
             
PLANNING COMMISSION DATE:  January 7, 2014 
 
AGENDA ITEM: #4 
 

CUP  
 
APN 
 
CEQA 

#2013-021 
 
#049-271-006 
 
MND #2013-27 

To allow for an auto repair facility, offices, warehouse 
and retail facilities 
Applicant: Harbison, Intl. 
Owner:  Khachatur Sargsyan 
Mitigated Negative Declaration 

 
REQUEST: 

The applicant is requesting a Conditional Use Permit to allow for an auto repair, 
warehouse, contractors offices, car sales and retail facility. 
 

LOCATION: 
The subject property is west side of Business Route 41 approximately 650 feet north of 
the intersection of Avenue 11 (11136 Business Route 41),Madera 
 

ENVIRONMENTAL ASSESSMENT: 
A Mitigated Negative Declaration (MND #2013-27) (Exhibit P) has been prepared and is 
subject to approval by the Planning Commission. 
 

 

 
RECOMMENDATION: Staff recommends approval of Conditional Use Permit #2013-

021 subject to conditions and Mitigated Negative Declaration 
MND #2013-27 and Mitigation Monitoring Program. 

 
 
 
 

RESOURCE MANAGEMENT AGENCY 

Community and Economic Development 
Department of Planning and Building  

Norman L. Allinder, AICP  
Director 

 

•  2037 W. Cleveland Avenue 
•  Mail Stop G 
•  Madera, CA  93637   
•  (559) 675-7821 
•  FAX (559) 675-6573 
•  TDD (559) 675-8970 
•   mc_planning@madera-county.com 



CUP #2013-021 
STAFF REPORT  January 7, 2014 
GENERAL PLAN DESIGNATION (Exhibit A): 

SITE:   CC (Community Commercial) Designation 
 
SURROUNDING: CC (Community Commercial), VLDR (Very Low Density 

Residential), OS (Open Space) 
 
ZONING (Exhibit B): 
 SITE:   CRM/MHA (Commercial, Rural, Median) District with a   
    Manufactured Housing Architectural Review Overlay 
 

SURROUNDING: RRM/MHA (Residential, Rural, Multiple Family) District with a 
Manufactured Housing Architectural Review Overlay; ARV-20 
(Agricultural, Rural, Valley – 20 Acre) District; ARE-40 (Agricultural 
Rural Exclusive – 40 Acre) District 

 
LAND USE: 
 SITE:   Vacant 
 

SURROUNDING:  North: vacant commercial; East: Highway 41 and agricultural land; 
South: commercial; West: residential 

 
SIZE OF PROPERTY: 0.76 acres. 
 
ACCESS (Exhibit A):              Access to the site is via Business Route 41 
 
BACKGROUND AND PRIOR ACTIONS: 

Zoning Permit (ZP #99-13) for an off-premise sign was approved by the Planning 
Commission on April 6, 1999. 
 

PROJECT DESCRIPTION: 
To allow for an auto repair, storage, warehouse, office and retail facility on the parcel.  
Two new structures will be built, one approximately 3,700 square feet in size, and the 
other approximately 5,000 square feet and both approximately 20 to 30 feet in height.  
The facilities will be used Monday through Saturday 7:00 AM to 8:00 PM, with an average 
4 visitors per day, with a maximum of 10 visitors per day. 
 

ORDINANCES/POLICIES: 
Section 18.34  of the Madera County Zoning Ordinance outlines the uses and regulations 
of the CRM district and states that automobile repairing, overhauling, rebuilding, painting 
and servicing requires a conditional use permit. 
 
Section 18.92 of the Madera County Zoning Ordinance outlines the procedures for 
obtaining Conditional Use Permits. 
 
Policy 1.E.3 of the Madera County General Plan encourages development of new 
business especially those that provide primary wage-earner jobs. 

 
ANALYSIS: 
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STAFF REPORT  January 7, 2014 

The request is to allow for an auto repair, storage, warehouse, office and retail facility on 
the parcel.  Two new structures will be built, one approximately 3,700 square feet in size, 
and the other approximately 5,000 square feet and both approximately 20 to 30 feet in 
height.  The buildings will be steel construction type with stucco facade which will be 
grey/tan in color.  The facilities will be used Monday through Saturday 7:00 AM to 8:00 
PM, with an average 4 visitors per day, with a maximum of 10 visitors per day.  The 
applicant indicates 21 parking spaces will be provided. 
 
The parcel is currently vacant, with no signs of having been previously developed on.  To 
the west of the project is the Rolling Hills Subdivision; to the east is State Route 41; to the 
north is vacant land; and to the south are other similar types of commercial activities 
along Business Route 41. 
 
According to the Madera County Transportation Commission (MCTC), the traffic counts 
for the area range from 987 and 1,717 vehicles (AM and PM counts) in the north bound 
direction on Business Route 41, and 820 and 1,646 vehicles (AM and PM counts) in the 
southbound direction between Avenue 10 and Avenue 12 which are on either side of the 
project site.  The applicant expects approximately 10 customers and 6 employees per 
day, six days a week at the site.  Given this, the traffic impact is not expected to be 
significant. 
 
Water usage is expected to be approximately 180 gallons per day, supplied by a 
community well.  Wastewater will be discharged into an onsite septic system.  A drainage 
basin is proposed as a part of this project and will be located on the west side of the 
property for storm water retention. 
 
The plans indicate that 21 parking spaces will be provided for the business.  The uses 
proposed are classified as “General Commercial” under the ordinance.  Under Chapter 
18.102 of the Zoning Ordinance, the parking required for this type of facility is 1 space per 
employee based on the highest number of employees scheduled to work on-site at any 
one time.  The applicant is indicating up to six employees per day.  The number of truck 
spaces is based on the operational statement.  The applicant has indicated that there will 
be two small van or truck trips per day to the site to deliver supplies.  Based on this 
information, the amount of spaces shown on the plans are adequate to serve the site.  
Pursuant to the Parking Ordinance Chapter 18.102.120(H)(3), a six foot masonry wall will 
need to be constructed between the commercial and residential parcels. 
 
The General Plan designates the parcel “CC” (Community Commercial) which provides 
for auto service related activities.  The subject parcel is zoned “CRM” (Commercial Rural 
Median) district which allows for automobile related services with a Conditional Use 
Permit.  The Zoning and General Plan designations for this parcel are consistent with one 
another.  There are also similar businesses in the vicinity of this project.   
 
The project has been routed to California Highway Patrol, Sheriff’s Office and Caltrans for 
comment.  In addition, the Rolling Hills Citizens Association was contacted for comment.  
The Rolling Hills Association has indicated a concern regarding water quality issues from 
the project sites’ storm water runoff impacting Root Creek.  With proper mitigation, and 
best management practices, this impact can be reduced in significance.  Caltrans 
conditions and comments revolve on the requirements of easements and driveways on to 
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STAFF REPORT  January 7, 2014 

Business Route 99.  The CHP, Madera Office, does not feel that the slight increase in 
traffic will be a significant impact to the area in regards to their overall responsibilities.   
 
While the applicant has indicated that there will be no noise generated from the project, 
given the nature of the businesses proposed it is safe to assume that some noise will be 
generated above what is existing for the area.  Adjacent properties include existing 
commercial and residential uses.  Any noise generated from this facility will have to 
conform to the County’s Noise Ordinance. 
 
Comments from the Fire Marshal’s Office had indicated concerns regarding fire 
apparatus access onto the site.  The applicant discussed these concerns with the Fire 
Marshal and has provided updated site plans addressing them, and the Fire Marshal has 
accepted the updated plans (Exhibit D-1A). 
 

FINDINGS OF FACT: 
The following findings of fact must be made by the Planning Commission to make a 
finding of approval of 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. 
 
1. The proposed project does not violate the spirit or intent of the zoning ordinance 

in that pursuant to Section 18.34.010(c) of the Madera County Zoning Ordinance, 
the proposed use is allowed in the CRM Zone District subject to a conditional use 
permit.   

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

welfare in that the facility will adhere to all conditions of approval and mitigations 
as approved as they relate to the operations.   The applicant has already 
addressed initial concerns of the Fire Marshal in regards to fire apparatus access 
onto the property.  The new construction related to this project is subject to all 
building codes in place and enforceable at the time of construction as to design 
and safety features as well as fire safety codes in relation to the specific 
occupancy’s.   

 
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.  In addition, any 
potential environmental impacts have been mitigated to a level of less than 
significant through mitigation measures as outlined by the mitigated negative 
declaration and conditions of approval for the conditional use permit.  

 
4. The proposed project will not for any reason cause a substantial, adverse effect 

upon the property values and general desirability of the surrounding properties.  
The proposed project is compatible with the nature of adjacent uses.  The 
property is separated from residential parcels, and is designed to be similar in 
construction to surrounding businesses. 

 
WILLIAMSON ACT: 

The property is not subject to a Williamson Act contract.   
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CUP #2013-021 
STAFF REPORT  January 7, 2014 
 
GENERAL PLAN CONSISTENCY: 

The general plan designates the site as CC (Community Commercial) which allows for 
similar uses as to that being proposed.  The property is zoned CRM/MHA (Commercial, 
Rural, Median) District with a  Manufactured Housing Architectural Review Overlay.  The 
proposed project is consistent with both the County’s General Plan and Zoning 
Ordinance. 

 
RECOMMENDATION: 

The analysis provided in this report supports approval of CUP #2013-021, Mitigated 
Negative Declaration MND #2013-27 and the Mitigation Measures Monitoring Program as 
presented.   
 

ATTACHMENTS: 
1. Exhibit A, General Plan Map 

 2. Exhibit B, Zoning Map 
3 Exhibit C, Assessor’s Map 
4. Exhibit D-1, Site Plan Map 
5. Exhibit D-1A, Revised Site Plan addressing Fire Marshall’s comment 
5. Exhibit D-2, Facility Plan 
6. Exhibit D-3, Facility Plan 
7. Exhibit E, Aerial Map 
8. Exhibit F, Topographical Map 
9. Exhibit G, Operational Statement 
10. Exhibit H, Engineering Department comments 
11. Exhibit I, Environmental Health Department comments 
12. Exhibit J, Fire Department comments 
13. Exhibit K, Air District comments 
14. Exhibit L. Caltrans comments 
15. Exhibit M, CHP comments 
16. Exhibit N, Rolling Hills comments 
17. Exhibit O, CEQA Initial Study 
18. Exhibit P, MND #2013-27 
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11136 BR 41 Madera

Initials Date Remarks

The subject property is located within Service Area SA19W, Rolling Hills. Please contact 
Special Districts 559-675-7820 regarding the amount of Units required for the proposed 
structures. Currently 1 Water Unit is allocated and it remains on stand by.

Engineering

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

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

The septic disposal system for the proposed facility must be designed for maximum 
occupancy/use by a registered Environmental Health Specialist, Civil Engineer, or Geologist 
acceptable to this department.

EH

The owners/operators of this facility and/or shop must complete and submit a Business 
Activities Declaration Form with the CUPA Program within this department before onset of 
construction activities.  This is to report storage of hazardous materials (like petroleum fuels or 
lubricants) onsite at this location.  Other related permit(s) may be required due to the possible 
storage/handling of reportable quantities of hazardous materials (like petroleum fuels or 
lubricants) onsite or for the storage of any amount of hazardous waste onsite at any time prior 
to facility operation.

EH

CONTACT PERSON/TELEPHONE NUMBER: 559-294-7485

CONDITIONS OF APPROVAL

PROJECT NAME: 
PROJECT LOCATION:  

PROJECT DESCRIPTION:  Auto Shop, body shop, warehouse, construction office

CUP #2013-021 Harbison Int.
west side of BR 41 app. 650 feet north of its intersection with Avenue 11

Harbison InternationalAPPLICANT:  

ConditionNo.

Environmental Health

Engineering

Verification of Compliance
Department/A

gency
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

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): 
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 but 
especially noise and lighting associated nuisances caused by even the most routine business 
operations like PA systems and security lighting 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.

EH

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

When the owner/operator submits the application(s) for any required county permits, the 
MCEHD will conduct a more detailed review of this proposed project's compliance with all 
current local, state & federal requirements.  The owner/operator of this property/facility must 
submit an application for all required MCEHD permits prior to starting any construction 
activities.

EH

Access will need to be modified. For dead-end fire apparatus access roads in excess of 150 
feet in length, an area for turning fire apparatus around shall be provided as approved by the 
Madera County Fire Marshal. The currently proposed access appears to exceed 150 feet. 
(CFC, Section 902.2.2.4, 503.2.5)

Fire

The minimum required fire flow for the proposed 5,000 sq. foot building is 1,500 gallons per 
minute (gpm) at 20-psi (pressure per square inch) residual for two hours. 1,500 gpm is required 
if the building is to be constructed of type II B material.  If the building construction type 
changes, the required fire flow may also change.  (CFC, Section  508) FIRE FLOW WILL 
NEED TO BE ON-SITE, TESTED AND APPROVED PRIOR TO THE ISSUANCE OF A 
BUILDING PERMIT. fIRE hydrant WILL NEED TO BE AVAILABLE WITHIN ACCEPTABLE 
DISTANCES. 

Fire

The project shall operate in accordance with the operational statement and plans submitted for 
the project except as modified by the conditions of approval of this conditional use permit, and 
by the mitigation measures in the mitigated negative declaration.

Planning

Planning

Fire
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

All lighting associated with this project shall be hooded and directed away from adjoining 
properties. Planning

All driveways, circulation areas and parking areas are to be constructed and maintained in a 
dust free manner. Planning

Applicant shall construct a six foot high wall on the westerly side of the property to separate the 
commercial parcel from residential parcels to the west. Planning

Outdoor storage of disabled or non-operational vehicles is prohibited, unless located within a 
screened and landscaped area. Planning

All automotive repairs shall be conducted inside the building located on the project site. Planning

No outside speakers are to be utilized Planning

Applicant shall utilize silent security and fire alarms. Planning

Applicant shall provide one parking space per employee figured at the highest employee count 
for the use of the property. Planning

Landscaping shall be provided in accordance to Madera County Ordinance. Planning

None

Applicant to adhere to CALTRANS rules, regulatons and permits as required. CALTRANS

Applicant to adhere to District rules, regulatons and permits as required.
SJVAPCD

San Joaquin Valley Air Pollution Control District

CALTRANS

Road
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October 23, 2013
 
 
 
Robert Mansfield 
County of Madera 
Department of Planning and Building 
2037 W. Cleveland Avenue 
Mail Stop G 
Madera, CA  93637 
 
Agency Project: Conditional Use Permit  CUP #2013-021 - Harbison International 
 
District CEQA Reference No:  20130906 
 
Dear Mr. Mansfield: 
 
The San Joaquin Valley Unified Air Pollution Control District (District) has reviewed the 
project referenced above consisting of a request to allow an auto repair and auto body 
operation for buildings one (1) and two (2), located at 11166 Highway 41, in Madera 
County, CA.  (APN: 049-271-006)  The District offers the following comments: 
 
1. Based on information provided to the District, project specific emissions of criteria 

pollutants are not expected to exceed District significance thresholds of 10 tons/year 
NOX, 10 tons/year ROG, and 15 tons/year PM10.  Therefore, the District concludes 
that project specific criteria pollutant emissions would have no significant adverse 
impact on air quality.     
 

2. Based on information provided to the District, the proposed project may be subject to 
District Rule 9510 (Indirect Source Review). 
 
District Rule 9510 is intended to mitigate a project’s impact on air quality through 
project design elements or by payment of applicable off-site mitigation fees.  Any 
applicant subject to District Rule 9510 is required to submit an Air Impact 
Assessment (AIA) application to the District no later than applying for final 
discretionary approval, and to pay any applicable off-site mitigation fees before 
issuance of the first building permit.  If approval of the subject project constitutes the 
last discretionary approval by your agency, the District recommends that 
demonstration of compliance with District Rule 9510, including payment of all 
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District CEQA Reference No: 20130906  Page 2 of 2 

 

 

applicable fees before issuance of the first building permit, be made a condition of 
project approval.  Information about how to comply with District Rule 9510 can be 
found online at: http://www.valleyair.org/ISR/ISRHome.htm. 
 

3. The proposed project may be subject to District Rule 2010 (Permits Required) and 
Rule 2201 (New and Modified Stationary Source Review).  The applicant should 
contact the District’s Small Business Assistance Office at (559) 230-5888 to obtain 
information about District permit requirements, Authority to Construct (ATC) 
applications and Permit to Operate (PTO) and to identify other District rules or 
regulations that apply to this project.  As part of the District’s permit evaluation 
process, a Health Risk Assessment (HRA) will be conducted to ensure that the risk 
is less than significant. 
 

4. The proposed project may be subject to District Rules and Regulations, including:  
Regulation VIII (Fugitive PM10 Prohibitions), Rule 4102 (Nuisance), Rule 4601 
(Architectural Coatings), and Rule 4641 (Cutback, Slow Cure, and Emulsified 
Asphalt, Paving and Maintenance Operations). To identify other District rules or 
regulations that apply to this project or to obtain information about District permit 
requirements, the applicant is strongly encouraged to contact the District’s Small 
Business Assistance Office at (559) 230-5888.  Current District rules can be found 
online at: www.valleyair.org/rules/1ruleslist.htm. 

 
5. The District recommends that a copy of the District’s comments be provided to the 

project proponent. 
 
If you have any questions or require further information, please call Georgia Stewart, at 
(559) 230-5937. 
 
Sincerely, 
 
David Warner 
Director of Permit Services 
 

 
For:  Arnaud Marjollet 
Permit Services Manager 
 
 
DW: gs 
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MND # 2013-27

Initials Date Remarks

No idling of vehicles more than 10 minutes construction and 
operations

Exhaust systems utilized by the facility will have proper filters 
installed and maintained to reduce or eliminate air emissions.

operations SJVAPCD

The auto body shop shall have equipment installed that will 
filter vehicle exhausts so as to lessen if not completely 
eliminate particulate releases to the surrounding air

operation SJVAPCD

If project construction related activities (including but not limited 
to ground disturbing activities) result in the disturbing of 
subsurface cultural deposits, project related activities shall be 
halted and a professional archaeologist brought in to determine 
the culture of the deposits.  In addition, if human remains are 
unearthed, the Madera County Coroner, by law, must be 
notified immediately.

construction Madera County

All hazardous materials (including, but not limited to oils, 
grease, antifreeze, paint, batteries, etc.) shall be stored and 
segregated according to type of hazard.  Materials shall be 
stored in appropriate containers and secured when not in use.

Operations Env, Health

MITIGATION MONITORING REPORT

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

Hazards and Hazardous Materials
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Initials Date Remarks

Verification of Compliance
No. Mitigation Measure Monitoring 

Phase
Enforcement 

Agency
Monitoring 

Agency

Action 
Indicating 

Compliance

Storage facilities for hazardous materials shall be constructed
and maintained to industry standards to prevent spills from
migrating off site or coming into contact with water sources or
storm water runoff.

Operations Env. Health

All hazardous wastes shall be disposed of in accordance with
related Material Safety Data Sheets, and Local, State and
Federal protocols.

Operations Env. Health

Install containment systems to catch and contain any leaks or 
spills so that they do not leave the site and allow for 
appropriate cleanup

Operations Env. Health

The operations of this site will not spray or hose down the site 
or otherwise cause runoff from the site that could potentially 
carry pollutants from the site to surrounding areas and potential 
waterways

Operations Regional Water

Businesses on this parcel shall not exceed noise standards 
established in the Madera County Noise Ordinance

Operations

Madera County 
Env. 
Health/Code 
Enforcement

Noise

Public Services

Recreation

Hydrology and Water Quality

Land Use and Planning

Mineral Resources

Population and Housing
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Initials Date Remarks

Verification of Compliance
No. Mitigation Measure Monitoring 

Phase
Enforcement 

Agency
Monitoring 

Agency

Action 
Indicating 

Compliance

Water conservation practices shall be implemented as a 
course of operations and landscaping Operations

Transportation and Traffic

Utilities and Service Systems
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