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Planning Commission Staff Report 
Agenda Item No. 8 
June 9, 2022 
 
SUBJECT:   Unclassified Conditional Use Permit Application No. 3719 
 
   Amend Unclassified CUP 3642 to allow the expansion of a 

previously approved biomethane clean-up facility to include the 
installation and operation of a biomethane reception facility, which 
will accept biomethane gas transported by tube trailer from off-site 
dairy digesters, in conjunction with an existing natural gas 
pipeline injection operation, on an approximately 14,000 square-
foot portion of an existing 508.93-acre parcel occupied by the 
Open Sky Dairy, in the AE-20 (Exclusive Agricultural, 20-acre 
minimum parcel size) Zone District. 

 
LOCATION:   The project site is located on the west side of Elkhorn Grade 

approximately 0.6 of one-mile southwest of its intersection with W. 
Elkhorn Avenue, and approximately 5.25 miles northwest of the 
unincorporated community of Lanare (APN: 050-170-48S) (12103 
Elkhorn Avenue) (Sup. Dist. 1).  

 
 OWNER:    Eric te Velde 
 
 APPLICANT:    Five Points Pipeline, LLC 

 
STAFF CONTACT: Jeremy Shaw, Planner 
   (559) 600-4207 
 
   David Randall, Senior Planner 
   (559) 600-4052 
 
RECOMMENDATION: 
 
• Approve Unclassified Conditional Use Permit Application No. 3719 with recommended 

Findings and Conditions; and 
 
• Direct the Secretary to prepare a Resolution documenting the Commission’s action. 
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EXHIBITS:  
 
1. Conditions of Approval and Project Notes 
 
2. Location Map 
 
3. Zoning Map 
 
4. Land Use Map 
 
5. Site Plans  
 
6. Operational Statement 
 
7. Planning Commission Resolution for CUP 3642 & IS No. 7608 
 
SITE DEVELOPMENT AND OPERATIONAL INFORMATION: 
 

Criteria Existing Proposed 
General Plan Designation 
 

Agriculture No change 

Zoning AE-20 (Exclusive Agricultural, 20-
acre minimum parcel size) Zone 
District. 
 

No change 
 

Parcel Size 508.93-acres. 
 

No change 

Project Site Approximately 14,000 square-foot 
area, northerly adjacent to the 
existing biomethane upgrading 
facility approved by CUP 3642. 
 

Construct on biogas 
offloading facility on 
approximately 14,000 
square feet of the subject 
property. 
 

Structural Improvements 
 
(Project site) 

Biogas upgrade facility. 
 

Biogas reception point and 
a 1,404 square-foot 
warehouse with control 
room, southerly adjacent 
to the existing biogas 
clean-up facility. 
 

Nearest Residence 
 

There is a cluster of residential 
dwellings located in the northeast 
corner of the subject parcel, 
approximately 2,200 feet (less than 
one half-mile) from the proposed 
facility. 
 

No change 

Surrounding 
Development 

Farmland/ Dairies/ sparse 
residential development  
 

No change 
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Criteria Existing Proposed 
Operational Features Open Sky Ranch: Dairy operation 

with approximately 6,700 cows; a 
dairy digester and biogas 
upgrading facility. 
 

Addition of a biogas 
offloading facility 
(reception point). 

Employees 38 current 
 

Additional 20-25 
employees during 
construction 
 

Customers 
 

None No change 

Traffic Trips 61 Round trips per day  
 

Additional 20-25 trips  

Lighting 
 

Outdoor lighting associated with 
the existing dairy operation, 
existing biogas upgrading facility, 
and residential uses 
 

Additional lighting for 
proposed biogas reception 
facility 

Hours of Operation  24 hours per day, 7 days per week 
 

Proposed facility will 
typically operate during 
daylight hours, but will be 
available 24/7 
 

 
EXISTING VIOLATION (Y/N) AND NATURE OF VIOLATION: N  
 
ENVIRONMENTAL ANALYSIS: 
 
It has been determined pursuant to Section 15301- Existing Facilities, of the California 
Environmental Quality Act (CEQA) guidelines that the proposed project will not have a 
significant effect on the environment and is not subject to CEQA. Class I consists of the 
operation, repair, maintenance, permitting, leasing, licensing or minor alteration of existing 
public or private structures, facilities, mechanical equipment, or topographical features, involving 
negligible or no expansion of the existing, or former use.  
 
Additionally, on August 8, 2019, a Mitigated Negative Declaration (MND) based on Initial Study 
No. 7608 was adopted by the Planning Commission for Unclassified Conditional Use Permit 
(CUP) No. 3642. 
 
According to Section 15162(a) of the CEQA Guidelines, when an MND is adopted for a project, 
no subsequent MND shall be prepared for that project unless the lead agency determines, on 
the basis of substantial evidence in the light of the whole record, one or more of the following: 1) 
substantial changes are proposed in the project which will require major revisions of the 
previous MND due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously-identified significant effects; 2) substantial changes occur 
with respect to the circumstances under which the project is undertaken which will require major 
revisions of the previous MND due to the involvement of new significant environmental effects 
or a substantial increase in the severity of previously-identified significant effects; and 3) new 
information of substantial importance, which was not known and could not have been known 
with the exercise of reasonable diligence at the time the previous MND was adopted, shows any 
of the following: (A) the project will have one or more significant effects not discussed in the 
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previous MND; (B) significant effects previously examined will be substantially more severe than 
shown in the previous MND; (C) mitigation measures or alternatives previously found not to be 
feasible would in fact be feasible and would substantially reduce one or more significant effects 
of the project, but the project proponents decline to adopt the mitigation measure or alternative; 
or (D) mitigation measures or alternatives which are considerably different from those analyzed 
in the previous MND would substantially reduce one or more significant effects on the 
environment, but the project proponents decline to adopt the mitigation measure or alternative. 
The current project proposal entails a minor expansion of the previously approved biogas 
upgrading (clean-up) facility, to include the construction and operation of a biomethane 
reception point, to allow tube trailers carrying pre-cleaned biomethane from off-site dairies, to be 
loaded into the existing upgrading facility for compression and subsequently injected into the 
PG&E main gas transmission line which is southerly adjacent to the existing facility.  
 
This proposal was routed for review to those agencies that previously commented on the Initial 
Study prepared for Unclassified CUP No. 3642. No specific concerns were noted. The project 
area is substantially the same as the previously approved project, and there have not been any 
changes in circumstances or new information provided by the appropriate agencies contacted. 
Therefore, it has been determined that no subsequent Mitigated Negative Declaration shall be 
undertaken for this project per Section 15162 of the California Environmental Quality Act.  
 
PUBLIC NOTICE: 
 
Notices were sent to nine (9) property owners within 1,320 feet of the subject parcel, exceeding 
the minimum notification requirements prescribed by the California Government Code and 
County Zoning Ordinance. 
 
PROCEDURAL CONSIDERATIONS: 
 
An Unclassified CUP may be approved only if five Findings specified in the Fresno County 
Zoning Ordinance, Section 873-F are made by the Planning Commission. 
 
The decision of the Planning Commission on an Unclassified CUP Application is final, unless 
appealed to the Board of Supervisors within 15 days of the Commission’s action. 
 
BACKGROUND INFORMATION: 
 
The existing biogas clean-up facility was authorized by Unclassified CUP No. 3642, approved in 
August 2019 in conjunction with a biogas pipeline; and digester cluster approved under 
separate Conditional Use Permits, connecting multiple anaerobic digesters at several 
participating dairies. This project proposes a new facility which will allow biogas delivered by 
truck to be minimally processed for commercial use and injected into the PG&E natural gas 
transmission pipeline.  
 
Finding 1: That the site of the proposed use is adequate in size and shape to 

accommodate said use and all yards, spaces, walls and fences, parking, 
loading, landscaping, and other features required by this Division, to adjust 
said use with land and uses in the neighborhood. 
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 Current Standard: Proposed Operation: Is Standard 
Met (y/n) 

Setbacks Front:  
Side:  
Rear:  

35 feet 
20 feet 
20 feet 
 

Front (north): 
Side (west):  
Side (east):  
Rear (south):  

2,600 feet 
one mile 
42 feet 
1,100 feet 

Yes 

Parking 
 

One parking space for 
every two permanent 
employees.  
 

No change Yes 

Lot Coverage 
 

No requirement N/A N/A 

Space Between 
Buildings 
 

Separation between 
animal shelter and 
structures use for human 
habitation: minimum of 
40 feet. 
 

No change Yes 

Wall Requirements 
 

None N/A N/A 

Septic Replacement 
Area 
 

100 percent of the 
existing system. 

No change Yes 

Water Well 
Separation  

Septic tank:  
Disposal field:  
Seepage pit:  

50 feet 
100 feet 
150 feet 
 

No changes to water wells 
or septic system are 
proposed. 

Yes 

 
Reviewing Agency/Department Comments Regarding Site Adequacy: 
 
Development Engineering Section: According to FEMA, FIRM Panel 2850J, a portion of the 
subject property is under Flood Zone A, subject to flooding from the 100-year storm. Any 
development shall conform to the provisions of Fresno County Ordinance Code Title 15.48, 
Flood Hazard Areas. Any proposed structures and related electrical equipment/components 
proposed within the flood hazard area, shall comply with FEMA flood elevation requirements.  
 
Records indicate that the property is located within an Agricultural Preserve and subject to 
Williamson Act Contract. Any proposed development may require additional clearances. 
 
No other comments specific to the adequacy of the site were expressed by reviewing Agencies 
or Departments. 
 
Finding 1 Analysis: 
 
The project proposes to utilize an approximately 14,000 square-foot portion of the subject parcel 
to construct the proposed biomethane reception point, which is adjacent to the existing facilities 
to the north, and will connect to the existing biomethane upgrading facility approved by CUP 
3642. The site abuts Elkhorn Grade on the west side of the road; however, the project proposes 
access from W. Elkhorn Avenue approximately one half-mile to the north. The site is located on 
an active dairy and will be situated immediately adjacent to several settling ponds. Based on 
review of the site plan, and aerial images, the site appears to be adequate in size and shape to 
accommodate the proposed biogas reception point. No reviewing agency or County Department 
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comments were received which expressed concerns regarding adequacy of the site. 
 
Recommended Conditions of Approval:  
 
None 
 
Finding 1 Conclusion:  
 
Finding 1 can be made as the subject parcel and project site are adequate in size and shape to 
accommodate the proposed biogas offloading facility. 
 
 
Finding 2: That the site for the proposed use relates to streets and highways adequate 

in width and pavement type to carry the quantity and kind of traffic 
generated by the proposed use. 

 
  Existing Conditions Proposed Operation 

Private Road 
 

No N/A N/A 

Public Road Frontage  
 

Yes W. Elkhorn Avenue 
 
Elkhorn Grade 
 

No change 

Direct Access to Public 
Road 
 

Yes W. Elkhorn Avenue 
 
Elkhorn Grade 
 
 

The truck reception point 
proposes to take access 
from W. Elkhorn Avenue 
via an existing 
unimproved access road, 
running north and south 
across the subject parcel 
 

Road Annual Daily Trips 
 

W. Elkhorn Avenue: 300  
 
Elkhorn Grade: less than 100 
 

No change 

Road Classification 
 

W. Elkhorn Avenue 
 
Elkhorn Grade 
 

Local Road 
 
Local Road 

Road Width 
 

W. Elkhorn Avenue 
 
Elkhorn Grade 
 

60-foot Right-of-way 
 
60-80-foot Right-of-way 

Road Surface W. Elkhorn Avenue 
 
Elkhorn Grade 
 
 

Asphalt 
 
Asphalt 
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Traffic Trips Trips associated with existing 
dairy operation and biogas 
upgrading facility maintenance 
 

20-25 round trips during 
construction; and 5-6 
truck and trailer trips per 
day during operation  
 

Traffic Impact Study (TIS) 
Prepared 
 

No A traffic impact study was not 
made a requirement for this 
project 
 

No change 

Road Improvements Required 
 

No N/A 

 
Reviewing Agency/Department Comments Regarding Adequacy of Streets and 
Highways: 
 
Road Maintenance and Operations Division: Elkhorn Avenue is a County maintained road 
classified as a local road with an existing and ultimate 60-foot right-of-way, as per the County 
General Plan.  
 
Elkhorn Grade is a County maintained road with an existing 60-80-foot right-of-way, and an 
ultimate right-of-way of 60 feet, according to the General Plan.  
 
Howard Avenue is County maintained road classified as a local road with an existing, and 
ultimate 60-foot right-of-way, according to the County General Plan. 
 
No other comments specific to the adequacy of streets and highways were expressed by 
reviewing Agencies or Departments.  
 
Finding 2 Analysis: 
 
The project proposes to take access from W. Elkhorn Avenue via an existing unimproved farm 
road. No concerns were expressed about the adequacy of W. Elkhorn Avenue to serve the 
project site, or with the additional traffic impacting Elkhorn Avenue. 
 
Based on the above information, W. Elkhorn Avenue is adequate in width and pavement type to 
accommodate proposed biomethane reception point. 
 
Recommended Conditions of Approval: 
 
None.  
 
Finding 2 Conclusion:  
 
Finding 2 can be made. 
 
Finding 3: That the proposed use will have no adverse effect on abutting property and 

surrounding neighborhood or the permitted use thereof. 
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Surrounding Parcels 
 

 Size: Use: Zoning: Nearest Residence: 
North 
 

139 acres 
 

Pistachio orchard/open 
space 
 

AE-20 None 

South 
 

576.21 acres 
398.59 acres 
 

Field crops AE-20 None 

East 128 acres 
 

Field crops AE-20 None 

West 606.22 acres 
 

Dairy AE-20 0.87 mile 

 
Reviewing Agency/Department Comments: 
 
No comments related to adverse impacts on abutting property, other than those related to 
regulatory requirements were received by any reviewing agencies or departments.  
 
No other comments specific to land use compatibility were expressed by reviewing Agencies or 
Departments. 
 
Finding 3 Analysis: 
 
Based on a review of the site plan and operational statement, there are no features of the 
project which would adversely affect surrounding properties. 
 
Recommended Conditions of Approval:  
 
See recommended Conditions of Approval attached as Exhibit 1. 

 
Finding 3 Conclusion:  
 
Finding 3 can be made as the project will not have an adverse effect upon surrounding 
properties. 
 
Finding 4: That the proposed development is consistent with the General Plan. 
  

Relevant Policies: Consistency/Considerations:  
General Plan Policy LU-A.13: The County 
shall protect agricultural uses by requiring 
buffers between proposed non-agricultural 
uses and adjacent agricultural operations.  
 
 

In the case of this project, the adjacent 
property is owned by the applicant, and the 
proposed use is appurtenant to the existing 
dairy operation. As such no buffer was 
necessary, as no conflicts with any 
surrounding agricultural uses were 
anticipated. 
 

General Plan Policy LU-A.14: The County 
shall ensure that the review of discretionary 
permits include an assessment of the 
conversion of productive agricultural land 

The project involves development of a small 
area of land, approximately 14,000 square-
feet of an existing dairy operation adjacent to 
the edge of the property near the road right-
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Relevant Policies: Consistency/Considerations:  
and that mitigation be required where 
appropriate. 
 
 

of-way. Therefore, the project will not result 
in the conversion of a substantial amount of 
productive agricultural land; accordingly, no 
mitigation has been included. The subject 
parcel is enrolled in the Williamson Act 
program, and as such, the project site may 
be required to modify the Williamson Act 
contract as needed, through a non-renewal 
or cancellation process. 
  

General Plan Policy LU-A.17: The County 
shall, prior to consideration of any 
discretionary project related to land use, 
undertake a water supply evaluation. The 
evaluation shall include the following: 
 

a. A determination that the water supply 
is adequate to meet the highest 
demand that could be permitted on 
the lands in question. If surface water 
is proposed, it must come from a 
reliable source and the supply must 
be made “firm” by water banking or 
other suitable arrangement. If 
groundwater is proposed, a 
hydrogeological investigation may be 
required to confirm the availability of 
water in amounts necessary to meet 
project demand. If the lands in 
question lie in an area of limited 
groundwater, a hydrogeological 
investigation shall be required. 
 

b. A determination of the impact that 
use of the proposed water supply will 
have on other water users in Fresno 
County. If use of surface water is 
proposed, its use must not have a 
significant negative impact on 
agriculture or other water users 
within Fresno County. If use of 
groundwater is proposed, a 
hydrogeological investigation may be 
required. If the lands in question lie in 
an area of limited ground water, a 
hydrogeological investigation shall be 
required. Should the investigation 
determine that significant pumping-
related physical impacts will extend 
beyond the boundary of the property 

The project will not use a substantial amount 
of water. The Applicant’s submitted 
operational statement indicates that 
construction will utilize approximately 80,000 
to 100,000 gallons during construction; and, 
approximately 200-400 gallons per day 
during operation. The project was reviewed 
by the County Water and Natural Resources 
Division, which expressed no concerns 
related to water use, and added that the 
project site is not located in an area of the 
County designated as being water short. 
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Relevant Policies: Consistency/Considerations:  
in question, those impacts shall be 
mitigated. 
 

c. A determination that the proposed 
water supply is sustainable or that 
there is an acceptable plan to 
achieve sustainability. The plan must 
be structured such that it is 
economically, environmentally, and 
technically feasible. In addition, its 
implementation must occur prior to 
long-term and/or irreversible physical 
impacts or significant economic 
hardship to surrounding water users. 

 
General Plan Policy HS-B.1: The County 
shall review project proposals to identify 
potential fire hazards and to evaluate the 
effectiveness of preventative measures to 
reduce the risk to life and property. 
 

The project will be subject to the requirements 
of the current Fire Code and Building Code. 

General Plan Policy HS-F.1: The County 
shall require that facilities that handle 
hazardous materials or hazardous wastes be 
designed, constructed, and operated in 
accordance with applicable hazardous 
materials and waste management laws and 
regulations. 
 
Within 30 days of the occurrence of any of 
the following events the applicant/operators 
shall update their online Hazardous 
Materials Business Plan and site map 
(http://cers.calepa.ca.gov/):  
  
1. There is a 100% or more increase in 

the quantities of a previously 
disclosed material; 

 
2. The facility begins handling a 

previously undisclosed material at or 
above the HMBP threshold amounts. 

 
3. Change in site map or hazardous 

storage locations. 
 
The business shall certify that a review of 
the business plan has been conducted at 
least once a year, and that any necessary 
changes were made and that the changes 
were submitted to the local agency.  

All hazardous wastes shall be handled in 
accordance with requirements set forth in the 
California Code of Regulations (CCR), Title 
22, Division 4.5 
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Relevant Policies: Consistency/Considerations:  
 
 
General Plan Policy HS-F.2: The County 
shall require that applications for 
discretionary development project that will 
use hazardous materials or generate 
hazardous waste in large quantities include 
detailed information concerning hazardous 
waste reduction, recycling, and storage. 
 

The proposed facility is not anticipated to use 
hazardous materials or generate hazardous 
wastes large quantities. However, if any 
handling of hazardous materials or 
generation of hazardous waste occurs, the 
project may be required to update its 
hazardous materials business plan. 

 
Reviewing Agency Comments: 
 
Policy Planning Unit, Development Services Division: Pursuant to Fresno County Williamson 
Act program guidelines, the use of land enrolled in the program is limited to commercial 
agricultural operations and other compatible uses adopted by the Board of Supervisors. 
 
Biomethane facilities are not considered compatible uses on land enrolled in the Williamson Act 
program; therefore the 14,000 square-foot expansion area proposed to be connected to the 
existing biomethane facility must be removed from the program through the contract non-
renewal process. 
 
No other comments specific to General Plan Policy were expressed by reviewing Agencies or 
Departments. 
 
Finding 4 Analysis: 
 
The project is consistent with the General Plan policies other than the subject parcel is enrolled 
in the Williamson Act program which imposes certain restrictions on the use of land under 
contract. The proposed project is not considered a compatible use on land under contract; 
therefore, the property owner was required to record a Notice of Nonrenewal of the contract on 
the 14,000 +/- square-foot portion of land proposed for use as a biomethane reception point.   
 
Recommended Conditions of Approval:  
 
None  
 
Finding 4 Conclusion:  
 
Finding 4 can be made based on the factors discussed above, and compliance with the notice 
of nonrenewal requirement under the Williamson Act.  The proposed biogas offloading facility 
can be found to be consistent with General Plan. 
 
Finding 5: That the conditions stated in the resolution are deemed necessary to 

protect the public health, safety, and general welfare. 
 
Finding 5 Analysis: 
 
The proposed Mitigation Measures and Conditions of Approval were developed based on 
studies and consultation with specifically qualified staff, consultants, and outside agencies. They 
were developed to address the specific impacts of the proposed project and were designed to 
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address the public health, safety and welfare. Additional comments and project notes have been 
included to assist in identifying existing non-discretionary regulations that also apply to the 
project. The Applicant has not advised staff of any specific objection to the proposed Conditions 
of Approval. 
 
Finding 5 Conclusion: 
 
Finding 5 can be made 
 
PUBLIC COMMENT:  
 
None  
 
SUMMARY/CONCLUSION: 
 
Based on the factors cited in the analysis, staff believes the required Findings for granting the 
Unclassified Conditional Use Permit can be made. Staff therefore recommends approval of 
Unclassified Conditional Use Permit Application No. 3719, amending CUP 3642, subject to the 
recommended Conditions of Approval and mandatory project notes. 
 
PLANNING COMMISSION MOTIONS: 
 
Recommended Motion (Approval Action) 
 
• Move to determine the required Findings can be made based on the analyses described 

within the staff report and move to approve Unclassified Conditional Use Permit Application 
No. 3719, amending Unclassified Conditional Use Permit No. 3642. subject to the 
Conditions of Approval and Project Notes listed in Exhibit 1; and 

 
• Direct the Secretary to prepare a Resolution documenting the Commission’s action. 
 
Alternative Motion (Denial Action) 
 
• Move to determine that the required Findings cannot be made (state basis for not making 

the Findings) and move to deny Unclassified Conditional Use Permit Application No. 3719; 
and 

 
• Direct the Secretary to prepare a Resolution documenting the Commission’s action. 
 
Mitigation Measures, Recommended Conditions of Approval and Project Notes: 
 
See attached Exhibit 1. 
 
JS:jp 
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Conditions of Approval 

1. All Mitigation Measures, Conditions of Approval, and Project Notes for Unclassified Conditional Use Permit Nos. 3642-3647 shall 
remain in effect, except as modified with the approval of Unclassified Conditional Use Permit No. 3719. 

2. Development and operation shall be in substantial conformance with the approved Site Plans, Detail Drawings, Elevation Drawings 
and Operational Statement. 

 Conditions of Approval reference recommended Conditions for the project. 

Notes 

The following Notes reference mandatory requirements of Fresno County or other Agencies and are provided as information to the project Applicant. 

1. The approval of this Conditional Use Permit shall become void if there has not been substantial development within two (2) years 
after the approval of said Conditional Use Permit; or if there has been a cessation in the occupancy or use of land or structures 
authorized by said Conditional Use Permit for a period in excess of two (2) years. 

2. Plans, Permits and Inspections will be required for all on-site improvements. 

3. For unpaved or gravel surface access roads, the first 100 feet off of the edge of the County road right-of-way must be graded 
and asphalt concrete paved or treated with a dust palliative. 

4. Any existing or proposed driveway shall be set back a minimum of ten (10) feet from the property line. 

5. If not already present, a ten-foot by ten-foot corner cut-off shall be improved for sight distance purposes at any proposed 
driveway accessing W. Elkhorn Avenue, Howard Avenue, Elkhorn Grade, or Cerini Avenue. 

6. If during development activities, any oil or natural gas wells are encountered that were not part of this review, the property 
owner/project proponent is expected to notify the California Department of Conservation, Geologic Energy Management 
Division (CALGEM), construction site well review engineer in the Inland District Office, and file for Division review, an 
amended site plan with well casing diagrams.  

7. Any additional storm water runoff generated by the proposed development cannot be drained across property lines or into the 
road right-of-way, and must be retained on-site, as per County standards. 

8. An encroachment permit from the Road Maintenance and Operations Division of the Fresno County Department of Public Works and 
Planning will be required for any work done in the County right-of-way. 

9. All proposed improvements shall be located outside of the County road right-of-way. Setbacks to proposed structures shall be 
measured from the ultimate County road right-of-way.  

EXHIBIT 1

Unclassified Conditional Use Permit Application No. 3719 
Conditions of Approval and Project Notes 

EXH
IBIT 1



Notes 

10. The proposed use shall comply with the Fresno County Noise Ordinance, Section 8.40 of the Fresno County Ordinance Code. 

11. The project shall comply with the provisions of the Fresno County Flood Hazard Ordinance, Fresno County Ordinance Code Section 
15.48. Any structure, tank, electrical panels or other equipment placed within the flood hazard area will require an elevation certificate 
(1988 Datum) prepared by a licensed land surveyor. 

12. According to FEMA, FIRM Panel 2850 J, a portion of the subject property is found to be under Flood Zone A, subject to flooding from 
the 100-year storm. Any development within the special flood hazard area, shall conform to the requirements of Title 15, Chapter 
15.48 Flood Hazard Areas, of the Fresno County Ordinance Code. 

13. Within 30 days of the occurrence of any of the following events, the Applicant/operator shall update their online Hazardous 
Materials Business Plan and site map: 

1. There is a 100% or more increase in the quantities of a previously disclosed material;

2. The facility begins handling a previously undisclosed material at or above the HMBP threshold amounts.

The business shall certify that a review of the business plan has been conducted at least once every year and that any 
necessary changes were made and that the changes were submitted to the local agency.   

All hazardous waste shall be handled in accordance with requirements set forth in the California Code of Regulations (CCR), 
Title 22, Division 4.5.  This Division discusses proper labeling, storage and handling of hazardous wastes. 

If the anaerobic digester process requires accepting manure or other feedstock from other than their own property, the facility 
would be subject to the Transfer/Processing Operations and Facilities Regulatory Requirements (Title 14, California Code of 
Regulations, Division 7, Chapter 3, and Article 6.0-6.35).  

14. Any proposed uses within the PG&E fee strip and/or easement may include a California Public Utilities Commission (CPUC) 
Section 851 filing, which requires CPUC to render approval for a conveyance of rights for specific uses on PG&E’s fee strip or 
easement. PG&E will advise if the necessity to incorporate a CPUC Section 851 filing is required. 

15. The Burrel Union Elementary School District and the Riverdale Joint Unified School District in which you are proposing construction 
are authorized by State law to adopt a resolution requiring the payment of a construction fee. If this occurs, the County, in 
accordance with State Law which authorizes the fee, will not be able to issue a building permit without certification from the school 
district that the fee has been paid. An official certification form will be provided by the County when application is made for a building 
permit. 

 JS:jp 
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3711 Meadowview Dr. 
Suite 100 
Redding, CA 96002 
www.maasenergy.com  

 

 

 

Project Description and Operational Statement 
 

Five Points Pipeline Biomethane Reception Point 
Five Points Pipeline, LLC 

 

Prepared by Maas Energy Works, Inc 
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3711 Meadowview Dr. 
Suite 100 
Redding, CA 96002 
www.maasenergy.com  

Project Description 
Project Details 
The Five Points Pipeline Cluster Project (Initial Study 7608 CUP 3642-3647) was a 

dairy biogas collection and biomethane injection project. The previously approved project 
included the addition of dairy digesters, a cleanup facility (Hub) and a HDPE gathering 
pipeline to transport the digesters’ biomethane to the Cleanup Facility (“Hub”). After being 
cleaned to PG&E pipeline quality, the biomethane is injected into the PG&E pipeline. The 
Five Points Pipeline Biomethane Reception Point (“Proposed Project”) is an amendment to 
IS 7608 CUP 3642-3647. 
 
The biogas collected by the previously approved project comes from individual dairy 
digesters located on nearby dairy farms. The proposed project aims to deliver biomethane 
to the previously permitted Hub from additional (separately permitted) digesters, at dairies 
located outside of the immediate vicinity.  
 
To achieve this, the project proposes to incorporate a Biomethane Reception Point, 
centrally located at the Five Points Cleanup Facility. This Reception Point will allow the Hub 
to receive biomethane from the dairies via tube trailers so that additional biomethane can 
be incorporated into the project without the need for extensive pipeline installation. The 
biogas will be cleaned to create PG&E pipeline quality biomethane prior to being loaded 
into the trucks and arriving at the Hub. Therefore, the Hub equipment will only be utilized 
to ensure compatible compression into the PG&E Injection Point.  

Biomethane Reception Point Operational Statement  
  The Biomethane Reception Point (“Reception Point”) will be an 8’x8’ concrete 
Defueling equipment area, an adjacent 100’ x 75’ concrete slab, and an adjacent 100’ x 65’ 
gravel truck turn-around area (see site plans attached). (Dimensions are approximate as 
engineering is in progress).  

The larger (100’x75’) concrete slab will support k-rails, fill posts and truck staging. The fill 
posts will be used for offloading the biomethane. A fill post is a metal post standing on top 
a K- Rail to host and support the offloading hose (part of the Defueling system).  
 
The smaller (8’x8’) concrete area will support a Defueling system which will consist of 
various equipment designed to offload biomethane from trucks and inject into the existing 
biomethane interconnection point. This equipment includes hoses, biomethane heaters, 
regulators, heat exchangers, meters and glycol pumps. The hose is a high-pressure rating 
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hose on the last section of the gas line coming from the trailer to the Defueler system. The 
hose contains a safety quick disconnect device, as well as at 1"  fitting that connects directly 
into the trailer to offload the methane.  The Defueling system will use up to 60 amps of 
electricity to heat the incoming biomethane and prevent it from freezing during the 
offloading process. The biomethane meter will measure the total volume of biomethane 
offloaded by the trucks to complete the custody transfer process of biomethane. The 
Biomethane Reception Point will be designed to receive up to 6 trailer loads of biomethane 
per day. This system will be monitored 24/7 remotely and in person, weekly.  

Proposed Operating Hours and Periods of Peak Use: 
The Biomethane Reception Point will be available and operational 24/7 but will only 

be accessible only by private vehicles. The peak operational timeframe is during daylight 
hours. Offloading will take approximately 5-6.5 hours per vehicle.  

On Site Employees and Visitors 
The property is not open to the public. The site will require about 10 hours per week 

of maintenance from one employee. Between two and fifteen people will be on site during 
offloading, as biomethane offloading requires teams of at least two. On average, around 
three people at a time are anticipated at the project site.  

Surrounding Vicinity  
A vicinity map is included with this application showing the proposed location of the 

Biomethane Reception Point, as well as its proximity to nearby operations. Nearby 
operations include the Five Points Cleanup Facility, a dairy farm, and surrounding 
agricultural cropland.  

How the Proposed Operation Relates to Nearby Use:  
The proposed Biomethane Reception Point is consistent with nearby uses. The 

neighboring facility is a biogas cleanup hub that receives biogas from the anaerobic 
digesters on nearby dairy farms. The surrounding areas are almost entirely agricultural and 
are zoned for agricultural uses. The proposed facilities will not disturb but further utilize 
and sustain the standard agricultural processes and existing facilities.  

Intended Use of All Structures 
The Biomethane Reception Point will consist of a concrete slab and decompression 

and heating equipment. No buildings are proposed.  

Size of Structures 
The Reception Point’s concrete slab will be approximately 100’ x 75’.  
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Type and Number of Commercial Vehicles Used 
The Biomethane Reception point will receive loads of biomethane from up to 6 tube 

trailers per day.  

Hazardous Materials  
This project incentivizes the capturing and repurposing of biogas that would 

otherwise be released into the atmosphere. The biogas will be cleaned to remove the 
sulfur and CO2, to create biomethane, prior to being hauled by trucks to the Biomethane 
Reception Point. Under the “Initial Study Environmental Checklist Form, Hazards and 
Hazardous Materials” section, all components of Initial Study 7608 CUP 3642-3647 received 
a “less than significant impact” or “no impact” determination. The proposed project will 
have a comparatively less significant impact as any materials that could be considered 
hazardous will be cleaned or removed prior to arriving at the Biomethane Reception Point.  

The Biomethane Reception Point is an offloading location. There is no on-site storage of the 
biomethane involved. As soon as the biomethane is offloaded, it will be sent to equipment 
at the adjacent Hub and immediately be injected into the PG&E pipeline.  
 
The project does involve the transport of (bio)methane. Methane is non-toxic but handling 
it can be hazardous if done improperly. All portions of the project will comply with the 
CPUC’s Safety Enforcement Division (SED) General Order 112-F as applicable. Handling of 
hazardous materials are regulated by federal and State laws, which minimizes worker 
safety risks from both physical and chemical hazards in the workplace. The proposed 
equipment is engineered and designed to handle the proposed materials, flows and 
pressures in a safe and effective manner, as described above. While the routine use of the 
methane gas will occur, risk to the public as a result of its transport or accidental release is 
less than significant (reference IS 7608).  
 

Public Health and Safety Considerations 
Methane is naturally odorless, so no additional impacts to odor are anticipated. To 

manage dust during construction, the project will follow best management practices, as 
defined by region 5 of the Regional Water Board. This may include watering of high-traffic 
areas. During normal operation, all site surfaces will produce negligible dust. 

 
  Additional lighting will be added and mitigated so that no additional light pollution is 
anticipated. Lights will be hooded and arranged to direct light away from adjoining 
properties.  
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The project will result in a temporary increase in noise during installation of 
equipment over approximately six months. During operations, there will be insignificant 
noise level increases over the present use of the land. The site already employs the use of 
tractors, trucks, and pumps, so any additional noise generated by the project are 
anticipated to be inconsequential.  
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7. 

8. 

9. 

10. 

11. 

12. 

13. 

14. 

Order for Existing Milk Cow Dairies, Order No. R5-2013-0122. 

Any additional runoff generated by the proposed developed of this site should be retained on site. 

An encroachment permit from the Road Maintenance and Operations Division of the Fresno County Department of Public Works and 
Planning will be required for any work done in the County right-of-way. 

All proposed improvements shall be located outside of the County road right-of-way. Setbacks to proposed structures shall be 
measured from the ultimate County road right-of-way. 

This application shall comply with California Code of Regulation Title 24 - Fire Code. Prior to receiving Fresno County Fire Protection 
District (FCFPD) conditions of approval for this project, the Applicant shall submit construction plans to the County of Fresno 
Department Public Works and Planning for review. It is the Applicant's responsibility to deliver three sets of plans to FCFPD. This 
project shall annex to Community Facilities District No. 2010-01 and will be subject to the requirements of the current Fire Code and 
Building Code when a building permit or certificate of occupancy is sought. FCFPD requirements may include, but are not limited to: 
water flow requirements, water storage requirements, fire pumps, road access, Public Resources Code 4290, fire hydrants, fire 
sprinkler systems, fire alarm systems, premises identification and Title 15.60 County Ordinance. 

Prior to the production of compost from operations of the digester, the facility shall apply for and obtain a permit to operate a solid 
waste facility from the County of Fresno Department of Public Health, Environmental Health Division acting as the Local Enforcement 
Agency. Please contract Solid Waste staff at (559) 600-3271 for more information. 

The projects shall comply with the provisions of the Fresno County Flood Hazard Ordinance, Fresno County Ordinance Code Section 
15.48. Any structure, tank, electrical panels or other equipment placed within the flood hazard area will require an elevation certificate 
(1988 Datum) prepared by a licensed land surveyor. 

For all County-maintained road crossings, the Applicant shall be required to: 

• Execute an agreement with the County, assuming financial responsibility for and repair of any impacts to the County
maintained roadways resulting from the installation or operation of underground infrastructure and/or signage within the 
County right-of-way. 

• Acquire valid encroachment permits prior to construction of any crossings. 

• Provide both hard-copy and digital, stamped As-Built engineering drawings detailing all infrastructure within the County right
of-way. 

At any road crossings, the proposed pipeline shall be encased in a steel sleeve (diameter and wall thickness as appropriate for the 
size of the carrier pipe). 

All County road crossings of the proposed pipeline shall be bored and sleeved in a steel casing, which shall extend from right-of-way 
line to right-of-way line of the road. All such road crossings shall be designed by a registered civil engineer and reviewed by and 

ermitted throu h the Road Maintenance and 0 erations Division of the Fresno Count De artment of Public Works and Plannin . 
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No longitudinal encroachments of the proposed pipeline shall be allowed in the County road right-of-way. 

Any electrical interconnects shall be located outside of the County right-of-way unless the facilities are deeded to Pacific Gas and 
Electric (PG&E) for maintenance purposes. 

The Applicants and or entities shall register with Underground Service Alert (USA) North, and pay annual fees to ensure that USA is 
notified any time there is a proposed excavation in proximity to the pipeline. 

The project shall comply with the Health and Safety Element of the Fresno County General Plan and the provisions of Chapter 8.40 -
Noise Control of the Fresno County Ordinance Code. 

Within 30 days of the occurrence of any of the following events, the Applicant/operators shall update their online Hazardous Materials 
Business Plan (HMBP) and Site Map: 

1. There is a 100 percent or more increase in the quantities of a previously undisclosed material; or 

2. The facility begins handling a previously undisclosed material at or above the HMBP threshold levels. 

The proposed operation shall certify that a review of the business plan has been conducted at least once every year and that any 
necessary changes were made and that the changes were submitted to the local agency. 

All hazardous waste shall be handled in accordance the requirements set forth in the California Code of Regulations (CCR), Title 22, 
Division 4.5, which discusses proper labeling, storage and handling of hazardous wastes. 

If the anaerobic digester process requires accepting manure or other feedstock from off site, the facility will be subject to the 
Transfer/Processing Operations and Facilities Regulatory Requirements [Title 14, California Code of Regulations (CCR), Division 7, 
Chapter 3, Articles 6.0-6.35]. 

According to the Applicant's submitted operational statement, the proposed operation entails that separated solids from the 
anaerobic digesters will be disposed of at an appropriate solid waste facility. If the facilities change operations to use the separated 
solids for composting, the Applicants/operators shall, prior to the production of compost from digester operations, apply for and 
obtain a permit to operate a Solid Waste Facility from the County of Fresno Department of Public Health, Environmental Health 
Division (Local Enforcement Agency). 

The Applicant and property owner of each parcel to be traversed by or contain any portion of the proposed pipeline shall create and 
record pipeline easement(s) with exhibit maps with the County of Fresno for the entire pipeline. 

All of the participating dairies are regulated by the Regional Water Quality Control Board, under the Dairy General Order, and are 
required to have a Waste Management Plan and Certificate of Waste Discharge. 
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