


CUP #2014-002 
STAFF REPORT  July 1, 2014 
 
GENERAL PLAN DESIGNATION (Exhibit A): 

SITE: AE (Agricultural Exclusive) Designation 
 
SURROUNDING: AE (Agricultural Exclusive) Designation 

 
ZONING (Exhibit B): 

SITE: ARE-40 (Agricultural Rural Exclusive – 40 Acre) District 
 

SURROUNDING: ARE-40 (Agricultural Rural Exclusive – 40 Acre) District; OS 
(Open Space) District 

 
LAND USE: 
 SITE:   Elk Ridge Almond Processing 
 

SURROUNDING:  North: cattle grazing and dry land farming; South, East and 
West: Agriculture   

 
SIZE OF PROPERTY: 93.53 acres 
 
ACCESS (Exhibit A):          Access to the site is via Avenue 20 
 
BACKGROUND AND PRIOR ACTIONS: 

Zoning Permit #92-63 was approved for a second home for employee housing. 
 
Conditional Use Permit #2003-003 was approved to recognize an existing 8,000 
square foot facility and allow for the expansion of approximately 18,000 square 
feet of facilities. 
 
Conditional Use Permit #2008-001 was approved to expand operations to year 
round processing and to include cold storage. 

 
PROJECT DESCRIPTION: 

The project is to allow for expansion of the facility to include a Research and 
Development facility.  The R & D facility is for the developing of new opportunities 
which will optimize the processes on site and the enhancement of food safety 
practices.  The Research and Development structure being proposed is 
approximately 15,000 square feet in size.  Additionally, a separate structure of 
approximately 18,000 square feet will be utilized for storage, assembly and lab 
purposes. 
 
Currently there are seven employees at the facility, with a planned expansion of 
up to 150 employees at build-out.   The hours of operation will be 6:30 am to 
10:30 pm five to six days a week, year round.  No on-site sales will be conducted, 
and the only visitors expected are current venders, prospective customers and 
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venders.  The prospective customers indicated are those who will potentially be 
using the sites’ services.  Site plans submitted for the project indicate 16 truck 
stalls, and 272 automobile stalls throughout the site.   
 

ORDINANCES/POLICIES: 
Section 9.58 of the Madera County Code outlines the County’s noise regulations. 
 
Section 18.04.025 of the Madera County Code defines Agriculturally Oriented 
Services. 
 
Section 18.58 of the Madera County Zoning Ordinance outlines the uses and 
regulations of the ARE-40 (Agricultural Rural Exclusive – 40 Acre) District. 
 
Section 18.90 of the Madera County Zoning Ordinance outlines the regulations 
pertaining to signs. 
 
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. 
 
Section 5A of the Madera County General Plan outlines the Agricultural goals of 
the County. 

 
ANALYSIS: 

Elk Ridge Almonds is an almond handler which process brown-skinned almonds.  
In addition, the company currently pasteurizes and roasts almonds and 
pasteurizes pistachios.  There is a home on site for the manager of the facility.  
Nothing will be sold to walk-on customers, and all products will be sent off-site for 
sales. 
 
The project is to allow for expansion of the facility to include a Research and 
Development facility.  The R & D facility is for the developing of new opportunities 
which will optimize the processes on site and the enhancement of food safety 
practices.  The Research and Development structure being proposed is 
approximately 15,000 square feet in size.  Additionally, a separate structure of 
approximately 18,000 square feet will be utilized for storage, assembly and lab 
purposes. 

 
For the use, the Parking Ordinance requires one parking stall per scheduled 
employee based on the highest number of employees scheduled to work on any 
given day, and one delivery truck stall to be provided.  The applicant has indicated 
that there are approximately 272 automobile stalls provided.  There are also 16 
truck stalls for those trucks making deliveries and pick-ups. 
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According to the Madera County Transportation Commission (MCTC), the traffic 
counts for the area range from 278 east bound and 221 west bound vehicles 
along Avenue 20 at Road 16, just west of the project site, as of 2011.  The 
applicant is anticipating roughly 12 service vehicle trips per day.  At its’ peak, it is 
anticipated that there will be approximately 150 employee vehicular trips in and 
out of the site and 30 truck trips per day at the peak season (September to 
January) five to six days a week.  During the off-peak season, the number of truck 
trips is anticipated to drop to approximately 15 per day. 

 
Water will be supplied by two existing agricultural wells for the use of restrooms, 
drinking water, a pasteurizer and a blanching process.  It is anticipated that about 
2,000 gallons of water will be used on a daily basis.  Wastewater generation is 
anticipated to be approximately the same.  Solid waste is expected to be 
approximately 12 to 20 yards per week, to be hauled off weekly by an established 
hauler.   
 
The zoning is ARE-40 (Agricultural Rural Exclusive – 40 Acre) District which 
allows agricultural uses by right, and agriculturally oriented services with a 
Conditional Use Permit.  The proposed project includes a Research & 
Development component, which can be considered a laboratory for testing, 
analytical and experimental purposes.  The general plan designation is AE 
(Agricultural Exclusive) Designation, which allows for agricultural uses, 
agriculturally oriented services and similar uses.  The zoning and general plan 
designations are consistent with the proposed use.   
 
The project is on a parcel that is under the Williamson Act contract.  The use will 
not significantly displace or impair current or reasonably foreseeable agricultural 
operations on the parcel.  This is just to expand the current operations, which is 
providing an agriculturally oriented service.  Uses that significantly displace 
agricultural operations on the subject parcel may be deemed compatible if they 
relate directly to the production of commercial agricultural products on the subject 
parcel, including activities such as harvesting, processing, or shipping.  
 
This project was circulated to the Engineering, Fire, Environmental Health and 
Road Departments of the County for comments and conditions.  It was also 
circulated to outside agencies, including the Department of Fish and Wildlife 
(formally the Department of Fish and Game), San Joaquin Valley Air Pollution 
Control, Regional Water Pollution Control, and the Department of Conservation.   
 
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 
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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.  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 18.58.010 of the Madera County 
Zoning Ordinance, the proposed use is allowed in the ARE-40 (Agricultural 
Rural Exclusive – 40 acre) Zone District subject to a conditional use permit 
for an agriculturally oriented service operation.  The proposed agriculturally 
oriented service is within guidelines for the zoning designation.  The 
processing of almonds as proposed is consistent with allowed agricultural 
uses in the zone district.   

 
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 surrounding 
land uses in the area are similar in nature and use and is sparsely 
populated.  The operations of the facility are designed and will be operated 
in accordance to federal, state and local laws. 

 
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 the 
subject parcel as well as the adjacent uses.  The area is sparsely 
populated and is agriculturally oriented.  The operation has been at this 
location for several years already. 

 
 
 
 

5 
RM 



CUP #2014-002 
STAFF REPORT  July 1, 2014 
 
WILLIAMSON ACT: 

The property is subject to a Williamson Act contract.  The use will not significantly 
displace or impair current or reasonably foreseeable agricultural operations on the 
parcel. 
 

GENERAL PLAN CONSISTENCY: 
The General Plan designates the site AE (Agricultural Exclusive) which allows for 
similar uses as to that being proposed.  The property is zoned ARE-40 
(Agricultural Rural Exclusive – 40 Acre) District.  The proposed project is 
consistent with the designations. 

 
RECOMMENDATION: 

The analysis provided in this report supports approval of the Conditional Use 
Permit (CUP #2014-004), Mitigated Negative Declaration (MND #2014-13) 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 
5. Exhibit D-2, Site plan close-up 
6. Exhibit D-3, Elevations of house and Finish Product Plant 
7. Exhibit D-4, Elevations of Building C (Storage and Sizer) and Building D 

(Storage and Refrigeration) 
8. Exhibit E, Aerial Map 
9. Exhibit F, Topographical Map 
10. Exhibit G, Operational Statement 
11. Exhibit H. Engineering Department Comments 
12. Exhibit I, Environmental Department Comments 
13. Exhibit J, Fire Department Comments 
14. Exhibit K, Planning Department Comments 
15. Exhibit L. Roads Department Comments 
16. Exhibit M, Air District Comments 
17. Exhibit N, Initial Study 
18. Exhibit O, Mitigated Negative Declaration 
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