
REGULAR MEETING AGENDA 
CITY OF MADERA 

PLANNING COMMISSION 
 

CITY HALL – COUNCIL CHAMBERS 
TUESDAY 

April 13, 2021 
6:00 pm 

 
This meeting will be conducted pursuant to the provisions of the Governor’s Executive Order which 
suspends certain requirements of the Ralph M. Brown Act.  Members of the public may participate in 
the meeting remotely through an electronic meeting in the following ways: via phone by dialing (669) 
900-6833 enter ID: 98651875245# followed by *9 on your phone when prompted to signal you would 
like to speak, or by computer at https://www.zoom.us/j/98651875245. Public comment will also be 
accepted via email at planningcommissionpubliccomment@madera.gov. 
 
CALL TO ORDER 
  
ROLL CALL  

 
Commissioner Robert Gran Jr. (Chairperson) 
Commissioner Alex Salazar (Vice Chairperson) 
Commissioner Richard Broadhead 
Commissioner Ryan Cerioni 
Commissioner Ramon Lopez-Maciel 
Commissioner Rohi Zacharia 
Commissioner Khubaib Sheikh 

 
INTRODUCTION OF STAFF 
 
PLEDGE OF ALLEGIANCE 
 
PUBLIC COMMENT 
 

The first fifteen minutes of the meeting are reserved for members of the public to address the 
Commission on items which are within the subject matter jurisdiction of the Commission.  
Speakers shall be limited to three minutes.  Speakers will be asked, but are not required, to 
identify themselves and state the subject of their comments.  If the subject is an item on the 
Agenda, the Chairperson has the option of asking the speaker to hold the comment until the 
hearing is opened.  Comments on items listed as a Public Hearing on the Agenda should be held 
until the hearing is opened.  The Commission is prohibited by law from taking any action on 
matters discussed that are not on the Agenda and no adverse conclusions should be drawn if 
the Commission does not respond to public comment at this time. 

 
MINUTES:  None 
 
 
 
 
 

https://www.zoom.us/j/
mailto:planningcommissionpubliccomment@madera.gov


PUBLIC HEARING ITEMS: 
 

1. SPR 2017-13 MOD & CUP 2017-11 MOD – The Tap House Outdoor Dining (Adam Klier) 
A continued noticed public hearing to consider an application requesting to modify an existing 
conditional use permit and site plan review to allow for the expansion of outdoor dining space 
serving alcohol and the construction of a permanent structural overhead cover for entire 
outdoor dining area at an existing restaurant in a C2 (Heavy Commercial) Zone.  The site is 
located in an existing tenant suite within the Home Depot Shopping Center on the corner of 
North Schnoor Ave. and Kennedy St.  (APN: 013-070-026) 
 
The proposed improvement has been determined to be categorically exempt under the 
California Environmental Quality Act (CEQA) guidelines, Section 15303 (New Construction or 
Conversion of Small Structures), Section 15301 (New Construction or Conversion of Small 
Structures) and Section 15332 (In Fill Development). 
 

2. TSM 2018-07 EXT – Ellis & D St. Subdivision Extension (Derek Sylvester) 
A continued noticed public hearing to consider an application requesting a two-year extension 
of a previously approved Tentative Subdivision Map (TSM 2018-07).  The map was first approved 
by the Commission on February 12, 2019.  The parcels are located at the southwest corner of 
the intersection of North D St. and Ellis St. in the PD-6000 (Planned Development) Zone District 
with an LD (Low Density) General Plan land use designation (APN’s: 003-200-006 & 007).   
 
 Negative Declaration was adopted for the approved Tentative Subdivision Map on February 
12th, 2019. No further environmental review is required for the proposed extension.  
 

3. TSM 2018-06 EXT – Linden Street Residential Complex Extension (Derek Sylvester) 
A noticed public hearing to consider a request for a two-year time extension of the previously 
approved Tentative Subdivision Map (TSM 2018-06) which allows for the creation of eight lots.  
The site is located approximately 600 feet north of the intersection of Sunset Ave. and Linden St. 
in the PD-2000 Zone District with an HD (High Density) General Plan land use designation.  (APN: 
003-360-042) 
 
A Negative Declaration was previously adopted for the project as part of the original approval by 
the Planning Commission on September 12, 2017.  No additional environmental analysis is 
required. 
 

4. VAR 2021-01 – Vallarta Monument Sign (Olga Garcia) 
A noticed public hearing to consider a request for a variance to allow for a twenty foot (20’) tall 
monument sign that will represent the anchor tenant, Vallarta Supermarket, and a secondary 
tenant (or tenants) on existing or future pads.  The property is located on the northwest corner 
of Country Club Dr. and West Clark St. in the C1 (Light Commercial) Zone District with a C 
(Commercial) General Plan land use designation (APN: 003-210-018).   
 
This project is determined to be categorically exempt per CEQA Guidelines, Section 15311(a) 
Accessory Structures (on premise signs). 
 
 

NON-PUBLIC HEARING ITEMS:  None 
 
ADMINISTRATIVE REPORTS:   
 



COMMISSIONER REPORTS:   
 
ADJOURNMENT:   
 

The next regular meeting will be held on May 11th, 2021. 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In compliance with the Americans with Disabilities Act, the meeting room is accessible to the physically disabled and the services of a translator 
can be made available.  Requests for additional accommodations for the disabled, signers, assistive listening devices or translators needed to 
assist participation in the public meeting should be made at least seventy-two (72) hours before the meeting.  If you need special assistance to 
participate in a City meeting or other services offered by this City, please contact the Planning Department office at (559) 661-5430.  Those who 
are hearing impaired, may call 711 or 1-800-735-2929 for TTY Relay Services.  Any and all persons interested in this matter may provide 
comments. 
 
Any writing related to an agenda item for the open session of this meeting distributed to the Planning Commission less than 72 hours before 
this meeting is available for inspection at the City of Madera – Planning Department, 205 W. 4th Street, Madera, CA  93637 during normal 
business hours. 
 
Pursuant to Section 65009 of the Government Code of the State of California, notice is hereby given that if any of the foregoing projects or 
matters is challenged in Court, such challenge may be limited to only those issues raised at the public hearing, or in written correspondence 
delivered to the Planning Commission at or prior to the public hearing.   
 
All Planning Commission actions may be appealed to the City Council.  The time in which an applicant may appeal a Planning Commission action 
varies from 10 to 30 days depending on the type of project.  The appeal period begins the day after the Planning Commission public hearing.  
There is NO EXTENSION for an appeal period. 
 
If you have any questions or comments regarding this hearing notice, you may call the Planning Department at (559) 661-5430.  Si usted tiene 
preguntas, comentarios o necesita ayuda con interpretación, favor de llamar el Departamento de Planeamiento por lo menos 72 horas antes de 
esta junta (559) 661-5430. 



CITY OF MADERA  
PLANNING COMMISSION 

Staff Report:  The Tap House Patio 
CUP 2017-11 MOD & SPR 2017-13 MOD 

Item #1 – April 13, 2021 

PROPOSAL:  Request to amend an existing conditional use permit and site plan review to allow for the 
expansion of outdoor dining patio serving alcohol, the construction of a permanent structural cover at an 
existing bar and restaurant, and to modify its previously approved hours of operations in a C2 (Heavy 
Commercial) zone. 

APPLICANT: Traci Franklin 
2175 N. Schnoor Ave. 
Madera, Ca.  93637 

OWNER: Anghd Ji LLC 
18144 Rd. 20 
Madera, Ca.  93637 

SITE ADDRESS: 2175 N. Schnoor Ave. APN: 013-070-026

APPLICATION: CUP 2017-11 & SPR 2017-13 MOD CEQA: Categorical Exemption 

LOCATION:   The site is located at 2175 N. Schnoor Ave., Ste. 101. on the east side of North Schnoor 
Avenue between Kennedy Street and Foxglove Way in The Home Depot Shopping Center. 

STREET ACCESS:  The parcel has access to both north bound North Schnoor Avenue and east and west 
bound Kennedy Street. 

PARCEL SIZE:  The parcel is 0.81 acres (35,453 sq. ft.) 

GENERAL PLAN DESIGNATION:  C (Commercial) 

ZONING DISTRICT:  C2 (Heavy Commercial) 

SPECIFIC PLAN: Specific Plan No. 1 

SITE CHARACTERISTICS:  The project site is located in an existing tenant suite within The Home Depot 
Shopping Center.  The center includes retail businesses such as The Home Depot, Starbucks and Verizon 
Wireless as well as Holiday Inn Express.  The Madera Villa Apartments are directly west of the site. 
Highway 99 is directly east of the shopping center.  

ENVIRONMENTAL REVIEW:  The proposed improvements have been determined to be categorically 
exempt under the California Environmental Quality Act (CEQA) Guidelines, Sections 15301 (Existing 
Facilities) and 15332 (In Fill Development). 

205 W. Fourth Street 
Madera CA 93637 
(559) 661-5430

Return to Agenda
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SUMMARY:  The Tap House is an existing business that proposes to expand its existing outdoor food and 
beverage service area from 266 sq. ft. to 1,030 sq. ft.  As a component of the expansion, The Tap House 
proposes to add a structural overhead cover to the existing and part of the proposed outdoor dining area.  
This will require a modification to the existing conditional use permit (CUP 2017-11) and site plan review 
(SPR 2017-13) for the property.  No modification is proposed to a separate CUP for the property that 
allows alcohol sales, which will remain in full force and effect. 

APPLICABLE CODES AND PROCEDURES   
 
Site Plan Review  
MMC § 10-3.4.0102 Site Plan Review Applicability  

A site plan review is required for all projects which require a use permit, including a change of use where 
no on-site construction is proposed. If the Commission cannot make the appropriate findings, the 
development should be denied. Conditions may be attached to the approval of the site plan to ensure 
compatibility. Project design may be altered and on- or off-site improvements required in order to make 
the project compatible with nearby uses. 

Conditional Use Permit  
MMC § 10-3.1301 – MMC § 10.3.1311 Use Permits 
MMC § 10-3.902 Uses Permitted; Heavy Commercial Zones  

Subject to the Madera Municipal Code (MMC § 10-3.902), outdoor business requires a conditional use 
permit. The City’s Zoning Ordinance allows for the granting of a use permit by the Planning Commission 
subject to the Planning Commission being able to make findings that the establishment, maintenance or 
operation of the use or building will not, under the circumstances of the particular case, be detrimental 
to the health, safety, peace, morals, comfort and general welfare of persons residing or working in the 
neighborhood of the use, or be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City. If the Commission cannot make the appropriate 
findings even after imposing appropriate conditions, the use permit should be denied. Conditions may 
be attached to the approval of the use permit to ensure compatibility. In addition, the application may 
be subject to further review, modification, or revocation by the Commission as necessary. 

Development and Operational Standards 
MMC § 10-3.1202 Parking Spaces Required  
Specific Plan No. 1 § Exhibit F.III 
Design and Development for Commercial Development 

The project site is subject to the development standards of the C2 (Heavy Commercial) district as well as 
to the requirements and guidelines laid out in the City’s Specific Plan #1 and the City’s Design and 
Development Guidelines for Commercial Development. The proposal is an expansion of an existing 
outdoor dining area and construction of permanent structural coverage of the existing and expanded 
outdoor dining area, and the scale of its associated use. Alterations to an existing Americans with 
Disabilities Act (ADA) access from the sidewalk to building as well as to the landscaping are also being 
proposed in order to make way for the expanded outdoor dining area. 

PRIOR ACTION 
 
Tentative Parcel Map 2003-03 and Site Plan Review 2003-01 cumulatively provided for the development 
of the commercial shopping center which includes The Home Depot, Starbucks, Sonic Drive-In and other 
retail shops. SPR 2017-13 established the present “The Tap House” bar and restaurant. CUP 2017-10 
allowed for the sale of alcohol on the parcel: on-site consumption and package sales for off-site 
consumption.  (Note:  CUP 2017-10 is not proposed to be modified as part of this application.) CUP 2017-
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11 allowed for the creation of 266 square feet of outdoor dining space in conjunction with the restaurant 
space at the west end of the building. 

ANALYSIS 
 
Operations 
The Tap House operates out of a 1,400 sq. ft. tenant space at the west end of The Home Depot Shopping 
Center located at 2175 N. Schnoor Ave. The applicant proposes to expand the existing gated outdoor 
dining area from 266 to 1,030 sq. ft. The applicant also proposes to construct an overhead cover for a 
portion of the outdoor dining area. 

The anticipated number of daily patrons is 30-40. The number of employees would remain the same at 
eleven (11). The Tap House’s current approved hours of operations is: 

• Mon., Wed., Thurs. and Sun.:  11:00 a.m. – 10:00 p.m. 
• Fri. and Sat.: 11:00 a.m. – 11:00 p.m. 
• Tues.:  Closed 

The applicant now desires to modify its previously approved hours of operation for the business as 
follows: 

• Mon. – Fri.: 10:00 a.m. – 10:00 p.m. 
• Sat. & Sun.: 11:00 a.m. – 11:00 p.m. 

 
ABC License 
The Tap House has an active California Alcoholic Beverage Control license (license #580841). The license 
is type-41 and allows sales for on- and off-site consumption. There are no operating restrictions, 
disciplinary actions, or disciplinary history on the license indicating responsible alcohol sales. 

The recommended conditions for the approval of this modification as well as the plans to be approved 
(Attachment 3) will ensure that the outdoor dining area will be gated to limit public access to open 
containers of alcohol as required by law.  

Pedestrian and ADA Access 
Primary pedestrian and ADA access is currently provided by a ramp that proceeds up-grade from the 
sidewalk along N. Schnoor Ave. to the west end of the shopping center in front of where The Tap House 
is located. The current ramp, which is not ADA compliant, is approximately 75 feet (ft) long and completely 
at a grade with no level breaks. The expansion of the patio will require the access path to be rerouted. 
The expansion will also provide the opportunity to bring the path into compliance with the ADA. 

The proposed access path will be routed around the expanded patio and run approximately 95 ft in length 
and is intended to ease the grade of the path. In addition, the proposal adds two level areas along the run 
of the path easing access for those with limited mobility. 

The new outdoor dining and service area will be greater than 700 sf while also being enclosed. This amount 
of enclosed area requires two points of egress to satisfy fire and building codes. A second point of access 
and egress will be added to the west side of the outdoor dining and service area with a staircase accessing 
the sidewalk along N. Schnoor Ave. 

The nearest designated crossing of N. Schnoor Ave. to the access pathway is nearly five-hundred feet (500 
ft) north at the intersection between N. Schnoor Ave. and Kennedy St. The next closest designated 
crossing is seven-hundred feet (700 ft) to the south at the intersection with Foxglove Way. These distances 
might incite pedestrians to cross through traffic mid-block. 
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Parking 
The City’s parking standards for food service require a ratio of one (1) parking space for each three (3) 
fixed seats and one (1) parking space for every fifty (50) sq. ft. of non-fixed seating space. The restaurant 
has no fixed seating and 400 sq. ft of indoor non-fixed seating area. The restaurant proposes adding 960 
sq. ft. of outdoor seating space to bring the total seating area to 1,430 sq. ft. That amount of seating space 
would require twenty-nine (29) parking spaces. The remaining 4,960 sq. ft. of building space available 
within the subject site parcel is used as retail and requires one (1) parking space per three hundred (300) 
sq. ft. of total floorspace. The required number of parking spaces for the remainder of the building is 
seventeen (17). Combined, the total number of parking spaces required for the subject site inclusive of 
the proposed expansion of the outdoor patio dining area would be forty-six (46) spaces. The current forty-
seven (47) parking spaces meets that standard, and no additional spaces would be required. 

ADA requires a set number of accessible parking spaces based on the total number of parking spaces 
required. With less than 50 required spaces, the project requires two (2) ADA compliant parking stalls. 
The current two (2) accessible stalls meet this requirement and no additional ADA spaces would be 
required. 

Landscape 
Exhibit F Section III of Specific Plan #1 lays out the development and landscape standards for commercial 
properties in the planning area. These standards require that a minimum of five percent (5%) of the total 
parking area be kept under permanent landscaping. Furthermore, included in the landscaping must be a 
number of shade trees dispersed throughout the parking area. The minimum number of trees is 
determined at one (1) tree per thirty (30) ft of frontage plus one (1) tree per three (3) parking spaces. At 
these standards, the property will maintain the appropriate amount of landscape area but is short of the 
required twenty-three (23) trees. The Conditions of Approval ensure a landscape plan will be prepared 
and implemented in compliance with the plan. 

The proposed site plan would not alter the parking area which is currently approximately 14,800 sq. ft. in 
area. By the landscape standards above, the subject site is required to maintain 740 sq. ft. of area in 
permanent landscaping. The subject site currently maintains 4,900 sq. ft. of permanently landscaped area. 
The proposed site plan would remove 700 sq. ft. of landscaping to make way for the uncovered section of 
outdoor dining area and the rerouting of the ADA compliant access path. With 4,200 sq. ft. of landscaping 
remaining, the proposal satisfies the landscape are requirements. 

While the site is not a new development, the owner and applicant have agreed to the addition of eight (8) 
trees along the N. Schnoor Ave. frontage. This has the benefit of screening the light and activity of the 
business from the residential units across Schnoor. 

Outdoor Dining Area and Canopy 
In addition to the requirements and restrictions placed upon this project by laws and ordinances, the City 
of Madera has provided Design and Development Guidelines for commercial projects to help foster high 
quality projects that contribute value to the City fabric. The Planning Department has worked closely with 
the Property Owners and the Proprietor to ensure that the project both meets their needs as well as 
follows the City guidelines. 

The project proposes adding 960 sf of outdoor dining and service space. Approximately half of the space 
will be covered by an extended canopy. The canopy will be designed to match the existing awnings in all 
aspects except how far it extends from the building. The extension will extend past the point of safe 
cantilevering and will therefore be supported by two columns made to match the existing building façade 
in material and color. 

The entire outdoor dining and service area will be enclosed by a 36 (thirty-six) inch masonry wall. The wall 
will satisfy the requirements for limiting access to areas where outdoor alcohol service and consumption 
is to take place. Access to the area, as well as to the main entrance of the restaurant, will be provided 
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through two wrought iron gates. Per Conditions of Approval, lighting and sound will be directed away 
from nearby residences and no live performances will be allowed in the outdoor service area. 

CONSISTENCY WITH THE VISION MADERA 2025 PLAN 

Though outdoor dining is not specifically addressed in the vision or action plans, the overall project does 
indirectly support one of the four visions for the City: Good Jobs and Economic Opportunities. This 
principle recognizes the need to provide commercial opportunities within the City. 

RECOMMENDATION  

The information presented in this report provides support for the adoption of a resolution conditionally 
approving Site Plan Review 2017-13 MOD, Conditional Use Permit 2017-11 MOD, and CEQA Categorical 
Exemptions for the project. It is recommended that the Commission consider the information in this 
report, as well as testimony received at the public hearing, and make a determination on the CEQA 
Categorical Exemptions, Site Plan Review 2017-13 MOD and Conditional Use Permit 2017-11 MOD, 
subject to the findings and conditions of approval.  

PLANNING COMMISSION ACTION 

The Commission will be acting on the Categorical Exemption, Site Plan Review 2017-13 MOD and 
Conditional Use Permit 2017-11 MOD and determining to either:  

•  Adopt a resolution adopting a Finding of a Categorical Exemption pursuant to CEQA 
Guidelines Sections 15301 and 15332 for the project, and approving Site Plan Review 2017-
13 MOD as conditioned and Conditional Use Permit 2017-11 MOD as conditioned (Motion 
1); or  

•  Continue the hearing to March 9, 2021, with direction to staff to return with an updated 
resolution with appropriate findings modifying the conditions of approval for the following 
reasons: (Specify – Planning Commission should articulate reasons for modifications to 
findings and conditions of approval) (Motion 2); or  

•  Move to continue the application for Site Plan Review 2017-13 MOD and Conditional Use 
Permit 2017-11 MOD to the March 9, 2021 Planning Commission hearing with direction to 
staff to return with an updated resolution with appropriate findings for denial for the 
following reasons: (Specify – Planning Commission should articulate reasons for denial) 
(Motion 3).  
 

Motion 1: Move to adopt a resolution of the Planning Commission of the City of Madera adopting a 
Finding of a Categorical Exemption pursuant to CEQA Guidelines Sections 15301 (Existing Facilities) and 
15332 (In Fell Development), and approving Site Plan Review 2017-13 MOD and Conditional Use Permit 
2017-11 MOD, based on and subject to the findings and conditions of approval as follows: 

Findings to Approve a Site Plan Review  

Finding a: The proposal is consistent with the General Plan and Zoning Ordinance.  

The property is zoned C2 (Heavy Commercial), which is consistent with the existing General 
Plan land use designation of C (Commercial). The tenant space being improved is located 
within an existing commercial building. As conditioned, Site Plan Review 2017-13 MOD is 
consistent with the purpose and intent of the C2 (Heavy Commercial) zone district and does 
not conflict with City standards or other provisions of the Code.  

Finding b: The proposal is consistent with any applicable specific plans.  
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The project site falls within the Specific Plan No. 1 planning area. Specific Plan No. 1 is 
intended to address land use compatibility, air quality, and safety concerns in conjunction 
with the Airport Master Plan. The project is a minor expansion of a previously approved 
commercial building. As conditioned, Site Plan Review 2017-13 MOD is consistent with the 
provisions and standards of Specific Plan No. 1. 

Finding c: The proposed project includes facilities and improvements; vehicular and pedestrian ingress, 
egress, and internal circulation; and location of structures, services, walls, landscaping, and 
drainage that are so arranged that traffic congestion is avoided, pedestrian and vehicular 
safety and welfare are protected, there will be no adverse effects on surrounding property, 
light is deflected away from adjoining properties and public streets, and environmental 
impacts are reduced to acceptable levels. 

Site Plan Review 2017-13 MOD has been reviewed and is consistent with surrounding uses. 
The project expands the use of an existing building that is located within a developed 
shopping center with adequate parking already installed. The project will not generate 
significant amounts of noise, light, or traffic. 

Finding d: The proposed project is consistent with established legislative policies relating to traffic safety, 
street dedications, street improvements, and environmental quality.  

Site Plan Review 2017-13 MOD requires no street improvements as it is located within an 
existing commercial center with adequate parking already installed. The project will not have 
a significant impact on traffic or the environment. 

Findings to Approve a Conditional Use Permit 

Finding a: The proposal is consistent with the General Plan and Zoning Ordinance. 

The property is zoned C2 (Heavy Commercial), which is consistent with the existing General 
Plan land use designation of C (Commercial). The tenant space being improved is located 
within an existing commercial building. As conditioned, Conditional Use Permit 2017-11 MOD 
is consistent with the purpose and intent of the C2 (Heavy Commercial) zone district and does 
not conflict with City standards or other provisions of the Code.  

Finding b: The proposed use will be compatible with the surrounding properties. 

The project site is suited for commercial food service and sales. The project site is located 
within a larger commercial shopping center and is surrounded by other commercial uses to 
the north, east, and south, with residential uses to the west. As conditioned, the sale of 
alcohol products for off-site consumption will be compatible with surrounding properties and 
is consistent with applicable requirements regulating such use. 

Finding c: The establishment, maintenance, or operation of the use or building applied for will not, under 
the circumstances of the particular case, be detrimental to the health, safety, peace, morals, 
comfort, and general welfare of persons residing or working in the neighborhood of such 
proposed use or be detrimental or injurious to property and improvements in the 
neighborhood or general welfare of the city. 

As discussed above, the proposed use is compatible with surrounding properties and will not 
have a significant, adverse environmental impact. 
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(OR) 
 
Motion 2:  Move to continue the public hearing on Conditional Use Permit 2017-11 MOD and Site Plan 
Review 2017-13 MOD to the May 11, 2021 Planning Commission meeting with direction to staff to return 
with an updated resolution containing appropriate findings modifying the conditions of approval for the 
following reasons: (Specify – Planning Commission should articulate reasons for modifications to findings 
and conditions of approval) 

 
(OR) 
Motion 3:  Move to continue the public hearing on Conditional Use Permit 2017-11 MOD and Site Plan 
Review 2017-13 MOD to the May 11, 2021 Planning Commission meeting with direction to staff to return 
with an updated resolution containing appropriate findings for denial for the following reasons: (Specify 
– Planning Commission should articulate reasons for denial.) 

 
 
ATTACHMENTS 
 
Attachment 1: Vicinity Map 
Attachment 2: Aerial Photo 
Attachment 3:   Site Plan 
Attachment 4:   Planning Commission Resolution for Categorical Exemption 
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Attachment 2: Aerial Photo
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Attachment 3: Site Plan 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 









Attachment 4:  Planning Commission Resolution 

 

 

 

 

 

 

 

 

 

 



   
 
 

RESOLUTION NO. 1877 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
ADOPTING A CATEGORICAL EXEMPTION PURSUANT TO CEQA GUIDELINES 
SECTIONS 15301 (EXISTING FACILITIES) AND 15332 (IN FILL DEVELOPMENT), AND 
APPROVING CONDITIONAL USE PERMIT 2017-11 MOD AND SITE PLAN REVIEW 
2017-13 MOD (THE TAP HOUSE, 2175 NORTH SCHNOOR AVENUE)  

WHEREAS, Anghd Ji, LLC (“Owner”) owns an existing professional commercial structure at 2175 
North Schnoor Avenue in Madera, California (“site”); and  

WHEREAS, Traci Franklin (“Applicant”) is acting on behalf of the Owner; and  

WHEREAS, the site contains an existing commercial building that is planned for and surrounded 
by commercial uses; and  

WHEREAS, the Applicant previously obtained approval of conditional use permit (CUP) 2017-10 
and CUP 2017-11, and Site Plan Review 2017-13, for use of the property as a restaurant and bar; and  

WHEREAS, the Applicant is seeking a site plan review (SPR) modification to allow for the 
expansion of an existing outdoor dining space adjacent to and associated with an existing commercial 
structure (and restaurant and bar) at 2175 North Schnoor Street, Suite 101, Madera (APN 013-070-026), 
as proposed by SPR 2017-13 MOD; and  

WHEREAS, the Applicants are seeking a modification to CUP 2017-11 to allow the expansion in 
area of outdoor dining and alcohol consumption from that which the permit initially established at 266 
square feet to 1,030 square feet at the commercial structure on APN 013-070-026, as proposed by CUP 
2017-11 MOD; and  

WHEREAS, said proposed modifications would not affect or otherwise modify the conditions of 
CUP 2017-10 regarding service of alcohol; and  

WHEREAS, the City performed a preliminary environmental assessment of this project and has 
determined that it falls within the Categorical Exemption set forth in Sections 15301 (Existing Facility) 
and 15332 (In-Fill Development) of the California Environmental Quality Act (CEQA) Guidelines as the 
project represents an existing in-fill project involving new construction of small structures; and 

WHEREAS, a Categorical Exemption has been prepared in accordance with the California 
Environmental Quality Act (CEQA), Public Resources Code Section 21000 et. seq.; and  

WHEREAS, under the City’s Municipal Code, the Planning Commission is authorized to review 
and approve site plan reviews, conditional use permits and environmental assessments for associated 
projects on behalf of the City; and  

WHEREAS, the City provided notice of the Planning Commission hearing as required by law; and  

WHEREAS, the Planning Commission received and reviewed SPR 2017-13 MOD and CUP 2017-11 
MOD at a duly noticed meeting on April 13, 2021; and  

WHEREAS, a public hearing was held, the public was provided an opportunity to comment, and 
evidence, both written and oral, was considered by the Planning Commission; and  

WHEREAS, the Planning Commission now desires to adopt a finding of Categorical Exemption 
for the project, and approve SPR 2017-13 MOD and CUP 2017-11 MOD, with conditions.  



   
 
 

NOW THEREFORE, be it resolved by the Planning Commission of the City of Madera as follows: 

1. Recitals: The above recitals are true and correct and are incorporated herein.  

2. CEQA:  A preliminary environmental assessment was prepared for this project in 
accordance with the requirements of the California Environmental Quality Act (CEQA). The Planning 
Commission finds and determines that the project is exempt under both Sections 15301 (Existing 
Facilities), and 15332  (In Fill Development) of the State CEQA Guidelines as the project involves the 
minor alteration of an existing private structure involving negligible expansion of an existing service 
area.  Further, the construction also provides for a news, small, of an accessory structure to an existing 
structure, with only minor modifications being made in the exterior of the structure.  The proposed 
project is consistent with applicable general plan designations and policies and is served by all required 
services and utilities.  Further, none of the exceptions under Section 15300.2 of the CEQA Guidelines are 
applicable to this project. 

3. Findings for CUP 2017-11 MOD: The Planning Commission finds and determines that 
there is substantial evidence in the administrative record to support the approval of CUP 2017-11 MOD, 
as conditioned. With conditions, the project is consistent with the requirements of the Municipal Code, 
including Section 10-3.1307. The Planning Commission further approves, accepts as its own, 
incorporates as if set forth in full herein, and makes each and every one of the findings, based on the 
evidence in the record, as follows: 

a.  The proposal is consistent with the General Plan and Zoning Ordinance. 

Basis for Finding: The property is zoned C2 (Heavy Commercial), which is consistent with the 
existing General Plan land use designation of C (Commercial). The tenant space being 
improved is located within an existing commercial building. As conditioned, Conditional Use 
Permit 2017-11 MOD is consistent with the purpose and intent of the C2 (Heavy Commercial) 
zone district and does not conflict with City standards or other provisions of the Code. 

b.  The proposed use will be compatible with the surrounding properties. 

Basis for Finding: The project site is suited for outdoor dining and alcohol consumption. The 
project site is located within a larger commercial shopping center and is surrounded by other 
commercial uses to the north, east, and south, with residential uses to the west. As 
conditioned, outdoor dining and alcohol consumption will be compatible with surrounding 
properties and is consistent with applicable requirements regulating such use. 

c.  The establishment, maintenance, or operation of the use or building applied for will not, 
under the circumstances of the particular case, be detrimental to the health, safety, peace, 
morals, comfort, and general welfare of persons residing or working in the neighborhood of 
such proposed use or be detrimental or injurious to property and improvements in the 
neighborhood or general welfare of the city. 

Basis for Finding: As discussed above, the proposed use is compatible with surrounding 
properties and will not have a significant, adverse environmental impact. The Madera Police 
Department has reviewed the project and did not oppose the proposed use, and there is no 
evidence in the administrative record of the following: 

• The commission of three or more violent felonies (crimes against the person) and/or 
narcotic or dangerous drug sales within the subject premises or in the area immediately 
adjacent thereto. 



   
 
 

• The arrest of the owner and/or an employee for violations occurring within the subject 
premises, or in the area immediately adjacent thereto, which violations can be found to be 
reasonably related to the operation of the business. 

• The sustaining by the subject premises of an administrative suspension or revocation or 
other such sanction as may be imposed by the California State Department of Alcoholic 
Beverage Control, including payment in lieu of such suspension or revocation. 

• The failure by the owner or other person responsible for the operation of the premises 
to take reasonable steps to correct objectionable conditions after having been placed on 
notice by the official of the City that such conditions exist. Such official may include, but not 
be limited to the: Code Enforcement Officer, Police Chief, Fire Marshall or City Attorney. 
Objectionable conditions may include, but not be limited to, disturbance of the peace, public 
drunkenness, drinking in public, harassment of passersby, gambling, prostitution, loitering, 
public urination, lewd conduct, drug trafficking or excessive loud noise. Such conduct shall be 
attributable to the subject premises whether occurring within the subject premises or in the 
area immediately adjacent thereto. 

4.  Findings for SPR 2017-13 MOD: The Planning Commission finds and determines that 
there is substantial evidence in the administrative record to support the approval of SPR 2017-13 MOD, 
as conditioned. With conditions, the project is consistent with the requirements of the Municipal Code, 
including Section 10-3.4.0106. The Planning Commission further approves, accepts as its own, 
incorporates as if set forth in full herein, and makes each and every one of the findings, based on the 
evidence in the record, as follows:  

a.  The proposal is consistent with the General Plan and Municipal Code.  

Basis for Finding: The property is zoned C2 (Heavy Commercial), which is consistent with the 
existing General Plan land use designation of C (Commercial). The tenant space being 
improved is located within an existing commercial building. As conditioned, Site Plan Review 
2017-13 MOD is consistent with the purpose and intent of the C2 (Heavy Commercial) zone 
district and does not conflict with City standards or other provisions of the Code. 

b.  The proposal is consistent with any applicable specific plans.  

Basis for Finding: The project site falls within the Specific Plan No. 1 planning area. Specific 
Plan No. 1 is intended to address land use compatibility, air quality, and safety concerns in 
conjunction with the Airport Master Plan. The project is a minor expansion of a previously 
approved commercial building. As conditioned, Site Plan Review 2017-13 MOD is consistent 
with the provisions and standards of Specific Plan No. 1. 

c.  The proposed project includes facilities and improvements; vehicular and pedestrian ingress, 
egress, and internal circulation; and location of structures, services, walls, landscaping, and 
drainage that are so arranged that traffic congestion is avoided, pedestrian and vehicular 
safety and welfare are protected, there will be no adverse effects on surrounding property, 
light is deflected away from adjoining properties and public streets, and environmental 
impacts are reduced to acceptable levels.  

Basis for Finding: Site Plan Review 2017-13 MOD has been reviewed and is consistent with 
surrounding uses. The project expands the use of an existing building that is located within a 



   
 
 

developed shopping center with adequate parking already provided. The project will not 
generate significant amounts of noise, light, or traffic. 

d.  The proposal is consistent with established legislative policies relating to traffic safety, street 
dedications, street improvements, and environmental quality.  

Basis for Finding: Site Plan Review 2017-13 MOD requires no street improvements as it is 
located within an existing commercial center with adequate parking already provided. The 
project will not have a significant impact on traffic or the environment. 

5.  Approval of SPR 2017-13 MOD and CUP 2017-11 MOD: Given that all findings can be 
made, the Planning Commission hereby approves CUP 2017-13 MOD and SPR 2017-11 MOD as 
conditioned as set forth in the Conditions of Approval attached as Exhibit “A.”  

6.  No Modification to CUP 2017-10:  Nothing in this Resolution modifies the conditions of 
approval for CUP 2017-10, which remain in full force and effect. 

 
7. Effective Date: This resolution is effective immediately. 

 
* * * * * 

 
Passed and adopted by the Planning Commission of the City of Madera this 13th day of April 2021, by 
the following vote:  

 

 

AYES:  

NOES:  

ABSTENTIONS:  

ABSENT: 

________________________________ 
Robert Gran Jr. 
Planning Commission Chairperson 

Attest: 
 
__________________________ 
Gary Conte, AICP 
Planning Manager 

 

Exhibit “A” – Conditions of Approval for SPR 2017-13 MOD and CUP 2017-11 MOD 



EXHIBIT A 

CUP 2017-11 MOD AND SPR 2017-13 MOD 

THE TAP HOUSE 

CONDITIONS OF APPROVAL 

April 13, 2021 

 

Notice to Applicant 

In accordance with the provisions of Government Code Section 66020(d)(1), the imposition of fees, 
dedications, reservations, or exactions for this project are subject to protest by the project applicant at 
the time of approval or conditional approval of the development or within ninety (90) calendar days after 
the date of imposition of fees, dedications, reservation, or exactions imposed on the development project. 
This notice does not apply to those fees, dedications, reservations, or exactions which were previously 
imposed and duly noticed; or where no notice was previously required under the provisions of 
Government Code Section 66020(d)(1) in effect before January 1, 1997. 
 
IMPORTANT:  PLEASE READ CAREFULLY 
 
This project is subject to a variety of discretionary conditions of approval. These include conditions based 
on adopted City plans and policies; those determined through conditional use permit and site plan review 
(collectively “permit”), and environmental assessment essential to mitigate adverse effects on the 
environment including the health, safety, and welfare of the community; and recommended conditions 
for development that are not essential to health, safety, and welfare, but would on the whole enhance 
the project and its relationship to the neighborhood and environment. 
 
Approval of this permit shall be considered null and void in the event of failure by the applicant and/or 
the authorized representative, architect, engineer, or designer to disclose and delineate all facts and 
information relating to the subject property and the proposed development. 

 
Approval of this permit may become null and void in the event that development is not completed in 
accordance with all the conditions and requirements imposed on this permit, the zoning ordinance, and 
all City standards and specifications. This permit is granted, and the conditions imposed, based upon the 
application submittal provided by the applicant, including any operational statement. The application is 
material to the issuance of this permit. Unless the conditions of approval specifically require operation 
inconsistent with the application, a new or revised permit is required if the operation of this establishment 
changes or becomes inconsistent with the application. Failure to operate in accordance with the 
conditions and requirements imposed may result in revocation of the permit or any other enforcement 
remedy available under the law. The City shall not assume responsibility for any deletions or omissions 
resulting from the review process or for additions or alterations to any construction or building plans not 
specifically submitted and reviewed and approved pursuant to this permit or subsequent amendments or 
revisions. These conditions are conditions imposed solely upon the permit as delineated herein and are 
not conditions imposed on the City or any third party. Likewise, imposition of conditions to ensure 
compliance with federal, state, or local laws and regulations does not preclude any other type of 
compliance enforcement.   
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Discretionary conditions of approval may be appealed. All code requirements, however, are mandatory 
and may only be modified by variance, provided the findings can be made. 
 
All discretionary conditions of approval for conditional use permit Conditional Use Permit 2017-11 MOD 
will ultimately be deemed mandatory unless appealed by the applicant to the City Council within fifteen 
(15) days after the decision by the Planning Commission, and all discretionary conditions of approval for 
Site Plan Review  2017-13 MOD will ultimately be deemed mandatory unless appealed by the applicant to 
the City Council within ten (10) days after the decision by the Planning Commission. In the event you wish 
to appeal the Planning Commission’s decision or discretionary conditions of approval, you may do so by 
filing a written appeal with the City Clerk. The appeal shall state the grounds for the appeal and wherein 
the Commission failed to conform to the requirements of the zoning ordinance. This should include 
identification of the decision or action appealed and specific reasons why you believe the decision or 
action appealed should not be upheld. 
 
These conditions are applicable to any person or entity making use of this permit, and references to 
“developer” or “applicant” herein also include any applicant, property owner, owner, lessee, operator, or 
any other person or entity making use of this permit. Furthermore, “project site” refers to 2175 N.  
Schnoor Ave., Suite 101 that is being developed under Conditional Use Permit 2017-11 MOD and Site Plan 
Review 2017-13 MOD by the applicant. The following conditions apply only to these portions of the 
subject site, unless specifically noted otherwise.  Nothing herein modifies Conditional Use Permit 2017-
10, which remains subject to its own conditions of approval as originally approved. 
 

Conditions of Approval 

• Site Plan Review 2017-13 MOD is subject to Conditions of Approval 1, 2, and 5 through 39 

• Conditional Use Permit 2017-10 is subject to Conditions of Approval 1, 4, 6, 7, 9 through 10a, 23, 
25, and 26 through 30 

• Conditional Use Permit 2017-11 MOD is subject to Conditions of Approval 1 through 4, 6, 7, 9 
through 39 

Modifications to existing conditions are generally noted with additions underlined, and deletions 
delineated with strike through. 

 

General Conditions 

1. Project approval is conditioned upon acceptance of the conditions of approval contained herein, 
as evidenced by receipt in the Planning Department of the applicant’s signature upon an 
Acknowledgement and Acceptance of Conditions within thirty days of the date of approval for 
this use permit. 

2. The applicant’s failure to utilize Conditional Use Permit 2017-11 MOD and Site Plan Review 2017-
13 MOD within one year following the date of approval shall render the conditional use permit 
null and void unless a written request for extension has been submitted to and approved by the 
Planning Commission. 

3. Conditional Use Permit 2017-11 MOD may be made null and void without any additional public 
notice or hearing at any time upon both the benefactors of the use permit and owners of the 
property voluntarily submitting to the City a written request to permanently extinguish the 
Conditional Use Permit. 
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4. Conditional Use Permits 2017-10, and 2017-11 MOD will expire and be rendered null and void if 
the use is discontinued for a twelve month period unless a written request for extension has been 
submitted to and approved by the Planning Commission. 

5. Site Plan Review 2017-13 MOD will expire one year from date of issuance, unless positive action 
is taken on the project as provided in the Municipal Code or required action is taken to extend 
the approval before expiration date.  (Municipal Code Section 10-3.4.0114, Lapse of Site Plan 
Approval) 

6. Conditional Use Permits 2017-10, and 2017-11 MOD and Site Plan Review 2017-13 MOD shall be 
subject to periodic reviews and inspection by the City to determine compliance with the 
conditions of approval and applicable codes.  If at any time, the use is determined by Staff to be 
in violation of the conditions of approval, Staff may schedule an item before the Planning 
Commission so that it may determine whether to consider setting a hearing regarding revocation 
of the permit. 

7. The site or building plans submitted for any building permit applications shall reflect changes 
required by the herein listed conditions of approval.  Any deviation from the approved plan or any 
condition contained herein shall require, at a minimum, prior written request by the applicant 
and approval by the Planning Manager. 

8. Any proposed future modifications to the site, including but not limited to building exteriors, 
parking/loading areas, fence/walls, new buildings or landscaping shall require an amendment to 
Site Plan Review 2017-13 MOD. 

9. It shall be the responsibility of the property owner, operator, and/or management to ensure that 
any required permits, inspections and approvals from any regulatory agency shall be obtained 
from applicable agencies the concerned agency prior to issuance of a building permit and/or 
issuance of a certificate of completion, as determined appropriate by the City of Madera 
establishment of the use. 

10. All on-site and off-site requirements listed herein shall be completed in advance of any request 
for building permit final inspection, occupancy of the tenant suite and issuance of a business 
license. 

10a. Approval of this project is for the benefit of the applicant. The submittal of applications 
by the applicant for this project was a voluntary act on the part of the applicant not required by 
the City. Therefore, as a condition of approval of this project, the applicant agrees to defend, 
indemnify, and hold harmless the City of Madera and its agents, officers, consultants, 
independent contractors, and employees (“City”) from any and all claims, actions, or 
proceedings against the City to attack, set aside, void, or annul an approval by the City 
concerning the project, including any challenges to associated environmental review, and for 
any and all costs, attorneys’ fees, and damages arising therefrom (collectively “claim”). 

Nothing in this condition shall obligate the City to defend any claim and the City shall not be 
required to pay or perform any settlement arising from any such claim not defended by the City 
unless the City approves the settlement in writing. Nor shall the City be prohibited from 
independently defending any claim, and if the City does decide to independently defend a claim, 
the applicant shall be responsible for City attorneys’ fees, expenses of litigation and cost for 
that independent defense, including the costs of preparing any required administrative record. 
Should the City decide to independently defend any claim, the applicant shall not be required 
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to pay or perform any settlement arising from any such claim unless the applicant approves the 
settlement. 

10b. The applicant shall submit to the City of Madera Planning Department a check or money 
order in the amount necessary to file a Notice of Determination at the Madera County Clerk. 
This amount shall equal the Madera County filing fee in effect at the time of filing. Such check 
or money order shall be made payable to the Madera County Clerk and submitted no later than 
three (3) days following action on CUP 2017-11 MOD and SPR 2017-13 MOD. 

Building Department 

11. Building permits are required for all proposed tenant improvements.  The uses of all rooms, and 
activity areas, covered and open patio areas, pedestrian access parking, and landscape 
improvements shall be identified on any plans submitted for issuance of building permits. 

12. The applicant shall submit detailed plans that include interior and exterior improvements and 
setbacks for ADA compliance to be approved by the Building Department. 

Engineering Department 

General 

13. Nuisance onsite lighting shall be redirected as requested by the City Engineer within 48 hours of 
notification. 

14. The developer shall pay all required fees for completion of the project.  Fees due may include but 
shall not be limited to the following:  encroachment permit processing and improvement 
inspection fees. 

15. Improvement plans shall be submitted to the Engineering Division in accordance with the 
submittal process. 

16. Improvements within the City right-of-way require an Encroachment Permit from the Engineering 
Division. 

Streets 

17. The developer shall reconstruct/upgrade the existing handicap access ramp located at the 
northernmost driveway approach on North Schnoor Avenue to current ADA standards. If the 
applicant believes that a hardship waiver is applicable based on the cost of this improvement in 
relation to overall project costs, a request for waiver may be submitted for consideration and an 
ultimate determination by the City. 

Water 

18. The existing water service connection(s) shall be upgraded to current City standards including an 
Automatic Meter Reading (AMR) water meter installed within the City right-of-way and backflow 
prevention device installed within private property. 

Fire Department 

19. One (1) 2A10BC-rated fire extinguisher shall be required.  The fire extinguisher(s) shall be 
mounted in visible and accessible locations within a maximum 75 feet of travel distance from all 
areas within the building. 

20. A key box shall be required, or new keys shall be provided if there is an existing key box. 
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21. In order to limit potential over-crowding of this “B” occupancy, a sign indicating “Maximum 
Occupant Load 49” maximum occupancy shall be posted. 

21a. Access gates serving both indoor and outdoor patrons, shall swing in direction of egress and 
shall be equipped with panic hardware if gates latch closed. 

21b. Patio area shall provide two points of egress from the patio area. 

21c. Covered section of the patio shall be equipped with and protected by fire sprinklers. 

21.d Finish materials shall comply with California Building Code/California Fire Code for flame-
spread and smoke generation requirements. 

Planning Department 

General             

22. Vandalism and graffiti shall be corrected per the Madera Municipal Code. 

23. The applicant shall operate in a manner that does not generate noise, odor, blight or vibration 
that adversely affects any adjacent properties. 

24. The property owner, operator and manager shall keep the property clear of all trash, rubbish and 
debris at all times; and dumping of refuse shall be restricted to the dumpster and refuse 
containers owned by the property owner. 

25. The applicant shall comply with all federal, state and local laws.  Material violation of any of those 
laws concerning the use will be cause for revocation of Conditional Use Permit 2017-10, 2017-11 
MOD, and/or Site Plan Review 2017-13 MOD. 

25a. The Tap Housing interior building space (Suite A) shall not exceed 1,400 square feet and the 
outdoor patio area shall not exceed 960 square feet of which shall be covered by a 24 foot by 
40 foot patio canopy affixed and extending from building’s southern elevation within the limits 
of the structure’s Suite A façade and supported by two (2) 24-inch squared columns. The 
overhead patio canopy shall be constructed in a manner and with materials and color consistent 
with the existing structure and the awnings present along the building’s southern façade. The 
overhead patio supporting columns shall be constructed in a manner and with materials and 
color matching original building reflected in the attached Preliminary Approved Conceptual Plan 
(Exhibit 1). The final improvement plan shall include a color and material board which shall be 
subject to the approval of the Planning Manager. 

25b. Pedestrian and ADA accessibility to be provided consistent with the Preliminary Approved 
Conceptual Plan (Exhibit 1). The pedestrian accessibility shall include an ADA compliant ramped 
pathway as well as a stairwell each connecting the building with the sidewalk along North 
Schnoor Avenue. The stairwell shall align with the western patio access gate. 

25c. Final building plans shall indicate the lighting scheme for the patio area. All lighting shall be 
directed toward the patio area. No diffused or undirected lighting shall be used. 

25d. Improvement plans shall reflect orientation and placement of all patio fixtures, furniture as well 
as seating and table arrangements.  

Operations 

26. Conditional Use Permit 2017-10 allows for the sale of beer and wine for on- and off-site 
consumption in conjunction with the establishment of a restaurant in an existing 1,400 square 
foot tenant suite.  Conditional Use Permit 2017-11 MOD allows for the utilization of up to a 266 
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1,030 square foot outdoor dining patio in conjunction with the establishment of the restaurant 
and bar. 

27. Hours of operation shall occur as follows: 

• Monday – Thursday and Sunday: 11:00 10:00 a.m. – 10:00 p.m. 

• Friday – Saturday: 11:00 a.m. – 12:00 11:00 a.m. 

28. Changes or expansions in the type, sale and/or consumption of alcohol shall require an 
amendment to Conditional Use Permit 2017-10. 

29. The sale of beer and wine for off-site consumption shall be restricted to only the product offered 
for sale and consumption on the premises. 

30. There shall be no allowance for off-sale products to be stored or displayed in areas accessible to 
the public.  All such products shall be accessible to employees only and products requested by 
customers. 

31. The outdoor consumption of beer and wine shall only be allowed in the outdoor dining patio area 
consistent with the applicable laws of the State of California Department of Alcoholic Beverage 
Control. 

32. No outdoor display of merchandise shall be allowed. 

33. No amplified or live performance music shall be allowed in the outdoor dining patio area. 

34. Smoking shall be prohibited in the outdoor dining patio, except as provided by law. 

35. The sale of beer and wine for on- and off-site consumption is conditioned upon obtaining a Type 
41 ABC license from the Department of Alcoholic Beverage Control.  The applicants, its operators 
and successors shall comply with all applicable City, State and Federal requirements and 
standards. 

Fences and Walls 

36. The applicant shall construct a three (3’) foot high half wall with a stone cap or decorative 
wrought iron fence with up to four foot (4’) high pilasters positioned at 16 foot on center around 
the outdoor dining patio area. The pilasters shall be constructed in a manner and materials, color 
and texture in keeping with the design of the building. The wall, fence barrier nor outdoor dining 
patio shall not impede any required ADA path of travel.  The location of the wall or fence shall be 
placed consistent with the approved site plan.  The design and placement of the wall or fence 
barrier shall be approved by the Planning Manager prior to issuance of any building permit. 

Landscaping 

37. The property owner shall maintain all landscaping in a healthy and well-manicured appearance to 
achieve and maintain the landscaping.  This includes, but is not limited to, ensuring properly 
operating irrigation equipment at all times, trimming and pruning of trees and shrubs, and 
replacing dead or unhealthy vegetation with drought-tolerant plantings. 

37a. The project shall include the planting of eight 15-gallon, ornamental, 20-foot-wide canopy trees 
at maturity shall be planted 20 foot on center and off-center from the street trees planted in 
the North Schnoor Avenue parkway strip to provide a visual screen of the activities and property 
from the residential use across North Schnoor Avenue. The trees shall be the same species as 
planted on the west façade. 
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37b. Vegetation shall be planted between the patio perimeter wall and the re-aligned ADA ramp 
such that the vegetation upon maturity covers a minimum of 50 percent of the perimeter wall 
is shielded from view. In addition, vegetation shall be planted adjacent to the perimeter wall 
facing North Schnoor Avenue such that a minimum of 50 percent of the perimeter wall is 
shielded from view. 

37c. A detailed landscaping plan prepared by a licensed landscape architect shall be submitted to 
the Planning Department for review and approval. Seventy-five (75%) percent of the 
landscaped area shall be covered with vegetative matter. The applicant shall demonstrate 
compliance with the State’s Model Water Efficient Landscape Ordinance.  

Signage 

38. No permanent or temporary signage shall be placed within the outdoor patio dining area or 
affixed onto the outdoor dining patio fence. 

39. All signage shall be in compliance with the Madera Sign Ordinance.  All signage is required to have 
an approved Sign Permit issued by the Planning Department per MMC §10-6. 

 



CITY OF MADERA  
PLANNING COMMISSION 

Staff Report: Ellis & D Street Tentative Subdivision Map Extension 
TSM 2018-07 EXT 

Item # 2 - April 13, 2021  
(Continued from March 9, 2021) 

PROPOSAL:  Consideration of a request for a two-year time extension of the Ellis & D Street Tentative 
Subdivision Map (TSM 2018-07), which allows for the creation of 61 single family residential lots. All 
previously approved conditions of approval remain in effect and three new conditions have been added. 
New conditions are: (1) Extending the life of the map for the requested two-year extension, (2) Requiring 
TSM 2018-07 to comply with City’s adoption of the Parkland Acquisition Ordinance Act authorizing the 
City to require dedication of parkland or the payment of fees in-lieu of such dedication in effect since May 
21, 2018, and (3) Requiring via City and County agreement excavation of the Ellis Street Basin equivalent 
to the amount of storm water deposited from the subdivision during a 100-year, 10-day storm event. The 
Planning Commission continued its consideration on the proposal from March 9, 2021 to the April 13, 
2021 Planning Commission meeting due to lack of applicant representation present on March 9, 2021 to 
respond to Commissioner inquires.  

APPLICANT: Rick Langdon  
5441 W Oakridge Ave 
Visalia, CA 93291 

OWNER: Hengli 2 LLC 
177 E Colorado Blvd, Ste 200 
Pasadena, CA 91105 

SITE ADDRESS: Vacant APNs: 003-200-005 & 003-200-006

APPLICATIONS: TSM 2018-07 EXT CEQA: Negative Declaration 
(Previously Adopted) 

LOCATION:  The subject site, composed of two parcels, is located at the southwest corner of the 
intersection of Ellis Street and North D Street. 

STREET ACCESS:  The subdivision will have access from both Ellis Street and North D Street 

PROJECT SIZE:  Approximately ten (10) acres 

GENERAL PLAN DESIGNATION:  LD (Low Density Residential)       

ZONING DISTRICT:  PD-6000 (Planned Development)  

205 W. Fourth Street 
Madera CA 93637 
(559) 661-5430

Return to Agenda
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SITE CHARACTERISTICS:  The project site is vacant with a few scattered non-native shrubs and one tree 
located in the southeastern corner of the site. Overhead pole mounted communications parallel the 
northern and easterly perimeter. The City limits form the site’s western, northern, and eastern property 
boundaries. Surrounding land uses include vacant land and large parcel rural residential uses to the north, 
east, and west. Adjacent uses to the south include multiple religious worship centers and a gated senior 
housing apartment complex.     
 
ENVIRONMENTAL REVIEW: This project has already been environmentally assessed and a Negative 
Declaration was adopted for the project as part of the original approvals by the Planning Commission on 
February 12, 2019. The impacts of the proposed two-year time extension are consistent with impacts 
anticipated during original approval.  Therefore, no additional environmental analysis is required. 
 
 
SUMMARY: The project is a two-year time extension of the previously approved Ellis & D Street Tentative 
Subdivision Map (TSM 2018-07) that allows for the creation of 61 single family residential lots. Applicant 
is requesting a two-year time extension of TSM 2018-07 as they work with City staff on review and 
approval of construction plans and the Final Map.  Future proposed construction of homes will require 
approval of a Precise Plan as required of developments in Planned Development (PD) zone districts. All 
previously approved TSM 2018-07 conditions of approval remain in effect and three new conditions have 
been added. New conditions are: (1) Extending the life of the map for the requested two-year extension, 
(2) Requiring TSM 2018-07 to comply with City’s adoption of the Parkland Acquisition Ordinance Act 
authorizing the City to require dedication of parkland or the payment of fees in-lieu of such dedication in 
effect since May 21, 2018, and (3) Requiring via City and County agreement excavation of the Ellis Street 
Basin equivalent to the amount of storm water deposited from the subdivision during a 100-year, 10-day 
storm event.  
 
APPLICABLE CODES AND PROCEDURES 
  
Madera Municipal Code §10-2.402.8.2 (Tentative Subdivision Map Extensions) 
Government Code §66410 et. Seq. (Subdivision Map Act) 
 
PRIOR ACTION 
 
The subject properties were initially evaluated for a potential subdivision in September of 2018 through 
the Preliminary Project Review (“PPR”) process the City offers as a resource for anticipated projects. Based 
on the City’s review of the applicant’s PPR material submitted, the City provided a letter to the applicant 
of PPR 2018-10, Precision Engineering, outlining the application process for the subdivision along with 
potential conditions of approval the project would be expected to meet. Being that the property at the 
time was outside of the City Limits, the letter requested submittal of a rezone application in conjunction 
with the tentative subdivision map application as a precursor to annexation of the site to be considered 
by Madera Local Agency Formation Commission (“LAFCo”).  
 
An application for a rezone (REZ 2018-08) and tentative subdivision map (TSM 2018-07) was received in 
December of 2018. Both applications, REZ 2018-08 and TSM 2018-07, were reviewed by staff and 
recommended for approval. At its regularly scheduled meeting on February 12, 2019, the Planning 
Commission adopted a Negative Declaration for the project and conditionally approved TSM 2018-08. The 
Commission also adopted a resolution recommending to the City Council adoption of REZ 2018-08 
rezoning the subject site PD-6000 (Planned Development) Zone District.  
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First reading of the rezone was introduced to City Council on March 6, 2019 with direction given to staff 
to prepare a formal resolution to be brought back for Council action at a later hearing. At the regular 
meeting of the City Council on March 20, 2019, the second reading of the zoning ordinance amendment 
was approved and adopted as Ordinance Number 961 C.S.  
 
Annexation of the properties were approved by Madera LAFCo on April 24, 2019. The annexation included 
properties on the east side of North D Street, south of its intersection with Ellis Street. The inclusion of 
these properties was at the request of Madera LAFCo in efforts to create logical, consistent agency 
boundaries to maximize resource efficiency.   
 
At the March 9, 2021 staff presented the information in this report to the Planning Commission including 
the addition of the three conditions of approval. Due to no applicant representation being present at the 
hearing, the Planning Commission continued this project to the next hearing, April 13, 2021. 
 
ANALYSIS 
 
The approval date of the Ellis and D Street subdivision (TSM 2018-07) was established by the Planning 
Commission with its approval of the project at the February 12, 2019 meeting. Subdivision maps are valid 
for two years from the date of approval, making the expiration date for this map February 12, 2021. 
Madera Municipal Code (“MMC”) section 10-2.402.8.2 outlines the process for requesting extensions of 
subdivision maps, which states written request by the subdivider must be filed at least 15 days prior to 
expiration. The City received an application and written request by the subdivider on January 22, 2021 
which meets the requirements of the MMC regarding this subdivision map extension request. The 
applicant’s reason for extension is to continue working with City staff on review and approval of the final 
map for recording and construction plans in preparation of Precise Plan (“PPL”) submittal to the City.  
 
All existing conditions of approval remain in effect as part of the original approvals by the Planning 
Commission. Staff is adding three conditions to the project: (1) clarify the expiration date of the map 
should the Planning Commission approve the map extension, (2) ensure compliance with the Quimby Act, 
which was introduced to the MMC in March of 2018, and (3) ensure the Ellis Street Basin has adequate 
capacity for the storm drain system of the subdivision.  
 
The staff report prepared and presented to the Commission at the February 12, 2019 hearing included 
mention of the Quimby Act and the calculation for payment of park land in lieu of dedication. For clarity 
purposes, a condition would ensure compliance is achieved with this requirement. Addition of a condition 
expressing the date of expiration of the map would clearly identify the expiration should the land 
ownership change in the future.  
 
A condition has also been added regarding the subdivision’s storm drain system. As part of an agreement 
the City will enter with the County, the subdivision storm drain system will connect to an existing system 
which ultimately drains into the Ellis Street Basin. This agreement will require the subdivision to excavate 
the Ellis Street Basin for the equivalent amount of water deposited during a 100-year, 10-day storm event. 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
 
The applicant requests an extension of time for the previously approved Ellis and D Street Tentative 
Subdivision Map (TSM 2018-07). This project has already been environmentally assessed, and a Negative 
Declaration (“ND”) was adopted for the project by the Planning Commission as part of the original 



PC 4/13/2021 (TSM 2018-07 EXT - Ellis & D Street Extension)  4 

approvals on February 12, 2019. The setting for the project has not substantially changed since the 
adoption of the ND. No additional development in the area has occurred since the approval of TSM 2018-
07 that would require additional environmental analysis of the project. The extension of time for a 
tentative subdivision map does not involve any physical changes in the environment and hence does not 
have the potential for causing a significant effect on the environment.  No substantial changes are 
proposed in the project which will require major revisions of the previous negative declaration due to the 
involvement of new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects.  Likewise, no substantial changes occur with respect to the circumstances 
under which the project is undertaken, which will require major revisions of the previous negative 
declaration due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects.  There is no new information, which was not known 
and could not have been known at the time of the previous negative declaration that the project will have 
significant effect not discussed in the negative declaration.  Finally, since a negative declaration was 
previously adopted for the considerations set forth in CEQA Guidelines § 15162(a)(3)(C) and (D), related 
to the adequacy and feasibility of previously adopted mitigation measures, are not applicable.  Therefore, 
the adopted negative declaration is sufficient and pursuant to State CEQA Guidelines Section 15162, which 
identifies the requirements for which subsequent analysis is required, no further environmental review is 
required. 
 
CONSISTENCY WITH THE VISION MADERA 2025 PLAN 
 
One of the Madera General Plan’s vision is a well-planned city. This idea takes into considerations many 
of the growing needs of a City as it expands. Housing to support our growing population is a great way to 
encourage new family opportunities in Madera and make our City marketable. The infrastructure 
improvements to be fulfilled with this subdivision and homes built, support this vision and will provide for 
the rapidly growing population.  
 
RECOMMENDATION 
 
The information presented in this report provides support of approval of a resolution approving a two-
year time extension to the Tentative Subdivision Map 2018-07. It is recommended that the Commission 
consider the information in this report, as well as testimony received at the public hearing, and make a 
determination on TSM 2018-07 EXT, subject to the findings and conditions of approval below. 
 
PLANNING COMMISSION ACTION 
 
The Commission will be acting on a two-year time extension for Tentative Subdivision Map 2018-07 
and determining to either: 
 

• Adopt a resolution approving a two-year time extension for Tentative Subdivision Map TSM 
2018-07 as conditioned (Motion 1); or 

• Continue the hearing to May 11, 2021, with direction to staff to return with an updated 
resolution with appropriate findings modifying the conditions of approval: (Specify – Planning 
Commission should articulate reasons for modifications to findings and conditions of approval) 
(Motion 2); or 

• Move to continue the application for a two-year time extension for TSM 2018-07 to the May 
11, 2021 Planning Commission hearing with direction to staff to return with an updated 
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resolution with appropriate findings for denial for the following reasons: (Specify – Planning 
Commission should articulate reasons for denial). (Motion 3). 

 
Motion 1:  Move to adopt a resolution of the Planning Commission of the City of Madera approving a two-
year time extension for the previously approved Ellis and D Street Tentative Subdivision Map 2018-07, 
based on and subject to the findings and conditions of approval as follows: 
 
Findings to Approve a Tentative Subdivision Map Extension (California Subdivision Map Act - Government 

Code Section 66474)  

Finding a:  There has been no changes to the provisions of the General Plan, any applicable specific plan 
or the development code applicable to the project since the approval of the tentative map. 

Tentative Subdivision Map 2018-07 remains consistent and compatible with the City’s 
General Plan land use designations for the subject site and surroundings. The subject site is 
not subject to an adopted Specific Plan. 

Finding b:  There has been no changes in the character of the site or its surroundings that affect how the 
policies of the General Plan or other standards of the development code apply to the project. 

Surrounding property existing conditions and uses remain relatively unchanged since the 
approval of the tentative subdivision map (TSM 2018-07). The project, with the approval of 
the three new additional conditions of approval, will remain consistent with the City’s Zoning 
Ordinance. 

Finding c:  There have been no changes to the capacities of community resources, including but not 
limited to, water supply, sewage treatment or disposal facilities, roads or schools so that there 
is no longer sufficient remaining capacity to serve the project. 

Adequate service capacity remains available to service the subject site. 

Finding d:    There have been no changes in the character of the site, its surroundings, or the project that 
that would require major revisions to the previous negative declaration or would cause 
substantial environmental damage or injury to wildlife. 

The adopted negative declaration is sufficient and pursuant to State CEQA Guidelines Section 
15162, which identifies the requirements for which subsequent analysis is required, no 
further environmental review is required. 

CONDITIONS OF APPROVAL (NEW) 

22.1 Subdivider shall not pull an encroachment permit until the City and the County have a 
working draft, acceptable to both parties, of an agreement to allow the subdivision to 
connect to the existing storm conveyance system which ultimately drains into the Ellis 
Street Basin to the west of the project site. As part of the agreement, the Subdivider shall 
excavate the basin for the equivalent amount of water deposited into the basin during a 
100-year, 10-day storm event. 
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75.1 Subdivider shall provide and dedicate to the City parkland within the subdivision to the 
satisfaction of the City or provide payment of fees in-leu of such dedication in 
accordance with the City’s Parkland Acquisition Ordinance. 

79.1 Approval of TSM 2018-07 EXT allows for a two-year time extension for the previously 
approved Ellis and D Street Tentative Subdivision Map 2018-07. The approval shall expire 
on February 12, 2023.  

 
(OR) 
 
Motion 2:  Move to continue the public hearing on a two-year time extension for TSM 2018-07 to the 
May 13, 2021 Planning Commission meeting with direction to staff to return with an updated resolution 
with appropriate findings for the following reasons: (Specify – Planning Commission should articulate 
reasons for modifications to findings and conditions of approval)  
 
(OR) 
Motion 3:   Move to continue the application for a two-year time extension on TSM 2018-07 to the May 
11, 2021 Planning Commission meeting with direction to staff to return with an updated resolution with 
appropriate findings for denial for the following reasons: (Specify – Planning Commission should articulate 
reasons for denial.) 
 
ATTACHMENTS 
 
Attachment 1:  Aerial Photo 
Attachment 2:   Tentative Subdivision Map 2018-07 
Attachment 3: Negative Declaration for Tentative Subdivision Map 2018-07 
Attachment 4:  Planning Commission Resolution for TSM 2018-07 EXT (Including Conditions of Approval) 
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Attachment 2: Tentative Subdivision Map 2018-07 
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Attachment 3:  Negative Declaration for Tentative Subdivision Map 2018-07 
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RESOLUTION NO. 1878 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
APPROVING A TWO-YEAR TIME EXTENSION FOR THE ELLIS AND NORTH D 
STREET TENTATIVE SUBDIVISION MAP 2018-07 (TSM 2018-07 EXT)  

 
WHEREAS, Planning Commission of the City of Madera on February 12, 2019 adopted a Negative 
Declaration and approved the Ellis and North D Street Tentative Subdivision Map (TSM 2018-07) 
to subdivide approximately 10 acres north of City Limits to create 61 single family lots; and 
 
WHEREAS, Government Code § 56375 outlines rezone requirements to in order to apply for 
annexation with the County Local Agency Formation Commission; and 
 
WHEREAS, Planning Commission of the City of Madera on February 12, 2019 adopted a Negative 
Declaration and resolution recommending to the City Council of the City of Madera adoption of 
REZ 2018-08 rezoning the subject site to the PD-6000 Zone District; and 
 
WHEREAS, first reading of REZ 2018-08 was introduced to the City Council of the City of Madera 
on March 6, 2019 with direction provided to return for a second reading of the Zoning 
Ordinance Amendment; and 
 
WHEREAS, second reading of REZ 2018-08 was considered by the City Council of the City of 
Madera at a regular meeting on March 20, 2019 and was approved and adopted as Ordinance 
Number 961 C.S.; and 

 
WHEREAS, annexation of TSM 2018-07 and adjacent properties to form logical, consistent 
agency boundaries was considered and approved by the Madera Local Agency Formation 
Commission on April 24, 2019; and 

 
WHEREAS, prior to the expiration of TSM 2018-07 on February 11, 2021, the City of Madera 
Planning Department received an application and written request on January 22, 2021, from 
Rick Langdon, representing applicant on behalf of Hengli 2, LLC who filed a request for a two-
year extension on TSM 2018-07; and 
 
WHEREAS, based on a preliminary environmental assessment, this TSM 2018-07 EXT was 
determined to be consistent with the Negative Declaration prepared and adopted for the 
original Ellis and North D Street Tentative Subdivision Map and no further analysis is required; 
and 
 
WHEREAS, under the City’s Municipal Code, the Planning Commission is authorized to review 
and approve tentative subdivision map extensions on behalf of the City; and 
 
WHEREAS, the City provided notice of the Planning Commission hearing as required by law; and  
 
WHEREAS, the Planning Commission received and reviewed TSM 2018-07 EXT at a duly noticed 
meeting on March 9,  2021; and 

 
WHEREAS, a public hearing was held, the public was provided an opportunity to comment; and 



 

 
WHEREAS, the Planning Commission upon determination by the Chairperson that the applicant 
nor a representative of the applicant was present, a member of the Commission motioned to 
continue the TSM 2018-07 EXT public hearing to April 13, 2021 and seconded by a 
Commissioner; and  
 
WHEREAS, the Planning Commission on March 9, 2021 voted unanimously to continue the TSM 
2018-07 EXT public hearing to April 13, 2021; and 
 
WHEREAS, the TSM 2018-07 EXT March 9, 2021 public hearing was continued to April 13, 2021, 
the public was provided an opportunity to comment, and evidence, both written and oral, was 
considered by the Planning Commission; and 
 
WHEREAS, the Planning Commission now desires to approve TSM 2018-07 EXT with three new 
additional conditions. All conditions of approval for TSM 2018-07 remain in effect; and 
 
NOW THEREFORE, be it resolved by the Planning Commission of the City of Madera as follows:  
 
1. Recitals:  The above recitals are true and correct and are incorporated herein.  

2. CEQA:  This project has been previously assessed. Planning Commission finds that 
pursuant to CEQA Guidelines Section 15162 subsequent environmental review is not 
required for TSM 2018-07 EXT based on the following: 

a. No substantial changes are proposed in the project which will require major 
revisions of the previous negative declaration (ND) due to the involvement of 
new significant environmental effects or a substantial increase in the severity of 
previously identified significant effects. In this case, TSM 2018-07 maintains the 
same density, intensity and is otherwise consistent with the development 
originally proposed for the subject site as contemplated by the ND. As such, no 
further environmental review is necessary or required.  

b. No substantial changes occur with respect to the circumstances under which the 
project is undertaken, which will require major revisions of the previous ND due 
to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects. In this case, 
TSM 2018-07 is consistent with the originally approved tentative map that was 
assessed by the ND and there are no new substantial changes in the physical 
environment that were not anticipated in the ND, including its analysis in light of 
development contemplated in the General Plan. 

c. There is no new information, which was not known and could not have been 
known at the time of the previous ND that the project will have significant effect 
not discussed in the ND. The project will not have any more significant effects 
than that already discussed and assessed in the ND.  As a negative declaration 
was previously adopted for the considerations set forth in CEQA Guidelines § 
15162(a)(3)(C) and (D), related to the adequacy and feasibility of previously 
adopted mitigation measures, are not applicable. 



 

Based upon these findings, it has been determined that no further 
environmental documents is required for TSM 2018-07 EXT. 

3. Findings for TSM 2018-07 EXT: The Planning Commission finds and determines that 
there is substantial evidence in the administrative record to support the approval of 
TSM 2018-07 EXT, as conditioned. With the conditions, the project is consistent with the 
requirements of the Municipal Code, including Sections 10-2.402.8.1 and 10-2.402.8.2. 
The Planning Commission further approves, accepts as its own, incorporates as if set 
forth in full herein, and makes each and every one of the findings, based on the 
evidence in the record, as follows: 

a. There have been no changes to the provisions of the General Plan, any applicable 
specific plan or the development code applicable to the project since the approval 
of the tentative map. 

Tentative Subdivision Map 2018-07 remains consistent and compatible with the 
City’s General Plan land use designations for the subject site and surroundings. The 
subject site is not subject to an adopted Specific Plan. 

b. There have been no changes in the character of the site or its surroundings that 
affect how the policies of the General Plan or other standards of the development 
code apply to the project. 

Surrounding property existing conditions and uses remain relatively unchanged 
since the approval of the tentative subdivision map (TSM 2018-07). The project, 
with the approval of the three new additional conditions of approval, will remain 
consistent with the City’s Zoning Ordinance.  

c:  There have been no changes to the capacities of community resources, including 
but not limited to, water supply, sewage treatment or disposal facilities, roads or 
schools so that there is no longer sufficient remaining capacity to serve the project. 

 Adequate service capacity remains available to service the subject site. 

 d:    There have been no changes in the character of the site, its surroundings, or the 
project that that would require major revisions to the previous negative declaration 
or would cause substantial environmental damage or injury to wildlife. 

The adopted negative declaration is sufficient and pursuant to State CEQA 
Guidelines Section 15162, which identifies the requirements for which subsequent 
analysis is required, no further environmental review is required. 

4. Approval of TSM 2018-07 EXT: Given that all findings can be made, the Planning 
Commission hereby approves TSM 2018-07 EXT as conditioned as set forth in the 
Conditions of Approval attached as Exhibit “A.”  Tentative Subdivision Map 2018-07 shall 
now expire on February 12, 2023, unless otherwise timely extended. 

5. Effective Date:  This resolution is effective immediately. 



 

* * * * * 
 
Passed and adopted by the Planning Commission of the City of Madera this 13th day of April 2021, by the 
following vote: 
 
AYES:    
 
NOES:   
  
ABSTENTIONS:        
 
ABSENT:  
 
        _____________________________ 

Robert Gran Jr.  
Planning Commission Chairperson 

Attest: 
 
___________________________________ 
Gary Conte, AICP 
Planning Manager 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



    

 

 

EXHIBIT “A” 
TSM 2018-07 EXT (ELLIS AND NORTH D STREET TENTATIVE SUBDIVISION MAP)  

(AMENDED APRIL 2021) 
CONDITIONS OF APPROVAL 

 
General Conditions 
 
1. The approval of TSM 2018-07 shall be contingent upon completion of the annexation 

of seven properties (APNs: 038-070-012, 038-082-001, 038-090-002, 038-090-003, 038-
090-004, 038-090-005, 038-090-006).  The annexation shall be completed by no later 
than February 12, 2020.  If the annexation is not completed by the allotted date or by 
an extension thereof, the approval of TSM 2018-07 shall be null and void. 

 
2. Project approval is conditioned upon acceptance of the conditions of approval 

contained herein, as evidenced by receipt in the Planning Department of the applicant’s 
signature upon an Acknowledgement and Acceptance of Conditions within 30 days of 
the date of approval. 

 
3. All conditions of approval shall be the sole financial responsibility of the 

applicant/owner, except where specified in the conditions of approval listed herein or 
mandated by statutes. 

 
Engineering Department 
 
General 
4. Prior to recordation of the final map, the applicant shall, at their sole expense, annex 

the subdivision property into Community Facilities District (CFD) 2005-01 and pay all 
applicable fees.  All properties included within the subdivision shall be made a part of 
CFD 2005-01 and subject to its taxes. 

 
5. A final subdivision map shall be required per Section 10-2.502 of the MMC.  If the 

project is phased, the phasing pattern is subject to approval by the City Engineer to 
ensure that the applicable conditions of approval are satisfied. 

 
6. All lots are to be numbered in sequence throughout the entire subdivision, including all 

phases, with the last lot in each phase circled for identification.  As an alternative, 
subject to the approval of the City Engineer, lots may be numbered in sequence within 
blocks that are also separately identified.  A consecutive subdivision name and a 
consecutive phase number shall identify multiple final maps filed in accordance with 
an approved tentative map. 

 
7. A benchmark shall be established per City standards and related data shall be 

submitted to the Engineering Department prior to acceptance of the subdivision 
improvements.  The location of the benchmark shall be approved by the City Engineer. 



 
8. All construction vehicles shall access the site by a route approved by the City Engineer 

that minimizes potential damage to other streets and disruption to the neighborhood.  
A construction route and traffic control plan to reduce impact on the traveling public 
shall be approved prior to any site construction or initiation of work within a public 
right-of-way. 

 
9. Nuisance onsite lighting shall be redirected as requested by the City Engineer within 48 

hours of notification. 
 
10. Impact fees shall be paid at time of building permit issuance. 
 
11. Improvement plans sealed by an engineer shall be submitted to the Engineering 

Department according to the engineering plan review submittal sheet and civil plan 
submittal checklist. 

 
12. The developer shall pay all required fees for processing the subdivision map and 

completion of the project.  Fees due include, but shall not be limited to, the following: 
subdivision map review and processing fee, plan review, map recordation and 
improvement inspection fees. 

 
13. Improvements within the City’s right-of-way require an encroachment permit from the 

Engineering Department. 
 
14. The improvement plans for the project shall include the most recent version of the 

City’s General Notes. 
 
Sewer 
15. The developer shall construct a 21-inch sewer main along Ellis Street, starting from 

North D Street and extending to the westerly property line of the project site.  The 
sewer main shall be designed and constructed in accordance with the City standard 
location within the street and preliminary design elevation on file at the City.  Inability 
to construct sewer improvements to City standards within the subdivision that 
adequately direct flow to North D Street may require construction of a 21-inch sewer 
main on Ellis Street, starting from North D Street and extending to Country Club Drive. 

 
16. The oversize component (difference in cost between the 21-inch and 8-inch pipe) of 

the construction of this line is considered reimbursable, subject to the availability of 
funds in the City’s Development Impact Fee program.  Half of the 8-inch component is 
reimbursable from adjacent properties as they develop and connect.  Any 
reimbursement agreement requires approval of the City Council. 

 
17. Sewer lines installed to serve this subdivision shall be sized accordingly and shall be a 

minimum of eight inches in diameter.  Sewer main connections to any existing City main 



that is six inches or larger in diameter shall require the installation of a manhole.  All 
sewer mains shall be air-tested, mandrelled and videotaped after the trench 
compaction has been approved and prior to paving.  DVD’s shall be submitted to the 
City Engineer and be approved prior to paving with all costs to be borne by the 
subdivider. 

 
18. Sewer services shall be located at the approximate centerline of each lot with a clean-

out installed per City standards and identified on the curb face.  Termination of service 
shall be ten feet past the property line.  Where contiguous sidewalks are installed, the 
four-inch sewer cleanout shall be located eighteen inches back of sidewalk in a 
dedicated public utility easement.  Sewer cleanouts shall not be located within sidewalk 
or approach areas unless approved by the City Engineer.  Sewer services shall be 
installed ten feet beyond the property lines as part of the sewer system installation for 
testing purposes. 

 
19. Existing septic tanks, if found, shall be removed pursuant to issuance of a permit and 

inspection by the City of Madera Building Department. 
 
20. The developer shall reimburse its fair share cost to the City for the previously 

constructed sewer main along the project property frontage on North D Street prior to 
issuance of the encroachment permit for all off-site improvements. 

 
Storm Drain 
21. Storm runoff from this project site is planned to go to the Ellis Basin located northwest 

of the project site.  Through the preparation of a hydrology study or appropriate runoff 
volume calculations, the developer shall illustrate how runoff from the site will be 
accommodated in the roadway section or storm conveyance facilities in conformance 
with the Storm Drainage Master Plan.  The developer shall also excavate the Ellis Basin 
to an amount equivalent to this project’s impact on the basin.  The developer shall 
construct the following master-planned improvements: 

 
a. 42-inch storm sewer main along Ellis Street, starting from North D Street and 

extending to approximately 540 feet west of North D Street; 
b. 48-inch storm sewer main along Ellis Street, starting from approximately 540 

feet west of North D Street to the Ellis Basin; 
c. A pipe of size to be determined as part of the drainage study along project 

frontage on North D Street. 
 

The construction of these storm drain lines is considered 100 percent reimbursable, 
subject to the availability of funds in the City’s Development Impact Fee program.  Any 
reimbursement agreement requires approval of the City Council. 

 
22. This project shall comply with the design criteria as listed on the National Pollutant 

Elimination Systems (NPDES) General Permit for Storm Water Discharges from Small 



Municipal Separate Storm Sewer System (MS4’s), as mandated by Water Quality Order 
No. 2013-0001-DWQ, NPDES General Permit No. CAS0000004. 

22.1 Subdivider shall not pull an encroachment permit until the City and the County have a 
working draft, acceptable to both parties, of an agreement to allow the subdivision to 
connect to the existing storm conveyance system which ultimately drains into the Ellis 
Street Basin to the west of the project site. As part of the agreement, the Subdivider shall 
excavate the basin for the equivalent amount of water deposited into the basin during a 
100-year, 10-day storm event. 

 
Streets 
23. The developer shall not oppose annexation into Landscape Maintenance District (LMD) 

Zone 51 (See Attachment 3) to include the median island and landscape improvements 
to be constructed on Ellis Street and North D Street.  If the annexation into LMD Zone 
51 is not attainable, the developer shall, at their sole expense, form a new LMD zone 
for park strip landscaping adjacent to the subdivision.  The subdivider shall sign and 
submit a landscape district formation and inclusion form, an engineer’s report and map 
prior to recordation of any final map. 

 
24. Prior to the approval of any final map, the developer shall submit a cash deposit in an 

amount sufficient to maintain lighting and landscaping within the required LMD Zone 
51 or new LMD zone for a period of one year.  The specific amount of the deposit shall 
be determined by the City Engineer and be established based on landscape plans 
approved by the Parks and Community Services Department and the engineer’s report 
for the required improvements.  The deposit will be used to maintain landscaping 
improvements, existing and new improvements required to be constructed by the 
developer and included within the Citywide LMD, after the improvements for the 
subdivision have been approved, but before any revenues are generated by the 
assessment district to pay for the maintenance of the landscape.  Any funds deposited 
by the developer and not required by the Parks and Community Services Department 
for maintenance of eligible landscaping shall be refunded to the developer. 

 
25. Ellis Street shall be developed to a 100-foot street with a ten-foot sidewalk pattern and 

a sixteen-foot landscape median across the frontage of the subdivision.  The southern 
half shall include, but not be limited to, fire hydrants, streetlights, curb and gutter, park 
strip and sidewalk.  The northern half shall include one permanently paved twelve-foot 
lane and four-foot shoulder and asphalt dike as depicted on the tentative map.  
Adequate transition with the existing improvements relative to grade and alignment 
shall be provided.  All improvements shall be constructed per current City standards.  
The center three lanes (40-feet total), which include the median island, are eligible for 
reimbursement through the City’s Impact Fee program, subject to the availability of 
funds. 

 



26. North D Street shall be developed to an 80-foot street with a ten-foot sidewalk pattern.  
The western half shall include, but not be limited to, fire hydrants, streetlights, curb 
and gutter, park strip and sidewalk.  The eastern half shall include one permanently 
paved twelve-foot lane and four-foot shoulder and asphalt dike as depicted on the 
tentative map.  Adequate transition with the existing improvements relative to grade 
and alignment shall be provided.  All improvements shall be constructed per current 
City standards.  The center three lanes (36 feet total) are eligible for reimbursement 
through the City’s Impact Fee program, subject to the availability of funds. 

 
27. Interior streets shall be constructed in accordance with City standards for a 50-foot 

residential street, including a five-foot sidewalk, curb and gutter, streetlights, fire 
hydrants and all other components necessary to complete construction per City 
standards. 

 
28. Access to the subdivision shall be limited to three access points: one on North D Street 

and two on Ellis Street.  Access points shall be a minimum of 150 feet from the curb 
line of the intersection of Ellis Street and North D Street. 

 
29. The eastern-most access point on Ellis Street shall be only limited to right-in, right-out 

turn movements. 
 
30. The developer shall construct concrete sidewalk along the entire project parcel 

frontages along Ellis Street and North D Street per City standards. 
 
31. “No Parking” signs shall be installed along Ellis Street and North D Street project parcel 

frontages per City standards. 
 
32. The developer shall install metered streetlights along Ellis Street, North D Street and all 

interior subdivision streets in accordance with current City spacing standards.  
Streetlights shall be LED using Beta Lighting standards or equal in accordance with City 
of Madera standards. 

 
33. An Offer of Dedication shall be made to dedicate sufficient right-of-way along the 

entirety of the parcel’s frontage on Ellis Street to provide a half-street width of 50 feet, 
south of the center line, to accommodate for an arterial standard roadway. 

 
34. An Offer of Dedication shall be made to dedicate sufficient right-of-way along the 

entirety of the parcel’s frontage on North D Street to provide a half-street width of 40 
feet, west of the center line, to accommodate for a collector standard roadway. 

 
35. The developer shall dedicate a ten-foot wide Public Utility Easement (PUE) along the 

entire project parcel frontages on all internal subdivision streets. 
 
36. Access ramps shall be installed at all curb returns per City standards. 



 
37. Traffic calming features, as approved by the City Engineer, shall be implemented 

throughout the interior subdivision streets.  The maximum distance between calming 
devices shall be 300 feet. 

 
38. Except for streets not having direct residential access, installation of sidewalks and 

approaches may be deferred and constructed at the builder’s expense with residential 
development after the acceptance of the subdivision improvements.  Each dwelling 
shall, at occupancy, have full, uninterrupted ADA access from the front door to the 
nearest collector street, arterial street or other street that provides ADA access 
provisions.  Provisions for construction in conjunction with building permits shall be 
established as part of the improvement plan approval and subdivision agreement, and 
bonding for uncompleted work in conjunction with the subdivision’s public 
improvements will not be required. 

 
39. If developed in phases, each phase shall have two points of vehicular access within a 

recorded easement for fire and other emergency services personnel.  An all-weather 
access road shall be two inches of type “A” asphalt over six inches of 90 percent 
compacted native soil or four inches of Class II aggregate base capable of withstanding 
40,000 pounds of loading.  A maintenance covenant and easement along with 
associated fees shall be recorded prior to recordation of the final map for any phased 
development. 

 
40. Improvement plans prepared in accordance with City standards by a registered civil 

engineer shall be submitted to the City Engineer for review and approval on 24-inch by 
36-inch tracing paper with the City of Madera logo on the bottom right corner.  The 
cover sheet shall indicate the total lineal feet of all streets, street water main lineal 
feet, sewer line lineal feet, fire hydrant(s) and quantities of all improvements installed 
and constructed for each phase respectively, as well as containing an index schedule.  
This subdivision is subject to the City standards.  The plans shall include the City of 
Madera title block and the following: 

 
a. Detailed site plan with general notes, including the location of any existing wells 

and septic tanks; 
b. Street plans and profiles, including drainage ditches, culverts and other 

structures (drainage calculations to be submitted with the improvement plans), 
streetlights, traffic signals and construction details to include traffic signage and 
a striping plan; 

c. Water and sewer plans (sewage flow and water demand calculations to be 
submitted with the improvement plans); 

d. Grading plan indicating flood insurance rate map community panel number and 
effective date; 

e. Landscape and irrigation plans for the Ellis Street median, Ellis Street and North 
D Street frontages, prepared by a landscape architect; 



f. Storm water pollution control plan and permit; 
g. Itemized quantities of the off-site improvements to be dedicated to the City. 

 
41. Submittals shall include: 
 

a. Engineering plan review submittal sheet; 
b. Civil plan submittal checklist; 
c. Four copies of the final map; 
d. Two sets of traverse calculations; 
e. Two preliminary title reports; 
f. Two signed copies of conditions; 
g. Six sets of complete improvement plans; 
h. Three sets of landscaping plans; 
i. Two sets of drainage calculations; 
j. Two copies of the engineer’s estimate; 

 
Partial submittals will not be accepted by the Engineering Department. 

 
42. All utilities (water, sewer, electrical, phone, cablevision, etc.) shall be installed prior to 

curb and gutter installation.  Trench compaction shall be as required for curb and gutter 
installation.  If curb and gutter is installed prior to utility installation, all trenches shall 
be back-filled with a three-sack sand slurry mix extending one foot past the curb and 
gutter in each direction. 

 
43. The applicant shall coordinate with the pertinent utility companies as required 

regarding establishment of appropriate easements and undergrounding of service 
lines.  A ten-foot public utility easement shall be required along all interior lot 
frontages. 

 
44. All public utilities shall be undergrounded, except transformers, which may be 

mounted on pads.  Public utility easements shall be dedicated outside and adjacent to 
all street rights-of-way.  All public utilities within the subdivision and along peripheral 
streets shall be placed underground except those facilities exempted by the Public 
Utilities Commission regulations or operating at 70,000 volts or greater. 

 
45. A preliminary title report and plan check fees along with the engineer’s estimated cost 

of installing the subdivision improvements shall be submitted with the initial 
improvement plan submittal.  Inspection fees shall be paid prior to initiating 
construction. 

 
46. A final soils report including “R” values in future streets prepared by a registered civil 

engineer in accordance with the California Health and Safety Code shall be submitted 
for review prior to the approval of the improvement plans and the filing of the final 



map, if required by the City Engineer.  The date and name of the person preparing the 
report shall be noted on the final map. 

 
47. The subdivider shall enter into a subdivision agreement in accordance with the MMC 

prior to recordation of the final map.  The subdivision agreement shall include for 
deposit with the City a performance bond, labor bond, material bond, cash bond or 
other bonds as required by the City Engineer, prior to acceptance of the final map. 

 
48. The subdivider may commence off-site construction prior to approval of the final map 

in accordance with Section 7-2.02 of the MMC, an encroachment permit, provided 
improvement plans are approved and submitting a 100 percent performance bond, 
additional bond (50 percent labor and material) and insurance certificate,  shall be 
submitted prior to initiating any construction work within any street or right-of-way 
which is dedicated or proposed to be dedicated by the subdivision.  The encroachment 
permit fee is determined by the City of Madera Development Application Fees as 
approved by the City Council and paid at the time of permit issuance. 

 
49. The developer’s engineer, upon completion of subdivision-related improvements, shall 

certify to the City Engineer that the improvements are completed in accordance with 
City requirements and the approved plans.  As-built plans detailing final existing 
conditions and actual grades of all improvements and facilities shall also be submitted 
prior to acceptance of the subdivision improvements by the City. 

 
Water 
50. The water system shall be designed to meet the required fire flow for this type of 

development, shall be approved by the Fire Department and shall be operational prior 
to any framing construction on-site.  Fire flows shall be determined by Uniform Fire 
Code Appendix III-A. 

 
51. Unless the City Engineer or fire flow analysis specifies larger lines, water lines, a 

minimum of eight inches in diameter shall be installed in all streets.  Water main 
installation shall be per City of Madera installation procedures and guidelines.  Any new 
water main or fire hydrant line installation of eighteen feet or more shall be sterilized 
in accordance with the water main connection procedures, including the temporary 
use of a reduced pressure assembly.  Water service connections shall be required to be 
hot-tap type connection to the existing City main.  If the subdivision is constructed in 
phases, blow-offs shall be required at each termination point. 

 
52. The developer shall construct a 24-inch water main along Ellis Street, starting from 

North D Street and extending to the westerly property line of the project parcels.  The 
water main shall be constructed to current City standards, including butterfly valves.  
The oversize component (difference in cost between 24-inch and 8-inch pipe) of the 
construction of this line is considered reimbursable, subject to the availability of funds 



in the City’s Development Impact Fee program.  Half of the eight-inch component is 
reimbursable from adjacent properties as they develop and connect. 

 
53. Prior to beginning any framing construction, approved fire hydrants shall be installed 

in accordance with spacing requirements for residential development (400 feet).  A 
copy of the preliminary water and hydrant location plan shall be provided to the City 
Engineer and the Fire Protection Planning Officer for review and approval.  Fire 
hydrants shall be constructed in accordance with City Standard W-26.  Fire hydrant 
pavement markers shall be installed as soon as the permanent pavement has been 
installed. 

 
54. Water services shall be placed three feet from either property line, opposite of street 

light and fire hydrant installations, installed and tested at the time the water main is 
installed and identified on the curb face.  Water meters shall not be located within 
driveway approaches or sidewalk areas.  Water services shall not be located at fire 
hydrant or streetlight locations. 

 
55. One water quality sampling station shall be installed within the subdivision and 

approved by the Public Works Department. 
 
56. All water sources used for construction activities shall have an approved back-flow 

device installed.  All water trucks/storage tanks shall be inspected for proper air gaps 
or back-flow prevention devices. 

 
57. Water service connections shall be constructed per current City standards including 

water meters located within the City’s right-of-way. 
 
58. Existing wells, if any, shall be abandoned as directed and permitted by the City of 

Madera for compliance with State standards. 
 
59. Water connections not serving a residence shall be constructed per current City 

standards, including water meters located within the City’s right-of-way and backflow 
prevention device in private property. 

 
60. The developer shall reimburse its fair share cost to the City for the previously 

constructed water main along the project frontage along North D Street prior to 
issuance of the encroachment permit for all off-site improvements. 

 
Subdivision Improvement Inspections 
61. The Engineering Department plan check and inspection fees along with the engineer’s 

estimated cost of installing off-site improvements shall be submitted along with the 
improvement plans.  Inspection fees shall be due at time that all other fees are due per 
the subdivision agreement. 

 



62. Prior to the installation of any improvements or utilities, the general contractor shall 
notify the Engineering Department 48 hours prior to construction.  The inspector will 
verify prior to inspection that the contractor requesting inspection is using plans signed 
by the City Engineer. 

 
63. No grading or other construction activities, including preliminary grading on-site, shall 

occur until the City Engineer approves the improvement plans or grading plans.  The 
inspector shall verify, prior to inspection, that the contractor requesting inspection is 
using plans signed by the City Engineer. 

 
64. No occupancy of any buildings within the subdivision shall be granted until subdivision 

improvements are completed to the satisfaction of the City Engineer.  After request for 
a final improvement inspection, the generation of a written punch list will require a 
minimum five working days. 
 

Special Engineering Conditions 
65. Project grading shall not interfere with the natural flow or adjacent lot drainage and 

shall not adversely impact downstream properties.  Grading plans shall indicate the 
amount of cut and fill required for the project, including the necessity for any retaining 
walls.  Retaining walls, if required, shall be approved as to design and calculations prior 
to issuance of a grading permit. 

 
66. Lot fill more than twelve inches shall require a compaction report prior to issuance of 

any building permits.  Soil shall not slope onto any adjacent property.  Lot grade 
elevation differences with any adjacent properties of twelve inches or more will require 
construction of a retaining wall. 

 
67. Retaining walls, if required, shall be constructed of concrete blocks.  Design 

calculations, elevations and locations shall be shown on the grading plan.  Retaining 
wall approval is required in conjunction with grading plan approval. 

 
68. Prior to the issuance of any building permits or any construction on the subdivision, a 

storm water pollution plan shall be prepared, and a storm water permit obtained as 
required by the State Regional Water Quality Control Board for developments of over 
one acre in size. 

 
69. Any construction work on Madera Irrigation District (MID) facilities shall not interfere 

with either irrigation or storm water flows or MID operations.  Prior to any 
encroachment upon, removal or modification of MID facilities, the subdivider shall 
submit two sets of preliminary plans for MID approval.  Permits shall be obtained from 
MID for said encroachments, removal or modification.  Upon project completion, as-
built plans shall be provided to MID.  Abandonment of agricultural activities shall 
require removal of MID facilities at the owner’s expense.  Turnouts and gates shall be 
salvaged and returned to the MID yard. 



 
70. Prior to recordation of the subdivision map, any current and/or delinquent MID 

assessments, plus estimated assessments for the upcoming assessment (calendar) 
year, as well as any outstanding crop water charges, standby charges or waiver fees 
shall be paid in full.  Assessments are due and payable in full November first of the year 
preceding the assessment year. 

 
71. The applicant shall coordinate with the United States post office relative to the 

proposed location of the postal boxes for the project.  In regard to this project, all 
adjacent sidewalks shall retain a minimum clear walkway of five feet. 

 
Fire Department 
 
72. The subdivision shall provide a minimum of two means of fire access with compliant 

fire roads in accordance with the California Fire Code (CFC). 
 
73. Fire hydrants shall be placed in accordance with the CFC and City of Madera 

regulations. 
 
Planning Department 
 
General 
74. Conformance with the goals and policies of the General Plan shall be facilitated through 

the precise plan process.  Prior to recordation of the tentative subdivision map, the 
applicant shall submit an application for a precise plan with submittals sufficient to 
make findings of General Plan conformance.  The applicant shall submit proposed 
model floor plans and elevations as a component of the application. 

 
75. Vandalism and graffiti on walls and/or fences shall be corrected pursuant to the MMC. 

75.1 Subdivider shall provide and dedicate to the City parkland within the subdivision to the 
satisfaction of the City or provide payment of fees in-leu of such dedication in accordance 
with the City’s Parkland Acquisition Ordinance. 

 
Street Names 
76. The internal street names of the subdivision shall be as follows: 
 

• Sonora Street 
• Pineridge Court 
• Birchcrest Drive 
• Foxridge Court 
• Rosebriar Street 

 
Tentative Subdivision Map 



77. There shall be no direct access provided on all properties along the perimeter (Ellis 
Street and North D Street) of the subdivision.  This includes lots 19, 20-26, 37-38, 49-
50 and 61. 

 
78. The following lots will only take direct access to the following streets within the 

subdivision: 
 

• Sonora Street:  Lots 58-61 
• Pineridge Court: Lots 44-53 
• Birchrest Drive: Lots 32-43 
• Foxridge Court: Lots 20-31 
• Rosebriar Street: Lots 1-19 and 54-57 

 
79. Prior to map submittal, the applicant shall provide clarification of the Sonora Street 

easement.  If specific restrictions exist that do not allow for any private development 
within the easement, the applicant shall submit for an amendment to the tentative 
subdivision map to the Planning Department and approved by the Planning 
Commission. 

79.1 Approval of TSM 2018-07 EXT allows for a two-year time extension for the previously 
approved Ellis and D Street Tentative Subdivision Map 2018-07. The approval shall expire 
on February 12, 2023.  

 
Fences and Walls 
80. A six-foot tall decorative split-faced masonry block wall with capstone shall be 

constructed along all property lines that abut Ellis Street and North D Street. 
 
81. For lots 19, 37-38 and 61, the construction of the first fifteen feet of the wall, starting 

at the front property line, shall be three feet in height.  The remaining section of the 
wall shall be six feet in height. 

 
82. For lot 20, the wall shall be constructed to extend from the rear property line along the 

exterior side property line.  Within the first fifteen feet of this extension, starting at the 
front property line, the wall shall be three feet in height.  The remaining section of the 
wall shall be six feet in height. 

 
 

 
 



CITY OF MADERA  
PLANNING COMMISSION 

Staff Report: Linden Street Residential Complex Subdivision Map Extension 
TSM 2018-06 EXT 

Item #3 – April 13, 2021 

PROPOSAL:  Consideration of a request for a two-year time extension of the Linden Street Tentative 
Subdivision Map (TSM 2018-06), which allows for the creation of eight lots; seven will encompass the 
building footprints and one community lot. All previously approved conditions of approval remain in effect 
and two new conditions have been added. Previous project conditions have been slightly modified to 
increase clarity. New conditions are: (1) extending the life of the map for the requested two-year 
extension and (2) requiring TSM 2018-06 EXT to comply with City’s adoption of the Parkland Acquisition 
Ordinance Act authorizing the City to require dedication of parkland or the payment of fees in-lieu of such 
dedication in effect since May 21, 2018.         

APPLICANT: Tom Jarrell  
35273 John Albert Drive 
Madera, CA 93636 

OWNER: Tom Jarrell 
35273 John Albert Drive 
Madera, CA 93636 

SITE ADDRESS: 733 Linden Street APNs: 006-360-042

APPLICATIONS: TSM 2018-06 EXT CEQA: Negative Declaration 
(Previously Adopted) 

LOCATION:  The subject site is a single parcel and is located approximately 600 feet north of the 
intersection of Sunset Ave and Linden Street. 

STREET ACCESS:  The subdivision will have access from Linden Street. 

PROJECT SIZE:  Approximately 1.28 acres. 

GENERAL PLAN DESIGNATION:  HD (High Density Residential)       

ZONING DISTRICT:  PD-2000 (Planned Development)  

SITE CHARACTERISTICS:  The subject site is within the Groves Neighborhood Specific Plan Area. The 
property has a vacant single-family home surrounded by generally cleared land with sparse mature trees 
and vegetation. Improvements along Linden Street for the length of the property include a light pole, curb, 
gutter, and drive approach with overhead utility lines running to the vacant residential home. Surrounding 

205 W. Fourth Street 
Madera CA 93637 
(559) 661-5430

Return to Agenda
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land uses are vacant land planned for residential homes and apartment complexes to the west and north 
of the site.  
 
ENVIRONMENTAL REVIEW: TSM 2018-06 has already been subject to an environmental assessment and 
a Negative Declaration was adopted for the project as part of the original approvals by the Planning 
Commission on September 12, 2017. The impacts of the proposed two-year time extension are consistent 
with impacts anticipated during original approval.  Therefore, no additional environmental analysis is 
required. 
 
 
SUMMARY: The proposal is a two-year time extension of the previously approved Linden Street 
Residential Complex Tentative Subdivision Map (TSM 2018-06) that allows for the creation of eight lots; 
seven will encompass the building footprints and one community lot. Applicant is requesting a two-year 
time extension of TSM 2018-06 as they have experienced hardships in working with an engineering firm 
to produce the map as well as difficulties monetarily due to COVID-19. Considering the project is within a 
Planned Development (PD) zone district, Precise Plan 2017-04 (PPL 2017-04) was approved for the project 
which set site design standards for construction of the units. All previously approved TSM 2018-06 and 
PPL 2017-04 conditions of approval remain in effect and two new conditions have been added. The 
previously approved conditions for PPL 2017-04 and PPL 2017-04 MOD have been revised slightly to clarify 
the relationship of the two sets of conditions. New conditions are: (1) extending the life of the map for 
the requested two-year extension and (2) requiring TSM 2018-06 EXT to comply with City’s adoption of 
the Parkland Acquisition Ordinance Act authorizing the City to require dedication of parkland or the 
payment of fees in-lieu of such dedication in effect since May 21, 2018. 
 
APPLICABLE CODES AND PROCEDURES 
  
Madera Municipal Code (MMC) §10-2.402.8.2 (Tentative Subdivision Map Extensions) 
MMC § 10-2.1300 Acquisition of Land and/or Payment of Fees for City Park Facilities 
California Government Code §66410 et. Seq. (Subdivision Map Act) 
 
PRIOR ACTION 
 
The subject property is located within the Groves Neighborhood Specific Plan Area. This specific plan was 
reviewed and recommended for adoption by the Planning Commission on October 14, 1997 and adopted 
by the City Council on November 19, 1997. The specific plan was a supplement to the 1992 General Plan. 
 
An application for a rezone (REZ 2017-02) and a precise plan (PPL 2017-04) were submitted to the City in 
mid-2017. Both applications, REZ 2017-02 and PPL 2017-04, were reviewed by staff and recommended 
for approval. At its regularly scheduled meeting of September 12, 2017, the Planning Commission adopted 
a Negative Declaration for the project and conditionally approved PPL 2017-04. The Commission also 
adopted a resolution recommending to the City Council adoption of REZ 2017-02 rezoning the subject site 
to the PD-2000 (Planned Development) Zone District.  
 
First reading of the prezone was introduced to City Council on October 4, 2017 with direction given to 
staff to prepare a formal resolution to be brought back for Council action at a later hearing. At the regular 
meeting of the City Council on October 18, 2017, the second reading of the zoning ordinance amendment 
was approved and adopted as Ordinance Number 946 C.S.  
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In early 2019, the applicant desired to subdivide the property establishing individual parcels for each of 
the proposed building footprints and a community parcel to serve the complex. An application was 
received for a Tentative Subdivision Map (TSM 2018-06) and Precise Plan Amendment (PPL 2017-04 MOD) 
which would accomplish subdividing the property and requiring Codes, Covenants, and Restrictions 
(CC&R) for maintenance of the new parcels in the subdivision. The Commission approved TSM 2018-06 
and PPL 2017-04 MOD at a regular meeting on April 9, 2019 with all previous conditions remaining and 
modifying some to accommodate the CC&Rs.   
 
ANALYSIS 
 
The approval date of the Linden Street Residential Complex subdivision (TSM 2018-06) was established 
by the Planning Commission with its approval of the project at the April 9, 2019 meeting. Subdivision maps 
are valid for two years from the date of approval, making the expiration date for this map April 9, 2021. 
Madera Municipal Code (MMC) section 10-2.402.8.2 outlines the process for requesting extensions of 
subdivision maps, which states written request by the subdivider must be filed at least 15 days prior to 
expiration. The City received an application and written request by the subdivider on February 19, 2021 
which meets the requirements of the MMC regarding this subdivision map extension request. The 
applicant’s reason for requesting an extension is hardships in working with an engineering firm to produce 
the map as well as difficulties monetarily due to COVID-19.  
 
All existing conditions of approval remain in effect as part of the original approvals by the Planning 
Commission. To assist project development and understanding of requirements from previously approved 
PPL 2017-04 and PPL 2017-04 MOD, staff has suggested revisions to original conditions that clarify the 
relationship of the two sets of conditions. Staff is also recommending adding two conditions to the project: 
(1) extending the life of the map for the requested two-year extension and (2) requiring TSM 2018-06 EXT 
to comply with City’s adoption of the Parkland Acquisition Ordinance (MMC §10-2.1300 et seq. 
authorizing the City to require dedication of parkland or the payment of fees in-lieu of such dedication in 
effect since May 21, 2018. 
 
The staff report prepared and presented to the Commission at the April 9, 2019 hearing included mention 
of the Quimby Act and Parkland Acquisition Ordinance; however, the Ordinance was not in effect at the 
time of the approval of TSM 2018-06. For clarity purposes, tentative subdivision map extensions can be, 
and are subject to, new ordinance adopted subsequent to tentative subdivision map approvals.  As such, 
TSM 2018-06 EXT includes a new condition to ensure the tentative subdivision map is in compliance with 
MMC §10-2.1300 et seq. In addition, a condition expressing the date of expiration of the map has also 
been added to the conditions of approval to clearly identify the extension and expiration of the tentative 
subdivision map.  
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 
 
The applicant requests an extension of time for the previously approved Linden Street Residential 
Complex Tentative Subdivision Map (TSM 2018-06). This project has already been environmentally 
assessed, and a Negative Declaration (ND) was adopted for the project by the Planning Commission as 
part of the original approvals on April 9, 2019. The setting for the project has not substantially changed 
since the adoption of the ND. No additional development in the area has occurred since the approval of 
TSM 2018-06 that would require additional environmental analysis of the project. The extension of time 
for a tentative subdivision map does not involve any physical changes in the environment and hence does 
not have the potential for causing a significant effect on the environment. No substantial changes are 
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proposed in the project which will require major revisions of the previous negative declaration due to the 
involvement of new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects. Likewise, no substantial changes occur with respect to the circumstances 
under which the project is undertaken, which will require major revisions of the previous negative 
declaration due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects. There is no new information, which was not known 
and could not have been known at the time of the previous negative declaration that the project will have 
significant effect not discussed in the negative declaration. Finally, since a negative declaration was 
previously adopted for the considerations set forth in CEQA Guidelines § 15162(a)(3)(C) and (D), related 
to the adequacy and feasibility of previously adopted mitigation measures, are not applicable. Therefore, 
the adopted negative declaration is sufficient and pursuant to State CEQA Guidelines Section 15162, which 
identifies the requirements for which subsequent analysis is required, no further environmental review is 
required. 
 
CONSISTENCY WITH THE VISION MADERA 2025 PLAN 
 
One of the Madera General Plan’s visions is a well-planned city. This idea takes into consideration many 
of the growing needs of a City as it expands. Housing to support our growing population is a great way to 
encourage new family opportunities in Madera and make our City marketable. The infrastructure 
improvements to be fulfilled with this subdivision and the homes to be built support this vision and will 
provide for the rapidly growing population.  
 
RECOMMENDATION 
 
The information presented in this report provides support of approval of a resolution approving a two-
year time extension to the Tentative Subdivision Map 2018-06. It is recommended that the Commission 
consider the information in this report, as well as testimony received at the public hearing, and make a 
determination on TSM 2018-06 EXT, subject to the findings and conditions of approval below. 
 
PLANNING COMMISSION ACTION 
 
The Commission will be acting on a two-year time extension for Tentative Subdivision Map 2018-06 
and determining to either: 
 

• Adopt a resolution approving a two-year time extension for Tentative Subdivision Map TSM 
2018-06 as conditioned (Motion 1); or 

• Continue the hearing to May 11, 2021, with direction to staff to return with an updated 
resolution with appropriate findings modifying the conditions of approval: (Specify – Planning 
Commission should articulate reasons for modifications to findings and conditions of approval) 
(Motion 2); or 

• Move to continue the application for a two-year time extension for TSM 2018-06 to the May 
11, 2021 Planning Commission hearing with direction to staff to return with an updated 
resolution with appropriate findings for denial for the following reasons: (Specify – Planning 
Commission should articulate reasons for denial). (Motion 3). 
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Motion 1:  Move to adopt a resolution of the Planning Commission of the City of Madera approving a two-
year time extension for the previously approved Linden Street Residential Complex Tentative Subdivision 
Map 2018-06, based on and subject to the findings and conditions of approval as follows: 
 
Findings to Approve a Tentative Subdivision Map Extension (California Subdivision Map Act - Government 

Code Section 66474)  

Finding a:  There have been no changes to the provisions of the General Plan, any applicable specific plan 
or the development code applicable to the project since the approval of the tentative map. 

Tentative Subdivision Map 2018-06 remains consistent and compatible with the City’s 
General Plan land use designations for the subject site and surroundings. The subject site is 
not subject to an adopted Specific Plan. 

Finding b:  There have been no changes in the character of the site or its surroundings that affect how 
the policies of the General Plan or other standards of the development code apply to the 
project. 

Surrounding property existing conditions and uses remain relatively unchanged since the 
approval of the tentative subdivision map (TSM 2018-06). The project, with the approval of 
the two new additional conditions of approval, will remain consistent with the City’s Zoning 
Ordinance. 

Finding c:  There have been no changes to the capacities of community resources, including but not 
limited to, water supply, sewage treatment or disposal facilities, roads or schools so that there 
is no longer sufficient remaining capacity to serve the project. 

Adequate service capacity remains available to service the subject site. 

Finding d:    There have been no changes in the character of the site, its surroundings, or the project that 
that would require major revisions to the previous negative declaration or would cause 
substantial environmental damage or injury to wildlife. 

The adopted negative declaration is sufficient and pursuant to State CEQA Guidelines Section 
15162, which identifies the requirements for which subsequent analysis is required, no 
further environmental review is required. 

CONDITIONS OF APPROVAL (NEW) 

5.1   Approval of TSM 2018-06 EXT allows for a two-year time extension for the previously 
approved Linden Street Residential Complex Tentative Subdivision Map 2018-06. The 
approval shall expire on April 9, 2023.  

5.2   Subdivider shall provide and dedicate to the City parkland within the subdivision to the 
satisfaction of the City or provide payment of fees in-leu of such dedication in 
accordance with the City’s Acquisition of Land and/or Payment of Fees for City Park 
Facilities Ordinance (MMC 10-2.1300 et seq.). 

 
(OR) 
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Motion 2:  Move to continue the public hearing on a two-year time extension for TSM 2018-06 to the 
May 11, 2021 Planning Commission meeting with direction to staff to return with an updated resolution 
with appropriate findings for the following reasons: (Specify – Planning Commission should articulate 
reasons for modifications to findings and conditions of approval)  
 
(OR) 
Motion 3:   Move to continue the application for a two-year time extension on TSM 2018-06 to the May 
11, 2021 Planning Commission meeting with direction to staff to return with an updated resolution with 
appropriate findings for denial for the following reasons: (Specify – Planning Commission should articulate 
reasons for denial.) 
 
ATTACHMENTS 
 
Attachment 1:  Aerial Photo 
Attachment 2:   Tentative Subdivision Map 2018-06 
Attachment 3: Negative Declaration for Tentative Subdivision Map 2018-06 
Attachment 4:  Planning Commission Resolution #1879 
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Attachment 1: Aerial Map 
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Attachment 2: Tentative Subdivision Map 2018-06 
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Attachment 3:  Negative Declaration for Tentative Subdivision Map 2018-06 
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Attachment 4:  Planning Commission Resolution for TSM 2018-06 EXT 
 

 



    

 

 

RESOLUTION NO. 1879 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
APPROVING A TWO-YEAR TIME EXTENSION FOR THE LINDEN STREET 
RESIDENTIAL COMPLEX TENTATIVE SUBDIVISION MAP 2018-06 (TSM 2018-06 
EXT)  
 

WHEREAS, the Planning Commission of the City of Madera on September 12, 2017 adopted a 
Negative Declaration and resolution recommending to the City Council of the City of Madera 
adoption of REZ 2017-02, rezoning APNs 006-360-013 and 006-360-014 from PD-6000 to the PD-
2000 Zone District; and 
 
WHEREAS, first reading of REZ 2017-02 was introduced to the City Council of the City of Madera 
on October 4, 2017 with direction provided to return for a second reading of the Zoning 
Ordinance Amendment; and 
 
WHEREAS, second reading of REZ 2017-02 was considered by the City Council of the City of 
Madera at a regular meeting on October 18, 2017 and was approved and adopted as Ordinance 
Number 946 C.S.; and 

 
WHEREAS, the Planning Commission of the City of Madera on September 12, 2017 adopted a 
Negative Declaration and approved the Linden Street Residential Complex Precise Plan (PPL 
2017-04) which set development standards for a 22-unit multi-family apartment complex; and 

 
WHEREAS, the Planning Commission of the City of Madera on April 9, 2019 adopted PPL 2017-
04 MOD modifying the originally approved PPL 2017-04 to accommodate a now desired 
subdivision of the subject property; and 
 
WHEREAS, Planning Commission of the City of Madera on April 9, 2019 adopted Tentative 
Subdivision Map 2018-06 (TSM 2018-06) subdividing the subject property into eight individual 
lots; and 

 
WHEREAS, prior to the expiration of TSM 2018-06 on April 9, 2021, the City of Madera Planning 
Department received an application and written request on February 19, 2021, from Tom Jarrell, 
owner of the subject property who filed a request for a two-year extension on TSM 2018-06; 
and 
 
WHEREAS, based on a preliminary environmental assessment, this TSM 2018-06 EXT was 
determined to be consistent with the Negative Declaration prepared and adopted for the 
original Precise Plan 2017-04 and Rezone 2017-02 and no further analysis is required; and 
 
WHEREAS, under the City’s Municipal Code, the Planning Commission is authorized to review 
and approve tentative subdivision map extensions on behalf of the City; and 

 
WHEREAS, the City provided notice of the Planning Commission hearing as required by law; and  
 
WHEREAS, the Planning Commission received and reviewed TSM 2018-06 EXT at a duly noticed 
meeting on April 13, 2021; and 



 

 
WHEREAS, a public hearing was held, the public was provided an opportunity to comment, and 
evidence, both written and oral, was considered by the Planning Commission; and 
 
WHEREAS, the Planning Commission now desires to approve TSM 2018-06 EXT with two new, 
additional conditions. All conditions of approval for TSM 2018-06 and PPL 2017-04 remain in 
effect with modifications to clarify requirements; and 
 
NOW THEREFORE, be it resolved by the Planning Commission of the City of Madera as follows:  
 
1. Recitals:  The above recitals are true and correct and are incorporated herein.  

2. CEQA:  This project has been previously assessed. The Planning Commission finds that 
pursuant to CEQA Guidelines Section 15162, subsequent environmental review is not 
required for TSM 2018-06 EXT based on the following: 

a. No substantial changes are proposed in the project which will require major 
revisions of the previous negative declaration (“ND”) due to the involvement of 
new significant environmental effects or a substantial increase in the severity of 
previously identified significant effects. In this case, TSM 2018-06 maintains the 
same density, intensity and is otherwise consistent with the development 
originally proposed for the subject site as contemplated by the ND. As such, no 
further environmental review is necessary or required.  

b. No substantial changes occur with respect to the circumstances under which the 
project is undertaken which would require major revisions of the previous ND 
due to the involvement of new significant environmental effects or a substantial 
increase in the severity of previously identified significant effects. In this case, 
TSM 2018-06 is consistent with the originally approved tentative map that was 
assessed by the ND and there are no new substantial changes in the physical 
environment that were not anticipated in the ND, including its analysis in light of 
development contemplated in the General Plan. 

c. There is no new information, which was not known and could not have been 
known at the time of the previous ND that the project will have significant effect 
not discussed in the ND. The project will not have any more significant effects 
than that already discussed and assessed in the ND.  As a negative declaration 
was previously adopted for the considerations set forth in CEQA Guidelines 
§15162(a)(3)(C) and (D), related to the adequacy and feasibility of previously 
adopted mitigation measures, are not applicable. 

Based upon these findings, it has been determined that no further 
environmental documents is required for TSM 2018-06 EXT. 

3. Findings for TSM 2018-06 EXT: The Planning Commission finds and determines that 
there is substantial evidence in the administrative record to support the approval of 
TSM 2018-06 EXT, as conditioned. With the conditions, the project is consistent with the 
requirements of the Municipal Code, including Sections 10-2.402.8.1 and 10-2.402.8.2. 



 

The Planning Commission further approves, accepts as its own, incorporates as if set 
forth in full herein, and makes each and every one of the findings, based on the 
evidence in the record, as follows: 

a. There have been no changes to the provisions of the General Plan, any applicable 
specific plan or the development code applicable to the project since the approval 
of the tentative map. 

Tentative Subdivision Map 2018-06 remains consistent and compatible with the 
City’s General Plan land use designations for the subject site and surroundings. The 
subject site is not subject to an adopted Specific Plan. 

b. There have been no changes in the character of the site or its surroundings that 
affect how the policies of the General Plan or other standards of the development 
code apply to the project. 

Surrounding property existing conditions and uses remain relatively unchanged 
since the approval of the tentative subdivision map (TSM 2018-06). The project, 
with the approval of the two new additional conditions of approval, will remain 
consistent with the City’s Zoning Ordinance.  

c:  There have been no changes to the capacities of community resources, including 
but not limited to, water supply, sewage treatment or disposal facilities, roads or 
schools so that there is no longer sufficient remaining capacity to serve the project. 

 Adequate service capacity remains available to service the subject site. 

d: There have been no changes in the character of the site, its surroundings, or the 
project that that would require major revisions to the previous negative declaration 
or would cause substantial environmental damage or injury to wildlife 

The adopted negative declaration is sufficient and pursuant to State CEQA 
Guidelines Section 15162, which identifies the requirements for which subsequent 
analysis is required, no further environmental review is required.  

4. Approval of TSM 2018-06 EXT: Given that all necessary findings can be made, the 
Planning Commission hereby approves TSM 2018-06 EXT, conditioned as set forth in the 
Conditions of Approval attached as Exhibit “A.”  Tentative Subdivision Map 2018-06 shall 
now expire on April 9, 2023, unless otherwise timely extended. 

5. Effective Date:  This resolution is effective immediately. 

 
 

* * * * * 
 
 
 
 



 

Passed and adopted by the Planning Commission of the City of Madera this 13th day of April 2021, by the 
following vote: 
 
AYES:    
 
NOES:   
  
ABSTENTIONS:        
 
ABSENT:  
 
        _____________________________ 

Robert Gran Jr.  
Planning Commission Chairperson 

Attest: 
 
___________________________________ 
Gary Conte, AICP 
Planning Manager 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



    

 

 

EXHIBIT “A” 
TSM 2018-06 EXT (LINDEN STREET RESIDENTIAL COMPLEX TENTATIVE SUBDIVISION MAP)  

(AMENDED APRIL 2021) 
CONDITIONS OF APPROVAL 

 
General Conditions 
 
1. Project approval is conditioned upon acceptance of the conditions of approval contained herein, 

as evidenced by receipt in the Planning Department of the applicant’s signature upon an 
Acknowledgement and Acceptance of Conditions within 30 days of the date of approval. 

 
2. The conditions of approval for Precise Plan 2017-04 (Attachment 4 Exhibit A) shall remain 

effective and are not revised in any way, except as modified herein. 
 
3. All conditions of approval shall be the sole financial responsibility of the applicant/owner, except 

where specified in the conditions of approval listed herein or mandated by statutes. 
 
4. It shall be the responsibility of the property owner to ensure that any required permits, 

inspections and approvals from any regulatory agency shall be obtained from the concerned 
agency prior to establishment of the use. 

 
5. Any substantial future modifications to the project involving, but not limited to, building 

exteriors, parking/loading areas, fences/walls, new buildings or landscaping shall require an 
amendment to Precise Plan 2017-04 MOD. 

5.1 Approval of TSM 2018-06 EXT allows for a two-year time extension for the previously approved 
Linden Street Residential Complex Tentative Subdivision Map 2018-06. The approval shall expire 
on April 9, 2023.  

5.2 Subdivider shall provide and dedicate to the City parkland within the subdivision to the 
satisfaction of the City or provide payment of fees in-leu of such dedication in accordance with 
the City’s Acquisition of Land and/or Payment of Fees for City Park Facilities Ordinance (MMC §10-
2.1300 et seq.). 

 
Engineering Department 
 
General 
6. Prior to recordation of the final map, the applicant shall, at their sole expense, annex the 

subdivision properties into Community Facilities District (CFD) 2005-01 and pay all applicable 
fees.  All properties included within the subdivision shall be made a part of CFD 2005-01 and 
subject to its taxes. 

 
7. A final subdivision map shall be required per Section 10-2.502 of the Madera Municipal Code 

(MMC). 
 
8. All lots are to be numbered in sequence throughout the entire subdivision with the last lot circled 

for identification.  As an alternative, subject to the approval of the City Engineer, lots may be 
numbered in sequence within blocks that also are separately identified.  A consecutive 
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subdivision name shall identify multiple final maps filed in accordance with an approved 
tentative map. 

 
9. Nuisance onsite lighting shall be redirected, as requested by the City Engineer, within 48 hours 

of notification. 
 
10. Development impact fees shall be paid at time of building permit issuance.  Credits for the 

existing dwelling unit are allowed. 
 
11. The developer shall reimburse the City for improvements previously installed, as calculated by 

the City Engineer, whose determination shall be final.  Reimbursements for the previously 
installed improvements shall be paid prior to issuance of a building permit. 

 
12. The developer shall pay all required fees for processing a subdivision map and completion of the 

project.  Fees due include, but shall not be limited to, the following:  subdivision map review, 
plan review, easement acceptance, encroachment permit processing and improvement 
inspection fees. 

 
13. Improvement plans signed and sealed by an engineer shall be submitted to the Engineering 

Department in accordance with the submittal process. 
 
14. Improvements within the City’s right-of-way require an encroachment permit from the 

Engineering Department. 
 
15. The improvement plans for the project shall include the most recent version of the City’s General 

Notes. 
 
16. In the event archeological resources are unearthed or discovered during any construction 

activities on site, construction activities shall cease and the Community Development Director 
or City Engineer shall be notified so that procedures required by State law can be implemented. 

 
Sewer 
17. Sewer service connection(s) shall be constructed or upgraded to current City standards.  Each 

parcel shall have a separate sewer service. 
 
18. Sewer main connections six inches and larger in diameter shall require manhole installation. 
 
19. Existing septic tanks, if found, shall be removed, permitted and inspected by the City of Madera 

Building Department. 
 
20. Existing sewer service connections that will not be used for the project shall be abandoned per 

City of Madera standards. 
 
Storm Drain 
21. Storm runoff from this project site will surface drain into existing facilities and eventually into 

the Madera Irrigation District (MID) canal.  Water runoff from the site shall be cleaned prior to 
entering the existing storm water system to the satisfaction of MID through the use of an on-
site oil/water separator or drop inlet inserts at drop inlets that receive runoff from the site. 
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22. Support calculations shall be provided that prove the existing storm drain facilities are capable 

of intercepting runoff in accordance with the provisions of the Storm Drainage System Master 
Plan. 

 
23. The project shall comply with the design criteria, as listed on the National Pollutant Discharge 

Elimination Systems (NPDES) General Permit for storm water discharges from Small Municipal 
Separate Storm Sewer System (MS4’s) as mandated by Water Quality Order No. 2013-0001-
DWQ, NPDES General Permit No. CAS0000004. 

Streets 
24. The developer shall be a proponent of annexing into Landscape Maintenance District (LMD) 

Zone 4 (See Attachment 3 Exhibit B).  If the annexation into LMD Zone 4 is not attainable, the 
developer shall, at their sole expense, form a new Landscape Maintenance District zone.  The 
subdivider shall sign and submit a landscape district formation and inclusion form, an engineer’s 
report, and map prior to recordation of any final map. 

 
25. Prior to the approval of any final maps, the developer shall submit a cash deposit in an amount 

sufficient to maintain lighting and landscaping within the required LMD Zone 4 or new LMD zone 
for a period of one year.  The specific amount of the deposit shall be determined by the City 
Engineer and be established based on landscape plans approved by the Parks and Community 
Services Department and the engineer’s report for the required improvements.  The deposit will 
be used to maintain landscaping improvements, existing and new improvements required to be 
constructed by the developer and included within the Citywide LMD, after the improvements 
for the subdivision have been approved, but before any revenues are generated by the 
assessment district to pay for the maintenance of the landscape.  Any funds deposited by the 
developer and not required by the Parks and Community Services Department for maintenance 
of eligible landscaping shall be refunded to the developer. 

 
26. The developer shall construct and ADA-accessible concrete sidewalk along the entire project 

parcel frontage on Linden Street, per City standards. 
 
27. The existing two driveway approaches on Linden Street shall be removed and replaced with 

concrete sidewalk, curb, and gutter, per current City standards. 
 
28. The proposed driveway approach on Linden Street shall be constructed to a street-type entrance 

with a minimum face curb radius of fifteen feet and be constructed to current City and ADA 
standards. 

 
29. The developer shall dedicate a Public Utility Easement (PUE) ten-feet wide along the entire 

project parcel frontage on Linden Street.  A $466 fee or the fee in effect at that time shall be 
paid with the Engineering Department. 

 
30. The developer shall record a reciprocal ingress/egress, utility, and parking easements acceptable 

to the City of Madera across the entire project site and applicable to all parcels.  The easements 
shall provide the mutual right of access for all future uses in the project site.  This document 
shall also stipulate that maintenance of all facilities and utilities outside the road right-of-way 
are private and shall be maintained by the property owners or Homeowner’s Association.  The 
developer shall pay associated fees with the Engineering Department. 
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31. All public utilities shall be undergrounded, except transformers, which may be mounted on pads. 
 
32. Improvement plans prepared in accordance with City standards by a registered civil engineer 

shall be submitted to the City Engineer for review and approval on 24-inch by 36-inch tracing 
paper with the City of Madera logo on the bottom-right corner.  The cover sheet shall indicate 
the total lineal feet of all streets, fire hydrant and street water main lineal feet, and sewer line 
lineal feet, a list of items and quantities of all improvements installed and constructed, as well 
as containing an index schedule.  This subdivision is subject to the City standards.  The plans shall 
include the City of Madera title block and the following: 

 
a. Detailed site plan with general notes, including the location of any existing wells 

and septic tanks; 
b. Street plans and profiles; 
c. Drainage ditches, culverts and other structures (drainage calculations to be 

submitted with the improvement plans); 
d. Streetlights; 
e. Traffic signals; 
f. Construction details including traffic signage and striping plan; 
g. Water and sewer plans (sewage flow and water demand calculations to be 

submitted with the improvement plans); 
h. Grading plan indicating flood insurance rate map community panel number and 

effective date; 
i. Landscape and irrigation plan for off-site landscaping improvements shall be 

prepared by a licensed landscape architect or engineer; 
j. Storm water pollution control plan and permit; 
k. Itemized quantities of the off-site improvements to be dedicated to the City. 

 
33. Submittals to the Engineering Department shall include the following: 

 
a. Engineering Plan Review Submittal Sheet; 
b. Civil Plan Submittal Checklist – all required items shall be included on the 

drawings; 
c. Four copies of the final map; 
d. Two sets of traverse calculations; 
e. Two preliminary title reports; 
f. Two signed copies of conditions; 
g. Six sets of complete improvement plans; 
h. Three sets of landscaping plans; 
i. Two sets of drainage calculations; 
j. Two copies of the engineer’s estimate. 

 
Partial submittals will not be accepted by the Engineering Department. 

 
34. All utilities (water, sewer, electrical, phone, cablevision, etc.) shall be installed prior to curb and 

gutter installation.  Trench compaction shall be as required for curb and gutter installation.  If 
curb and gutter is installed prior to utility installation, then all trenches shall be back-filled with 
a three-sack sand slurry mix extending one-foot past the curb and gutter in each direction. 
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35. A preliminary title report and plan check fees along with the engineer’s estimated cost of 

installing the subdivision improvements shall be submitted with the initial improvement plan 
submittal.  Inspection fees shall be paid prior to initiating construction. 

 
36. The subdivider may commence off-site construction prior to approval of the final map in 

accordance with Section 7-2.02 of the MMC, provided that an encroachment permit has been 
issued and improvement plans have been submitted and approved.  As a component of the 
encroachment permit, the applicant shall submit a 100 percent (100%) performance bond, 
additional bond (50 percent labor and material), Storm Water Pollution Prevention Plan and 
insurance certificate prior to initiating any construction work within any street or right-of-way 
which is dedicated or proposed to be dedicated by the subdivision.  The encroachment permit 
fee shall be per the City of Madera Development Application Fees as approved by the City 
Council and shall be paid at the time of permit. 

 
Water 
37. The water system shall be designed to meet the required fire flow for this type of development 

and shall be approved by the Fire Department and shall be operational prior to any framing 
construction on-site.  Fire flows shall be determined by Uniform Fire Code Appendix III-A. 

 
38. All water sources used for construction activities shall have an approved back-flow device 

installed.  All water trucks/storage tanks will be inspected for proper air gaps or back-flow 
prevention devices. 

 
39. Water service connections shall be constructed per current City standards. 
 
40. Each parcel shall have a separate domestic water service to be located within the public right-

of-way or PUE. 
 
41. A separate water meter and backflow prevention device shall be required for landscape area. 
 
42. Existing water service connections that will not be used for this project shall be abandoned per 

City of Madera standards. 
 
43. Existing wells, if any, shall be abandoned as directed and permitted by the City of Madera for 

compliance with State standards. 
 
44. The developer shall reimburse its fair share cost to the City for the previously constructed water 

main along the project parcel frontage prior to issuance of an encroachment permit for off-site 
improvements. 

 
Subdivision Improvement Inspections 
45. Engineering Department plan check and inspection fees, along with the engineer’s estimated 

cost of installing off-site improvements, shall be submitted along with the improvement plans.  
Inspection fees shall be due when all other fees are due per the subdivision agreement. 
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46. Prior to the installation of any improvements or utilities, the general contractor shall notify the 
Engineering Department 48 hours prior to construction.  The inspector shall verify, prior to 
inspection, that the contractor requesting inspection uses plans signed by the City Engineer. 

 
47. No grading or other construction activities, including preliminary grading on site, shall occur until 

the City Engineer approves the improvement plans or grading plans.  The inspector shall verify, 
prior to inspection, that the contractor requesting inspection is using plans signed by the City 
Engineer. 

 
48. No occupancy of any buildings within the subdivision shall be granted until subdivision 

improvements are completed to the satisfaction of the City Engineer.  After request for final 
improvement inspection, the generation of a written punch list shall require a minimum of five 
working days. 

 
Special Engineering Conditions 
49. Project grading shall not interfere with the natural flow or adjacent lot drainage and shall not 

adversely impact downstream properties.  Grading plans shall indicate the amount of cut and fill 
required for the project, including the necessity for any retaining walls.  Retaining walls, if 
required, shall be approved as to design and calculation prior to issuance of a grading permit. 

 
50. Lot fill more than twelve inches requires a compaction report prior to issuance of any building 

permits.  Soil shall not slope onto any adjacent property.  Lot grade elevation differences with 
any adjacent properties of twelve inches or more shall require construction of a retaining wall. 

 
51. Retaining walls, if required, shall be constructed of concrete blocks.  Design calculations, 

elevations and location shall be shown on the grading plan.  Retaining wall approval is required 
in conjunction with the grading plan approval. 

 
52. Any construction work on Madera Irrigation District (MID) facilities shall not interfere with 

irrigation or storm water flows, or MID operations.  Prior to any encroachment, modification, or 
removal of MID facilities, the subdivider shall submit two sets of preliminary plans for MID 
approval.  Permits shall be obtained from MID for the encroachment, modification or removal 
of MID facilities.  Upon project completion, as-built plans shall be provided to MID.  The 
abandonment of agricultural activities shall require removal of MID facilities at the owners’ 
expense.  Turnouts and gates shall be salvaged and returned to the MID yard. 

 
53. Prior to recordation of the subdivision map, any current and/or delinquent MID assessments 

and estimated assessments for the upcoming assessment (calendar) year, as well as any 
outstanding crop water charges, standby charges or waiver fees shall be paid in full.  
Assessments are due and payable in full November 1 of the year preceding the assessment year. 

 
54. The applicant shall coordinate with the United States post office relative to the proposed 

location of the postal boxes for the project.  Regarding this item, all adjacent sidewalks shall 
retain a minimum clear walkway width of five feet. 
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Fire Department 
 
55. All homes shall be equipped with residential fire sprinklers in accordance with the California Fire 

Code, California Residential Code and National Standards. 
 
56. All properties shall have a non-revocable cross-access agreement recorded against them.  This 

shall apply to pedestrian, as well as vehicular, access.  The easement shall also apply to co-
mingled utilities, such as the fire hydrant. 

 
57. All properties shall have a non-revocable management agreement recorded against them.  The 

management agreement shall define how maintenance is performed for the site for all common 
areas including, but not limited to, the maintenance of the fire systems, fire sprinklers and 
alarms, fire hydrant system, Fire Department access, fire lane posting, and accessible pedestrian 
routes. 

 
Planning Department 
 
Precise Plan Amendment 
58. Covenants Conditions & Resolutions (CC&R’s) shall be submitted to the Planning Department 

prior to recordation of a final map and shall be approved by the Planning Manager.  The CC&R’s 
shall reflect the development standards and conditions of approval of PPL 2017-04 (Attachment 
4 Exhibit A). 

 
59. The formation of a Homeowner’s Association (HOA) shall be completed as a component of the 

CC&R’s.  The HOA shall be managed by a private property management company.  The HOA shall 
include an escalator clause that addresses maintenance inflation costs.  A monthly fee shall be 
paid by each unit for the following requirements that shall be addressed within the HOA: 

 
• Maintenance of each individual structure; 
• Maintenance of all landscape areas; 
• Maintenance of all hardscape areas, including concrete pathways, curbs and the asphalt 

parking lot; 
• Maintenance of all on-site fencing; 
• No allowance of alterations to the color of all structures from the approved colors and 

materials board, consistent with PPL 2017-04. 
 

60. All garages shall be utilized for parking of owners and/or renters only.  The garages shall not be 
used as storage for personal belongings. 

 
61. The HOA shall include a mechanism for future major repair work, such as reroofing. 
 
62. There shall be no allowance for the phasing of the project into more than one phase. 
 
63. There shall be no allowance for final occupancy of any structure until all on-site and off-site 

improvements have been completed. 
 
64. There shall be no allowance of any subsequent subdivision map(s) beyond approval of TSM 

2018-06. 
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EXHIBIT A 

PPL 2017-04 Conditions of Approval 
 
General Conditions 
 

1. All conditions of approval shall be the sole financial responsibility of the applicant/owner, 
except where specifically noted in the conditions or mandated by statutes. 

 
2. Any minor deviation from the approved plan or any condition contained herein shall require 

prior written request by the applicant and approval by the Planning Manager.   
 

3. Any substantial future modifications to the site involving, but not limited to, building exteriors, 
parking/loading areas, fence/walls, new buildings or landscaping shall require an amendment 
to the Precise Plan. 

 
4. It shall be the responsibility of the property owner to ensure that any required permits, 

inspections and approvals from any regulatory agency shall be obtained from the concerned 
agency prior to establishment of the use. 

 
5. The project shall be developed in accordance with the operational statement, site plan and 

elevation drawings (Attachment 1) as reviewed and approved with the Precise Plan.  Minor 
modifications to the Precise Plan necessary to meet regulatory or engineering constraints may 
be made with approval of the Planning Manager. 

 
6. Prior to issuance of building permits or any future division of the property, the applicant at 

their sole expense shall cause the property to be annexed into the Citywide Community 
Facilities District No. 2005-01 and shall pay all applicable fees. 

 
Engineering Department 
 

General 
7. Nuisance onsite lighting shall be redirected as requested by the City Engineer within 48 hours 

of notification. 
 

8. Impact fees shall be required to be paid at time of building permit issuance.  Credit for the 
existing dwelling unit is allowed. 

 
9. The developer shall be required to reimburse the City for improvements previously installed, 

as calculated by the City Engineer, whose determination shall be final.  Reimbursements for 
previously installed improvements shall be required to be paid prior to issuance of a final 
building permit. 

 
10. The developer shall be required to pay all required fees for completion of the project.  Fees 

due may include, but are not limited to the following: plan review, easement acceptance, 
Encroachment permit processing and improvement inspection fees. 

 
11. Improvement plans signed and sealed by an engineer shall be required to be submitted to the 
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Engineering Division in accordance with the submittal process. 
 

12. The improvement plans for the project shall be required to be included in the most recent 
version of the City’s General Notes. 

 
13. In the event archeological resources are unearthed or discovered during any construction 

activities on site, construction activities shall be required to cease and the Community 
Development Director or City Engineer shall be required to be notified so that procedures 
required by State law can be implemented. 

 
14. Improvements within the City’s right-of-way shall require an Encroachment Permit from the 

Engineering Division. 
 

15. All off-site improvements shall be required to be completed prior to issuance of final 
occupancy. 

 
Sewer 
16. New or existing sewer service connections(s) shall be required to be constructed or upgraded 

to current City standards.  Each parcel is required to have a separate sewer service. 
 

17. Sewer main connections six (6”) inches and larger in diameter shall require manhole 
installation. 

 
18. The developer shall be required to reimburse their fair share cost to the City for the previously 

constructed sewer main along the entire project frontage. 
 

19. Existing septic tanks, if found, shall be required to be removed.  The removal process requires 
a permit and inspection by the City of Madera Building Department. 

 
Storm Drain 
20. Storm runoff from this project will surface drain into existing facilities and eventually into the 

MID Canal.  Water runoff from the site shall be required to be cleaned prior to entering the 
existing storm water system to the satisfaction of the Madera Irrigation District through the 
use of an onsite oil/water separator or drop inlet inserts at drop inlets that receive runoff from 
the site. 

 
21. Support calculations shall be required to be provided that prove the existing storm drain 

facilities are capable of intercepting runoff in accordance with the provisions of the Storm 
Drainage System Master Plan. 

 
Streets 
22. The developer shall be required to construct ADA accessible concrete sidewalk along the entire 

project parcel frontage on Linden Street, per City standards. 
 

23. The existing driveway approaches (2) on Linden Street shall be required to be removed and 
replaced with concrete sidewalk, curb, and gutter, per current City standards. 

 
24. The proposed driveway approach on Linden Street shall be required to be constructed to a 
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street type entrance with a minimum face curb radius of fifteen (15’) feet and be constructed 
to current City and ADA standards. 

 
25. The developer shall be required to dedicate a Public Utility Easement (PUE) ten (10’) feet wide 

along the entire project parcel frontage on Linden Street.  A $405.00 fee or the fee in effect at 
that time shall be required to be paid with the Engineering Division. 

 
26. The developer shall be required to merge the parcels prior to issuance of a building permit.  

The developer shall be required to pay the associated fees to the Engineering Division. 
 

27. The developer shall be required to annex into and execute such required documents that may 
be required to participate in Landscape Maintenance District (LMD) Zone 4 for the purposes of 
participating in the cost of maintaining landscape improvements within said zone. 

 
28. All public utilities shall be required to be undergrounded, except transformers, which may be 

mounted on pads. 
 

Water 
29. Existing or new water service connection(s) shall be required to be upgraded or constructed to 

current City standards including an Automatic Meter Reading (AMR) water meter installed 
within the City right-of-way and backflow prevention device installed within private property.  
Each parcel shall be required to have a separate domestic water service. 

 
30. Each parcel shall be required to have a separate water meter and backflow prevention device 

for landscaped area. 
 

31. The developer shall be required to reimburse its fair share cost to the City for the previously 
constructed water main along the entire project frontage. 

 
32. Existing wells, if any, shall be required to be abandoned as directed and permitted by the City 

of Madera for compliance with State standards. 
 
Fire Department 
 

33. Building permits are required. 
 

34. 2A10BC-rated fire extinguishers shall be required for each floor of each fourplex.  Duplexes are 
exempt from fire extinguisher requirements. 

 
35. All structures shall be equipped with fire sprinklers. 

 
36. Due to the depth of the lot, an on-site fire hydrant is required. 

 
37. Rated separations shall be required between units both vertically and horizontally. 
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Planning Department 
 

Precise Plan 
38. Precise Plan Area   

Two One (21) parcels, approximately 1.4 acres 
    APNs: 006-360-042013, 006-360-014 
 
       Building Area  

Twenty-two (22) residential units, as follows: 
    Three (3) duplexes with 1,448 sq. ft. per unit, 3 bdrm, 2 bath 
    Three (3) fourplexes with 1,300 sq. ft. per unit, 2 bdrm, 2 bath 
    One (1) fourplex with 1,218 1,150 sq. ft. per unit, 1 2 bdrm, 1 2 bath 

 
39. The proposed elevations shall include the following features as standard elements of 

construction: 
 

• Multi-dimensional concrete tile roofing 
• Three color exterior painting 
• Architectural treatments, including gable decorations, decorative moldings and a stone veneer 

wainscot consistent with the approved elevations for the models. 
• Landscape and irrigation adjacent to garages 

 
40. The development of any temporary construction trailer on the project site requires the 

approval of a Zoning Administrator’s Permit in advance of installation/placement. 
 

41. Vandalism and graffiti shall be corrected pursuant to the Madera Municipal Code. 
 

42. The property owner, operator and/or manager shall keep the property clear of all trash, 
rubbish and debris at all times, and the dumping of refuse shall be restricted to the dumpsters 
owned by the property owner. 

HVAC and PG&E Utility Placement Considerations/Screening Requirements 

43. Prior to the issuance of building permits, applicant to identify on the site plan the following 
information for Planning Department review and approval: 

 
• The location of all natural gas and electrical utility meter locations 
• The location of all HVAC (heating, ventilation or air conditioning) equipment 
• The location of all compressor equipment, and mechanical and electrical equipment 

 
44. Where feasible, electrical/mechanical equipment shall be located in the interior of the 

proposed new structure(s) within electrical/mechanical service room(s).  Utilities (switch 
boxes, electrical panels and other utility appendages) proposed at the exterior shall be required 
to be sufficiently screened and/or integrated into building architecture per the approval of the 
Planning Director. 
 

45. All utility equipment and services shall be screened to the specifications of the Planning 
Department.  If ground-mounted, applicant shall show methods proposed to architecturally 
integrate equipment locations, or show methods proposed to screen equipment using 
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landscaping.  Any wall-mounted equipment shall be painted to match the exterior wall and 
screened when in predominant public views. 

 
46. All ground-mounted HVAC equipment must be screened from view utilizing architectural 

features or landscaping. 
 

47. Natural gas meter placement shall be screened from public view per Planning Department 
approval. 

 
48. The applicant shall coordinate the installation of utilities consistent with these conditions of 

approval with Pacific Gas and Electric Company.  The applicant may contact David Vandergriff 
of PG&E at 2871 Airport Drive, Madera, CA  93637 or via telephone at (559) 675-2234.  

 
49. Roof access ladders (if any) shall be located within the interior of the building. 

 
50. All ducts and vents penetrating roofs shall use methods to minimize their appearance and 

visibility from the street.  All roof-mounted ducts and vents shall be painted matte black or 
with a color matching roof materials so as to better minimize their appearance. 

 
51. Fire sprinkler risers shall be located within the interior of the building or located out of public 

view.  Locations shall be approved by the Planning Department prior to the issuance of building 
permits. 

 
52. Back flow prevention devices must be screened per the approval of the Planning Director. 

 
53. Transformers and similar pad-mounted utilities must be screened per the approval of the 

Planning Director. 
 
Building Colors, Materials and Lighting Considerations 
54. The applicant shall submit a color and materials presentation board as part of the Precise Plan.  

The color and materials presentation board shall be approved by the Planning Manager and 
shall be included in the Precise Plan. 
 

55. The applicant shall submit a representative color section rendering of the proposed building(s), 
using a scale similar to the exterior elevation drawings.  The representative color section 
rendering shall be approved by the Planning Manager and shall be included in the Precise Plan. 

 
56. The construction of building(s) approved as part of the precise plan shall be consistent with the 

approved color and materials presentation board and representative color section rendering 
of the proposed building as reviewed and approved by the Planning Department.  Any 
alteration shall require amendment of the precise plan.  

 
57. Building elevations which front/face onto Linden Street shall be enhanced in order to provide 

consistency with General Plan Policy CD-34. 
 

58. Address sign designs shall be approved by the Planning Department prior to issuance of 
building permits. 
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59. All exterior lighting shall be down-shielded and directed in such a way as to not interfere with 
the driving safety of vehicular traffic.  Exposed bulbs shall not be permitted. 

 
60. The specifications and types of exterior lighting fixtures to be installed on the site shall be 

submitted to and approved by the Planning Department prior to issuance of building permits. 
 

Landscaping and Open Space 
61. Onsite and offsite landscaping and irrigation systems shall be installed in accordance with 

landscaping and irrigation plans approved during building permit plan check.  The landscape 
and irrigation plans shall be prepared and stamped by a licensed landscape architect, shall be 
consistent with the State of California Model Water Efficient Landscape Ordinance (MWELO) 
and shall be submitted as part of building permit plan check.  Any deviation shall require prior 
written request and approval.  Removal or modification shall be at the developer’s expense. 

 
62. A detailed landscaping and irrigation plan shall be submitted to the Planning Manager and 

Parks Department for review and approval and shall include: 
 

• Landscaping materials, such as ground cover, shrubs, plants and shade trees, shall be used 
to enhance the aesthetic of the buildings and grounds by delineating various recreational 
spaces such as the tot lot, accentuation of the paths of travel and highlighting entrances. 

• Shade trees shall be planted consistent with conditions of approval herein. 
• Landscaped areas shall be provided with permanent automatic irrigation systems. 
• Three (3’) feet tall vertical landscaping screens shall be planted where exposed parking 

fields are in close proximity to street frontages. 
• A detailed planting list for landscaping, with the number, size, spacing and specie of all 

plantings. 
 

63. Shade trees shall be deciduous and planted throughout the site as follows: 
 

Location Minimum height at full maturity 

Landscape planters adjacent to garages Twenty (20’) feet in height at full maturity 

Along eastern property border Twenty-five (25’) feet in height at full maturity 

 
64. The park strip along the street frontage shall be landscaped and provided with an automatic 

irrigation system by the applicant.  A minimum of one City-approved street tree every thirty 
(30’) feet shall be provided, along with root guards and root barriers.  No trees shall be planted 
within thirty (30’) feet of any streetlight and/or five (5’) feet from any fire hydrant. 

 
65. The property owner shall maintain all landscaping in a healthy and well-manicured appearance 

to achieve and maintain the landscaping design that was approved by the City.  This includes, 
but is not limited to, ensuring properly operating irrigation equipment at all times, trimming 
and pruning of trees and shrubs, mowing lawns consistent with residential standards, and 
replacing dead or unhealthy vegetation. 
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66. The final selection and placement of playground equipment, barbecue features and outdoor 
furniture, and supporting apparatus such as trash receptacles and light fixtures, shall be 
reviewed and approved by the Planning Department as a component of building permit plan 
check submittals.  The tot lot area shall be clearly delineated with curbing and landscaping from 
walkways and lawn areas.  The surface under the tot lot area shall be a material approved for 
use by the Parks Department.  Minor alterations and/or amendments may be approved by the 
Planning Manager.  Proposed changes deemed substantial by the Planning Manager shall 
require an amendment to the precise plan approved by the Planning Commission. 

 
67. The tot lot equipment and all other site amenities shall be maintained in good working 

condition and appearance. 
 
Parking 

68. Minimum Parking Requirements   
Forty-nine (49) stalls: 

   Uncovered  22 stalls 
   Covered  22 stalls 
   Visitor Parking  5 stalls 
   ADA Handicap  1 stall 
 

69. No wheel stops shall be incorporated into the parking field/parking stall layout unless required 
by the Americans with Disabilities Act (ADA) standards. 

 
70. All parking stalls shall be marked and striped to City standards: Perpendicular (90 degree) 

parking spaces shall measure a minimum of nine (9’) feet wide by nineteen (19’) feet deep (17’ 
deep with a 2’ bumper overhang).  No compact stalls shall be incorporated into the parking 
field.  Minimum drive aisle space is twenty-six (26’) feet for primary drive aisles. 

 
71. A parking plan shall be submitted to the Planning Department as a component of building 

department plan check submittals.  The parking plan shall include: 
• The parking plan shall delineate provisions for signage on the site so as to assign 

specific uncovered parking stalls as visitor parking.   
• All uncovered parking stalls should be specifically assigned as either guest stalls or 

dedicated to a specific residential unit.  
• Each residential unit shall have exclusive utilization of one enclosed garage to be used 

as a primary parking stall.  
• Garages shall be equipped with automatic garage door openers.   
• All garages shall not be allowed to be used as a storage unit.  All garages shall be 

maintained as the primary parking stall for the assigned unit at all times. Lease 
documents shall delineate the required utilization of garage parking. 

• Lease and/or rental agreements shall formally notify residents of parking requirements 
and associated limitations of the parking plan. 

• Any modifications in the approved parking layout shall require approval by the 
Planning Department. 

 
Walls and Fences 
72. The perimeter fencing of the project shall be a six (6’) foot split-faced masonry block wall along 
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the southern, eastern and northern boundaries of the properties.  Specific wall design shall be 
reviewed and approved by the Planning Department. 

 
73. A trash enclosure shall be constructed of masonry block, consistent with City standards with a 

stucco finish and color complementary or matching the residential structures.  Trash enclosure 
gates shall be of steel construction and painted a color approved by the Planning Manager. 

 
Air Quality Measurement Requirements 
74. The developer shall comply with Regulation VII (Fugitive PM10 Prohibitions) of the San 

Joaquin Valley Air Pollution Control District concerning dust suppression during construction 
of the project.  Methods include, but are not limited to; use of water or chemical 
stabilizers/suppressants to control dust emissions from disturbed area, stock piles, and 
access ways; covering or wetting materials that are transported off-site; limit construction 
related speeds to 15 mph on all unpaved areas/washing of construction vehicles before they 
enter public streets to minimize carryout/track out; and cease grading and earth moving 
during periods of high winds (20 mph or more) 
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ATTACHMENT 1 
PPL 2017-04 CONDITION #5 (SITE PLAN & ELEVATIONS) 
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EXHIBIT B 
PPL 2017-04 MOD CONDITION #24 - LMD ZONE 4 

 
 



CITY OF MADERA  
PLANNING COMMISSION 

Staff Report:  Vallarta Monument Sign Variance 
VAR 2021-01 and Environmental Determination 

Item # 4 — April 13, 2021 

PROPOSAL:  An application for a sign variance from the Sign Regulations of the Madera Municipal Code 
(MMC) for consideration to allow an additional twenty foot (20 ft) tall freestanding monument sign to
serve an anchor tenant, Vallarta Supermarkets, and a minor tenant (or tenants) on a future pad along
Country Club Drive as well as other present or future minor building tenants within the shopping center.
The variance request is to allow more than the maximum number of freestanding monument signs
permitted per Shopping Center as specified under Section 10-6.09 of the Sign Regulations.

APPLICANT: Baykur Madera Partners, LLC  
15615 Alton Parkway, Suite 450 
Irvine, CA 92618 

OWNER: Baykur Madera Partners, LLC 
15615 Alton Parkway, Suite 450 
Irvine, CA 92618 

ADDRESS: 1467 Country Club Drive APN: 003-210-018

APPLICATION: VAR 2021-01 CEQA: Categorical Exemption 

LOCATION: The property is located on the southeast corner of the intersection of County Club Drive and 
West Clark Street. 

STREET ACCESS:  The project site is accessible via Country Club Drive, Sherwood Drive and West Clark 
Street. 

PARCEL SIZE:  Approximately five acres (proposed freestanding monument sign footprint area is 28 square 
feet)  

GENERAL PLAN DESIGNATION:  C (Commercial) 

ZONING DISTRICT:  C1 (Light Commercial) 

SITE CHARACTERISTICS:  The subject site (APN 003-210-018) is one (1) of six (6) parcels that form the 15-
acre Country Club Village Shopping Center located on Country Club Drive between West Sherwood Drive 
to the south and to West Clark Street to the north – spanning a distance of approximately 935 linear feet 
along Country Club Drive. Five (5) of the six (6) parcels are developed with single building structure each, 
some of which serve multiple minor tenants and others a single minor tenant. Three (3) driveways serve 
the shopping center from Country Club Drive. Three (3) driveways serve the shopping center from West 
Sherwood Way and three (3) driveways serve the center from West Clark Street.  

205 W. Fourth Street 
Madera CA 93637 
(559) 661-5430

Return to Agenda
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Three (3) freestanding cabinet signs serving the shopping center are present along Country Club Drive. 
Two of the three monument signs serve multiple minor tenants located within the shopping center and 
are positioned on opposite sides of the shopping center’s southern driveway, located approximately 225 
feet north of north of the Country Club Drive / West Sherwood Drive intersection. The third monument 
sign, which only serves one minor tenant within the shopping center, is positioned approximately 55 feet 
north of the Country Club Drive / West Sherwood Drive intersection. There are no freestanding monument 
signs on either West Sherwood Way or West Clark Street. 
 
The area of the five-acre parcel site on which the freestanding monument sign is proposed lies between 
a vacant building pad planned for a future minor tenant or tenants (APN 003-210-019) and a developed 
pad (APN 003-210-009) located adjacent to Country Club Drive and West Clark Street. The Vallarta 
Supermarkets and its supportive parking occupy the five-acre parcel on which the freestanding monument 
sign is proposed. The Vallarta Supermarkets is located setback approximately 350 feet east of Country 
Club Drive and approximately 35 feet south of West Clark Street. Land development surrounding the 
project site include rural residential and undeveloped properties to the north, multiple-family residential 
to the east, and commercial retail and auto sales to the south and west. (Refer to Attachment A) 
 
ENVIRONMENTAL REVIEW: Staff have preliminary assessed the project and determined it to be 
categorically exempt under Section 15311(a) (On-premise signs) of the California Environmental Quality 
Act (CEQA) Guidelines. 
 
 
SUMMARY:  The applicant is requesting a variance from Section 10-6.09, Table D Shopping Centers of the 
Sign Regulations of the Madera Municipal Code (MMC) to allow for an additional freestanding illuminated 
20-foot tall monument sign with a face area of 100 square feet (sf) on both sides. Table D specifies each 
street frontage of a shopping center with a street frontage of 700 linear feet or greater is allowed a 
secondary tenant freestanding sign. However, the number of secondary signs allowable shall not exceed 
one per main drive approach for a maximum of two and only be granted for minor tenants within the 
center located more than 150 feet from the street the business intends to serve. No freestanding sign is 
permitted to exceed 100 sf of sign area, nor exceed a height of 20 feet.  
 
APPLICABLE CODES AND PROCEDURES   
 
MMC §10-3.1401 Variances 
MMC §10-6.01 Sign Regulations – Purpose and Intent 
MMC §10-6.02 Sign Regulations – Definitions 
MMC §10-6.09 Sign Regulations – Commercial/Business Districts 
MMC §10.6.15 Sign Regulations – Sign Permit Application 
MMC §10-6.20 Illegal and Non-Conforming Signs 
Design and Development Guidelines for Commercial Development, Chapter 4 Signage 
 
A sign variance may be granted by the Planning Commission where practical difficulties, unnecessary 
hardships, or results that are inconsistent with the general purposes of the Zoning Ordinance may result 
from the strict and literal application of any of the provisions of the ordinance. If the Planning Commission 
cannot make the appropriate findings, the variance request should be denied. Conditions may be attached 
to the approval of the variance to ensure compatibility. Project design may be altered, and on- or off-site 
improvements required in order to make the project compatible with nearby uses. 
 
Signs have an obvious impact on the character, quality, and economic health of the City of Madera. As a 
prominent part of the scenery, signs may attract the viewing public, help set the visual tone of the 
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community, and affect the safety of vehicular and pedestrian traffic. Application of the sign ordinance 
prevents the degradation of the visual quality of the City which can result from the proliferation of 
excessive amounts of signage, poorly designed signage, inappropriately located signage, and/or signage 
maintained in a hazardous or unsightly fashion. 
 
The design and development guidelines are intended to provide a clear indication of the features the City 
believes can be incorporated into most projects, leading to project approval. The City’s intent is that all 
projects constructed be developed to the highest quality possible, given the specific circumstances 
associated with each project. 
 
PRIOR ACTION 
 
A Master Sign Program was approved and recorded in 1989 as part of the Country Club Village Shopping 
Center development. The Master Sign Program includes signage requirements for the tenants within the 
shopping center as well as for the placement of monument and pylon signs to serve the shopping center. 
The Master Sign Program excludes the two original major tenants that occupied the center at the time of 
the development of the shopping center as well as their successors from the Master Sign Program 
regulations. The original major tenants were Mervyn’s and K-Mart. The K-Mart building has since been 
remodeled and divided into multiply minor tenant spaces. The former Mervyn’s Department Store was 
recently remodeled and is now occupied by Vallarta Supermarkets. 
 
Vallarta Supermarkets secured Site Plan Review (SPR 2019-30) approval permitting the establishment of 
a supermarket within the former Mervyn’s Department Store/Fallas Paredes Clothing Store on December 
23, 2019 subject to conditions of approval. Building elevations submitted at that time identified the 
placement of signs on the building. The site plan did not identify or propose off-building signage. Following 
approval of SPR 2019-30, Vallarta Supermarkets requested a variance for on-building signage. A sign 
variance for on-building signs was granted (VAR 2020-04) on August 11, 2020 permitting approximately 
140 square feet of additional on-building sign coverage. The variance represented a 70 percent increase 
over the amount of on-building sign coverage permitted pursuant to MMC §10-6.09.  
 
ANALYSIS 
Background 
The proposed project lies within an established shopping center – Country Club Village Shopping Center. 
At the time the shopping center was approved and largely developed, the center was within an 
unincorporated area of Madera County. The center was approved by the County of Madera. Neither the 
shopping center or its master sign program were originally subject to the City’s Municipal Code, or 
Development Standards and Regulations at the time the center was approved. 
 
The shopping center currently consists of 2 major tenant anchor buildings, 3 existing pad buildings 
(Outlots A, B and D) and 1 vacant building pad (Outlot C). A Master Sign Program was approved in 1989 
as part of the development of the Country Club Village Shopping Center. The Master Sign Program 
addressed signage all tenants in the shopping center for the purpose of assuring a coordinated sign 
program for the benefit of all occupants of the center. The Master Sign Program excluded the original 
tenants of the two anchor buildings – Mervyn’s and K-Mart – as well as their successors from the shopping 
center’s Master Sign Program regulations.  
 
Exhibit B of the Master Sign Program specifies the placement of freestanding monument and pylon signs 
to serve the shopping center. Master Sign Program proposed 2 freestanding pylon signs and (4) 
freestanding monument signs to be positioned along Country Club Drive. One (1) pylon sign was to be 
positioned at the northside of the center’s central driveway and 1 pylon sign was to be positioned at 
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southside of the center’s southern driveway. Each pylon sign was to independently serve the two original 
major tenants of the shopping center – one for Mervyn’s and the other for K-Mart. as intended to serve 
The freestanding monument signs, which were to be of a lesser size than the pylon signs designed to serve 
the minor tenants occupying the Outlots, were to be positioned at each of the three (3) original driveways 
plus one (1) monument sign to be positioned at the intersection of Country Club Drive and West Sherwood 
Way. The Master Sign Program does not allow for the placement of freestanding pylon or monument signs 
at the intersection of Country Club Drive and West Clark Street, nor along West Clark Drive or West 
Sherwood Way. 
 
There are two (2) multi-tenant freestanding pylon cabinet sign structures and one (1) single tenant 
freestanding monument cabinet sign structure currently present along Country Club Drive. One is in the 
location identified by the Master Sign Program and the other is located where the Master Sign Program 
identified where a monument sign was to be erected to serve Outlot C. Of the two (2) multi-tenant 
freestanding pylon cabinet sign structures originally designed to serve Mervyn’s and K-Mart, one (1) 
equates to a total of approximately 56 square feet in sign space and has a maximum structural height of 
14 feet. This freestanding pylon sign originally designed to serve K-Mart is now shared by three (3) tenants 
of the former K-Mart building and each tenant has approximately 18 square feet of sign face area. This 
freestanding sign is located on the southside of the southern shopping center entrance between two (2) 
other freestanding cabinet sign structures serving other tenants within the shopping center. This 
freestanding pylon sign is erected at the location identified by the Master Sign Program. 
 
The second multi-tenant freestanding pylon cabinet sign structure originally designed to serve only 
Mervyn’s equates to a total of approximately 200 square feet in sign space and has a maximum structural 
height of 20 feet. This freestanding pylon sign, which is shared by two (2) tenants, has a total of 
approximately 100 square feet of sign face area for each tenant. This freestanding sign, which was 
modified to accommodate two independent cabinet structures is located on the northside of the southern 
shopping center entrance. This freestanding pylon cabinet sign structure serves O’Reilly Auto Parts (tenant 
of Outlot B) and the former tenant of the original Mervyn’s building (Fallas Parades Clothing Store). This 
freestanding pylon cabinet sign structure has fallen into disrepair. The cabinet sign box housing the sign 
blade serving the original Mervyn’s building is significantly damaged such that components of the cabinet 
box are missing or are being secured together by tie-down straps.  
 
The single tenant serving freestanding monument cabinet sign structure present along Country Club Drive 
has a total of 67 square foot of cabinet sign space. This freestanding sign structure is 14 feet tall. This sign 
structure is located approximately 55 feet north of the intersection of Country Club Drive and West 
Sherwood Drive and serves the Carl’s Jr. restaurant (tenant of Outlot A) located at the corner of Country 
Club Drive and West Sherwood Drive. 
 
No freestanding monument signs were ever erected to serve Outlots C or D. 
 
Madera Sign Ordinance  
The purpose of the City’s Sign Regulations (MMC, Title X, Chapter 6) is prevent the degradation of the 
visual quality of the City which can result from the proliferation of excessive amounts of signage, poorly 
designed signage, in appropriately located signage, and/or signage maintained in a hazardous or unsightly 
fashion. 
 
MMC §10-6.02 defines a freestanding sign as “[a] sign installed upon, or mounted on top of the ground, 
in a permanent fashion, which sign is self-supporting, not attached to a building…” and defines a 
monument style sign as “[a] freestanding sign where the height of the sign is equal to or less than the 
length of the base of the sign and having a maximum height of ten (10) feet. The area below the sign copy 
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shall be solid from the ground to the lower edge of the copy area.” The copy area is “[the] design of a sign 
facing consisting of letters, colors, patterns, images and/or similar content.” 
 
The Sign Regulations establishes criteria for signs allowed in a C-1 (Light Commercial) Zone District. The 
sign regulations for Shopping Centers of 501 lineal feet or greater street frontage allows for one (1) 
monument sign of up to 20 feet in height and 120 sf in face area. In addition, the ordinance allows 
shopping centers with a street frontage of 700 lineal feet or greater a secondary tenant freestanding 
identification sign is permitted. The ordinance states the number of secondary signs shall not exceed one 
(1) per main drive approach for a maximum of two (2) signs. The amount of existing freestanding signs for 
the shopping center currently exceeds the amount allowed by the sign ordinance. There are currently two 
(2) freestanding pylon signs and one (1) monument sign for a total of three (3) freestanding signs along 
Country Club Drive. The addition of the proposed freestanding pylon sign would increase the number of 
freestanding signs along Country Club Drive to four (4).  
 
Pursuant to MMC §10-6.20(A)(1), any sign conforming to County laws at the time the property is annexed 
is made non-conforming under the provisions of the City Sign Regulations it must either be removed or 
brought into conformance within five (5) years after the date it became non-conforming. Thus, even 
though a master sign program had been approved and recorded for the shopping center, it cannot be 
legally enforced if the provisions of the master sign program conflicts with the City’s Ordinances including 
its Sign Regulations. All existing and proposed signs within the shopping center must be conform with the 
City’s Sign Regulations. 
 
Proposed Signage 
Applicant proposes to erect a new double-faced multi-tenant illuminated freestanding pylon sign. The 
freestanding pylon sign structure would be composed of an aluminum frame construction with double 
steel pipe supports with concrete footings. The aluminum frame will be wrapped with 1/8-inch thick 
aluminum cladding with a textured finish. The textured finish will complement the finish and color of the 
existing buildings within the shopping center. The 14-foot wide pylon sign structure will have a maximum 
height of 20 feet and depth of 3 feet.  
 
The proposed new pylon sign would be erected approximately 90 feet south of the northernmost drive 
entrance to the Vallarta Supermarket’s parking lot along Country Club Drive between the vacant pad 
(Outlot C) and the developed building pad (Outlot D) located at the intersection of Country Club Drive and 
West Clark Street (refer to Attachment C).  
 
The proposed pylon sign is to serve the present tenant of one the major tenant buildings – Vallarta 
Supermarkets and up to four (4) minor tenants occupying either Outlots C or D. Signage for Vallarta 
Supermarkets is proposed to occupy 50 square feet of sign space. The total sign space proposed for 
dedication towards minor tenants is 50 square feet. The total proposed sign area of 100 square feet would 
be in compliance with MMC §10-6.09. 
 
An 11 square foot Vallarta Supermarkets logo compiled of two (2) palm trees on island and the sun will 
be positioned just below the cap at of the monument sign followed by a combined 39 square feet of 
signage spelling out “Vallarta Supermarkets.” The logo will be composed of five (5) inch deep channels 
with clear acrylic face, exposed neon tube outline. The graphics will be vinyl over white alum baffle with 
white trim cap edges and returns. The “Vallarta” letters will be composed of three (3) inch deep channels 
with red vinyl overlay, trim caps and returns all internally illuminated with red LEDs. The “Supermarkets” 
lettering will be composed of three (3) inch deep channels with green overlay, trim caps and returns and 
internally illuminated with white LEDs. 
 



 
 
 

04/13/2021 (VAR 2021-01 Vallarta Monument Sign Variance) 6
   

The tenant sign space will be composed of five (5) inch deep single face sign cabinets with acrylic faces, 
all internally illuminated by LEDs. Sign copies (blades) are to be transparent. Individual sign blade design 
and colors will be subject review and approval by the property owner and subject to City’s Sign 
Regulations.  
 
The proposed freestanding pylon sign would result in the erection of a third freestanding pylon sign at the 
shopping center. Presently, there are two (2) freestanding pylon signs erected at the shopping center’s 
southern entrance along Country Club Drive, one which has been erected to serve the former Mervyn’s 
(present Vallarta Supermarkets) building. That sign structure is presently in disrepair. A third freestanding 
pylon sign serving the shopping center would be conflict with Table D of §10-6.09 of the City’s Sign 
Regulations.  
 
To allow for the requested additional freestanding pylon sign, the approval of a variance by the Planning 
Commission is required. If approved by the Commission, the variance would grant an additional 
freestanding pylon exceeding the permitted freestanding pylon signs allowed per MCC §10-6.09. 
 
Justification for Variance 
The approval of a variance from the Sign Regulations of the City of Madera follows the same path as 
required for all variances from the Zoning Ordinance. Ordinance states that “Where practical difficulties, 
unnecessary hardships, or results inconsistent with the general purpose of this chapter may result from 
the strict and literal application of any of the provisions of this chapter, a variance may be granted.” 
 
Findings in support of a variance can be made based on the consistency of the request with the purpose 
and intent of the Sign Regulations itself. The Sign Regulations states: 
 
(A) The purpose of this chapter is to regulate signs in the City. Signs have an obvious impact on the 

character, quality, and economic health of the City of Madera. As a prominent part of the scenery, 
signs may attract the viewing public, help set the visual tone of the community, and affect the safety 
of vehicular and pedestrian traffic. This chapter shall prevent the degradation of the visual quality 
of the City which can result from the proliferation of excessive amounts of signage, poorly designed 
signage, inappropriately located signage, and/or signage material in a hazardous or unsightly 
fashion. The intent of this chapter is to: 

(1)      Advance the economic vitality of the City. 

(2)  Improve the character and natural beauty of the community and its various neighborhoods 
and districts. 

(3)  Promote the visibility of businesses through signage. 

(4)  Enhance the public’s ability to identify uses and premises without confusion. 

(5)  Prevent the proliferation of sign clutter. 

(6)  Ensure the safety of pedestrian and vehicular traffic. 

(7)  Provide specific instruction for the permitting of signage within the City. 

(8)  Implement the community design objectives expressed in the General Plan’s Vision 2025. 

(B) Signs in the city shall: 

(1)  Be of sufficient quality as to enhance rather than detract from the aesthetic value of 
structures and places. 

(2)  Be proportionate to the scale of architecture. 
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(3)  Be compatible to the environment in which the signage is proposed to be located. 

(4)  Be sensibly sized for public view. 

(5)  Be commensurate with the purpose of the zone district in which the signage is proposed to 
be located. 

(6)  Provide information as opposed to advertisement. 

(7)  Should never compromise the safety of the public. 
 

The Vallarta Supermarkets building is 1 of 2 original major tenant buildings at the shopping center. It may 
be reasonably argued that the maximum of two (2) freestanding signs limitation of signage coverage does 
not adequately serve the advertisement of the major tenant and the free-standing sign would be easily 
visible. Moreover, it can also be reasonably argued that given the location of the two existing freestanding 
pylon cabinet signs positioned at the southern entrance do not adequately benefit the businesses located 
in the immediate vicinity of the shopping center’s northern entrance and that freestanding signage at the 
north end would provide a balance of signage for the overall shopping center and the potential success of 
the businesses located at the northern end of the shopping center.  
 
If can be reasonably argued that additional secondary freestanding pylon sign would provide a balance of 
signage for the overall shopping center, it would also be reasonable to recommend that the new 
freestanding sign be of similar size, both in height and sign face area as well as in form as the existing 
freestanding cabinet signs presently located at the shopping center’s southern entrance to provide 
uniformity.  
 
Conversely, it can also be reasonably argued that the Vallarta Supermarket has already benefitted from 
the previously sign variance (VAR 2020-04) approved by the Planning Commission on August 11, 2020 
which increased the Vallarta Supermarket’s on-building signage by 70 percent and that no additional 
signage is warranted. Justification for approval of VAR 2020-04 was founded on the fact the allowable sign 
coverage did not adequately serve the structure’s scale and mass and that the 350-foot setback of the 
structure from the street frontage warranted increased signage to satisfy the market’s required and 
necessary visibility from County Club Drive and surroundings.  
 
Should the Planning Commission support an additional secondary freestanding sign to be erected near 
the shopping center’s northern entrance, it is staff recommendation that the Planning Commission limit 
the freestanding sign’s maximum height to 20 feet, limit the total sign area coverage to 100 square feet 
and that form of the sign complement the existing form, texture and color of the existing buildings within 
the shopping center. Staff also recommends that present damaged cabinet sign box mounted below the 
cabinet sign box advertising the O’Reilly Auto Parts store which is presently advertising “Fallas Parades 
Clothing Store” be removed from the existing freestanding pylon sign prior to construction of the new 
secondary freestanding pylon sign at the north end of the shopping center. Furthermore, staff also 
recommends that no additional freestanding pylon or monument signs be permitted within the shopping 
center. Staff reasons that the shopping center is presently saturated with an abundance of freestanding 
signs and that further signage would lead to the degradation of the visual quality along Country Club Drive 
and in the area as a whole. 
 
Precedent 
It is possible that approval of the sign variance could set a precedence for other future sign variances for 
this shopping center as well as others in the City. The Planning Commission should consider the 
implications of their decision. Any decision by the Planning Commission could set a pattern for future 
requests for aggressive or excessive sign coverage in Commercial Districts of the City.  
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CONSISTENCY WITH THE VISION MADERA 2025 PLAN 
 
Though approval of a variance from the sign regulations of the City is not specifically addressed in the 
vision or action plans, the overall project does indirectly support the goal of Good Jobs and Economic 
Opportunity which acknowledges “Maderans support their community by shopping locally” to be 
recognized as one of the key drivers in the local economy.” Conversely, Strategy 201.3 directs staff to 
“Enforce zoning and redevelopment codes and regulations.” 
 
SUMMARY OF RECOMMENDATIONS 
 
It is recommended that the Planning Commission consider the information presented in this report, and 
other information presented or made available, in its determination as to whether approval of the 
variance is appropriate given the required findings of approval and recommendations presented by staff. 
The information presented in this report supports conditional approval of the variance. 
 
PLANNING COMMISSION ACTION 
 
The Planning Commission will be acting on Variance 2021-01. Approval of the attached resolution will 
approve Variance 2021-01. 
 
Motion 1:  Move to approve a resolution of the Planning Commission approving Variance 2021-01 and 
adopting a finding of categorical exemption pursuant to CEQA Guidelines Section 15311(a) (On-premise 
Signs) (Vallarta Supermarket Sign Variance).  

 
(OR) 
 
Motion 2:  Move to continue the application for Variance 2021-01 to the May 12, 2021 Planning 
Commission meeting with direction to staff to return with an updated resolution with appropriate 
findings modifying the conditions of approval for the following reasons: (Specify – The Planning 
Commission should articulate reasons for denial) 
 
(OR) 
 
Motion 3:  Move to continue the application for Variance 2021-01 to the May 12, 2021 Planning 
Commission meeting with direction to staff to return with an updated resolution with appropriate 
findings for denial for the following reasons: (Specify – The Planning Commission should articulate 
reasons for denial). 
 
ATTACHMENTS 
 
Attachment 1: Aerial Photo Site Location Map 
Attachment 2: Master Sign Agreement  
Attachment 3: Sign Permit Proposal 
Attachment 4: Planning Commission Resolution #1880 
 



Source: Esri, Maxar, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA,
USGS, AeroGRID, IGN, and the GIS User Community

Sherwood Way

C
ou

nt
ry

 C
lu

b 
D

riv
e

Attachment 1:
Variance 2021-01

±

Clark Street

Existing Monument Signs

Proposed Monument Sign Location

Shopping Center



 
 
 

PC 04/13/21 (VAR 2021-01 Vallarta Monument Sign Variance) 
   

Attachment 2: Master Sign Agreement  
 

  



Kurt


Kurt


Kurt








Kurt


Kurt


Kurt


Kurt
This sign criteria is for the shops BUILDING signs 
and excludes the former Mervyns and Kmart buildings.
This was sent to Jesus last year as well when asked 
if there was a Sign Criteria for the center.
The permitted monument and pylon signs are on
the site plans included.  See above pages.
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Attachment 3: Sign Permit Proposal 
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Attachment 4: Planning Commission Resolution #1880 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



RESOLUTION NO. 1880 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
APPROVING VARIANCE 2021-01 FOR AN ADDITIONAL FREESTANDING PYLON SIGN 
TO BE ERECTED AT AN ESTABLISHED SHOPPING CENTER (VAR 2021-01) AND 
ADOPTING A FINDING OF A CATEGORICAL EXEMPTION PURSUANT TO CEQA 
GUIDELINES SECTION 15311(a) ACCESSORY STRUCTURES (ON-PREMISE SIGNS)  

 
WHEREAS, BayKur Madera Partners, LLC, is seeking a variance and sign permit to erect an 

additional freestanding pylon sign within an established shopping center located on Country Club Drive; 
and 

 
WHEREAS, the shopping center is subject to an approved Master Sign Program recorded on 

August 13, 1989; and 
 
WHEREAS, the Master Sign Program describes and delineates the quantity and location of all 

freestanding pylon and monument signs within the shopping center; and 
 
WHEREAS, the freestanding pylon sign proposed would exceed the quantity of freestanding pylon 

signs permitted by the Master Sign Program or by Section 10-6.09 of the Sign Regulations of Madera 
Municipal Code; and 

 
WHEREAS, the additional freestanding pylon sign is discretionary project subject to review and 

approval of a variance by the Planning Commission; and 
 
WHEREAS, the City performed a preliminary environmental assessment of this project and has 

determined that it falls within the Categorical Exemption set forth in Section 15311(a) of the California 
Environmental Quality Act (CEQA) Guidelines as the project involves installation of on-premise sign; and 

 
WHEREAS, under the City’s Municipal Code, the Planning Commission is authorized to review and 

approve variances and environmental assessments for associated projects on behalf of the City; and 
 
WHEREAS, the City provided notice of the Planning Commission hearing as required by law; and  
 
WHEREAS, the Planning Commission received and reviewed VAR 2021-01 at a duly noticed 

meeting on April 13th; and 
 
WHEREAS, a public hearing was held, the public was provided an opportunity to comment, and 

evidence, both written and oral, was considered by the Planning Commission; and 
 

WHEREAS, the Planning Commission now desires to approve VAR 2021-01, with conditions, and 
adopt a finding of a categorical exemption for the project. 

  
NOW THEREFORE, be it resolved by the Planning Commission of the City of Madera as follows:  
 
1. Recitals:  The above recitals are true and correct and are incorporated herein.  

2. CEQA: A preliminary environmental assessment was prepared for this project in 
accordance with the requirements of the California Environmental Quality Act (CEQA). The Planning 



  

Commission finds and determines that the project falls within the Class 11 Categorical Exemption set forth 
in CEQA Guidelines Section 15311(a) as the project involves installation of on-premise freestanding pylon 
sign at an established shopping center, and the inclusion of new sign is a minor structure that will result 
in no expansion to the existing commercial buildings and facilities. Furthermore, none of the exceptions 
to Categorical Exemptions set forth in in CEQA Guidelines section 15300.2 apply to this project. As such, 
the Planning Commission adopts a finding of a Categorical Exemption under CEQA Guidelines section 
153011(a) (On-Premise signs) for this project. 

3. Findings for VAR 2021-01:  The Planning Commission finds and determines that there is 
substantial evidence in the administrative record to support the adoption of VAR 2021-01, as conditioned, 
is it is consistent with the requirements of the Municipal Code including Section 10-3.1307. The Planning 
Commission further approves, accepts as its own, incorporates as if set forth in full herein, and makes 
each and every one of the findings, based on the evidence in the record, as follows: 

a. There are special circumstances applicable to the property, including size, shape, topography, 
location, or surroundings, the strict application of the zoning regulations deprives such 
property of privileges enjoyed by other property in the vicinity under identical zoning 
classifications. This includes practical difficulties, unnecessary hardships, or results 
inconsistent with the general purposes of Chapter 6 of Title X of the Municipal Code may 
result from the strict and literal application of any of the provisions of that Chapter.  

Basis for Finding: The Vallarta Supermarkets building is one of two original major tenant 
buildings at the shopping center. Special circumstances arise that due to the size, shape, and 
layout of the property and its unique configuration (including ingress and egress locations). 
Due to these issues, the maximum of two free standing signs limitation of signage coverage 
does not adequately serve the advertisement of the major tenant and the free-standing sign 
would be easily visible. As the two existing freestanding pylon cabinet signs positioned at the 
southern entrance do not adequately benefit the businesses located in the immediate vicinity 
of the shopping center’s northern entrance, and the addition of a freestanding signage at the 
north end would provide a balance of signage for the overall shopping center and the 
potential success of the businesses located at the northern end of the shopping center.  

An additional secondary freestanding pylon sign would provide a balance of signage for the 
overall shopping center, it is reasonable and consistent with the purposes of the City’s signage 
ordinance to allow for a new freestanding be of similar size, both in height and sign face area 
as well as in form as the existing freestanding cabinet signs presently located at the shopping 
center’s southern entrance to provide uniformity, which is currently proposed by VAR 2021-
01.  

b. The use of land which is in conformity with the use regulations specified for the district in 
which the land is located.  

Basis for Finding: The property is zoned C-1 (Light Commercial), which is consistent with the 
existing General Plan land use designation of C (Commercial). The C-1 district permits 
shopping centers. Signage, including freestanding pylons signs, is consistent with this use for 
this district.   



  

c. The variance is subject to such conditions as will assure that the adjustment thereby 
authorized shall not constitute a grant of special privileges inconsistent with the limitations 
upon other properties in the vicinity and zone in which such property is located.  

Basis for Finding:  As conditioned, the freestanding pylon sign will be compatible with the 
surrounding properties. The project site is part of a larger shopping center with retail sales, 
restaurants and other commerce type uses distributed throughout the center. A majority of 
the businesses within the center have sign faces on individual or multi-tenant freestanding 
pylon or monument signs suited for their businesses. The project is in compliance with CEQA, 
and will not have any substantial, adverse impacts on the surrounding environment as it is 
subject to a Categorical Exemption as discussed above.  

With the conditions imposed, including the requirement to come into conformity with the 
Municipal Code before commencing operations under this Variance, the project will not be 
detrimental or injurious to property and improvements in the neighborhood or general 
welfare of the City, will not constitute a grant of special privileges, etc. 

 
4. Approval of VAR 2021-01:  Given that all findings can be made, the Planning Commission 

hereby approves VAR 2021-01 as set forth in the Conditions of Approval attached as Exhibit “A.”  

5. Effective Date:  This resolution is effective immediately. 

 
* * * * * 

 
 
Passed and adopted by the Planning Commission of the City of Madera this 13th day of April, by the 
following vote: 
 
AYES:    
 
NOES:   
  
ABSTENTIONS:     
 
ABSENT:  
 
        _____________________________ 

Robert Gran Jr. Planning Commission 
Chairperson 

Attest: 
 
 
___________________________________ 
Gary Conte, AICP 
Planning Manager 
 
 
Exhibit “A” – Conditions of Approval for VAR 2021-01 (Vallarta Monument Sign) 



EXHIBIT “A” 
 

Conditions of Approval For  
VAR 2021-01 (Vallarta Monument Sign) 

 
NOTICE TO PROJECT APPLICANT 
 

In accordance with the provisions of Government Code Section 66020(d)(1), the imposition of 
fees, dedication, reservations or exactions for this project are subject to protest by the project applicant 
at the time of approval or conditional approval of the development or within ninety (90) calendar days 
after the date of imposition of fees, dedications, reservation, or exactions imposed on the development 
project. This notice does not apply to those fees, dedications, reservations, or exactions which were 
previously imposed and duly noticed; or, where no notice was previously required under the provisions 
of Government Code Section 66020(d)(1) in effect before January 1, 1997. 

 
IMPORTANT:  PLEASE READ CAREFULLY 
 

Please note that this project is subject to a variety of discretionary conditions of approval. These 
include conditions based on adopted City plans and policies, those determined through conditional use 
permit review and environmental assessment essential to mitigate adverse effects on the environment 
including the health, safety, and welfare of the community, and recommended conditions for 
development that are not essential to health, safety, and welfare, but would on the whole enhance the 
project and its relationship to the neighborhood and environment. 
 

Discretionary conditions of approval may be appealed. All code requirements, however, are 
mandatory and may only be modified by variance, provided the findings can be made. 
 

All discretionary conditions of approval will ultimately be deemed mandatory unless appealed by 
the applicant to the City Council within 10 days after the decision by the Planning Commission. In the 
event you wish to appeal the Planning Commission’s decision or discretionary conditions of approval, you 
may do so by filing a written appeal with the City Clerk. The appeal shall state the grounds for the appeal 
and wherein the Commission failed to conform to the requirements of the zoning ordinance. This should 
include identification of the decision or action appealed and specific reasons why you believe the decision 
or action appealed should not be upheld. 

 
Approval of this variance shall be considered null and void in the event of failure by the applicant 

and/or the authorized representative, architect, engineer, or designer to disclose and delineate all facts 
and information relating to the subject property and the proposed development. 

 
Approval of this variance may become null and void if development is not completed in 

accordance with all the conditions and requirements imposed on this variance, the sign ordinance, and all 
City standards and specifications. This variance is granted, and the conditions imposed, based upon the 
application submittal provided by the applicant, including any operational statement. The application is 
material to the issuance of this variance. Unless the conditions of approval specifically require operation 
inconsistent with the application, a new or revised variance is required if the sign specifications changes 
or becomes inconsistent with the application. Failure to operate in accordance with the conditions and 
requirements imposed may result in revocation of the variance permit or any other enforcement remedy 
available under the law. The City shall not assume responsibility for any deletions or omissions resulting 
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from the variance or sign permit review process or for additions or alterations to any construction plans 
not specifically submitted and reviewed and approved pursuant to this use permit or subsequent 
amendments or revisions. These conditions are conditions imposed solely upon the variance and sign 
permit and are not conditions imposed on the City or any third party. Likewise, imposition of conditions 
to ensure compliance with federal, state, or local laws and regulations does not preclude any other type 
of compliance enforcement.  

 
These conditions are applicable to any person or entity making use of this variance permit, and 

references to “developer” or “applicant” herein also include any applicant, property owner, owner, 
leasee, operator, permittee, or any other person or entity making use of this use permit.  

 
CONDITIONS OF APPROVAL 
 
1. Project approval is conditioned upon acceptance of the conditions of approval contained herein, 

as evidenced by receipt in the Planning Department of the applicant’s signature upon an 
Acknowledgement and Acceptance of Conditions within thirty (30) days of the date of approval 
for this use permit. 

2. The variance may be made null and void without any additional public notice or hearing at any 
time upon both the benefactors of the variance and owners of the property voluntarily submitting 
to the City a written request to permanently extinguish the variance.  

3. The permittee’s failure to utilize this variance within six (6) months following the date of this 
approval shall render the variance null and void unless a written request for extension has been 
submitted to and approved by the Planning Commission. 

4. Variance 2021-01 will expire and be rendered null and void if the use is discontinued for a six (6) 
month period. 

5. This variance shall also be subject to periodic reviews and inspection by the City to determine 
compliance with the conditions of approval and applicable codes. If at any time, the use is 
determined by City Staff to be in violation of the conditions of approval, City Staff may schedule 
a public hearing before the Planning Commission within 45 days of the violation to consider 
revocation of the variance. 

6. Any proposed future sign modifications to the site, including, but not limited to, on-building 
signage, sign monuments, temporary or permanent on- or off-site signs, banners, flags shall 
require an amendment to this variance. 

7. It shall be the responsibility of the permittee / property owner and/or management to ensure 
that any required permits, inspections, and approvals from any regulatory agency shall be 
obtained from the concerned agency prior to installation of the freestanding pylon sign. 

8. Building permits are required for the requested signage. 

9. Permittee shall not hold the City of Madera or any of its employees responsible for any incidents 
regarding the variance. Permittee is full responsible for signs and any happenings that may 
transpire while they are in use. 

10. Permittee shall pay all required fees for completion of project. Fees due may include but shall not 
be limited to the following: plan review, processing, and improvement inspection fees. 

11. The applicant shall submit to the City of Madera Planning Department a check in the amount 
necessary to file a Notice of Exemption at the Madera County Clerk. This amount shall equal the 
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Madera County filing fee in effect at the time of filing. Such check shall be made payable to the 
Madera County Clerk and submitted no later than three (3) days following action on SPR 2021-05. 

12. The Permittee/owner shall be responsible for the removal of all graffiti from the signs with 72 
hours of its appearance on the property. 

13. Permittee shall comply with all local, state, and federal laws, regulations, rules, ordinances, and 
standards as they pertain to this project, whether specified herein or not. Where conflicts occur, 
the most stringent shall apply. 

14. If the City’s Community Development Director or Planning Manager finds and determines that the 
permittee or successors-in-interest has complied or cannot comply with the terms and conditions 
of this variance, or the Planning Department determines that the signs constitute a nuisance, the 
City shall provide Permittee with notice and opportunity to comply with the enforcement or 
abatement order. If after receipt of the order (1) Permittee fails to comply, and/or (2) Permittee 
cannot comply with the conditions set forth in this variance, the matter shall be referred to the 
Planning Commission for permit modification, suspension or termination, or to the appropriate 
enforcement authority. 

15. As between the City and the permittee, any violation of this variance may be a “nuisance per se”. 
The City may enforce the terms and conditions of this variance in accordance with its Codified 
Ordinances and/or state law. The provisions of this paragraph shall not apply to any claim of 
nuisance per se brought by a third party. 

16. Permittee shall not be permitted to maintain a “nuisance”, which is anything which (1) is injurious 
to health, or is indecent or offensive o the senses, or an obstruction to the free use of property, 
so as to interfere with the comfortable enjoyment of life or property, and/or (2) affects at the 
same time an entire community or neighborhood, or any considerable number of persons, 
although the extent of any annoyance or damage inflicted upon individuals may be unequal, 
and/or (3) occurs during or as a result of the approved project. 

17. Applicant shall remove the cabinet sign box that formerly served as the Mervyn’s and Fallas 
Parades Clothing Store’s freestanding sign mounted beneath the freestanding pylon cabinet sign 
box presently serving the O’Reilly Auto Parts store. Said sign shall be removed prior to the 
construction of the new freestanding double-faced pylon sign.  

18. No additional freestanding pylon or monument sign shall be permitted or erected within the 
shopping center without prior approval of the Planning Commission. 

19. The requested variance from the Sign Regulations of the Madera Municipal Code shall be granted 
for signage, as follows: 

• A freestanding double-faced pylon sign shall be erected in the location specified in the 
attached sign detail sheet. 

• Location of the freestanding pylon sign shall not be less than one (1) foot inside the 
property line and shall not interfere with the safety of vehicle traffic entering or existing 
the shopping center or with vehicular traffic or pedestrians. 

• Freestanding double-faced pylon sign shall be dimensioned and constructed as specified 
in the attached sign detail sheet, including, but not limited to submitted colors and 
materials. 
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• The total sign area coverage of the freestanding pylon sign shall not exceed 50 square 
feet for the Vallarta Supermarkets sign space and the total sign space dedication 
towards minor tenants shall not exceed 50 square feet. 

• No additional signage shall be allowed on or off the structure. 

20. Sign shall be maintained and in good working order.  

21. Vandalism and graffiti shall be corrected per the Madera Municipal Code. 

22. The sign shall be in compliance with the Madera Sign Ordinance as per this variance. The sign is 
required to have an approved Sign Permit issued by the Planning Department per MMC §10-6.  

 
-END OF CONDITIONS- 

  
 
 
APPLICANT’S ACKNOWLEDGMENT 
 
I have read, understand, and accept the conditions of approval set forth herein above in this resolution of 
approval for Variance Permit 2021-01. 
 
 
 
 ___________________    ______________________________ 
Date      Kurt T. Kurtti 
      Baykur Madera Partners, LLC 
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	TSM 2018-07 EXT_RESO FINAL
	1. Recitals:  The above recitals are true and correct and are incorporated herein.
	2. CEQA:  This project has been previously assessed. Planning Commission finds that pursuant to CEQA Guidelines Section 15162 subsequent environmental review is not required for TSM 2018-07 EXT based on the following:
	a. No substantial changes are proposed in the project which will require major revisions of the previous negative declaration (ND) due to the involvement of new significant environmental effects or a substantial increase in the severity of previously ...
	b. No substantial changes occur with respect to the circumstances under which the project is undertaken, which will require major revisions of the previous ND due to the involvement of new significant environmental effects or a substantial increase in...
	c. There is no new information, which was not known and could not have been known at the time of the previous ND that the project will have significant effect not discussed in the ND. The project will not have any more significant effects than that al...
	Based upon these findings, it has been determined that no further environmental documents is required for TSM 2018-07 EXT.

	3. Findings for TSM 2018-07 EXT: The Planning Commission finds and determines that there is substantial evidence in the administrative record to support the approval of TSM 2018-07 EXT, as conditioned. With the conditions, the project is consistent wi...
	a. There have been no changes to the provisions of the General Plan, any applicable specific plan or the development code applicable to the project since the approval of the tentative map.

	Tentative Subdivision Map 2018-07 remains consistent and compatible with the City’s General Plan land use designations for the subject site and surroundings. The subject site is not subject to an adopted Specific Plan.
	b. There have been no changes in the character of the site or its surroundings that affect how the policies of the General Plan or other standards of the development code apply to the project.

	Surrounding property existing conditions and uses remain relatively unchanged since the approval of the tentative subdivision map (TSM 2018-07). The project, with the approval of the three new additional conditions of approval, will remain consistent ...
	c:  There have been no changes to the capacities of community resources, including but not limited to, water supply, sewage treatment or disposal facilities, roads or schools so that there is no longer sufficient remaining capacity to serve the project.
	Adequate service capacity remains available to service the subject site.
	The adopted negative declaration is sufficient and pursuant to State CEQA Guidelines Section 15162, which identifies the requirements for which subsequent analysis is required, no further environmental review is required.
	4. Approval of TSM 2018-07 EXT: Given that all findings can be made, the Planning Commission hereby approves TSM 2018-07 EXT as conditioned as set forth in the Conditions of Approval attached as Exhibit “A.”  Tentative Subdivision Map 2018-07 shall no...
	5. Effective Date:  This resolution is effective immediately.
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	PC 04 13 21 TSM 2018-06 EXT FINAL
	One of the Madera General Plan’s visions is a well-planned city. This idea takes into consideration many of the growing needs of a City as it expands. Housing to support our growing population is a great way to encourage new family opportunities in Ma...
	Findings to Approve a Tentative Subdivision Map Extension (California Subdivision Map Act - Government Code Section 66474)
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	TSM 2018-06 EXT RESO Final
	1. Recitals:  The above recitals are true and correct and are incorporated herein.
	2. CEQA:  This project has been previously assessed. The Planning Commission finds that pursuant to CEQA Guidelines Section 15162, subsequent environmental review is not required for TSM 2018-06 EXT based on the following:
	a. No substantial changes are proposed in the project which will require major revisions of the previous negative declaration (“ND”) due to the involvement of new significant environmental effects or a substantial increase in the severity of previousl...
	b. No substantial changes occur with respect to the circumstances under which the project is undertaken which would require major revisions of the previous ND due to the involvement of new significant environmental effects or a substantial increase in...
	c. There is no new information, which was not known and could not have been known at the time of the previous ND that the project will have significant effect not discussed in the ND. The project will not have any more significant effects than that al...
	Based upon these findings, it has been determined that no further environmental documents is required for TSM 2018-06 EXT.

	3. Findings for TSM 2018-06 EXT: The Planning Commission finds and determines that there is substantial evidence in the administrative record to support the approval of TSM 2018-06 EXT, as conditioned. With the conditions, the project is consistent wi...
	a. There have been no changes to the provisions of the General Plan, any applicable specific plan or the development code applicable to the project since the approval of the tentative map.

	Tentative Subdivision Map 2018-06 remains consistent and compatible with the City’s General Plan land use designations for the subject site and surroundings. The subject site is not subject to an adopted Specific Plan.
	b. There have been no changes in the character of the site or its surroundings that affect how the policies of the General Plan or other standards of the development code apply to the project.

	Surrounding property existing conditions and uses remain relatively unchanged since the approval of the tentative subdivision map (TSM 2018-06). The project, with the approval of the two new additional conditions of approval, will remain consistent wi...
	c:  There have been no changes to the capacities of community resources, including but not limited to, water supply, sewage treatment or disposal facilities, roads or schools so that there is no longer sufficient remaining capacity to serve the project.
	Adequate service capacity remains available to service the subject site.
	d: There have been no changes in the character of the site, its surroundings, or the project that that would require major revisions to the previous negative declaration or would cause substantial environmental damage or injury to wildlife
	The adopted negative declaration is sufficient and pursuant to State CEQA Guidelines Section 15162, which identifies the requirements for which subsequent analysis is required, no further environmental review is required.
	4. Approval of TSM 2018-06 EXT: Given that all necessary findings can be made, the Planning Commission hereby approves TSM 2018-06 EXT, conditioned as set forth in the Conditions of Approval attached as Exhibit “A.”  Tentative Subdivision Map 2018-06 ...
	5. Effective Date:  This resolution is effective immediately.

	Conditions of Approval

	Vallarta Combined Report
	PC 04 13 21  VAR 2021-01.FINAL
	SUMMARY OF RECOMMENDATIONS
	PLANNING COMMISSION ACTION
	The Planning Commission will be acting on Variance 2021-01. Approval of the attached resolution will approve Variance 2021-01.

	Attachment 1 - VAR 2020-01
	Master Sign Agreement
	PC 04 13 21 VAR 2021-01 RESO.FINAL
	1. Recitals:  The above recitals are true and correct and are incorporated herein.
	2. CEQA: A preliminary environmental assessment was prepared for this project in accordance with the requirements of the California Environmental Quality Act (CEQA). The Planning Commission finds and determines that the project falls within the Class ...
	3. Findings for VAR 2021-01:  The Planning Commission finds and determines that there is substantial evidence in the administrative record to support the adoption of VAR 2021-01, as conditioned, is it is consistent with the requirements of the Municip...
	a. There are special circumstances applicable to the property, including size, shape, topography, location, or surroundings, the strict application of the zoning regulations deprives such property of privileges enjoyed by other property in the vicinit...
	Basis for Finding: The Vallarta Supermarkets building is one of two original major tenant buildings at the shopping center. Special circumstances arise that due to the size, shape, and layout of the property and its unique configuration (including ing...
	An additional secondary freestanding pylon sign would provide a balance of signage for the overall shopping center, it is reasonable and consistent with the purposes of the City’s signage ordinance to allow for a new freestanding be of similar size, b...
	b. The use of land which is in conformity with the use regulations specified for the district in which the land is located.
	Basis for Finding: The property is zoned C-1 (Light Commercial), which is consistent with the existing General Plan land use designation of C (Commercial). The C-1 district permits shopping centers. Signage, including freestanding pylons signs, is con...
	c. The variance is subject to such conditions as will assure that the adjustment thereby authorized shall not constitute a grant of special privileges inconsistent with the limitations upon other properties in the vicinity and zone in which such prope...

	Basis for Finding:  As conditioned, the freestanding pylon sign will be compatible with the surrounding properties. The project site is part of a larger shopping center with retail sales, restaurants and other commerce type uses distributed throughout...
	4. Approval of VAR 2021-01:  Given that all findings can be made, the Planning Commission hereby approves VAR 2021-01 as set forth in the Conditions of Approval attached as Exhibit “A.”
	5. Effective Date:  This resolution is effective immediately.
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