
STANISLAUS COUNTY PLANNING COMMISSION

May 2, 2024 

STAFF REPORT

USE PERMIT APPLICATION NO. PLN2023-0060 
AEMETIS BIOGAS, LLC – FAITH HOME ROAD 

REQUEST: TO OPERATE A TEMPORARY FACILITY TO OVERSEE 
CONSTRUCTION OF OFF-SITE DAIRY DIGESTERS AND A RELATED 
BIOGAS PIPELINE NETWORK, CONSISTING OF A 4,320± SQUARE-
FOOT OFFICE TRAILER, AN 800± SQUARE-FOOT EMPLOYEE 
BREAKROOM, A 2,300 SQUARE-FOOT STORAGE SHED, AND A 2-
ACRE OUTDOOR CONSTRUCTION MATERIALS STORAGE YARD, ON 
AN 8.28± ACRE PARCEL IN THE GENERAL AGRICULTURE (A-2-40) 
ZONING DISTRICT.   

APPLICATION INFORMATION 

Applicant: Aemetis Biogas, LLC (Eric McAfee, Andy 
Foster, Robbie Macias, Daniellle Illig, Gerald 
Hill, Lynzee Corvelo, Jessica Cardoso, Row 
Dowd, Juan Linarez, Danny Hermosillo, 
Kasey Mununia, John Sprinkle, Jeff 
Linderman, Anthony Phillips).  

Property owner: Aemetis Carbon Capture, LLC (Eric McAfee, 
Todd Waltz, Andy Foster, Sanjeev Gupta, 
Lydia Beebe, John Block, Fran Barton, 
Naomi Boness, Timothy Simon). 

Agent: Jessica Cardoso, Aemetis Biogas, LLC. 
Location: 6042 Faith Home Road, between East Keyes 

and East Barnhart Roads, in the Keyes area. 
Section, Township, Range: 31-4-10
Supervisorial District: Two (Supervisor Chiesa)
Assessor’s Parcel: 045-045-026
Referrals: See Exhibit F

Environmental Review Referrals
Area of Parcel(s): 8.28± acres
Water Supply: Private well
Sewage Disposal: Private septic system
General Plan Designation: Agriculture
Community Plan Designation: N/A
Existing Zoning: General Agriculture (A-2-40)
Sphere of Influence: N/A
Williamson Act Contract No.: N/A
Environmental Review: Negative Declaration
Present Land Use: A storage shed, an office trailer, and a 2-acre

storage yard.
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Surrounding Land Use: Industrial buildings and uses to the north and 
east; the Community of Keyes to the 
northeast; irrigated farmland and scattered 
single-family dwellings to the south and west; 
and an unpermitted truck parking facility to 
the south. 

RECOMMENDATION 

Staff recommends the Planning Commission 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 
approve the project, Exhibit A provides an overview of all of the findings required for project 
approval, which include use permit findings. 

PROJECT DESCRIPTION 

The project is a request to operate a temporary facility to oversee construction of off-site dairy 
digesters and a related biogas pipeline network, consisting of a 4,320± square-foot office trailer, 
an 800± square-foot trailer used as an employee locker room, a 2,300 square-foot storage shed, 
and a 2-acre outdoor construction materials storage yard, on an 8.28± acre parcel in the General 
Agriculture (A-2-40) zoning district.  The proposed facility will be graveled and will provide up to 
15 parking stalls abutting the office trailer, which is already installed on the property without 
permits.  Conditions of approval will be added to the project requiring building permits for the 
existing, unpermitted office and proposed locker and changing room trailer to be obtained from 
the Stanislaus County Building Permits Division.  The office trailer will be used by 10 full time 
employees in order to oversee and coordinate multiple dairy digester and biogas collection 
pipeline construction projects within Stanislaus and Merced Counties.  The employee locker room 
will be used by on-site employees prior to starting and ending shifts, and consists of a temporary 
trailer with lockers and changing rooms.  The existing 2,300 square-foot storage shed will be 
utilized for miscellaneous storage of spare parts such as filters and pumps.  The 2-acre outdoor 
storage area will be temporarily utilized for storage of materials used for construction of the 
various digesters and associated biogas pipeline network.   

Hours of operation will be Monday through Friday, 8:00 a.m. to 5:00 p.m.  The facility is proposed 
to operate for a period of up to 24 months, after which the structures and on-site storage will be 
removed from the property, with the exception of the existing permitted storage shed, which will 
be emptied upon decommissioning.  Up to two truck deliveries and pick-ups of construction 
materials will occur per month, and 10 employee trips per-day are proposed.  Stormwater will be 
maintained on-site via overland runoff. 

The proposed facility will provide logistics and management support for the construction of 
anaerobic digester infrastructure located at various dairies within Stanislaus and Merced 
Counties.  The biogas captured by digesters at up to 17 dairies will be piped to the Aemetis 
Advanced Fuels Keyes processing facility located approximately 700-feet to the northeast of this 
proposed facility, at 4209 and 4215 Jessup Road (further identified by Assessor Parcel Number 
045-026-039), for processing into compressed natural gas (CNG).  The project site was chosen
as a “base of operations” due to its proximity to both the existing processing facility as well as the
local digester construction projects for which the facility intends to manage.
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SITE DESCRIPTION 

The project site is located at 6042 Faith Home Road, between East Keyes and East Barnhart 
Roads, in the Keyes area (see Exhibit B – Maps and Plans).  The site is currently improved with 
a 2,300± square-foot storage shed that will be used for miscellaneous parts storage, a 4,320 
square-foot office trailer which is already installed, and a 2-acre storage yard which is already 
being utilized for digester construction material storage.  The balance of the property is 
unimproved.  The property was previously improved with a single-family dwelling which was 
demolished in 2022.  The project site is currently served by an existing private well and septic 
system.  An existing 25-foot-wide Turlock Irrigation District (TID) easement, containing irrigation 
pipeline infrastructure, runs within the northeasterly portion of the parcel.  At the request of TID to 
protect the pipeline infrastructure, a condition of approval has been added to the project restricting 
traffic associated with the delivery and offloading of stored construction materials from traveling 
over the easement.  

The project site has existing access from County-maintained Faith Home Road via a 25± foot-
wide graveled driveway.  

Surrounding land uses consist of industrial buildings and uses to the north and east; the 
Community of Keyes to the northeast; irrigated farmland and scattered single-family dwellings to 
the south and west; and an unpermitted truck parking facility to the south.  

ISSUES 

The following issues has been identified as part of the review of the project: 

The office trailer and materials storage yard have already been developed on the parcel without 
obtaining the necessary land use or building permits.  The subject use permit application was 
submitted following a code enforcement investigation on the property for the unpermitted 
activities.  The temporary use of office trailers and materials storage yards are permitted without 
land use entitlements when accessory to on-site construction activities.  In this case, the office 
trailer and materials storage yard were developed to support off-site dairy digester construction 
projects within the Keyes and Turlock areas, and within Merced County and, thus, a use permit 
is required to permit the activities as a standalone use.  

Conditions of approval have been added to the project requiring a building permit for the installed 
office trailer be obtained within six months of project approval and the permit be finaled within one 
year of project approval.  Building permits will also be required for the employee breakroom trailer. 

The requested use is temporary in nature, with all structures and storage areas associated with 
the project proposed to be removed from the property at the time the Aemetis digester and 
associated pipeline construction projects conclude.  The applicant anticipates that construction 
will conclude within 24 months of use permit approval.  The existing storage shed, which was 
developed with building permits, will remain on the parcel after decommissioning of the proposed 
use.  A condition of approval has been added to the project requiring temporary facilities and 
storage yard be fully removed from the property within 24 months of use permit approval, with the 
allowance for an extension, subject approval of a staff approval permit, at the discretion of the 
Planning Director.  
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Standard conditions of approval, along with those discussed in the Environmental Review section 
of this report, have been added to the project. 

GENERAL PLAN CONSISTENCY 

The site is currently designated “Agriculture” in the Stanislaus County General Plan.  The 
agricultural designation recognizes the value and importance of agriculture by acting to preclude 
incompatible urban development within agricultural areas.  This designation establishes 
agriculture as the primary use in land so designated, but allows dwelling units, limited 
agriculturally related commercial services, agriculturally related light industrial uses, and other 
uses which by their unique nature are not compatible with urban uses, provided they do not 
conflict with the primary use. 

Goal One, Objective 1.2 of the General Plan’s Agricultural Element encourages vertical 
integration of agriculture by organizing uses requiring use permits into three tiers based on the 
type of uses and their relationship to agriculture.  Tier Two uses include agriculture-related 
commercial and industrial uses, such as agricultural processing plants and facilities, and 
agricultural services establishments.  Agricultural processing facilities and service establishments 
are allowed in the A-2 zoning district when the Planning Commission finds that the operation will 
not be substantially detrimental to or in conflict with the agricultural use of other property in the 
vicinity; the establishment as proposed will not create a concentration of commercial and industrial 
uses in the vicinity; and it is necessary and desirable for such establishment to be located within 
the agricultural area as opposed to areas zoned commercial or industrial.  The proposed 
temporary use has been determined to meet the definition of an agricultural service establishment 
requiring approval of a Tier Two use permit. 

To minimize conflicts between agricultural 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 General Agriculture (A-2) zoning district.  Appendix A of these guidelines 
states that all projects shall incorporate a minimum 150-foot-wide buffer setback for low people 
intensive uses.  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.  However, low people intensive Tier One and Tier Two uses which do not 
serve the general public shall not be subject to compliance with these guidelines. 

The proposed improvements will meet the 150-foot buffer setback to the north and west.  The 
parcels to the east are zoned Planned Development and are therefore not required to be 
considered for an agricultural buffer.  Due to the irregular orientation of the parcel, the construction 
materials storage is approximately 30± feet from the farmed parcel to the south but the 
construction trailer and proposed locker trailer will meet the 150-foot buffer setback from the farms 
parcel to the south.  Given the nature of the proposed use and with only 10 full-time employees, 
the project is not anticipated to increase the potential of trespassing onto adjacent agricultural 
lands.  Based on the project description, staff believes the use to be low people intensive and, as 
such, not subject to providing an agricultural buffer.  The decision-making body (Planning 
Commission) shall have the ultimate authority to determine if a use is low people intensive.  This 
project was referred to the Stanislaus County Agricultural Commissioner’s office and no comment 
was received. 
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As required by the General Plan’s Land Use Element Sphere of Influence Policy, all discretionary 
projects within the sphere of influence (SOI) of a sanitary sewer district, domestic water district, 
or community services district, shall be forwarded to the district board for comment regarding the 
ability of the district to provide services.  If the district serves an unincorporated community with 
a Municipal Advisory Council (MAC), the proposal shall also be referred to the MAC for comment.  
The proposed project is not within the SOI of a sanitary sewer, domestic water, or community 
services district; however, it is within the boundary of the Keyes MAC and, accordingly, was 
referred to the MAC for comment.  To date, no response from the Keyes MAC has been received. 

ZONING ORDINANCE CONSISTENCY 

The project site is currently zoned General Agriculture (A-2-40) which provides allowances for the 
operations of dairies.  The proposed facility will be serving existing dairies within Stanislaus and 
Merced County as an office providing logistical and administrative support for construction of 
infrastructure projects aimed at capturing and conveying biogas captured by anaerobic digesters. 
The proposed temporary use has been determined to meet the definition of an agricultural service 
establishment requiring approval of a Tier Two use permit.  In accordance with Section 
21.20.020(B) of the Stanislaus County Zoning Ordinance, Tier Two uses, which generally consist 
of agriculturally related commercial and industrial uses may be allowed when the Planning 
Commission makes the following findings: 

1. The establishment as proposed will not be substantially detrimental to or in conflict with

agricultural use of other property in the vicinity; and

2. The establishment as proposed will not create a concentration of commercial and

industrial uses in the vicinity; and

3. It is necessary and desirable for such establishment to be located within the agricultural

area as opposed to areas zoned for commercial or industrial usage.

An agricultural service establishment is defined by Section 21.12.030 of the Stanislaus County 
Zoning Ordinance as meaning “a business engaging in activities designed to aid production 
agriculture.  Service does not include the provision of tangible goods except those sold directly to 
farmers and used specifically to aid in production of farm animals or crops.  Nor does service 
include any business which has the primary function of manufacturing products.”  Production 
agriculture is defined by Section 21.12.495 as meaning “agriculture for the purpose of producing 
any and all plant and animal commodities for commercial purposes.”  

Section 21.20.030(B)(3)(a) recognizes agricultural service establishments as a Tier Two use 
when primarily engaging in the provision of agricultural services to farmers and when such 
establishments are designed to serve the immediately surrounding area as opposed to having a 
widespread service area. 

Neither the County’s General Plan nor the Zoning Ordinance define the appropriate service area 
for an agricultural service establishment and, as such, each proposed use must be individually 
assessed.  In this case, the project proposes to provide support services for construction projects 
occurring at dairy sites in Stanislaus County and Merced County.  While the location of the dairy 
sites being served by the proposed facility is widespread, the spread-out nature of the dairy 
industry lends itself to a larger service area for supporting agricultural service establishment.  This 
larger service area, along with the temporary nature of the facility, lends itself to being located 
within the agricultural area in closer proximity to the dairy facilities.  In this case, the facility is 
located on the edge of the agricultural area on an eight-acre parcel with limited agricultural use.   
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Staff believes the establishment as proposed will not be substantially detrimental to or in conflict 
with agricultural use of other property in the vicinity; and that the proposed use will not create a 
concentration of commercial or industrial uses in the vicinity.  

ENVIRONMENTAL REVIEW 

Pursuant to the California Environmental Quality Act (CEQA), the proposed project was circulated 
to interested parties and responsible agencies for review and comment and no significant issues 
were raised (see Exhibit F - Environmental Review Referrals).  A Negative Declaration has been 
prepared for approval prior to action on the project itself as the project will not have a significant 
effect on the environment (see Exhibit E - Negative Declaration).  Conditions of approval reflecting 
referral responses have been placed on the project (see Exhibit C - Conditions of Approval).  

****** 

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 $2,973.75 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: Kristen Anaya, Associate Planner, (209) 525-6330 

Attachments: 
Exhibit A - Findings and Actions Required for Project Approval 
Exhibit B - Maps and Plans 
Exhibit C - Conditions of Approval 
Exhibit D - Initial Study 
Exhibit E - Negative Declaration 
Exhibit F - Environmental Review Referrals 
Exhibit G - Campaign Contribution (Levine Act) Disclosure Form 

I:\PLANNING\STAFF REPORTS\UP\2023\UP PLN2023-0060 - AEMETIS BIOGAS LLC - FAITH HOME ROAD\PLANNING COMMISSION\MAY 2, 
2024\STAFF REPORT\STAFF REPORT.DOCX
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Findings and Actions Required for Project Approval 

1. Adopt the 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 Negative Declaration reflects Stanislaus County’s

independent judgment and analysis.

2. Order the filing of a Notice of Determination with the Stanislaus County Clerk-Recorder’s

Office pursuant to Public Resources Code Section 21152 and CEQA Guidelines Section

15075.

3. Find that:

a. The establishment, maintenance, and operation of the proposed use or building

applied for is consistent with the General Plan designation of "Agriculture" and will

not, under the circumstances of the particular case, be detrimental to the health,

safety, and general welfare of persons residing or working in the neighborhood of

the use and that it will not be detrimental or injurious to property and improvements

in the neighborhood or to the general welfare of the County.

b. The use as proposed will not be substantially detrimental to or in conflict with

agricultural use of other property in the vicinity.

c. The use as proposed will not create a concentration of commercial and industrial

uses in the vicinity.

d. It is desirable for such establishment to be located within the agricultural area as

opposed to areas zoned for commercial or industrial usage.

e. That the proposed Tier Two use is “low-people intensive” and not subject to the

agricultural buffer.

4. Approve Use Permit Application No. PLN2023-0060 – Aemetis Biogas, LLC – Faith Home

Road.

EXHIBIT A7
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As Approved by the Planning Commission 
May 2, 2024 

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)

CONDITIONS OF APPROVAL

USE PERMIT APPLICATION NO. PLN2023-0060 
AEMETIS BIOGAS, LLC – FAITH HOME ROAD 

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,

2014), 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 (5) 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 $2,973.75, 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. Prior to installation of any on-site exterior lighting, a photometric lighting plan shall be

submitted for review and approval by the Planning Department and a building permit, if

applicable, shall be obtained.  All exterior lighting shall be designed (aimed down and

toward the site) to provide adequate illumination without a glare effect.  This shall include,

but not be limited to, the use of shielded light fixtures to prevent skyglow (light spilling into
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the night sky) and the installation of shielded fixtures to prevent light trespass (glare and 

spill light that shines onto neighboring properties).  The height of the lighting fixtures shall 

not exceed 15 feet above grade.  

6. During the construction phases of the project, if any human remains, significant or

potentially unique, are found, all construction activities in the area shall cease until a

qualified archeologist can be consulted.  Construction activities shall not resume in the

area until an on-site archeological mitigation program has been approved by a qualified

archeologist.

7. The Department of Planning and Community Development shall record a Notice of

Administrative Conditions and Restrictions with the County Recorder’s Office within 30

days of project approval.  The Notice includes: Conditions of Approval and a project area

map.

8. 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.

9. Should any archeological or human remains be discovered during development, work

shall be immediately halted within 150 feet of the find until it can be evaluated by a qualified

archaeologist.  If the find is determined to be historically or culturally significant,

appropriate mitigation measures to protect and preserve the resource shall be formulated

and implemented.  The Central California Information Center shall be notified if the find is

deemed historically or culturally significant.

10. Within 24 months of use permit approval or upon completion of all Aemetis biogas digester

and biogas pipeline projects, whichever comes first, a demolition permit for the removal of

all structures associated with the project, excluding the storage shed, shall be obtained.

Continuation of the use after this time frame, or maintenance of the proposed structures

on-site shall be subject to a staff approval permit to allow modification or application of

conditions of approval as determined necessary by the Planning Director.

11. Within six (6) months of use permit approval, a building permit for the office trailer shall be

issued and the permit shall be finaled within one (1) year of use permit approval.

12. Building permits are required and the project must conform with the California Code of

Regulations, Title 24.

Department of Environmental Resources – Environmental Health Division 

13. Prior to issuance of a building permit for the project, the applicant shall complete and

submit a water system classification determination form to the satisfaction of Department

of Environmental Resources staff.

14. At such time when the operation meets the definition of a regulated water system, the

owner/operator shall be subject to all applicable new water system regulations, such as

SB1263.  The property owner shall provide to the Department of Environmental Resources
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an application for a water supply permit along with a full technical report demonstrating 

that the water system will meet all requirements of a water system: including, but not 

limited to capacity, source water, treatment plant modifications, water works standards, 

and the California Environmental Quality Act (CEQA).  If it is determined that the subject 

property meets the definition of a regulated water system, a water supply permit shall be 

obtained prior to final of any building permits for the proposed project. 

15. Prior to issuance of any grading or building permit, the applicant shall submit a site plan

that includes the location, layout and design of all-existing and proposed on-site

wastewater treatment systems (OWTS) and the future 100 percent expansion

(replacement) areas.

16. Prior to the issuance of any building permit, the applicant shall submit to the Department

of Environmental Resources evidence that the existing on-site wastewater treatment

system (OWTS) meets minimum sizing standards and setback requirements, as required

by the County’s Local Agency Management Program (LAMP).

17. Prior to the issuance of any building permit, the applicant shall submit to the Department

of Environmental Resources (DER) evidence that the existing and/or proposed on-site

wastewater treatment system (OWTS) meets conditions and guidelines, as established by

Measure X, regarding Primary and Secondary wastewater treatment.  Any new building

requiring an on-site wastewater treatment system (OWTS), shall be designed according

to type and/or maximum occupancy of the proposed structure to the estimated

waste/sewage design flow rate.

18. The applicant shall demonstrate and secure any necessary permits for the destruction/

relocation of all on-site wastewater treatment systems (OWTS) and/or water wells

impacted or proposed by this project, under the direction of the Stanislaus County

Department of Environmental Resources (DER).

19. If new wells or septic tanks are installled or relocated, all applicable County Local Agency

Management Program (LAMP) standards and required setbacks are to be met.

Department of Environmental Resources – Hazardous Materials 

20. The applicant shall contact the Department of Environmental Resources (DER) regarding

regulatory requirements for handling hazardous materials or generating wastes must

notify the DER prior to operation.

San Joaquin Valley Air Pollution Control District (SJVAPCD) 

21. Any construction resulting from this project shall comply with standardized dust control

adopted by the SJVAPCD and may be subject to additional regulations/permits, as

determined by the SJVAPCD.

22. The proposed project shall be subject to SJVAPCD Rules and Regulations in place at the

time of grading or building permit issuance.  Prior to issuance of a grading or building

permit, the applicant shall contact the SJVAPCD’s Small Business Assistance Office to

determine if any SJVAPCD permits are required, including but not limited to an Authority

to Construct (ATC).
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Turlock Irrigation District (TID) 

23. Vehicle traffic associated with the delivery and offloading of stored construction materials

and subsequent transport to job sites shall avoid the existing 25-foot TID easement on the

parcel.

******** 

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 font, and 
deleted wording will is in strikethrough text.
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Stanislaus County Initial Study Checklist Page 3

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 
The environmental factors checked below would be potentially affected by this project, involving at least one 

Aesthetics  Agriculture & Forestry Resources  Air Quality 

Biological Resources  Cultural Resources  Energy 

Geology / Soils  Greenhouse Gas Emissions  Hazards & Hazardous Materials 

 Hydrology / Water Quality  Land Use / Planning  Mineral Resources 

 Noise  Population / Housing  Public Services 

 Recreation  Transportation  Tribal Cultural Resources 

 Utilities / Service Systems  Wildfire  Mandatory Findings of Significance

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

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

I 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. 

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

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. 

I 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 3/14/2024 
Prepared by Kristen Anaya, Associate Planner Date 
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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 

 ______________________________________________________________________________________________________________________  

\\ITCDFS-PL\planning\Planning\Staff Reports\UP\2023\UP PLN2023-0060 - Aemetis Biogas LLC - Faith Home Road\Planning Commission\May 2, 2024\Staff Report\Exhibit E - 
Negative Declaration.docx 

NEGATIVE DECLARATION 

NAME OF PROJECT: Use Permit Application No. PLN2023-0060 – Aemetis 
Biogas, LLC – Faith Home Road 

LOCATION OF PROJECT: 6042 Faith Home Road, between East Keyes and East 
Barnhart Roads, in the Keyes area.  APN: 045-045-026. 

PROJECT DEVELOPERS: Jessica Cardoso, Aemetis Biogas, LLC 
4209 Jessup Road 
Ceres, CA 95307 

DESCRIPTION OF PROJECT: Request to operate a temporary facility to oversee 
construction of off-site dairy digesters and a related biogas pipeline network, consisting of 
4,320± square-foot office trailer, an 800± square-foot employee breakroom, a 2,300 square-foot 
storage shed, and a 2-acre outdoor construction materials storage yard, on an 8.28± acre parcel 
in the General Agriculture (A-2-40) zoning district. 

Based upon the Initial Study, dated March 14, 2024, 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.

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

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

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

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. 

Initial Study prepared by: Kristen Anaya, Associate Planner 

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

EXHIBIT E48



 REFERRED TO:

2
 W

K

3
0
 D

A
Y PUBLIC 

HEARING 

NOTICE

Y
E

S

N
O

WILL NOT 

HAVE 

SIGNIFICANT 

IMPACT

MAY HAVE 

SIGNIFICANT 

IMPACT

NO COMMENT 

NON CEQA Y
E

S

N
O

Y
E

S

N
O

CA DEPT OF CONSERVATION

LAND RESOURCES X X X X

CA DEPT OF FISH & WILDLIFE X X X X

CA OPR STATE CLEARING HOUSE X X X X

CA RWQCB CENTRAL VALLEY REGION X X X X

COOPERATIVE EXTENSION X X X X

DER GROUNDWATER RESOURCES DIVISION X X X X X X X

FIRE PROTECTION DIST: KEYES X X X X

GSA: WEST TURLOCK SUBBASIN X X X X

IRRIGATION DISTRICT: TURLOCK X X X X X X X

MUNICIPAL ADVISORY COUNCIL: KEYES X X X X

MOSQUITO DISTRICT: TURLOCK X X X XSTANISLAUS COUNTY EMERGENCY

MEDICAL X X X X

PACIFIC GAS & ELECTRIC X X X X

SAN JOAQUIN VALLEY APCD X X X X X X X

SCHOOL DISTRICT 1: KEYES UNION X X X X

SCHOOL DISTRICT 2: TURLOCK UNIFIED X X X X

STAN CO AG COMMISSIONER X X X X

STAN CO BUILDING PERMITS DIVISION X X X X

STAN CO CEO X X X X

STAN CO DER X X X X X X X X

STAN CO FARM BUREAU X X X X

STAN CO HAZARDOUS MATERIALS X X X X X X X X

STAN CO MILK AND DAIRY X X X X

STAN CO PUBLIC WORKS X X X X

STAN CO SHERIFF X X X X

STAN CO SUPERVISOR DIST 2: CHIESA X X X X

STAN COUNTY COUNSEL X X X X

STANISLAUS FIRE PREVENTION BUREAU X X X X

STANISLAUS LAFCO X X X X

TELEPHONE COMPANY: AT&T X X X X

STATE OF CA SWRBC - DIV OF DRINKING 

WATER DIST: 10 X X X X

SURROUNDING LAND OWNERS X X X

US FISH & WILDLIFE X X X X

SUMMARY OF RESPONSES FOR ENVIRONMENTAL REVIEW REFERRALS

RESPONDED RESPONSE
MITIGATION 

MEASURES
CONDITIONS

 PROJECT:   USE PERMIT APPLICATION NO. PLN2023-0060 - AEMETIS BIOGAS, LLC. - FAITH HOME ROAD

\\ITCDFS-PL\planning\Planning\Staff Reports\UP\2023\UP PLN2023-0060 - Aemetis Biogas LLC - Faith Home Road\Planning 

Commission\May 2, 2024\Staff Report\Exhibit F - Environmental Review Referrals.xls
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COUNTY OF STANISLAUS CAMPAIGN CONTRIBUTION DISCLOSURE FORM
PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT

Application Number:

Application Title:

Application Address:

Application APN:

Was a campaign contribution, regardless of the dollar amount, made to any member of a decision-making body involved 
in making a determination regarding the above application (i.e. Stanislaus County Board of Supervisors, Planning 
Commission, Airport Land Use Commission, or Building Code Appeals Board), hereinafter referred to as Member, 
during the 12-month period preceding the filing of the application, by the applicant, property owner, or, if applicable, 

Yes No

If no, please sign and date below.

If yes, please provide the following information:

Contributor or 

Is the Contributor:
The Applicant Yes____No____
The Property Owner Yes____No____
The Subcontractor Yes____No____

Yes____No____

Note: Under California law as implemented by the Fair Political Practices Commission, campaign contributions made
by the Applicant and the agent/lobbyist who is representing the Applicant in this application or solicitation 
must be aggregated together to determine the total campaign contribution made by the Applicant.

Identify the Member(s) to whom you, the property owner, your subcontractors, and/or agent/lobbyist made campaign 
contributions during the 12-month period preceding the filing of the application, the name of the contributor, the dates
of contribution(s) and dollar amount of the contribution. Each date must include the exact month, day, and year of the 
contribution.

Name of Member:   

Name of Contributor:

Date(s) of Contribution(s): 

Amount(s):     

(Please add an additional sheet(s) to identify additional Member(s) to whom you, the property owner, your 
subconsultants, and/or agent/lobbyist made campaign contributions)

By signing below, I certify that the statements made herein are true and correct. I also agree to disclose to the County 
any future contributions made to Member(s) by the applicant, property owner, or, if

after the date of signing this disclosure form, and within 12
months following the approval, renewal, or extension of the requested license, permit, or entitlement to use.

Date Signature of Applicant

Print Firm Name if applicable Print Name of Applicant
EXHIBIT G50



AEMETIS BIOGAS, LLC.
FAITH HOME ROAD

UP APP. NO PLN2024-0060

Planning Commission
May 2, 2024

Planning & Community Development 1
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 Tier Two Use Permit

 Request to operate a temporary facility to oversee construction of off-
site dairy digesters and a related biogas pipeline network on an 8.28±
acre parcel in the General Agriculture (A-2-40) zoning district. 

Overview













MATERIAL 
STORAGE YARD



Issues
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 Installation of trailer without land use or building permits
 Condition No. 11 added requiring building permit to be obtained within 6 months 

and finaled within a year

 Temporary need for site improvements
 Condition No. 10 added requiring decommissioning within 24 months post-

approval or completion of construction projects; issuance of a Staff Approval 
Permit to allow extension



General Plan & Zoning Ordinance 
Consistency
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 General Plan
 Land Use Element 
 Agricultural Element

 Agricultural service establishments 
 Agricultural Buffer 

 Tier Two low people intensive uses not subject

 Zoning (Title 21)
 General Agriculture (A-2-40)

 Tier Two Use Permit – Agricultural Service Establishment



Environmental Review
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 CEQA
 Negative Declaration

 Conditions of Approval



Recommendation
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 Staff recommendation 
 Approval

 Findings – Exhibit A
 Environmental Determination
 Use Permit
 Agricultural Buffer
 Project Approval



Questions
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