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County of Fresno

DEPARTMENT OF PUBLIC WORKS AND PLANNING
ALAN WEAVER, DIRECTOR

August 8, 2007 DOC KET
PAO | iments, LLC m.AFC-S

45499 W. Panoche Rd. AUG O § 207
Firebaugh, CA 83622 DATE
RECD. 46 2 1 |

Dear Si or Madam:

SUBJECT:  Gsrneral Plan Conformrity Application — Panocha Energy Center LLC
Determine General Flan Conformity of Panoche Energy Center LLC's proposal to
davelop an sisclrical power generating facility on a 12.8-acra alte in the AE-20
(Exclusive Agriculture, 20-acre minimum parcel size) District,

LOCATION: The proposed powsr genarating facillty is located on the south side of Panoche
Road belween inlerstale 5 and Falrfax Avenue approxmately 12.6 miles
southwest of the City of Mendota (SUP. DIST.: 1) (APN: 027-080-78s).

APPLICANT: PACQ lhwvestments

EXHIBITS:

1. Location Map

Exdsting Zoning Map
Existing Land Use Map

2,

3

4, Fresno Counly Adopted Ganerad Plan

5 Aarial Photograph of Proposed Power Genrerating Faclity and Surrounding Area
&

Sita Plan of Proposed Power Generating Facillty

PRGJECT DESCRIFTION:

On July 18, 2007, PAQ invastments LEC submitted an agplication for datarmination of General
Plan Conformity on a 12,8-acre parce! for the purposes of establishing a power generaling
faclily. The proposed power generating facilily is iocated on the south slde of Panoche Road
beatwaen Interstate 5 and Falrfax Avarue approdmately 12.6 miles southwest of the City of
Mendota. The proposed faciity would consist of four General Elaciric LMS100 patural gas-fired
Combuslion Turbine Generators, with 8 total net genaraling capacity of approximately 400 MW.
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Cther site characteristics Inciude the gas pipeline, 230kV transmission line, exparnsion area for
the PGAE electrical substation, ardd a basin for stormn waler retantion (Exhibit 8.

BACKGROUND:

On April 24, 2007, the Frasno County Board of Suparvisors appmved a naguest for partial
cancsiation of the Williamson Act Contract, to remove the subject t2.8-acre amea from
Agricuitural Land Conservation Contract No. 387 restrictions,  Approval of the partial
cancellation request regquired the Board {o make {tve specifled findings. One of the required
findings was a determimation that the propased altemata usa is consistent with the General
Flan. The Board determined that the five findings could be mede and, therefore, approved the
partial cancelialion.

EXISTING LAND USE:

Tha existing parcsl Is zaned AE-2D (Exclusive Agricuiture, 20-acra minimum parcel size). The
site |s designaied Agriculture In the Fresno County Genoral Plan and is subject to Agricuitural
Land Conservation Contract Na. 367. .

The subject site Is currently in agricultural use planted In pomegranates. A PGAE alectrical
substation exisis adjacent to the northeast of the prolect area, Other ad|mcent land conslsts of
pornegranate orchards,

PROCEDURAL CONSIDERATIONS / PLIRPOSE OF REPORT,

The California Energy Commisslon's (CEC) Proliminaty Staff Assessmant (PSA) regarding the
proposed power generating facility indicated that the CEC was unable to determine & the
propesed projsct is consistent with the Frasno County General Plan.

GENERAL PLAN POLICY CONSIDERATIONS

The proposed project and surrounding land is designated for Agricuiture In the Fresna County
Ganeral Flan, As previously-mentioned, the subject site Is zonsed for agricuitural land uses (AE-
20). The existing AE-20 zoning {Exhlbit 2} Is reflective of the County Genera! Plan land use
designation for this araa,

The Fresno County General Plan contains specific policies related fo agriculiural land and the
protection of thase lands as the County’s moat valuable natural resource and its hiskorical basis
of Its economy. Generst Plan Pollcy LU-A1 direals drban growth away from valuabie
agricuttural lands to cilles and unincorporated comrnunities.

Policy LU-A.3 states that the County shall allow special agricuitural uses, agricullurally-related
activities and cerfain nor-agricultural uses in asreas designeted Agriculture. Table LU-3 sis
typical uzes aliowed in areas designated Agriculture. Approval of those and similar uses s
subject to a determination that certain crllerla can be mel, This ist = aot Intended to be
inclusive of all uses that can be considered for davelopment, The proposed power generating
facility is similar lo other aliowed uses which provide a needed service fo tho surmounding
cormmunity or the larger area. Table LU-3 inciudes usea which pravide a public bensftl to the
surrounding community of larper area, such as sewago traaiment plants, solld weste disposal,
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wirsless communication facilities and slectrical subsiafions. For proposed power generating
facilittes with a net ganerating capacity of less than 50 MW, the propused project requires
approval from Fresno County. In those instancas, an Undlassified Conditional Usa Permit is
reguired o be submitted for review and for a determination before the Frasno County Planning
Commission and/or Board of Supservisors. in this case, because the proposed project would
have a net ganerating capacity of 400 MW, an Unclassified Condifional Use Permit was
determined to not be required. However, the Fresno County Board of Suporvisors has, in the
past, appmved Unciassified Conditional Use Permits for proposed power generating facilities on
land designated for Agricuiture and zonad AE-2G.

Regarding the criteria to be considered in approval of such uses, as spedified in Policy LU-A.3,
stalf beliaves the criteria are met suNlclently to deterrnines that the proposed project ls consistent
with the Frasnc County Generaf Plan.

Criterion “a" is met in that the facifity is proposed at this non-urban location because of the
existing infrastructure instalied at the adjecent Paclfic Gas and Eleclric substation and the
exlating high-vaiume natural gas Hnaes and 230 kilovalt transmission lines located on the subjact
parcel, The axisting infrasiructure allows for efficient interconnaction, which reduces impacis on
adjacent land. Criterion "b* can be mat because a site selection investigation was performed by
the applicent, locking for land that was in sufficlent proximity to the infrastructurs fisted above.
No less productive agricullural lands ware identifiad within suffident proximily to serve as a
reasonabls allernafive. Tha proposead power generating faclilty Is estimated to have a maximum
annual groundwater demand of 1,154 acre-feel, Based on {he anvironmantal documentation
submittad to tha Callfornia Energy Comimnission, the proposed facility will not have a significant
effect on groundwater resources, and would meat Criterion "¢". The proposed facilily Is lacated
approximately 12,8 milas from the ¢ty of Mendota and approxmately 13.7 miles from the cily of
Firebaugh., While = localion closer o sources for employees would be preferable, othar site
raquiremants preciude such a location,

CONCLUSION:

Tatte LU-A.3 lists typical uses allowed on land designated for Agriculture in Fresno Gounty,
The ideniified uses are not intended to be an exhaustive listing of afl allowed uses, but instaad
are typical uses allowed. Other gimilar uses oen also be parmitted on land designated for
Agricultre. it has been detarmined that the proposed power generaling facility Is similar to
other nor-agricultural uses listed In Table LU-3 of the Fresno County Genersi Plan. Further, the
Panoche Energy Canter faciity meets the critena for allowlng such a use as described in Policy
LL-A.3 of the General Flan, Tha development of the proposed use on the sublect property is
consistent with the Fresno County General Plan,

This detsrmination was supparied by the Board of Supervisors on Aprll 24, 2007, when the
request for parffal cancelistion of Agricullwral Land Conesarvation Contract Np. 367 was
approved.,

No additional iand use entillamant review by Fresno County Is required for the developrent of
the proposed power ganerating facifity, .
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if you have gquestions regarding this General Plan Conformity review, please call me at (559)
262-4022.

red Nimer, Plan/mlr/‘\

evelopment Servicas

JN:he .
280Dt PIMPROJSECFROJDOUSGFCIPanocha Enargy Center\GPC iatter.dac

Enciosures

o Bermnard Jimenez, Division Manager
Wil! Ketller, Principal Menager
Margle McHenry, Senfor Planner
Zachary Redmond, Deputy County Counse!
Marcus Magness
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County of Fresno

DEPARTMENT OF PUBLIC WORKS AND PLANNING
ALAN WEAVER, DIRECTOR

August 8, 2007

PAD Investments, LLC
45498 W, Pansche Rd.
Firebaugh, CA 83622

Dear Sir or Madam:

SURJECT:  General Plan Conformity Application ~ Starwood Powser-Midway, LLC
Determine General Plan Conformity of Starwood Power-Midway, LLC's proposat
to develop an electrical power generating facliity on a 5.6-acra site In the AE-20
{Exclusive Agriculture, 20-acre minimum parcet size) District.

LOCATION:  The proposed powsr generating facility is located on the south sida of Panache
Road belween Interstate 5 and Faifax Avenue approximately 12.86 miles
southweat of the City of Mendota (SUP. DIST,. 1) (APN; 027-060-78s).

APPLICANT: PAQ Invesiments

EXHIBITS:

1. Location Map

2. Existing Zening Map

3. Existing Land Use Map

4, Frasno Courdy Adopted Genaral Plan

5 Aerial Photograph of Proposed Power Generating Facility and Surrounding Area

8. Site Plan of Proposed Power Generating Facility

PROJECT DESCRIPTION:

On July 18, 2007, PAC Investments LLC submitted an application for determination of General

Plan Conformity en a §5.6-acre parcel for tha purposes of establishing a power generating

facility, The proposed power ganerating facility is located on the south side of Panoche Road

between tnterstate 5 and Fairfax Avenue approximately 12.6 miles southwest of the City of

Mendota, The proposed facility would consist of two FT8-3 Swiftfac Combustion Turbine
Generator units installed in a simple-cycle power plant arrangement, with & total net generating

DEVELOPMENT SERVICES DIASION
TIX tullie SR, Suah Foor / Fresno, Talkama B 721 § Phone (DY) PEX-A0LE # 757 4005 § R AW 1 2R 40T F EAX 792 403
Fautnd Encioyment Opporiunky s A0ImmaG Adlon « DS Emplayoer
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Page 2

capacity of appraximately 120 MW Off-sita impravements assoclated with the project include
an approximate 200-foot electric transmission line {o tie Into the PG&E Substation, a 1,200-foot
underground water pipefine connecting the project 1o the existing CaiPeak Panoche plant weil
adjacent to the project site, 50 feet of new gas lransrission line and a gas melering sel which
will tap into the existing PG&E gas trunkiine.

BACKGROLIND:

On Aprit 24, 2007, the Fresno County Board of Supetvisors approved a request for partial
canceltation of the Williamson Acl Contracl, 1o remove the subject 5.6-acre area from
Agricultural Land Conservation Contract No. 367 restrictions.  Approval of the partial
canceliation request required the Board 1o make five specified findings. One of the required
findings was a determinalion that the proposed allernate use is consistent wilh the Ganeral
Plan. The Board determined that the five findings could be made and, therefore, approvead the

partial cancailation.
EXISTING LAND USE:

The existing parcal is zoned AE-20 (Exclusive Agriculure, 20-acre minimurr parcgl size). The
site is designated Agricullure in the Frasno County General Plan and is subject lo Agricultural
L.and Conservation Contract Ne. 367,

The subject site is currently used as a storage-yard by CalPeak Powgr. A PGAE electrical
substation exisls adjacent to the southwest of the project area. Other adjacent land consists of
pomegranale orchards.

PROCEDURAL CONSIDERATIONS { PURFPOSE OF REPORT:

Tha California Energy Commission's (CEC) Preiiminary Staff Assessment (PSA)} regarding lhe
proposed power generating facllity indicated that the CEC was unable 1o determine ihat the
proposed project ls consistant with the Fresno County General Plan

GENERAL PLAN POLICY CONSIDERATIONS

The proposed project and surrounding land is designated for Agricuiture in the Fresno County
General Plan. As previously-mentioned, the subject site is zoned for agricultural land uses (AE-
20). The existing AE-20 zoning (Exhiblt 2} is reflective of the County General Plan land use
designation for this area.

The Fresno County Gengral Plan contains speclfic policies relatled to agriculiural land and the
protection of those lands as the County’s most valuable natural resaurce and its historical basis
of ils economy. General Plan Policy LU-A1 directs urban growth away from valuable
agricultural lands o cities and unincorporaled commbunities.

Policy LU-A.3 slates hat the County shall allow special agricultural uses, agriculturally-refated
activities and certain non-agricultural uses in areas designated Agriculture, Table LU-3 lists
lypical uses allowed in areas designated Agriculture. Appraval of those and similar uses is
subject o a determination that certain criterfa can be met.  This list is not intended to be
inclusive of all uses that can be considered for development. The proposed power generating

0871572007 WED 13:58 [TX/RX HO 5B8Y] @913
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faciilty is similar io other allowed uses which provide 3 needed service to the surrounding
community of Lhe larger area. Table LU-3 includes uses which pravide a public benefit to the
surrounding communily or larger area, such as sewage treatment plants, solid wasle disposal,
wireless communication faclliies ang electricat substations. For proposed power generating
faciiities with a net genersting capacily of less than S0 MW, the proposed project requires
approval from Fresno County. In those instances, an Unclassifled Conditionat Use Permit is
required 1o be submitied for review and for a determinatlon before the Fresno County Planning
Commission and/or Board of Supervisors. In this case, because the proposed project would
have a net generating capacity of 120 MW, an Unclassified Condilionai Use Permil was
determined to nol be required. Howaver, the Fresno Counly Board of Suparvisors has, in the
past, approved Unclassified Conditional Use Permits for proposed power generating facilities on
land designated for Agricuiture and zoned AE-20.

Regarding the criteria to be considered in approval of such usss, as specified in Policy LU-A.3,
staff beleves the critarla are met sutficiently 1o determine that the proposed project is consistent
with the Fresno Countly General Pian.

Criterion “a" is mét in thal the fadiiity is proposed al this non-urban localion because of the
existing infrastruclure instafled al the adjaceni Pacific Gas and Electric subsiation and the
exisling high-volume natural gas lines and 115 kilovolt transmission lines located on the subject
parcel. The existing infrastruciure allows for efficient interconnection, which reduces impacts on
adjacent land. Crilerion "b" can be met because a site selection investigation was performed by
the applicant, looking for land that was in sufficient proximity 1o Ihe infrastruciure listed above.
No less productive agricultural lands were identified within sufficient proximity to serve as a
reasonable altemative. The proposed power generating facilily is estimated o have a maximum
annual groundwater demand of 135.6 acre-feet. Based on the environmental documentation
submitted to the California Energy Commission, the proposed facllity wilf not have a significant
effect an groundwater resources. and would meet Criterion “¢". The proposed facilily i3 located
approximately 12.6 miles from the city of Mendota and approximately 13.7 miles from the city of
Firebaugh. While a localion closer lo sources for the two reguired employses would be
praferabie, other site requirements preciude such a location.

CONCLUSION:

Table LU-A.3 lists typical uses allowed on land designated for Agriculture in Fresno County.
The identified uses are not inlended o ba an exhaustive listing of alf allowed uses, but instead
are typical uses allowed, Other similar uses can aiso be permitted on iand desighated for
Agricuiture. It has been determined that the proposed power generating facility is similar fo
olher non-agricultural uses listed in Table LU-3 of the Fresno Counly General Plan, Further, the
Starwood Power-Midway facility meels the criteria for allowing such a use as deseribed in Policy
LU-A.3 of the General Plan, The developmenl of the proposed use on the subject property Is
consistent with the Fresno County Genaral Plan.

This determinalion was supporied by the Board of Supervisors on April 24, 2007, when the
request for pertial cancellation of Agriculiursl Land Conservation Contract No. 367 was
approved.

No additional land use entitlement review by Fresno County is required for the developmeant of
the proposed power generaling facility.
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if you have guestions regarding this General Plan Conformily reviaw, piease ¢sll me at {558)
262-4022.

Sincerely,

)

aped Nimer, Planner
velopment Services

JMhe
OE6DeVSE PIMPROJSECIROINDOCS\CPUS e rwoad Power - MdwayACH G ister.doc

Enclosures

c Bemard Jimenez, Division Manager
Will Keltler, Prinoipal Planner
Margie Mckenry, Senior Planner
Zachary Redmond, Depuly Counly Counset
Marcus Magness
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