
 

 

 

 

CEQA INITIAL STUDY 

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

1. Project title: Rezone Application No. PLN2015-0032 – 
Belkorp AG 

2. Lead agency name and address: Stanislaus County 
1010 10

th
 Street, Suite 3400 

Modesto, CA   95354 
 

3. Contact person and phone number: Rachel Wyse, Associate Planner 
 

4. Project location: 4618 Nunes Road, east of Highway 99, west of 
N. Golden State Blvd., in the Keyes area. 
(APN: 045-049-011, 045-049-012, 045-050-
001, 045-050-011, 045-050-012). 
 

5. Project sponsor’s name and address: Belkorp AG – Tim Stokes 
2413 Crows Landing Road 
Modesto, CA  95358 
 

6. General Plan designation: 
 
7.         Community Plan designation 

Planned Development 
 
HC (Highway Commercial) 
 

8. Zoning: PD 302 (Planned Development) and A-2-10 
(General Agriculture) 
 

9. Description of project:  
 

Request to rezone a 17.3± acre project site, from expired PD 302 and A-2-10 to a new PD (Planned Development), to 
allow H-1 uses and to establish an agricultural equipment dealership, construct a 57,000 square foot, two-story building 
for service maintenance, retail sales, parts, and administrative offices, allow outdoor display areas for agricultural 
equipment, develop a 74-space parking lot and driveways and construct an approximately one acre drainage basin 
south of the proposed building.  Golden State Boulevard will provide primary access to the site.  All existing driveways 
on Nunes Road shall be removed, except for a secondary access, south of the 8

th
 Street/Grace Avenue intersection, on 

the northern boundary of the site.  Acreage southeast of the building on APN 045-050-012 and APN 045-050-011 will 
be rezoned but left vacant and unimproved.  This acreage may be utilized by other businesses provided the appropriate 
land use and building permits are obtained. 
 
The project site is currently vacant and unimproved, except for the northwestern portion of the site which has the 
remnant foundations, three driveways, and drainage basin associated with the previous on-site trucking business.  An 
Archaeological and Biological Survey were conducted on the 17.3± site.  The archaeological survey determined that no 
historical, archaeological, or cultural resources were likely to occur on site.  The biological survey determined that no 
special status plants, wildlife, or Waters of the US were likely to occur on the site, nor were they present at the time of 
the biological survey. 
 
As additional background information, in April of 2000, the Board of Supervisors adopted a new Community Plan for the 
unincorporated community of Keyes along with an Environmental Impact Report (EIR).  That EIR identified potential 
environmental issues and a series of Mitigation Measures were developed to reduce their impacts to less than 
significant level.  Those individual mitigations, as appropriate case by case, apply to projects within the area of the 
Keyes Community Plan.  The Mitigation Monitoring and Reporting Plan (MMRP) for the Keyes EIR is attached to this 
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Initial Study.  Appropriate mitigation measures in each subject are listed alone or alongside mitigation measures 
identified as a part of the Early Consultation referral for this project.  Some mitigation measures listed are based on the 
Keyes Community Plan MMRP, but have been modified and updated due to changes in development standards, so as 
to provide equal or greater protection than the original MMRP mitigation measures.  In some cases, standard 
Conditions of Approvals now address previously identified Mitigation Measures. The details of the Keyes EIR mitigation 
measures can be found in the attached Keyes Community Plan MMRP. 

10. Surrounding land uses and setting: Vacant A-2-10 zoned property with a Planned 
Development General Plan to the east; Hwy 
99, and vineyards to the south and west; 
Nunes Road, residences, and Keyes Union 
School District to the north. 
 

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

 
Stanislaus County Department of Public Works 
Stanislaus County Department of 
Environmental Resources 
Stanislaus Fire Prevention Bureau 
LAFCO 
Keyes Community Services District 
Turlock Irrigation District 
San Joaquin Valley Air Pollution Control 
District 
Regional Water Quality Control Board 
CA Department of Fish and Wildlife 
 

 
12.          Attachments: 

 
Maps 
Archaeological Survey 
Biological Survey 
Mitigation Monitoring Plan (MMP) 
Keyes Community Plan MMP 
Mitigated Negative Declaration 

 



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 
impact that is a “Potentially Significant Impact” as indicated by the checklist on the following pages. 
 ☒☒☒☒Aesthetics ☐☐☐☐ Agriculture & Forestry Resources ☐☐☐☐ Air Quality ☒☒☒☒Biological Resources ☐☐☐☐ Cultural Resources ☐☐☐☐ Geology / Soils ☐☐☐☐Greenhouse Gas Emissions ☐☐☐☐ Hazards & Hazardous Materials ☐☐☐☐ Hydrology / Water Quality ☐☐☐☐ Land Use / Planning ☐☐☐☐ Mineral Resources ☐☐☐☐ Noise ☐☐☐☐ Population / Housing ☐☐☐☐ Public Services ☐☐☐☐ Recreation ☐☐☐☐ Transportation / Traffic ☐☐☐☐ Utilities / Service Systems ☐☐☐☐ 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. 

☐ 
 
I 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. 

☐ 
 
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. 

 
 
 
 
Rachel Wyse       August 6, 2015     
Prepared by       Date 
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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 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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 
buildings within a state scenic highway? 

   X 

c) Substantially degrade the existing visual character or 
quality of the site and its surroundings? 

   X 

d) Create a new source of substantial light or glare which 
would adversely affect day or nighttime views in the area? 

 X   

 
Discussion: The project site is bordered by State Route (SR) 99, Nunes Road, and North Golden State Boulevard, in 
the unincorporated community of Keyes, just north of the Keyes Road Overpass and the northbound SR 99 on and off 
ramps.  The project site is within the Keyes Community Plan boundaries.  The Keyes Community Plan, adopted by the 
Board of Supervisors in April of 2000, identifies the project site as a Gateway area to Keyes, visible from SR 99, that 
should be designed and landscaped to improve and enhance the appearance of the site and area.  A separate landscape 
plan has not been submitted to date; however, the site plan indicates the use of drought tolerant landscaping in the 
display area and existing landscaping on the Nunes Road and SR 99 frontages.  A final landscape plan, in compliance 
with the State Water Model Ordinance and in awareness of the drought, will be required at the time of building permit 
submittal. 

There is no existing design criteria for the Keyes Community; however, the Keyes Community Plan encourages attractive 
and orderly development which preserves a small town atmosphere; the development of large, non-residential sites, with 
generous landscaping and Highway Commercial type uses along SR 99/Keyes Road Interchange; and the development 
of “Gateway” treatments and positive, high quality landscaped edges along SR 99 and major roads.  These requirements 
will be addressed through PD development standards, consistent with the Keyes Community Plan, for this project, with 
design attention paid to the appearance of the rear of the building facing SR 99 and the Keyes Road Interchange, 
signage, and “Gateway” and landscape treatments. 

Operating hours are Monday thru Saturday, from 7:00 a.m. to 6:00 p.m.  Due to the orientation of the driveways, it is 
possible that vehicle lights will have an impact on homes 258± feet to the north of the project’s proposed driveway on 
Nunes Road, during the winter months.  Because the proposed business will close by 6:00 p.m., this impact is expected to 
be less than significant; however, to insure that the neighbors to the north are not impacted, a condition of approval will be 
added to the project requiring that traffic leaving the site near dusk, shall utilize the Golden State Boulevard entrance/exit.  
The North Golden State Boulevard driveway is across from the vacant, northeastern-most portion of the subject parcel 
which will also be rezoned to Planned Development.  Consequently, traffic utilizing the Golden State exit is not expected 
to result in impacts caused by vehicle lights.  The building will have wall pack security lights and 30-foot light poles will be 
installed in the parking lot as required for parking lot safety.  Improvements to the site will result in a new source of 
substantial light and glare which could adversely affect day and/or nighttime views in the area.  Mitigation measures have 
been added to reduce illumination impacts to less than significant.  Keyes MMRP Mitigation Measures Nos. 16, 17 on 
Page 18 of the MMRP. 

Mitigation:  
1. New multi-story development shall minimize the use of reflective surface and have those reflective surfaces 

which are used to be oriented in such a manner so as to reduce glare impacts along roadways. 
 

2. 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 the Stanislaus 
County General Plan and Support Documentation

1
. 
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Discussion: The project site is classified as Urban and Built-Up Land by the Farmland Mapping and Monitoring 
Program and contains Dinuba and Hanford sandy loam soils.  The site is currently zoned as expired P-D (302), which was 
approved as Rezone 2005-14 – Cherokee Plaza/Patricia Cochran on May 23, 2006, to allow construction of a 50,000 
square foot beauty college, restaurants, and retail services on seven acres of the current project site.  Prior to this rezone, 
the property was zoned PD (55) in 1979 to allow a trucking business which utilized the site in one form or another until 
2005.  This site is not enrolled in a Williamson Act Contract. 

The existing Stanislaus County General Plan designation and Keyes Community Plan designation for this site is Planned 
Development and Highway Commercial respectively.  According to the Keyes Community Plan, Planned Development in 
this area is expected to function similar to the General Plan designations of Highway Commercial and Planned Industrial 
with a focus on light industrial uses east of SR 99 and heavy industrial uses west of SR 99.  The parcels north of the site 
are zoned H-1 (Highway Frontage), R-1 (Single-Family) R-2 (Medium Density Residential) and R-3 (Multi-Family).  There 
are vacant A-2-10 zoned properties with a Planned Development General Plan to the east; Highway 99, and vineyards to 
the south and west; Nunes Road, residential homes, and Keyes Union School District to the north.  A-2-10 zoned parcels 
in the immediate vicinity appear to be vacant and unimproved and fallow, as per the County’s Geographical Information 
System (GIS) 2013 aerial photos and site visit.  The County has a Right-to-Farm Ordinance in place to protect the 
agricultural users in the area from unjust nuisance complaints; however, there does not appear to be any agricultural 
crops in the immediate vicinity of the project site. 

 

 

II.  AGRICULTURE AND FOREST RESOURCES:  In 
determining whether impacts to agricultural resources are 
significant environmental effects, lead agencies may refer 
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: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

   X 

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

   X 

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))? 

   X 

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

   X 

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? 

  X  
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Lands within the Keyes Community Plan area, with a General Plan of Agriculture are subject to farmland mitigation upon 
submittal of a General Plan Amendment/Rezone application.  Because the project site is within the Keyes Community 
Plan area already designated as Highway Commercial and designated as Planned Development in the County General 
Plan, it is not subject to the Keyes Community Plan’s one to one [acre] farmland mitigation.  Keyes MMRP Mitigation 
Measures Nos. 4.1-1 and 4.1-4 on Page 4 of the MMRP. 

Mitigation: None 
 
References: Rezone 2005-14  - Cherokee Plaza/Patricia Cochran (P-D [302]); Stanislaus County Zoning Ordinance; 
the California State Department of Conservation Farmland Mapping and Monitoring Program - Stanislaus County 
Farmland 2004; Department of Conservation California Farmland Finder; USDA – NRCS Web Soil Survey; Stanislaus 
County GIS; Keyes Community Plan MMRP; and the Stanislaus County General Plan and Support Documentation

1
. 

 

 

III.  AIR QUALITY:  Where available, the significance 
criteria established by the applicable air quality 
management or air pollution control district may be relied 
upon to make the following determinations. -- Would the 
project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Conflict with or obstruct implementation of the 
applicable air quality plan? 

  X  

b) Violate any air quality standard or contribute 
substantially to an existing or projected air quality 
violation? 

  X  

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 
quality standard (including releasing emissions which 
exceed quantitative thresholds for ozone precursors)? 

  X  

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

  X  

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

   X 

 
Discussion: The proposed project is located within the San Joaquin Valley Air Basin (SJVAB) and, therefore, falls 
under the jurisdiction of the San Joaquin Valley Air Pollution Control District (SJVAPCD).  In conjunction with the 
Stanislaus Council of Governments (StanCOG), the SJVAPCD is responsible for formulating and implementing air 
pollution control strategies.  The SJVAPCD’s most recent air quality plans are the 2007 PM10 (respirable particulate 
matter) Maintenance Plan, the 2008 PM2.5 (fine particulate matter) Plan, and the 2007 Ozone Plan.  These plans 
establish a comprehensive air pollution control program leading to the attainment of state and federal air quality standards 
in the SJVAB, which has been classified as “extreme non-attainment” for ozone, “attainment” for respirable particulate 
matter (PM-10), and “non-attainment” for PM 2.5, as defined by the Federal Clean Air Act. 

The primary source of air pollutants generated by this project would be classified as being generated from "mobile" 
sources.  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 EPA which sets emissions for vehicles and acts on 
issues regarding cleaner burning fuels and alternative fuel technologies.  As such, the District has addressed most criteria 
air pollutants through basin wide programs and policies to prevent cumulative deterioration of air quality within the Basin.  
The project will increase traffic in the area and, thereby, impacting air quality.  The applicant estimates that there will be a 
maximum of 50 employees on shift, approximately 30 daily customers, 10 of which would visit the site during peak hours, 
and up to 10 truck trips per day, resulting in a 5% increase in truck traffic for the area.  The nearest sensitive receptors are 
the residences and Keyes Elementary School and School District approximately 200± feet north of the project site. 

Potential impacts on local and regional air quality are anticipated to be less than significant, falling below SJVAPCD 
thresholds, as a result of the nature of the proposed project and project’s operation after construction.  Implementation of 
the proposed project would fall below the SJVAPCD significance thresholds for both short-term construction and long-
term operational emissions, as discussed below.  Because construction and operation of the project would not exceed the 
SJVAPCD significance thresholds, the proposed project would not increase the frequency or severity of existing air quality 
standards or the interim emission reductions specified in the air plans. 
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For these reasons, the proposed project would be consistent with the applicable air quality plans.  Also, the proposed 
project would not conflict with applicable regional plans or policies adopted by agencies with jurisdiction over the project 
and would be considered to have a less than significant impact. 

Construction activities associated with new development can temporarily increase localized PM10, PM2.5, volatile organic 
compound (VOC), nitrogen oxides (NOX), sulfur oxides (SOX), and carbon monoxide (CO) concentrations a project’s 
vicinity.  The primary source of construction-related CO, SOX, VOC, and NOX emission is gasoline and diesel-powered, 
heavy-duty mobile construction equipment.  Primary sources of PM10 and PM2.5 emissions are generally clearing and 
demolition activities, grading operations, construction vehicle traffic on unpaved ground, and wind blowing over exposed 
surfaces. 

Construction activities associated with the proposed project would consist primarily of construction of the 57,000 square 
foot store, associated parking lot, and drainage basin.  These activities would not require any substantial use of heavy-
duty construction equipment and would require little or no demolition or grading as the site is presently unimproved and 
considered to be topographically flat.  Consequently, emissions would be minimal.  Furthermore, all construction activities 
would occur in compliance with all SJVAPCD regulations; therefore, construction emissions would be less than significant 
without mitigation. 

Operational emissions would be generated by mobile sources as a result of passenger vehicles going to and from work 
and the estimated 30 customers per day.  The project’s Early Consultation referral and the Keyes Community Plan 
Mitigation Monitoring and Reporting Plan (MMRP) was referred to SJVAPCD with a request that staff review the MMRP’s 
mitigation measures and revise or amend as needed.  SJVAPCD staff indicated that the project was subject to the 
SJVAPCD’s Rule 9510 Indirect Sources Rule (ISR), and that the MMRP’s mitigation measures did not need to be added 
to this project.  Keyes MMRP Mitigation Measures Nos. 4.4-1(a) and 4.4-2(a) on Pages 11-14 of the MMRP. 

Mitigation: None. 
 
References: Email referral response from the San Joaquin Valley Air Pollution Control District dated July 31, 2015; 
San Joaquin Valley Air Pollution Control District - Regulation VIII Fugitive Dust/PM-10 Synopsis; and the Stanislaus 
County General Plan and Support Documentation

1 

 

 
 

IV.  BIOLOGICAL RESOURCES -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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? 

  X  

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 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

 X   

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, 
etc.) through direct removal, filling, hydrological 
interruption, or other means? 

  X  

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? 

  X  

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

   X 
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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? 

   X 

 
Discussion: The property is currently unimproved and zoned P-D (302) (Planned Development) on the western half of 
the project site and A-2-10 on the eastern half of the project site.  Early consultation referral responses have not been 
received from the U.S. Fish and Wildlife Service; however, the California Department of Fish and Wildlife (CDFW) 
(formerly the Department of Fish and Game) responded with several project recommendations for nesting birds, such as 
Swainson’s hawk (SWHA) and Burrowing Owl.  SWHA recommendations included: pre-construction surveys for ground 
disturbing activities occurring during the breeding season (February through mid-September) and compensation for the 
loss of SWHA habitat.  Burrowing Owl recommendations include pre-construction surveys for burrowing owl regardless of 
when construction will occur to identify any burrowing owl that may occur on the project site.  Should Burrowing Owl(s) be 
found, it is recommended that: 1) impacts to occupied burrows be avoided in accordance with the table provided (in their 
referral response) which includes burrowing owl location, time of year, and level of disturbance, and; 2) that foraging 
habitat be acquired and permanently protected to offset the loss of foraging and burrow habitat, and; 3) replacement of 
occupied burrows with artificial burrow at a ratio of one burrow collapsed to one artificial burrow constructed, as mitigation 
for the potential significant impact of evicting a burrowing owl, if a biologist knowledgeable with the species determines 
that suitable burrows are a potential limiting factor for burrowing owl.  (See CDFW referral response dated April 27, 2015) 
 
A biological survey, dated June 26, 2015, and completed by Diane Moore, of Moore Biological Consultants, was 
conducted in response to the CDFW referral response.  A field survey of the site was conducted on June 10, 2015, and 
consisted of walking throughout the project site, making observations of current habitat conditions, and nothing 
surrounding land use, general habitat types, and plant and wildlife species.  The survey included an assessment of the 
project site for presence or absence of potentially jurisdictional Waters of the U.S. (a term that includes wetlands) as 
defined by the U.S. Army Corps of Engineers, special-status species, and suitable habitat for special-status species.  
Additionally, trees within and near the project site were assessed for the potential use by nesting raptors, especially 
SWHA; and, the site itself was searched for burrowing owls or ground squirrel burrows that could be utilized by burrowing 
owl.  The survey found that while the project site may have provided habitat for special-status wildlife species at some 
time in the past, farming and development have substantially modified natural habitats in the greater project vicinity.  Of 
the wildlife species identified in the California Natural Diversity Database (CNDDB), Swainson’s hawk is the only species 
that has the potential to occur in the site on more than a transitory or very occasional basis.  Other special-status birds 
including tricolor blackbird, and burrowing owl, may fly over the area on occasion, but would not be expected to nest in or 
immediately adjacent to the project site.  No burrowing owls or ground squirrels were observed in the site.  Two small blue 
elderberry shrubs in the northeast corner of the site lacked bore holes indicative of valley elderberry longhorn beetle 
(VELB), nor were VELB identified within the subject shrubs.  In conclusion, based on the biological survey, the site does 
not appear to have or provide likely habitat for special-status flora or fauna, nor were any special-status species, Waters 
of the U.S., or wetlands found on site.  Conclusion and recommendations of the biological survey can be found on pages 
21-22 of the attached biological survey.  Mitigation measures, as recommended by the survey are incorporated below. 
 
There is no evidence to suggest that this project would result in impacts to sensitive and endangered species or habitats, 
locally designated species, or wildlife dispersal or mitigation corridors.  There are no known sensitive or protected species 
or natural communities located on the site and/or in the surrounding area.  The project will not conflict with a Habitat 
Conservation Plan, a Natural Community Conservation Plan, or other locally approved conservation plans.  Keyes MMRP 
Mitigation Measures Nos. 4.2-1(a) and 4.2-5 on Pages 5-8 of the MMRP. 
 
Mitigation:  

3. Although considered unlikely, valley elderberry longhorn beetle could potentially occur in the small blue 
elderberry shrubs in the northeast part of the site.  These small shrubs show no evidence of occupancy by 
valley elderberry longhorn beetle and removal of the shrubs is expected to have no effect on this species.  
Prior to removing the shrubs, the applicant shall obtain concurrence from US Fish and Wildlife Service 
regarding removing the shrubs. 

4. Prior to securing concurrence to remove the blue elderberry shrubs, the shrubs should be protect with a no-
disturbance buffer extending 10 feet from the driplines of the shrubs.  Construction in the vicinity of the blue 
elderberry shrubs should occur between June 15 and April 15.  During this time period, valley elder berry 
longhorn beetle (if present) would be within the interior portion of the stems of the shrubs and would not move 
(i.e., fly or walk) into the construction area. 

5. Pre-construction surveys for nesting Swainson’s hawks within 0.25 miles of the project site are recommended 
if construction commences between March 1 and September 1.  If active nests are found, a qualified biologist 



Stanislaus County Initial Study Checklist         Page 10 

 

should determine the need (if any) for temporal restrictions on construction.  The determination shall utilize 
criteria set forth by CDFW (CDFG, 1994). 

6. Pre-construction surveys for burrowing owls in the site should be conducted if construction commences 
between February 1 and August 31.  If occupied burrows are found, a qualified biologist should determine the 
need (if any) for temporal restrictions on construction.  The determinations shall be pursuant to criteria set 
forth by CDFW (CDFG, 2012). 

7. Trees, shrubs, and grasslands in the site could be used by other birds protected by the Migratory Bird Treaty 
Act of 1918.  If vegetation removal or construction commences during the general avian nesting season 
(March 1 through July 31), a preconstruction survey for nesting birds shall be completed.  If active nests are 
found, work in the vicinity of the nest shall be delayed until the young fledge. 

 
References: Referral response from CDFW dated April 27, 2015; Biological Survey dated June 26, 2015, conducted 
by Moore Biological Consultants; California Department of Fish and Wildlife (formerly the Department of Fish and Game) 
California Natural Diversity Database and the Stanislaus County General Plan and Support Documentation

1 

 

 

V.  CULTURAL RESOURCES -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

   X 

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

  X  

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

  X  

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

  X  

 
Discussion: It does not appear this project will result in significant impacts to any archaeological or cultural resources.  
A records search indicated that there were no prehistoric or historic resources on-site; nor had any local cultural group 
reported to the Central California Information Center (CCIC) that the property had cultural value.  The project was referred 
to the Native American Heritage Commission (NAHC) which responded with recommendations and procedures in regards 
to the discovery of archaeological or cultural resources.  A condition of approval will be placed on the project that requires 
that if any resources are found, construction activities will halt at that time and investigated further. 
 
Mitigation: None 
 
References: Archaeological Inventory Study dated April 30, 2015; Stanislaus County General Plan and Support 

Documentation
1 

 

 

VI.  GEOLOGY AND SOILS -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Expose people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or death 
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 
area or based  on other substantial evidence of a known 
fault?  Refer  to Division of Mines and Geology Special 
Publication 42. 

  X  

 ii) Strong seismic ground shaking?   X  

 iii) Seismic-related ground failure, including 
 liquefaction? 

  X  

 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 
potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 

  X  

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

  X  

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

  X  

 
Discussion: 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 as part of the building permit process.  Results from the soils test will determine if unstable or 
expansive soils are present.  If such soils are present, special engineering of the 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.  Any earth moving is subject to Public Works 
Standards and Specifications which consider the potential for erosion and run-off prior to permit approval.  Likewise, any 
addition of a septic tank or alternative waste water disposal system would 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.  The project was referred to the Department of Public Works and the Building Permits 
Division.  Both Departments responded with comments to address these concerns and will be incorporated into the 
project as conditions of approval and/or development standards.  Previously identified as Keyes MMRP Mitigation 
Measures Nos. 1 and 2 on Pages 14 and 15 of the MMRP of the MMRP. 

Mitigation: None. 

References: California Building Code and the Stanislaus County General Plan and Support Documentation
1 

 

 

VII.  GREENHOUSE GAS EMISSIONS -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

   
X 

 

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

   
X 

 

 
Discussion: The principal Greenhouse Gasses (GHGs) are carbon dioxide (CO2), methane (CH4), nitrous oxide 
(N2O), sulfur hexafluoride (SF6), perfluorocarbons (PFCs), hydrofluorocarbons (HFCs), and water vapor (H2O).  CO2 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 CO2 equivalents (CO2e).  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.  As a requirement of AB 
32, the ARB was assigned the task of developing a Climate Change Scoping Plan that outlines the state’s strategy to 
achieve the 2020 GHG emissions limits.  This Scoping Plan includes a comprehensive set of actions designed to reduce 
overall GHG emissions in California, improve the environment, reduce the state’s dependence on oil, diversify the state’s 
energy sources, save energy, create new jobs, and enhance public health.  The Climate Change Scoping Plan was 
approved by the ARB on December 22, 2008.  According to the September 23, 2010, AB 32 Climate Change Scoping 
Plan Progress Report, 40 percent of the reductions identified in the Scoping Plan have been secured through ARB actions 
and California is on track to its 2020 goal. 
 
Although not originally intended to reduce GHGs, California Code of Regulations (CCR) Title 24, Part 6: California’s 
Energy Efficiency Standards for Residential and Nonresidential Buildings, was first adopted in 1978 in response to a 
legislative mandate to reduce California’s energy consumption.  Since then, Title 24 has been amended with recognition 
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that energy-efficient buildings require less electricity and reduce fuel consumption, which in turn decreases GHG 
emissions.  The current Title 24 standards were adopted to respond to the requirements of AB 32.  Specifically, new 
development projects within California after January 1, 2011, are 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). 

The proposed project would result in short-term emissions of GHGs during construction.  These emissions, primarily CO2, 
CH4, and N2O, are the result of fuel combustion by construction equipment and motor vehicles.  The other primary GHGs 
(HFCs, PFCs, and SF6) are typically associated with specific industrial sources and are not expected to be emitted by the 
proposed project.  As described above in Section III - Air Quality, the use of heavy-duty construction equipment would be 
very limited; therefore, the emissions of CO2 from construction would be less than significant. 

The project would also result in direct annual emissions of GHGs during operation.  Direct emissions of GHGs from 
operation of the proposed project are primarily due to passenger vehicles and truck trips.  This project would not result in 
emission of GHGs from any other sources.  Consequently, GHG emissions are considered to be less than significant. 
 
Mitigation: None. 
 
References: Application Information; and the Stanislaus County General Plan and Support Documentation

1 

 

 

VIII.  HAZARDS AND HAZARDOUS MATERIALS -- Would 
the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

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? 

  X  

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

  X  

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 
it create a significant hazard to the public or the 
environment? 

   X 

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 
result in a safety hazard for people residing or working in 
the project area? 

   X 

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

   X 

g) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency 
evacuation plan? 

   X 

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? 

   X 

 
Discussion: The Department of Environmental Resources (DER) is responsible for overseeing hazardous materials 
and has not indicated any particular concerns in this area.  The project was referred to the Environmental Resources 
Committee (ERC), which includes a DER hazardous waste specialist.  Maintenance of agricultural equipment will occur 
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within the proposed building and may involve the use of potentially hazardous fluids and lubricants typically used in diesel 
and large engine repair.  A hazardous waste plan will be required to be submitted as a part of normal business operations, 
and will be reviewed by the DER-HazMat Division and the Fire Department.  The presence and use of engine fluids and 
lubricants is expected to have a less than significant impact due to existing, use, disposal, and storage requirements for 
any business engaging in engine repair. 
 
Pesticide exposure is a risk in areas located in the vicinity of agriculture.  Sources of exposure include contaminated 
groundwater, which is consumed, and drift from spray applications.  Application of sprays is strictly controlled by the 
Agricultural Commissioner and can only be accomplished after first obtaining permits.  It does not appear that the 
neighboring, vacant, and A-2-10 zoned parcels are currently planted in crops.  That said, any spraying activities on 
adjacent properties will be conditioned by the Agricultural Commissioner’s Office.  The project site is not located within an 
airport land use plan or a wildlands area, nor is the site listed on the EnviroStor database managed by the CA Department 
of Toxic Substances Control.  The groundwater is not known to be contaminated in this area.  Previously identified as 
Keyes MMRP Mitigation Measures Nos. 11 and 12 on Page 16 of the MMRP. 

Mitigation: None. 
 
References: www.envirostor.dtsc.ca.gov/public; Stanislaus County General Plan and Support Documentation

1 

 
 
 

 

IX.  HYDROLOGY AND WATER QUALITY -- Would the 
project: 
 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Violate any water quality standards or waste discharge 
requirements? 

  X  

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 
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)? 
 

  X  

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? 
 

  X  

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 
amount of surface runoff in a manner which would result 
in flooding on- or off-site? 
 

  X  

e) Create or contribute runoff water which would exceed 
the capacity of existing or planned stormwater drainage 
systems or provide substantial additional sources of 
polluted runoff? 

  X  

f) Otherwise substantially degrade water quality? 
 

  X  

g) Place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood hazard delineation 
map? 

   X 

h) Place within a 100-year flood hazard area structures 
which would impede or redirect flood flows? 

   X 
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i) Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a 
result of the failure of a levee or dam? 

  X  

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

 
Discussion: Run-off is not considered an issue because of several factors which limit the potential impact.  These 
factors include the relatively flat terrain of the subject site, and relatively low rainfall intensities in the Central Valley.  Areas 
subject to flooding have been identified in accordance with the Federal Emergency Management Act.  The project site 
itself is located in Zone X (outside the 0.2% floodplain) and, as such, exposure to people or structures to a significant risk 
of loss/injury/death involving flooding due levee/dam failure and/or alteration of a watercourse, at this location is not an 
issue with respect to this project. 

By virtue of the proposed paving for the building pads, parking, and driveways, the current absorption patterns of water 
upon this property will be altered; however, current standards require that all of a project’s stormwater be maintained on 
site and, as such, a Grading and Drainage Plan will be included in this project’s conditions of approval.  As a result of the 
development standards required for this project, impacts associated with drainage, water quality, and runoff are expected 
to have a less than significant impact.  This project was referred to the Regional Water Quality Control Board (RWQCB) 
which responded with standards of development and requirements that will be incorporated into this project’s conditions of 
approval.  The Department of Public Works reviewed the project and responded with a condition regarding intersection 
impact fees, indicating that standard conditions of approval, in regards to grading and drainage, encroachment permits, 
and improvement plans, would be forthcoming.  Keyes MMRP Mitigation Measures Nos. 2 thru 6 on Page 15 and 16 of 
the MMRP. 

A condition of approval will be placed on the project requiring that the landscaping plans comply with the California State 
Water Model Ordinance and utilize drought tolerant plants.  The project was referred to the Keyes Municipal Advisory 
Council and a response has not been received by the time this initial study was drafted. 
 
Mitigation: None. 
 

References: Referral response from the Department of Public Works dated July 31, 2015; referral response 
from the Regional Water Quality Control Board dated April 27, 2015; and the Stanislaus County General Plan 
and Support Documentation1 

 
 

X.  LAND USE AND PLANNING -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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 
plan, local coastal program, or zoning ordinance) adopted 
for the purpose of avoiding or mitigating an environmental 
effect? 

   X 

c) Conflict with any applicable habitat conservation plan or 
natural community conservation plan? 

   X 

 
Discussion: The project site is zoned expired P-D (304) (Planned Development) and A-2-10 and the General Plan and 
Keyes Community Plan designation for this site is Highway Commercial.  As such, the proposed project will not conflict 
with any land use designations or applicable habitat conservation plan or natural community conservation plan and will not 
physically divide an established community, as the General Plan and Keyes Community Plan call for this type of 
development.  The need for a rezone is due to the way that PD 302 was approved for a specific use within a specific time 
frame.  Failure to meet those requirements resulted in the expiration of PD 302 and the need for further discretionary 
approval prior to development.  In an effort to streamline future development, the project includes a request to allow H-1 
uses with updated development standards and a streamlined, land use, permitting process. 
 
Mitigation: None. 
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References: Stanislaus County General Plan and Support Documentation
1 

 
 

XI.  MINERAL RESOURCES -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Result in the loss of availability of a known mineral 
resource that would be of value to the region and the 
residents of the state? 

   X 

b) Result in the loss of availability of a locally-important 
mineral resource recovery site delineated on a local 
general plan, specific plan or other land use plan? 

   X 

 
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, nor is 
the project site located in a geological area known to produce resources. 
 
Mitigation: None. 
 
References: Stanislaus County General Plan and Support Documentation

1 

 
 

XII.  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? 

  X  

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

  X  

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

  X  

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

  X  

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? 

   X 

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? 

   X 

 
Discussion: The Stanislaus County General Plan

1
 identifies noise levels up to 70 dB Ldn (or CNEL) as the normally 

acceptable level of noise for commercial uses.  On-site grading and construction resulting from this project may result in a 
temporary increase in the area’s ambient noise levels; however, noise impacts associated with on-site activities and traffic 
are not anticipated to exceed the normally acceptable level of noise.  The site itself is impacted by the noise generated 
from existing nearby SR 99 and the Union Pacific railroad adjacent to southbound SR 99.  The site is not located within an 
airport land use plan.  Keyes MMRP Mitigation Measures No. 14 on Page 17 of the MMRP. 

Mitigation: None. 
 
References: Stanislaus County General Plan and Support Documentation

1 
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XIII.  POPULATION AND HOUSING -- Would the project: Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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

  X  

b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? 

   X 

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

   X 

 
Discussion: The proposed use of the site may induce modest growth in the area by creating service extensions and/or 
new infrastructures in the form of Keyes Community Services District extension of water and sewer services.  Extension of 
such services must be approved by Stanislaus County LAFCO.  No housing or persons will be displaced by the project. 
 
Mitigation: None. 
 
References: Stanislaus County General Plan and Support Documentation

1 

 
 

XIV.  PUBLIC SERVICES -- Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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?  X X  

Police protection?   X  

Schools?    X 

Parks?   X  

Other public facilities?   X  

 
Discussion: The County has adopted Public Facilities Fees, as well as one for the Fire Facility Fees on behalf of the 
appropriate fire district, to address impacts to public services.  Such fees are required to be paid at the time of building 
permit issuance.  Conditions of approval will be added to this project to ensure the proposed development complies with 
all applicable fire department standards with respect to access and water for fire protection.  Building permit review by the 
Office of Emergency Services will address adequate turn-around for a fire apparatus and on-site water supply for fire 
suppression.  The project was referred to the ERC, the Modesto Regional Fire Authority, and the Keyes Fire Department.  
Keyes Community Plan Mitigation Measure Nos. 15 and 18 on pages 17 and 18 of the MMRP addresses this on a 
Community-wide basis.  A condition of approval may be added to this project requiring compliance with these mitigation 
measures which requires all new development pay a fair share towards fire protection and parks. 
 
Mitigation: None. 
 
References: Keyes Community Plan MMRP; Stanislaus County General Plan and Support Documentation

1 
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XV.  RECREATION -- Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

a) Would the project increase the use of existing 
neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the 
facility would occur or be accelerated? 

  X  

b) Does the project include recreational facilities or require 
the construction or expansion of recreational facilities 
which might have an adverse physical effect on the 
environment? 

   X 

 
Discussion: The proposed project does not have a residential component and is not anticipated to significantly 
increase demand on recreational facilities.  A condition of approval may be added to the project requiring compliance with 
this mitigation measure which requires all new development pay a fair share towards parks.  Keyes MMRP Mitigation 
Measures No. 18 on Page 18 of the MMRP addresses this on a Community-wide basis. 

Mitigation: None. 
 
References: Keyes Community Plan MMRP; Stanislaus County General Plan and Support Documentation

1 

 
 

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 limited to 
intersections, streets, highways and freeways, pedestrian 
and bicycle paths, and mass transit? 

 X   

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? 

  X  

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? 

  X  

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

  X  

e) Result in inadequate emergency access?    X 

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? 

   X 

 
Discussion: This project was referred to the Department of Public Works and CalTrans.  CalTrans responded with a 
request for additional information regarding the trucks to be used to transport the agricultural equipment and a 
recommendation that the project pay its fair share for any future improvements to the SR 99/Keyes Road intersection and 
ramps.  This information was forwarded to the Department of Public Works who responded with the applicant’s fair share 
amount, as determined by the Keyes Community Plan and updated for inflation.  The fair share fees have been added as 
a mitigation measure.  Moreover, current Public Facility Fees (PFF) will be imposed when the project applies for building 
permits. 
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On May 1, 2015, the Keyes Union School District submitted a letter commenting on the location of proposed driveways 
along Nunes Road as they are located in front of a head Start facility.  The District also commented on the potential safety 
concern for students that may walk along the Nunes Road.  The site plan was amended, eliminating the two western most 
driveways and moved the main site entrance off of Nunes Road to N. Golden State Blvd.  A District response to these site 
plan changes had not been received at the time this initial study was prepared.  
 
Traffic movements were reviewed in the Keyes Community Plan, which considered the subject project site as utilized for a 
commercial type use on a Planned Development zoning.  The Keyes MMRP was forwarded to the Stanislaus County 
Department of Public Works, who responded with the aforementioned mitigation measure and indicated that standard 

conditions of approval, in regards to grading and drainage, access, and improvements would be forthcoming.  Keyes 
Community Plan MMRP Mitigation Measure Nos. 4.3-1 (et.al), 4.3-2 (et.al), and 4.3-3 (et.al.) on pages 8-10. 
 
Mitigation:  

8. The applicant shall pay the Keyes Community Plan Mitigation Funding Program fees for Highway Commercial 
per the Keyes community Plan adopted on April 18, 2000.  The fees were calculated in 2003 at $751.47 per 
1,000 square feet of floor space.  With the fees adjusted for inflation using the Engineering News-Record 
index, the July 2015 fees are $1137 per 1,000 square feet.  These fees will be paid prior to building permit 
issuance. 

 
References: Referral response from Caltrans dated May 4, 2015; referral response from the Department of Public 
Works dated July 29, 2015; and the Stanislaus County General Plan and Support Documentation

1
 

 
 

XVII.  UTILITIES AND SERVICE SYSTEMS -- Would the 
project: 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No 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? 

  X  

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? 

  X  

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

  X  

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? 

   X 

f) Be served by a landfill with sufficient permitted capacity 
to accommodate the project’s solid waste disposal needs? 

  X  

g) Comply with federal, state, and local statutes and 
regulations related to solid waste? 

  X  

 
Discussion: Limitations on providing services have not been identified.  Although the site is not currently served by 
municipal services (sewer & water), the applicant is proposing to have the site be served by the Keyes Community 
Services District (CSD), the provider of sewer and water for this community.  The Keyes CSD provided a letter stating that 
they are capable of providing water and sewer services to the project site (the westerly half); however, prior to connection 
the easterly half of the site must be annexed into the CSD via the LAFCO application and approval process.  The water 
and sewer service is contingent on an agreement with the Keyes CSD regarding construction of infrastructure and the 
payment of fees.  These requirements will be reflected in the project’s conditions of approval/development standards.  
Keyes Community Plan MMRP Mitigation Measure Nos. 2, 3, 4, and 6 on page 15. 
 
Mitigation: None 
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References: “Ability to Serve” letter from the Denair Community Services District (CSD) dated June 24, 2013; and the 
Stanislaus County General Plan and Support Documentation

1 

 
 

XVIII.  MANDATORY FINDINGS OF SIGNIFICANCE -- Potentially 
Significant 

Impact 

Less Than 
Significant  

With Mitigation 
Included 

Less Than 
Significant 

Impact 

No Impact 

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 
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? 

   X 

b) Does the project have impacts that are individually 
limited, but cumulatively considerable?  (“Cumulatively 
considerable” means that the incremental effects of a 
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.) 

  X  

c) Does the project have environmental effects which will 
cause substantial adverse effects on human beings, either 
directly or indirectly? 

   X 

 
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. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
1
Stanislaus County General Plan and Support Documentation adopted in October 1994, as amended.  Optional 

and updated elements of the General Plan and Support Documentation: Agricultural Element adopted on December 18, 
2007; Housing Element adopted on August 28, 2012; Circulation Element and Noise Element adopted on April 18, 
2006. 



Stanislaus County 

Planning and Community Development 
1010 10th Street, Suite 3400 Phone:  (209) 525-6330 
Modesto, CA 95354 Fax:  (209) 525-5911 
  

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

August 7, 2015 

 
1.   Project title and location:    Rezone Application No. PLN2015-0032 – Belkorp 

AG 
 

4618 Nunes Road, east of Highway 99, west of N. 
Golden State Blvd., in the Keyes area. (APN: 045-
049-011, 045-049-012, 045-050-001, 045-050-
011, 045-050-012). 

 
2.   Project Applicant name and address:   Belkorp AG  

2413 Crows Landing Road 
Modesto, CA  95358 

 
3.   Person Responsible for Implementing 
      Mitigation Program (Applicant Representative): Tim Stokes, Belkorp AG 
 
4.   Contact person at County:    Rachel Wyse, Associate 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. 
 
I.  AESTHETICS 
 
No. 1 Mitigation Measure: New multi-story development shall minimize the use of reflective surface 

and have those reflective surfaces which are used to be oriented in such a 
manner so as to reduce glare impacts along roadways. 

 
 

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, Building Permits 
Division 

 
Other Responsible Agencies:   Stanislaus County Planning and Community 

Development Department, Planning Division 
 
 
 
 
No. 2 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 
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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, Building Permits 
Division 

 
Other Responsible Agencies:   Stanislaus County Planning and Community 

Development Department, Planning Division 
 
 
IV.  BIOLOGICAL RESOURCES 
 
No. 3 Mitigation Measure: Although considered unlikely, valley elderberry longhorn beetle could 

potentially occur in the small blue elderberry shrubs in the northeast part of 
the site.  These small shrubs show no evidence of occupancy by valley 
elderberry longhorn beetle and removal of the shrubs is expected to have no 
effect on this species.  Prior to removing the shrubs, the applicant shall 
obtain concurrence from US Fish and Wildlife Service (USFWS) regarding 
removing the shrubs. 

 
 

Who Implements the Measure:   Applicant 
 

When should the measure be implemented: Prior to removal of the small blue elderberry 
shrubs. 

 
When should it be completed:   After United States Fish and Wildlife (USFW) 

approval of a plan to remove the small blue 
elderberry shrubs. 

 
Who verifies compliance:   USFW 

 
Other Responsible Agencies:   California Department of Fish and Wildlife 

(CDFW); Stanislaus County Planning and 
Community Development Department, Planning 
Division.  

 
 
 
 
 
 
 
 
 
No. 4 Mitigation Measure: Prior to securing concurrence to remove the blue elderberry shrubs, the 

shrubs should be protect with a no-disturbance buffer extending 10 feet 
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from the driplines of the shrubs.  Construction in the vicinity of the blue 
elderberry shrubs should occur between June 15 and April 15.  During this 
time period, valley elder berry longhorn beetle (if present) would be within 
the interior portion of the stems of the shrubs and would not move (i.e., fly or 
walk) into the construction area. 

 
 
Who Implements the Measure:   Applicant 

 
When should the measure be implemented: Prior to grading and/or grubbing of site.  

 
When should it be completed:   After April 15, the 10 foot buffer area can be 

removed.  
 

Who verifies compliance:   Stanislaus County Planning and Community 
Development Department, Planning Division 

 
Other Responsible Agencies:   USFW and/or Stanislaus County Planning and 

Community Development Department.  
 
 
No. 5 Mitigation Measure: Pre-construction surveys for nesting Swainson’s hawks within 0.25 miles of 

the project site are recommended if construction commences between 
March 1 and September 1.  If active nests are found, a qualified biologist 
should determine the need (if any) for temporal restrictions on construction.  
The determination shall utilize criteria set forth by CDFW (CDFG, 1994). 

 
 

Who Implements the Measure:   Applicant 
 

When should the measure be implemented: Prior to any commencement of any construction 
activity between March 1 and September 1 of the 
year. 

 
When should it be completed:   As determined by a qualified biologist when 

construction activities take place between March 1 
and September 1 during the year.  

 
Who verifies compliance:   California Department of Fish and Wildlife (CDFW) 

in consultation with a qualified biologist (Moore 
Biological Consultants). 

 
Other Responsible Agencies:   CDFW and/or Stanislaus County Planning and 

Community Development Department.  
 
 
 
 
 
 
 
 
 
No. 6 Mitigation Measure: Pre-construction surveys for burrowing owls in the site should be conducted 

if construction commences between February 1 and August 31.  If occupied 
burrows are found, a qualified biologist should determine the need (if any) 
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for temporal restrictions on construction.  The determinations shall be 
pursuant to criteria set forth by CDFW (CDFG, 2012). 

 
 

Who Implements the Measure:   Applicant 
 

When should the measure be implemented: Prior to any commencement of any grading, 
grubbing or construction activity between February 
1 and August 31 of the year.  

 
When should it be completed:   Prior to any grading, grubbing or construction 

activities. 
 

Who verifies compliance:   California Department of Fish and Wildlife (CDFW) 
in consultation with a qualified biologist (Moore 
Biological Consultants).  

 
Other Responsible Agencies:   CDFW and/or Stanislaus County Planning and 

Community Development Department. 
 
 
No. 7 Mitigation Measure: Trees, shrubs, and grasslands in the site could be used by other birds 

protected by the Migratory Bird Treaty Act of 1918.  If vegetation removal or 
construction commences during the general avian nesting season (March 1 
through July 31), a preconstruction survey for nesting birds shall be 
completed.  If active nests are found, work in the vicinity of the nest shall be 
delayed until the young fledge. 

 
 

Who Implements the Measure:   Applicant 
 

When should the measure be implemented: Prior to any commencement of any grading, 
grubbing or construction activity between March 1 
and July 31 of the year.   

 
When should it be completed:   Prior to any grading, grubbing or construction 

activities.  
 

Who verifies compliance:   California Department of Fish and Wildlife (CDFW) 
in consultation with a qualified biologist (Moore 
Biological Consultants).  

 
Other Responsible Agencies:   CDFW and/or Stanislaus County Planning and 

Community Development Department, Planning 
Division.  

 
 
 
 
 
 
 
 
XVI.  TRANSPORTATION/TRAFFIC 
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No. 8 Mitigation Measure: The applicant shall pay the Keyes Community Plan Mitigation Funding 
Program fees for Highway Commercial per the Keyes community Plan 
adopted on April 18, 2000.  The fees were calculated in 2003 at $751.47 per 
1,000 square feet of floor space.  With the fees adjusted for inflation using 
the Engineering News-Record index, the July 2015 fees are $1137 per 
1,000 square feet.  These fees will be paid prior to building permit issuance. 

 
 

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:   Keyes Community Service District. 

 
 
 
 
I, the undersigned, do hereby certify that I understand and agree to be responsible for implementing the 
Mitigation Program for the above listed project. 
 
 
 
 
Signature On File.                
Person Responsible for Implementing    Date 
Mitigation Program 
 
(I:\PLANNING\STAFF REPORTS\REZ\2015\REZ PLN2015-0032 - BELKORP AG\CEQA-30-DAY-REFERRAL\MITIGATION MONITORING PLAN MG.DOC) 



 MITIGATED NEGATIVE DECLARATION 

 
 
NAME OF PROJECT:  Rezone Application No. PLN2015-0032 – Belkorp AG 
 
LOCATION OF PROJECT:  4618 Nunes Road, east of Highway 99, west of N. Golden 

State Blvd., in the Keyes area, Stanislaus County (APN: 045-
049-011, 045-049-012, 045-050-001, 045-050-011, 045-050-
012) 

 
PROJECT DEVELOPER:  Rod Hawkins 

Hawkins & Associates 
436 Mitchell Rd 
Modesto, CA  95354 

 
DESCRIPTION OF PROJECT: Request to rezone a 17.3± acre project site, from expired PD 
302 and A-2-10 to a new PD (Planned Development), to allow H-1 uses and to establish an 
agricultural equipment dealership, construct a 57,000 square foot, two story building for service 
maintenance, retail sales, parts, and administrative offices, allow outdoor display areas for 
agricultural equipment, develop a 74 space parking lot and driveways, and construct an 
approximately one acre drainage basin south of the proposed building.  North Golden State 
Boulevard will provide primary access to the site. 
 
Based upon the Initial Study, dated August 6, 2015, 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 aforementioned findings are contingent upon the following mitigation measures (if indicated) 
which shall be incorporated into this project: 
 
1. New multi-story development shall minimize the use of reflective surface and have those 
reflective surfaces which are used to be oriented in such a manner so as to reduce glare impacts 
along roadways. 
 
2. 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. 
 
3. Although considered unlikely, valley elderberry longhorn beetle could potentially occur in the 
small blue elderberry shrubs in the northeast part of the site.  These small shrubs show no evidence 
of occupancy by valley elderberry longhorn beetle and removal of the shrubs is expected to have no 
effect on this species.  Prior to removing the shrubs, the applicant shall obtain concurrence from US 
Fish and Wildlife Service regarding removing the shrubs. 



4. Prior to securing concurrence to remove the blue elderberry shrubs, the shrubs should be 
protect with a no-disturbance buffer extending 10 feet from the driplines of the shrubs.  Construction 
in the vicinity of the blue elderberry shrubs should occur between June 15 and April 15.  During this 
time period, valley elder berry longhorn beetle (if present) would be within the interior portion of the 
stems of the shrubs and would not move (i.e., fly or walk) into the construction area. 
 
5. Pre-construction surveys for nesting Swainson’s hawks within 0.25 miles of the project site 
are recommended if construction commences between March 1 and September 1.  If active nests 
are found, a qualified biologist should determine the need (if any) for temporal restrictions on 
construction.  The determination shall utilize criteria set forth by CDFW (CDFG, 1994). 
 
6. Pre-construction surveys for burrowing owls in the site should be conducted if construction 
commences between February 1 and August 31.  If occupied burrows are found, a qualified biologist 
should determine the need (if any) for temporal restrictions on construction.  The determinations 
shall be pursuant to criteria set forth by CDFW (CDFG, 2012). 
 
7. Trees, shrubs, and grasslands in the site could be used by other birds protected by the 
Migratory Bird Treaty Act of 1918.  If vegetation removal or construction commences during the 
general avian nesting season (March 1 through July 31), a preconstruction survey for nesting birds 
shall be completed.  If active nests are found, work in the vicinity of the nest shall be delayed until 
the young fledge. 
 
8. The applicant shall pay the Keyes Community Plan Mitigation Funding Program fees for 
Highway Commercial per the Keyes community Plan adopted on April 18, 2000.  The fees were 
calculated in 2003 at $751.47 per 1,000 square feet of floor space.  With the fees adjusted for 
inflation using the Engineering News-Record index, the July 2015 fees are $1137 per 1,000 
square feet.  These fees will be paid prior to building permit issuance. 
 
 
 
 
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: Rachel Wyse, Associate Planner 
 
Submit comments to:  Stanislaus County 

Planning and Community Development Department 
1010 10th Street, Suite 3400 
Modesto, California   95354 

 
 
(I:\PLANNING\STAFF REPORTS\REZ\2015\REZ PLN2015-0032 - BELKORP AG\CEQA-30-DAY-REFERRAL\MITIGATED NEGATIVE DECLARATION KL.DOC) 
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Methods 
 
Prior to the field survey, we conducted a search of California Department of Fish 
and Wildlife's (CDFW) California Natural Diversity Database (CNDDB, 2015). 
The CNDDB search encompassed the USGS 7.5-minute Ceres and Denair 
topographic quadrangles, which encompasses approximately 120 square miles 
surrounding the project site. The United States Fish and Wildlife Service 
(USFWS) list of Federally Threatened and Endangered species that may occur in 
or be affected by projects in the same topographic quadrangles was also 
reviewed (Attachment B).  This information was used to identify wildlife and plant 
species that have been previously documented in the project vicinity or have the 
potential to occur based on suitable habitat and geographical distribution.  The 
USFWS on-line-maps of designated critical habitat were also downloaded and 
plotted with respect to the site. 
 
A field survey of the site was conducted on June 10, 2015.  The survey consisted 
of walking throughout the project site making observations of current habitat 
conditions and noting surrounding land use, general habitat types, and plant and 
wildlife species.  The survey included an assessment of the project site for 
presence or absence of potentially jurisdictional Waters of the U.S. (a term that 
includes wetlands) as defined by the U.S. Army Corps of Engineers (ACOE, 
1987; 2008), special-status species, and suitable habitat for special-status 
species (e.g., blue elderberry shrubs, vernal pools).  Additionally, trees within and 
near the project site were assessed for the potential use by nesting raptors, 
especially Swainson’s hawk (Buteo swainsoni).  The project site was also 
searched for burrowing owls (Athene cunicularia) or ground squirrel burrows that 
could be utilized by burrowing owls. 
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Results 
 
GENERAL SETTING: The project site is located south of Keyes, in Stanislaus 
County, California (Figure 1).  The site is in Section 31, Township 4 South, 
Range 10 East of the USGS 7.5-minute Ceres topographic quadrangle (Figure 
2). The site is nearly level and is at an elevation of approximately 90 feet above 
mean sea level.  The west part of the site was previously developed and there 
are old foundations and roads remaining.  The east part of the site was Ieveled 
cropland, but has been fallow for years.  The entire site is disturbed weedy 
grassland (Figure 3 and photographs in Attachment C).   
 
Surrounding land uses in this portion of Stanislaus County are primarily 
agricultural. North Golden State Boulevard bounds the site on the northeast and 
Highway 99 bounds the site on the southwest.   The town of Keyes is located just 
north of the site, across Nunes Road and there is a vineyard west of the site, 
across Highway 99.  There are open fields to the east of the site, across North 
Golden State Boulevard (Figure 3 and photographs in Attachment C).   
 
VEGETATION: Due to the amount of disturbance from agriculture, development, 
and periodic mowing and/or disking for weed abatement, vegetation in the project 
site is primarily annual grass and weed species. California annual grassland 
series (Sawyer and Keeler-Wolf, 1995) best describes the disturbed grassland 
vegetation.  Grasses including oats (Avena sp.), soft chess brome (Bromus 

hordeaceus), ripgut brome (Bromus diandrus), red brome (Bromus madritensis), 
foxtail barley (Hordeum murinum), and perennial ryegrass (Lolium perenne) are 
dominant grass species.  Other grassland species such as black mustard 
(Brassica nigra), hairy fleabane (Conyza bonariensis), prickly lettuce (Lactuca 

serriola), yellow star-thistle (Centaurea solstitialis), filaree (Erodium spp.), and 
common mallow (Malva neglecta) are intermixed with the grasses.  Table1 is a 
list of plant species observed in the site. 
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TABLE 1 
PLANT SPECIES OBSERVED IN THE PROJECT SITE 

 
Ailanthus altissima tree-of-heaven 

Amsinckia menziesii rancher’s fireweed 
Avena fatua wild oat 
Brassica nigra black mustard  

Bromus diandrus ripgut brome  

Bromus hordeaceus soft chess brome 

Bromus madritensis  red brome 

Carya sp. pecan 

Centaurea solstitialis yellow star-thistle  

Chamomilla suaveolens pineapple weed 

Convolvulus arvensis morning glory 

Conyza bonariensis hairy fleabane 

Conyza canadensis horseweed 

Cynodon dactylon Bermuda grass 
Datura innoxia datura 

Eremocarpus setigerus dove weed 
Erodium botrys filaree 
Erodium circutarium red-stem filaree 

Grindelia camporum common gumweed 
Helianthus annuus common sunflower 
Heterotheca grandiflorum telegraph weed 
Hordeum murinum foxtail barley 
Lactuca serriola prickly lettuce 

Lepidium latifolium perennial pepperweed 

Lolium perenne perennial ryegrass 

Malva neglecta common mallow 
Morus alba mulberry 
Nerium sp. oleander 
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TABLE 1 (continued) 
PLANT SPECIES OBSERVED IN THE PROJECT SITE 

 
Pinus sp. ornamental pine 
Populus fremontii Fremont cottonwood  
Raphanus sativus wild radish 

Salix sp. willow  

Salsola iberica Russian thistle 

Sambucus mexicana  blue elderberry 
Senecio vulgaris common groundsel 
Sorghum halepense Johnsongrass 

Tribulus terrestris puncture vine 
Trichostema lanceolatum  vinegar weed 

Washingtonia filifera California fan palm 
Vicia sp. vetch 

 
 

 
The only trees in the site are in the north part of the site near Nunes Road (see 
photographs in Attachment C).  The trees in the north part of the site include 
several relatively small tree-of-heaven (Ailanthus altissima), a Fremont 
cottonwood (Populus fremontii), a few mulberry (Morus alba) and pines (Pinus 

sp.), and two fan palms (Washingtonia filifera). There are also some ornamental 
trees along the Highway 99 frontage, intermixed with oleanders (Nerium sp.)  
This ornamental strip appears to be off-site, but may span the site boundary. 
 
There are two small blue elderberry (Sambucus mexicana) shrubs in the 
northeast corner of the site, near the intersection of Highway 99 and North 
Golden State Boulevard (Figure 3 photograph in Attachment C).  No other blue 
elderberry shrubs were observed in the project site. There are several blue 
elderberry shrubs in the parcel just southeast of the site, including a very large 
shrub approximately 30 feet east of the site.  
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WILDLIFE: A variety of bird species were observed during the field survey; all of 
these are common species found in agricultural and riparian areas of Stanislaus 
County (Table 2). Red-tailed hawk (Buteo jamaicensis), turkey vulture (Cathartes 

aura), American kestrel (Falco sparverius), American crow (Corvus 

brachyrhynchos), mourning dove (Zenaida macroura), northern mockingbird 
(Mimus polyglottos), western kingbird (Tyrannus verticalis), red-winged blackbird 
(Agelaius phoeniceus), Brewer’s blackbird (Euphagus cyanocephalus), and 
house finch (Carpodacus mexicanus) are representative of the avian species 
observed in the site. 
 
Only a few of the trees in the site are large enough to support nesting raptors.  
The cottonwood contains a large raptor stick nest that was not occupied during 
the recent survey and is tattered and appears to have been from last year’s 
nesting season.  It is possible that songbirds nest in the smaller trees, shrubs, 
and grasslands in the site.   
 
A limited variety of mammals common to agricultural areas likely occur in the 
project site. Black-tailed hare (Lepus californicus) was the only mammal 
observed during the recent survey; sign of raccoon (Procyon lotor) was also 
observed.  Coyote (Canis latrans), striped skunk (Mephitis mephitis), desert 
cottontail (Sylvilagus audubonii), and Virginia opossum (Didelphis virginiana) are 
expected to occur in the project site on occasion.  California ground squirrels 
(Spermophilus beecheyi) are common in the area and may occur on-site. No 
California ground squirrels were observed during the recent survey, although a 
few old ground squirrels were observed in parts of the site. 
 
Due to lack of suitable habitat, few amphibians and reptiles are expected to use 
habitats in the site.  Western fence lizard (Sceloporus occidentalis) was the only 
reptile observed in the site; no amphibians were observed.  Common species 
such as Pacific chorus frog (Pseudacris regilla) and western terrestrial garter 
snake (Thamnophis elegans) may occur in the site on occasion. 
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TABLE 2 
WILDLIFE SPECIES DOCUMENTED IN THE PROJECT SITE 

 
Birds 

Turkey vulture Cathartes aura 

Red-tailed hawk Buteo jamaicensis 

American kestrel Falco sparverius 

Mourning dove Zenaida macroura 

Western scrub jay Aphelocoma coerulescens 
Western kingbird Tyrannus verticalis 

American crow Corvus brachyrhynchos 

Northern mockingbird Mimus polyglottos 

White-crowned sparrow Zonotrichia leucophrys 
Red-winged blackbird Agelaius phoeniceus 

Brewer’s blackbird Euphagus cyanocephalus 

House finch Carpodacus mexicanus 

House sparrow Passer domesticus 
 

Mammals 
Black-tailed hare Lepus californicus  
Raccoon Procyon lotor 

California ground squirrel Spermophilus beecheyi 

 
Reptiles 

Western fence lizard Sceloporus occidentalis 

 
 

 
WATERS OF THE U.S. AND WETLANDS: Waters of the U.S., including wetlands, are 
broadly defined under 33 Code of Federal Regulations (CFR) 328 to include 
navigable waterways, their tributaries, and adjacent wetlands.  State and federal 
agencies regulate these habitats and Section 404 of the Clean Water Act 
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requires that a permit be secured prior to the discharge of dredged or fill 
materials into any waters of the U.S., including wetlands.  Both CDFW and 
ACOE have jurisdiction over modifications to riverbanks, lakes, stream channels 
and other wetland features. 
 
“Waters of the U.S.”, as defined in 33 CFR 328.4, encompasses Territorial Seas, 
Tidal Waters, and Non-Tidal Waters; Non-Tidal Waters includes interstate and 
intrastate rivers and streams, as well as their tributaries.  The limit of federal 
jurisdiction of Non-Tidal Waters of the U.S. extends to the “ordinary high water 
mark”.  The ordinary high water mark is established by physical characteristics 
such as a natural water line impressed on the bank, presence of shelves, 
destruction of terrestrial vegetation, or the presence of litter and debris.   
Jurisdictional wetlands and Waters of the U.S. include, but are not limited to, 
perennial and intermittent creeks and drainages, lakes, seeps, and springs; 
emergent marshes; riparian wetlands; and seasonal wetlands.  Wetlands and 
Waters of the U.S. provide critical habitat components, such as nest sites and a 
reliable source of water, for a wide variety of wildlife species. 
 
There are no rivers, streams, lakes, ponds, vernal pools, seasonal wetlands, or 
marshes in the site.  The only area in the project site supporting wetland 
vegetation is a small (0.01+/- acre) rectangular detention basin in the northeast 
part of the site, associated with the old foundations (see photographs in 
Attachment C). This 5+/- feet deep basin was dry and does not appear to hold 
water other than during rain events.  Portions of a small willow in this basin are 
dead, presumably due to lack of water.  This basin was constructed in uplands, is 
isolated from creeks and other potentially jurisdictional wetlands or Waters of the 
U.S. and does not meet the technical and/or regulatory criteria of jurisdictional 
wetlands or Waters of the U.S. 
 
No other potentially jurisdictional wetlands or Waters of the U.S. were observed 
within the site. The body of the site vegetated with upland grasses and weeds.   
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SPECIAL-STATUS SPECIES: Special-status species are plants and animals that are 
legally protected under the state and/or federal Endangered Species Act or other 
regulations. The Federal Endangered Species Act (FESA) of 1973 declares that 
all federal departments and agencies shall utilize their authority to conserve 
endangered and threatened plant and animal species.  The California 
Endangered Species Act (CESA) of 1984 parallels the policies of FESA and 
pertains to native California species.   
 
Special-status species also include other species that are considered rare 
enough by the scientific community and trustee agencies to warrant special 
consideration, particularly with regard to protection of isolated populations, 
nesting or denning locations, communal roosts, and other essential habitat.  The 
presence of species with legal protection under the Endangered Species Act 
often represents a major constraint to development, particularly when the species 
are wide-ranging or highly sensitive to habitat disturbance and where proposed 
development would result in a take of these species. 
 
Special-status plants are those which are designated rare, threatened, or 
endangered and candidate species for listing by the USFWS. Special-status 
plants also include species considered rare or endangered under the conditions 
of Section 15380 of the California Environmental Quality Act Guidelines, such as 
those plant species identified on Lists 1A, 1B and 2 in the Inventory of Rare and 
Endangered Vascular Plants of California by the California Native Plant Society 
(CNPS, 2010).  Finally, special-status plants may include other species that are 
considered sensitive or of special concern due to limited distribution or lack of 
adequate information to permit listing or rejection for state or federal status, such 
as those included on List 3 in the CNPS Inventory. 
 
The likelihood of occurrence of listed, candidate, and other special-status species 
in the work areas is generally low.  Table 3 provides a summary of the listing 
status and habitat requirements of special-status species that have been 
documented in the greater project vicinity or for which there is potentially suitable  



TABLE 3 
SPECIAL-STATUS PLANT AND WILDLIFE SPECIES DOCUMENTED IN THE GREATER PROJECT VICINITY 

Common 
Name 

Scientific 
Name 

Federal 
Status1 

State 
Status1 

CNPS 
List2 

 
Habitat 

 
Likeliness of Occurrence in the Project Site 
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PLANTS       
Heartscale Atriplex 

cordulata 
None None 1B Valley and foothill 

grassland, chenopod 
scrub 

 

Unlikely: the disturbed grassland in the site does not 
provide suitable habitat for heartscale. The nearest 

occurrence of this species in the CNDDB (2015) 
search area is approximately 1.5 miles southeast of 

the site. 
 

Subtle oracle Atriplex subtilis None None 1B Valley and foothill 
grassland; usually in 

alkaline soils. 
 

Unlikely: the disturbed grassland in the site does not 
provide suitable habitat for subtle oracle.  The site is 

below the elevation range of this species (CNPS, 
2010). The nearest occurrence of subtle oracle in the 

CNDDB (2015) search area is approximately 1.5 
miles south of the site. 

 
San Joaquin 
Valley Orcutt 
grass 

Orcuttia 
inaequalis 

T E 1B Vernal pools. Unlikely: there are no vernal pools or seasonal 
wetlands in the site. The nearest occurrence of San 
Joaquin Valley Orcutt grass in the CNDDB (2015) 

search area is approximately 8 miles northeast of the 
site. The site is not in designated critical habitat this 

species (USFWS 2005a) 
WILDLIFE       
BIRDS       
Swainson’s 
hawk 

Buteo 
swainsoni 

None T N/A Nesting: large trees, 
usually within riparian 
corridors.  Foraging: 
agricultural fields and 
annual grasslands. 

Low: the disturbed grassland in the site provides 
marginal foraging habitat; only a few trees in the site 

are large enough for nesting raptors. It is unlikely 
Swainson’s hawks utilize this small patch of land for a 

significant amount of foraging when there are 
expansive alfalfa and hay fields nearby providing 
better habitat.  The nearest occurrence of nesting 

Swainson’s hawks in the CNDDB (2015) search area 
is approximately 2.5 miles southeast of the site. 
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Tricolored 
blackbird 

Agelaius 
tricolor 

None SC N/A Nests in dense brambles 
and emergent wetland 
vegetation associated 

with open water habitat. 
 

Unlikely: there is no suitable emergent wetland 
vegetation in the site for nesting.  This species may 

occasionally fly over or forage in the area.  The nearest 
occurrence of tricolored blackbird in the CNDDB 

(2015) search area is approximately 6 miles southwest 
of the site. 

 
Burrowing 
owl 

Athene 
cunicularia 
 

None None N/A Open, dry annual or 
perennial grasslands, 

deserts and scrublands 
characterized by low-
growing vegetation. 

Unlikely: the formerly paved and graveled areas and 
disturbed grassland in the site provide marginal 
foraging habitat for burrowing owl, but very little 
suitable burrow habitat was observed in the site.  
There are no occurrences of this species in the 

CNDDB (2015) search area. 
MAMMALS       
Townsend’s 
big-eared bat 

Corynorhinus 
townsendii 
townsendii 

None T N/A Requires caves, mines, 
buildings, or other 

human-made structures 
for roosting. 

 

Unlikely: the site does not provide suitable habitat for 
this species.  Townsend’s big-eared bat may fly over 
or forage above the site.  The nearest occurrence of 

this species in the CNDDB (2015) search area is 
along the Tuolumne River, approximately 5 miles 

north of the site. 
REPTILES & AMPHIBIANS       
California 
tiger 
salamander 
 

Ambystoma 
californiense 

T T N/A Breeds in seasonal water 
bodies such as deep 
vernal pools or stock 

ponds. Requires small 
mammal burrows for 

summer refugia. 
 

Unlikely: there are no areas within or near the site that 
could provide breeding habitat for California tiger 

salamander and the site is not suitable for aestivation. 
There are no occurrences of this species in the 

CNDDB (2015) search area.  The site is not within an 
area designated critical habitat for California tiger 

salamander (USFWS, 2005b). 
. 
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California red-
legged frog 

Rana aurora 
draytonii 

T SC N/A Lowlands and foothills in 
or near permanent 

sources of water with 
vegetation. 

Unlikely: there is no suitable aquatic habitat for 
California red-legged frog in or near the site. California 
red-legged frog is not known from the area and there 

are no recorded occurrences of this species in the 
CNDDB (2015) search area.  The site is not in 

designated for California red-legged frog critical habitat 
(USFWS, 2006).  

 
Giant garter 
snake 

Thamnophis 
gigas 

T T N/A Freshwater marsh and 
low gradient streams; 
adapted to drainage 
canals and irrigation 
ditches, primarily for 

dispersal or migration. 

Unlikely: there is no suitable habitat in or near the site 
for giant garter snake. Giant garter snake is not known 
from the area and there are no recorded occurrences 

of this species in the CNDDB (2015) search area. 
 

FISH       
Delta smelt Hypomesus 

transpacificus 
T T N/A Shallow lower delta 

waterways with 
submersed aquatic 

plants and other suitable 
refugia. 

Unlikely: there is no aquatic habitat in the site. There 
are no occurrences of delta smelt recorded in the 

CNDDB (2015) in the search area. There is no 
designated critical habitat for delta smelt (USFWS, 

1994) in or near the site. 
  

Central 
Valley 
steelhead 

Oncorhynchus 
mykiss 

T None N/A Riffle and pool 
complexes with 

adequate spawning 
substrates within Central 

Valley drainages. 
 

Unlikely: there is no aquatic habitat in the site. Central 
Valley steelhead is recorded in the CNDDB (2015) in 
the Tuolumne River approximately 5 miles north of 

the site. The site is not within designated critical 
habitat for Central Valley steelhead (NOAA, 2005). 

 
Hardhead Mylopharodon 

concephalus 
None SC N/A Major tributaries to 

Central Valley drainages. 
Unlikely: there is no suitable perennial or near-
perennial aquatic habitat in or near the site for 

hardhead.  This species is recorded in the CNDDB 
(2015) in the Tuolumne River approximately 5 miles 

north of the site.  
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INVERTEBRATES       
Vernal pool 
tadpole 
shrimp 

Lepidurus 
packardi 

E None N/A Vernal pools and 
seasonally wet 

depressions within the 
Central Valley. 

 

Unlikely: there are no vernal pools or seasonal 
wetlands in the site. There are no occurrences of 

vernal pool tadpole shrimp recorded in the CNDDB 
(2015) within the search area.  The site is not within 

designated critical habitat for vernal pool tadpole 
shrimp (USFWS, 2005a). 

 
Vernal pool 
fairy shrimp 
 

Branchinecta 
lynchi 

T None N/A Vernal pools and 
seasonally inundated 

depressions in the Central 
Valley. 

 

Unlikely: there are no vernal pools or seasonal 
wetlands in the site. There are no occurrences of 
vernal pool fairy shrimp recorded in the CNDDB 

(2015) within the search area. The site is not within 
designated critical habitat for any vernal pool shrimp 

species (USFWS, 2005a). 
 

Valley 
elderberry 
longhorn 
beetle 

Desmocerus 
californicus 
dimorphus 

T None N/A Elderberry shrubs in the 
Central Valley and 

surrounding foothills 

Unlikely: the blue elderberry shrubs in the site are 
small and show no evidence of occupancy. The 
nearest occurrence of valley elderberry longhorn 

beetle in the CNDDB (2015) search area steelhead is 
along the Tuolumne River, approximately 5 miles north 

of the site. 
Notes:   
1 T= Threatened; E = Endangered; SC = Species of Special Concern per California Department of Fish and Wildlife.   
2 CNPS List 1B includes species that are rare, threatened, or endangered in California and elsewhere. 
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habitat in the greater project vicinity. This table also includes an assessment of 
the likelihood of occurrence of each of these species in the site. The evaluation 
of the potential for occurrence of each species is based on the distribution of 
regional occurrences (if any), habitat suitability, and field observations. 
 
SPECIAL-STATUS PLANTS: Three species of special-status plants were identified 
in the CNDDB (2015) search area (Table 3 and Attachment A).  These include 
heartscale (Atriplex cordulata), subtle oracle (Atriplex subtilis), and San Joaquin 
Valley Orcutt grass (Orcuttia inaequalis). The USFWS species list (Attachment A) 
does not contain any special-status plants. 
 
Special-status plants generally occur in relatively undisturbed areas in vegetation 
communities such as vernal pools, marshes and swamps, seasonal wetlands, 
riparian scrub, and areas with unusual soils.  The leveled ruderal grassland in the 
site is highly disturbed and does not provide suitable habitat for any of these 
plants in Table 3 or other special-status plants. Due to lack of suitable habitat, no 
special-status plant species are expected to occur in the site. 
 
SPECIAL-STATUS WILDLIFE: The potential for intensive use of habitats within the 
project site by special-status wildlife species is very low.  Special-status wildlife 
identified in the CNDDB (2015) search are Swainson’s hawk, tricolored blackbird 
(Agelaius tricolor), Central Valley steelhead (Oncorhynchus mykiss), hardhead 
(Mylopharodon conocepehalus), valley elderberry longhorn beetle (Desmocerus 

californicus dimorphus) (Table 3 and Attachment A).  Although not recorded in 
the CNDDB (2015) within the search area, giant garter snake (Thamnophis 

gigas), California red-legged frog (Rana aurora draytonii), delta smelt 
(Hypomesus transpacificus), vernal pool tadpole shrimp (Lepidurus packardi), 
and vernal pool fairy shrimp (Branchinecta lynchi) were added to Table 3 as they 
are on the USFWS Species List (Attachment B).  Burrowing owl was added to 
Table 3 as it is widespread throughout the Central Valley and could occur in the 
project site. 
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While the project site may have provided habitat for special-status wildlife 
species at some time in the past, farming and development have substantially 
modified natural habitats in the greater project vicinity.  Of the wildlife species 
identified in the CNDDB, Swainson’s hawk is the only species that has potential 
to occur in the site on more than a transitory or very occasional basis. Other 
special-status birds including tricolor blackbird, and burrowing owl, may fly over 
the area on occasion, but would not be expected to nest in or immediately 
adjacent to the project site.  
 
SWAINSON’S HAWK: The Swainson’s hawk is a migratory hawk listed by the State 
of California as a Threatened species. The Migratory Bird Treaty Act and Fish 
and Game Code of California protect Swainson’s hawks year-round, as well as 
their nests during the nesting season (March 1 through September 15).  
Swainson’s hawk are found in the Central Valley primarily during their breeding 
season, a population is known to winter in the San Joaquin Valley.  
 
Swainson's hawks prefer nesting sites that provide sweeping views of nearby 
foraging grounds consisting of grasslands, irrigated pasture, hay, and wheat 
crops. Most Swainson's hawks are migratory, wintering in Mexico and breeding in 
California and elsewhere in the western United States.  This raptor generally 
arrives in the Central Valley in mid-March, and begins courtship and nest 
construction immediately upon arrival at the breeding sites.  The young fledge in 
early July, and most Swainson's hawks leave their breeding territories by late 
August.  
 
The site is within the nesting range of Swainson’s hawks and the CNDDB (2015) 
contains a few records of nesting Swainson’s hawks in the greater project vicinity 
(Attachment B). The nearest occurrence of nesting Swainson’s hawks in the 
CNDDB (2015) search area is approximately 2.5 miles southeast of the site.  
This species has also been documented nesting along the Tuolumne River 
approximately 5 miles north of the site.  
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Swainson’s hawks were not observed in or near the site during the recent survey, 
which was conducted during the heart of the Swainson’s hawk nesting season.  
The formerly paved areas and weedy grassland in the site provide marginal 
Swainson’s hawk foraging habitat.  It is unlikely Swainson’s hawks utilize this 
small patch of land adjacent to a major highway for more than very occasional 
foraging when there are expansive alfalfa and hay fields in the region providing 
higher quality foraging habitat  
 
BURROWING OWL: The Migratory Bird Treaty Act and Fish and Game Code of 
California protect burrowing owls year-round, as well as their nests during the 
nesting season (February 1 through August 31).  Burrowing owls are a year-long 
resident in a variety of grasslands as well as scrub lands that have a low density 
of trees and shrubs with low growing vegetation; burrowing owls that nest in the 
Central Valley may winter elsewhere.   
 
The primary habitat requirement of the burrowing owl is small mammal burrows 
for nesting.  The owl usually nests in abandoned ground squirrel burrows, 
although they have been known to dig their own burrows in softer soils.  In urban 
areas, burrowing owls often utilize artificial burrows including pipes, culverts, and 
piles of concrete pieces.  This semi-colonial owl breeds from March through 
August, and is most active while hunting during dawn and dusk. There are no 
occurrences of burrowing owls in the CNDDB (2015) search area.  
 
No burrowing owls or ground squirrels were observed in the site.  The grassland 
in the site is tall and weedy and provides marginal foraging habitat for burrowing 
owl.  While a few old ground squirrel burrows were observed within the site, none 
had evidence of burrowing owl occupancy (i.e. whitewash, feathers and/or 
pellets).  The site is well within the species range and burrowing owls may fly 
over or forage in the site on an occasional basis.  It is possible that burrowing 
owls could nest in the site in the future, if burrow habitat is available. 
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VALLEY ELDERBERRY LONGHORN BEETLE: The valley elderberry longhorn beetle is 
listed as a federally threatened species and its host plant is the blue elderberry 
shrub.  The United States Fish and Wildlife Service (USFWS, 1999) 
Conservation Guidelines for the Valley Elderberry Longhorn Beetle identifies 
stems in excess of 1 inch diameter at ground level as potential habitat for the 
beetle.  These guidelines direct that, if possible, elderberry shrubs should be 
avoided by a ground disturbance set back of at least twenty feet from the drip line 
of each shrub. The guidelines further direct that buffer areas between 20 and 100 
feet from the driplines of the shrubs that are subject to temporary ground 
disturbance should be restored or re-vegetated.  
 
As mentioned above, there are two small blue elderberry shrubs in the northeast 
corner of the site, near the intersection of Highway 99 and North Golden State 
Boulevard (Figure 3 and photograph in Attachment C).  There are also several 
blue elderberry shrubs in the parcel just southeast of the site, including a very 
large shrub approximately 30 feet east of the east edge of the site. The 
elderberry shrubs in the site each have a few stems between 1 and 3 inches in 
diameter at ground level and both shrubs are only about 5 to 6 feet tall.  None of 
the shrub's stems have bore holes that appear suggestive of past occupancy by 
valley elderberry longhorn beetle. These small elderberry shrubs in the site likely 
established in the past decade when seeds from the shrubs to the east were 
dropped by birds.  
 
OTHER SPECIAL-STATUS SPECIES: Special-status birds may fly over the area on 
occasion, but would not be expected to nest in or immediately adjacent to the 
project site.  The site does not provide suitable aquatic habitat for any type of 
fish, giant garter snake, California tiger salamander, or California red-legged frog. 
There are no vernal pools or seasonal wetlands in the site for vernal pool 
branchiopods (i.e., fairy and tadpole shrimp).  
 
CRITICAL HABITAT:  The site is not within designated critical habitat for delta smelt 
(USFWS, 1994), California red-legged frog (USFWS, 2006), California tiger 
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salamander (USFWS, 2005a), federally listed vernal pool shrimp or plants 
(USFWS, 2005b), valley elderberry longhorn beetle (USFWS, 1980), or Central 
Valley steelhead (NOAA, 2005). 
 
 
Conclusions and Recommendations 

• The site is disturbed grassland vegetated with ruderal grasses and 
weeds.  The west part of the site was developed in the past and old 
foundations and pavement remain.  On-site habitats are biologically 
unremarkable. 

 
• No potentially jurisdictional Waters of the U.S. or wetlands were 

observed in the project site.  A small detention basin along the north 
edge of the site does not meet the technical and/or regulatory criteria 
of jurisdictional wetlands or Waters of the U.S.  

 
• Due to high levels of disturbance and a lack of suitable habitat, it is 

unlikely that special-status plants occur in the site. 
 
• No special-status wildlife species are expected to occur in or near the 

site on more than a very occasional or transitory basis.  Swainson’s 
hawk and burrowing owl could potentially nest in the site and may use 
the site for occasional foraging. However, the weedy grassland in the 
site provides marginal foraging habitat and use of the site by either 
Swainson’s hawk or burrowing owl is expected to be limited.  

 
• Although considered unlikely, valley elderberry longhorn beetle could 

potentially occur in the small blue elderberry shrubs in the northeast 
part of the site.  These small shrubs show no evidence of occupancy 
by valley elderberry longhorn beetle and removal of the shrubs is 
expected to have no effect on this species.  Prior to removing the 
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shrubs, it is recommended the applicant obtain concurrence from 
USFWS regarding removing the shrubs.  

 
• Prior to securing concurrence to remove the blue elderberry shrubs, 

the shrubs should be protected with a no-disturbance buffer extending 
10 feet from the driplines of the shrubs.  Construction in the vicinity of 
the blue elderberry shrubs should also occur between June 15 and 
April 15.  During this time period, valley elderberry longhorn beetle (if 
present) would be within the interior portion of the stems of the shrubs 
and would not move (i.e., fly or walk) into the construction area 

 
• Pre-construction surveys for nesting Swainson’s hawks within 0.25 

miles of the project site are recommended if construction commences 
between March 1 and September 15. If active nests are found, a 
qualified biologist should determine the need (if any) for temporal 
restrictions on construction. The determination should utilize criteria set 
forth by CDFW (CDFG, 1994). 

 
• Pre-construction surveys for burrowing owls in the site should be 

conducted if construction commences between February 1 and August 
31.  If occupied burrows are found, a qualified biologist should 
determine the need (if any) for temporal restrictions on construction. 
The determination should be pursuant to criteria set forth by CDFW 
(CDFG, 2012). 

 
• Trees, shrubs, and grasslands in the site could be used by other birds 

protected by the Migratory Bird Treaty Act of 1918.  If vegetation 
removal or construction commences during the general avian nesting 
season (March 1 through July 31), a pre-construction survey for 
nesting birds is recommended.  If active nests are found, work in the 
vicinity of the nest should be delayed until the young fledge. 
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Attachment B 

CNDDB Summary Report and Exhibits 
& USFWS Species List 



Species Element Code Federal Status State Status Global Rank State Rank

Rare Plant 
Rank/CDFW 
SSC or FP

Agelaius tricolor

tricolored blackbird

ABPBXB0020 None Endangered G2G3 S1S2 SSC

Atriplex cordulata var. cordulata

heartscale

PDCHE040B0 None None G3T2 S2 1B.2

Atriplex subtilis

subtle orache

PDCHE042T0 None None G1 S1 1B.2

Buteo swainsoni

Swainson's hawk

ABNKC19070 None Threatened G5 S3

Corynorhinus townsendii

Townsend's big-eared bat

AMACC08010 None Candidate 
Threatened

G3G4 S2 SSC

Desmocerus californicus dimorphus

valley elderberry longhorn beetle

IICOL48011 Threatened None G3T2 S2

Lasiurus cinereus

hoary bat

AMACC05030 None None G5 S4

Lytta moesta

moestan blister beetle

IICOL4C020 None None G2 S2

Mylopharodon conocephalus

hardhead

AFCJB25010 None None G3 S3 SSC

Oncorhynchus mykiss irideus

steelhead - Central Valley DPS

AFCHA0209K Threatened None G5T2Q S2

Orcuttia inaequalis

San Joaquin Valley Orcutt grass

PMPOA4G060 Threatened Endangered G1 S1 1B.1

Record Count: 11

Quad is (Ceres (3712058) or Denair (3712057))Query Criteria:

Report Printed on Saturday, June 27, 2015

Page 1 of 1Commercial Version -- Dated June, 2 2015 -- Biogeographic Data Branch

Information Expires 12/2/2015

Selected Elements by Scientific Name
California Department of Fish and Wildlife

California Natural Diversity Database
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US Fish & Wildlife Service

IPaC Trust Resource Report

Project Description
NAME

Belkorp AG

PROJECT CODE

NY5M3-FJE4R-GUTLA-BIQTE-LKUULM

LOCATION

Stanislaus County, California

DESCRIPTION

No description provided

U.S. Fish & Wildlife Contact Information
Species in this report are managed by:

Sacramento Fish And Wildlife Office
Federal Building
2800 COTTAGE WAY, ROOM W-2605
Sacramento, CA 95825-1846 
(916) 414-6600

http://localhost/project/NY5M3FJE4RGUTLABIQTELKUULM
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Endangered

Threatened

Threatened

Threatened

Endangered Species
Proposed, candidate, threatened, and endangered species that are managed by the 

 and should be considered as part of an effect analysisEndangered Species Program
for this project.

This unofficial species list is for informational purposes only and does not fulfill the
requirements under  of the Endangered Species Act, which states that FederalSection 7
agencies are required to "request of the Secretary of Interior information whether any
species which is listed or proposed to be listed may be present in the area of a
proposed action." This requirement applies to projects which are conducted, permitted
or licensed by any Federal agency.

A letter from the local office and a species list which fulfills this requirement can be
obtained by returning to this project on the IPaC website and requesting an Official
Species List from the regulatory documents section.

Amphibians
 California Red-legged Frog Rana draytonii

CRITICAL HABITAT

There is  critical habitat designated for this species.final

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=D02D

 California Tiger Salamander Ambystoma californiense

CRITICAL HABITAT

There is  critical habitat designated for this species.final

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=D01T

Crustaceans
 Vernal Pool Fairy Shrimp Branchinecta lynchi

CRITICAL HABITAT

There is  critical habitat designated for this species.final

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=K03G

 Vernal Pool Tadpole Shrimp Lepidurus packardi

CRITICAL HABITAT

There is  critical habitat designated for this species.final

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=K048

http://www.fws.gov/endangered/
http://www.fws.gov/endangered/laws-policies/section-7.html
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=D02D
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=D01T
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=K03G
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=K048
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Threatened

Threatened

Threatened

Threatened

Fishes
 Delta Smelt Hypomesus transpacificus

CRITICAL HABITAT

There is  critical habitat designated for this species.final

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=E070

 Steelhead Oncorhynchus (=Salmo) mykiss

CRITICAL HABITAT

There is  critical habitat designated for this species.final

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=E08D

Insects
 Valley Elderberry Longhorn Beetle Desmocerus californicus dimorphus

CRITICAL HABITAT

There is  critical habitat designated for this species.final

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=I01L

Reptiles
 Giant Garter Snake Thamnophis gigas

CRITICAL HABITAT

 has been designated for this species.No critical habitat

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=C057

Critical Habitats
Potential effects to critical habitat(s) within the project area must be analyzed along with
the endangered species themselves.

There is no critical habitat within this project area

https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=E070
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=E08D
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=I01L
https://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=C057


 
 
 
 
 
 
 
 
 
 

Attachment C 
Photographs 



Paved area in the northwest tip of the site, looking southeast; 06/10/15.

Weedy grassland in the southeast part of the site, looking northwest; 06/10/15.

MOORE BIOLOGICAL



Nunes Road along the north edge of the site, looking east from 7th Street; 06/10/15.

Landscaped strip along Highway 99, looking southeast from the northwest corner of the site; 06/10/15.

MOORE BIOLOGICAL



Cottonwood in the north-central part of the site, looking west; 06/10/15.  A large raptor stick nest
in this tree is tattered and appears to be from the 2014 nesting season.

Old foundations, palms and a pecan tree in the northwest part of the site, looking northwest;  
06/10/15. Aerial photographs from the early 2000s' show development in this part of the site.

MOORE BIOLOGICAL



Two small blue elderberry shrubs in the northeast part of the site, looking northwest; 06/10/15.

One of several large blue elderberry shrubs in the parcel just east of the site; 06/10/15.  The shrub
is approximately 30 feet east of the east edge of the site. 

MOORE BIOLOGICAL



Old detention basin along Nunes Road, looking west; 06/10/15.  This small basin is in the vicinity
of the old foundations and was likely constructed when the site was previously developed.

MOORE BIOLOGICAL
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Designated Critical Habitat 
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Critical Habitat
Colusa grass
Greene's tuctoria
Hairy Orcutt grass
Hoover's spurge
Vernal pool fairy shrimp
Vernal pool tadpole shrimp
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