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GENERAL PLAN DESIGNATION (Exhibit A): 
SITE:   AE (Agricultural Exclusive) Designation 
 
SURROUNDING: AE (Agricultural Exclusive) Designation 
 

ZONING (Exhibit B): 
 SITE:   ARV-20 (Agricultural, Rural, Valley – 20 Acre) District 
 

SURROUNDING: ARV-20 (Agricultural, Rural, Valley – 20 Acre), ARE-40 
(Agricultural, Rural, Exclusive – 40 Acre) and AEX-20 (Agricultural, 
Exclusive – 20 Acre) Districts 

 
LAND USE: 
 SITE:   Pistachio orchard and open space 
 

SURROUNDING:  Ag production, grapes, navel and murcott oranges 
 
SIZE OF PROPERTY: 42.85 Acres 
 
ACCESS (Exhibit A):  Access is via Avenue 12. 
 
BACKGROUND AND PRIOR ACTIONS: 

The parcel was created by Parcel Map No. 2658. 
 

PROJECT DESCRIPTION: 
The request is for a conditional use permit to allow a farm stand in an existing steel barn 
on Avenue 12, Madera.  The plan is to landscape the area around the barn as well as 
transplant mature trees to provide shade and to provide a place to buy locally grown 
produce. 
 

ORDINANCES/POLICIES: 
Section 18.62.010 of the Madera County Zoning Ordinance outlines the permitted 
uses within the ARV-20 (Agricultural, Rural, Valley – 20 Acre) zone. 
 
Chapter 18.92 of the Madera County Zoning Ordinance outlines the procedures f o r  
the processing and approval of conditional use permits. 

 
ANALYSIS: 

The project site is located in the northern portion of the parcel fronting on Avenue 12, 
between the Ranchos and the Highway 41. The area is flat with a few rolling hills 
primarily used for orchards.   
 
The facility would operate year round, Tuesday through Sunday, from 9:00 a.m. to 7:00 
p.m.; semiannual events would be held that would include food trucks.  An average of 20 
to 25 customers are expected per day.  There will be two employees to start and possibly 
4-5 in the future.  A total of 25 parking spaces will be provided.  The plan includes a free 
standing sign along the road approximately 10 ft. by 5 ft. as well as a free standing sign 
approximately 6 ft. tall by 4 ft. wide near the barn.  Ordinance allows two hundred forty 
square feet in sign area, no taller than ten feet above ground level. 

 
There is a domestic well that will be used for the irrigation estimated at 250 gallons per 
day.  Portable toilets will be used and will include hand washing facilities. 

 
Between 30 and 40 trips a day are anticipated.  There are no trip generation rates 
specific for farm stands. The closest category the Institute of Traffic Engineers uses that 
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is similar to this establishment is a "Specialty Retail Center". The generation rate for that 
type of use is 2.71 per 1,000 square feet of facility for peak PM trips. The structure in 
which the farm stand will located is approximately 1,800 square feet resulting in a 
generation rate of 4.88 peak PM trips. 
 
The General Plan designates this parcel AE (Agricultural Exclusive).  This designation 
provides for agricultural uses, limited agricultural support service uses (e.g., barns, 
animal feed facilities, silos, stables, fruit stands, and feed stores), agriculturally-oriented 
services (e.g., wineries, cotton gins), timber production, mineral extraction, airstrips, 
public and commercial refuse disposal sites, recreational uses, public and quasi public 
uses, and similar and compatible uses.  The minimum parcel size shall be 36 to 640 
acres.  This property is zoned ARV-20 (Agricultural, Rural, Valley - 20 Acre) zone district.  
With an approved conditional use permit, this zone district allows private clubs and 
outdoor recreational facilities.  Therefore, the proposed project is consisted with both the 
Zoning Ordinance and the goals of the Plan. The sales of produce would be an allowable 
use in the ARV-20 (Agricultural Rural Valley - 20 Acres) zoning district.  The outdoor 
display of produce, and other farm related items is most closely related to an outdoor 
recreational facility, thus requiring the approval of a conditional use permit. 

  
The project operational statement proposes a facility to promote agricultural and the sale 
of locally grown produce throughout the year including fruit, vegetables, flowers and nuts 
in the barn, but carry other items that would create a farm type atmosphere while they 
shop. It would include nature art on the walls, paintings of barns, fields, mountains etc 
from a few local artists.  Wine, honey, jams, dried fruits and different variations of the 
almonds and pistachios including chocolate and other flavored pistachios and almonds 
would also be offered.  Wreaths around the holidays would be available around the 
holidays. One Saturday every month an event would be held offering tri tip BBQ 
sandwiches to promote the facility and local produce.  In the future a café/deli would be 
added.  However, this proposal does not include the café. 

 
Due to the nature of the proposal, which involves the growing and harvesting of 
biodegradable materials, the impact to the site will be minimal. Limited food and 
miscellaneous sales, although not generally consistent with agricultural zoning and land 
use,  would be acceptable under the provisions of a outdoor recreational facility just as a 
club house would be acceptable for a golf course on an agriculturally zoned parcel. 
 
The project was circulated to outside agencies thought to be impacted or regulating the 
development of the proposed project.  This included the California Department of 
Transportation, Department of Fish and Wildlife, Department of Water Resources, and 
the San Joaquin Air Pollution Control District.   California Department of Transportation, 
Department of Fish and Wildlife had no comments.  No comments were received from the 
Department of Water Resources, and the San Joaquin Air Pollution Control District. 

 
General comments were received from the Engineering Department, Road Department, 
Environmental Health Department and Fire Department. 

 
FINDINGS OF FACT: 

The following findings of fact must be made by the Planning Commission to approve  this 
conditional use permit application.  Should the Planning Commission vote to approve the 
project, Staff recommends that the Planning Commission concur with the following in light 
of the proposed conditions of approval. 
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1. The proposed project does not violate the spirit or intent of the zoning ordinance 

in that the Zoning Administrator has determined that ARV-20 (Agricultural, Rural, 
Valley – 20 Acre) District allows outdoor recreational activies subject to an 
approved conditional use permit. 

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

welfare in that the request is consistent with the agricultural area in which it is 
located.  The project proposes the use of portable restrooms with hand washing 
facilities.   

 
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 applicant 
must operate according to the operational statement and plans.  Gravel is 
recommended in the parking area if weather and irrigation might cause a safety 
hazard.  The site is well-removed from surrounding residences and is easily 
accessible to individuals. 
 

4. The proposed project will not, for any reason, cause a substantial, adverse effect 
upon the property values and general desirability.  The project site is in a sparsely 
populated agricultural area.  Twenty to 25 people are expected daily.  This 
operation would promote agriculture in the County. 

 
WILLIAMSON ACT: 

The property is not subject to a Williamson Act contract. 
 

GENERAL PLAN CONSISTENCY: 
The General Plan designates this parcel AE (Agricultural Exclusive).  This designation 
provides for agricultural uses, limited agricultural support service uses (e.g., barns, 
animal feed facilities, silos, stables, fruit stands, and feed stores), agriculturally-oriented 
services (e.g., wineries, cotton gins), timber production, mineral extraction, airstrips, 
public and commercial refuse disposal sites, recreational uses, public and quasi public 
uses, and similar and compatible uses.  The minimum parcel size shall be 36 to 640 
acres.  This property is zoned ARV-20 (Agricultural, Rural, Valley - 20 Acre) zone district.  
This zone district is primarily for agricultural uses, very similar to the ARE-20 (Agricultural, 
Rural, Exclusive – 20) District.  The proposed use is consistent with the plan. 
 

RECOMMENDATION: 
The analysis provided in this report supports approval of Mitigated Negative Declaration 
ND #2013-21 and Conditional Use Permit #2013-018 as presented subject to the 
following conditions and Mitigation Monitoring and Reporting Program. 
 

CONDITIONS: 
 See attached conditions of approval. 
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ATTACHMENTS: 
1. Exhibit A, General Plan Map 
2. Exhibit B, Zoning Map 
3 Exhibit C, Assessor’s Map 
4. Exhibit D1-4, Site Plan Map 
5. Exhibit E, Aerial Map 
6. Exhibit F, Topographical Map 
7. Exhibit G, Operational Statement 
8. Exhibit H, Engineering and General Services Comments 
9. Exhibit I, Environmental Health Department Comments 
10. Exhibit J, Fire Department Comments 
11. Exhibit K, Road Department Comments 
12. Exhibit L, Caltran Comments 
13. Exhibit M, Department of Fish and Wildlife Comments 
14. Exhibit N, CEQA Initial Study 
15. Exhibit O, Mitigated Negative Declaration ND #2013-21 
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Initials Date Remarks

1
Prior to the start of any construction, the applicant shall secure a Building Permit from the 
Building Department.  All construction shall meet the most current standards and all applicable 
codes. All plans must be prepared by a licensed architect or registered civil engineer.  

Engineering

2

The applicant shall submit a grading, drainage and erosion control plan to the Engineering 
Department.  This plan shall identify onsite retention for any increase in storm water runoff 
generated by the project. The grading, drainage and erosion control plan shall be prepared by a 
registered civil engineer.

Engineering

3 All projects containing 1 acre or more of soil disturbance are required to submit a Storm Water 
Pollution Prevention Plan (SWPPP) and report. Engineering

1

If at any time within the future the owner/operators of this facility make changes to the 
proposed food sales operations and/or increases the area of "non-agricultural food products" 
for sale to more than the current allowable limits (50 Sq.ft.)  then the facility will be required to 
upgrade the current water system to meet Public Water System requirements. All the water 
well(s) used to provide water to the facility will be  required to meet all Public Water Well 
Standards.  

Env. Health

2

The sewer treatment system and onsite wastewater treatment for this development must 
comply with the Madera County Environmental Health Department and Regional Water Quality 
Control Board requirements.  The septic disposal system for the proposed facility must be 
designated and installed for maximum occupancy by a Registered: Environmental Health 
Specialist, Geologist, or Civil Engineer and is acceptable to this Department.

Env. Health

3

The owner(s)/developer(s) of onsite operations, onsite facilities/equipment are required to 
ensure that all on-site persons are provided access to drinking water and/or onsite 
restrooms/toilets/urinals facilities that are acceptable to all State and Madera County 
requirements.  If temporary portable toilets must be utilized on site, by any persons, at any time 
during any onsite activity then they must be properly maintained by a Madera County 
appropriately licensed company.  Routine maintenance of these portable toilets must be 
adjusted according to their usage as to prevent an unhealthy human environment and/or 
nuisance of any kind, at all times while onsite. 

Env. Health

Wylie, Justin
  1162  f    C  C      93611    

APPLICANT:
CONTACT PERSON/TELEPHONE NUMBER: (559) 577-9667

CONDITIONS OF APPROVAL

PROJECT NAME:

PROJECT LOCATION:

PROJECT DESCRIPTION: fruit stand

Wylie, Justin - Conditional Use Permit - Madera (049-600-009-000)  
south side of Avenue 12 approximately 0.52 miles west of the intersection of 
Avenue 12 and Road 39 1/2. (38802 Avenue 12) Madera

ConditionNo.

Environmental Health

Engineering

Verification of Compliance
Department/A

gency
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

4

The owners/operators of this facility must complete and submit food facility construction plan(s) 
and a food facility application(s) for a Food Vending Permit(s) for all food operations within this 
departments Food Program before onset of any construction activities and before any operation 
of the food facility.  Contact a Food Program specialist within this Dept. at (559) 675-7823 for 
any questions that you may have regarding this process or for copies of the Permit Application 
form.

Env. Health

5

The construction and then ongoing operation of this facility 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): Vector(s), Dust, Odor(s), Noise(s), Lighting and/or Litter accumulation to 
surrounding area uses.  Adjacent occupied home owners are the most adversely affected by 
any nuisances caused by even the most routine business operations within this type of 
development and its particular location to populated areas.  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 requisite and/or 
as determined by the Local Enforcement Authority (LEA),which is this Dept., the MCEHD and 
any other county or state regulatory agency having jurisdiction.

Env. Health

6 The owner/operator must obtain all the necessary Environmental Health Dept. permits prior to 
any construction activities on site. Env. Health

SEE MND

1
The project shall be developed and operate in accordance with the operational statement and 
site plan submitted with the application, except as modified by the mitigation measures and 
other conditions of approval required for the project. 

Planning

2
The applicant shall provide a minimum of 9 parking spaces.  If the building is expanded, 
additional parking spaces will be required at a ratio of one parking space per 200 square foot of 
floor space.  No on street parking for customers  will be allowed.

Planning

3 All internal parking and circulation areas within the project site shall be maintained in a dust-
free condition. Planning

4 Comply with the Water Efficient Landscape Ordinance. Planning

5
All signs shall comply with the regulations of the Madera County Zoning Ordinance 18.190.130 
and shall be approved by the Planning Department prior to placement. Planning

6 Sales shall be limited to local produce as per Ordinance 18.04.460 Planning
7 Hours of operation shall be limited to 8:00 am to 8:00 pm. Planning

1 As a condition of approval, the applicant shall grant deed a 10 ft wide strip of land along 
Avenue 12, contiguous to APN 049-600-009 (project parcel site). Road Dept.

ROAD DEPARTMENT

FIRE DEPARTMENT

Planning
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

2
As a condition of approval, prior to any work within the right of way, the applicant shall submit 
for an encroachment permit for review and approval. A commercial driveway complying with 
Madera County driveway standard will be required.
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MND # 2013-021

Initials Date Remarks

Any proposed lighting shall be hooded and directed away from 
surrounding properties and roadways. Planning Planning

Water storage for fire suppression purposes shall be required 
in conjunction with any building permit due to the proposed 
occupancy change. Currently, as proposed a fire suppression 
water storage tank of 5,000 gallons will be required. At the time 
of application for a Building Permit, a more in-depth plan review 
of the proposed project's compliance with all current fire and 
life safety codes will be conducted by the Madera County Fire 
Marshal.  (CFC, Section 105.2)

Fire Prevention Fire Prevention

Public Services

Recreation

Transportation and Traffic

Utilities and Service Systems

Hazards and Hazardous Materials

Hydrology and Water Quality

Land Use and Planning

Mineral Resources

Population and Housing

MITIGATION MONITORING REPORT

Noise

Verification of Compliance

Aesthetics

Agricultural Resources

Air Quality

Biological Resources

Cultural Resources

No. Mitigation Measure Monitoring 
Phase

Enforcement 
Agency

Monitoring 
Agency

Action 
Indicating 

Compliance

Geology and Soils
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