STANISLAUS COUNTY PLANNING COMMISSION

July 19, 2018

STAFF REPORT

REZONE AND PARCEL MAP APPLICATION NO. PLN2018-0017
LINDE GROUP, LLC

REQUEST: TO REZONE 5.2 ACRES OF A 28.7 ACRE PARCEL CURRENTLY ZONED P-D
(123), WHICH IS EXPIRED, TO A NEW P-D (PLANNED DEVELOPMENT) TO
ALLOW THE DEVELOPMENT OF A LIQUID CARBON DIOXIDE (CO2)
PURIFICATION AND LIQUEFACTION PLANT. A TENTATIVE PARCEL MAP IS
INCLUDED WITH THIS PROJECT TO CREATE A 5.2 ACRE PARCEL, WHICH
WILL CONTAIN THE PROPOSED PROJECT, AND A 23.5 ACRE REMAINDER.

Applicant/Property owner:
Agent:

Location:

Section, Township, Range:
Supervisorial District:
Assessor’s Parcel:
Referrals:

Area of Parcel(s):
Water Supply:

Sewage Disposal:
General Plan Designation:

Community Plan Designation:

Existing Zoning:

Sphere of Influence:
Williamson Act Contract No.:
Environmental Review:
Present Land Use:

Surrounding Land Use:

APPLICATION INFORMATION

The Linde Group, LLC, Audie Chong

JB Anderson Land Use Planning, David
Niskanen

Faith Home Road, on the northeast corner of
Faith Home and Jessup Roads, west of
Highway 99, in the Community of Keyes
30-4-10

Two (Supervisor Chiesa)

045-026-040

See Exhibit H — Environmental Review
Referrals

28.7 acres (Proposed Parcel — 5.2 acres;
Proposed Remainder — 23.5 acres)

Keyes Community Services District

Private septic and leach-field system
Planned Development

Industrial

P-D (123) (Planned Development)

N/A

N/A

Mitigated Negative Declaration

Vacant land used for row crop farming and
the storage of processed corn kernel storage
associated with the adjacent Aemetis Bio Fuel
plant.

The site is surrounded by industrial uses to
the east; Highway 99 and the Community of
Keyes to the north; and agricultural properties
with scattered single-family dwellings and
ranchettes to the west and south.
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RECOMMENDATION

Staff recommends the Planning Commission recommend that the Board of Supervisors approve this
request based on the discussion below and on the whole of the record provided to the County. If the
Planning Commission decides to provide a recommendation of approval, Exhibit A provides an
overview of all of the findings required for project approval.

PROJECT DESCRIPTION

This is a request to Rezone 5.2 acres of a 28.7 acre parcel currently zoned P-D (123), which is
expired, to a new P-D (Planned Development) to allow the development of a liquid carbon dioxide
(COy,) purification and liquefaction plant.

Currently, carbon dioxide gas is generated during the ethanol fermentation process from the
Aemetis Bio Fuel facility, located to the east of the project site, and is vented into the atmosphere
after a regenerative Thermal Oxidizer is utilized to reduce Volatile Organic Chemicals (VOC) without
recovery. The proposed project will serve the purpose of recovering the lost Carbon dioxide (CO5)
via a pipeline from the Aemetis Bio Fuel facility to the proposed project site. Once recovered, the
CO. will be purified and then liquefied and stored into eight on-site storage tanks (138 feet long, 9
feet wide, and 12 feet tall), of which five are proposed to be constructed in 2019 and three are
proposed to be constructed at a later date. The project will include compression equipment for the
CO. gas, modular equipment for purification of the CO, gas, and ammonia compression equipment
for the refrigeration system (5,000 pounds in the system) to condense the CO. into liquid form.
Ammonia is utilized in a closed-loop system to liquefy and chill the CO,. CO, and ammonia
compressors will be stored in a 2,500 square foot storage building on-site, and will include
engineering to provide noise attenuation.

The project also includes an 840 square foot control room building, 588 square foot storage
building, 480 square foot electrical shelter, 308 square foot analyzer shelter, 588 square foot driver
shelter which will house an employee waiting/breakroom and restrooms, truck scales, and employee
and truck parking. Landscaping and fencing is proposed on the project site along Faith Home
Road. The business is proposed to operate 24 hours a day, seven days a week; and to be shut
down for two weeks per year for maintenance purposes. Twenty tanker trucks are anticipated to
access the site per day utilizing an existing driveway on Faith Home Road. Product is also proposed
to leave the facility via rail, with rail cars estimated to be filled once a week. Additional rail delivery
may occur to supplement the project supply in the case that the CO. supply from Aemetis Bio Fuel is
interrupted. The plant will employ 20 full-time truck drivers and three full-time (working from 8 a.m.
to 6 p.m., seven days a week) employees on a maximum shift for plant operation.

The plant will be remotely monitored from 6 p.m. to 8 a.m. daily. The site will be served by a private
septic and leach-field system and will annex into the Keyes Community Services District (CSD) in
order to obtain water. A new rail spur will also be constructed off of the Union Pacific Railroad on an
adjacent parcel (APN: 045-026-038) to serve this project along with two rail loading/unloading
stations and tanker truck parking. This adjacent parcel is not a part of the project as it is zoned
Industrial which permits development of the rail spur, rail station, and truck parking by right. Access
to the rail property from the project site will be provided through a lease agreement. However, a
development standard has been applied to this project to clarify that the operator/property owner is
responsible for maintaining all access to the railway and that such access is not the responsibility of
the County.
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A tentative parcel map is included with the project to create a 5.2 acre parcel and a 23.5 acre
remainder. The area proposed to be rezoned will be contained on the 5.2 acre parcel. The
remainder parcel is not a part of the rezone request and will retain the existing expired P-D (123)
zoning designation. Development of the remainder parcel will require future rezoning.

The previous rezone (P-D 123) was approved in 1985 to allow for operation of various industrial
businesses. The project had a 36 month development schedule, which was never met, and has
expired. Exhibit D provides the Development Schedule for this project, which allows for construction
of the use to begin by the fall of 2019.

SITE DESCRIPTION

The site is located on Faith Home Road, on the northeast corner of Faith Home and Jessup Roads,
west of Highway 99, in the Community of Keyes. The subject parcel is zoned expired Planned
Development (123), and is vacant. A portion of the site has been utilized for row crop farming, but is
not consistently used for farming purposes. However, the eastern portion of the site has been
utilized for the storage of processed corn kernels following the fermentation process associated with
the Aemetis Bio Fuel plant located on the adjoining parcel to the east.

The site is surrounded by industrial uses to the east; Highway 99 and the Community of Keyes to
the north; and agricultural properties with scattered single-family dwellings and ranchettes to the
west and south.

ISSUES
No issues have been identified as a part of this request. Standard development standards, along
with mitigation measures discussed in the “Environmental Review” section of this report, have been

added to the project.

GENERAL PLAN CONSISTENCY

Consistency with the goals, objectives, and policies of the various elements of the General Plan
must be evaluated when processing all discretionary project requests. The site is currently
designated “Planned Development” in the Stanislaus County General Plan. Goal Two and Three of
the Land Use Element of the Stanislaus County General Plan aim to ensure compatibility between
land uses; and, to promote diversification and growth of the local economy by accommodating the
siting of industries with unique requirements, as described in the Land Use Designations section of
the Land Use Element.

The Land Use Element describes the Planned Development designation as a designation intended
for land which, because of demonstrably unique characteristics, may be suitable for a variety of uses
without detrimental effects on other property. The Board of Supervisors approved a general plan
designation and zoning designation of Planned Development for the project site with the expired
rezone in 1985, which required finding the project to be compatible with surrounding land uses.

This project is designated Industrial in the Keyes Community Plan, which is consistent with the
proposed project. The Keyes Community Plan includes a Mitigation Monitoring Plan for
development within the Keyes Community Plan area. Two of the Keyes Community Plan mitigation
measures, regarding traffic impact fees and lighting, are incorporated into the Mitigation Monitoring
and Reporting Program for the project, as it reduces potential aesthetic and transportation and traffic
impacts from the project to less than significant.

3
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To minimize conflicts between agriculture operations and non-agricultural operations, Buffer and
Setback Guidelines (Appendix A of the Agricultural Element) have been adopted. The purpose of
these guidelines is to protect the long-term health of local agriculture by minimizing conflicts
resulting from normal agricultural practices as a consequence of new or expanding uses approved
in or adjacent to the A-2 (General Agriculture) zoning district.

Appendix A of these guidelines states that all low people intensive projects shall incorporate a
minimum 150-foot wide buffer setback. Permitted uses within a buffer area shall include: public
roadways, utilities, drainage facilities, rivers and adjacent riparian areas, landscaping, parking lots,
and similar low people intensive uses. Walking and bike trails shall be allowed within buffers
setback areas provided they are designed without rest areas.

The project proposes a maximum of 23 employees on-site, which is considered to be a “low people
intensive use” and therefore subject to an agricultural buffer of 150 feet. The agricultural buffer
requirement does not apply to the project’s northern and eastern boundaries as they do not abut
agricultural properties. The agricultural buffer requirement does apply to the project site’s southern
and western boundaries. The project meets the 150 foot agricultural buffer requirement on the
southern and western property lines. The nearest agricultural property on the western property is
located 200+ feet from the portion of the property which will be utilized by employees on a regular
basis. In addition to the required 150 foot buffer distance, fencing and landscaping is also proposed
to be installed along Faith Home Road. Based on the standard for low people intensive uses, the
project meets the agricultural buffer requirement.

Based on the criteria described above, the project appears to be consistent with the General Plan,
including the Keyes Community Plan.

ZONING & SUBDIVISION ORDINANCE CONSISTENCY

The proposed new Planned Development (P-D) will replace the development standards associated
with the expired P-D (123) zoning designation, and will allow the 5.2 acre portion of the site to be
developed with the proposed liquid carbon dioxide purification and liquefaction plant. This project
will maintain zoning consistency by adhering to the uses and development standards incorporated
into this project. The remainder parcel is not a part of the rezone request and will retain the existing
expired P-D (123) zoning designation. Development of the remainder parcel will require
future rezoning.

A tentative parcel map is included with the project to create a 5.2 acre parcel and a 23.5 acre
remainder. The area of the site being rezoned will be contained on the 5.2 acre parcel. P-D zoning
districts have no minimum parcel size requirement and shall be consistent with an approved
development plan indicating the specific future use of each parcel. Both the proposed parcel and
remainder will have legal and physical access to the County-maintained road Faith Home Road.
Although planned developments may design their own parking standards, the proposed project site
meets the County’s Off-street Parking Standards (See Exhibit B — Maps: Site Plan).

Both the Planned Development Ordinance and the Subdivision Ordinance require connection to
public water and sewer services when services are available within a half mile of the project site, or
when a project is located within a city or special district’s service area or sphere of influence.
Currently, the project site is located outside of the Keyes Community Services District (CSD) Service
Area, but inside of their Sphere of Influence, and is close enough to a water line to hook up to public
water. A will-serve letter for public water services has been provided for the project by the Keyes
CSD. Annexation into the District will be required prior to hooking up to the service. The project is

4
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not required to hook up to the Keyes CSD for public sewer, as the nearest sewer line is located
more than a half of a mile away. Accordingly, the project will be served by a private septic and
leach-field system for sanitary services. Development standards reflecting these requirements have
been incorporated into the project.

Based on the discussion above, the proposed parcels and project appear to be physically suitable
for development and consistent with the County’s Zoning and Subdivision Ordinances.

ENVIRONMENTAL REVIEW

Pursuant to the California Environmental Quality Act (CEQA), the proposed project was circulated to
all interested parties and responsible agencies for review and comment and no significant issues
were raised. (See Exhibit H - Environmental Review Referrals.) Two of the Keyes Community Plan
mitigation measures, regarding traffic impact fees and lighting, are incorporated into the Mitigation
Monitoring and Reporting Program for the project, as it reduces potential aesthetic and
transportation and traffic impacts from the project to less than significant. A Mitigated Negative
Declaration has been prepared for approval prior to action on the rezone and map itself as the
project will not have a significant effect on the environment. (See Exhibit G - Mitigated Negative
Declaration.) Development standards reflecting referral responses have been placed on the project.
(See Exhibit C - Development Standards & Mitigation Measures.)

*kkkkk

Note: Pursuant to California Fish and Game Code Section 711.4, all project applicants subject to
the California Environmental Quality Act (CEQA) shall pay a filing fee for each project; therefore, the
applicant will further be required to pay $2,337.75 for the California Department of Fish and Wildlife
(formerly the Department of Fish and Game) and the Clerk Recorder filing fees. The attached
Conditions of Approval ensure that this will occur.

Contact Person: Kristin Doud, Senior Planner, (209) 525-6330

Attachments:

Exhibit A - Findings and Actions Required for Project Approval
Exhibit B - Maps

Exhibit C - Development Standards & Mitigation Measures
Exhibit D - Development Schedule

Exhibit E - Initial Study

Exhibit F - Mitigation Monitoring Plan

Exhibit G - Mitigated Negative Declaration

Exhibit H - Environmental Review Referral

I\PLANNING\STAFF REPORTS\REZ\2018\PLN2018-0017 - LINDE GROUP, LLC\PLANNING COMMISSION\JULY 19, 2018\STAFF REPORT\STAFF REPORT - LINDE
GROUP.DOC



Exhibit A
Findings and Actions Required for Project Approval

1.

Adopt the Mitigated Negative Declaration pursuant to CEQA Guidelines Section 15074 (b),
by finding that on the basis of the whole record, including the Initial Study and any comments
received, that there is no substantial evidence the project will have a significant effect on the
environment and that the Mitigated Negative Declaration reflects Stanislaus County’s
independent judgment and analysis.

Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder
pursuant to Public Resources Code Section 21152 and CEQA Guidelines Section 15075.

Find that:

The project is consistent with the overall goals and policies of the County General
Plan.

The proposed Planned Development zoning is consistent with the Planned
Development General Plan designation.

The project will increase activities in and around the project area, and increase
demands for roads and services, thereby requiring dedication and improvements.

That the proposed use is “low-people intensive” and not subject to the 300 foot
agricultural buffer.

The proposed map is consistent with applicable general and community plans as
specified in Section 65451;

The design orimprovement of the proposed subdivision is consistent with applicable
general and specific plans;

The site is physically suitable for the type of development;
The site is physically suitable for the proposed density of development;

The design of the subdivision or the proposed improvements are not likely to cause
substantial environmental damage or substantially and avoidably injure fish or wildlife
or their habitat;

The design of the subdivision or type of improvements are not likely to cause serious
public health problems;

The design of the subdivision or the type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of, property
within the proposed subdivision. In this connection, the governing body may approve
a map if it finds that alternate easements, for access or for use, will be provided and
that these will be substantially equivalent to ones previously acquired by the public;

Approve Rezone and Parcel Map Application No. PLN2018-0017, Linde Group, LLC subject
to the attached Development Standards & Mitigation Measures.

Introduce, waive the reading, and adopt an ordinance for the approved Rezone Application
No. PLN2018-0017, Linde Group, LLC.
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LANDSCAPE CONCEPT PLAN
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\
SYMBOL BOTANICAL NAME COMMON NAME SIZE | COMMENTS/NOTES
e 35" DIA TREE OPTIONS
6 Cercis canadensis Redbud G1A5L FRUITLESS VARIETY
; Celtis occidentalis Common Hackberry G1A5L Single Leader
: Fraxinus americana "Autumn . 15 :
1€ Purple’ American Purple Ash GAL Single Leader
Platanus acerifolia 'Bloodgood’ London Plane Tree G1A5L Single Leader
. Quercus lobata Valley Oak G1A5L Single Leader
! 1 & 25’ DIA TREE OPTIONS
: Prunus serrulata Flowering Cherry G1A5L Single or Multi Stem
ﬁ Lagerstroesmia indica Crape Myrtle G1A5L Single or Multi Stem
| ' ii
\ N+ -
ﬁ J : SHRUB OPTIONS
JJJJJJﬁ 2:} 8 Ceanothus griseus horizontalis Carmel Creeper 5 GAL PURPLE FLOWERS
= o .
ﬁ g gj Cistus x purpureus Rock Rose 5 GAL PINK FLOWERS
/ (:; Dietes vegeta African lris 5 GAL WHITE FLOWERS
X A )
/f A (f}) Olea europaea 'Little Ollie’ Little Ollie Olive 5 GAL DWARF VARIETY
2 g )
% = : ides 'L
/ (d Pennisetum oBIopecyroudes Little Fountain Grass 5 GAL
/& : gJ unny
A% R W,
i A& AL 15 EVERGREEN DWARF
F N % %,é Podocarpus macrophyllus "Maki Shrubby Yew GAL VARIETY
ﬁ?ﬁ‘ % ?:3 Prunus caroliniana 'Bright & Compact Carolina
#f',&; (tﬁ Tight' Compacta Laurel Cherry Column 5 GAL EVERGREEN
OB () - , -
- Friesland age
() V207 R0 LCOTEM 1608 1400 1100 1400 1K 10 1408 (o0 06 M, Tulbaghia violacea Society Garlic 1 GAL
oc Ficus pumila Creeping Fig 1 GAL Evergreen Vine
LLJ
E Hemerocallis sp. Day Lilly 1 GAL Semi—Evergreen
% ‘ Juniperus sp. Juniper 5 GAL Evergreen
- Muhlenbergia rigens Deer Grass 1 GAL Bunch Grass
l: Phormium tenax New Zealand Flax 5 GAL Evergreen
E Pittosporum tobira Mock Orange 5 GAL Evergreen
Rhaphiolepis indica India Hawthorn 5 GAL Evergreen / Pink
Flowers
Rosa sp. Carpet Roses 5 GAL | Pink/White/Red Flowers
GROUND COVER
Myoporum parvifolium Myoporum 1 GAL 30" Spacing
o
u - ” .
I;% Rosmarinus 'Prostratus’ Trailing rosemary 1 GAL 36" Spacing
Fescue Blend No—Mow Grass Blend | Hydro

e —
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AREA 1,2, AND 3 - 4" THICK CLASS GRAVEL COMPACTED TO AT LEAST 95%
COMPACTION OVER SUBGRADE, COMPACT 12" OF THE SUBGRADE TO AT LEAST
95% RELATIVE COMPACTION AT OPTIMUM MOISTURE CONDITION IN 6" LAYERS

AREA 4 - 8" THICK GRAVEL COMPACTED TO AT LEAST 95% COMPACTION OVER
SUBGRADE, COMPACT 12" OF THE SUBGRADE TO AT LEAST 95% RELATIVE
COMPACTION AT OPTIMUM MOISTURE CONDITION IN 6" LAYERS
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4" THICK ASPHALTIC CONCRETE PAVING OVER 8" CLASS Il AGGREGRATE BASE
COMPACTED TO AT LEAST 95% COMPACTION OVER SUBGRADE, COMPACT 12" OF
THE SUBGRADE TO AT LEAST 95% RELATIVE COMPACTION AT OPTIMUM
MOISTURE CONDITION IN 6" LAYERS

~——

— 8" THICK REINFORCED CONCRETE OVER 6" CLASS Il AGGREGRATE BASE

) R COMPACTED TO AT LEAST 95% COMPACTION OVER SUBGRADE, COMPACT 12" OF
\\ —— THE SUBGRADE TO AT LEAST 95% RELATIVE COMPACTION AT OPTIMUM
MOISTURE CONDITION IN 6" LAYERS

1. ELEVATIONS SHOWN, U.N.O., ARE FINISHED SUBGRADE ELEVATIONS PRIOR
TO PLACEMENT OF THE AGGREGATE BASE.
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Minimum Y coordinate:

Maximum X coordinate:
Maximum Y coordinate:

Minimum elevation:
Maximum elevation:
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Base Surface
Comparison Surface
Cut Factor

Fill Factor

Cut volume (adjusted)
Fill volume (adjusted)
Net volume (adjusted)

Ex. Surface

Sub Surface
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2109.34 Cu. Yd.
743.97 Cu. Yd.<Cut>

Cut volume (unadjusted) 2853.31 Cu. Yd.

Fill volume (unadjusted) 2109.34 Cu. Yd.
Net volume (unadjusted) 743.97 Cu. Yd.<Cut>
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Number of triangles 1628

Maximum triangle area  5240.09 Sq. Ft.
Minimum triangle area  0.00 Sq. Ft.
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SHE Fiotis BE AIR TESTED AT 50 PSIG.) 16 4 1504 RF.FLG. NUT FOR 1 /6" DiA. STUD
HOZZLE PAD TO SHELL F101002 i WGt EES R 5 18 DIA. STUD X 6 /4" LG,
A i 3 150¢ RF. LG, 12 0" 1507 R.F. BLIND FLANGE R
i e EET 0 /& TH. FLEXITALLIC TYPE “CG" GASKET FOR 20" 1507 RF. FLG. (SHIF 3 LOGSE WITH SADDLES)
Bt SA-194-2H 20" SCH. 30 (.50" THK. WALL) PIPE X 9" LG.
s—— /AN i 71507 R LA, LG, (50,59 BORE
A @ ES R 506" X200, X 5 00. (REPRD)
» CERTIFIED BY: 5A-193-87 4" SCH. 80 (.337" THK. WALL) PIPE X11"LG.
3/16] MISSISSIPPI TANK COMPANY SEISMIC DAT 6 4" 150# R.F.W.N. FLG. (SCH. 80 BORE)
HATTIESSURG, MISSISSIPI Risk CATEGORY: 1 et
SITE SOIL CLASSIFICATION: D 5 9067 X4 12 LD X9 12’ G ety -
09199 516 4 (ROLLTO 144" 1.
0339 ii ! M 3 LG. (RC 0
3 PL. X 12" LG. (PLATFORM CLIP PAD) (HOLDS 8,100 LB LOAD ON EACH PAD) 12 " LG. (ROLL
@ X34 7 . (T D e : e o To 4
- RISK CATEGORY: 15315 5 (' 60D R DT o LG, (ROLLTO 144"
MAX. VELOCITY. AY (GROUND LEVEL = 110 mph 5/ " Pl X 11 3/4" LG. (TRIM AS REQ'D) " LG. (ROLL. "
6 1/4" LG. (TRIM AS REQ'D) " LG. (ROLL "
@ 5 2 15/16” LG. (TRIM AS REQ'D) 516 L " LG. (ROLL "
4 11/16" LG. (TRIM AS REQ'D) 516 L " LG. (ROLL "
SRATIPAUT T 16 516 GR. 7 PN HEAD P i
JOINT DESCRIPTION YRR ! ] bRt
STARTING HEAD TO SHELL FULL UW-11(2)/TYPE T /- /4" LG. (TRIM AS REQ'D) 516 “7 ERSHT.
w SHELL LONG SEAMS FULL UW-11(a)/TYPE T 4 3/4" X 73 1/2" PL. X 81 3/4" LG. (TRIM AS REQ'D) \-516 GR. 70 5" LG. (ROLL 144" 1.D.)
THIS CONTAIIER SHALLNOT CONTAN A PRODUCT THAT KAS A VAFOR SHELL ROUND SEAMS FULLUW-T1(@)/TVPE 1 2 [3/4" X 20" PL.X 229 7/8' LG. (ROLL TO 145 11/16" 1.0 516 GR. 70 W 5" LG, (ROLLTO 144" LD ]
N e weesss o oo 4T . CLOSING HEAD T0 SHELL FULLUW-T1(G)TYPE T T [DAVIT PER SHT. 5 (SHIP LOGSE W/ SADDLES) 43/4" LG (ROLLTO 144" 1.0) M
Seey— 3[4 X3 34" PLX5° LG, SAST6 R 70 57 LG (ROLLTO 147 1D) W
T | Qv DESCRIPTION WATERIAL e DESCRIPTION o5
(OPERATING WEIGHT=1,142,269 LBS
® SEHSNEST AR N /N L OF FATERAL L OF FATERAL
THIS DRAWING CONTKINS PROPRIETARY INFORMATION AND NAY NOT BE COPIED OR
NAMEPLATE BRACKET DET'L
REPRODUCED [N AKY FORM WITHOUT PRIOR WRITTEN PERMISSION FROM WIC.
N /N REFERENCE DRAWINGS
YA GENERAL NOTES
SEsay AT RPECTON oTES T T e I T o N R i ISSISSPPL TAR COVPANY
1. All bols to straddle normal centerline unless otherwise noted. o5 Ts0r | R I Recomoeg T e Strorri [ 3 | oe H i 1 150 160 HATTIRSBURC, MISSSSIPPI
3 Rl openings are o 56 protacted prir 10 enipment o 150 ] EL INDICATOR / - 128,129,156,157
2. Approximate weight 188,829 W/ SADDLES e s 150, WN stammmox 3 7 128,129,156,157 MONO._LATER UNITSREQD ONE_____
5. Welding procedures __SEE ABOVE ci1 " 150; WN LEVEL INDICATOR " 3 /- 128,129,156,157 P
o Alongiucinal & raniverse workino o 5o siampod on versel g - -
9 o co7 150; WN LEVEL INDICATOR /- 128, 157 LINDE LLC, CERES, CA
tolerance sheetf L] 150: W SPARE " 3 JL: 125,126,127,185,186,159
A6 150; WN LOW POINT DRAIN 3 /- 172,174 rox 9300198912 o
ot 50 ] SAFETY VALVE - T Ti5 116,117,167 - —
cone: ou. 04 150 W PROCESS LIQUID FILL - 1 /5| 96 115,116,117,161 144" 1.D. X 137-8 1/4" O.AL.
conacson scsonmee NONE o e peme Ai 150 i - 112 [ — 71,172,174 113,000 W.G. CAP. C02
e — TO SSPCSPI0 A04 150 w SPARE W] INTERNAL STANDPIPE [ seeoerl | 3 | o6 115,116,130,146,163,104,161 STORAGE TANK
ey _RT 1 FORALL 'T' JOINTS & UW-51, PAUT |  NTERIOR: DRAIN, CLEAN AND DRY VESSEL AFTER HYDRO. REMOVE ALL ALS 1507 WN MAWAY W/ BLIND & DAVIT 906" 12 118,119,120,121,122,123,124
B Y ATiTS WELD RODS, LOOSE SCALE, GHIPS, OR EXCESSIVE OIL OR GREASE [SPR 1507 W SAMPLE TAP W/ INTERNAL RETURN L | 128,129,155,158,168,169,177,179,180,181,162 | T o Jows )
— 5. 7:0 MILS DFT Noz | 1 1507 W VAPOR RECYCLE VENT 30 505 Fl 125,126,127,159,160 0= DOMESTIC HATERIL ccorp TINEYsautoman 0 14203
eany x 1= MLL TEST REPORT: = VENDOR CERTIFICATION: 7 6
TARK | QUAN | SizE | AT | FAC TP E WOZ2LE Ob | WALL TR | PAD THK. | PAD WIbTH B.0M. NUMBER NMLTeTREpoR ADOR CERTFGHTION: G067 poz0r
GREDULE OF OPENINGS IoFROVEDBY [ [oews swios
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GENERAL NOTES:

THE LMOTES A 4 COMPACTIONTEST(S) SHALL REQURED® TESTNG
PROJECT PRIOR WILL BE PAID FOR BY THE CONTRACTOR ASPHALTIC PAVEMENT SPECIFICATIONS
ONGERSTIND THETRUE HEAIG AN NTENT AN SHAL B REGPONSELE FOR CONPLING WTHALL Lo P coupLY THE CALTRANS
SPECIFICATIONS. € MATERIALS ARE FOUNDIT IS
THE RESPONSIBILITY OF THE CONTRACTOR TO ALERT THE ENGINEER PRIOR T0 PROGEEDING RELATIVE COMPACTION AS TESTED BY ASTH 01557 OR CALIFORNIA TEST METHOD CT 216 (DRY METHOD)
2 ALLWORK SHALL BE DONEIN i u Y STANDARDS TEST PROCEDURE.
MADE APART OF THESE PLANS. UNDERGROUND UTILITIES
1. THE CONTRACTOR SHALL COMPLY WITH THE REQUIREMENTS OF CHAPTER 8, SECTION 6705, 6706 AND 6707 OF 2 THEFLEXBLEPAUENT AL COIFORATO D BEPLACED NACODRDMCEWTH TE LIS,
3. PRIORTO THE START OF ANY WORK 10N 39 OF THE CAL
AGENCY D PROIECT CNTACT FOR APRE-GONSTRUOGTIOH WEETNG. TE CONTRACTOR SALVERIY AL PACENNT ETHOD ISUBSECTON 392 A3 HUA TYPE A VTLENG A PG L 0BADER SHAL
AGENCIES ASSOCIATED WITH THE PROJECT. 2 ALLDSTNG INDERGROUAD UTLIES AY NOT B SHOHIL CONTRACTORSHALL TAKE PREGAUTONARY e CAL“ "
MEASURES TO PROTECT THESE UTILITEES. ALUTILTY e
4. WHERE PLANS OR SPECIFICATIONS DESCRIBE PORTIONS OF THE WORK IN GENERAL TERNS. TS CONPANEES, STANISLAUS COUNTY AND THE CITY THE e s sl el A
UNDERSTOOD THAT ONLY QUALITY WORKMANSHIP AND A TERIALS ARE TO BE USED. OPPORTUNITY TO MARK THEIR FACILITIES IN THE FIELD. ot ¢ oo e ks
-~ TESTED BY ASTHI DI5S7. AGGREGATE BASE SHALL CONFORVI TO SECT10N 26 OF THE CALTRANS Speifcaions
5. THESEPLANSHAVE \US COUNTY ANDIOR 3 Y AND ARE BASED UPON AND SHALL BE CLASS 2, 34" MAXIMUM AB THICKNESS SHOWN ON THESE PLANS SHALL BE THE MINIMUM
SUCH CHECKING ANDIOR APPROVAL DOES NOT RELIEVE THE DEVELOPER AND CONTRACTOR FROM HISHER Ty o ALLOWED,
RESPONSELITY T0 CORREGT ERRORS. OMISSIONS OR MAKE CHANGES REQUIRED BY CONDITIONS RESPONSIBLE FOR THE VERIFICATION OF THE LOCATION OF ALL UNDERGROUND FACILITIES AND AGREES TO BE
FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES WHICH OCCUR DUE TO FALLURE TOLOCATE AND PRESERVE 3. INPLACE, COMPACTED, ASPHALT CONCRETE RE THESE PLANS
LNOTIFY THE TOLERANCES ARE AS FOLLOWS
6 THE £ FOR ALL PERMITS ANDL THE EXISTING UTILTY CONNECTION POINTS FOR VERIFICATION AS SHOWN ON THESE PLANS
CONSTRUCTION AND COMPLETION OF THE PROJECT, THE CONTRACTOR SHALL PERFORM ALL WORK IN AGGREGATE BASE: 12'PLUS ORMINUS
CCORDANCE WITH ALL PERMITS AND APPROVALS APPLICABLE TO
e uter 4 ALL EXCAVATION, TRENCHING, PIPE MATERIAL & BACKFILL SHALL BE PER CITY OF HODESTO STANDARDS AND ASPHALT CONCRETE: - PLUS ORMINUS
SPECFICATIONS.
7. THE CONTRACTOR AGREE YFoR 4 ATACKCOAT IS TO BE APPLIED TOALL 1570 B PLACED AGANST
DURNG CONSTRUCLION. INCLUDING JOB SITE SAFETY OF ALL PERSONS AND PROPERTY. THIS REQUREMENT 8 ALL UNDERGROUND UTILITIES SHALL BE INSTALLED PRIOR TO THE CONSTRUCTION OF SURFACE
‘SHALL BE MADE T0 APPLY CONTINUOUSLY AND NOT BE LIMITED
FURTHER AGREES TO DEFEND, INDEMNIFY AND HOLD JUSTIN W. CAPP, INC. HARMLESS FROM ANY AND ALL
LIABILITY, REAL OR ALLEGED, THI MONUMENT PRESERVATION & PROTECTION:
LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF JUSTIN W. CAPP, INC, CONCRETE PAVING SPECIFICATIONS
1 ND CEMENT LBECL 15 RESPONSIBLE FOR P ANDIOR PERPETUATION OF ALL
8. ALLINSPECTIONS AND SHALL
o e ADFOR STANDARDS, WITH A28 DAY COMPRESSIVE MINIMUM, AND A EXISTING MONUMENTS WHICH CONTROL SUBDIVISIONS, TRACTS, BOUNDARIES, STREETS,
BY THE CONTRACTOR. MAXIMUM SLUP OF 3 INCHES CONCRETE ST‘:‘:?\%::S“‘ST 0; A5 SACK MIXTURE OF PORTLAND CEMENT, WATER HIGHWAYS, EASEMENTS, OR OTHER RIGHT-OF-WAY, EASEMENTS, OR PROVIDE SURVEY
EREE FROM ANY FOREIGN NATTER ‘CONTROL WHICH WILL BE DISTURBED OR REMOVED DUE TO CONTRACTOR'S WORK
9. THE CONTRACTOR SHALL COMPLY WITH ALL LOCAL, STATE. AND FEDERAL SAFETY REGULATIONS PERTAINING CONTRACTOR SHALL PRO\”DE AMNIMUM OF 10 WORKING DAYS NOTICE TO PROJECT
0 HIS OPERATIONS. HE SHALL PROVIDE ALL LIGHTS, SIGNS, BARRICADES, FLAG NEN OR OTHER DEVICES
NECESSARY FOR PUBLIC SAFETY. 2. AGGREGATES: SHALL BE GRADED TO PROVIDE A PLASTIC, WORKABLE MIXTURE OF YWITHA PRIOR OR REMOVAL OF EXISTING MONUMENTS.
10, THE CONTRACTOR SHALL SUBMIT, FOR APPROVAL, A DETALED PLAN SHOWING DESIGN OF ALL SHORING, MAKINUM SIZE . BEUSED PROJEC HALL COORDINATE WITH CONTRACTOR TO RESET
BRACING, WITHOUT APPROVAL OF THE ENGINEER, THE CEMENT, WATER AND AGGREGATES SHALL BE COMBINED AT THE MONUMENTS OR PROVIDE PERMANENT WITNESS MONUMENTS AND FILE THE REQUIRED
FEET INDEPTH. IF SUCH PLAN THE PLANS BATCHPLAT AR EE THOROUGHLY WED. WD WATER AL DEACED TO T U TR LEAVING THE WITH THE COUNTY SURVEYOR PURSUANT TO BUSIESS AND
SHALL BE PREPARED BY A REGISTERED CIVIL OR STRUCTURAL ENGINEER. BATCH PLANT, WITHOUT APPROVAL OF THE ENGINEER. ALL PROFESSIONAL CODE SECTON 771
AFTERTHE TER TO THE CEVENT. THE HALLNO B
1. CAUTION - CALL BEFORE YOU DIG: CALL UNDERGROUND SERVICE ALERT (USA) PRIOR TO TRENCHING, LESS THAN SOPAND NOT MORE THAN 80°F.
GRADIG, EXCAVATIN DRLLIVG BORING, SETTNG POSTS, PLANTNG TREES,ETC USA L PROVOE
CALL USA, TOLL FREE AT (800 22-260. 3. THE CONCRETE SHALL BE CONSOLIDATED BY VIBRATING. CONCRETE WHICH HAS ROCK POCKETS OR
HONEYCOMBING AFTER CURING SHALL BE REMOVED AND REPLACED. CALBEFORE YOU DI
12 LINES AND GRADES: ALL RE GIVEN AND WL - 1
RAD: THE G v e
4 AL fr E”‘ﬁ?‘né“ n”.‘; \z.;?gmmnwimwm Z
STANDAL BEATeS on o v g
13 STREET CLOSURE ORL WILLREQURE A L PLAN AND THE DESIGNATION OF A STADARDS o Know what's below.
FORITS INPLEMENTATION al before you dig.
5. CONCRETE PAVING SECTIONS:
14, FOR ALL PROJECTS. REGARDLESS OF SIZE, THE CONTRACTOR SHALL INPLENENT BEST MANAGEMENT a ING SHALL BE & A8, OVER 1
PRACTICES TO ELMNATE RECONPACTED TO 95% RELATIVE DENSITY.
15, THE CONTRACTOR SHALL PROVIDE, AT HIS EXPENSE, CONTROL THE E SHLL CRADE 60
1ATION OF DUST PROLECT
7. CRACK CONTROL JOINTS SHALL BE PLACED AT 15 ON CENTER MAXIMUM INTERVALS AND SHALL PENETRA]
THE CONCRETE SLAB A MINIMUM OF 14 OF THE SLAB THCKNESS,
[ JUSTINW. CAPP, INC. WLL NOT £ ORLIBLE
70 THESE PL ONLY ASIGNED AND 6 ALL MANHOLES, VALVE, NONUNENT WELLS, ETC, SHALL BE BROUGHT TO THE SURFACE BY THE PAVING
HALL INY CHANGES TO THESE CONTRACTOR AFTER THE FINAL PAVING COURSE IS PLACED.
PUNSMST BN WRITNG AR A6PROVED B LTI . PP .
5, THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL OF ANY 10
17T CONTRACTOR L UANTAN A NEATLYWARIGDSET O FULSZZ S LT ECORD OSAVIGS CONNECTTO PROPOSED STRIPING SvBoLLEGEND ) JE—
INDICATING e ITIES, ELECTRICAL CONDUITS, 0 AL BEPER CAL EDITION) ALL PANT e ® sursevEROE
TRUCTURE e FROUTHE PLANS. PRIORTO SHALL BE THERMOPLASTIC
R T0 THE ENGINEER THE AS-BUILT DRAWINGS W — e SR SERGENOT
FGRREVE, AL CHAVGESADDTIONS GROEVITONS FROMTHE APPROVED PG S 2 SHO —" ® i
STORMDRAIN SPECIFICATIONS FRELNE ®
s—  sumRrseveRu e
CLEARING § GRADING HOTES: A
AFTER CLEARING THE SITE THE EXPOSED SOIL SURFACE SHOULD BE RE.COMPACTED TOAMNNUMDEPTHOF |+ HDPE.PIPEAS SHOWIN ON THE PLANS SHALL BE HIGH DENSITY POLYETHYLENE AND SKALL CONFORM O SECTION R -~
" THE RECOMMENDED RELATIVE COMPACTION 5 85 IN AREAS TO BE COVERED WITH ASPHALT OR CONCRETE T A3 SPECIFIED INAASHTO —R—R—R— RGO B oo o
PAVING, THIS DESIGNATION: 234 JOINTS SHALL BE WATER TIGHT. OF THE CAL O s
PROCEDURE. SPECFICATIONS. T meenawE g -
e oo oK Q o
2 ALLEXCESS SOIL & MATERIAL SHALL BECOME THE PROPERTY OF THE CONTRACTOR. ALL MATERIAL SHALL BE b
RENOVED FROM THE SITE AND DISPOSED OF N A LAWFUL MANNER ALL COST ASSOCIATED WITH MATERIAL 2. CORRUGATED METAL PPE (CMLP.) SHONN ON THE PLANS SHALL CONFORM TO SECTIONS 66-1.01, 6602 w0 TS ke foa—
RENOVAL AND DISPOSAL SHALL BE INCLUDED IN THE PROJECT BID UNLESS OTHERWISE NOTED. AND 66-1.05 OF THE CURRENT EDITION OF THE STANDARD SPECIFICATIONS OF THE STATE OF CALIFORNIA 5 -
DEPARTMENT OF TRANSPORTATION coenere
3 INEGEOTECANAL FEFORT N, Q0201 FREPARED Y GAEZ EDTECHNCAL RO WTED (/72078 @ ek
TO THESE PLANS ALL S 3 DIP.PIPE SHALL BE DUCTIL 151.06 AND CLO-95 (WITH BITUMINOUS — oo
LBEN THE TR REPORT COATING), WITH TYTON JOINTS" AND DUCTILE IRON TGS CONFORNNG TOANVA DG 0104 w xan T
BITUMINOUS COATING)
WASHOUTEACLITY e oD SoL BTN
4. POIVNALCHLORDE P P4 ST D004, SR SO WTH RUBEERSEALNG RIS UEETHG ASTH
EXBLE
AL st e STAVWATLE
5 AFTERPPEAS BN FROPERLY ITALED.THENTALGACKFL CNSTHG OFSELECTEUE BT I ‘ jeteirac
FROMTHE HALL THH
OIER HE 0P OF T4 FE. THEFIIALSACK L L o ACED NLATERS 1D CMPTED O
e * RO SHUPLNG LOCATON
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FAITH HOME ROAD.

Keyes, California
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TLE INDEX

SHEET TI

COVER SHEET

LAYOUT PLAN

FENCE LAYOUT PLAN
TOPOGRAPHIC SURVEY

TOPOGRAPHIC SURVEY DETAILED PLAN

EROSION CONTROL PLAN

EROSION CONTROL DETAILS
GRADING & DRAINAGE PLAN
GRADING & DRAINAGE PLAN DETAIL
GRADING & DRAINAGE PLAN DETAIL
DETAILS & SECTIONS

DETAILS

CHAIN LINK FENCE DETAILS

ABBREVIATIONS:

AP - ANGLE PONT
BC - BEGINNING OF CURVE.
- BOLLIRD

L
8P - BACKFLOW PREVENTOR
BV - BACK OF WALK

¢ - CENTERLNE
CIL - CHAINLINK FENCE
P - CORRUGATED HETAL PIPE

D1 - DRANINLET
DP - DUCTILE RONPPE
DIV - DRIEIAY

EC - ENDOF CLRVE
EL - ELECTROUER

FD - FLOORDRAN
FF - FINSHFLOOR
FG - FIISHGRADE

FH - FIREHIDRANT

6B - GRADE BREAK

GE - GROUND ELEVATION
o

- HUBDRAN
HP - HIGHPONT

W - INVERT OF PPE
ISP - IRRIGATION STAND PIPE
LLA - LOTLINE ADIUSTHENT

MH - W
N)-NEWPROPOSED.

[

PN —
PYC - POLYVINYL CHLORIDE PPE
RCP - RENFORCED CONCRETE PIPE

WY - WATER VALVE

VICINITY MAP

N.T.S.

JUSTIN W. CAPP, Inc.

ENGINEERING + DESIGN

JUSTIN W. CAPP
CE $61393, SE #4813
1405 8th STREET, MODESTO, CA

PO BOX 861,

95353

(209) 524-4774
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General Notes:

Description
Cailng Mountod Futurs
120, W LED typs,

N ol ey Emrgoncy
e =

ExtLign indonn
300" W, 120 tpe,
Enctostectne Swich

1200, A s

Togale Swic Strface Mauriod
150 A e
Receptce 00 120V GEC Sk

el e

71V, 168, LED type, Crouse Hids Champ Pro PVMITL cr simiar
Caling Mounted Floocign!

27TV, 620, LED type, s FANVTL o simiar

Wall ountss Floodiont

277V, 62, LED typs, Crouse-Hinds FANVTL oe simior

‘Stancion Wourdd Floodight

27TV, 620, LED type, Crouse-Hinds FANVTL o simir

Pole Mounted Froodioht

27TV, 112, LED type, Crouse- Hends FMVISL of simiar

Pola Mounted Stretignt

277V, T5W, LED fype, CrouseHirds OVH E03LED-E1TEAP or simlor
Pole Wi Two (2) Light Brackst In Opposed Posibon

For Siveat Or Floodight Foxurss.

Bole WM Two 2) it Backet n Rectguir Foston
P B P

PO T 3 Lot Srckt n Racianga Foston
P Of P .

P P (LBt 4 Rkl Foshicn
For Svedt O Fioodhont Fires

Ligpiog Pl

Powsr Panel

Distances in CM

1

Togaing

Bt Pola FLPF) Pole
S Shoatgring Podichtng |
s am.y., Number

o-m £ 2z 101 €
27,20 zlsw Fixtures and Wotlage
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3710A008 Keyes Plant Views

1. Overview, looking north west
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ENPAS - Torsten Lang
Line

ENPAS - Torsten Lang
Callout
520ft

ENPAS - Torsten Lang
Line

ENPAS - Torsten Lang
Line

ENPAS - Torsten Lang
Callout
475ft

ENPAS - Torsten Lang
Callout
Faith Home Rd.

ENPAS - Torsten Lang
Line


2. Overview, looking south east

Faith Home Rd.
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ENPAS - Torsten Lang
Callout
Faith Home Rd.
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4. looking north

max. height appr. 65ft
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ENPAS - Torsten Lang
Callout
max. height appr. 65ft

ENPAS - Torsten Lang
Line

ENPAS - Torsten Lang
Line

ENPAS - Torsten Lang
Line

ENPAS - Torsten Lang
Line


5. looking south
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6. looking west

T. Lang/Linde Engineering/XEP/15.Sept
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ENPAS - Torsten Lang
Text Box
T. Lang/Linde Engineering/XEP/15.Sept 2017
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DRAFT

NOTE: Approval of this application is valid only if the following conditions are met. This permit shall
expire unless activated within 18 months of the date of approval. In order to activate the permit, it
must be signed by the applicant and one of the following actions must occur: (a) a valid building
permit must be obtained to construct the necessary structures and appurtenances; or, (b) the
property must be used for the purpose for which the permit is granted. (Stanislaus County
Ordinance 21.104.030)

DEVELOPMENT STANDARDS

REZONE AND PARCEL MAP APPLICATION NO. PLN2018-0017
LINDE GROUP, LLC

Department of Planning and Community Development

1. Use(s) shall be conducted as described in the application and supporting information
(including the plot plan) as approved by the Planning Commission and/or Board of
Supervisors and in accordance with other laws and ordinances.

2. Pursuant to Section 711.4 of the California Fish and Game Code (effective January 1,2017),
the applicant is required to pay a California Department of Fish and Wildlife (formerly the
Department of Fish and Game) fee at the time of filing a “Notice of Determination.” Within
five days of approval of this project by the Planning Commission or Board of Supervisors,
the applicant shall submit to the Department of Planning and Community Development a
check for $2,337.75, made payable to Stanislaus County, for the payment of California
Department of Fish and Wildlife and Clerk Recorder filing fees.

Pursuant to Section 711.4 (e) (3) of the California Fish and Game Code, no project shall be
operative, vested, or final, nor shall local government permits for the project be valid, until
the filing fees required pursuant to this section are paid.

3. Developer shall pay all Public Facilities Impact Fees and Fire Facilities Fees as adopted by
Resolution of the Board of Supervisors. The fees shall be payable at the time of issuance of
a building permit for any construction in the development project and shall be based on the
rates in effect at the time of building permit issuance.

4. The applicant/owner is required to defend, indemnify, or hold harmless the County, its
officers, and employees from any claim, action, or proceedings against the County to set
aside the approval of the project which is brought within the applicable statute of limitations.
The County shall promptly notify the applicant of any claim, action, or proceeding to set
aside the approval and shall cooperate fully in the defense.

5. During the construction phases of the project, if any archeological or human remains,
significant or potentially unique, are found, all construction activities shall be immediately
halted within 150 feet of the find until it can be evaluated by a qualified archaeologist.
Construction activities shall not resume in the area until an on-site archeological mitigation
program has been approved by a qualified archeologist.

6. A sign plan for all proposed on-site signs indicating the location, height, area of the sign(s),

and message must be approved by the Planning Director or appointed designee(s) prior to
installation.
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7. The Department of Planning and Community Development shall record a Notice of

10.

11.

12.

13.

Administrative Conditions and Restrictions with the County Recorder’s Office within 30 days
of project approval. The Notice includes: Conditions of Approval/Development Standards
and Schedule; any adopted Mitigation Measures; and a project area map.

Pursuant to the federal and state Endangered Species Acts, prior to construction, the
developer shall be responsible for contacting the US Fish and Wildlife Service and California
Department of Fish and Game to determine if any special status plant or animal species are
present on the project site, and shall be responsible for obtaining all appropriate permits or
authorizations from these agencies, if necessary.

Pursuant to State Water Resources Control Board Order 99-08-DWQ and National Pollutant
Discharge Elimination System (NPDES) General Permit No. CAS000002, prior to
construction, the developer shall be responsible for contacting the California Regional Water
Quality Control Board to determine if a "Notice of Intent" is necessary, and shall prepare all
appropriate documentation, including a Storm Water Pollution Prevention Plan (SWPPP).
Once complete, and prior to construction, a copy of the SWPPP shall be submitted to the
Stanislaus County Department of Public Works.

The recorded parcel map shall contain the following statement:

“All persons purchasing lots within the boundaries of this approved map should be prepared
to accept the inconveniences associated with surrounding agricultural operations, such as
noise, odors, flies, dust, or fumes. Stanislaus County has determined that such
inconveniences shall not be considered to be a nuisance if agricultural operations are
consistent with accepted customs and standards.”

The operator/property owner is responsible for maintaining all access to the railway.
Maintaining such access is not the responsibility of the county.

Off-Street Parking shall be provided on-site in accordance with Section 21.76 of the County
Code.

Prior to issuance of a building permit, a final landscape plan for the landscaping along Faith
Home Road shall be approved by the Director of Planning and Community Development or
his/her designee. The landscaping shall be installed prior to final occupancy of any new
structure and shall meet all requirements of State or Local Ordinance. Fences and
landscaping adjacent to roadways shall be in compliance with the County’s “Visibility and
Obstructions at Public Intersections” Ordinance.

Department of Public Works

14.

15.

16.

Prior to the recording of the final map, the new parcels shall be surveyed and fully
monumented.

All Structures not shown on the tentative parcel map shall be removed prior to the parcel
map being recorded.

The recorded parcel map shall be prepared by a licensed land surveyor or a register civil
engineer licensed to practice land surveying.
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17. Prior to recording the parcel map or offered on the map or prior to the issuance of the first

18.

19.

20.

21.

22.

building or grading permit, whichever comes first, Faith Home Road shall be dedicated to
Stanislaus County through an Irrevocable Offer of Dedication. This dedication will be for
Parcel One only, not the Remainder Parcel at this time. Faith Home Road is classified as a
135’ wide Principal Arterial. The required half width of a Principal Arterial is 67.5" on the
parcel’'s side of the center line. The existing right-of-way is currently 50 feet. The
Irrevocable Offer of Dedication shall be for 17.5 feet on the east side of the centerline of
Faith Home Road along the parcel’s frontage.

Prior to the abandonment of the access easement, the beneficiary of the access easement
shall sign a statement stating that they are in agreement with the abandonment. The
statement shall be submitted with the final map.

A grading, drainage, and erosion/sediment control plan for the project site shall be submitted
prior to the issuance of a building permit or grading permit. Public Works will review and
approve the drainage calculations. The grading and drainage plan shall include the
following information:

. Drainage calculations shall be prepared as per the Stanislaus County Standards and
Specifications that are current at the time the permit is issued.
. The plan shall contain enough information to verify that all run-off will be kept from

going onto adjacent properties and Stanislaus County and/or State of California road
rights-of-way.

. The grading drainage and erosion/sediment control plan shall comply with the
current State of California National Pollutant Discharge Elimination System (NPDES)
General Construction Permit. A Waste Discharger Identification Number and a copy
of the Notice of Intent and the projects Stormwater Pollution Prevention Plan shall be
provided prior to the approval of any grading, if applicable.

o The applicant of the grading permit shall pay the current Stanislaus County Public
Works weighted labor rate for the plan review of the grading plan.
o The applicant of the grading permit shall pay the current Stanislaus County Public

Works weighted labor rate for all on-site inspections. The Public Works inspector
shall be contacted 48 hours prior to the commencement of any grading or drainage
work on-site.

Faith Home Road is classified as a Principal Arterial roadway. Prior to the widening of Faith
Home Road, the interim condition shall allow the south driveway to be right-out exit only and
the north driveway shall be right-in only. This north driveway shall be located at the north
edge of the parcel, to line up with Kaiser Road as much as possible. This driveway will
become part of a shared access driveway for this parcel and the remainder parcel as either
scenario happens:

e Any portion of the remainder which will utilize the existing driveway that aligns with

Kaiser Road develops into any use other than agriculture; or
e Faith Home Road widens into more than the existing 2-lane roadway.

The south driveway, as shown on the rezone site plans, shall become an emergency access
(EVA) driveway when Faith Home Road widens and functions as a Principal Arterial
Roadway. At Public Works request, the owner shall make the appropriate arrangements
with the proper fire authority to make this access into an EVA.

A secondary access shall be developed through the development of the remainder which
shall take access from Jessup Road, a County-maintained roadway.
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23.

24.

25.

26.

27.
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No parking, loading, or unloading of vehicles is permitted within the county road right-of-way.

Prior to the final of any building or grading permit, the applicant shall make road frontage
improvements along the entire parcel length of Parcel One on Faith Home Road. These
improvements shall include asphalt road widening, bringing the existing road up to 12 foot
wide paved vehicle lane and a 4 foot wide paved asphalt shoulder east of the centerline of
Faith Home Road. These improvements are not required, at this time, for the remainder
parcel. Improvement plans will be submitted to Stanislaus County Public Works for approval
prior to the issuance of a building or grading permit. The structural section, cross slopes,
and all other roadway design standards shall meet Stanislaus County Public Works
Standards and Specifications.

Prior to the issuance of any building or grading permit, an acceptable financial guarantee for
all road improvements shall be provided to the Department of Public Works. This may be
deferred if the work in the right-of-way is done prior to the issuance of any building or
grading permit.

An Engineer’s Estimate shall be provided for the road improvements so that the amount of
the financial guarantee can be determined. The Engineer’s Estimate must be stamped and
signed by a Professional Engineer.

Prior to issuance of a building permit, the parcel map shall be recorded.

Department of Environmental Resources

28.

29.

30.

31.

32.

On-site wastewater treatment system (OWTS) shall be by individual Primary and Secondary
wastewater treatment units, operated under conditions and guidelines established by
Measure X.

On-site wastewater disposal system (OWTS) shall be designed according to type and/or
maximum occupancy of the proposed structure to estimated waste/sewage design flow rate
and in accordance to number of plumbing fixture units proposed within the building. The
dispersal field shall be designed and sized using field data collected form soil profile and
percolation tests performed at the locations proposed for dispersal field and the 100% future
reserved.

The OWTS designed system shall provide 100% of the original system for the “future
expansion area”.

The dispersal field shall not be paved over or covered by concrete or a material that is
capable of reducing or prohibiting a possible evaporation of the sewer effluent.

The applicant should contact the Department of Environmental Resources (DER) regarding
appropriate permitting requirements for hazardous materials and/or wastes. Applicant
and/or occupants handling hazardous materials or generating hazardous wastes must notify
the Department of Environmental Resources relative to the following: (Calif. H&S, Division
20)
e Permits for the underground storage of hazardous substances at new or the
modification of an existing tank facility.
e Requirements for registering as a handler of hazardous materials in the County.
Submittal of hazardous materials Business information into the California Electronic
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Reporting System (CERS) by handlers of materials in excess of 55 gallons, 500
pounds of a hazardous material, or of 200 cubic feet of compressed gas.

e The handling of acutely hazardous materials may require the preparation of a Risk
Management Prevention Program which must be implemented prior to operation of
the facility. The list of acutely hazardous materials can be found in SARA, Title Ill,
Section §302.

e Generators of hazardous waste must notify the Department relative to the: (1)
quantities of waste generated; (2) plans for reducing wastes generated; and (3)
proposed waste disposal practices. Generators of hazardous waste must also use
the CERS data base to submit chemical and facility information to the DER.

e Permits for the treatment of hazardous waste on-site will be required from the
hazardous materials division.

e Medical waste generators must complete and submit a questionnaire to the
department for determination if they are regulated under the Medical Waste
Management Act.

Building Permits Division

33. Building permits are required and the project must conform with the California Code of
Regulations, Title 24.

Stanislaus County Local Area Formation Commission (LAFCQO)

34. Prior to issuance of a building permit, the site shall connect and annex into the Keyes
Community Services District for water services, LAFCO review and approval shall be
required and annexation into the District’s service area completed.

San Joaquin Valley Air Pollution Control District

35. Any construction resulting from this project shall comply with standardized dust controls
adopted by the San Joaquin Valley Air Pollution Control District (SJVAPCD) and may be
subject to additional regulations/permits, as determined by the SUVAPCD.

36. The SJVAPCD shall be notified of any changes associated with the CO, liquefaction plant
and any District permits applicable to said changes shall be obtained.
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MITIGATION MEASURES

1. New development shall include cut-off luminaries and/or shields. All exterior lighting shall be

designed (aimed down and towards the site) to provide adequate illumination without a glare
effect. Low-intensity lights shall be used to minimize the visibility of the lighting from nearby
areas, and to prevent “spill over” of light onto adjacent residential properties.

2. Prior to issuance of a building permit, the applicant/property owner shall pay the Keyes
Community Plan Mitigation Funding Program fees for Planned Industrial per the Keyes
Community Plan, adopted on April 8, 2000. The fees were calculated in 2003 at $465.20
per acre. The fees were adjusted for inflation using the Engineering News-record Index, the
December 2017, fees are $762.60 per acre for the proposed 5.2 acres.

*kkkkkkk

Please note: If Conditions of Approval/Development Standards are amended by the Planning
Commission or Board of Supervisors, such amendments will be noted in the upper right-hand corner
of the Conditions of Approval/Development Standards; new wording is in bold, and deleted wording

will have a #ne-through-t
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DEVELOPMENT SCHEDULE

Construction to begin Summer/Fall 2019.
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‘ 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

nty

CEQA INITIAL STUDY

Adapted from CEQA Guidelines APPENDIX G Environmental Checklist Form, Final Text, December 30, 2009

1. Project title: Rezone and Parcel Map Application No.
PLN2018-0017 — Linde Group, LLC

2. Lead agency name and address: Stanislaus County
1010 10" Street, Suite 3400
Modesto, CA 95354

3. Contact person and phone number: Kristin Doud, Senior Planner
(209) 525-6330

4, Project location: Faith Home Road, on the northeast corner of
Faith Home and Jessup Roads, west of
Highway 99, in the Community of Keyes. (APN:
045-026-040).

5. Project sponsor’s name and address: The Linde Group, LLC, Audie Chong, Principal
Project Manager
200 Somerset Corporation Boulevard, Suite
7000
Bridgewater, NJ 08807

6. General Plan designation: P-D (Planned Development)

7. Community Plan designation: Industrial

8. Zoning: P-D (123) (Planned Development)
9. Description of project:

This is a request to Rezone 5.2 acres of a 28.7 acre parcel currently zoned P-D (123), which is expired, to a new P-D
(Planned Development) to allow the development of a liquid carbon dioxide (CO,) purification and liquefaction plant.
Currently, carbon dioxide gas is generated during the ethanol fermentation process from the Aemetis Bio Fuel facility,
located to the east of the project site, and is vented into the atmosphere after a regenerative Thermal Oxidizer to
reduce Volatile Organic Chemicals (VOC) without recovery. The proposed project will serve the purpose of recovering
the lost Carbon dioxide (CO,) via a pipeline from the Aemetis Bio Fuel facility to the proposed project site. Once
recovered, the CO, will be purified and then liquefied and stored into eight proposed storage tanks, 138 feet long, 9 feet
wide, and 12 feet tall. The project will include compression equipment for the CO, gas, modular equipment for
purification of the CO, gas, and ammonia compression equipment for the refrigeration system (5,000 pounds in the
system) to condense the CO, into liquid form. Ammonia is utilized in a closed-loop system to liquefy and chill the CO..
CO, and ammonia compressors will be stored in a 2,500 square foot storage building on-site, and will include
engineering to provide noise attenuation. The project also includes an 840 square foot control room, 588 square foot
storage room, an 840 square foot control room, a waiting/break room, restroom, truck scales, employee parking, and a
480 square foot electrical room. The business is proposed to operate 24 hours a day, 7 days a week; and to be
shutdown for two weeks per year for maintenance purposes. Tank-trailers are proposed to enter the site utilizing a
driveway on Faith Home Road; 20 tank-trailers per day are anticipated. Rail cars are estimated to be filled once a
week. Additional rail delivery may occur to supplement the project supply in the case that the CO, supply from Aemetis
Bio Fuel is interrupted. The plant will employ 20 full-time truck drivers and three full-time (working from 8 a.m. to 6

p.m.) employees on a maximum shift for plant operation.
STRIVING TOGETHER TO BE THE BEST
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The plant will be remotely monitored from 6 p.m. to 8 a.m. daily. The site will be served by a private anaerobic septic
and leach-field system and will annex into the Keyes Community Services District (CSD) in order to obtain water. A
new rail spur will also be constructed off of the Union Pacific Railroad on an adjacent parcel (APN: 045-026-038) to
serve the project along with two rail loading/unloading stations and tank-trailer parking. However, this parcel is not a
part of the project as it is zoned Industrial which permits this use by right. A tentative parcel map is included with the
project to create a 5.2 acre parcel and a 23.5 acre remainder. The project will be contained on the 5.2 acre parcel.

Grading and site preparation is proposed to take place in the spring of 2019. Construction is proposed to begin in
summer or fall of 2019 and the plant is estimated to begin operation in the fall of 2019.

9. Surrounding land uses and setting:

10. Other public agencies whose approval is required (e.g.,
permits, financing approval, or participation agreement.):

38

The site is surrounded by industrial uses to the
east; Highway 99 and the Community of Keyes
to the north; and agricultural properties with
scattered single-family dwellings and
ranchettes to the west and south.

Department of Environmental Resources
Department of Public Works

San Joaquin Valley Air Pollution Control
District
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:
The environmental factors checked below would be potentially affected by this project, involving at least one
impact that is a “Potentially Significant Impact” as indicated by the checklist on the following pages.

X Aesthetics [0 Agriculture & Forestry Resources [ Air Quality

OBiological Resources [0 Cultural Resources [0 Geology / Soils

[OGreenhouse Gas Emissions [0 Hazards & Hazardous Materials [0 Hydrology / Water Quality

[0 Land Use / Planning [0 Mineral Resources [J Noise

[0 Population / Housing [ Public Services 0 Recreation

X Transportation / Traffic O Utilities / Service Systems [0 Mandatory Findings of Significance

DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation:

[]
[]
]

]

| find that the proposed project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

| find that although the proposed project could have a significant effect on the environment, there will not
be a significant effect in this case because revisions in the project have been made by or agreed to by the
project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

| find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

| find that the proposed project MAY have a “potentially significant impact” or “potentially significant
unless mitigated” impact on the environment, but at least one effect 1) has been adequately analyzed in
an earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT
REPORT is required, but it must analyze only the effects that remain to be addressed.

| find that although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed
upon the proposed project, nothing further is required.

Signature on file. May 21, 2018

Signature Date

STRIVING TOGETHER TO BE THE BEST
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1) A brief explanation is required for all answers except “No Impact” answers that are adequately supported by
the information sources a lead agency cites in the parentheses following each question. A “No Impact” answer
is adequately supported if the referenced information sources show that the impact simply does not apply to
projects like the one involved (e.g., the project falls outside a fault rupture zone). A “No Impact” answer should
be explained where it is based on project-specific factors as well as general standards (e.g., the project will not
expose sensitive receptors to pollutants, based on a project-specific screening analysis).

2) All answers must take account of the whole action involved, including off-site as well as on-site, cumulative
as well as project-level, indirect as well as direct, and construction as well as operational impacts.

3) Once the lead agency has determined that a particular physical impact may occur, than the checklist answers
must indicate whether the impact is potentially significant, less than significant with mitigation, or less than
significant. “Potentially Significant Impact” is appropriate if there is substantial evidence that an effect may be
significant. If there are one or more “Potentially Significant Impact” entries when the determination is made, an
EIR is required.

4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the incorporation of
mitigation measures has reduced an effect from “Potentially Significant Impact” to a “Less Than Significant
Impact.” The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect
to a less than significant level (mitigation measures from Section XVII, “Earlier Analyses,” may be cross-
referenced).

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect
has been adequately analyzed in an earlier EIR or negative declaration.

Section 15063(c)(3)(D). In this case, a brief discussion should identify the following:
a) Earlier Analysis Used. Identify and state where they are available for review.
b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope
of and adequately analyzed in an earlier document pursuant to applicable legal standards, and state
whether such effects were addressed by mitigation measures based on the earlier analysis.
c¢) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures
Incorporated,” describe the mitigation measures which were incorporated or refined from the earlier
document and the extent to which they address site-specific conditions for the project.
6) Lead agencies are encouraged to incorporate into the checklist references to information sources for
potential impacts (e.g., general plans, zoning ordinances). References to a previously prepared or outside
document should, where appropriate, include a reference to the page or pages where the statement is
substantiated.

7) Supporting Information Sources: A source list should be attached, and other sources used or individuals
contacted should be cited in the discussion.

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies
should normally address the questions from this checklist that are relevant to a project’s environmental effects
in whatever format is selected.

9) The explanation of each issue should identify:

a) the significant criteria or threshold, if any, used to evaluate each question; and

b) the mitigation measure identified, if any, to reduce the impact to less than significant.
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ISSUES
I. AESTHETICS -- Would the project: Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included
a) Have a substantial adverse effect on a scenic vista? X
b) Substantially damage scenic resources, including, but
not limited to, trees, rock outcroppings, and historic X
buildings within a state scenic highway?
¢) Substantially degrade the existing visual character or X
quality of the site and its surroundings?
d) Create a new source of substantial light or glare which X
would adversely affect day or nighttime views in the area?

Discussion: The site itself is not considered to be a scenic resource or a unique scenic vista. The project site is
bordered by Faith Home Road, near the south side of Highway 99. The site is surrounded by industrial uses to the east;
Highway 99 and the Community of Keyes to the north; and agricultural properties with scattered single-family dwellings
and ranchettes to the west and south. The project site is within the Keyes Community Plan boundaries, which was
adopted by the Board of Supervisors in April of 2000 as part of the Land Use Element of the General Plan. The Keyes
Community Plan states that “The present appearance of the community along the State Route 99 corridor, as with many
corridor communities, is unattractive. A lack of urban landscaping, key community entryways and unsightly land uses
adjacent State Route 99 contribute to a negative image which discourages interest in investing in the community.” To
ensure attractive development along the Highway 99 corridor, the project includes a conceptual landscape plan with low
growing drought tolerant shrubs and trees along the road frontage of the 5.2 acre project site. A final landscape plan, in
compliance with the State Water Model Ordinance, will be required at the time of grading permit submittal. The site will
also be fenced consistent with other existing area developments. Conditions of approval will be applied to the project that
require that dead or dying plants be replaced as well as that nighttime lighting be aimed downward to prevent glare to
adjacent properties. The maximum height of the equipment is 65 feet. However, this is consistent with surrounding
industrial operations, such as Aemetis Bio Fuel, and under the maximum height limit of 75 feet for the surrounding
Industrial zoning district. No adverse impacts to the existing visual character of the site, or its surroundings are
anticipated.

The project does propose additional on-site lighting at the entrance, and around the truck parking, truck scale, and
employee parking areas. The Keyes Community Plan Mitigation Monitoring and Reporting Program includes a mitigation
measure to reduce impacts from light and glare in Highway Commercial areas. This has been applied as a mitigation
measure due to the project’s proximity to Highway 99 and proposal of additional lighting. With this mitigation in place,
impacts associated with creating a new source of substantial light or glare is considered to be less than significant.

Mitigation:

1. New development shall include cut-off luminaries and/or shields. All exterior lighting shall be designed (aimed down
and towards the site) to provide adequate illumination without a glare effect. Low intensity lights shall be used to
minimize the visibility of the lighting from nearby areas, and to prevent “spill over” of light onto adjacent residential
properties.

References: Application information; Keyes Community Plan, EIR and MMRP adopted April, 2000; and Stanislaus
County General Plan and Support Documentation'.
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. AGRICULTURE AND FOREST RESOURCES: In | Potentially Less Than Less Than No Impact
determining whether impacts to agricultural resources are S'f’r:'"a‘;‘:"t Wi?égl\',‘l'ift'icaa't‘i‘on S'f’ﬂg"f:;":“‘
significant environmental effects, lead agencies may refer P ,nc|udged P
to the California Agricultural Land Evaluation and Site
Assessment Model (1997) prepared by the California
Department of Conservation as an optional model to use in
assessing impacts on agriculture and farmland. |In
determining whether impacts to forest resources,
including timberland, are significant environmental effects,
lead agencies may refer to information compiled by the
California Department of Forestry and Fire Protection
regarding the state’s inventory of forest land, including the
Forest and Range Assessment Project and the Forest
Legacy Assessment project; and forest carbon
measurement methodology provided in Forest Protocols
adopted by the California Air Resources Board. -- Would
the project:

a) Convert Prime Farmland, Unique Farmland, or Farmland
of Statewide Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland Mapping and X
Monitoring Program of the California Resources Agency,
to non-agricultural use?

b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?

c) Conflict with existing zoning for, or cause rezoning of,
forest land (as defined in Public Resources Code section
12220(g)), timberland (as defined by Public Resources
Code section 4526), or timberland zoned Timberland
Production (as defined by Government Code section
51104(g))?

d) Result in the loss of forest land or conversion of forest
land to non-forest use?

e) Involve other changes in the existing environment
which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or
conversion of forest land to non-forest use?

Discussion: The subject parcel is zoned expired Planned Development (123), and is vacant. However, the eastern
portion of the site has been utilized for the storage of processed corn kernels following the fermentation process
associated with the Aemetis Bio Fuel plant. The Eastern Stanislaus Soil Survey identifies the site as having prime soils,
made up of (DrA) Dinuba sandy loam (0-1 percent slopes, grade 2, Storie Index Rating 77). The eastern portion of the
property is classified as “Vacant or Disturbed Land” and the undeveloped western portion of the property is classified as
“Prime Farmland” by the California State Department of Conservation Farmland Mapping and Monitoring Program. The
project includes a parcel map creating a 5.2 acre parcel, which is the project site, and a 23.5 acre remainder. The 23.5
acre remainder will remain undeveloped. The property is not enrolled in a Wiliamson Act Contract. The site is
surrounded by industrial uses to the east; Highway 99 and the Community of Keyes to the north; and agricultural
properties with scattered single-family dwellings and ranchettes to the west and south.

In December of 2007, Stanislaus County adopted an updated Agricultural Element which incorporated guidelines for the
implementation of agricultural buffers applicable to new and expanding non-agricultural uses within or adjacent to the A-2
Zoning District. The purpose of these guidelines is to protect the long-term health of agriculture by minimizing conflicts
such as spray-drift and trespassing resulting from the interaction of agricultural and non-agricultural uses. Prior to project
approval, the applicant may present an alternative to the buffer requirements to the Agricultural Advisory Board for
support. Alternatives may be approved provided the Planning Commission finds that the alternative provides equal or
greater protection than the existing buffer standards. The agricultural buffer requirement does not apply to the project’s
northern and eastern boundaries as they do not abut agricultural properties. The project meets the agricultural buffer
requirement on the southern property line. The closest agricultural property to the project site on the western property line
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is located approximately 140 feet from the nearest structure. However, the nearest area of the project site to be routinely
occupied by employees is the truck parking area which is located 200+ feet from the nearest agricultural property. If the
Planning Commission determines that a maximum of 23 employees on-site is not a “people intensive use”, the project
meets the agricultural buffer requirement. If they determine that it is a “people intensive use” then an alternative
agricultural buffer will need to be found to provide “equal or greater protection” on the western property line, which
includes a reduced buffer distance of 200 feet, fencing, and landscaping proposed along the 5.2 acre project site along
Faith Home Road.

The Turlock Irrigation District responded to a project referral requiring that a replacement irrigation pipe be installed along
the south side of the remainder parcel and that property adjoining irrigated ground be graded to six inches higher than
irrigated ground and include a protective berm, and that irrigation rights for the project site be abandoned.

Mitigation: None.
References: Application information; Eastern Stanislaus Soil Survey; NRCS Web Soil Survey; Referral response

received from the Turlock Irrigation District, dated March 21, 2018; Stanislaus County General Plan and Support
Documentation’.

lll. AIR QUALITY: Where available, the significance | Potentially Less Than Less Than No Impact
criteria established by the applicable air quality s'f’""'cat"t W.?r"gl\',‘l'.ft'.ca’t'.‘ S'Ig'“f'c‘:"‘
management or air pollution control district may be relied mpac ',ndL:,geadlon mpac

upon to make the following determinations. -- Would the

project:

a) Conflict with or obstruct implementation of the X

applicable air quality plan?

b) Violate any air quality standard or contribute

substantially to an existing or projected air quality X

violation?

c) Result in a cumulatively considerable net increase of
any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air X
quality standard (including releasing emissions which
exceed quantitative thresholds for ozone precursors)?

d) Expose sensitive receptors to substantial pollutant

f X
concentrations?

e) Create objectionable odors affecting a substantial
number of people?

X

Discussion: The project site is within the San Joaquin Valley Air Basin, which has been classified as "severe non-
attainment" for ozone and respirable particulate matter (PM-10) as defined by the Federal Clean Air Act. The San
Joaquin Valley Air Pollution Control District (SIVAPCD) has been established by the State in an effort to control and
minimize air pollution. As such, the District maintains permit authority over stationary sources of pollutants.

This is a request to develop a liquid carbon dioxide (COy) purification and liquefaction plant. Currently, carbon dioxide gas
is generated during the ethanol fermentation process from the Aemetis Bio Fuel facility, located to the east of the project
site, and is vented into the atmosphere after a regenerative Thermal Oxidizer to reduce Volatile Organic Chemicals (VOC)
without recovery. The proposed project will serve the purpose of recovering the lost Carbon dioxide (CO,) via a pipeline
from the Aemetis Bio Fuel facility to the proposed project site. Once recovered, the CO, will be purified and then liquefied
and stored into eight proposed storage tanks. The project will include compression equipment for the CO, gas, modular
equipment for purification of the CO, gas, and ammonia compression equipment for the refrigeration system (5,000
pounds in the system) to condense the CO; into liquid form. Ammonia is utilized in a closed-loop system to liquefy and
chill the CO..

A project referral response was received from the Air District indicating that the VOC emissions from the proposed CO,
liquefaction plant are assumed to be negligible, due to the maximum VOC content of the processed gas from the Aemetis
Bio Fuel plant not exceeding 10% by weight, which is the district's threshold of significance for VOC emissions. The
response indicated that the proposed project is therefore not subject to District permit requirements, at this time.
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Other sources of air pollutants generated by this project would be classified as being generated from "mobile" sources or
construction activities. Mobile sources would generally include dust from roads, farming, and automobile exhausts.
Mobile sources are generally regulated by the Air Resources Board of the California Environmental Protection Agency
(EPA) which sets emissions for vehicles and acts on issues regarding cleaner burning fuels and alternative fuel
technologies. A maximum of 20 tank-trailers are anticipated to access the site per day. Rail cars are estimated to be
filled once a week. Additional rail delivery may occur to supplement the project supply in the case that the CO, supply
from Aemetis Bio Fuel is interrupted. The plant will employ 20 full-time truck drivers and three full-time (working from 8
a.m. to 6 p.m.) employees on a maximum shift for plant operation. No comments regarding mobile sources or
construction activities were received from the Air District. However, a condition of approval will be added to the project
which requires the applicant contact the Air District and obtain any applicable permits.

The project will not conflict with, nor obstruct implementation of any applicable air quality plan. Based on the project
details stated above, no significant impacts to air quality are anticipated.

Mitigation: None.

References: Referral response received from the San Joaquin Valley Air Pollution Control District, dated November 1,
2017; Stanislaus County General Plan and Support Documentation’

IV. BIOLOGICAL RESOURCES -- Would the project: Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included

a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species identified as
a candidate, sensitive, or special status species in local or
regional plans, policies, or regulations, or by the California
Department of Fish and Game or U.S. Fish and Wildlife
Service?

b) Have a substantial adverse effect on any riparian habitat
or other sensitive natural community identified in local or
regional plans, policies, regulations, or by the California X
Department of Fish and Game or U.S. Fish and Wildlife
Service?

c) Have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal pool, coastal, X
etc.) through direct removal, filling, hydrological
interruption, or other means?

d) Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors,
or impede the use of native wildlife nursery sites?

e) Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or X
ordinance?

f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan,
or other approved local, regional, or state habitat
conservation plan?

Discussion: The project is located within the Ceres Quad of the California Natural Diversity Database. There are 14
plants and animals which are state or federally listed, threatened, or identified as species of special concern within the
Ceres California Natural Diversity Database Quad. These species include Swainson’s hawk, tricolored blackbird,
burrowing owl, riffle sculpin, hardhead, steelhead, Chinook salmon, obscure bumble bee, crotch bumble bee, valley
elderberry longhorn beetle, moestan blister beetle, townsend’s big-eared bat, heartscale, and subtle orache.

44



Stanislaus County Initial Study Checklist Page 9

A tentative parcel map is included with the project to create a 5.2 acre parcel and a 23.5 acre remainder. The project will
be contained on the 5.2 acre parcel. An early consultation was referred to the California Department of Fish and Wildlife
(formerly the Department of Fish and Game) and no response was received. However, the species listed above are not
likely to exist on-site, as it is surrounded by developed industrial land, a highway, and residential development, and has no
bodies of water on-site.

The project will not conflict with a Habitat Conservation Plan, a Natural Community Conservation Plan, or other locally
approved conservation plans. Impacts to endangered species or habitats, locally designated species, or wildlife dispersal
or mitigation corridors are considered to be less than significant.

Mitigation: None.

References: Application information; California Natural Diversity Database; and the Stanislaus County General Plan
and Support Documentation’

V. CULTURAL RESOURCES -- Would the project:

Potentially
Significant
Impact

Less Than
Significant
With Mitigation

Less Than
Significant
Impact

No Impact

Included

a) Cause a substantial adverse change in the significance
of a historical resource as defined in § 15064.5?

b) Cause a substantial adverse change in the significance
of an archaeological resource pursuant to § 15064.5?

c) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

X
X
X
X

d) Disturb any human remains, including those interred
outside of formal cemeteries?

Discussion: The project was referred to the Native American Heritage Commission (NAHC) via the State
Clearinghouse. However, no response was received. A letter provided by the applicant from the Central California
Information Center indicates the project site has low-sensitivity for cultural, historical, paleontological, or tribal resources.
It does not appear that this project will result in significant impacts to any archaeological or cultural resources; however, a
standard condition of approval will be added to this project to address any discovery of cultural resources during any

ground disturbing activities.
Mitigation: None.

References:
Support Documentation’

Central California Information Center, received on January 3, 2018; Stanislaus County General Plan and

VI. GEOLOGY AND SOILS -- Would the project: Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included
a) Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or death X
involving:
i) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the State Geologist for the X
area or based on other substantial evidence of a known
fault? Refer to Division of Mines and Geology Special
Publication 42.
ii) Strong seismic ground shaking? X
iii) Seismic-related ground failure, including X
liquefaction?
iv) Landslides? X
b) Result in substantial soil erosion or the loss of topsoil? X
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c) Be located on a geologic unit or soil that is unstable, or
that would become unstable as a result of the project, and X
potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction or collapse?

d) Be located on expansive soil creating substantial risks
to life or property?

e) Have soils incapable of adequately supporting the use
of septic tanks or alternative waste water disposal X
systems where sewers are not available for the disposal of
waste water?

Discussion: The Eastern Stanislaus Soil Survey identifies the site as having prime soils, made up of (DrA) Dinuba
sandy loam (0-1 percent slopes, grade 2, Storie Index Rating 77). As contained in Chapter 5 of the General Plan Support
Documentation, the areas of the County subject to significant geologic hazard are located in the Diablo Range, west of
Interstate 5; however, as per the California Building Code, all of Stanislaus County is located within a geologic hazard
zone (Seismic Design Category D, E, or F) and a soils test may be required at building permit application. Results from
the soils test will determine if unstable or expansive soils are present. If such soils are present, special engineering of any
structure will be required to compensate for the soil deficiency. Any structures resulting from this project will be designed
and built according to building standards appropriate to withstand shaking for the area in which they are constructed. An
early consultation referral response received from the Department of Public Works indicated that a grading, drainage, and
erosion/sediment control plan for the project is required, subject to Public Works review and Standards and Specifications.
Likewise, any future addition of a septic tank or alternative waste water disposal system will require the approval of the
Department of Environmental Resources (DER) through the building permit process, which also takes soil type into
consideration within the specific design requirements.

DER, Public Works, and the Building Permits Division review and approve any building or grading permit to ensure their
standards are met. Conditions of approval regarding these standards will be applied to the project.

Mitigation: None.
References: Project referral response received from the Department of Environmental Resources, dated March 20,

2018; project referral response received from the Department of Public Works, dated April 17, 2018; and the Stanislaus
County General Plan and Support Documentation’

VIl. GREENHOUSE GAS EMISSIONS -- Would the project: Potentially Less Than Less Than No Impact

Significant Significant Significant
Impact With Mitigation Impact
Included

a) Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the X
environment?

b) Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of X
greenhouse gases?

Discussion: This is a request to develop a liquid carbon dioxide (CO,) purification and liquefaction plant. Currently,
carbon dioxide gas is generated during the ethanol fermentation process from the Aemetis Bio Fuel facility, located to the
east of the project site, and is vented into the atmosphere after a regenerative Thermal Oxidizer to reduce Volatile
Organic Chemicals (VOC) without recovery. The proposed project will serve the purpose of recovering the lost Carbon
dioxide (CO,) via a pipeline from the Aemetis Bio Fuel facility to the proposed project site. Once recovered, the CO, will
be purified and then liquefied and stored into eight proposed storage tanks. The project will include compression
equipment for the CO, gas, modular equipment for purification of the CO, gas, and ammonia compression equipment for
the refrigeration system (5,000 pounds in the system) to condense the CO, into liquid form. Ammonia is utilized in a
closed-loop system to liquefy and chill the CO,. A maximum of 20 tank-trailers are anticipated to access the site per day.
Rail cars are estimated to be filled once a week. Additional rail delivery may occur to supplement the project supply in the
case that the CO, supply from Aemetis Bio Fuel is interrupted. The plant will employ 20 full-time truck drivers and three
full-time (working from 8 a.m. to 6 p.m.) employees on a maximum shift for plant operation.
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The principal Greenhouse Gasses (GHGs) are carbon dioxide (CO,), methane (CHj,), nitrous oxide (NoO), sulfur
hexafluoride (SFs), perfluorocarbons (PFCs), hydrofluorocarbons (HCFCs), and tropospheric Ozone (O3). CO, is the
reference gas for climate change because it is the predominant greenhouse gas emitted. To account for the varying
warming potential of different GHGs, GHG emissions are often quantified and reported as CO, equivalents (CO.€e). In
2006, California passed the California Global Warming Solutions Act of 2006 (Assembly Bill [AB] No. 32), which requires
the California Air Resources Board (ARB) to design and implement emission limits, regulations, and other measures, such
that feasible and cost-effective statewide GHG emissions are reduced to 1990 levels by 2020.

All buildings would be subject to the mandatory planning and design, energy efficiency, water efficiency and conservation,
material conservation and resources efficiency, and environmental quality measures of the California Green Building
Standards (CALGreen) Code (California Code of Regulations, Title 24, Part 11). Minimal greenhouse gas emissions will
occur during grading. Grading and construction activities are considered to be less than significant as they are temporary
in nature and are subject to meeting SJVAPCD standards for air quality control. Minimal greenhouse gas emissions will
also be generated from additional vehicle and truck trips.

No significant impacts from greenhouse gas emissions occurring as a result of this project are anticipated, as this project
proposes to purify and liquefy existing CO, currently being produced at an adjacent facility; however, a condition of
approval will be added to the project which requires the applicant contact the Air District and obtain any applicable
permits.

Mitigation: None.

References: Referral response received from the San Joaquin Valley Air Pollution Control District, dated November 1,
2017; and the Stanislaus County General Plan and Support Documentation’

VIIl. HAZARDS AND HAZARDOUS MATERIALS -- Would | Potentially Less Than Less Than No Impact

H . Significant Significant Significant
the project: Impact With Mitigation Impact
Included

a) Create a significant hazard to the public or the
environment through the routine transport, use, or X
disposal of hazardous materials?

b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment?

c¢) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste within X
one-quarter mile of an existing or proposed school?

d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result, would X
it create a significant hazard to the public or the
environment?

e) For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles
of a public airport or public use airport, would the project X
result in a safety hazard for people residing or working in
the project area?

f) For a project within the vicinity of a private airstrip,
would the project result in a safety hazard for people X
residing or working in the project area?

g) Impair implementation of or physically interfere with an
adopted emergency response plan or emergency X
evacuation plan?
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h) Expose people or structures to a significant risk of loss,
injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where
residences are intermixed with wildlands?

Discussion: This is a request to develop a liquid carbon dioxide (CO,) purification and liquefaction plant. Currently,
carbon dioxide gas is generated during the ethanol fermentation process from the Aemetis Bio Fuel facility, located to the
east of the project site, and is vented into the atmosphere after a regenerative Thermal Oxidizer to reduce Volatile
Organic Chemicals (VOC) without recovery. The proposed project will serve the purpose of recovering the lost Carbon
dioxide (CO,) via a pipeline from the Aemetis Bio Fuel facility to the proposed project site. Once recovered, the CO, will
be purified and then liquefied and stored into eight proposed storage tanks. The project will include compression
equipment for the CO, gas, modular equipment for purification of the CO, gas, and ammonia compression equipment for
the refrigeration system (5,000 pounds in the system) to condense the CO, into liquid form. Ammonia is utilized in a
closed-loop system to liquefy and chill the CO,. A maximum of 20 tank-trailers are anticipated to access the site per day.
Rail cars are estimated to be filled once a week. Additional rail delivery may occur to supplement the project supply in the
case that the CO, supply from Aemetis Bio Fuel is interrupted.

The project was referred to the DER Hazardous Materials (HazMat) Division and the Keyes Fire Protection District.
However, no response was received. The project will include a condition of approval which requires that all DER HazMat
and fire district standards are met and that any required permits be obtained.

No significant impacts associated with hazards or hazardous materials are anticipated to occur as a result of the proposed
project.

Mitigation: None.

References: Stanislaus County General Plan and Support Documentation’

IX. HYDROLOGY AND WATER QUALITY -- Would the | Potentially Less Than Less Than No Impact

; . Significant Significant Significant
project: impact | With Mitigation impact
Included

a) Violate any water quality standards or waste discharge

. X
requirements?

b) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in aquifer volume or a lowering of
the local groundwater table level (e.g., the production rate X
of pre-existing nearby wells would drop to a level which
would not support existing land uses or planned uses for
which permits have been granted)?

c) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the course
of a stream or river, in a manner which would result in
substantial erosion or siltation on- or off-site?

d) Substantially alter the existing drainage pattern of the
site or area, including through the alteration of the course
of a stream or river, or substantially increase the rate or X
amount of surface runoff in a manner which would result
in flooding on- or off-site?

e) Create or contribute runoff water which would exceed
the capacity of existing or planned stormwater drainage

systems or provide substantial additional sources of X
polluted runoff?
f) Otherwise substantially degrade water quality? X
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g) Place housing within a 100-year flood hazard area as

mapped on a federal Flood Hazard Boundary or Flood X
Insurance Rate Map or other flood hazard delineation

map?

h) Place within a 100-year flood hazard area structures X

which would impede or redirect flood flows?

i) Expose people or structures to a significant risk of loss,

injury or death involving flooding, including flooding as a X

result of the failure of a levee or dam?

j) Inundation by seiche, tsunami, or mudflow? X

Discussion: Areas subject to flooding have been identified in accordance with the Federal Emergency Management

Act (FEMA). The project site is located in FEMA Flood Zone X, which includes areas determined to be outside the 0.2%
annual chance floodplains. All flood zone requirements will be addressed by the Building Permits Division during the
building permit process. The Central Valley Regional Water Quality Control Board (RWQCB) provided an early
consultation referral response requesting that the applicant coordinate with their agency to determine if any permits or
Water Board requirements be obtained/met prior to operation. Conditions of approval will be added to the project
requiring the applicant comply with this request prior to issuance of a building permit.

The site will receive public water from the Keyes CSD and will be served by a private septic system. A referral response
from the Department of Environmental Resources indicated that the site must be served by a Measure X septic system
which includes individual primary and secondary wastewater treatment systems. The septic system will be reviewed by
DER for adequacy through the building permit process.

Storm water is proposed to be contained on-site with a storm drain retention basin. A referral response from the
Department of Public Works requires that they review and approve a grading and drainage plan prior to issuance of any
building permit.

With these requirements incorporated into the project as conditions of approval, no impacts to hydrology and water quality
is anticipated.
Mitigation: None.

References: Project referral response received from the Department of Environmental Resources, dated March 20,

2018; project referral response received from the Regional Water Quality Control Board, dated March 13, 2018;
Stanislaus County General Plan and Support Documentation’

X. LAND USE AND PLANNING -- Would the project: Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included
a) Physically divide an established community? X
b) Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific X
plan, local coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an environmental
effect?
c) Conflict with any applicable habitat conservation plan or X
natural community conservation plan?

Discussion: This is a request to rezone 5.32 acres of a 28.72 acre parcel currently zoned P-D (123), which is expired,
to a new P-D (Planned Development) to allow the development of a liquid carbon dioxide (CO,) purification and
liquefaction plant. The project is located within the boundaries of the Keyes Community Plan and Keyes CSD. The
property has received a will serve letter from the Keyes CSD for water services and is in the process of annexing into the
district. The proposed project is consistent with the surrounding industrial uses within the Keyes Community Plan located
south of Highway 99. A tentative parcel map is included with the project to create a 5.2 acre parcel and a 23.5 acre
remainder. The project will be contained on the 5.2 acre parcel.

49



Stanislaus County Initial Study Checklist Page 14
The project will not physically divide an established community nor conflict with any habitat conservation plans.
Mitigation: None.
References: Stanislaus County General Plan and Support Documentation’
XIl. MINERAL RESOURCES -- Would the project: Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included
a) Result in the loss of availability of a known mineral
resource that would be of value to the region and the X
residents of the state?
b) Result in the loss of availability of a locally-important
mineral resource recovery site delineated on a local X
general plan, specific plan or other land use plan?

Discussion:

The location of all commercially viable mineral resources in Stanislaus County has been mapped by the

State Division of Mines and Geology in Special Report 173. There are no known significant resources on the site.

Mitigation: None.

References:

Stanislaus County General Plan and Support Documentation’

XIl. NOISE -- Would the project result in:

Potentially
Significant
Impact

Less Than
Significant
With Mitigation
Included

Less Than
Significant
Impact

No Impact

a) Exposure of persons to or generation of noise levels in

excess of standards established in the local general plan

or noise ordinance, or applicable standards of other
| agencies?

b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?

c) A substantial permanent increase in ambient noise
levels in the project vicinity above levels existing without
the project?

d) A substantial temporary or periodic increase in ambient
noise levels in the project vicinity above levels existing
without the project?

e) For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles
of a public airport or public use airport, would the project
expose people residing or working in the project area to
excessive noise levels?

f) For a project within the vicinity of a private airstrip,
would the project expose people residing or working in the
project area to excessive noise levels?

Discussion:

will be conditioned to abide by County regulations related to hours and days of construction.

The area’s ambient noise level will temporarily increase during grading/construction. As such, the project

The project is located in an industrial area which has an exterior noise exposure limit of 70 Ldn or CNEL, dBA.
Additionally, the Union Pacific Railroad and Highway 99 are located just north of the project site, which increases the
project site’s ambient noise level substantially. Regardless, the applicant is proposing to house the CO, and ammonia
compressors in a 2,500 square foot pre-engineered building to attenuate noise from the compressors.

Mitigation: None.
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References: Application information; and the Stanislaus County General Plan and Support Documentation'

Xlil. POPULATION AND HOUSING -- Would the project: Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included

a) Induce substantial population growth in an area, either
directly (for example, by proposing new homes and X
businesses) or indirectly (for example, through extension
of roads or other infrastructure)?

b) Displace substantial numbers of existing housing,

necessitating the construction of replacement housing X
elsewhere?
c) Displace substantial numbers of people, necessitating X

the construction of replacement housing elsewhere?

Discussion: The site is not included in the vacant sites inventory for the 2016 Stanislaus County Housing Element,
which covers the 5" cycle Regional Housing Needs Allocation (RHNA) for the County and will therefore, not impact the
County’s ability to meet their RHNA. No population growth will be induced nor will any existing housing will be displaced
as a result of this project.

Mitigation: None.

References:  Stanislaus County General Plan and Support Documentation’

XIV. PUBLIC SERVICES -- Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included

a) Would the project result in the substantial adverse
physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or
physically altered governmental facilities, the construction
of which could cause significant environmental impacts, in
order to maintain acceptable service ratios, response
times or other performance objectives for any of the public
services:

Fire protection?

Police protection?

Schools?

Parks?

XXX X

Other public facilities?

Discussion: The County has adopted Public Facilities Fees, as well as a Fire Facility Fee on behalf of the appropriate
fire district, to address impacts to public services. All adopted public facility fees will be required to be paid at the time of
building permit issuance.

This project was circulated to all applicable school, fire, police, irrigation, and public works departments and districts
during the early consultation referral period and no concerns were identified with regard to public services.

A will serve letter received from the Keyes CSD indicates that the developer will be responsible for installing all necessary
infrastructure improvements required for the public water connection. The developer also must submit improvement plans
to the District for review and approval and pay all applicable deposit, connection, and inspection fees. The applicant is in
the process of annexing into the Keyes CSD District.

Electricity will be provided to the project by the Turlock Irrigation District (TID). The Turlock Irrigation District responded to

a project referral with the following requirements: that the development meet the District’'s standards; that a replacement
irrigation pipe be installed along the south side of the remainder parcel; that the project site abandon existing irrigation
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rights; that property adjoining irrigated ground be graded to six inches higher than irrigated ground and include a
protective berm; that guardrails be installed at driveways and/or existing poles or electrical facilities are relocated; and that
landscaping be under 15 feet in height.

Mitigation: None.

References: Will Serve Letter, provided by the Keyes Community Services District, dated February 7, 2018; Referral
response received from the Turlock Irrigation District, dated March 21, 2018; and the Stanislaus County General Plan and

Support Documentation’

XV. RECREATION -- Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included
a) Would the project increase the use of existing
neighborhood and regional parks or other recreational X
facilities such that substantial physical deterioration of the
facility would occur or be accelerated?
b) Does the project include recreational facilities or require
the construction or expansion of recreational facilities X
which might have an adverse physical effect on the
environment?

Discussion:

with residential development, nor does the project propose any recreational facilities.

Mitigation: None.

References:

Stanislaus County General Plan and Support Documentation’

This project will not increase demands for recreational facilities, as such impacts typically are associated

XVI. TRANSPORATION/TRAFFIC -- Would the project:

Potentially
Significant
Impact

Less Than
Significant
With Mitigation
Included

Less Than
Significant
Impact

No Impact

a) Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the
performance of the circulation system, taking into account
all modes of transportation including mass transit and
non-motorized travel and relevant components of the
circulation system, including but not Ilimited to
intersections, streets, highways and freeways, pedestrian
and bicycle paths, and mass transit?

b) Conflict with an applicable congestion management
program, including, but not limited to level of service
standards and travel demand measures, or other
standards established by the county congestion
management agency for designated roads or highways?

c) Result in a change in air traffic patterns, including either
an increase in traffic levels or a change in location that
results in substantial safety risks?

d) Substantially increase hazards due to a design feature
(e.g., sharp curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)?

e) Result in inadequate emergency access?

f) Conflict with adopted policies, plans, or programs
regarding public transit, bicycle, or pedestrian facilities, or
otherwise decrease the performance or safety of such
facilities?
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Discussion: This is a request to develop a liquid carbon dioxide (CO,) purification and liquefaction plant. A maximum
of 20 tank-trailers are anticipated to access the site per day from Faith Home Road. Rail cars are estimated to be filled
once a week. Access from the project site to the rail will occur via an access lease from the project site to Assessor
Parcel Number 045-026-038, which is located adjacent to the remainder parcel and is owned and operated by A.L.
Gilbert. Additional rail delivery may occur to supplement the project supply in the case that the CO, supply from Aemetis
Bio Fuel is interrupted. The plant will employ 20 full-time truck drivers and three full-time (working from 8 a.m. to 6 p.m.)
employees on a maximum shift for plant operation.

The 2015 General Plan Update, which included an update to the Circulation Element, superseded any roadway
classification identified in the Keyes Community Plan. The updated Circulation Element, Figure 1I-1, identifies Faith Home
Road as a 135 foot OPA (Other Principal Arterial).

The project was referred to Stanislaus County’s Department of Public Works who responded with conditions of approval
specifying requirements for recording of the parcel map, required off-site improvements along Faith Home Road, and
required on-site improvements including a grading and drainage plan to be submitted to the Department of Public Works
for review and approval. These comments will be applied to the project as conditions of approval. The project was also
referred to CalTrans, who responded that they have no comments on the project.

The Keyes Community Plan includes a Mitigation Monitoring Plan for development within the Keyes Community Plan
area. Any mitigation measures applicable to this project are included as conditions of approval, as they are routine in
nature and do not impact the environmental impacts from the project. One of the Keyes Community Plan mitigation
measures, regarding traffic impact fees, is incorporated into the Mitigation Monitoring and Reporting Program for the
project, as it reduces potential transportation and traffic impacts from the project to less than significant.

Mitigation:

2. Prior to issuance of a building permit, the applicant/property owner shall pay the Keyes Community Plan Mitigation
Funding Program fees for Planned Industrial per the Keyes Community Plan, adopted on April 8, 2000. The fees
were calculated in 2003 at $465.20 per acre. The fees were adjusted for inflation using the Engineering News-record
Index, the December 2017 fees are $762.60 per acre for the proposed 5.2 acres.

References: Project referral response received from CalTrans, dated March 8, 2018; project referral response received
from the Department of Public Works, dated April 17, 2018; Stanislaus County General Plan and Support Documentation’

Potentially Less Than Less Than No Impact

XVIl. UTILITIES AND SERVICE SYSTEMS -- Would the

project:

Significant
Impact

Significant
With Mitigation
Included

Significant
Impact

a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?

X

b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental effects?

c) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?

d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are
new or expanded entitlements needed?

e) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project’s projected demand
in addition to the provider’s existing commitments?

f) Be served by a landfill with sufficient permitted capacity
to accommodate the project’s solid waste disposal needs?
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g) Comply with federal, state, and local statutes and X
regulations related to solid waste?

Discussion: Limitations on providing utility services have not been identified. The project will be served by the Keyes
CSD with public water. A will serve letter received from the Keyes CSD indicates that the developer will be responsible
for installing all necessary infrastructure improvements required for the public water connection. The developer also must
submit improvement plans to the District for review and approval and pay all applicable deposit, connection, and
inspection fees. The applicant is in the process of annexing into the Keyes CSD District.

Electricity will be provided to the project by the Turlock Irrigation District (TID). The Turlock Irrigation District responded to
a project referral with the following requirements: that the development meet the District's standards; that a replacement
irrigation pipe be installed along the south side of the remainder parcel; that the project site abandon existing irrigation
rights; that property adjoining irrigated ground be graded to six inches higher than irrigated ground and include a
protective berm; that guardrails be installed at driveways and/or existing poles or electrical facilities are relocated; and that
landscaping be under 15 feet in height.

The site will be served by a private septic system. A referral response from the Department of Environmental Resources
indicated that the site must be served by a Measure X septic system which includes individual primary and secondary
wastewater treatment systems. The septic system will be reviewed by DER for adequacy through the building permit
process.

Storm water is proposed to be contained on-site with a storm drain retention basin. A referral response from the
Department of Public Works requires that they review and approve a grading and drainage plan prior to issuance of any
building permit.

With these requirements incorporated into the project as conditions of approval, no impacts to utilities and service
systems are anticipated.

Mitigation: None.

References: Will Serve Letter, provided by the Keyes Community Services District, dated February 7, 2018; Referral
response received from the Turlock Irrigation District, dated March 21, 2018; Project referral response received from the
Department of Environmental Resources, dated March 20, 2018; project referral response received from the Department
of Public Works, dated April 17, 2018; and the Stanislaus County General Plan and Support Documentation'

XVIIl. MANDATORY FINDINGS OF SIGNIFICANCE -- Potentially Less Than Less Than No Impact
Significant Significant Significant
Impact With Mitigation Impact
Included

a) Does the project have the potential to degrade the
quality of the environment, substantially reduce the habitat
of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to X
eliminate a plant or animal community, reduce the number
or restrict the range of a rare or endangered plant or
animal or eliminate important examples of the major
periods of California history or prehistory?

b) Does the project have impacts that are individually
limited, but cumulatively considerable? (“Cumulatively
considerable” means that the incremental effects of a X
project are considerable when viewed in connection with
the effects of past projects, the effects of other current
projects, and the effects of probable future projects.)

c) Does the project have environmental effects which will
cause substantial adverse effects on human beings, either X
directly or indirectly?
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Discussion: Review of this project has not indicated any features which might significantly impact the environmental
quality of the site and/or the surrounding area.

Mitigation: None.

References: Initial Study; Stanislaus County General Plan and Support Documentation'

'Stanislaus_County General Plan and Support Documentation adopted in August 23, 2016, as amended.
Housing Element adopted on April 5, 2016.
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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

Stanislaus County
Planning and Community Development

Mitigation Monitoring and Reporting Program

Adapted from CEQA Guidelines sec. 15097 Final Text, October 26, 1998

MAY 21, 2018

1. Project title and location: Rezone and Parcel Map Application No. PLN2018-
0017 — Linde Group, LLC

Faith Home Road, on the northeast corner of Faith
Home and Jessup Roads, west of Highway 99, in
the Community of Keyes. (APN: 045-026-040).

2. Project Applicant name and address: The Linde Group, LLC, Audie Chong, Principal
Project Manager
200 Somerset Corporation Boulevard, Suite 7000
Bridgewater, NJ 08807

3. Person Responsible for Implementing
Mitigation Program (Applicant Representative): Audie Chong

4. Contact person at County: Kristin Doud, Senior Planner (209) 525-6330

MITIGATION MEASURES AND MONITORING PROGRAM:

List all Mitigation Measures by topic as identified in the Mitigated Negative Declaration and complete the form
for each measure.

. AESTHETICS
No.1  Mitigation Measure: New development shall include cut-off luminaries and/or shields. All exterior
lighting shall be designed (aimed down and towards the site) to provide
adequate illumination without a glare effect. Low intensity lights shall be
used to minimize the visibility of the lighting from nearby areas, and to
prevent “spill over” of light onto adjacent residential properties.
Who Implements the Measure: Applicant
When should the measure be implemented: During building design
When should it be completed: Prior to issuance of the Final Occupancy Permit
Who verifies compliance: Stanislaus County Planning and Community
Development Department, Planning Division
Other Responsible Agencies: N/A
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Stanislaus County Mitigation Monitoring Plan
REZ & PM PLN2018-0017 — LINDE GROUP, LLC MAY 21, 2018

XVI. TRANSPORTATION/TRAFFIC

No.2  Mitigation Measure: Prior to issuance of a building permit, the applicant/property owner shall pay
the Keyes Community Plan Mitigation Funding Program fees for Planned
Industrial per the Keyes Community Plan, adopted on April 8, 2000. The
fees were calculated in 2003 at $465.20 per acre. The fees were adjusted
for inflation using the Engineering News-record Index, the December 2017
fees are $762.60 per acre for the proposed 5.2 acres.

Who Implements the Measure: Applicant

When should the measure be implemented: Prior to issuance of a building permit

When should it be completed: Prior to issuance of a building permit

Who verifies compliance: Stanislaus County Planning and Community

Development Department, Building Division

Other Responsible Agencies: Stanislaus County Public Works Department and
Stanislaus County Planning and Community
Development Department, Planning Division

I, the undersigned, do hereby certify that | understand and agree to be responsible for implementing the
Mitigation Program for the above listed project.

Signature on file. May 17, 2018
Person Responsible for Implementing Date
Mitigation Program
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MITIGATED NEGATIVE DECLARATION

NAME OF PROJECT: Rezone and Parcel Map Application No. PLN2018-0017 —

Linde Group, LLC

LOCATION OF PROJECT: Faith Home Road, on the northeast corner of Faith Home and

Jessup Roads, west of Highway 99, in the Community of
Keyes. APN: 045-026-040.

PROJECT DEVELOPER: The Linde Group, LLC

Audie Chong, Principal Project Manager
200 Somerset Corporation Boulevard, Suite 7000
Bridgewater, NJ 08807

DESCRIPTION OF PROJECT: Request to Rezone 5.2 acres of a 28.7 acre parcel currently
zoned P-D (123), which is expired to a new P-D (Planned Development) to allow the development of
a liquid carbon dioxide (CO2) purification and liquefaction plant. A tentative parcel map is included
with the project to create a 5.2 acre parcel, which will contain the proposed project, and a 23.5 acre
remainder.

Based upon the Initial Study, dated May 21, 2018, the Environmental Coordinator finds as follows:

1.

This project does not have the potential to degrade the quality of the environment, nor to
curtail the diversity of the environment.

This project will not have a detrimental effect upon either short-term or long-term
environmental goals.

This project will not have impacts which are individually limited but cumulatively
considerable.

This project will not have environmental impacts which will cause substantial adverse effects
upon human beings, either directly or indirectly.

The aforementioned findings are contingent upon the following mitigation measures (if indicated)
which shall be incorporated into this project:

1.

New development shall include cut-off luminaries and/or shields. All exterior lighting shall be
designed (aimed down and towards the site) to provide adequate illumination without a glare
effect. Low intensity lights shall be used to minimize the visibility of the lighting from nearby
areas, and to prevent “spill over” of light onto adjacent residential properties.

Prior to issuance of a building permit, the applicant/property owner shall pay the Keyes
Community Plan Mitigation Funding Program fees for Planned Industrial per the Keyes
Community Plan, adopted on April 8, 2000. The fees were calculated in 2003 at $465.20
per acre. The fees were adjusted for inflation using the Engineering News-record Index, the
December 2017 fees are $762.60 per acre for the proposed 5.2 acres.

The Initial Study and other environmental documents are available for public review at the
Department of Planning and Community Development, 1010 10th Street, Suite 3400, Modesto,
California.

I:\Planning\Staff Reports\REZ\2018\PLN2018-0017 - Linde Group, LLC\CEQA-30-Day-Referral\Mitigated Negative Declaration.doc
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Initial Study prepared by: Kristin Doud, Senior Planner

Submit comments to: Stanislaus County
Planning and Community Development Department
1010 10th Street, Suite 3400
Modesto, California 95354

I:\Planning\Staff Reports\REZ\2018\PLN2018-0017 - Linde Group, LLC\CEQA-30-Day-Referral\Mitigated Negative Declaration.doc
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SUMMARY OF RESPONSES FOR ENVIRONMENTAL REVIEW REFERRALS

PROJECT: REZONE AND PARCEL MAP APPLICATION NO. PLN2018-0017 - LINDE GROUP, LLC

REFERRED TO:

RESPONDED

RESPONSE

MITIGATION

MEASURES

ONDITION

30-DAY

PUBLIC
HEARING
NOTICE

YES
NO

WILL NOT
HAVE
SIGNIFICANT
IMPACT

MAY HAVE
SIGNIFICANT
IMPACT

NO COMMENT
NON CEQA

YES
NO

YES
NO

CA DEPT OF FISH & WILDLIFE

CA OPR STATE CLEARINGHOUSE

CA CENTRAL VALLEY RWQCB

x

x

CALTRANS DISTRICT #10

COOPERATIVE EXTENSION

COMMUNITY SERVICES DIST: KEYES

FIRE PROTECTION DIST: KEYES

IRRIGATION DISTRICT: TURLOCK

MOSQUITO DISTRICT: TURLOCK

MT VALLEY EMERGENCY MEDICAL

MUNICIPAL ADVISORY COUNCIL: KEYES

PACIFIC GAS & ELECTRIC

U.S. POSTMASTER: KEYES

RAILROAD: UNITED PACIFIC RAILROAD

XIX|IX[X|IX|X]|X|X]|X|X

x

X

x

SAN JOAQUIN VALLEY APCD

SCHOOL DISTRICT 1: KEYES UNION

x

SCHOOL DISTRICT 2: TURLOCK JOINT UNIFIED

x

STAN CO AG COMMISSIONER

STAN CO BUILDING PERMITS DIVISION

STAN CO CEO

STAN CO DER

STAN CO ERC

x

X

STAN CO HAZARDOUS MATERIALS

STAN CO PUBLIC WORKS

XX XX

STAN CO SHERIFF

STAN CO SUPERVISOR DIST #2: CHIESA

STAN COUNTY COUNSEL

STANCOG

STANISLAUS FIRE PREVENTION BUREAU

STANISLAUS LAFCO

NXAX XXX X XXX XXX XXX XXX X[ X[X[X]|X][X|X]|X][X[X]|X]|X

NXAX XXX X XXX XXX XXX XXX X[ XX[X]|X[X|X]|X][X[X]|X]|X

SURROUNDING LAND OWNERS

TELEPHONE COMPANY: AT&T

x

x

U.S. MILITARY

x

NXAX XXX XXX XXX XXX XXX X XXX XXX XXX X}X]|X[X[X]|X]|X

XIX|X|X|X|IX]|X]|X]|X
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