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May 1, 2025 
 
 
MEMO TO: Stanislaus County Planning Commission 
 
FROM:  Department of Planning and Community Development 
 
SUBJECT: PARCEL MAP APPLICATION NO. PLN2021-0021 – THORNTON – RIVER 

ROAD 
 
The applicant is requesting that the subject application be continued indefinitely to allow 
additional time to discuss proposed conditions from the County’s Public Works Department.   
 
RECOMMENDATION 
 
Staff recommends the Planning Commission approve an indefinite continuance of Parcel Map 
Application No. PLN2021-0021 – Thornton – River Road.   
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May 1, 2025 
 
 
MEMO TO: Stanislaus County Planning Commission 
 
FROM:  Department of Planning and Community Development 
 
SUBJECT: REZONE APPLICATION NO. PLN2023-0093 – U-HAUL 
 
The subject project proposes to develop a mini-storage warehouse facility on two parcels totaling 
8.57± acres.  A portion of one of the proposed buildings is proposed to be constructed over an 
existing Caltrans stormwater drainage basin located on-site; accordingly, the applicant is 
requesting abandonment of an existing easement and development of a replacement stormwater 
drainage basin which will serve both Caltrans and the proposed project.  At the time that the May 
1, 2025 Planning Commission Staff Report was published, the California Department of 
Transportation (Caltrans) had requested only that encroachment permits be obtained for the 
proposed driveways and a standard condition had been applied addressing Caltrans’ approval for 
the modification or relocation of the basin (Proposed Development Standards No. 43 and 44).  
Since publishing of the Staff Report, Caltrans has requested additional development standards to 
clarify drainage requirements (see Attachment A – Caltrans Letter, dated April 25, 2025).  The 
applicant is in agreement with Caltrans’ request and, as such, staff is requesting that the Planning 
Commission add the following development standards:   
 
56. No increase in runoff into State right-of-way shall be permitted to result from alterations to 

the natural drainage course.  

57. Prior to issuance of a grading or building permit, the applicant shall submit the following 
to Caltrans for review: 

a. An existing topography map; 

b. A comprehensive drainage plan; and 

c. Stormwater calculations demonstrating pre- and post-construction flow conditions. 

58. Prior to issuance of a grading or building permit, the applicant shall demonstrate to 
Caltrans’ satisfaction that the proposed project will not significantly impact existing State 
drainage facilities via one of the following ways: 

a. If undeveloped topography historically directed drainage away from the State right-
of-way, no new discharge towards State facilities shall occur; or 

b. If undeveloped topography historically directed drainage into the State right-of-
way, this may continue only provided the following conditions are met: 

i. Post-construction peak flows do not exceed pre-construction flows; and 

ii. Site runoff is treated to meet current stormwater quality standards. 
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RECOMMENDATION 
 
Staff recommends the Planning Commission approve Rezone Application No. PLN2023-0093 – 
U-Haul, with the inclusion of Development Standards Nos. 56 through 58 as outlined in this 
Planning Commission Memo. 
 
 
Attachments: 
 
Attachment A - Caltrans Letter, dated April 25, 2025 
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April 25, 2025 

10-STA-219-PM 4.757
U-Haul New Construction

Site Development Plan

Kristen Anaya 
Stanislaus County 
Planning & Community Development 
1010 10th Street, Suite 3800 
Modesto, CA  95354 

Dear Ms. Anaya: 

The California Department of Transportation (Caltrans) appreciates the opportunity to review 
and comment on the Site Development Plan for the new U-Haul construction project with 
storage units and portable container rentals.  The project also proposed two new full access 
driveways to the project site, one on State Route (SR) 219 and the other on SR 108.  The project 
also proposed to use one existing driveway on SR 219.  Location of this project is at 4843 
McHenry Avenue (SR 108), between Kiernan Avenue and Galaxy Way, in the Modesto area. 

Caltrans has the following comments: 

1. The proposed project seeks to develop an undeveloped lot adjacent to State Routes 219
and 108. Based on the existing topographic contour lines, surface water on-site appears
to drain naturally to the south. The applicant must submit the following for review:

• An existing topographic map
• A comprehensive drainage plan
• Stormwater calculations demonstrating pre- and post-construction flow
conditions

2. Caltrans will not accept any increase in runoff into the State right-of-way resulting from
alterations to the natural drainage course. Under California civil law, landowners have the
right to discharge unaltered surface water onto adjacent properties; however, no party
may unreasonably alter the natural drainage system without potential liability.

3. The developer must demonstrate that the proposed project will not significantly impact
existing State drainage facilities. If historical drainage patterns indicate that runoff from
the site historically flowed into the State right-of-way, this may continue only under the
following conditions:

• Post-construction peak flows must not exceed pre-construction flows
• Site runoff must be treated to meet current stormwater quality standards

4. Conversely, if the undeveloped topography historically directed drainage away from the
State right-of-way, any new discharge toward State facilities will not be permitted.
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5. Final determination will be deferred until full drainage plans and supporting hydrology 
calculations are submitted for review. 

6. As a reminder, an Encroachment Permit will be required for any work done within the 
Department’s right of way.  This work is subject to the California Environmental Quality 
Act.  Therefore, environmental studies may be required as part of the encroachment 
permits application.  A qualified professional must conduct any such studies undertaken 
to satisfy the Department’s environmental review responsibilities.  These studies will include 
an analysis of potential impacts to any cultural sites, historic properties, biological 
resources, hazardous waste locations, scenic highways, and/or other environmental 
resources within Caltrans Right of Way, at the project site(s).  Ground-disturbing activities 
to the site prior to completion and/or approval of required environmental documents 
may affect the Department’s ability to issue a permit for the project.  Furthermore, if 
engineering plans or drawings will be part of your permit application, they should be 
prepared in standard units. 

 
If you have any questions or would like to discuss these comments, please contact me at (209) 
483-2582 or Steven Martinez at (209) 986-1341. 
 
 
Sincerely, 

 
 
Tom Dumas 
Chief, Office of Metropolitan Planning 








