
 

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

PM 
GP 
CZ 
APN 
CEQA 

#4178 
#2013-006 
#2013-010 
#035-191-053 
MND #2013-33 

Parcel Map, General Plan Amendment, and 
Rezone 
 
Applicant/Owner: Daggett & Associates/Hendrix 
Mitigated Negative Declaration 

 
 REQUEST: 
  The application is for a division of 9.56 acres into 8 parcels, a General Plan 

Amendment to CC (Community Commercial) and a rezone to CRM (Commercial 
Rural Median).    

 
LOCATION: 

 The project is located on the west side of Highway 41 approximately 500 feet 
south of the intersection of Avenue 14 (14108 Highway 41), Madera. 

 
 ENVIRONMENTAL ASSESSMENT: 

 A Mitigated Negative Declaration (MND #2013-33) has been prepared and is 
subject to approval by the Planning Commission. 

 

 
 
RECOMMENDATION: To Recommend approval of Parcel Map #4178, General Plan 
Amendment #2013-006, Rezone #2013-010, Mitigated Negative Declaration #2013-
33 and Mitigation Monitoring Program, subject to Conditions.  

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 

 



STAFF REPORT  March 4, 2014 
PM #4178, GP #2013-006, CZ #2013-001 
 
GENERAL PLAN DESIGNATIONS (Exhibit A-1): 
 SITE:  AE (Agricultural Exclusive) Designation 
 
 PROPOSED: CC (Community Commercial) Designation 
   
 SURROUNDING: AE (Agricultural Exclusive) and OS (Open Space) 

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

Designation 
 
 PROPOSED: CC (Community Commercial) 

  
 ZONING (EXHIBIT B) 

 SITE:  ARV-20 (Agricultural Rural Valley-20 Acre) District 
  
 PROPOSED: CRM (Commercial Rural Median) District 
     
 SURROUNDING: ARV-20 (Agricultural Rural Valley-20 Acre), ARE-40 

(Agricultural Rural Exclusive-40 Acre), and OS (Open Space) 
Districts 

 
 LAND USE: 
          SITE:                    Agricultural 
 
  SURROUNDING:  Agricultural, Open Space (canal), and residential 
        
 SIZE OF PROPERTY (EXHIBIT C): 9.56 Acres 
  
 ACCESS (EXHIBIT C):   

 The property is accessed from State Route 41. 
 

 WILLIAMSON ACT:  
 The property involved in this proposal is not subject to a Williamson Act 

(Agricultural Preserve) contract. 
  
 BACKGROUND AND PRIOR ACTIONS:  

 In 1989, a General Plan Amendment (GP 89-06) application was submitted to 
change the existing RCA & PL (Resource Conservation Area and Public Lands) 
designation in the O’Neals Area Plan to RDA (Rural Development Area).  The 
Planning Commission recommended denial and the Board of Supervisors denied 
the application without prejudice. 

 
 A General Plan Amendment (GP 93-03) and a Rezoning (CZ 93-04) were 

submitted in 1993 to change the existing RCA & PL O’Neals Area Plan 
designation to Commercial, Local designation and to change the existing ARV-20 
(Agricultural Rural Valley-20 Acre) district to CRM/MHA (Commercial Rural 
Median/Manufactured Housing Architectural Review Overlay) district.  The 
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Planning Commission recommended denial of the application and the Board of 
Supervisors denied the application without prejudice. 

 
 In 1996, a Conditional Use Permit (CUP 96-34) was submitted to allow for a 

roadside stand.  The application was approved by the Planning Commission; 
however, the applicant failed to comply with the conditions of approval and the 
permit became void in 1998. 

 
 In 2012, a Subdivision Map (S #2009-001), General Plan Amendment (GP 

#2009-002, and Rezone (CZ #2009-005) to allow a subdivision of 8 lots and to 
change the General Plan designation to CC (Community Commercial) and zone 
district to CRM/MHA (Commercial Rural Median/Manufactured Housing 
Architectural Review Overlay).  The Planning Commission recommended denial 
and the Board of Supervisors denied the application. 

 
On February 11, 2013, the Board of Supervisors approved a General Plan Text 
Change to the O’Neals Area Plan allowing for rural commercial development to 
be limited to locations adjacent to major activity nodes and major transportation 
corridors.   
 
On February 4, 2014, the Planning Commission heard and continued this item 
because only three commissioners were present.  Due to opposition from the 
audience, the chairman continued the project to a date specific hearing to allow 
for the entire commission to consider the application. 

 
PROJECT DESCRIPTION:  

 The application is for a division of 9.56 acres into 8 parcels, a General Plan 
Amendment to CC (Community Commercial) and a rezone to CRM (Commercial 
Rural Median) to allow for consistency with the General Plan.  The map is being 
processed as a parcel map per section 66426 (c) of the Subdivision Map Act: 

 
 “A tentative and final map shall be required for all subdivisions creating five 

or more parcels, five or more condominiums as defined in Section 783 of 
the Civil Code, a community apartment project containing five or more 
parcels, or for the conversion of a dwelling to a stock cooperative 
containing five or more dwelling units, except where any one of the 
following occurs:  

 
 (c)The land consists of a parcel or parcels of land having approved access 

to a public street or highway, which comprises part of a tract of land zoned 
for industrial or commercial development, and which has the approval of 
the governing body as to street alignments and widths.” 

 
 ORDINANCES/POLICIES: 

 Madera County County Code 18.34 governs allowed uses within the CRM 
(Commercial Rural Median) district. 
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 Madera County County Code 17.72 governs the requirements for processing and 
reviewing parcel maps. 

 
 Madera County General Plan Policy Document (page 10) outlines the allowable 

uses within the CC (Community Commercial) designation. 
 
ANALYSIS: 

On February 4, 2014, the Planning Commission considered the project; however, 
due to comments in opposition from the audience, the chairman continued the 
item to allow for the entire commission to consider the project.  A parcel owner to 
the south of the project site is in agricultural production and was concerned about 
effects her parcel would have on the adjacent property.  She was advised 
Madera County is a Right-to-Farm county and a condition of approval has been 
placed on the map requiring this notice to record prior to map recordation.  The 
notice includes a statement that residents of property in or near agricultural 
districts should be prepared to accept the inconveniences and discomfort 
associated with normal farm activities.  Residents to the northwest of the property 
in the Bonadelle Ranchos Subdivision were concerned of a lack of a buffer for 
noise, light, and nuisance between their properties and the proposed project.  
Only three commissioners were present at the February 4, 2014 hearing. 
 
The parcel is currently utilized for small scale farming (strawberries in 2012) and 
includes a single family dwelling on the western side of the property.  A 
eucalyptus tree grove is located on the northeastern corner of the property.  A 
Madera Irrigation District canal is located on the northeastern corner of the 
property.  Beyond the canal to the north lies commercial development along 
Highway 41 and rural residential development west of the commercial area.  To 
the south of the project site is open land utilized for dry farming and grazing. 
 
County Code section 17.48.010 states that a water system with service to each 
parcel shall be installed in each and every subdivision created within Madera 
County located below the five hundred-foot contour elevation.  The subject parcel 
is below the 500 foot contour line and is therefore required to have a community 
water system.  Code section 17.48.020 states that all proposed subdivisions in 
the county west of the elevation line designated as the “five hundred-foot contour 
line” in the foothills of the county shall have installed community sewer disposal 
systems.  Again, the subject property is below, or west of, the 500 foot contour 
line and is therefore required to have a community sewer system. 
 
Development of the project as proposed would include grading in order to 
develop the lots as proposed, along with access roads.  All grading is to comply 
with the Department of Engineering requirements.  Potential erosion is to be 
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controlled through compliance with National Pollution Discharge Elimination 
System permits and through an approved Storm Water Pollution Prevention Plan. 
 
A biological report was prepared by the applicant in 2011 for the previous land 
division proposal.  Analysis of grassland onsite and to the south found no 
sensitive floral species or plant habitat.  A species assessment conducted for the 
site and the property to the south revealed that the potential for sensitive animal 
species was either low or absent.  The biological report evaluated the proposal’s 
distance from identified wet features south of the property boundary, influences 
of topography, agricultural practices, species habitat needs, and results from 
previous studies.  As a result of the analysis, it was concluded that the prior 
noted factors contribute to a low probability of the proposal contributing to a 
“take” of any sensitive species or any modification of associated habitat. 
 
Caltrans is currently developing a Project Initiation Document related to a 
freeway corridor study on State Route 41 between 0.3 mile south of Avenue 11 
and 0.6 mile north of Road 208.  This study includes possible alignment changes 
and future interchanges in the vicinity of the project site.  Completion of the study 
is scheduled for April 2016.  The proposal was circulated to Caltrans for review.  
Their comments indicated concern for the existing State Route 41 becoming a 
frontage road or a new frontage road constructed west of State Route 41 to be 
determined when the freeway corridor study is completed.  The Institute of Traffic 
Engineers (ITE) Trip Generation Manual estimates potential trips at 153.85 per 
establishment.  A maximum of eight establishments could be developed on the 
eight commercial lots.  Therefore, potential trips are estimated at 1,230.8 for the 
proposed development.   
 
Since a Mitigated Negative Declaration has been authorized for this project under 
the provisions of Section 711.4(c) of the Fish and Game Code, an 
“Environmental Document Application/Filing Fee” is required in conjunction with 
the processing of this project and the filing of the required Notice of 
Determination.  In addition, a fifty dollar ($50.00) “County Administrative Fee” 
must be included.  A single check made payable to the County of Madera is 
required.  (The fee is to be submitted to the Planning Department.)  State law 
(Section 21089(b) of the Public Resources Code) provides that project approval 
is not operative or final until these Fish and Game fees are paid.   
 
Comments were received from the Road, Fire, and Environmental Health 
Departments, as well as the Assessor’s Office, Caltrans, and the Golden Valley 
Unified School District. 
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 GENERAL PLAN CONSISTENCY STATEMENT: 
The proposed general plan designation of CC (Community Commercial) which 
allows for retail, wholesale, services, restaurants, professional and administrative 
offices, hotels and motels, public and quasi-public uses, and similar and 
compatible uses is consistent with the proposed zone district of CRM 
(Commercial Rural Median) which allows for retail sales, customer service and 
restricted retail sales establishments and professional offices as by-right uses. 
 

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

1. The proposed map is consistent with applicable general and specific 
plans.  This proposal includes a rezone to CRM (Commercial Rural 
Median) and a General Plan Amendment to CC (Community Commercial) 
to create consistency.  The proposed parcel sizes meet the one acre 
minimum parcel size of the proposed zone district. 

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

applicable general and specific plans.  The proposed General Plan 
amendment will allow for the proposed zone district and proposed parcel 
sizes. 

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

development is proposed as part of this project.  The proposed parcel 
sizes meet the required minimum parcel size of one acre. 

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

proposed parcel sizes meet the required minimum parcel size of one acre. 
 

5. The design of the subdivision or the proposed improvements is not likely 
to cause serious public health problems.  Improvements to roadways, 
water and sewer systems are required as a part of this project.  By 
complying with all statutes and codes of the responsible agencies, the 
impacts to public health will be less than significant. 
 

6. The design of the subdivision or the proposed improvements are not likely 
to cause substantial environmental damage or substantially and avoidable 
injure fish or wildlife or their habitat.  The proposal is a minor division of 
land.  No species of concern exist on the project site.  The surrounding 
area is predominantly agriculture.   
 

7. The design of the subdivision or the type of improvements will not conflict 
with easements, acquired by the public at large, for access through or use 
of, property within the proposed subdivision unless subject to section 
66414.01 of the Government Code which indicates that a tentative map, or 
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a parcel map for which a tentative map was not required, if an 
environmental impact report was prepared with respect to the project and 
a finding was made pursuant to paragraph (3) of the subdivision (a) of 
section 21081 of the Public Resources Code that specific economic, 
social, or other considerations make infeasible the mitigation measures or 
project alternatives identified in the environmental impact report. There are 
no easements on the property in which the public at large has access 
through. 

 
8. The parcel map committee may approve the map if it finds that alternate 

easements, for access or use, will be provided, and that these will be 
substantially equivalent to ones previously acquired by the public. No 
easements will be affected or created as a result of this project. 

  
 RECOMMENDATION: 

Staff recommends approval of Parcel Map #4178, General Plan Amendment 
#2013-006, and Rezone #2013-010, Mitigated Negative Declaration #2013-33 
and Mitigation Monitoring and Reporting Program, subject to conditions as shown 
in the Conditions Monitoring Program. 

 
 CONDITIONS: 

      See attached Conditions Monitoring Program 
 
ATTACHMENTS: 

1.  Exhibit A-1, General Plan Map 
2. Exhibit A-2, O’Neals Area Plan Map 
3.  Exhibit B, Zoning Map 
4.  Exhibit C, Assessor’s Map 
5.  Exhibit D, Tentative Parcel Map 
6.  Exhibit E, Aerial Map 
7.  Exhibit F, Topographical Map 
8. Exhibit G, Operational Statement 
9.  Exhibit H, Environmental Health Comments 
10.  Exhibit I, Fire Comments 
11.  Exhibit J, Road Department Comments 
12. Exhibit K, Golden Valley Unified School District Comments 
13. Exhibit L, Caltrans Comments 
14. Exhibit M, Biological Constraints Analysis 
15.  Exhibit N, Initial Study 
16.  Exhibit O, Mitigated Negative Declaration 
17. Exhibit P, Opposition Petition 
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Initials Date Remarks

No comments

1 Each structure located on the subject property, that requires a utility system to supply water service and/or sewer service 
to each must be done so by the current and legal owners of this property.  

2 This development shall be served by the utilities of a Public Water System and of a community sewer treatment system.

3

This development will require the creation of a Public Water System, including the application to the State Department of 
Health Services Drinking Water Program and preparation of a TMF (Technical, Managerial and Financial) report.  In 
addition, the construction/specifications of any water well must comply with Public Well Standards and the creation of a 
Public Water System is required.  Contact a Water Program Specialist within this Department at (559) 675-7823 for 
further details or water system questions.

4

The sewage disposal system utilized within this development will be required to become a community sewage treatment 
system that meets all the required waste water treatment standards in accordance with the California Regional Water 
Quality Control Board (RWQCB).  The applicant must submit an application to the RWQCB for the creation of a 
community sewage treatment system and ensure specifications and construction comply with all applicable standards. 

5

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), Odor(s), Noise(s), Dust, Lighting and/or Litter 
accumulation to any surrounding uses.  Adjacent occupied home owners are the most adversely affected by nuisances 
caused by even the most routine type of business operations within this type of development and its particular location to 
the populated areas of development.  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 the MCEHD and any other 
county or state regulatory agency having jurisdiction.

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

1

The proposed use and size of the parcels require a fire hydrant system and water supply capable of meeting 2010 CFC 
Section B105 standards. Standards include, but are not limited to: required fire flow for the proposed land division is 1,500 
gallons per minute (gpm) at 20-psi (pressure per square inch) residual for two hours.Fire flow shall be on-site, tested and 
approved prior to the recording of the final map.

2 Hydrants shall be spaced so as to meet the minimum 500 foot separation standards as set forth in CFC Section CC105.1

3

The proposed through fire apparatus access road shall be provided, constructed and maintained as follows: The roads 
shall be constructed to have an unobstructed width of not less than 20 feet and an unobstructed vertical clearance of not 
less than15 feet. The roads shall be designed and maintained to support the imposed loads of fire apparatus and shall be 
provided with an uninterrupted surface width so as to provide all-weather driving capabilities. All streets shall be signed 
and identified at intersections to allow for speedy response of emergency equipment. All cul-de-sac roads shall be posted 
“Not a Through Road” and shall terminate in a 40’ radius turn bulb or acceptable hammer head. Roads shall be 
constructed and approved prior to recordation of the final map. (CFC, Sections 503.2.1, 503.2.3, 503.2.4, 503.3; CVC 
Section 22500.1)

1 The Final Map shall be prepared in conformance with Title 17 of the Madera County Code and the California Government 
Code (Subdivision Map Act).

2 Supply the Planning Department with a land division guarantee (current within 30 days) covering the entire parcel
proposed for division, as well as any portion of road right-of-way being offered for dedication to the County of Madera.

3 Identify this proposal as Parcel Map #4178

4 The final map shall utilize a written and graphic scale of 1 inch = 100 feet (or larger), unless written authorization is
received from the Planning Department to deviate therefrom.

5 The final map shall indicate all structures which exist on the property with setback distances to the nearest two property
lines.  If there are no structures, add a note so stating.

APPLICANT:  Daggett & Associates
CONTACT PERSON/TELEPHONE NUMBER:  (559) 673-5284

CONDITIONS OF APPROVAL

PROJECT NAME: Parcel Map #4178, General Plan Amendment #2013-006, and Rezone #2013-010, Daggett & Associates

PROJECT LOCATION: West side of Highway 41 approximately 500 feet south of the intersection of Avenue 14 (14108 
Highway 41), Madera
PROJECT DESCRIPTION:  divide a 9.56 acre lot into 8 parcels for commercial use.  The existing Resource Conservation 
Area and Public Lands (RCA & PL) O’Neals Area Plan designation is proposed to be changed to CC (Community 
Commercial) Designation.  The existing Agricultural Rural Valley – 20 Acre Minimum zoning is proposed to change to 
CRM (Commercial Rural Median).

Fire Department

Planning

ConditionNo.

Environmental Health

Engineering

Verification of Compliance
Department/Agency

1



Initials Date Remarks
ConditionNo.

Engineering

Verification of Compliance
Department/Agency

6
Payment of all payable liens (estimated taxes, pending supplemental taxes, supplemental taxes, current taxes, delinquent 
taxes, and/or penalties, etc.), if any, must be made to the County of Madera prior to review by the County Counsel's 
Office.

7 A recording fee, based upon the number of final map pages, shall be supplied to the Planning Department and made
payable to the County of Madera for use in final map recordation.

8
A Notice of Right-to-Farm shall be recorded simultaneously with the approved final parcel map in compliance with Madera
County Code Section 6.28.060. A separate $17.00 recording fee shall be supplied to the Planning Department by check
made payable to the County of Madera for use in recording the required notice.

9 This proposal must complete processing within two (2) years of lead agency tentative approval; that is, on or before
February 4, 2016.

1 All of the parcels shown on the Map shall access from the internal road system.

2 Prior to Final Map, the internal roadway system (proposed roads) shall be constructed to a Class IV (4) County Standard 
from their intersections with Highway 41.

3
Prior to Final Map, the proposed roads shall be offered-for-dedication as public roads having a minimum right of way width 
of 60 feet, or labeled as Private Roads.  Additional road right-of-way may be required to provide for turning movements of 
truck traffic.  Cross access easement agreements will be recorded for Private Road use.

4 Prior to recordation, all driveway locations shall be indicated on the Map for review and approval. (MCC §17.72.185)

5 All driveways shall be constructed to a Commercial Standard.

6 Prior to recordation, the applicant shall indicate that access is waived along Highway 41 (Parcel 6, 7 and 8) by proper 
nomenclature, and include a corresponding note in the legend. (General Plan Table I-3)

7 All road or road related construction shall comply with County Standard road specifications and for any concept not 
mentions, CALTRANS Standards (MCC §17.32.090, Ordinance No. 278N, Section 8, 2004, Design Standards).

8
The proposed location of the road right of way will be approved by the Road Department.  All proposed road 
improvements and appurtenances will be located within the right of way.  In the event that cut and/or fill or any proposed 
improvement necessitates additional right of way, it will be included on the final map… Proposed right-of-way must: 

a Continue along the centerline of existing right of way (where applicable);
b Include 90 degree angles where road right of way intersections exist and/or are proposed;
c Centerline curve radii must meet either CALTRANS or AASHTO standards; and

d Will extend to property lines and/or existing right of way in such a manner as to permit future access (MCC §17.72.020).

9

Prior to the recordation of the Final Parcel Map, the developer must either construct or post security to construct at a later 
date all road related improvements within the proposed parcel map to a Class IV (Four) Standard. These roadways are 
subject to possible air district approval (SJVAPCD) and could require some type of dust control application. The proposed 
road construction will be approved by the Road Department. Where road construction is proposed within an existing 
public right of way, the developer will apply for Encroachment and Construction Permits at the Road Department. Prior to 
any construction, these permits must be approved by the Road Department. Where road construction is proposed within 
an area to be offered-for-dedication to the County, but such action has not been recorded, the developer will apply for a 
construction Permit at the Road Department.  Prior to any constructing this permit must be approved by the Road 
Department.  The application materials for these permits will include a plan and profile for all proposed road structure, or 
related improvements drawn to a scale approved by the Road Department, copies of R-Value tests, calculations of storm 
drainage facilities, calculations of cut and fill, and an engineer's cost estimate. The plans will include: Existing and 
calculations of cut and fill, and an engineer's cost estimate. The plans will include: Existing and proposed property lines, 
topographic contours at intervals not less than 10 feet, existing fences, buildings, and any infrastructure, existing tree drip 
lines and the identification of types of trees. A vicinity map. Typical cross sections and construction details, proposed 
improvements and any other information deemed appropriate by the Road Department. (MCC §17.32.040, §17.72.184, 
§17.72.186, ST-2 & 5 and General Plan Policy, Goal 2.A.1 & 2.A.2; and ST-25.1, 26.1 & 27.5)

10

The design and construction of all roads and road appurtenances will be the responsibility of the developer, who will 
employ a California Registered Civil Engineer and/or a California Licensed Land Surveyor to do all survey work and, an 
California Registered Civil Engineer to all road and road appurtenance design, construction supervision, and inspection 
(MCC §17.32.050).

11 Upon completion of all road construction and prior to the recordation of the Final Map, the applicant’s Civil Engineer will 
provide documentation of all road and road appurtenance construction will include:

a A written statement signed and stamped by a California Registered Civil Engineer, which attests to the fact that the road 
and all road appurtenances were designed and constructed in accordance with county code and adopted standards;

b Copies of compaction tests and inspections logs; and

c Reproducible as-built plans, signed and stamped by a California Registered Civil Engineer or, California Licensed Land 
Surveyor (MCC §17.32.060, Ord. 278N, Section 8, 2004, Design Standards).

12

All construction documentation must be submitted for review and approved by the Road Department prior to the 
recordation of the final map except when a bond or other acceptable form of security is offered.  When such security is 
accepted by the Board of Supervisors in order to defer construction, construction documentation will be submitted for 
review and approval to the Road Department 30 days following construction completion (MCC §17.32.070).

13

The geometric design of all roads and road appurtenances will be in accordance with County standard road specifications 
and, for any concept not mentioned, whether CALTRANS or AASHTO standards.  Pavement design will be based upon R-
Value tests and will conform to County Standard Specifications.  A traffic index will be prescribed by the Road 
Department.  In the event that traffic generation calculations are required, the developer will use the Institute of 
Transportation Engineers latest standards.  If such standards do not describe the land uses under study, the Road 
Department will approve alternate sources (MCC §17.32.080).

Road Department
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Initials Date Remarks
ConditionNo.

Engineering

Verification of Compliance
Department/Agency

14
Prior to recordation, all centerline information for the proposed road right-of-way is required to be indicated on the Map for 
review and approval. There shall also be a note on the map referencing the recorded document number for the road right 
of way (MCC §17.72.100.G).

15
As a condition of approval, the applicant shall make satisfactory provisions for the maintenance of all roads created by the 
map as required by the County, such as a Private/Home Owners' Association or other similar means acceptable to the 
County. (MCC §17.72.030 and §17.32.310)  

16 As a condition of approval, the applicant shall pay for the fabrication and installation of all appropriate signs (MCC 
§11.04.220.D). 

17 As a condition of approval, the applicant shall remove the reference of existing 30 feet of Right-Of-Way Easement with-in 
Parcel One.  This deed does not pertain to this map.

CALTRANS
1 The applicant shall comply with all Caltrans conditions of approval and requirements.
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MND # 2013-33

Initials Date Remarks

1

Preconstruction surveys: prior to construction 
within the project area, a qualified biologist must 
conduct a preconstruction survey for special status 
animal species in areas slated for development.  
Surveys must also be conducted for special-status 
plant species in all areas where development is to 
occur.  These surveys should be conducted by a 
qualified botanist pursuant to “Guidelines or 
Conducting and Reporting Botanical Inventories for 
Federally Listed, Proposed and Candidate Plants” 
(USFWS 1996a).  Only special-status species are 
identified during the preconstruction surveys, then 
an addendum to the ESR, Inc. report will be 
prepared addressing the species identified.

2

Avoidance:  If special-status animal species are 
found in areas slated for development, 
construction should be delayed until further 
consultations with appropriate agencies are 
completed.

3

Mitigation Plan:  In the event that special status 
plant species are identified, mitigation measures 
must be conducted in accordance with the 
California Native Plant Society’s “Policy on 
Mitigation Regarding Impacts to Rare, Threatened, 
and Endangered Plants” (CNPS, 1991)
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Preconstruction surveys for nesting raptors:  
During the raptor nesting season the applicant 
must have a qualified biologist survey construction 
areas and their immediate vicinity for active raptor 
nests. The surveys must be conducted according 
to a protocol developed in consultation with the 
California Department of Fish and Game.  Only if 
special status species are identified during the 
survey will an addendum to the ESR, Inc. report of 
April 2011 be prepared addressing the species.

5

Avoidance of nesting raptors: Active raptor nests 
discovered during the preconstruction survey 
should be marked on a map. A construction-free 
setback or buffer should be established around 
each active nest by means of fencing or stakes 
with conspicuous flagging. No construction 
activities should be permitted within the buffer area 
until the young have fledged or the species are no 
longer attempting to nest. For example, 
construction activities initiated prior to completion 
of breeding (i.e. fledging of young) should be 
restricted appropriately to mitigate potential 
impacts to the identified breeding pair.  This 
typically includes establishment of a 300 foot 
construction-free buffer zone around the tree by 
means of fencing or stakes with conspicuous 
flagging. The exact distance of the buffer zone 
should be determined in consultation with CDFG.  
Once the nest becomes inactive, as determined by 
a qualified biologist, construction would be allowed 
to commence within the buffer zone.

2
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The further improvement of the existing road on 
the southern edge of the project site is subject to 
the following design parameters and construction 
methodologies  in order to avoid a “take” situation: 
a) Continue the use of the roadway within the 
existing easement;
b) Maintain and manage the dirt shoulders of the 
easement to deter growth of volunteer vegetative 
species and invasive use by fossorial mammals 
thereby limiting suitable aestivation habitat within 
the easement;
c) The placement of a barrier that precludes 
species from accessing the roadway;
d) Timing the construction of the improvements to 
the dry periods when the potential species of 
interest are not utilizing the area for breeding or 
maturation;
e) Provide pollution prevention measures such as 
wattle, hay bales, silt fencing, etc. that are typically 
required for projects of this extent.

1

The applicant/permittee shall agree to 
suspend construction in the vicinity of a 
cultural resource encountered during 
development of a site, and leave the 
resource in place until a qualified 
archaeologist can examine and determine 
appropriate mitigation actions.
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Public Services

Recreation

Transportation and Traffic

Utilities and Service Systems

Population and Housing

Noise
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