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

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

Building Phone: (209) 525-6557  Fax: (209) 525-7759

Referral
Early Consultation

Date: August 26, 2026
To: Distribution List (See Attachment A)
From: Kristen Anaya, Senior Planner

Planning and Community Development

Subject: GENERAL PLAN AMENDMENT & REZONE APPLICATION NO.
PLN2025-0106 — CIPPONERI

Respond By: September 15, 2026

***PLEASE REVIEW REFERRAL PROCESS POLICY****
The Stanislaus County Department of Planning and Community Development is
soliciting comments from responsible agencies under the Early Consultation
process to determine: a) whether or not the project is subject to CEQA and b) if
specific conditions should be placed upon project approval.

Therefore, please contact this office by the response date if you have any comments
pertaining to the proposal. Comments made identifying potential impacts should be as
specific as possible and should be based on supporting data (e.g., traffic counts,
expected pollutant levels, etc.). Your comments should emphasize potential impacts in
areas which your agency has expertise and/or jurisdictional responsibilities.

These comments will assist our Department in preparing the conditions for a Staff
Approval. Therefore, please list any conditions that you wish to have included as well as
any other comments you may have. Please return all comments and/or conditions as
soon as possible or no later than the response date referenced above.

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

Applicant: Thomas R. Cipponeri

Project Location: 1933, 2015, and 2017 Patterson Road and 6505 Cipponeri
Road, between State Route 108 (McHenry Avenue) and
Oakdale Road, in the City of Riverbank area.

APNs: 074-003-003, 074-005-010, 074-005-012, & 074-005-013

Williamson Act
Contract: N/A



General Plan: 074-003-003: Agriculture
074-005-010, -012 & -013: Urban Transition

Current Zoning: 074-003-003: General Agriculture (A-2-40)
074-005-010, -012, & -013: General Agriculture (A-2-10)

Project Description: Request to amend the General Plan and zoning
designations of four parcels totaling 13.53% acres, from Agriculture and General
Agriculture (A-2-10 and A-2-40) to Planned Development (P-D) to legalize the
expansion and alteration of an existing legal non-conforming (LNC) truck
terminal, the existing storage of recreational vehicles (RVs), boats, personal
storage container pods, and the operation of an existing towing company on-site.

The project site is comprised of four parcels operating as one contiguous project
site:

1. Assessor Parcel Number (APN) 074-003-003 is a 9.6% acre parcel improved
with a single-family dwelling, a 10,000% square-foot fenced lease area for a
towing company impound yard, a stormwater retention basin, and is
utilized for the parking and storage of tractor-trailers, RVs, boats, personal
storage container pods. The 3.4% acre rear portion of the parcel is
proposed to remain vacant. The southeast 2-acre of the parcel was
approved under Use Permit No. 85-32 to allow an agricultural service
establishment, permitting the storage of fruit trailers and miscellaneous
agricultural-related equipment during the off-season. Due to the size of the
area and nature of the vehicles and equipment parked on-site altering the
nature of the use approved under the use permit, a General Plan
amendment and rezone is required to legalize the impound yard and truck,
boat, RV, and equipment parking.

2. APN 074-005-010 is a 1.28% acre parcel improved with a single-family
dwelling, a shop accessory to the on-site dwelling, and is utilized for a
portion of the parking and storage area for tractor-trailers, RVs, boats,
personal storage container pods.

3. APN 074-005-013 is a 1.65* acre parcel improved with a 720% square-foot
office utilized by the towing company and is utilized for a portion of the
parking and storage area for tractor-trailers, recreational vehicles, boats,
and personal storage container pods. The existing LNC truck terminal,
which included the parking of tractor-trailer combinations, was established
on APNs 074-005-010 and -013 prior to 1979; Use Permit No. 79-26 allowed
for the on-site administrative office serving the truck terminal.

4. APN 074-005-012 is a 1* acre parcel improved with a single-family dwelling
and shop accessory to the on-site dwelling. A portion of the parcel is
utilized for the parking and storage area for tractor-trailers, recreational
vehicles, boats, and personal storage container pods.
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An approximately 7.25% acre outdoor graveled area with 75 marked parking stalls
is developed across all four APNs. Within the graveled footprint, both the marked
stalls and unmarked areas on the periphery of the marked parking spaces are
leased for the storage of tractor-trailer combinations, trailers, RVs, and boats.
The applicant owns personal storage container pods which are also stored within
unmarked graveled areas of the project site for customers to rent and store
personal belongings. Tractor-trailer combinations up to 53 feet in length, as well
as refrigerated tractor-trailers which may remain powered, are parked on-site.
Approximately 40 tractor-trailer combinations typically lease parking space on-
site at any given time, with approximately 30 round truck trips occurring daily.

The project area is enclosed with a 6-foot-tall chain-link fence with slats to the
north, south, and west. The facility is accessible via an existing electric gate
along the frontage of Cipponeri Road which will remain open from 6:00 a.m. to
6:00 p.m. Monday through Friday, and Saturday 6:00 a.m. to 12:00 p.m. After-
hours access to the parking facility and storage uses will be permitted for
customers via card entry. The parking and storage operation is unmanned;
however, the property owner is on-call to assist customers as needed. The
towing company operates with three employees on-site from 8:00 a.m. to 5:00
p-m., Monday through Friday. No dismantling or crushing takes place on-site;
however, both inoperable vehicles and vehicles with body damage are towed and
contained within the on-site impound yard where they remain until sold. The
three existing on-site dwellings are served by individual private well and septic
systems. Portable restrooms are provided on-site for customers. No fueling,
truck washing, maintenance or repairs occur on-site.

A General Plan amendment and rezone is required to enlarge the approved
parking area on APN 074-003-003, expand the permitted variety of vehicles and
equipment to be stored within the project area to include boats, RVs, pod
containers, and non-agricultural tractor-trailer combinations, and permit the
existing towing company and impound yard on-site. The subject application was
submitted to correct and legalize these zoning violations, which were cited under
Code Enforcement Case No. 23-0109. APNs 074-005-010, -012, and -013 are
located within Sphere of Influence of the City of Riverbank.

Full document with attachments available for viewing at:
http://www.stancounty.com/planning/pl/act-projects.shtm
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GENERAL PLAN AMENDMENT & REZONE APPLICATION NO. PLN2025-0106 —
CIPPONERI Attachment A

Distribution List

CA DEPT OF CONSERVATION
Land Resources / Mine Reclamation STAN CO ALUC
X | CA DEPT OF FISH & WILDLIFE STAN CO ANIMAL SERVICES
CA DEPT OF FORESTRY (CAL « | STAN CO BUILDING PERMITS
FIRE) DIVISION
« | CADEPT OF TRANSPORTATION | | a7aN GO CEO
DIST 10
X | CA OPR STATE CLEARINGHOUSE STAN CO CSA
CA RWQCB CENTRAL VALLEY
X | oeaoy X | STAN CO DER
CA STATE LANDS COMMISSION STAN CO ERC
CEMETERY DISTRICT X | STAN CO FARM BUREAU
« | CENTRAL VALLEY FLOOD « | STAN CO HAZARDOUS
PROTECTION MATERIALS
X | CITY OF: RIVERBANK X | STAN CO PARKS & RECREATION
COMMUNITY SERVICES DIST: X | STAN CO PUBLIC WORKS
STAN CO PUBLIC WORKS -
X | COOPERATIVE EXTENSION X | oiRvex
X | COUNTY OF: SAN JOAQUIN STAN CO RISK MANAGEMENT
DER GROUNDWATER
X | RESOURCES DIVISION X | STAN CO SHERIFF
« | DISPOSAL DIST: BERTOLOTTI « | STAN CO SUPERVISOR DIST 1: B.
MANDATORY AREA 1 CONDIT
FIRE PROTECTION DIST:
STANISLAUS CONSOLIDATED X | STAN COUNTY COUNSEL
GSA: STANISLAUS AND
X | TUOLUMNE RIVERS StanCOG
_ STANISLAUS FIRE PREVENTION
X | IRRIGATION DIST 1: OAKDALE X | iy
X | IRRIGATION DIST 2: MODESTO X | STANISLAUS LAFCO
_ STATE OF CA SWRCB DIVISION
X | MOSQUITO DIST: EASTSIDE x | STATE OF oA oeh DIVISIO
STANISLAUS COUNTY
X | EMERGENCY MEDICAL SERVICES SURROUNDING LAND OWNERS
_ INTERESTED PARTIES — TRUCK
MUNICIPAL ADVISORY COUNCIL: iyt
X | PACIFIC GAS & ELECTRIC TELEPHONE COMPANY: AT&T
_ TRIBAL CONTACTS
POSTMASTER: (CA Government Code §65352.3)
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RAILROAD: UNION PACIFIC

X

US ARMY CORPS OF ENGINEERS

X | SAN JOAQUIN VALLEY APCD

X

US FISH & WILDLIFE

X | SCHOOL DIST 1: SYLVAN UNION

US MILITARY (SB 1462) (7
agencies)

SCHOOL DIST 2: MODESTO CITY
SCHOOLS

USDA NRCS

WORKFORCE DEVELOPMENT

WATER DIST:

X | STAN CO AG COMMISSIONER
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STANISLAUS COUNTY
CEQA REFERRAL RESPONSE FORM

TO: Stanislaus County Planning & Community Development
1010 10" Street, Suite 3400
Modesto, CA 95354

FROM:

SUBJECT: GENERAL PLAN AMENDMENT & REZONE APPLICATION NO.
PLN2025-0106 — CIPPONERI

Based on this agency’s particular field(s) of expertise, it is our position the above
described project:

Will not have a significant effect on the environment.
May have a significant effect on the environment.
No Comments.

Listed below are specific impacts which support our determination (e.g., traffic general,
carrying capacity, soil types, air quality, etc.) — (attach additional sheet if necessary)

1.

2.

3.

4.
Listed below are possible mitigation measures for the above-listed impacts: PLEASE
BE SURE TO INCLUDE WHEN THE MITIGATION OR CONDITION NEEDS TO BE
IMPLEMENTED (PRIOR TO RECORDING A MAP, PRIOR TO ISSUANCE OF A
BUILDING PERMIT, ETC.):

1.

2.

3.

4.
In addition, our agency has the following comments (attach additional sheets if
necessary).

Response prepared by:

Name Title Date
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PROJECT DESCRIPTION — THOMAS CIPPONERI
1933 PATTERSON ROAD

Thomas Cipponeri owns four connecting parcels in Stanislaus County:

» Parcel 1 is located at 2017 Patterson Road, Riverbank, CA, APN 074-005-012.
Structures on parcel 1 include Mr. Cipponeri’s private residence and ancillary shop (not
part of the project).

» Parcel 2 is located at 6505 Cipponeri Road, Riverbank, CA, APN 074-005-013. The only
structure on this parcel is the office building used by the accessory tow company (part of
the project).

» Parcel 3 is located at 2015 Patterson Road, Riverbank, CA, APN 074-005-010.
Structures on this parcel are a private residence and ancillary shop (not part of the
project).

» Parcel 4 is located at 1933 Patterson Road, Riverbank, CA, APN 074-005-003.
Structures on this parcel include a private residence and ancillary storage building. The
structures are not part of the project, however the rest of the parcel outside of the private
residence’s fence is part of the project.

The parcels are identified on the attached APN exhibit (2 pages) for ease of reference.

Thomas Cipponeri is requesting a General Plan Amendment and Rezone from
Agriculture to Planned Development to permit a currently operating truck parking facility with
ancillary uses of Pod storage and a small tow company to continue to operate upon a portion of
his properties.

In 1979 Mr. Cipponeri’s father obtained a use permit to establish an office at an existing
legal non-conforming truck terminal (Permit No. 79-26). Mr. Cipponeri later obtained a second
use permit (Permit No. 85-32) to use Parcel 4 as a storage area for grape tanks, fruit trailers, and
miscellaneous related farm equipment. His current use is an expansion of both permits.

Parcels 1-3 are in the City of Riverbank’s Sphere of Influence. These parcels are zoned as
urban transition under the General Plan.

One of the project’s key aims is to serve the demand for truck/tractor trailer parking and
related use. There are 75 parking spaces for trucks and trailers. Out of the 75 spaces,
approximately 40 spaces are being used regularly for truck and trailer parking. The remaining
spots are used as storage for other vehicles and as POD storage container usage. The other
vehicles stored onsite are cars, a few recreational vehicles, and some small motorboats. The POD
storage containers are owned by Mr. Cipponeri and rented out to clientele. Rent is collected on a
month-to-month basis. The PODS are stationary and are all placed in the same area.



Each parking spot on the project site can hold a tractor-trailer with a sleeper cab and a 53
foot trailer, though that is not the standard trailer parked on-site. Out of the 40 currently active
trucks onsite, 8 of them are 53 foot trailers with sleeper cabs, 4 are refrigerator trucks, the
remaining trucks parked onsite are a mix of trucks measuring between 48 feet and 53 feet. The
refrigerator trucks are all self-generating and do not need a power source to keep cool, the
generator attached to each trucks runs on diesel gas. These trucks are parked in the center of the
project site and only operate when necessary, limiting the ambient noise. Approximately 75% of
the trucks are used daily; the rest are used approximately monthly. Oil changes and other light
maintenance is not allowed on site. The surface material of the project is gravel except for the
entrance driveway, which is paved.

Mr. Cipponeri is also leasing a 100 by 100-foot area of the facility as well as a portion of
the office space, mentioned previously, to TNT Towing company (“TNT”) as an accessory to the
use. TNT has leased this space continuously since 2001 and holds a valid business license with
the City of Riverbank. The business license is attached. TNT maintains regular office hours from
8 a.m. to 5 p.m. Monday through Friday in the shared office space. There are currently three
employees, two operate towing vehicles while one manages the office. The current occupancy of
the office is one person. The space where TNT holds towed vehicles is contained by a fence.
There are inoperable vehicles as well as vehicles with body damage that are towed into the
contained space and sold within a week. No dismantling or crushing takes place on site.

The site plan designates the project area shown on the attached exhibit as “cloud”
outlining. There are specific parking areas for trailers, including refrigerated trailers, and flatbed
trailers as well as space for other vehicle storage and POD storage containers. This will allow for
sufficient space for maneuvering, loading and unloading, and truck circulation within the facility,
allowing efficient traffic flow with designated entrance and exit points to minimize congestion as
well as maintain ample space for POD storage containers and vehicle storage.

The facility’s gate is open during the week from 6 a.m. to 6 p.m. On Saturdays, the gate
opens at 6 a.m. and closes at noon, on Sundays, the gate is closed. Clients are provided with an
access card, which allows them to securely enter and exit the site at any time of day. There is
only one access point available to clientele. The other two access points on Patterson Road
exclusively serve the onsite residences and are not used by clientele. Applicant manages the
facility himself and does not have employees. The property does not have a repair shop or a truck
wash onsite or similar facilities.

Currently, there are portable restrooms that are maintained by a portable restroom
cleaning company on a weekly basis.
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We have conducted a non-confidential extended records search as per your request for the above-
referenced project area located on the Riverbank USGS 7.5-minute quadrangle map in Stanislaus
County.

Search of our files includes review of our maps for the specific project area and the immediate
vicinity of the project area, and review of the following:

National Register of Historic Places (NRHP)

California Register of Historical Resources (CRHR)

California Inventory of Historic Resources (1976)

California Historical Landmarks

California Points of Historical Interest listing

Office of Historic Preservation Built Environment Resource Directory (BERD) and the
Archaeological Resources Directory (ARD)

Survey of Surveys (1989)

Caltrans State and Local Bridges Inventory

General Land Office Plats

Other pertinent historic data available at the CCalC for each specific county

The following details the results of the records search:
Prehistoric or historic resources within the project area:

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

e The General Land Office survey plat for T2S ROE (dated 1864) shows a road through the
northern portion of Section 27.



e The Official Map of the County of Stanislaus, California (1906) references Joseph
Spenker as the landowner in the NE Y of Section 27, and references the town of
“Burneyville”, as Riverbank was referred to at that time.

e The 1916 edition of the Riverbank USGS quadrangle references the alignment of
Patterson Road and the nearby Modesto Main Canal. The 1969 edition references several
buildings in Section 27 that would be 56 years in age (or older). We have no further
information on file regarding these possible historical resources.

Prehistoric or historic resources within the immediate vicinity of the project area: Patterson
Road/ SR 108 has been documented in Stanislaus County as P-50-002370, part of the Sonora-
Mono Road that extends into Tuolumne and Mono counties.

Resources that are known to have value to local cultural groups: None has been formally
reported to the Information Center.

Previous investigations within the project area: No project-specific investigation has been
formally reported to the Information Center. The project area does fall within an overview
document, referenced as follows:

Derr, E. H. (Cultural Resources Unlimited; for City of Riverbank Redevelopment
Program)
1993  Section 10, Cultural Resources; Prepared for Riverbank Redevelopment
Program EIR.
CCalC Report ST-01952

Recommendations/Comments:

Please be advised that a historical resource is defined as a building, structure, object, prehistoric
or historic archaeological site, or district possessing physical evidence of human activities over
45 years old. Since the project area has not been subject to previous investigations, there may be
unidentified features involved in your project that are 45 years or older and considered as
historical resources requiring further study and evaluation by a qualified professional of the
appropriate discipline.

If the current project does not include ground disturbance, further study for archaeological
resources is not recommended at this time. If ground disturbance is considered a part of the
current project, we recommend further review for the possibility of identifying prehistoric or
historic-era archaeological resources.

If the proposed project contains buildings or structures that meet the minimum age requirement
(45 years in age or older) it is recommended that the resource/s be assessed by a professional



familiar with architecture and history of the county. Review of the available historic
building/structure data has included only those sources listed above and should not be considered
comprehensive.

If at any time you might require the services of a qualified professional the Statewide Referral
List for Historical Resources Consultants is posted for your use on the internet at
http://chrisinfo.org

If archaeological resources are encountered during project-related activities, work should be
temporarily halted in the vicinity of the discovered materials and workers should avoid altering
the materials and their context until a qualified professional archaeologist has evaluated the
situation and provided appropriate recommendations. Project personnel should not collect
cultural resources.

[f human remains are discovered, California Health and Safety Code Section 7050.5 requires you
to protect the discovery and notify the county coroner, who will determine if the find is Native
American. If the remains are recognized as Native American, the coroner shall then notify the
Native American Heritage Commission (NAHC). California Public Resources Code Section
5097.98 authorizes the NAHC to appoint a Most Likely Descendant (MLD) who will make
recommendations for the treatment of the discovery.

Due to processing delays and other factors, not all of the historical resource reports and resource
records that have been submitted to the State Office of Historic Preservation are available via
this records search. Additional information may be available through the federal, state, and local
agencies that produced or paid for historical resource management work in the search area.
Additionally, Native American tribes have historical resource information not in the CHRIS
Inventory, and you should contact the California Native American Heritage Commission for
information on local/regional tribal contacts.

The California Office of Historic Preservation (OHP) contracts with the California Historical
Resources Information System’s (CHRIS) regional Information Centers (ICs) to maintain
information in the CHRIS inventory and make it available to local, state, and federal agencies,
cultural resource professionals, Native American tribes, researchers, and the public.
Recommendations made by IC coordinators or their staff regarding the interpretation and
application of this information are advisory only. Such recommendations do not necessarily
represent the evaluation or opinion of the State Historic Preservation Officer in carrying out the
OHP’s regulatory authority under federal and state law.

We thank you for contacting this office regarding historical resource preservation. Please let us
know when we can be of further service. Thank you for sending the Access Agreement Short
Form.

Note: Billing will be transmitted separately via email from the Financial Services office®
($150.00), payable within 60 days of receipt of the invoice.



If you wish to include payment by Credit Card, you must wait to receive the official invoice
from Financial Services so that you can reference the CMP # (Invoice Number), and then
contact the link below:

https://commerce.cashnet.com/ANTHROPOLOGY

Sincerely,

E. A. Greathouse, Coordinator
Central California Information Center
California Historical Resources Information System

* Invoice Request sent to: ARBilling@csustan.edu, CSU Stanislaus Financial Services



FULL EARLY CONSULTATION INCLUDING APPLICATION
ON FILE WITH THE DEPARTMENT OF PLANNING & COMMUNITY DEVELOPMENT
AND ARE AVAILABLE AT THE FOLLOWING LINK

https://www.stancounty.com/planning/pl/act-proj/PLN2025-0106_EC.pdf
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