


STAFF REPORT   April 13, 2021 
CUP #2020-016  

RM 

 
GENERAL PLAN DESIGNATION (Exhibit A-1): 

SITE: CC (Community Commercial) Designation 
 
SURROUNDING: OS (Open Space), LI (Light Industrial) and AE (Agricultural 

Exclusive) Designations 
 

O’NEALS AREA PLAN (Exhibit A-2): 
SITE: RCA & PL (Resource Conservation and Public Lands) 

Designation 
 
SURROUNDING: RCA & PL (Resource Conservation and Public Lands) and IL 

(Light Industrial) Designations 
 
ZONING (Exhibit B): 

SITE: PDD (Planned Development District)  
 

SURROUNDING: IL (Light Industrial), ARE-40 (Agricultural Rural Exclusive-40 
Acre) District, POS (Public Open Space) District, ARF 
(Agricultural Rural Foothill) District 

 

LAND USE: 
SITE: Vacant  

 
SURROUNDING:  Grazing, Open Space, Light Industrial, Educational 

 
SIZE OF PROPERTY: 31.34 Acres 
 
ACCESS (Exhibit A): The property is accessed by Road 200. 
 

  
BACKGROUND AND PRIOR ACTIONS: 

 
General Plan Amendment (GP #2008-026) to allow the property to change its 
General Plan Land Use Designation from (AE) Agricultural Exclusive to CC 
(Community Commercial) was heard by the Planning Commission on February 3, 
2009.   The Board heard the item on March 9, 2009.  Prior to the 2008 General Plan 
Amendment, the property was used as grazing land.   
 
PRJ #2010-002 consisting of Rezone (CZ #2010-005) from Agricultural Rural 
Exclusive, 40 Acre (ARE-40) District to Planned Commercial District (PCD), and 
Conditional Use Permit (CUP #2010-008) to define future commercial uses was 
heard on September 14, 2010.  The Board of Supervisors heard the project on 
October 28, 2010. 
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PROJECT DESCRIPTION: 

This is a request to amend Conditional Use Permit #2010-008 to allow adjustments 
to commercial development to include a 2,500 square foot convenience store with 
a gas station and future commercial development within the Planned Development 
District (PDD).  The project site is currently vacant. The property would be accessed 
from Road 200.  
 

ORDINANCES/POLICIES:  
Chapter 18.67.020 of the Madera County Zoning Ordinance outlines the allowable 
uses within the PDD (Planned Development District).  
 
Chapter 18.92 of the Madera County Zoning Ordinance outlines the procedures for 
the processing of Conditional Use Permits. 
 
Chapter 18.102 of the Madera County Zoning Ordinance outlines the parking 
regulations required for the type of use. 
 
Chapter 18.106 of the Madera County Zoning Ordinance outlines the procedures 
for the processing of Variances. 
 
Madera County General Plan Policy Document (page 10) outlines the allowable 
uses within the CC (Community Commercial) Designation. 
 

Policy 1.D.1 of the Madera County General Plan indicates that the County shall 
require that new community commercial centers locate adjacent to major activity 
nodes and major transportation corridors. 
 

Policy 1.D.2 of the Madera County General Plan indicates that the County shall 
encourage existing and new commercial centers to provide a variety of goods and 
services, both public and private. 
 
Policy 1.D.4 of the Madera County General Plan indicates that the County shall 
provide new commercial development in rural communities that provides for 
immediate needs of the local residents and services to tourists and travelers.  The 
scale and character of such commercial development should be compatible with 
and complement the surrounding area. 
 
Policy 1.E.6 of the Madera County General Plan indicates that the County shall 
encourage flexibility in development standards to accommodate uses that provide 
substantial economic benefit to the community. 
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ANALYSIS: 

The applicant is requesting to amend CUP #2010-008 to allow for adjustments to 
commercial development in a Planned Development District to include for a gas 
station and convenience store and future commercial development.  The gas station 
will operate 24 hours a day, while the convenience store will operate from 6:00 AM 
to 10:00 PM daily.  There will be no special activities held.  The applicant anticipates 
between 125 and 200 vehicles per day.  The site will be accessed by Road 200. 
There will be three employees to begin with, with an anticipation of five employees 
in the future.  Typical gas price signage and canopy signs will be utilized.  It is 
anticipated that the project will utilize 21,600 gallons of water per day and, per the 
applicant, the system will be annexed to the Minarets High School public water 
system.  It is anticipated that the site will generate approximately 2,200 gallons per 
day of wastewater.  EMADCO will be contracted to collect the expected 4 cubic 
yards of trash per week.  Access will be from Road 200. 

The project site consists of 31.34 acres of vacant property. The subject parcel is 
designated Community Commercial (CC) by the General Plan. The CC designation 
allows for a variety of commercial activities.  The O’Neals Area Plan designates the 
parcel as RCA and PL (Resource Conservation and Public Land).  This category 
encourages private land and timber production land within the area.  The resource 
conservation and public land allows for a wide range of uses, including open space, 
agriculture, rural residential and commercial uses.  The zoning is Planned 
Development District (PDD), which allows flexibility in development and what the 
general plan allows.   

On September 14, 2010, PRJ #2010-002 consisting of a rezone to Planned 
Commercial Development and a conditional use permit were heard and approved 
by the Planning Commission.  In October of that year, the Board of Supervisors 
heard and approved the project.  The project was to help define the permitted uses 
and development standards of the property for future commercial development.   

The rezoning to PCD (Planned Commercial Development) – the precursor to the 
Planned Development District that currently exists on the property -- was done to 
allow for future development to be reviewed on a case-by-case basis to determine 
its compatibility with the surrounding community.  The application of the conditional 
use permit would set forth the permitted uses of the property as well as define the 
development standards for future development.  The conditional use permit may 
set various building standards which would force future proposals to follow.  The 
Planning Commission would also be required to review all future projects to verify 
their consistency with the adopted standards of the original conditional use permit. 
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At the time of PRJ #2010-002, a conceptional plan was also submitted (Exhibit D-
7 of this report) that provided an outline of future development.  The conceptual 
plan includes various commercial uses including a gas station, professional offices, 
restaurant, and an RV Park.  When the General Plan Amendment for the parcel 
was adopted in 2009, the Board of Supervisors directed staff to study the area and 
to develop a list of acceptable uses for the property.  Additionally, the O’Neals Area 
Plan states that only uses currently allowed with the CRM (Commercial, Rural, 
Median) District be allowed for properties zoned for commercial use within the plan 
area (Exhibit D-7a of this report).  As such, the proposed RV Park would not be 
permitted on the property.  The applicant for this Conditional Use Permit is 
proposing instead an area for which RV’s and buses could park for the duration of 
their visit to the site.  Other intensive uses such as, but not limited to, automobile 
repair, machine shops, or welding shops, would not be allowed due to their 
incompatibility with the surrounding uses, such as Minerets High School. 
 
Primarily, the applicant is requesting to amend the existing Conditional Use Permit 
(CUP #2010-008) to allow for the construction of a gas station and convenience 
store which is to be put on Parcel #6 (Exhibit D-1).  The applicant has submitted a 
multi-parcel project (a parcel map is being processed separately) for this site.  The 
applicant has requested that in addition to a gas station and convenience store on 
what is labeled as Parcel #6 (at the intersection of Road 200 and Highway 41), but 
also a drive-in restaurant, dine-in restaurant, retail buildings, an area for bus and 
RV parking, offices, and nail salons be included in the project.  The proposed 
businesses are consistent with previous Conditions of Approval associated with 
PRJ #2010-002 which allowed for any business permitted within the Commercial 
Rural Median Zone District as outlined in the O’Neal’s Area Plan.  
 
The applicant has provided plans for a three-story office building (Exhibit D-9) that 
includes a ground floor, second floor storage and third story “tower.”  The proposed 
3-story office building poses inconsistencies with the O’Neals Area Plan. The 
O’Neals Area Plan, (Section B.2.e.3), explicitly restricts building height: “Buildings 
and structures shall not exceed two stories in height above ground level and should 
be sited and designed to not obstruct scenic view as determined by the Planning 
Department.” Furthermore, the office building floor plan and elevations did not 
include a site plan. The proposed 3-story office will not be allowed unless the 
building is modified to 2-stories and a site plan is provided to clearly identity the 
proposed location of the building.  
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The application also proposed an array of aesthetic design standards for the 
commercial development. The O’Neals Area Plan, (Section B.2.e.1) requires that: 
“The architecture of a development should have a rustic theme and utilize earth 
tone colors that reflect the natural environment and rural atmosphere of the study 
area.” The proposed Drive-In is intended to have a 1950’s, mid-century aesthetic 
(as seen in the picture provided in Exhibit G). Unfortunately, this architectural style 
is not congruent with the O’Neals Area Plan. Exhibit D-10 shows one of the designs 
that the applicant submitted with the project. The building shown in Exhibit D-10 
reflects the rural and rustic nature of the O’Neals Community. The convenience 
store does also provide a similar rural aesthetic that maintains the architectural 
characteristics intended in the O’Neals Area Plan. Staff recommends that all future 
buildings maintain similar architectural traits.  
 
The project also proposes a “Theme Development” for Parcels 7, 8, 9, 10, 11 and 
12.  This use would be considered a public or semi-public use.  The concept as 
outlined in the Minerets Crossings portion of the operational statement (Exhibit G) 
is “Early California” feel (examples like North Fork, Angels Camp, Downtown 
Mariposa are given).  Parcel #7 is envisioned as having plans for a 4,000 to 5,000 
square foot retail area.  Concepts for an ice cream parlor, candy store, hair and nail 
salon, restaurants, beer tap rooms and similar establishments are being proposed 
for this area.  The design will allow for approximately 9.34 acres of which 2.75 acres 
will be for buildings, and the remainder being for common areas. 
 
The closest traffic counts done by the Madera County Transportation Commission 
(MCTC) in 2019 centers around Road 200 at its intersection with Highway 41, which 
is at the project site.  Per the MCTC, there were 3,728 eastbound and 4,295 
westbound bound trips on Road 200, east of Highway 41.   
 
Caltrans had previously reviewed the area for two separate projects including the 
2010 general plan amendment and conditional use permit (Exhibit K).  They 
consider Road 200 driveway as a public road connection.  They are recommending 
a 350-foot eastbound left-turn lane on Road 200 to the project’s driveway. 
 
Historical resources have not been identified on the property. In 2000, an 
Archaeological Study was conducted on the project site by J & R Environmental 
Services. Prior to fieldwork, a records and literature search was undertaken to 
determine the existence and characteristics of all previously recorded cultural 
resources within the general vicinity of the project site. Records from the Southern 
San Joaquin Valley Information Center of the California Archaeological Inventory, 
California State University, Bakersfield were also reviewed. On September 20, 
2000, staff from J & R Environmental Services conducted a field inspection. After 
an intensive search, no conclusive evidence was found of any historical or 
archaeological resources on site. There is the potential for unanticipated discovery 
of historical resources during construction of the Project. Mitigation for the 
management of unanticipated discoveries are provided in the mitigation monitoring 
reporting form. 
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A biological study was conducted by Live Oaks and a letter summarizing their 
findings was presented to the applicant (Exhibit Q).  The study reviewed previous 
communications on earlier projects as well as conducted a site reconnaissance 
level field survey.  Per the author of the letter, the level of significance under the 
California Environmental Quality Act was not met on several points.  The only 
recommendation made was that if any trees need to be removed as a part of the 
development, that it would be prudent to have the trees surveyed for active bird 
nests.  If any trees were to have nests, it was furthered recommended that a 
qualified biologist determine if any young birds have fledged and the nests are no 
longer occupied prior to removal of such trees.  This will ensure that the project is 
consistent with the requirements of the California Fish and Game code.  The 
mitigation in the MMRP for this project (Exhibit S) is sufficient to cover this finding 
from Live Oak. 
 
Planned Development District (PDD) Analysis 
 
While the applicant is not proposing a re-zone of the property, it is essential to 
analyze the existing zoning designation as it relates to the project overall.  In 2010, 
the property was rezoned to Planned Commercial Development (PCD), which is a 
precursor to the Planned Development District that currently exists on the property. 
 
The zoning ordinance of any jurisdiction is sometimes referred to as the “beast of 
burden” for the general plan.  While the general plan gives goals and policies on 
how the jurisdiction develops, the zoning ordinance is a rule that defines how 
property in specific geographic zones can be used and how the jurisdiction 
implements the general plan. 
 
The purpose of the Planned Development District (PDD) is to encourage and 
facilitate the creative and innovative use of land which may otherwise be limited or 
prohibited by the standard provisions of other parts of the title.  The PDD district is 
designed to allow diversity in the relationship between buildings and open spaces 
so as to create unique, interesting physical environments that maximize usable 
open space, while at the same time to preserve the public health, safety and 
welfare.  Development within the PDD district shall conform to the standards 
specified elsewhere in the title for similar uses except to the extent that benefits will 
accrue to the public by deviation from such standards. The application of the PDD 
district to land may only be initiated by application of the landowner or his/her 
representative. 
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Up until 2012, the Zoning Ordinance had five planned districts: Commercial, 
Industrial, Shopping Center, Residential and Recreational.  These planned districts 
were designed to meet a specific need.  When a developer finds that their proposed 
development cannot meet the specific regulation, such as land use, building 
setbacks and other ordinance impediments required, the planned district allows the 
developer to develop projects unique in design and unique to the site.  The purpose 
of the planned development district is to encourage and facilitate the creative and 
innovative use of land which may otherwise be limited or prohibited by the standard 
provisions of other parts of the ordinance.  The planned district is designed to allow 
diversity in the relationship between buildings and open spaces to create unique, 
interesting physical environments that maximize usable open space, while at the 
same time to preserve the public health, safety, and welfare.    
 
To clarify and streamline the planned districts, in 2012 it was proposed that the five 
districts be combined in to one district.  This process of combining the five planned 
districts into one is not a rezone process.  It is a zoning ordinance text amendment 
process where the jurisdiction clarifies, modifies, or updates the language of the 
ordinance section.    Text amendments are requested to clarify certain provisions, 
correct contradictory clauses, or simply change the regulations to reflect evolving 
needs and concerns.    Jurisdictions use the text amendment change process to 
clarify, streamline or otherwise refine the actual zoning designation on an as 
needed basis.  As a zoning text change, no concurrent development needed to be 
considered.  The County’s intent was simply to make the zone designation more 
streamlined for future project considerations and to make one encompassing 
planned district.  Once approved, all previous Planned Development designations 
were reverted to the Planned Development District designation.  This was applied 
to all such zonings County wide, not on any one specific parcel.  Text ordinance 
amendments do not require a conditional use permit (CUP) be brought forward at 
the same time.   
 
In 2019 under another zoning text change process, the PDD zone designation was 
further clarified as to the need for a Conditional Use Permit.  Up to that point, Staff 
had become aware that it was becoming increasingly difficult and confusing for the 
public when processing development within the Planned Development District 
(PDD).  When the ordinance was amended in 2012, it was very difficult and unclear 
on how development was to be permitted in the zone district.  Under permitted uses 
it read that no uses are allowed with a Conditional Use Permit (CUP), which is 
contrary to how this code is supposed to be interpreted.  Also, it made making very 
minor changes within the district very difficult.  There are also requirements for both 
Site Plan Reviews and CUPs within the section of the code, which are two different 
types of entitlements.  The changes to the ordinance were meant to clarify those 
sections.  The changes also allow the public to refer to existing sections of the 
Zoning Ordinance which describe application materials needed, processing, and 
amendments which will eliminate redundancies and confusion. 
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With the 2019 clarification, the PDD designation indicates that uses consistent with 
the General Plan specified for the subject parcel and not in conflict with the public 
health, safety and welfare may be permitted in the PDD subject to an approved 
Conditional Use Permit.  
 
Conditional Use Permit Analysis 
 
An administrative method of providing relief from the strict terms of a 
comprehensive zoning ordinance is a conditional use permit.  Unlike the variance 
procedure, the Planning and Zoning Law is silent with respect to the proper criteria 
to evaluate whether a CUP should be issued.  The CUP is well recognized by zoning 
administrators and the courts as a necessary and proper method to provide 
flexibility and alleviate hardship.  The granting of use permits is a quasi-judicial 
administrative function.  Use permits run with the land (County of Imperial v. 
McDougal, 19 Cal. 3d 505, 510 (1977)).  Jurisdictions cannot condition a use permit 
on its’ transfer (Anza Parking Corp. v. City of Burlingame 195 Cal. App. 3d 855, 860 
(1987)).  This basically means that if the facility were to be sold to a new owner, 
that new owner would have to abide by the conditions in place at time of sale.  If 
the Conditional Use Permit were amended (increase in footprint of the site, new 
amenities, etc.), then new conditions can be applied dependent on what is being 
amended.  The original conditions would remain in place and enforceable. 
 
The Conditional Use Permit allows the jurisdiction to allow uses that are not typically 
seen on proposed sites with a series of conditions that would reduce (or eliminate) 
any potential impacts related to the project.  In addition, should an applicant fail to 
adhere to any of the conditions of approval, having the CUP in place gives the 
County more leverage to enforce the conditions.  This can include up to, and 
including, revocation of the CUP for failure to adhere to conditions.  The county 
does not necessarily jump right to revocation hearings but goes through the steps 
of working with the applicant to come into compliance first.  If failure to comply 
continues, then Staff has the standing to bring the CUP to a public hearing before 
the Planning Commission and to request revocation. 
 
In the Planned Development District (PDD), uses consistent with the general plan 
land use category applicable to the property and which will not conflict with the 
public health, safety, and welfare may be permitted with a conditional use permit 
(Section 18.67.020).  In the general plan designation (community commercial – or 
CC), uses allowed include retail, wholesale, services, restaurants, hotels and 
motels, public and quasi-public uses, and similar and compatible uses. 
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Local Economy 
 
While there are no specific goals or policies in the O’Neals Area Plan related to 
economic development of the area that can be tied directly to this proposed project, 
there are policies and goals throughout the Area Plan that can indirectly tie into this 
project.  There are, however, a few policies and goals mentioned in the County’s 
General Plan that do address the economic side of this project in general terms. 
 
Highway 41 provides access to the south entrance to Yosemite National Park, as 
well as a main corridor leading to other areas of interest such as Bass Lake, and 
Eastern Sierra.  Travelers along this corridor will require services such as those 
proposed in this project.  The facilities will also create long-term tax revenue to the 
County from property and sales tax revenues.  These revenues will go to the various 
services that the County provides to unincorporated communities such as 
Oakhurst, Coarsegold, and North Fork. 
 
The project will also provide direct and indirect job creation to the area.  Directly, 
there will be employees at the site to maintain the site, run the gas station, 
restaurants, and convenience store. 
 
The County’s parking ordinance requires 1 parking stall per 200 square feet of gross 
floor area of convenience store area.  At approximately 2500 square feet, that 
translates to 12 ½ parking stalls.  The site plan shows 18 stalls (not counting those 
at the gas pumps) available for use.  While a conceptual plan was provided for the 
remainder of the site (Exhibit D-7), there is no currently proposed plans provided 
as to exact nature of each remainder area.  Once those plans are provided, the 
parking availability will be assessed. 
 
The project has been circulated to County Departments and outside regulatory 
agencies for comments.  This included the California Department of Transportation, 
Regional Water Quality Control Board, Department of Fish and Wildlife, San 
Joaquin Valley Unified Air Pollution Control District, the Chowchilla Yokuts Tribe, 
Dumna Wo Wah Tribal Government, Picayune Rancheria of Chukchansi, and Table 
Mountain Rancheria.  Comments have been received from some of the agencies 
and have been incorporated into this Staff Report by reference and in the Exhibits. 
 
If this project is approved, the applicant will need to submit a check, made out to 
the County of Madera, in the amount of $2,530.25 to cover the Notice of 
Determination (CEQA) filing at the Madera County Clerks’ office. In lieu of the Fish 
and Wildlife fee, the applicant may choose to contact the Fresno office of the 
Department of Fish and Wildlife to apply for a fee waiver.  The County Clerk Fee, 
Department of Fish and Wildlife Fee (or waiver if approved) is due within five days 
of approval of this permit. 
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FINDINGS OF FACT:  

The Madera County Zoning Ordinance requires that the following findings of fact 
must be made by the Planning Commission to grant approval of this permit: 

 

1. The proposed project does not violate the spirit or intent of the Zoning 
Ordinance. The project site is zoned PDD (Planned Development District). 
The proposed gas station and convenience store are consistent with the 
Planned Development District. The proposed building footprint is consistent 
with Zoning Ordinance.  The other development proposed throughout the 
parcels are consistent with the O’Neals Plan and previous discussions in 
2010. 

 
2. The proposed project is not contrary to the public health, safety, or general  

welfare.  The proposed project is not contrary to public health, safety, or 
general welfare. The proposed project is required to adhere to all applicable 
local, state, and federal regulations.  Those businesses, such as the gas 
station and restaurants, are regulated at the local and state levels so ensure 
the health, safety, and welfare of those that work and visit there. 

 
3. The proposed project is not hazardous, harmful, noxious, offensive, or a 

nuisance because of noise, dust, smoke, odor, glare, or similar, factors in 
that the project must adhere to local and state health and building codes.  
The project has been required to comply with County Standards regarding 
Noise and Lighting. The landscaping incorporated into project is anticipated 
to also reduce glare and noise that may be generated from the sight.  
 

4. The proposed project will not cause a substantial, adverse effect upon the  
property values and general desirability of the surrounding properties. The 
project site is currently vacant. The proposed project is anticipated to 
become a welcoming commercial center that maintains the character and 
aesthetics established within the O’Neal’s Area Plan. 

 
WILLIAMSON ACT: 

The property is not subject to a Williamson Act Contract. 
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GENERAL PLAN CONSISTENCY: 

The General Plan designation for the property is CC (Community Commercial) 
Designation which allows for retail, wholesale, services, restaurants, professional 
and administrative offices, hotels and motels, public and quasi-public uses and 
similar and compatible uses. The property is zoned PDD (Planned Development 
District) and allows for the proposed use with a conditional use permit. Based on 
Goal 1.D.1, commercial centers shall be located “adjacent to major activity nodes 
and major transportation corridors,” the proposed sign is ideally located to attract 
travelers along Highway 41. Goal 1.E.6 also states that, “the County shall 
encourage flexibility in development standards to accommodate uses that provide 
and substantial economic benefit to the community.” The proposed commercial 
development would provide a space for business along Highway 41 and Road 200.  

 
RECOMMENDATION: 

The analysis provided in this report supports approval of Conditional Use Permit 
(CUP #2020-016), Findings of Fact, and the Mitigated Negative Declaration (MND 
#2020-24).  

 
CONDITIONS 

See attached. 
 
ATTACHMENTS: 

1. Exhibit A-1, General Plan Map 
2. Exhibit A-2, O’Neal’s Area Plan Map 
3. Exhibit B, Zoning Map 
4. Exhibit C, Assessor’s Map 
5. Exhibit D-1, Site Plan Map 
6. Exhibit D-2, Floor Plan Map  
7. Exhibit D-3, Northwest and Northeast Elevation Map  
8. Exhibit D-4, Southwest and Southeast Elevation Map 
9. Exhibit D-5, Tentative Parcel Map 
10. Exhibit D-6, Building Area Site Plan Map 
11. Exhibit D-7, Historical Site Plan from PRJ #2010-002 
12. Exhibit D-7a, PRJ #2010-002 Allowed Uses 
13. Exhibit D-8, Floor Plan Map for 3-Story Office 
14. Exhibit D-9, Elevation Map for 3-Story Office 
15. Exhibit D-10, Architectural Style 
16. Exhibit E, Aerial Map 
17. Exhibit F, Topographical Map 
18. Exhibit G, Operational Statement 
19. Exhibit H, Environmental Health Division Comments  
20. Exhibit I, Building Division/Fire Marshal Comments 
21. Exhibit J, Public Works Department Comments 
22. Exhibit K, Caltrans Comments 
23. Exhibit L, Native American Heritage Commission Comments  
24. Exhibit M, Table Mountain Tribal Government Comments 
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25. Exhibit N, Dumna Wo Wah Tribal Government Comments  
26. Exhibit O, Comment from Edward Bailey 
27. Exhibit P, Comment from Daniel Merrill 
28. Exhibit Q, Live Oaks Letter 
29. Exhibit R, Initial Study 
30. Exhibit S, Mitigation Negative Declaration MND #2020-24 
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Community and Economic Development 
Environmental Health Division 

Dexter Marr 
Deputy Director 

• 200 W. Fourth St. 
• Suite 3100 
• Madera, CA 93637 
• TEL (559) 661-5191 
• FAX (559) 675-6573 
• TDD (559) 675-8970 

M EMORANDUM

TO: 

FROM: 

DATE: 

RE: 

Emily Lane 

Dexter Marr, Environmental Health Division 

November 23, 2020 

Minarets Crossing, LLC - Conditional Use Permit - O'Neals (050-193-003-000) 

Comments 
TO: Planning Division 

FROM: Environmental Health Division 

DATE: November 23, 2020

Conditional Use Permit (CUP) #2020-016, Minarets Crossing, LLC, O'Neals APN 050-193-003

Environmental Health Division Comments: 

All parcels shall have adequate potable water that meets California Water Drinking Standards as required by 
Madera County Code Title 13.   Potable Water shall be accomplished by means of a Community Water 
System.  Senate Bill 1263 is required for new public/community water system(s) if created.

All parcels shall have adequate onsite wastewater treatment as required by Madera County Code Title 13.  
Wastewater dispersal shall be accomplished by means of an approved community sewer system.

Solid waste collection for recyclables, and garbage is required.

Environmental Health Division food plan check will be required for review and approval for food 
establishment.

Environmental Health Division Underground Storage Tank plan check will be required for review and 
approval.

The facility will be regulated under the Hazardous Material Business Plan (Article I, Chapter 6.95, of the 
California Health & Safety Code).  As of January 2013 all CUPA regulated businesses must submit their 
Hazardous Material Business Plan electronically into the California Environmental Reporting System (CERS) 
at:  www.cers.calepa.ca.gov

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.

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.

If there are any questions or comments regarding these conditions/requirements contact this Division at 
(559) 675-7823.

Page 1 of 1 
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Community and Economic Development • 200 W. Fourth St.
Fire Prevention Division 
Deborah Mahler, Fire Marshal 

Deputy Director 

• Suite 3100
• Madera, CA 93637
• TEL (559) 661-5191
• FAX (559) 675-6573
• TDD (559) 675-8970

M E M O R A N D U M 

TO: 

FROM: 

DATE: 

RE: 

Emily Lane 

Deborah Mahler, Fire Marshal 

December 1, 2020

Minarets Crossing, LLC  - Conditional Use Permit - O'Neals (050-193-003)

Conditions 

Upon application for any Building Permits the project shall be reviewed for compliance with current adopted 
local, state and federal requirements.

Page 1 of 1 
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COUNTY OF MADERA 
DEPARTMENT OF PUBLIC WORKS 

200 West 4th Street 
Madera, CA 93637-8720 

Main Line - (559) 675-7811 
Special districts - (559) 675-7820 

Fairmead Landfill - (559) 665-1310 

MEMORANDUM 

DATE: 

TO: 

FROM: 

SUBJECT: 

November 25, 2020 

Emily Lane 

Phu Duong, Public Works 

Minarets Crossing, LLC - Conditional Use Permit - O'Neals (050-193-003) 

Comments 

The developer is to provide a dedicated left turn pocket for the eastbound traffic and a minimum 
10' wide shoulder for the westbound traffic to merge out of the main traffic flow on Road 206.

Due to the location of the project relative to the SR 41 right of way, the developer must comply 
with conditions of approval imposed by Caltrans.

Driveway locations must be shown on the final map prior to recordation.

Page 1 of 2 

EXHIBIT  J



COUNTY OF MADERA 
DEPARTMENT OF PUBLIC WORKS 

200 West 4th Street 
Madera, CA 93637-8720 

Main Line - (559) 675-7811 
Special districts - (559) 675-7820 

Fairmead Landfill - (559) 665-1310 

MEMORANDUM 

DATE: 

TO: 

FROM: 

SUBJECT: 

December 1, 2020 

Emily Lane 

Fahed Mosleh, Public Works 

Minarets Crossing, LLC - Conditional Use Permit - O'Neals (050-193-003) 

Comments 

At any time during the operations of the proposed or existing development, at the County’s discretion 
and depending on the condition of the roadways at the time, the County reserves the rights to require 
the applicant to repair and provide any necessary improvements to the existing roadways if there are 
damages to the existing pavement caused by the operations from the proposed the development.

Prior to any construction where such construction is proposed within an existing County right-of-way, 
the applicant is required to apply for an Encroachment Permit from the Public Works Department. 
Said permit must be approved prior to commencing the work.

At the time of applying for the building permits, if any grading is to occur, the applicant 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.

If access approaches or road improvements are to be added to the proposed development, the applicant 
is required to provide such improvement plans to the Public Works Department for review.

If there are existing drainage facilities and storage pond existed on site, the developer is required to 
verify that the existing system and its onsite storage still have the adequate capacity and fully 
functional for the proposed development.

All National Pollution Discharge Elimination System (NPDES) storm water regulations and standards 
shall be met.  It is possible that the quality of storm water may be affected by pollutants. The applicant 
shall mitigate any impacts associated with storm water contamination caused by this project. A Storm 
Water Pollution Prevention Plan (SWPPP) is required for all projects 1-acre or more of site 
disturbance. 

All stabilized construction on and off site access locations shall be constructed per the latest edition of 
the California Stormwater Quality Association (CASQA) details to effectively prevent tracking of 
sediment onto paved areas. If applicable, all BMPS to be inspected weekly and before and after each 
rain event. Repair or replace as necessary. The contractor shall abide all of the laws, ordinances, and 
regulations associated with the NPDES and the Clean Water Act.

Contractor shall be responsible for locating all underground utilities prior to the start of any work by 
contacting Underground Service Alert (USA) 48 hours prior to any excavation at 1-800-227-2600 
Contractor shall be responsible for contacting the appropriate party in advance of any work for 
necessary inspections in compliance to these plans, standard plans and standard specifications. 

Page 2 of 2 



From: Emily Lane
To: "Dave.Padilla@dot.ca.gov"
Subject: Request for Review: Conditional Use Permit #2020-016
Date: Thursday, November 19, 2020 4:11:00 PM
Attachments: Madera County Request for Review - Conditional Use Permit (CUP #2020-016) Minarets Crossing, LLC.pdf

image001.png
image002.png
image003.png
image004.png
image005.png
image006.png

Hello Mr. Padilla,

To this email I have attached the review packet for Conditional Use Permit #2020-016. The proposed
project includes a gas station with convenience store and future commercial development in PDD
(Planned Development) zone district. The project is located on the northeast corner of the
intersection of Hwy 41 and Road 200 (no situs), O'Neals. Please let me know if you have any
comments. Please complete the attached Development Review form and return it to us prior to:
December 14, 2020. If I do not receive comments from Caltrans prior to this date, I will assume that
Caltrans has no comments to offer.

If you have any questions please let me know.

Thank you,

Emily Lane | Planner II
COMMUNITY AND ECONOMIC DEVELOPMENT, PLANNING
200 W. 4th Street, Suite 3100, Madera, CA 93637
Office: (559) 675-7821 Ext. 3222

EXHIBIT  K

mailto:Dave.Padilla@dot.ca.gov
http://maderacounty.com/
https://www.facebook.com/MaderaCounty/
https://twitter.com/maderacounty
https://www.linkedin.com/company/madera-county
https://www.instagram.com/maderacounty/



PLEASE ATTACH A COPY OF THIS COVER SHEET TO THE FRONT OF YOUR COMMENTS 


Community and Economic Development 
Planning Division 


Jamie Bax 
Deputy Director 


200 W. 4th Street 
Suite 3100 
Madera, CA 93637 
(559) 675-7821 
FAX (559) 675-6573 
TDD (559) 675-8970 
mc_planning@madera-county.com 


DATE November 12, 2020 
PROJECT REVIEW REQUEST 


Community Advisory Councils 


Ahwahnee Community Council 
Coarsegold Area Plan Committee 


North Fork Community Development Council 
Oakhurst Community Advisory Council 


Review Agenies Homeowners Associations 


Madera County Agricultural Commissioner 
Madera County Sheriff's Office 
City of Chowchilla Planning Department 
City of Madera Planning Department 
California Department of Fish and Game 
California Department of Housing 
California Department of Transportation (CALTRANS) 
California Department of Water Resources 
California Regional Water Quality Control Board 
California Department of Conservation 
California Division of Oil and Gas 
San Joaquin Valley Unified Air Pollution Control District 
Archaeological Information Center - Bakersfield 


Bass Lake Homeowners Assn 
Bonadelle Ranchos #5 
Bonadelle Ranchos Neighborhood Committee 
Cascadel Homeowners Assn 
Goldside Estates 
Hidden Lake Estates Homeowners Assn 
Indian Lakes Estates Property Owner Assn 
Lake Shore Park Subdivision 
Madera Ranchos Neighborhood Committee 
Pierce Lake Estates 
Pines Civic Council 
Rolling Hills Citizens Assn 
Sumner Hill Homeowners Assn 
Yosemite Lakes Park Owner Assn 


Requesting Tribes 
Other: BOS District 5 Tom Wheeler 


RETURN TO: 
EMILY LANE, Planning Department 
200 West 4th Street 
Madera, CA 93637 
Phone: (559) 675-7821 


REGARDING: 
CUP #2020-016, Minarets Crossing, LLC - Conditional Use Permit - (050-193-003-000) 


The request consists of a Conditional Use Permit to allow to allow a gas station with convenience store and future 
commercial development in PDD (Planned Development) zone district. The project is located northeast corner of the 
intersection of Hwy 41 and Road 200 (no situs), O'Neals. 


The attached application is being forwarded to you for your agency''s review and comment. Please complete the attached 
Development Review form and return it to us prior to: December 14, 2020 If we do not receive comments from your 
Agency prior to this date, we will assume that your Agency has no comments to offer. 



mailto:mc_planning@madera-county.com





PLEASE ATTACH A COPY OF THIS COVER SHEET TO THE FRONT OF YOUR COMMENTS 







NOTE: PLEASE WRITE LEGIBILY OR TYPE: Application(s): CUP #2020-016 


Return to: Emily Lane, Planning Department Minarets Crossing, LLC 


4. General Comments - Please attach on additional sheet.


Responding Agency: Date: 


Respondent's Signature: 


1. Does your Agency or Department have a recommendation regarding the approval or denial of this project?


Approve Deny 


If your Agency or Department recommends denial of this project, please list the reasons below. 


2. If the project is approved, what conditions of approval are recommended?


3. Please identify any existing regulations, standards, or routine processing procedures which would mitigate the
potential impacts?







NOTE: PLEASE WRITE LEGIBILY OR TYPE: Application(s): CUP #2020-016 


Return to: Emily Lane, Planning Department Minarets Crossing, LLC 


Yes No 


Responding Agency: 


Contact Person: Signature: 


Telephone No.: Date: 


ENVIRONMENTAL REVIEW: 


1. Is there sufficient information for you to evaluate the probable environmental impacts of this project?


Yes 


No, the following information is needed: 


2. What potential impacts will the project result in (e.g. change in traffic volumes, water quality, land use, soils air
quality, etc.)? Be as precise as possible and answer only for your area of expertise.


3. Are the potential impacts identified in Question 2, significant enough to warrant the preparation of an EIR?
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ROAD 200UV41


USGS The National Map: 3D Elevation Program. Data Refreshed
October, 2020., USGS The National Map: National Boundaries Dataset,
3DEP Elevation Program, Geographic Names Information System,
National Hydrography Dataset, National Land Cover Database, National
Structures Dataset, and National Transportation Dataset; USGS Global
Ecosystems; U.S. Census Bureau TIGER/Line data; USFS Road Data;
Natural Earth Data; U.S. Department of State Humanitarian Information
Unit; and NOAA National Centers for Environmental Information, U.S.
Coastal Relief Model. Data refreshed December, 2019.
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STATE OF CALIFORNIA 
EXHIBIT  L    

Gavin Newsom, Governor 

NATIVE AMERICAN HERITAGE COMMISSION 

Page 1 of 1 

December 15, 2020

Robert Lewis 

County of Madera

Via Email to: robert.lewis@maderacounty.com

Re: Tentative Parcel Map No. 4274 and CUP 2020-016, Madera County 

Dear Mr. Lewis: 

A record search of the Native American Heritage Commission (NAHC) Sacred Lands File (SLF) 
was completed for the information you have submitted for the above referenced project.  The 
results were negative. However, the absence of specific site information in the SLF does not 
indicate the absence of cultural resources in any project area. Other sources of cultural 
resources should also be contacted for information regarding known and recorded sites.   

Attached is a list of Native American tribes who may also have knowledge of cultural resources 
in the project area.  This list should provide a starting place in locating areas of potential 
adverse impact within the proposed project area.  I suggest you contact all of those indicated; 
if they cannot supply information, they might recommend others with specific knowledge.  By 
contacting all those listed, your organization will be better able to respond to claims of failure to 
consult with the appropriate tribe. If a response has not been received within two weeks of 
notification, the Commission requests that you follow-up with a telephone call or email to 
ensure that the project information has been received.   

If you receive notification of change of addresses and phone numbers from tribes, please notify 
me.  With your assistance, we can assure that our lists contain current information.  

If you have any questions or need additional information, please contact me at my email 
address: Nancy.Gonzalez-Lopez@nahc.ca.gov.    

Sincerely, 

Nancy Gonzalez-Lopez 

Cultural Resources Analyst 

Attachment 

CHAIRPERSON 
Laura Miranda 
Luiseño 

VICE CHAIRPERSON 
Reginald Pagaling 
Chumash 

SECRETARY 
Merri Lopez-Keifer 
Luiseño 

PARLIAMENTARIAN 
Russell Attebery 
Karuk  

COMMISSIONER 
Marshall McKay 
Wintun 

COMMISSIONER 
William Mungary 
Paiute/White Mountain 
Apache 

COMMISSIONER 
[Vacant]

 

COMMISSIONER 
Julie Tumamait-
Stenslie 
Chumash 

COMMISSIONER 
[Vacant] 

EXECUTIVE SECRETARY 
Christina Snider 
Pomo 

NAHC HEADQUARTERS 
1550 Harbor Boulevard 
Suite 100 
West Sacramento, 
California 95691 
(916) 373-3710 
nahc@nahc.ca.gov 
NAHC.ca.gov 
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