
             
PLANNING COMMISSION DATE:  March 4, 2014 
 
AGENDA ITEM: #5 
 

CUP  
 
APN 
CEQA 

#2013-027 
 
#038-020-022 
MND #2014-03 

Conditional Use Permit to allow for an expansion 
of an existing Church 
Applicant/Owner: Silviano Gonzalez  
Mitigated Negative Declaration 

 
REQUEST: 

The applicant is requesting a Conditional Use Permit to allow for the expansion of 
a church facility. 
 

LOCATION: 
The subject property is located on the west side of North Lake Street, 
approximately 500 feet north of its intersection with Martin Street (16760 N Lake 
Street), Madera 
 

ENVIRONMENTAL ASSESSMENT: 
A Mitigated Negative Declaration (MND #2014-03) (Exhibit O) has been prepared 
and is subject to approval by the Planning Commission. 
 

 

 
RECOMMENDATION: Staff recommends approval of Conditional Use Permit 

#2013-027 subject to conditions and Mitigated Negative 
Declaration MND #2014-03 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 #2013-027 
STAFF REPORT  March 4, 2014 
 
GENERAL PLAN DESIGNATION (Exhibit A): 

SITE:   LDR (Low Density Residential) Designation 
 
SURROUNDING: LDR (Low Density Residential) Designation 

 
ZONING (Exhibit B): 
 SITE:   AR-5 (Agricultural Rural – 5 Acre) District 
 

SURROUNDING: AR-5 (Agricultural Rural – 5 Acre) District; RRS-2 (Rural 
Residential Single Family – 2 Acre) District 

 
LAND USE: 
 SITE:   Church 
 

SURROUNDING:  North, South, and West: Residential; East: Vacant land 
 
SIZE OF PROPERTY: 4.69 acres 
 
ACCESS (Exhibit A):          Access to the site is via North Lake Street 
 
BACKGROUND AND PRIOR ACTIONS: 

Conditional Use Permit #96-15 was approved by the Planning Commission on 
May 21, 1996 to allow for a 160 seat church, potential outbuilding, and conversion 
of existing dwelling for use as a parsonage or youth meeting facility. 
 

PROJECT DESCRIPTION: 
Conditional Use Permit to allow for an expansion of 2,925 square feet to an 
existing Church.  The expansion is to include an indoor worship area and stage 
(2,327 square feet for the worship area and 598 square feet for the stage).  This is 
to be added to the existing 2,099 square foot church facilities.  Construction 
materials will be similar to those of the existing Church facility.   
 

ORDINANCES/POLICIES: 
Section 18.54 of the Madera County Zoning Ordinance outlines the uses and 
regulations of the AR-5 (Agricultural Rural – 5 Acre) District. 
 
Section 18.78 of the Madera County Zoning Ordinance outlines the 
Airport/Airspace Overlay Regulations 
 
Section 18.92 of the Madera County Zoning Ordinance outlines the procedures for 
obtaining Conditional Use Permits. 
 
Section 18.102 of the Madera County Zoning Ordinance outlines the parking 
requirements. 
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ANALYSIS: 

This is a request to allow for a 2,925 square foot expansion of an existing Church 
facility.  The expansion is to include a worship area and stage (2,327 square feet 
for the worship area and 598 square feet for the stage).  Construction will be 
similar to those of the existing Church facility.  The stage will be utilized for 
worship services and other activities related to the Church, and the auditorium 
area is designed to accommodate the pews.   
 
The Church operates year round, with specific days where events tend to occur.  
These days and times indicated by the applicant are: Mondays 6 – 10 PM, 
Tuesdays 5 – 8 PM, Wednesdays 6 – 10 PM, Fridays 7 – 10 PM, Saturdays 6 – 
10 PM, and all day Sundays.  It is expected that between 100 and 200 people are 
expected to be in attendance at any one time, depending on the activity.   

 
The General Plan designates the parcel as LDR (Low Density Residential) which 
provides for limited agricultural related uses, single family attached and detached 
homes, secondary residential units, bed-and-breakfast establishments, public and 
quasi-public uses, and similar and compatible uses.  The subject parcel is zoned 
AR-5 (Agricultural Rural – 5 Acre) district which allows for Churches with a 
Conditional Use Permit.  The Zoning and General Plan designations for this parcel 
are consistent with one another and the church facility, and its expansion, is 
considered a public use (a structure principally of an institutional nature and/or 
serving a public need).    

 
The applicant has indicated that there are 74 existing graveled type parking stalls 
to serve the Church.  One space per every 5 permanent seats, or for every 40 
square feet of gross floor area within the main auditorium or meeting hall, 
whichever provides the greater number of spaces, is allowed by ordinance.   
Based on 2,925 square feet of the auditorium, 73 spaces are need and 74 are 
being provided.  If additional spaces are needed in the future, there is space 
available on the parcel, north of the current parking area as well as to the west 
side of the building, south of the ponding basin indicated on the site map. 

 
According to the Madera County Transportation Commission (MCTC), the traffic 
counts for the area, covering Avenue 17 at Road 27, range from 2,421 vehicles 
east bound and 2,455 vehicles westbound as of the 2013 counts.  There has been 
insignificant changes to the counts since 2010 (slightly down in east bound 
direction, and slightly up in the west bound direction).  The applicant has indicated 
that there will be a minimum of 100 persons and a maximum of 200 persons at 
the facility at any one point in time.  Assuming a minimum of two persons per car, 
that averages to 50 to 100 vehicles to and from the site at any of the days and 
times indicated earlier. 
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Water usage and wastewater generation is not expected to be increased 
significantly with the expansion, the new structure does not include water using 
facilities and is tied into the already existing facilities.  There is no new trash being 
generated from this expansion. 
 
There are a few trees currently on site, predominately in the area now being used 
as parking for the facility.  No trees are planned to be removed as a result of the 
expansion. 

 
The project has been routed to Department of Fish and Wildlife, Sheriff’s Office, 
City of Madera Planning Department and Resource Management Agency 
Departments for comment.  The City of Madera was included because the site is 
within ½ mile of the City limits. 
 
If this project is approved, the applicant will need to submit a check, made out to 
the County of Madera, in the amount of $2,231.25 to cover the Notice of 
Determination (CEQA) filing at the Clerks’ office.  The amount covers the current 
$2,181.25 Department of Fish and Wildlife fee and the County Clerk $50.00 filing 
fee.  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. 
 

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 18.54.010 of the Madera County 
Zoning Ordinance, the proposed use is allowed in the AR-5 (Agricultural 
Rural – 5 acre) Zone District subject to a conditional use permit for a 
Church facility.  The proposed expansion to the Church is within guidelines 
for the zoning designation.  The inclusion of the expansion will not change 
the underlying operation of the Church.  The existing Church was permitted 
by an earlier 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 facility is a 
gathering place for religious and social functions that in and of themselves 
do not contribute negatively to public health, safety or general welfare. 
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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.   
 

GENERAL PLAN CONSISTENCY: 
The General Plan designates the site as LDR (Low Density Residential) which 
allows for similar uses as to that being proposed.  The property is zoned AR-5 
(Agricultural Rural – 5 acre) District.  The proposed project is consistent with the 
designations. 

 
RECOMMENDATION: 

The analysis provided in this report supports approval of Conditional Use Permit 
(CUP #2013-027), Mitigated Negative Declaration (MND #2014-03) and the 
Mitigation Measure Monitoring Program as presented.   

 
CONDITIONS 

See attached. 
 
ATTACHMENTS: 

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

3 Exhibit C, Assessor’s Map 
4. Exhibit D, Site Plan Map 
5. Exhibit D-1, Floor Plan 
6. Exhibit D-2, Elevations 
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 Department Comments 
12. Exhibit J, Fire Department Comments  
13. Exhibit K, Planning Department Comments 
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14. Exhibit L, Roads Department Comments 
15. Exhibit M, Caltrans Comments 
16. Exhibit N, Initial Study 
17. Exhibit O, Mitigated Negative Declaration #2014-03 
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1

of Martin Street (16760 N. Lake Street), Madera

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 The owner/operator must obtain the necessary Environmental Health Dept. permits prior to any 
grading earthwork or other construction activities on this location. Env. Hlth

2
The subject property is not within a Maintenance District or Service Area administered by 
Madera County.  An approved Public Water System and appropriately constructed and sized 
septic disposal system must be provided and maintained for this project by this EH department.

Env. Hlth

CONTACT PERSON/TELEPHONE NUMBER: 
APPLICANT:  

ConditionNo.

Environmental Health

Engineering

Verification of Compliance
Department/A

gency

559-706-6132

CONDITIONS OF APPROVAL

PROJECT NAME: 
PROJECT LOCATION:  

PROJECT DESCRIPTION:  

CUP #2013-027 Gonzalez Church
west side of Lake Street, approximately 500 feet north of the intersection 

Silviano Gonzalez
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

3

The water system providing drinking water for this public facility must meet county and state 
Public Water System standards and be an approved Public Water System by the MCEHD, 
Water Program.  If there are any water wells currently located at this location and utilized for 
this project their construction must comply with required the state Public Well Standards.  Any 
existing water well(s) proposed for the operation of the required Public Water System for this 
facility operation, a 50 ft. well seal is required to be in place within the existing utilized water 
well(s).  Please contact the Water Program within this department at, (559) 675-7823, for 
specific questions regarding this process.

Env. Hlth

4

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 expansion must be 
designated for maximum occupancy by a Registered: Environmental Health Specialist, 
Geologist, or Civil Engineer and is acceptable to this Department.  Contact a Liquid Waste 
Program Specialist within this department at (559) 675-7823 for specific questions regarding 
this process

Env. Hlth

5

The construction activities and also the ongoing facility operation must be accomplished in a 
manner that shall not allow any type of the following public nuisance(s) to affect the 
surrounding neighborhood including, but not limited to: Lighting, Litter accumulation, Noise(s), 
Dust, Vector(s), and/or Odor(s).  The adjacent occupied home owners are the most adversely 
affected by any nuisances caused by even the most routine social gatherings at this type of 
project development and its particular location to populated living areas.  Due to the projects 
sites proposed construction and operation dust control measures must be identified and 
mitigated to prevent any off site nuisance.  Refuse accumulation is required to be removed 
routinely to prevent nuisances as well and the facility lighting and parking lot lighting must be 
addressed to prevent this type of nuisance from affecting the surrounding populated 
neighborhood areas.  This must be accomplished under accepted and approved Best 
Management Practices (BMP) and as required by the County General Plan, County 
Ordinances, as determined by the Madera county Local Enforcement Authority (LEA), other 
related State and/or Federal requisite having jurisdiction

Env. Hlth

6
All necessary specific Program Permits from the MCEHD, (i.e. Septic Construction Permits, 
Water System Permits, or Water Well Permits ect.) must be obtained prior to any grading 
earthwork or other any construction activities for this project

Env. Hlth

7

When the owner/operator submits the application(s) for the required county permits, this 
department will conduct a more detailed review of this proposed projects 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 any grading earthwork or any 
other type of construction activities on this location.

Env. Hlth
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

1 The Building will need to be protected by a Fire Alarm system  meeting the standards of NFPA 
72. Fire

2
No hydrant or fire suppression water information is provided. 1,500 gallons a minute at 20 psi 
for 3 hours is required for the proposed building. Hydrants shall be within 400 feet of all portions 
of the buildings as measured by driveable access.

Fire

3
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)

Fire

1
The project shall operate in accordance with the operational statement and plans submitted for 
this project except as modified by the conditions of approval of this conditional use permit and 
associated mitigation measures as required for this project.

Planning

2 Facility noise levels shall conform to Madera County Noise Ordinance standards. Planning

3

The applicant shall install a landscape screen along all property lines which abut residentially 
zoned or used parcels.  A landscape plan shall be prepared and submitted to the Planning 
Department prior to release of the conditional use permit which shows the location, type, size 
and spacing of trees and shrubs to be planted.  Trees and other vegetation shall be selected 
based on the Madera County Water Efficient Landscape Ordinance.  All landscaping shall be 
installed prior to occupancy of any facility.

Planning

1
Prior to approval of the CUP, the applicant is required to grant deed a strip of land 10 feet in 
width contiguous to Road 27 along the project parcel (APN 038-020-022). This is to be used for 
road purposes (MCC § 17.32.010).

2 As a condition of this Conditional Use Permit, the applicant shall construct the driveway 
approach to a commercial standard.

3
Prior to any construction within the right of way, the applicant is required to apply for and obtain 
an Encroachment Permit from the Road Department.  Once this permit is secured, the 
applicant may commence with construction (ST-24B, ST-25, 26 and 27).

Road

Planning

Fire
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

1 Applicant to adhere to any conditions from Caltrans
Caltrans
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EXHIBIT O





1

MND # 2014-03

Initials Date Remarks

Any lighting associated with this project will be hooded and 
directed away from adjoin parcels Construction Planning Planning

As this project is in an Airport/Airspace overlay district, no 
construction or use of the property shall interfere with 
communications or guidance devices by aircraft or ground 
control.  No construction or operation shall produce glare, 
smoke, dust or similar factors that could interfere with flight 
operations

Construction Planning Planning

All driveways and parking stalls associated with this project will 
be constructed and maintained in such a manner so as to be 
dust free

Construction and 
operations Planning Planning

No idling of vehicles related to construction or operations of 
facility for longer than 10 minutes Construction Env. Hlth Cointractor

Any dirt or debris piles on site during construction will be 
covered in such a fashion as to not create any airborne 
particulate matter

Construction Bldg. Bldg.

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 Planning Contractor

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
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Initials Date Remarks

Verification of Compliance
No. Mitigation Measure Monitoring 

Phase
Enforcement 

Agency
Monitoring 

Agency

Action 
Indicating 

Compliance

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

Noise
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