA 95307 

DESCRIPTION OF PROJECT: Request to amend the Keyes Community Pian of the General Pian from 
Medium Density Residential to Commercial and rezone a 4.87± parcel to Planned Development (PD) zoning to 
allow the establishment of a recreational vehicle (RV) sales yard as accessory to the RV sales business Iaeated on 
the adjacent parcel (4872 Rohde Road). No structures are being proposed as the existing sales and service 
building ison the adjacent parcel. The Planning Commission will consider a CEQA Mitigated Negative Declaration 
for this project. 

Based upon the lnitial Study, dated September 21, 2016, the Environmental Coordinator finds as follows: 

1. This project does not have the potential to degrade the quality of the environment, nor to curtail the diversity 
of the environment. 

2. This project will not have a detrimental effect upon either short-term or long-term environmental goals. 

3. This project will not have impacts which are individually limited but cumulatively considerable. 

4. This project will not have environmental impacts which will cause substantial adverse effects upon human 
beings, either directly or indirectly. 

The aforementioned findings are contingent upon the following mitigation measures (if indicated) which shall be 
incorporated into this project: 

1 . Prior to issuance of a building permit, the applicant/operator/property owner shall pay the Keyes 
Community Pian Mitigation Funding Program fees for Highway Commercial per the Keyes community 
Pian adopted on April 18, 2000. The fees were calculated in 2003 at $751.47 per 1,000 square feet of 
floor space. With the fees adjusted for inflation using the Engineering News-Record index, the July 
2015 fees are $1137 per 1 ,000 square teet. 

The lnitial Study and other environmental documents are available for public review at the Department of Planning 
and Community Development, 1010 1Oth Street, Suite 3400, Modesto, California. 

lnitial Study prepared by: 

Submit comments to: 

Kristin Doud. Associate Planner 

Stanislaus County 
Planning and Community Development Department 
101 0 1Oth Street, Suite 3400 
Modesto, California 95354 

(1:\PLANNING\STAFF REPORTS\GPA\2016\GPA & REZ PLN2016-0031 · DON'S RV CENTER, INC\CEOA-30-DAY-REFERRAL\MITIGATED NEGATIVE DECLARATION.DOC) 
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Stanislaus County Mitigation Monitoring Pian 
GPA REZ PLN2016-0031 Don's RV Center 

Page 1 
September 21, 2016 

Stanislaus County 
Planning and Community Development 

1010 1Oth Street, Suite 3400 
Modesto, CA 95354 

Phone: (209) 525-6330 
Fax: (209) 525-5911 

Mitigation Monitoring Pian 
Adapted from CEOA Guidelines sec. 15097 Final Text, October 26, 1998 

1. Project title and location: 

September 21, 2016 

General Pian Amendment & Rezone Application No. 
PLN2016-0031 - Don's RV Center 

4872 Rohde Road, south of Esmar Road, north of 
Hepburn Way, just east of State Route 99 in the 
Keyes Area. (APN: 041-023-050) 

2. Project Applicant name and address: Donald P. Clark 
4872 Rohde Road 
Ceres, CA 95307 

3. Contact person at County: Kristin Doud, Associate Planner (209) 525-6330 

MITIGATION MEASURES AND MONITORING PROGRAM: 

List all Mitigation Measures by topic as identified in the Mitigated Negative Declaration and complete the form for 
each measure. 

XVI. TRANSPORT ATION/TRAFFIC 

No. 1 Mitigation Measure: 

Who lmplements the Measure: 

Prior to issuance of a building permit, the applicant/operator/property owner 
shall pay the Keyes Community Pian Mitigation Funding Program fees for 
Highway Commercial per the Keyes community Pian adopted on April18, 2000. 
The fees were calculated in 2003 at $751.47 per 1,000 square feet of floor 
space. With the fees adjusted for inflation using the Engineering News-Record 
index, the July 2015 fees are $1137 per 1 ,000 square feet. 

When should the measure be implemented: 
Applicant/operator/property owner. 
Prior to issuance of a building permit. 
Prior to issuance of a building permit. When should it be completed: 

Who verities compliance: 

Other Responsible Agencies: 

Stanislaus County Planning and Community Development 
Department, Building Division 
Stanislaus County Department of Publie Works 

1, the undersigned, do hereby certify that 1 understand and agree to be responsible for implementing the Mitigation 
Program for the above listed project. 

Signature on File 
Person Responsible for lmplementing 
Mitigation Program 

September 22, 2016 
Date 

(1:\PLANNING\STAFF REPORTS\GPA\2016\GPA& REZ PLN2016-0031- DON'S RVCENTER.INC'.CEQA-30-DAY-REFERRAL\MITIGATION MONITORING PLAN.DOC) 

42 EXHIBIT G 



1 SUMMARY OF RESPONSES FOR ENVIRONMENTAL REVIEW REFERRALS 
1 

PROJECT: GENERAL PLAN AND REZONE APPLICATION NO. PLN2016-0031 - DON'S RV CENTER 

RESPONDED RESPONSE 
MITIGATION 

CONDITIONS 
REFERRED TO: MEASURES 

>- PUBLIC 
WILLNOT 

MAY HAVE 
~ <( (J) 0 HAVE NO COMMENT (J) 0 (J) 

0 s 0 HEARING w SIGNIFICANT w w 
0 >- z SIGNIFICANT NON CEOA >- z >- z 

"' "" NOTICE IMPACT 
IMPACT 

CA DEPT OF CONSERVATION, LAND 
RESOURCES 

CA DEPT OF FISH & WILDLIFE X X X X 
CA DEPT OF TRANSPORTATION: 
DISTRICT 10 X X X X 

CA OPR STATE CLEARINGHOUSE X X X X X X X 
CENTRAL VALLEY REGIONAL WATER 

OUALITY CONTROL BOARD X X X X X X X 

COMMUNITY SERVICES DISTRICT: KEYES X X X X 

COOPERATIVE EXTENSION X X X X 

FIRE PROTECTION DIST: KEYES FIRE X X X X X X X 

IRRIGATION DISTRICT: TURLOCK X X X X X X X 

MOSQUITO DISTRICT: TURLOCK X X X X 
MT VALLEY EMERGENCY MEDICAL X X X X 

MUNICIPAL ADVISORY COUNCIL: KEYES X X X X 

PACIFIC GAS & ELECTRIC X X X X 

POSTMASTER:KEYES X X X X 

RAILROAD: UNION PACIFIC X X X X 

SAN JOAQUIN VALLEY APCD X X X X X X 

SCHOOL DISTRICT 1: KEYES UNION X X X X 

SCHOOL DISTRICT 2: TURLOCK JOINT UNI X X X X 

STAN CO AG COMMISSIONER X X X X 

STAN CO BUILDING PERMITS DIVISION X X X X 

STANCOCEO X X X X 

STAN CO DER X X X X X X X 

STAN CO ERC X X X X X X X 

STAN CO FARM BUREAU X X X X 

STAN CO HAZARDOUS MATERIALS X X X X X X 
STAN CO PUBLIC WORKS X X X X X X 

STAN CO SHERIFF X X X X 

STAN CO SUPERVISOR DIST #2: CHIESA X X X X 

STAN COUNTY COUNSEL X X X X 

STANISLAUS FIRE PREVENTION BUREAU X X X X 

STANISLAUS LAFCO X X X X 
SURROUNDING LAND OWNERS X X X 

TELEPHONE COMPANY: AT&T X X X X 

~RIBAL CONTACTS 90-DAY X 

US ARMY CORP OF ENGINEERS 

US FISH & WILDLIFE 

USDA NRCS X X X X 

US MILITARY (5 AGENCIES) X X X X 
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Stanislaus County Planning Commission 
Minutes 
November 17, 2016 
Page 2 

ATTACHMENT 2 

A. GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2016-
0031 - DON'S RV CENTER- Request to amend the Keyes Community Pian 
Designation and the zoning designation of a 4.87± aere pareel from Medium 
Density Residential to Commereial and from A-2-10 to Planned Development 
(PD) zoning, to allow the establishment of a reereational vehicle (RV) sales yard. 
The pareel is loeated between Esmar Road and Hepburn Way on the northeast 
side of Rohde Road, in the Keyes area. The Planning Commission will eonsider 
a CEQA Mitigated Negative Deelaration for this projeet. APN: 041-023-050 
Staff Report: Kristin Doud, Assoeiate Planner, Reeommends APPROVAL. 
Publie hearing opened. 
OPPOSITION: None. 
FAVOR: David Hoberg, Engineer, DF Engineering, 3721 Tully Road, Modesto, 
California 
Publie hearing elosed. 
Orvis/Hieks (5/0) APPROVED THE STAFF RECOMMENDATION TO THE 
BOARD OF SUPERVISORS AS OUTLINED IN THE STAFF MEMO. 

EXCERPT 

PLANNING COMMISSION 

MINUTES 

..?-! ~ 

Secretary, Planning Commission 

)'Z· 1 2 • Z.C:,I L-

Date 
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STANISLAUS COUNTY ORDINANCE NO. C.S. __ _ 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP NO. FOR THE PURPOSE OF 
REZONING ONE PARCEL TOTALING4.87 ACRES FROMA-2-10 (GENERALAGRICULTURE) TOA NEW 
PD (PLANNED DEVELOPMENT), TO ALLOW THE ESTABLISHMENT OF A RECREATIONAL VEHICLE 
(RV) SALES YARD ON PROPERTY LOCATED ON THE EAST SIDE OF ROHDE ROAD, BETWEEN 
ESMAR ROAD AND HEPBURN WAY, JUST EAST OF STATE ROUTE 99, IN THE KEYES AREA, APN: 
041-023-050. 

The Board of Supervisors of the County of Stanislaus, State of California, ordains as follows: 

Section 1. Sectional District Map No. 9-110- is adopted forthe purpose ofdesignating 
and indicating the location and boundaries of a District, such map to appear as follows: 

(Map to be inserted upon rezone approval) 

Section 2. This ordinance shall take effect and be in full force thirty (30) days from and after the date 
of its passage and before the expiration of fifteen ( 15) days after its passage it shall be published once, with 
the names of the members voting for and against same, in the Modesto Bee, a newspaper of general 
circulation published in Stanislaus County, State of California. 

Upon motion of Supervisor , seconded by Supervisor , the foregoing ordinance 
was passed and adopted at a regular meeting of the Board of Supervisors of the County of Stanislaus, State 
of California, this __ day of , 2016, by the following called vote: 

AYES: 
NOES: 
ABSENT: 
ABSTAINING: 

Supervisors: 
Supervisors: 
Supervisors: 
Supervisors: 

Richard Monteith 
CHAIRMAN OF THE BOARD OF SUPERVISORS 
of the County of Stanislaus, 
State of California 

ATTEST: ELIZABETH A. KING, Clerk of 
the Board of Supervisors of 
the County of Stanislaus, 
State of California 

BY: 
Pamela Villarreal, Assistant Clerk of the Board 

APPROVED AS TO FORM: 

JOHN~ ~ :~unty 2:~ {( 
Thomas E. Boze 
Assistant County Counsel 



SECTIONAL DISTRICT MAP NO. 9-110-
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December 20, 2016 
6:35PM 
2016-659 

STANISLAUS COUNTY ORDINANCE NO. C.S. 1185 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP NO. 9-1~Q-1008 FOR THE PURPOSE OF 
REZONING ONE PARCEL TOTALING 4.87 ACRES FROM A-2-1 0 (GENERAL AGRICUL TURE) TO A NEW PD 
(PLANNED DEVELOPMENT), TO ALLOW THE ESTABLISHMENT OF A RECREA TIONAL VEHICLE (RV) SALES 
YARD ON PROPERTY LOCATED ON THE EAST SIDE OF ROHDE ROAD, BETWEEN ESMAR ROAD AND 
HEPBURN WAY, JUST EAST OF STATE ROUTE 99, IN THE KEYES AREA, APN: 041-023-050. 

The Board of Supervisors of the County of Stanislaus, State of California, ordains as follows: 

Section 1. Sectional District Map No. 9-110- 1008 is adopted for the purpose of designating and 
indicating the leeatien and boundaries of a District, such map to appear as follows: 

(Map to be inserted upon rezone approval) 

Section 2. This ordinance shall take effect and be in full force thirty (30) days from and after the date of its 
passage and before the expiration of fifteen ( 15) days after its passage it shall be published once, with the names of 
the members voting for and against same, in the Modesto Bee, a newspaper of general circulation published in 
Stanislaus County, State of California. 

Upon motion of Supervisor Chiesa, seconded by Supervisor Withrow, the foregoing ordinance was passed 
and adopted at a regular meeting of the Board of Supervisors of the County of Stanislaus, State of California, this 
201

h day of December, 2016, by the following called vote: 

AYES: Supervisors: O'Brien, Chiesa, Withrow, DeMartini, and Chairman Monteith 
NOES: 
ABSENT: 
ABSTAINING: 

Supervisors: None 
Supervisors: None 
Supervisors: None 

ATTEST: 

BY: 

Dick Monteith 
CHAIRMAN OF THE BOARD OF SUPERVISORS 
of the County of Stanislaus, 
State of California 

ELIZABETH A. KING, Clerk of 
the Board of Supervisors of 
the County of Stanislaus, 
State of California 

~~~ 
Pamela Villarreal, Assistant Clerk of the Board 

APPROVED AS TO FORM: 

ORD-55-Y-3 
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The Modesto Bee 
modbee.com 

AFFIDAVIT OF PUBLICATION 
Accounl # Ad Number ldentificalion 

341787 0002849325 ORD CS 1185 PAM VILLARREAL 

Attention: 

CO STAN BOARD OF SUPERVISORS 
1010 1OTH ST STE 6700 
MODESTO. CA 95354 

STANISLAUS COUNTY ORDINANCE NO. C.S. 1185 

AN ORDINANCE ADOPTING SECTIONAL DISTRICT MAP NO. 9-110-1008 FOR THE 
PURPOSE OF AEZONING ONE PARCEL TOTALING 4.87 ACRES FROM A-2-10 
(GENERAL AGAICULTURE) TO A NEW PD (PLANNED DEVELOPMENT), TO ALLOW 
THE ESTABLISHMENT OF A AECREATIONAL VEHICLE (AV) SAL.ES YARD ON 
PROPERTY LOCATED ON THE EAST SIDE OF ROHDE ROAD, BETWEEN ESMAR 
ROAD AND HEPBURN WAY, JUST EAST OF STATE ROUTE 99, IN THE KEYES 
AREA, APN: 041-023-050. 
The Board ol Supervlsore of the County ol Stanlsl~tus, State ol Callfornla, ordains 
as follows: 
Sectlon 1. Seclional Dietrlct Map No. 9-110-1008 ls adopted lor the purpose ol 
deslgnatlng and indicalinQ !he locatlon and boundarlee ol a District, such map to 
appear aa lollowa: 

SECTIONAL DISTRICT MAP NO. 9·110-1008 

~ 
' ~ö .. ,... __ _.._,~·;;:•·.;.7".;•;1··--...-------4 

.l1P 

• r--=,....:,__ __ 
LEGEND: 

r::1 PLANNED 
l!.!::JDEVELOPMENT 

EFFECTIVE DATE: Jånuary 19, 2017 
PREVIOUS MAPS: 508 

Sectlon 2. Thla ordlnance shali taka eflecl and be ln lulllorce thlrty (30) days from 
and after !he data ollls pa&Sage and belorelhe explre.tlon or fifisen (15) days 
afler IIe passe,ge it shall be publlahed once, wllh !he names ol fhe members voting 
lor and agalnst same, ln !he Modesto Bee, a newapaper of general ciroulatlon 
published in Stanlslaus County, State af Calllornla. 
Upon mollon ol Supervlaor Chieaa, aeconded by Supervlsor Wlthrow, 
!he loregoing ordlnance was paaeed and adopted at a regular meellng ol the 
Board ot Supervlsora ot the County of Stanlslaus, Slale ol Calllornla, lhls 2oth 
day ol December, 2018, by !he lollowlng called vote: AYES: Supervlsora: O'Brien, 
Chlesa, Wlthrow, OeMartinl, and Chalrman Monteilh. NOES: None ABSENT: 
None. ABSTAlNING: None /s/Dick Monteilh, CHAIRMAN OF THE BOARO OF ~ 
SUPERVISORS ollhe County ol Stanlslaua, State of Callfornla. ~ 

ATIEST: EliZABETH A. KING, Clark ot the Board ot Supervisore of !he County of ~ 
Stanislaue, State of Calllornla. BY: Pamela Vlllarreal, Assisieni Clerk ot !he Board. B 
APPROVED AS TO FORM: JOHN P. DOERING, County Counsel. § 
By: Thomas E. Boze, Aasialani County Counsal. ~ 

PO 

ORD CS 1185 PAM VILLARREAL 

Declaration of Publication 

C.C.P. 52015.5 

STATE OF CALIFORNIA 
SS. 

County of Stanislaus 

1 am a citizen of the UnitedStatesand a 
resident of the County aforesaid; 1 am 

over the age of eighteen years, and no! a 

party to or interested in the above ent1tled 

matter. 1 am a printer and principal clerk of 

the publisher of the The Modesto Bee, 

which has been adjudged a newspaper 

of general circulation by the Superior 

Court of the County of Stanislaus, State of 

Califomia, under the date of February 25, 

1951 Action No. 46453. The notice of 

which the annexed is a printed copy has 

been published in each issue thereof on 

the following dates, to wit: 

December 30, 2016 

1 certify (or declare) under penalty of 

perjury that the foregotng is true and 

correct and that this declaration was 

executed at Modesto, Califomia on: 

Date: 30th, day of December, 2016 

Signature 
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December 20, 2016 
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Overview  

Planning & Community Development 

• General Plan Amendment 
• Rezone Application 

 
• Request to amend the Keyes Community 

Plan designation to Commercial and the 
zoning designation to Planned 
Development on a 4.87 acre parcel to 
allow for RV sales yard 
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COMMUNITY PLAN MAP 
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General Plan Consistency 
 
 
 

 

Planning & Community Development 

General Plan Amendment Findings: 
• Maintain a logical land use pattern without 

detriment to existing and planned land uses 
• Maintain levels of service  
• Consistent with the General Plan goals and policies 

 
 



General Plan Consistency 
 
 
 

 

Planning & Community Development 

• Planned Development 
• Community Plan Designation 
• Discretionary project review 
• Siting of industries with unique requirements 
• Agricultural buffers 



Environmental Review 
 

• CEQA – Mitigated Negative 
Declaration 
 

Planning & Community Development 



Planning Commission Hearing 
• November 17, 2016 
• Planning Commission Recommended 

Approval (5/0) to the Board of 
Supervisors 
 

 

Planning & Community Development 



Recommendation 
• Planning Commission and Staff 

recommendation 
• Findings – Exhibit A 

– Environmental Review 
– GPA Findings 
– Zoning Consistency  
– Project Approval 
– Ordinance Adoption 

 
 Planning & Community Development 



Questions 

 
 

Planning & Community Development 
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