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Referral 
Early Consultation

Date: December 6, 2018 

To: Distribution List (See Attachment A) 

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

Subject: REZONE APPLICATION NO. PLN2018-0022 – NUNES ROAD TRAVEL 
PLAZA 

Respond By: December 28, 2018 

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

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

These comments will assist our Department in preparing a staff report to present to the Planning Commission.  Those 
reports will contain our recommendations for approval or denial.  They will also contain recommended conditions to be 
required should the project be approved.  Therefore, please list any conditions that you wish to have included for 
presentation to the Commission as well as any other comments you may have.  Please return all comments and/or 
conditions as soon as possible or no later than the response date referenced above.  

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

Applicant: Jasvir Singh  

Project Location: 4924 East Nunes Road, between North Golden State Boulevard and East 
Keyes Road, east of State Route 99, in the Community of Keyes.  

APN: 045-050-010 

Williamson Act 
Contract: N/A  

General Plan: Planned Development (P-D) 

Community Plan: Highway Commercial  

Current Zoning: A-2-10 (General Agriculture) 

Project Description: Request to rezone an 8.6± acre parcel from A-2-10 (General Agriculture) to 
Planned Development (P-D) to allow for the development of various commercial uses for the 
traveling public.  Specifically, the applicant proposes to construct a 7,000 square foot convenience 
market, which includes an area for customers to shower, a 4,278 square foot shell building for future 
fast food restaurants including a drive thru, a gas station with 16 fueling stations for automobiles,  

STRIVING TOGETHER TO BE THE BEST! 
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a 14,100 square foot truck wash and repair building, 43 truck parking stalls for overnight parking, 
and a secondary gas station with 5 diesel fueling stations.  The project also proposes to install two 
100 foot-tall signs viewable from the freeway, perimeter landscaping, and on-site storm water 
retention basin.  The site proposes to provide three points of reciprocal access to the undeveloped 
parcel to the east.  A conceptual development plan for the adjoining parcels, which is under different 
ownership and is not included under this request, has been included to illustrate potential 
connectivity of future development.  The development will be served by the Keyes Community 
Service District for public water and sanitary sewer services.  The facility will operate 24 hours a 
day.  Future tenets, once developed, will establish individual hours and number of employees for 
their respective operation.  The applicant anticipates 4 supply deliveries per day,4 fuel deliveries 
per week, and 50 peak hour customers.  The project will be developed in four phases over an eight-
year period.  Phase 1 will construct the truck wash building and develop the truck parking portion 
of the site.  Phase 2 will construct the convenience market, automobile gas station, and 
accompanying parking lot.  Phase 3 will construct the diesel fueling stations, and Phase 4 will 
construct the shell buildings for future food service occupants.  

Full document with attachments available for viewing at: 
http://www.stancounty.com/planning/pl/act-projects.shtm 

http://www.stancounty.com/planning/pl/act-projects.shtm
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REZONE APPLICATION NO. PLN2018-0022 – NUNES ROAD TRAVEL PLAZA 
Attachment A 

Distribution List 
CA DEPT OF CONSERVATION 
Land Resources / Mine Reclamation STAN CO ALUC 

X CA DEPT OF FISH & WILDLIFE STAN CO ANIMAL SERVICES 

CA DEPT OF FORESTRY (CAL FIRE) X STAN CO BUILDING PERMITS DIVISION 

X CA DEPT OF TRANSPORTATION DIST 10 X STAN CO CEO 

X CA OPR STATE CLEARINGHOUSE STAN CO CSA 

X CA RWQCB CENTRAL VALLEY REGION X STAN CO DER 

CA STATE LANDS COMMISSION X STAN CO ERC 

CEMETERY DISTRICT X STAN CO FARM BUREAU 

CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

X CITY OF:  TURLOCK STAN CO PARKS & RECREATION 

X COMMUNITY SERVICES: KEYES X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION STAN CO RISK MANAGEMENT 

COUNTY OF:  X STAN CO SHERIFF 

X FIRE PROTECTION DIST: KEYES X STAN CO SUPERVISOR 2: CHIESA 

HOSPITAL DIST: X STAN COUNTY COUNSEL 

X IRRIGATION DIST: TID X StanCOG 

X MOSQUITO DIST: TURLOCK X STANISLAUS FIRE PREVENTION BUREAU 

X MOUNTIAN VALLEY EMERGENCY 
MEDICAL SERVICES X STANISLAUS LAFCO 

X MUNICIPAL ADVISORY COUNCIL: KEYES STATE OF CA SWRCB DIVISION OF 
DRINKING WATER DIST. 10 

X PACIFIC GAS & ELECTRIC SURROUNDING LAND OWNERS 

X POSTMASTER: KEYES X TELEPHONE COMPANY: AT&T 

X RAILROAD: UNION PACIFIC X TRIBAL CONTACTS 
(CA Government Code §65352.3) 

X SAN JOAQUIN VALLEY APCD US ARMY CORPS OF ENGINEERS 

X SCHOOL DIST 1: KEYES UNION US FISH & WILDLIFE 

X SCHOOL DIST 2: TURLOCK JOINT 
UNIFIED HIGH X US MILITARY (SB 1462) (7 agencies) 

STAN ALLIANCE USDA NRCS 

X STAN CO AG COMMISSIONER WATER DIST: 

TUOLUMNE RIVER TRUST 
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STANISLAUS COUNTY 
CEQA REFERRAL RESPONSE FORM

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

FROM: 

SUBJECT: REZONE APPLICATION NO. PLN2018-0022 – NUNES ROAD TRAVEL 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 









































OPERATIONAL STATEMENT 
 
November 15, 2018 

 

Stanislaus County 

Department of Planning and Community Development 

1010 10
th
 Street, Suite 3400 

Modesto, CA 95354 

 

Project Name/Location: Nunes Road Travel Plaza Business Park 

 4924 Nunes Road 

 Keyes, CA 95382 

 APN:  045-050-10 

 Ex. Zoning: A-2-10 

 New Zoning: PD – PLANNED DEVELOPMENT 
Project Description: 

    

The Nunes Travel Plaza Business Park project is being submitted by the property owner Mr. Jasvir Singh 

and pertains to 8.6 acres of property located at the 4924 Nunes Road.  APN:  045-050-10 and is currently 

zoned as A-2-10.  The Owner I am requesting authorization rezone the existing zone to PD – (Planned 

Development) for the construction of a new commercial plaza containing a convenient/mini-mart store, 

tenant spaces/restaurant, truck wash/repair shop, and fuel stations for vehicles and trucks. The new 

parking lot is proposed as shown on the site plan.  The existing site currently has few trees, vegetation, 

and rest of the land is undeveloped.   

 

The new facility will be serving the surrounding community for their needs such as fueling, refreshments, 

food, snacks, soft drinks, etc. 

 

Business Name: Nunes Travel Plaza 

 

Product / Services: Cold beer, soda, liquor, snacks, etc.  In addition, it will have convenient 

store goods such as candy, gum, coffee, and other drinks, etc. 

 Fuel, diesel, and propane gas will be sold. 

 

Anticipated Traffic: This business would require approximately five delivery truck visits per 

week, 3-4 fuel deliveries per week, 3-4 regular deliveries per day.  In 

addition, 10-20 customers at any given time are expected.   

 

Number of Employees: About 5-10 employees at any-given time. 

 

On site storage/Equipment: Minor storage will be required in the storage room and no major 

equipment except fixed walk-in cooler, few other refrigerators, coffee 

machines, ice machines, soda machines, etc.   The gas station will 

require-on ground tanks. 

 

Security Measures: Security cameras mounted on designated hooded light poles throughout 

the premises. 

 

Operation Time: This will be 24/7 all year around operation business assisting the 

community. 

 



Access to Site: One truck driveway on Nunes Road and one truck driveway along with 2 

vehicle driveway on Golden State Blvd. 

 (Refer to plans) 

 

Parking: 62 vehicle parking stall 

 4 ADA parking 

 2 Electric Vehicle charging stalls 

 43 truck parking stalls 

 Truck weight scale 

 (Refer to plans) 

   

Supplies or Material: It will be regular convenient store supplies, fuel, food, snack, etc. 

 

Unsightly Appearance: N/A 

 

Solid or Liquid Waste: Solid waste will be from restrooms and future adjacent restaurants 

 Double Two double trash bin with grease enclosure for future restaurant 

accommodation 

 3-4 trash pick-ups per week 

 Liquid waste will be from restrooms, truck wash, future kitchen 

equipment and will be discharged into City Sewer System 

 

Estimated Water Usage: Estimated water usage will be determined by using data from typical 

facilities as such and the source of water supply will be from City water 

service. 

 

Advertising Sign: One 100’ high advertising sign will be mounted on pole 

 (Refer to plans) 

 

Buildings: 140’ x 50’, 7000 sf Convenience Store (Bldg A) 

 4276 sf Restaurant (Bldg B) (future Jack-In-The-Box) 

 121’ x 100’ Truck Wash/Repair Shop (Bldg C) 

 40’ x 120’, 16 bay vehicle fuel canopy 

 40’ x 100’, 5 bay truck fuel canopy 

 (Refer to plans) 

 

Outdoor Lighting: Typical hooded parking lighting 

 Street lights 

 Exterior building lights 

 

Landscape: Landscape areas are approximately 53,295.1 sf and consist of different 

kinds of trees, shrubs, hedges, etc. all through-out 

 (Refer to landscape plans)  

 

 

 

 

 

 

 

 

 

 



Development Schedule: Phase 1 – To be constructed in 1-2 years of project approval. 

 Includes – Truck Wash Building (Bldg C) 

   All Truck driveways and approaches 

   All public sidewalks, street curbs and gutters 

 Phase 2 – To be constructed in 1-2 years of Phase 1. 

 Includes – C-Store (Bldg A) 

   Vehicular Fuel Canopy 

   Above-ground Fuel Tanks 

   Trash Enclosure 

   Vehicular Parking Lot for both Bldg A and B 

   All Vehicular driveways and approaches 

   Pedestrian Sidewalks to both Bldg A and B 

 Phase 3 – To be constructed in 1-2 years of Phase 2. 

 Includes – Truck Fuel Canopy 

   Truck Parking Lot 

   Truck Scale 

 Phase 4 – To be constructed in 1-2 years of Phase 3. 

 Includes – Bldg B - Jack-In-The-Box 

   Drive-Thru 

 

 

The new facility meets all set back requirements from property lines and streets.  There is an AG land 

approximately 180.23 feet west of the property and another one approximately 234.16 feet southeast of 

property.  There are some residential properties to the north and northwest along with numerous Highway 

Commercial properties adjacent to the west and east of ours on the same block.  In addition, there’s a 10 

foot dedication along Nune Road frontage. 

 

 

 

 

 

 

 

Sincerely ______________________________ 

                              Jasvir Singh 
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