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STANISLAUS COUNTY 

CEQA REFERRAL RESPONSE FORM 

 
TO:  Stanislaus County Planning & Community Development 
  1010 10th Street, Suite 3400 
  Modesto, CA   95354 
 
FROM:             
 
SUBJECT: REZONE APPLICATION NO. PLN2023-0016 – KEYES PLAZA 
 
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:

DRAWN FOR:

HI-TECH DEVELOPING INC.

NEW SHOPPING CENTER
AT
EAST NUNES ROAD
AND
EAST KEYES ROAD
APN: 045-052-028

LOCATION:

LOCATION:

ALAN K. MOK, P.E., R.C.E 42,618

EDWARD M. WONG, P.E., R.C.E. 54,740

MICHAEL E. MILHOUS, P.E., R.C.E. 83,320

Alan Mok, PE, PLS,
LEED AP
Principal
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PROPOSED 

1J~tc1f77;'/?'."777~""'.j_J.iw/riu1CK SERVIC 
RESTAURANT 

2,500 SF 

4 4' 

35' 

PROJECT 
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PROPOSED CAR WASH 
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PROPOSED 
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PROJECT INFORMATION TABLE: 

APN, 045-052-028 

LOT AREA 3. 81 ACRES 

SCOPE OF WORK: 165,964 SF 

CURRENT ZONING, AGRICULTURAL 

PROPOSED ZONING: H/GHWA Y 
COMMERCIAL 

STREET DES!GNA TION: 
NUNES ROAD - MAJOR COLLECTOR 
KEYES ROAD - MAJOR COLLECTOR 

SITE SURFACING; 
ASPHALT CONCRETE, 112,071 SF 
BUILDING: 27,400 SF 
LANDSCAPE 30,061 SF 

% IMPERVIOUS, 82.3% 
% PERVIOUS : 1 7. 7% 

PARKING ANALYSIS: 
PER STANISLAUS COUNTY CODE TITLE 21, CH. 21, 21.76. 140 
/RESTAURANT!, 21.76.150 /CAR WASH/SERVICE/RETAIL! AND 
CALIFORNIA BUILDING CODE (RESTAURANT! 

RESTAURANT 
STANDARD 

STD. ACCESSIBLE 
VAN ACCESSIBLE 

RESTAURANT TOTAL 

SERVICE/RETAIL 
STANDARD 

STD. ACCESSIBLE 
VAN ACCESSIBLE 

OVERALL SITE 

REQUIRED 

40 
1 
1 
42 

72 
3 
1 

76 

118 

PROJECT DESCRIPTION: 
THE PLANNED DEVELOPMENT INCLUDES A FUELING 
STATION, CONVENIENCE STORE, A QUICK SERVICE 
RESTAURANT, A CAR WASH AND SOME RETAIL STORES. 

PROPOSED 

39 
1 
1 
41 

78 
3 
2 

91 

132 

AGRICULTURAL BUFFER STATEMENT: 
THE PARCEL TO THE NORTH OF NUNES ROAD (045-035-020-000) 
AND SOUTH/EAST OF KEYES ROAD(045-052-029-000) ARE ZONED 
AGR/CUL TURAL. THE PROPOSED RIGHT OF WAY ALONG KEYES 
ROAD IS 135 FT., SO ALL PROPOSED BUILDINGS ARE OUTSIDE 
THE 15 0 MIN. BUFFER THE PROPOSED BUILDINGS ARE WITHIN OF 
THE MIN. 150 FT. ALONG NUNES ROAD DUE THE PROPOSED 
RIGHT OF WAY BEING 80 FT. PROPOSED. AN AL TERNA TE METHOD 
OF A 6 FT. HIGH CMU SOUND WALL ALONG NUNES ROAD IS 
BEING PROPOSED, IN ADDITJON TO THE 100± FT. BUFFER. 

PROPOSED DETENTION BASIN ( 18" DEPTH TYP) 

PROPOSED ASPHALT CONCRETE PAVEMENT. 

PROPOSED ACCESSIBLE PARKING STALL AND ACCESS AISLE. 

PROPOSED PARKING STALL. 

0 
® 
© 
® 
® PROPOSED CURB AND GUTTER PER COUNTY OF STANISLAUS STD DWG 3-01. 

® 
@ 

PROPOSED COMMERCIAL DRIVE APPROACH PER COUNTY OF STANISLAUS 
STD DWG 3-63 AND 3-Fl. 

PROPOSED ACCESSIBLE CURB RAMP PER COUNTY OF STANISLAUS STD DWG 
3-D4A. 

PROPOSED ffiASH ENCLOSURE. 

EXISTING POWER POLES TO BE RELOCATED. 

PROPOSED ON-SITE ACCESSIBLE RAMP. 

PROPOSED ON-SITE STORE SIGN . 

® 
0 
0 
® 
© PROPOSED 6' HIGH CMU SOUND WALL SIMILAR TO CITY OF TURLOCK STD. 

DWG R-3 

@ PROPOSED CONCRETE SIDEWALK PER COUNTY OF STANISLAUS STD. DWG 
3-Dl 

® PROPOSED MEANDERING CONCRETE SIDEWALK WITH LANDSCAPE STRIP 
SIMILAR TO COUNTY OF STANISLAUS STD. DWG 3-D7 

- PROPOSED DIRECTIONAL ARROWS. 

PROPOSED STREETLIGHT PER COUNTY OF 
STANISLAUS STD. DWGS. 5-A 1 & 5-D 1 

PROPOSED ON-SITE AC - PROPOSED STREET PAVEMENT 

I PROPOSED CONCRETE IMPROVEMENTS 

--- EXISTING CENTERLINE. 

~-~ ~-- EXISTING CHAIN LINK FENCE. 

- - - -- - - - EXISTING PROPERTY LINE. 

-- -- -- -- ORIGINAL PROPERTY LINE. 

CONTACT 
INFORMATION: 
PROPERTY OWNER 
NAVJOT SINGH 
391 RIVER SPRJNGSWAY 
CERES, CA 95307 

CONTACT, 
RAJ BHULLAR 
(209)445-4431 

DESIGN CONSUL TANT, 
ALAN MOK ENGINEERING 
ALAN K. MOK 
(559) 432-6879 

PROJECT SITE 
ADDRESS: 
WEST CORNER OF NUNES 
RD. & KEYES RD. 
KEYES. CA 93722 

FEMA NOTE: 
THE PROPERTY DOES NOT LIE 
WITHIN A SPECIAL FLOOD 
HAZARD AREA AS DEFINED BY 
FEMA. THE PROPERTY LIES 
WITHIN ZONE 'X' ON COMMUNITY 
PANEL NO. 06099C0570E, 
DATED 9/26/2008 

0 

N 

30' 

SCALE, 1" = 30' 

60' 

Alan 
Mok 

Engineering 

3433W.SHAW AVE,STE#106 

FRESNO, CALIFORNIA 93711 

Tel. 559-432-6879 

Fax, 559-432-6897 

www. a I an m ok en gin a e ring. com 
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PLANTING NOTES: 
/. QUANTITIES ARE DESIGN ENGINEER'S ESTIMATE ONLY. 

CONTRACTOR SHALL BE RESPONSIBLE FOR THE 
INSTALLATION OF ALL MATERIAL APPEARING ON PLAN. 

Z. DO NOT WILLFULLY PROCEED WITH CONSTRUCTION AS 
DESIGNED WHEN IT IS OBVIOUS THAT UNKNOWN 
OBSTRUCTIONS AND/OR GRADE DIFFERENCES EXIST 
THAT MAY NOT HA VE BEEN KNOWN DURING DESIGN. 
SUCH CONDITION SHALL BE IMMEDIATELY BROUGHT TO 
THE ATTENTION OF THE DESIGN ENGINEER. THE 
CONTRACTOR SHALL ASSUME FULL RESPONSIBILITY FOR 
ALL NECESSARY REVISIONS DUE TO FAILURE TO GIVE 
SUCH NOT/FICA TION. 

3. CONTRACTOR SHALL BE RESPONSIBLE FOR ANY 
COORDINATION WITH SUBCONTRACTORS AS REQUIRED TO 
ACCOMPLISH PLANTING OPERATIONS. 

4. SEE SPECIF/CATIONS FOR PLANTING REQUIREMENTS, 
MATERIALS AND EXECUTION. 

5. ALL PLANT MATERIAL SHALL BE APPROVED BY THE 
OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO 
INSTALLATION. 

6. FINAL LOCATION OF ALL PLANT MATERIALS SHALL BE 
SUBJECT TO THE APPROVAL OF THE OWNER'S 
AUTHORIZED REPRESENTATIVE. 

OF WORK TO COORDINATE PROJECT OBSERVA T!ON 
SCHEDULES. 

8. SEE DETAILS AND SPECIF/CATIONS FOR STAKING 
METHOD. PLANT PIT DIMENSION AND BACKFILL 
REQUIREMENTS. 

9. IF CONFLICTS ARISE BETWEEN SIZE OF AREAS AND 
PLANS, CONTRACTOR SHALL CONTACT PROJECT 
ARCHITECT FOR RESOLUTION. FAILURE TO MAKE SUCH 
CONFLICTS KNOWN TO THE DESIGN ENGINEER, WILL 
RESULT IN CONTRACTOR'S LIABILITY TO RELOCATE THE 
MATERIALS. 

10. NO PLANTING SHALL BE DONE UNTIL INSTALLATION OF 
THE IRRIGATION SYSTEM IS COMPLETED, FINAL GRADES 
HA VE BEEN EST ABLISHEO, PLANTING AREAS HA VE BEEN 
PROPERLY GRADED, SOIL PREPARED, WATER TEST 
PERFORMED IN PRESENCE OF DISTRICT REPRESENTATIVE 
AND THE WORK APPROVED BY THE DESIGN ENGINEER. 

I/. RECONDITION EXISTING TURF WHERE CALLED FOR AND 
WHERE DAMAGE FROM CONSTRUCTION OCCURS. 
RECONDITIONING SHALL INCLUDE BUT NOT NECESSARILY 
BE LIMITED TO SCALPING, RIPPING OF COMPACTED SOIL, 
SOIL PREPARATION, FINE GRADING, TURF INSTALLATION 
AND TURF ESTABLISHMENT. 

7. CONTRACTOR SHALL NOTIFY THE OWNER'S AUTHORIZED 12. WHERE NEW CONSTRUCTION OCCURS ADJACENT TO 
REPRESENT A TJVE 48 HOURS PRIOR TO COMMENCEMENT EXISTING PLANT MATERIAL, CARE SHALL BE TAKEN TO 

PROTECT SUCH PLANTING. 

ii 

LANDSCAPE LEGEND: 
BOT AN/CAL NAME COMMON NAME QTY. 

® PISTACIA CHINESIS 

@ EURYOPS 

CHINESE PISTACHE 'KEITH DAVEY' 52 

BUSH DAISY 6 

@ MYRS/NE AFR/CANA AFRICAN BOXWOOD I I 4 

0 SAL VIA GREGG/ AUTUMN SAGE 

• • I SEED AND ESTABLISH TURF WITH BARENBRUG PANAM 
~-~ BERMUDA GRASS SEED BLEND @ 3 LBS./1,000 S.F. 

t$i $ '.t:J 3" THICK DECOMPOSED GRANITE SURFACING -~- DEEPROOT ROOT BARRIER, UB- 18-2 PANELS, TO EXTEND A MIN. 

0 
Ix x x 

OF 5' ON EACH SIDE OF CENTERLINE OF TREE OR AS SHOWN. 

FURNISH AND INSTALL 2X4 REDWOOD HEADERBOARD WITH /Z­
LONG STEEL FORM STAKES. 

j j" THICK WOOD MULCH 

TREE SHADING PROVIDED: 
AREA OF PAVED SURFACE = 100,000± 5.F. 

4 

6,340 LF 

1,000 SF 

SIZE 

24" BOX 

5 GAL 

5 GAL 

5 GAL 

50% OF PAVED AREA IS REQUIRED TREE SHADING WITH EXCEPTIONS TO REOUCE AREA FOR TRUCK 
LOADING AND MANEUVERING PER SECTION17.612.040 A.2 

REQUIRED TREE SHADING = (50%) (PAVED AREA) 

PROPOSED 52-35'0 TREES 

(0.50) (100,315) 
50,000± S.F. 

SHADING PROVIDED BY TREES - (52)(962 S.F.) 
50,024± 
50,024± S.F. [GREATER THAN REQUIRED 50,000± S.F.J 

0 
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LOW 
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