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Referral 

Early Consultation 

 
Date:   March 4, 2022 
 

To:   Distribution List (See Attachment A) 
 

From:   Emily Basnight, Assistant Planner, Planning and Community Development 
 

Subject: USE PERMIT APPLICATION NO. PLN2022-0003 – FM INGREDIENTS 

 

Respond By:  March 21, 2022 

 
****PLEASE REVIEW REFERRAL PROCESS POLICY**** 

The Stanislaus County Department of Planning and Community Development is soliciting comments from 
responsible agencies under the Early Consultation process to determine: a) whether or not the project is 
subject to CEQA and b) if specific conditions should be placed upon project approval. 
 
Therefore, please contact this office by the response date if you have any comments pertaining to the proposal.  
Comments made identifying potential impacts should be as specific as possible and should be based on supporting 
data (e.g., traffic counts, expected pollutant levels, etc.).  Your comments should emphasize potential impacts in areas 
which your agency has expertise and/or jurisdictional responsibilities. 
 
These comments will assist our Department in preparing a staff report to present to the Planning Commission.  Those 
reports will contain our recommendations for approval or denial.  They will also contain recommended conditions to be 
required should the project be approved.  Therefore, please list any conditions that you wish to have included for 
presentation to the Commission as well as any other comments you may have.  Please return all comments and/or 
conditions as soon as possible or no later than the response date referenced above.  
 
Thank you for your cooperation.  Please call (209) 525-6330 if you have any questions. 

 
Applicant:  FM Ingredients   
 

Project Location: 10924 Hilmar Road, between Hogin Road and South Central Avenue, in the 
Turlock area 

 

APN:   057-006-002  
 

Williamson Act 
Contract:  79-3677   
 

General Plan:  Agriculture 
 

Current Zoning: General Agriculture (A-2-40) 
 

Project Description: Request to establish an agricultural service establishment on a 39.64± acre 
parcel in the General Agriculture (A-2-40) zoning district.  The proposal includes installation of 
micronutrient mineral batching equipment consisting of silos, loadout and receiving elevators, and 
conveyors within an existing 120,000 square-foot agricultural storage building for the purpose of 
mixing nutrients for incorporation into dairy feed.  Portions of the equipment will also be installed 
adjacent to the building.  The height of the proposed equipment will be up to 45-feet-tall.  The facility 
will be owned, operated by, and serve a small group of dairymen and industry professionals within 
Stanislaus County, as well as dairies within surrounding counties, for the purpose of decreasing 
internal costs and to mix mineral blends to serve the needs of each individual dairy.  The project 
site is improved with one single-family dwelling, barn, and a 120,000 square-foot agricultural 
storage building.  The balance of the property is not currently planted but receives irrigation water 
from an on-site deep well.  
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The facility will be mostly automated and will operate with a maximum of three employees, 8:00 a.m. 
to 5:00 p.m., Monday through Friday, year-round.  Up to three truck trips and customer trips will 
occur daily, with the customers consisting of the ownership group who will pick up the mineral mix 
to be incorporated into dairy feed off-site.  An employee restroom is located within the existing 
agricultural storage building.  The site is served by private on-site wastewater treatment system 
and domestic well.  Drainage is proposed to be handled on-site via overland runoff.  The facility and 
related traffic will take access off County-maintained Hilmar Road via a proposed 20 foot all-weather 
driveway.  
 
Full document with attachments available for viewing at: 
http://www.stancounty.com/planning/pl/act-projects.shtm  
 

http://www.stancounty.com/planning/pl/act-projects.shtm
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USE PERMIT APPLICATION NO. PLN2022-0003 – FM INGREDIENTS 
Attachment A 
 
Distribution List 

X 
CA DEPT OF CONSERVATION 
Land Resources 

 STAN CO ALUC 

X CA DEPT OF FISH & WILDLIFE  STAN CO ANIMAL SERVICES 

 CA DEPT OF FORESTRY (CAL FIRE) X STAN CO BUILDING PERMITS DIVISION 

 CA DEPT OF TRANSPORTATION DIST 10 X STAN CO CEO 

X CA OPR STATE CLEARINGHOUSE  STAN CO CSA 

X CA RWQCB CENTRAL VALLEY REGION X STAN CO DER 

 CA STATE LANDS COMMISSION X STAN CO ERC 

 CEMETERY DISTRICT X STAN CO FARM BUREAU 

 CENTRAL VALLEY FLOOD PROTECTION X STAN CO HAZARDOUS MATERIALS 

 CITY OF:    STAN CO PARKS & RECREATION 

 COMMUNITY SERVICES DIST:  X STAN CO PUBLIC WORKS 

X COOPERATIVE EXTENSION  STAN CO RISK MANAGEMENT 

 COUNTY OF:    STAN CO SHERIFF 

X 
DER GROUNDWATER RESOURCES 
DIVISION 

X STAN CO SUPERVISOR DIST 2: CHIESA 

X FIRE PROTECTION DIST: MT. VIEW FIRE X STAN COUNTY COUNSEL 

X GSA: WEST TURLOCK SUBBASIN GSA  StanCOG 

 HOSPITAL DIST:  X STANISLAUS FIRE PREVENTION BUREAU 

X IRRIGATION DIST: TURLOCK X STANISLAUS LAFCO 

X MOSQUITO DIST:  TURLOCK MOSQUITO X 
STATE OF CA SWRCB DIVISION OF 
DRINKING WATER DIST. 10 

X 
MOUNTAIN VALLEY EMERGENCY 
MEDICAL SERVICES 

 SURROUNDING LAND OWNERS 

 MUNICIPAL ADVISORY COUNCIL:  X TELEPHONE COMPANY: ATT 

X PACIFIC GAS & ELECTRIC  TRIBAL CONTACTS 
(CA Government Code §65352.3) 

 POSTMASTER:  US ARMY CORPS OF ENGINEERS 

 RAILROAD:   US FISH & WILDLIFE 

X SAN JOAQUIN VALLEY APCD  US MILITARY (SB 1462) (7 agencies) 

X SCHOOL DIST 1: CHATOM UNION  USDA NRCS 

X SCHOOL DIST 2: TURLOCK UNIFIED  WATER DIST: 

 WORKFORCE DEVELOPMENT   

X STAN CO AG COMMISSIONER   

 TUOLUMNE RIVER TRUST   
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STANISLAUS COUNTY 

CEQA REFERRAL RESPONSE FORM 

 
TO:  Stanislaus County Planning & Community Development 
  1010 10th Street, Suite 3400 
  Modesto, CA   95354 
 
FROM:             
 
SUBJECT: USE PERMIT APPLICATION NO. PLN2022-0003 – FM INGREDIENTS 
 
Based on this agency’s particular field(s) of expertise, it is our position the above described 
project: 
 
   Will not have a significant effect on the environment. 
   May have a significant effect on the environment. 
   No Comments. 
 
Listed below are specific impacts which support our determination (e.g., traffic general, carrying 
capacity, soil types, air quality, etc.) – (attach additional sheet if necessary) 
 1. 
 2. 
 3. 
 4. 
Listed below are possible mitigation measures for the above-listed impacts: PLEASE BE SURE 
TO INCLUDE WHEN THE MITIGATION OR CONDITION NEEDS TO BE IMPLEMENTED 
(PRIOR TO RECORDING A MAP, PRIOR TO ISSUANCE OF A BUILDING PERMIT, ETC.): 
 1. 
 2. 
 3. 
 4. 
In addition, our agency has the following comments (attach additional sheets if necessary). 
 
 

 
 

 
 
Response prepared by: 
 
 

 Name     Title     Date 
 
 



AREA MAP

SAN JOAQUIN RIVER

T U R L O C K

Fink Rd

Ca
rp

en
ter

 R
d

West Main St

99

±
Date: 3/2/2022Source: Planning Department GIS

L E G E N D
Project Site

Road

River

COUNTY BOUNDARY

0 2mi

0 2km

Sphere of Influence

City

MERCED
COUNTY

C I T Y
O F  

M O D E S T O

Site

Cr
ow

s L
an

din
g R

d

Ge
er 

Rd

UP
PLN2022-0003

FM
INGREDIENTS

Las Palmas Ave



GENERAL PLAN MAP

±
Date: 3/2/2022Source: Planning Department GIS

L E G E N D
Project Site

0 1,500 ft

0 300m

General Plan
Agriculture

AG

Road Canal Site

AUGUST RD CE
NT

RA
L A

VE

ALBES DRAIN

UP
PLN2022-0003

FM
INGREDIENTS

HILMAR RD

EHRLICH RD

MO
RG

AN
 R

D

HO
GI

N 
RD

PRAIRIE FLOWER DRAIN

HORSE DRAIN

PRAIRIE FLOWER DRAIN

AG

AG

AG

Parcel



ZONING MAP

±
Date: 3/2/2022Source: Planning Department GIS

L E G E N D
Project Site

0 1,500 ft

0 300m

Road Canal
Zoning Designation

A-2-40

General Agriculture 40 Acre

Site

AUGUST RD CE
NT

RA
L A

VE

ALBES DRAIN

UP
PLN2022-0003

FM
INGREDIENTS

HILMAR RD

EHRLICH RD

MO
RG

AN
 R

D

HO
GI

N 
RD

PRAIRIE FLOWER DRAIN

HORSE DRAIN

PRAIRIE FLOWER DRAIN

A-2-40

A-2-40

A-2-40

Parcel



Copyright nearmap 2015

±
Date: 3/2/2022Source: Planning Department GIS

0 1,500 ft

0 300m

2021 AERIAL AREA MAP

Site

AUGUST RD CE
NT

RA
L A

VE

ALBES DRAINHILMAR RD

EHRLICH RD

MO
RG

AN
 R

D

HO
GI

N 
RD

PRAIRIE FLOWER DRAIN

HORSE DRAIN

PRAIRIE FLOWER DRAIN

UP
PLN2022-0003

FM
INGREDIENTS

L E G E N D
Project Site

Road
Canal



Copyright nearmap 2015

±
Date: 3/2/2022Source: Planning Department GIS

L E G E N D

Project Site

Road

Canal

0 400 ft

0 100m

Site

ALBES DRAINHILMAR RD

UP
PLN2022-0003

FM
INGREDIENTS

2021 AERIAL SITE MAP



SHEET NO.

SHEET TITLE

AGENCY APPROVAL

REVISIONS

A1

SITE PLAN & VACINITY

MAP

PERMIT NUMBER:

A X I O M

S T R U C T U R A L

D E S I G N ,  I N C

1 6 7  S  T H O R  S T R E E T           A N D R E W  ( 2 0 9 )  6 0 4 - 2 8 9 8

T U R L O C K ,  C A  9 5 3 8 0           M I C H A E L  ( 2 0 9 )  4 8 4 - 8 6 4 0

W W W . A X I O M S D . C O M

21187

F
M

 
I
N

G
R

E
D

I
E
N

T
S

M
I
C

R
O

 
A

N
D

 
M

I
N

E
R

A
L

I
N

G
R

E
D

I
E
N

T
 
B

L
E
N

D
I
N

G
 
S
Y
S
T
E
M

1
0
9
2
4
 
H

I
L
M

A
R

 
R

O
A

D

T
U

R
L
O

C
K
,
 
C

A
 
9
5
3
8
0

CONSULTANT INFO

-

W. MAIN ST.

BRADBURY RD.

AUGUST AVE.
MO

RG
AN

 R
D.

CE
NT

RA
L 

AV
E.

W
AS

HI
NG

TO
N 

RD
.

HILMAR RD.

99

165

PROJECT SITE

VICINITY MAP
N.T.S

SITE PLAN SCALE IN FEET

0 100 200 400

(E) BARN

(E) RES.

S MORGAN RD.

HILMAR RD.HILMAR RD.
HILMAR RD. HILMAR RD. HILMAR RD.

NEW INGREDIENT
BLENDING SYSTEM
PROJECT AREA
SEE SHEET A2

SITE DATA
OWNER: FM INGREDIENTS

JURISDICTION: STANISLAUS COUNTY
ZONE: AG (A-2-40)

SITE AREA: 39.64 ACRES
APN: 057-006-002
SITE

ADDRESS:
10924 HILMAR ROAD TURLOCK, CA
95380

SEISMIC CAT: D
WATER: DOMESTIC WELL
SEWER: SEPTIC
GAS: PG&E

ELECTRIC: TID

PROPERTY BOUNDRY

SITE ACCESS
FROM ROAD

SITE ACCESS
FROM ROAD

20' ALL-WEATHER
FIRE ACCESS ROAD

20' ALL-WEATHER
FIRE ACCESS ROAD

20' ALL-WEATHER
FIRE ACCESS ROADFULL FRONTAGE

ALL-WEATHER FIRE
ACCESS AREA

FEM
A F

LOO
D Z

ONE
 A

FEM
A F

LOO
D Z

ONE
 AAPPROX. EDGE

OF FLOOD ZONE

APN
057-006-002
39.61 ACRES

FEMA FLOOD ZONE A

(E) BARN
PERMIT 161791

BOUNDARY NOTE:
THE APPROXIMATE BOUNDARY INFORMATION SHOWN ON THESE PLANS IS
BASED UPON STANISLAUS COUNTY GIS DATA.

SITE PLAN NOTES:
1.) THIS DRAWING IS FOR EXHIBIT PURPOSES ONLY AND DOES NOT
REPRESENT ANY LEGAL SURVEY OF THE PROPERTY.
2.) ALL FEATURES ARE EXISTING UNLESS NOTED OTHERWISE AS PROPOSED.
3.) APPROXIMATE LOCATIONS ARE PRESENTED FOR UNDERGROUND AND
ABOVE GROUND FACILITIES,

SHEET INDEX
SHEET NO. DESCRIPTION

A1 SITE PLAN AND VICINITY MAP
A2 ENLARGED EQUIPMENT VIEWS

(E) DEEP WELL
IRRIGATION PUMP

FIRE HYDRANT

S 6026

P

R

O

F

E

N

G

I

N

E

E

R

R
E
G

I
S

T

E

R

E

D

E
SS

IO

N

A

L

U

C

R

T

S

T

U

R

A

L

E

O

F

S

T

A

T

I

N

I

A

CA
L

F

O

R

W

O

R

E

R

HS

E

A

L

I

M

H

C

M

N

A



SHEET NO.

SHEET TITLE

AGENCY APPROVAL

REVISIONS

A2

ENLARGED EQUIP.

PLAN & ELEVATION

PERMIT NUMBER:

A X I O M

S T R U C T U R A L

D E S I G N ,  I N C

1 6 7  S  T H O R  S T R E E T           A N D R E W  ( 2 0 9 )  6 0 4 - 2 8 9 8

T U R L O C K ,  C A  9 5 3 8 0           M I C H A E L  ( 2 0 9 )  4 8 4 - 8 6 4 0

W W W . A X I O M S D . C O M

21187

F
M

 
I
N

G
R

E
D

I
E
N

T
S

M
I
C

R
O

 
A

N
D

 
M

I
N

E
R

A
L

I
N

G
R

E
D

I
E
N

T
 
B

L
E
N

D
I
N

G
 
S
Y
S
T
E
M

1
0
9
2
4
 
H

I
L
M

A
R

 
R

O
A

D

T
U

R
L
O

C
K
,
 
C

A
 
9
5
3
8
0

CONSULTANT INFO

-

2

A2

Scale: 3/32" = 1'-0"

PLAN VIEW - NEW EQUIPMENT AREA

1

Scale: 3/32" = 1'-0"

ELEVATION VIEW - WEST BUILDING & EQUIPMENT

2

250'-6"

42'

51'-7"

31'-8"38'-6"45'-3"14'-3"

28'-6"

34'

10'-6"

LOADOUT
AREA

RECEIVING CONVEYOR

51'-312"

28'
39' 44'-4"

(N) RECEIVING
ELEVATOR

(N) LOADOUT
ELEVATOR

42'-5"

(N) SILOS

S 6026

P

R

O

F

E

N

G

I

N

E

E

R

R
E
G

I
S

T

E

R

E

D

E
SS

IO

N

A

L

U

C

R

T

S

T

U

R

A

L

E

O

F

S

T

A

T

I

N

I

A

CA
L

F

O

R

W

O

R

E

R

HS

E

A

L

I

M

H

C

M

N

A


















	2022_0302_FM_Ingredients_Area_Map
	2022_0302_FM_Ingredients_General_Plan_Map
	2022_0302_FM_Ingredients_Zoning_Map
	2022_0302_FM_Ingredients_Aerial_Area_Map
	2022_0302_FM_Ingredients_Aerial_Site_Map
	025_02_FMI Site Plan_R1 - Stamped (2022.01.05)
	Sheets and Views
	025_02_FMI Site Plan_R1-A1
	025_02_FMI Site Plan_R1-A2





