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GENERAL PLAN DESIGNATION (Exhibit A): 

SITE: RR (Residential Rural) Designation 
 
SURROUNDING: RR (Residential Rural) Designation; LDR (Low Density, Residential) 

Designation; OS (Open Space) Designation 
 

ZONING (Exhibit B): 
SITE: RMS (Residential, Mountain, Single Family) District 

 
SURROUNDING: RMS (Residential, Mountain, Single Family) District; RUS 

(Residential, Urban, Single Family); POS (Public Open Space) 
District  

 
LAND USE: 

SITE: 3,300 square foot single-family dwelling  
 

SURROUNDING:  Residential, Bass Lake, and Open Space 
 
SIZE OF PROPERTY: 10.11 acres 
 
ACCESS:           The property is accessed by Road 274 
 
BACKGROUND AND PRIOR ACTIONS: 

The subject parcel was originally Parcel 1 of Parcel Map 2056 which was recorded in April 
30, 1982.  
 
An application for a height and setback variance (VA#2006-010) was denied by the 
Planning Commission on December 5, 2006.    
 
Parcel Map 4216 was submitted in 2016 which consisted of three (3) parcels.  This map 
was also subject of an appeal to the Planning Commission.  It was approved; however, that 
decision was appealed to the Board of Supervisors.  The application was withdrawn prior 
to the Board of Supervisors hearing. 

 
PROJECT DESCRIPTION: 

Steve Bricker (appellant) is appealing the approval of Tentative Parcel Map #4222. The 
application is for a division of 10.11 acres into two (2) parcels (2.78 acres and 7.33 acres).  

 
ORDINANCES/POLICIES: 

Madera County Code 18.22 outlines allowed uses within the RMS (Residential, Mountain, 
Single Family) zone district. Lot dimension regulations allow for a minimum lot area of one 
acre. 

 
Madera County General Plan Policy Document (pg.10) outlines the allowable uses within 
the RR (Rural Residential) designation.  

 
Section 17.72 of the Madera County Zoning Ordinance governs the requirements for 
processing and reviewing parcel maps.  
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ANALYSIS: 

A Public Hearing was requested per Chapter 17.72.140 of the Madera County Code 
regarding the approval of tentative Parcel Map #4222. The request was made at the March 
13, 2019 Development Review Committee meeting. The subject parcel is located on the 
east side of Road 274, approximately, 0.45 mile north of its intersection with Fawn Point 
Lane (38906 Fawn Point Lane), Bass Lake.  

 
The appellant filed the appeal against the division of land due to safety, water, and design 
standard concerns. In 1964, a Tentative Map for Lake Shore Park Tract # 135 by Fred 
Rabe included the subject parcel. A 
Tentative Map was approved for Lake 
Shore Subdivision showing 108 lots. 
However, the Final Recorded Map 
only included lots 1-40 and the 
previously approved tentative map is 
no longer valid. Therefore, the subject 
parcel is not part of the Lake Shore 
Subdivision or any contract or 
agreement associated with it.  

 
In August of 1964, Madera County received an application for Lot Split #200 by Bass Lake 
Properties. The subject property was Parcel 1 of the proposed Lot Split but the application 
was later dropped in 1970. In 1972, the subject property was involved in a proposal for 
Subdivision S72-4 by John Gale but the application expired.  
 
In May of 1980, County of Madera received Parcel Map Application #1983 to divide a 28.16 
acre parcel of property into 4 parcels (6.40 acres, 5.00 acres, 6.88 acres, and 9.87 acres). 
At that time, the property owner was Western Sierra Properties, Incorporated. Although, 
the proposed parcels were included in Hilltop Estates Home Owners Association, the 
County does not enforce Covenants, Conditions, and Restrictions per Civil Code Section 
5975. On May 14, 1980, the Madera County Environmental Committee reviewed PM #1983 
and determined that the land division would not have an adverse environmental impact on 
the area under Negative Declaration ND 9-73. However, PM #1983 was dropped in 
December of 1980 because the property changed ownership from Western Sierra 
Properties, Inc. to Paul. B. Schmitz.  
 
In December of 1980, Parcel Map Application #2056 was resubmitted to replace PM #1983. 
PM #2056 created 4 parcels (10.11 acres, 5.37 acres, 6.05 acres, and 6.86 acres). On 
December 31, 1980, the Madera County Environmental Committee reviewed PM #2056 
and determined that Negative Declaration ND 9-73 was still applicable. On January 6, 
1981, the applicant entered into an agreement (Madera County Contract No. 3383-C-82) 
to provide the following improvements that included PM #2056 as well as PM #1909:  
 

1. Construction of a privately-owned and maintained road to those standards set forth 

by the Road Department, which road provides access to the proposed parcels of 

Parcel Map 2056 

2. Certain improvements and additions to the Lake Shore sewer plant, a sewage spray 

field, a sewage holding pond, and sewage distribution lines all to be dedicated to 

Maintenance District No. 6 

±
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3. A water shortage tank, well pump and distribution lines all to be dedicated to 

Maintenance District No. 6 

However, on August 11, 1981, a Variance from Minute Order 81-55 was approved allowing 
modification to the previously agreed upon conditions: 
 

1. The existing sewage treatment facility will be modified by the developers to accept 

a design flow of a minimum of 25,000 gallons per day.  

2. The developers shall replace the existing effluent pump with a minimum of three 

new direct drive pumps each rated at 60 gallons per minute at a head pressure of 

277 pounds per square inch.  

On April 28, 1983, the developers of PM #2056 submitted a request to extend their 
Improvement Agreement to December 31, 1983. Therefore, on May 10, 1983, the 
Improvement Agreement was extended to December 31, 1983 and on April 30, 1982 PM 
#2056 was recorded. The subject property is a Parcel No. 1 of PM #2056. 
 
In 2016, Parcel Map 4216 was submitted which requested that the 10.11 acres of property 
be divided into three parcels (2.06 acres, 2.55 acres, and 5.50 acres).  The tentative map 
was approved by the Parcel Map Committee; however that decision was appealed to the 
Planning Commission.  The Planning Commission voted to deny the appeal and uphold 
the Parcel Map Committee’s decision to approve the map.  A subsequent appeal was 
submitted to the Board of Supervisors; however, the map was then withdrawn by the 
applicant.  

 
The proposed project is a minor division of land with no development being proposed. 
However, as a result of this project, two additional dwellings could be built on each new 
parcel. The additional single-family dwellings would be constructed to comply with current 
local and state building codes and maintain County setbacks. All driveway approaches will 
have to abide by conditions set forth by the Fire Department and the Public Works 
Department. Access to proposed Parcel #1 will be taken from County Road 274. 
 
If the project is approved, single-family dwellings may be constructed and will be required 
to connect to the Maintenance District that currently serves the property. The water supply 
for Maintenance District 6 (MD-6) is provided by 2 hard rock wells and produces an average 
of 52 gallons per minute (GPM). Currently MD-6 is in the process of consolidating in order 
to provide a higher quality water supply.  
  
Tentative Parcel Map #4222 was circulated to outside agencies thought to be impacted or 
regulating the development of the proposed land division which included: California 
Department of Fish and Wildlife, California Department of Transportation (Caltrans), 
California Department of Water Resources, California Regional Water Quality Control 
Board, San Joaquin Valley Unified Air Pollution Control District, and Bass Lake Elementary 
School. Standard departmental comments were received from Environmental Health, Fire, 
Planning, Public Works, Special Districts, as well as the Assessor’s Office. 
 
A Negative Declaration was prepared in 2016 for Parcel Map 4216 which included three 
(3) parcels.  It has been determined there are no changes in circumstances which would 
have required a new environmental evaluation or re-circulation of the Negative Declaration. 
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FINDINGS OF FACT: 

The Madera County Parcel Map Ordinance requires that the following findings of fact must 
be made by the Planning Commission to recommend approval of this entitlement.  
 

1. The proposed map is consistent with applicable general and specific plans.  The 
Parcel Map is consistent with the general plan designation of RR (Rural 
Residential) which allows for single family detached homes, secondary residential 
units, limited agricultural uses, public and quasi-public uses, and similar and 
compatible uses. The zone district of RMS (Residential, Mountain, Single Family) 
allows for agricultural uses and single family dwellings, the minimum parcel size is 
one acre. Therefore, the proposed land division is consistent with the General 
Plan.  

 
2. The design or improvements of the proposed subdivision is consistent with 

applicable general and specific plans. Driveway improvements set forth by the Fire 
and Public Works Departments are consistent with the current General Plan.  

 
3. The site is physically suitable for the type of development.  No development is 

proposed as part of this project. The subject parcel is zoned RMS and the 
proposed parcel sizes meet the required minimum parcel size of 1 acre, adequate 
for residential uses.  

 
4. The site is physically suitable for proposed density or development.  If approved, 

two single-family dwellings could be built on the additional parcel.  
 

5. The design of the subdivision or the proposed improvements is not likely to cause 
serious public health problems.  No additional improvements are required of this 
project that would indirectly or directly cause serious public health problems.  
 

6. The design of the subdivision or the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidable injure fish or 
wildlife or their habitat. While species have been identified as being potentially in 
the quadrangle of this project, no impacts have been identified as a result of this 
project, directly or indirectly. The proposed project is a minor division of land with 
no proposed change to the land use.  

 
7. The design of the subdivision or the type of improvements will not conflict with 

easements, acquired by the public at large, for access through or use of, property 
within the proposed subdivision unless subject to section 66414.01 of the 
Government Code which indicates that a tentative map, or a parcel map for which 
a tentative map was not required, if an environmental impact report was prepared 
with respect to the project and a finding was made pursuant to paragraph (3) of 
the subdivision (a) of section 21081 of the Public Resources Code that specific 
economic, social, or other considerations make infeasible the mitigation measures 
or project alternatives identified in the environmental impact report. Although there 
is a 20’ wide waterline easement that runs through the property for Maintenance 
District 6, the proposed project will not have an effect on the easement; however, 
there may be a requirement to provide another driveway to the dwelling site that is 
separate from the driveway currently utilized by Public Works. 
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8. The parcel map committee may approve the map if it finds that alternate 
easements, for access or use, will be provided, and that these will be substantially 
equivalent to ones previously acquired by the public. No easements will be affected 
or created as a result of this project. 

 
WILLIAMSON ACT: 

The parcel is not subject to a Williamson Act (Agricultural Preserve) contract.   
 
GENERAL PLAN CONSISTENCY: 

The Parcel Map is consistent with the general plan designation of RR (Rural Residential) 
which allows for single family detached homes, secondary residential units, limited 
agricultural uses, public and quasi-public uses, and similar and compatible uses. The zone 
district of RMS (Residential, Mountain, Single Family) allows for agricultural uses, one 
single family dwelling, second single family dwelling, small residential care home. 
Therefore, the proposed land division is consistent with both the Zoning Ordinance and the 
goals of the General Plan.  
  

 
RECOMMENDATION: 

The analysis provided in this report supports approval of Parcel Map #4222 and Negative 
Declaration #2015-24. 

 
CONDITIONS:  

See attached. 
 
ATTACHMENTS: 

1. Exhibit A, General Plan Map 
 2. Exhibit B, Zoning Map 

3. Exhibit C, Assessor’s Map 
4. Exhibit D, Tentative Map 
5.  Exhibit E, Topographical Map 
7.  Exhibit F-1, Parcel Map 2056 
8. Exhibit G, Operational Statement 
9. Exhibit H, Environmental Health Department Comments 

          10.  Exhibit I, Fire Department Comments 
          12.         Exhibit J, Public Works Department Comments 
          13. Exhibit K, Assessor’s Office Comments 
          14.  Exhibit L, Caltrans No Comment Letter 
          15. Exhibit M, CEQA Initial Study 
          16.  Exhibit N, Negative Declaration ND #2015-24  

 

 

 



CONDITIONS OF APPROVAL

PROJECT NAME:  Parcel Map #4222

PROJECT DESCRIPTION: Division of 10.11 acre property into 1 parcels (2.78 acres, and 7.33 acres).

APPLICANT:  Robert Boyajian

CONTACT PERSON/TELEPHONE NUMBER: Jamie Bax (559) 675-7821

Initials Date Remarks

1 The applicant files 1 completed Assessor's Form AO 93 regarding the Subdivision/Parcel Map improvements.

1

All parcels shall have adequate water that meets State Drinking Water Standard as required by Madera County Code 

Title13.  Parcels should connect to Maintenance District (MD) 6 community water system. Contact MD 6 for connection 

requirements.

2

All parcels shall have adequate wastewater treatment and disposal as required by Madera County Code Title13.  

Wastewater dispersal shall either be accomplished by means of an approved onsite wastewater treatment system or 

connection to a public/community sewer (MD 6).  

3

The construction and then ongoing operation must be done in a manner that shall not allow any type of public nuisance(s) to 

occur including but not limited to the following nuisance(s); Dust, Odor(s), Noise(s), Lighting, Vector(s) or Litter.  This must 

be accomplished under accepted and approved Best Management Practices (BMP) and as required by the County General 

Plan, County Ordinances and any other related State and/or Federal jurisdiction.

4

During the application process for required County permits, a more detailed review of the proposed project's compliance with 

all current local, state & federal requirements will be reviewed by this Division.  The owner/operator of this property must 

submit all applicable permit applications to be reviewed and approved by this department prior to commencement of any 

work activities. 

1

A comprehensive Fuel Reduction Plan shall be completed in conjunction with the Fire Marshal's Office and approved by the 

Madera County Fire Marshal. Fuel reduction plans shall be required for all developments within State Responsible Areas 

designated as Wild land Urban Interface.  Due to the extreme vegetation in the area major fuel reduction shall be completed 

based upon site inspection conducted by the Fire Marshal. The Fuel Reduction Plan shall be submitted, approved, 

implemented and completed as required by the County Fire Marshal prior to acceptance of the Final Map.

2

Parcels shall be designed in such manner as to be able to meet the following conditions: Driveway shall be a minimum of 10 

feet wide. Driveways cannot exceed 16% slope. Driveways in excess of 150 ft require a turnout every 400 feet. Turnout shall 

be 10 feet wide for 30 feet of length with 25 foot tapers at each end. A 42 foot radius turnaround or approved hammerhead is 

required within 50 feet of the proposed building.

Proposed Driveway locations shall be shown on the final map.

3 The subject property is within State Responsibility Area (SRA); as such a Registered Licensed Professional Forester must 

determine whether the project site requires a timberland conversion. Contact shall be made with either a Registered 

Licensed Professional Forester or the CAL-Fire Forestry division in Mariposa (209) 966-3622 extension 207 to determine if 

any state forest issues will need to be addressed. Documentation of the forester's determination will be required prior to 

approval of the final map.

1

At the time of applying for the building permits, if any grading is to occur, the developer is required to submit a grading, 

drainage, and erosion control plans to the Public Works Department for review.  Such improvement plans shall be prepared 

by a licensed professional.

2

Prior to issuing building permits, all driveway approaches accessing the parcels shall be built to County residential design 

standards and requirements. 

3

Any construction within the County road of right-of-way will require an Encroachment Permit from the Public Works 

Department. Once this permit is secured, the developer may commence with construction.

4

Prior to redecoration, all driveway locations shall be indicated on the Map for review and approval. Although it seems obvious 

but the driveway approach for the parcel 2 needs to be shown on the map.

5

PM #4222 in regards to current parcel number 059-210-005 is located within MD-6 which provides water and sewer services 

to the residents located within MD-6.  Currently 059-210-005 is connected to the water system in MD-6, the parcel is not 

connected to the sewer system and has an existing septic system. 

No. Condition Department/Agency Verification of Compliance

ASSESSORS OFFICE

ENVIRONMENTAL HEALTH DEPARTMENT

FIRE DEPARTMENT

PUBLIC WORKS DEPARTMENT



6

A new parcel will create a new parcel within MD-6 without a sewer or water unit allocation. Accordingly the owner of parcel 

will need to pay a connection/unit fee to connect to MD-6.  The connection fee shall be based on the following formula:

7
(Total depreciated value of the system + district cash on hand) / (the total allocated water units)

8

The applicant/owner shall participate in the discussion and make available portions of the parcel to deed to the County for 

the future expansion of the treatment plant and other system improvements required on the parcel. 

9

At the time the map is recorded, the property owner will be required to pay the connection fee to the District and the parcel 

will be put in standby status and billed accordingly. 

10

 The existing water system exceeds maximum contamination levels set by the State for Arsenic, Gross Alpha, and Uranium.  

Consequently, the existing water is not deemed potable and the Department recommends that the construction of a new 

dwelling wait until the new treatment project is complete.

1 The final map will require the notarized signature(s) of the property owner(s)

2 The final map will require the completion of the applicant's certificate

3 Place an Applicant Notary Public's certificate on the final parcel map

4 The final map will require the completion and signature of the property owner's Notary Public

5 The final map will require the signature and seal of the project engineer/surveyor

6 The final map will require completion of the surveyor's certificate

7 Place all other required certificates on the final parcel map as per Madera County Code Chapter 17.72

8 Pursuant to the California Government Code (Subdivision Map Act), the signature(s) of the beneficiary(ies) and/or trustee(s) 

9 Pursuant to the California Government Code (Subdivision Map Act), public utilities or public entities whose easements are 

10 Supply the Planning Department with a land division guarantee (current within 30 days) covering the entire parcel proposed 

11 Identify this proposal as Parcel Map #4222

12 All parcels being created must maintain a minimum size of 1 acre gross and net as specified by the General Plan/Zoning 

13 All parcels proposed by this division must be identified as a parcel with a numerical value (i.e., parcel #1, parcel #2, etc.).

14 The final parcel map shall indicate gross and net acreages for all parcels being created

15 Place a north arrow on the final map

18 The final map shall indicate all structures which exist on the property with setback distances to the nearest two property 

lines.  If there are no structures, add a note so stating

19 The final map shall indicate type of structures together with their dimensions

20

Under the provisions of County Code Section 17.72.187, prior to final map recordation the applicant or his authorized agent 

will provide the Planning Director with “Will Serve” letters from the appropriate water, wastewater, power, and telephone 

companies

21 The final map shall indicate the proposed division lines by means of short dashed lines

22 Per Chapter 15.03 of the Madera County Code, fees are to be paid in the amount of $1, 385.38 for Park and

Recreational Facility Acquisition and Maintenance.

23

The final parcel map shall indicate a driveway location for each parcel being created.  The driveway shall be a minimum of 

ten (10) feet in width and must be located within the road frontage of the parcel it serves.

Each location is subject to inspection and approval

24

Place the appropriate grant deed certificate(s) on that portion of road right-of-way which was grant deeded to  the  County  of  

Madera  prior  to  submission  of  this  proposal.   Said  certificate  shall  read  as  follows,  as appropriate: a. For grant 

deeds recorded prior to January 1, 1990:  " ? '-wide road right-of-way previously grant deeded to the County of Madera in 

Book ? at page ? , Madera County Official Records."

1. and/or

b.  For  grant  deeds  recorded  on  or  after  January  1,  1990:   "  ?  '-wide  road  right-of-way  previously  grant deeded to 

the County of Madera as Instrument #  ?  -  ?  , Madera County Official Records."

PLANNING DEPARTMENT



25

Place the appropriate offer of dedication certificate(s) on that portion of road right-of-way which was offered for  dedication to  

the  County of  Madera prior  to submission  of this  proposal.   The  certificate shall  read as follows, as appropriate: a. For 

offers of dedication recorded prior to January 1, 1990:  " 60 '-wide road right- of-way  previously  offered  for  dedication  to  

the  County of  Madera  in  Book  ?   at  page  ?  ,  Madera  County Official Records."

1. and/or

b.  For  offers  of  dedication  recorded  on  or  after  January  1990:   "  60  '-wide  road  right-of-way  previously offered for 

dedication to the County of Madera as Instrument #  ?  -  ?  , Madera County Official Records."

26 The final map will require the completion of all data (i.e., record data, notes, original acreage, references,

previous grant deeds and/or offers of dedication, etc.).

27 The final map shall require the signature and seal of the County Engineer/Surveyor

28 The final map shall require letters of approval from the Fire, Assessor, Road, and Environmental Health Departments

29 Payment of all payable liens (estimated taxes, pending supplemental taxes, supplemental taxes, current

taxes, delinquent taxes, and/or penalties, etc.), if any, must be made to the County of Madera prior to review

30 A recording fee, based upon the number of final map pages, shall be supplied to the Planning Department and made payable 

to the County of Madera for use in final map recordation

31 A Notice of Right-to-Farm shall be recorded simultaneously with the approved final parcel map in compliance with Madera 

County Code Section 6.28.060.  A separate $           recording fee shall be supplied to the Planning Department by check 

made payable to the County of Madera for use in recording the required notice

32 Each addressable structure shall have its address posted on it.  If the posted address is not visible from the roadway to 

which the address is issued, the address shall also be posted at the intersection of that roadway and the driveway serving 

the structure.  Multiple addresses shall be posted on the same post

33 All appeals and/or variances must be filed, with fees, within 15 days of the date of this letter

34 This proposal must complete processing within two (2) years of lead agency tentative approval.

35 The final map shall be processed in accordance with Title 7 of the California Government Code and Title 17 of the Madera 

County Code

36 Corrective comments pertinent to the final map may be stipulated upon review of the final map for compliance with the 

aforementioned conditions
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