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Referral 

Early Consultation 

 
Date:   September 11, 2023 
 

To:   Distribution List (See Attachment A) 
 

From:   Kristy Doud, Deputy Director  
Planning and Community Development 

 

Subject: GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2023-

0031 – SECURED SPACE SOUTH STORAGE 

 

Respond By:  September 26, 2023 

 
****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:  Sakshi Enterprise, LLC, Biren Patel    
 

Project Location: 5024, 5028, and 5030 Rohde Road, between Esmar and Faith Home Roads, 
in the community of Keyes.   

 

APN:   041-059-001 and 041-059-002   
 

Williamson Act 
Contract:  N/A    
 

General Plan:  Planned Development 
 
Community Plan: Medium Density Residential 
 

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

Project Description: This is a request to amend the Community Plan designation and 

zoning designation of a five acre parcel from Medium Density Residential and General 

Agriculture (A-2-10) to Planned Development (P-D) to allow for the operation of an existing 

mini-storage facility.  The General Plan designation is Planned Development which is 

consistent with the proposed project and will remain unchanged; however, the Keyes 
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Community Plan designation of Medium-Density Residential is not consistent with the 

proposed project and is proposed to be amended to Planned Development which requires 

an amendment to the Land Use Element of the General Plan. The site consists of 39,393 

square feet of mini-storage made up of 13 buildings, nine feet three inches in height with 

mounted wall lighting, each containing multiple storage units ranging in size from 50 to 

253 square feet in size.  The mini-storage facility is currently operating; however, the 

required building permits and land use entitlements to operate were not obtained.  

Accordingly, land use entitlements (in the form of a general plan amendment and rezone) 

and building permits are required to allow continued operation of the mini-storage facility.  

The property is also improved with a legal non-conforming duplex and four-plex, which 

are proposed to remain, as well as the single-family dwelling which has been converted 

into an office for the mini-storage facility. Conversion of the single-family dwelling also 

occurred without building permits which will be required to be obtained to allow the 

continued use of the building as an office/apartment.   

Approximately four of the five acres is currently developed with the mini-storage and 

residential units and the remaining one acre of the site is vacant and unimproved.  In 

addition to the mini-storage, office, and residential units the property is improved with 24 

parking spaces, chain link fencing with slats along the portion of road frontage where the 

residential units are located and wrought iron fencing with a secured access gate along 

the portion of road frontage where the mini-storage facility is located; a mixture of wood 

and metal fencing is installed along the side and rear property lines.  The project proposes 

to install a mixture of ornamental trees and shrubs along the front of the office and 

residential units and a pole sign ten feet in height with a 5-foot-wide and 3.5-foot-tall sign 

for the mini-storage facility as well as a wall sign on the office building.  The mini-storage 

facility has a maximum of three employees on-site per shift (one-shift per day), an average 

of three customers per day, and is open Monday through Friday from 9:30 a.m. to 5:30 p.m. 

and Saturday and Sunday from 10 a.m. to 3 p.m.  The site is currently served by a private 

on-site well and septic systems; however, a will-serve letter has been issued by the Keyes 

Community Services District for water and sewer services.  

 
 
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


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

Planning Phone: (209) 525-6330     Fax: (209) 525-5911 
Building Phone: (209) 525-6557     Fax: (209) 525-7759 
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GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2023-0031 – SECURED SPACE 
SOUTH STORAGE  
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  STAN CO ERC 

 CEMETERY DISTRICT  STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

X CITY OF: TURLOCK  STAN CO PARKS & RECREATION 

X COMMUNITY SERVICES DIST: KEYES X STAN CO PUBLIC WORKS 

 COOPERATIVE EXTENSION X STAN CO PUBLIC WORKS - SURVEY 

 COUNTY OF:    STAN CO RISK MANAGEMENT 

 
DER GROUNDWATER RESOURCES 
DIVISION 

X STAN CO SHERIFF 

X FIRE PROTECTION DIST: KEYES X 
STAN CO SUPERVISOR DIST #5: 
SUPERVISOR C. CONDIT  

 GSA:  X STAN COUNTY COUNSEL 

 HOSPITAL DIST:  X StanCOG 

X IRRIGATION DIST: TURLOCK X STANISLAUS FIRE PREVENTION BUREAU 

X MOSQUITO DIST: TURLOCK X STANISLAUS LAFCO 

X 
STANISLAUS COUNTY EMERGENCY 
MEDICAL SERVICES 

 
STATE OF CA SWRCB DIVISION OF 
DRINKING WATER DIST. 10 

X MUNICIPAL ADVISORY COUNCIL: KEYES  SURROUNDING LAND OWNERS 

X PACIFIC GAS & ELECTRIC  INTERESTED PARTIES 

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 X US FISH & WILDLIFE 

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

 WORKFORCE DEVELOPMENT  USDA NRCS 

 STAN CO AG COMMISSIONER   

 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: GENERAL PLAN AMENDMENT AND REZONE APPLICATION NO. PLN2023-

0031 – SECURED SPACE SOUTH STORAGE 
 
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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Irrigation Notes:
1. Before beginning work, Contractor shall inspect the site.  If any conditions exist that differ from what is

shown on the plans and will affect the Contractor's work, notify the Owner or Landscape Architect
immediately.

2. The static water pressure is assumed to be 40 psi.  This irrigation system is based on a designed
minimum of 20 psi and 4 gpm.  Prior to irrigation installation, ensure that gpm and psi requirements are
met.  If there is insufficient of either, contact the Landscape Architect immediately.

3. Install all irrigation equipment in accordance with manufacturer's specifications and City of Ceres
standards.

4. Piping layout is diagrammatic.  Irrigation equipment shown in paved areas are for legibility only and are
to be installed in planting areas (except for sleeves).

5. All irrigation pipes under paving must be sleeved.  Sleeves are only shown diagrammatically on the plan,
and more may be needed than shown.  All mainline pipes and control wires under paving are to be
installed in separate sleeves.  Contractor is responsible to coordinate with other contractors to locate and
install pipe sleeves under paving.  All sleeves are to be 2x the diameter of the pipe within the sleeve.

6. The irrigation controller must be programmed within the days and hours established by any water
conservation program adopted by the City of Ceres.

7. The Contractor is responsible to create accurate, scaled, as-built drawing of the entire irrigation system.
Three copies of the as-built drawings are to be given to the Owner before the project is complete.

8. The Contractor is responsible to work with the Owner and Landscape Architect to create a maintenance
schedule and complete the Certificate of Completion and Certificate of Installation in compliance with the
Model Water Efficient Landscape Ordinance.

9. Contractor to install automatic irrigation per these plans.  Any discrepancies are to be brought to the
attention of the Landscape Architect.  Contractor is responsible for the successful, full operation of the
irrigation system.

10. Contractor to review controller selection and controller and location with Owner.

Project Information:
Owner Contact: Biren Patel

(209) 485-5166
psakshi1@sbcglobal.net

Project Type: Rehabilitated, private
Landscape Area: 1,169 sf total
Water Supply: Potable water, City of Ceres
Applicant Compliance Statement: "I agree to comply with the requirements of the prescriptive compliance

option to the MWELO."

____________________________________________________________________

Applicant Signature Date

6-21-23

Irrigation Legend:

Valve Number

Valve Flow

Valve Size

Valve Callout

#

##"

SYMBOL MANUFACTURER/MODEL/DESCRIPTION

Rain Bird XACZ-100-PRF
Medium Flow Drip Control Kit, 1" Anti-Siphon Valve Filter, 1" RBY
Filter, and 40psi pressure regulator, for above grade installation.
3 GPM-15 GPM.

Rain Bird MDCFCAP Dripline Flush Valve

Rain Bird ARV050 Air Relief Valve

Area to Receive Drip Emitters
Hunter HE-B 
Point Source Drip Emitter with Self Piercing Barb.
Emitters per plant:
20HE-B emitters (2 assigned to each 1 gal. shrub)
20HE-B emitters (3 assigned to each 5 gal. shrub)
20HE-B emitters (5 assigned to each 15 gal. tree)

Nibco Ball Valve, T-560-BR-20-IRR, Line Size

Hunter XC-200
2 Station Controller, Residential Use.  Plastic Cabinet, Outdoor,
with 3 Independent Programs.  120 VAC.

Hunter Solar-Sync, Wireless
Install on southwest corner of building.

Point of Connection

Irrigation Lateral Line: PVC Schedule 40

Irrigation Mainline: PVC Schedule 40

Pipe Sleeve: PVC Class 200 SDR 21

F

A

C

SS

POC
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Planting Legend:

Planting Notes:
1. Before beginning work, Contractor shall inspect the site.  If any conditions existing that differ from what is shown on the plans and will

affect Contractor's work, notify the owner or Landscape Architect immediately.
2. When fine grading, Contractor is to be sure that water cannot pool against buildings or fences.
3. All landscape areas are to be amended with compost (4 yards per 1,000 square feet) before planting.  Rototill all planting areas at least

6" deep.
4. Wherever the center of trees are within 5' of a curb or paved surface, root barriers are to be used at back of paving.  The root barrier is

to to be installed linear against the curb or paved surface at 1" below adjacent finished grades.  The gap between the barrier and paved
surface shall be backfilled with soil. Use five 24" DeepRoot panels at each paved surface.

5. Contractor to submit 2 photos of each plant (photo of entire plans, plus close-up of plant tag) to the Landscape Architect for approval
prior to installation.

6. Weed and weed seeds, both existing and potential, are to be addressed at all planting areas.  Contractor to use a pre-emergent
herbicide throughout the entire project area.  All additives and herbicides selected must be safe for animals and young children.  If any
concerns arise, Contractor is to bring them to the attention of the Landscape Architect or Owner.

7. Place 3" of natural brown bark chip mulch in all planting areas. Replenish the mulch at the end of the maintenance period so that there
it is at least 3" deep. Bark mulch samples must be approved by Owner and Landscape Architect prior to purchase or installation.

8. All plant material is to be of the highest quality, in healthy condition, and of a size expected of the species and container size.
9. Contractor to verify quantities listed.  Plant quantities are provided as a convenience only.  If there is a discrepancy between the

quantities provided and what is shown on the plans, then Contractor is to refer to the plans.
10. Add OMRI - certified fertilizer tablets to each tree or shrub when planting in the following quantities:

1 gallon - 1 tablet, 5 gallon - 3 tablets, 15 gallon - 5 tablets, 24" box - 7 tablets
11. The backfill mix for tree and shrub pits must use the following: 1 part compost to 2 parts native soil.
12. Contractor is to maintain all landscape work for 60 days after the landscape has been accepted by the City of Ceres.
13. All work is to be guaranteed by the installing Contractor for one (1) full calendar year after acceptance by Owner unless specified

otherwise.

TREES BOTANICAL NAME COMMON NAME SIZE SPACING WUCOLS QTY

Pistacia chinensis `Keith Davey` Keith Davey Chinese Pistache 15 gal. per plan L 1

SHRUBS BOTANICAL NAME COMMON NAME SIZE SPACING WUCOLS QTY

Arbutus unedo `Compacta` Dwarf Strawberry Tree 5 gal. 6` L 5

Callistemon viminalis 'Little John' Little John Weeping Bottlebrush 5 gal. 4` L 9

Coprosma petriei 'Verde Vista' Verde Vista Mirror Plant 1 gal. 4` L 11

Dianella revoluta `DR5000` TM Little Rev Flax Lily 1 gal. 3` L 13

Olea europaea `Little Ollie` TM Little Ollie Olive 5 gal. 5.5` VL 9
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AGRICULTURAL BUFFER STATEMENT 

 
There is no Agriculture work in the neighborhood. West side of the property is 
Highway 99. North side of the site is Don’s RV Sales. South side of the Site is City 
of keyes residential. East side of the site is Mobile Home Park.  



GENERAL PLAN AMENDMENT FINDINGS 
 

General Plan Amendment will maintain a logical land use pattern without 
detriment to existing and planned land uses in the neighborhood.  The county and 
other affected government agencies will be able to maintain levels of service 
consistent with the ability of the government agencies to provide a reasonable 
level of service.  

 

The proposed use as “Mini Storage” will not, under any circumstances of the case, 
be detrimental to the health, safety and general welfare of persons residing or 
working in the neighborhood of the use. It will not be detrimental or injuries to 
property and improvements in the neighborhood or to the general welfare of the 
county. 

There is no Agriculture work in Neighborhood. Site is Located at Frontage Road 
“Rohde Road” by Highway 99. North Side of the is Don’t RV Sales. Further North 
Side is New Ceres Gateway Shopping Center (In & Out Burger, Starbuck coffee, 
Chipotle etc.) across Walmart shopping Center. South Side is Keyes Residency. 
Further South Side is Newly Built Keyes Truck Shop. West side of the site is 
Highway 99 & East side is Mobile Home Park. 

 

This project will be servicing Residents in Stanislaus County looking for place to 
store their Household items in Transition Period especially currently they can’t 
find apartments or House for Rent. It is a very low impact nature of Business. 
Anticipated customer for Storage use will be 1-2 a day. Project will not have any 
adverse effect to the neighborhood or local economy.   

 

Project use as “Mini Storage” would be more appropriate as it is located by the 99 
Freeway.  “Mini Storage” Customers will have Secured Entry with their Gate Code 
which will make Neighborhood safe & secure. Also, Site will have Security 
Patrolling officer to ensure that area is safe & secure.  
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