
ATTENTION:  FOR FINAL ACTION OR 
MODIFICATION TO OR ADDITION OF 
CONDITIONS, SEE FINAL BOARD OF 
SUPERVISORS’ ACTION SUMMARY 
MINUTES 

DATE: July 18, 2024 

TO: Board of Supervisors 

FROM:  Planning Commission 

SUBJECT: Resolution No. 13047 – Initial Study No. 8307, General Plan Amendment 
Application No. 566, Amendment Application No. 3850, Variance Application 
No. 4140, and Tentative Tract Map Application No. 6420 

APPLICANT 

OWNER: 

REQUEST: 

LOCATION: 

Elegante Estates, LLC  

Vintage on the Bluff, LLC 

Amend the General Plan land use designation of a 15.24-
acre parcel and a 21.18-acre parcel from Agriculture to 
Rural Residential; and 
Approve an Amendment Application rezoning parcels from 
the AE-20 (Exclusive Agricultural, 20-acre minimum parcel 
size) Zone District to the R-R (Rural Residential, two-acre 
net minimum parcel size) Zone District; and 
Approve Tentative Tract Map No. 6420 for a 16-lot 
residential development with an exception for private road 
width and minimum centerline road curve radius per 
County Ordinance Code 17.72.333-A; and 
Approve a Variance to waive the public road frontage 
requirement and the 4 to 1 lot depth to lot width ratio 
requirement for the lots. 

The subject parcels are located on the southeast corner of 
Friant Road and Willow Avenue, approximately 1,870 feet 
north of the City of Fresno boundary (APN: 579-060-37; 
55) (12760 and 12762 N. Friant Road) (Sup. Dist. 2).

PLANNING COMMISSION ACTION: 

At its hearing of April 25, 2024, the Commission considered a request by the Applicant to 
continue the item to a date uncertain to allow time for neighborhood meetings and making 
changes to the proposed project.  However, during public presentation portion of the meeting a 
member of the public requested to speak and submitted a letter to the Commission which cited 
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RESOLUTION NO. 13047 

that the staff report contains outdated General Plan policies and requested those policies to be 
replaced with current policies. 

A motion was made by Commissioner Abrahamian and seconded by Commissioner Arabian to 
continue the item to a date uncertain as requested by the applicant to allow time for additional 
neighborhood meetings and the sharing of information with area residents as well as making 
changes to the project specifically adding restrictions and requirements relating to water, 
landscaping, fencing, and lighting. 

The motion passed on the following vote: 

VOTING: Yes: 

No: 

Absent: 

Abstain: 

Commissioners Abrahamian, Arabian, Borchardt, Chatha, Hill, 
Quist, Woolf 

None 

Commissioners, Carver, Zante 

None 

At its hearing of July 18, 2024, the Commission considered the Staff Report and testimony 
(summarized in Exhibit A) . 

A motion was made by Commissioner Borchardt and seconded by Commissioner Whelan to 
adopt the Mitigated Negative Declaration for the project, based on Initial Study No. 8307, adopt 
the recommended Findings as described in the staff report, and approve General Plan 
Amendment Application No. 566, Amendment Application No. 3850, Variance Application No. 
4140, and Tentative Tract Map Application No. 6420. 

The motion failed (technical denial) on the following vote: 

VOTING: Yes: 

No: 

Absent: 

Abstain: 

Commissioners Borchardt, Whelan, Arabian, Hill 

Commissioners Carver, Chatha, Quist 

Commissioners Abrahamian, Zante 

None 

STEVEN E. WHITE, DIRECTOR 
Department of Public Works and Planning 
Secretary-Fr sno County Planning Commission 

By: 
~{'{\ ris W. Motta, Manager 

~ 'Development Services and Capital Projects Division 
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Attachments 
EXHIBIT A 

Initial Study No. 8307 
General Plan Amendment Application No. 566 

Amendment Application No. 3850 
 Variance Application No. 4140  

Tentative Tract Map Application No. 6420 

Staff: The Fresno County Planning Commission considered the Staff Report 
dated July 18, 2024, and heard a summary presentation by staff. 

Applicant: The Applicant and his representatives concurred with the Staff Report 
and the recommended Conditions.  They described the project and 
offered the following information to clarify the intended use: 

• The project site has been an irrigated pasture for the past 50 years.

• We have followed the Fresno County hydro-geological standards for
water well testing for the project; wells were tested in the area at 90
feet depth; the higher aquifer is at 75 feet. The wells across the street
below Friant Road elevation draw from a lower aquifer at 450 feet.

• The bluff on the property is 90 feet higher than Friant Road.  At 450
feet depth from bluff is a bedrock and water level below bedrock is180
feet deep; most wells on the tract will tap into this aquifer.

• Our project is water neutral and will conserve water by using artificial
turf, recharging septic tank effluent, and by capturing stormwater
runoff.

• We have responded to the opposing party’s geologist comment on our
hydro-study; the comments are based on State’s standards for
community water system while our project utilizes individual well
permitted by County.  Also, we have met with neighbors and to
accommodate their concerns have reduced the number of proposed
lots from 18 to 16.

• The project was coordinated with the Fresno Metropolitan Flood
Control District.

• As most lots consist of the bluff; homes will be built on top of the bluff
with the bottom of the bluff remaining in natural state; our modified
fencing and lighting requirements are included in the project’s
Operational Statement.

• We will have CC&R’s (Covenants, Conditions, and Restrictions) for
the project; water conservation will be implemented through a
Covenant as part of the CC&R’s.

• The project will pay for its pro-rata share for improvements at Friant
Road and Willow Avenue.

• The three existing wells on the property will be abandoned or be
utilized for fire suppression purposes.
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• A certified biologist has conducted a site survey; the survey report
was provided to the California Fish & Wildlife and the US Fish &
Wildlife but received no comments from them.

Others: No individuals presented information in support of the project. 

Four individuals presented information in opposition of the applications by 
indicating that: 

• American badgers were sighted in the area, the data used for the
hydro-study is stale, the property is affected by erosion and
landslides, onsite water storage is needed for fire sprinkler, and the
project’s closeness to Friant Road and Willow Avenue poses a traffic
hazard.

• The groundwater level in the area has been dropping since 2022, the
project will impact viewscapes, and the amount of anticipated
stormwater collection for conservation purposes should be
investigated.

• Property owners in the area have re-drilled wells due to drop in the
groundwater level, a community water well could be a better option
than individual wells, and water conservation should be monitored.

• The hydro-study is not reliable, the project will not be water neutral
without reliable data backing it up, bio-studies shall not be conducted
until prior to the project approval, viewscapes should be studied,
choosing the location of a housing pad shall be up to the
homeowners, a new hydro-study should be conducted for the
proposed 16 lots, wells between 200 to 400 feet deep belonging to 30
homeowners within four-miles have gone dry, all project-related
issues should be resolved between the developer and property
owners, and the project may require an Environmental Impact
Report..

Correspondence: The Planning Commission was presented with two letters opposing the 
applications. The first letter, accompanying a response from the applicant, 
indicated that the project would add to the declining water table in the 
area and the intersection of Friant Road and Willow Avenue shall be 
signalized to minimize traffic accidents.  The second letter highlighted 
issues relating to water impacts, aesthetics, and biological resources.    

No other correspondence was received in support of or opposition to the 
project.

CWM:ea:jp 
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RESOLUTION NO. 13047 

EXHIBIT B

ATTACHMENT 
TO 

AGENDA ITEM 

FISCAL IMPACT STATEMENT 

Initial Study No. 8307 
General Plan Amendment Application No. 566 

Amendment Application No. 3850 
Variance Application No. 4140 

Listed below are the fees collected for the land use applications involved in this Agenda Item: 

Initial Study Application $  5,151.001 

General Plan Amendment application, Amendment Application, 
Variance Application – Class I $  24,979.002 
Ag. Commissioner (Variance) $   101.002

Public Health Department Review        $    2,637.003 

Total Fees Collected $  32,868.00 

1 

1 Includes project routing, coordination with reviewing agencies, preparation and incorporation of analysis into Staff 
Report. 

2 

2 Review and research, engaging with reviewing departments and multiple agencies, staff’s analysis, Staff Report 
and Board Agenda Item preparation, public hearings before County Planning Commission and County Board of 
Supervisors.

3 

3 Review of proposal and associated environmental documents by the Department of Public Health, Environmental 
Health Division. 

EA; 
G:\4360Devs&Pln\ADMIN\BOARD\Board Items\2020-2029\2024\10-8-24\GPA 566, AA3850, TTM 6420, VA 4140\ATTACHMENT AAA 3850 (Reso 
Exhibit C).docx 



DEVELOPMENT SERVICES AND CAPITAL PROJECTS DIVISION
2220 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 600-4497 / 600-4022 / 600-4540 / FAX  600-4200

The County of Fresno is an Equal Employment Opportunity Employer

DEPARTMENT OF PUBLIC WORK S AND PLANNING
STE VE N E . W H ITE , D IRE CTO R

Planning Commission Staff Report and 
Subdivision Review Committee Report 
Agenda Item No. 2    
J uly 18, 2024 
SU B J E CT: Initial Study No. 8307, General Plan Amendment Application No. 

566, Amendment Application No. 3850, Variance Application No. 
4140 and Tentative Tract Map Application No. 6420. 

Amend the Land U se E lement of the Fresno County General Plan 
by changing the land use designation of a 15.24- acre parcel and a 
21.18- acre parcel from Agriculture to Rural Residential; and   

Rez one said parcels from the AE - 20 ( E x clusive Agricultural, 20-
acre minimum parcel siz e)  Z one D istrict to the R- R ( Rural 
Residential, two- acre net minimum parcel siz e)  Z one D istrict to 
allow the creation of 16 lots ( Tract 6420)  from the subject parcels; 
and 

A Variance to waive the public road frontage requirement and the 4 
to 1 lot depth to lot width ratio requirement for the lots; and

Approve a Tentative Tract  Map for the creation of a 16 lot 
residential development with an ex ception for private road width 
and minimum centerline road curve radius per County O rdinance 
Code 17.72.333- A.  

LO CATIO N: The subject parcels are located on the southeast corner of Friant 
Road and W illow Avenue, approx imately 1,870 feet north of the 
City of Fresno boundary ( APN:  579 - 060- 37; 55)  ( 12760 and 12762 N. 
Friant Road)  ( Sup. D ist. 2)  

O W NE R/  
APPLICANT: E

STAFF CO NTACT: E

l egante E states, LLC ak a Vintage on the B luff, LLC

jaz  Ahmad, Planner
Initial Study/  Variance/  Amendment Application Information
( 559 ) 600- 4204

Alex ander Pretz er, Planner
General Plan Amendment Application Information
( 559 ) 600- 4205

D avid Randall, Senior Planner
( 559 ) 600- 4052
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RECOMMENDATION: 

• Recommend that the Board of Supervisors adopt the Mitigated Negative Declaration
prepared for Initial Study (IS) No. 8307; and

• Recommend that the Board of Supervisors approve General Plan Amendment (GPA) No.
566 amending the Land Use Element of the Fresno County General Plan changing the land
use designation of a 15.24-acre parcel and a 21.18-acre parcel from Agricultural to Rural
Residential; and

• Recommend that the Board of Supervisors approve Amendment Application No. 3850 to
rezone a 15.24-acre parcel and a 21.18-acre parcel from the AE-20 (Exclusive Agricultural,
20-acre minimum parcel size) Zone District to the R-R (Rural Residential, two-acre net
minimum parcel size) Zone District, and

• Recommend that the Board of Supervisors adopt the required Findings as described in the
staff report and approve Variance Application No. 4140; and

• Recommend that the Board of Supervisors approve Tentative Tract Map No. 6420 subject to
the conditions listed in Exhibit 1; with an exception to the County Ordinance Code
17.72.333-A. to permit 34 feet wide nonexclusive private roads (60 feet required) and 75
feet centerline curve radius (125 feet required) with recommended Findings and Conditions;
and

• Direct the Secretary to prepare a Resolution documenting the Commission’s action.

EXHIBITS: 

1. Mitigation Measures, Conditions of Approval and Project Notes

2. Location Map

3. Existing Zoning Map

4. Existing Land Use Map

5. Uses allowed under the existing AE20 Zoning

6. Uses Allowed Under the proposed RR Zoning

7. Map of Variances in the Vicinity

8. Tentative Tract Map No. 6420 with exception to road width and centerline curve radius

9. Applicant’s Operational Statement

10. Variance Findings and Subdivision Exception Findings

11. Summary of Initial Study Application No. 8307

12. Draft Mitigated Negative Declaration
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13. Photographs

14. Public Comment

ENVIRONMENTAL ANALYSIS: 

An Initial Study (IS) was prepared for the project by County staff in conformance with the 
provisions of the California Environmental Quality Act (CEQA). Based on the Initial Study, staff 
has determined that a Mitigated Negative Declaration is appropriate. A summary of the Initial 
Study is included as Exhibit 11.  The IS identified potential impacts to aesthetics, biological 
resources, cultural resources, and transportation. 

To mitigate aesthetics impact, all outdoor lighting will be hooded and directed downward to 
avoid glare on adjoining properties. To mitigate biological impact, prior to any ground 
disturbance, the project will require pre-construction surveys for Swainson’s Hawk and 
American Badger.  To mitigate cultural resources impact, if artifacts are uncovered during 
construction, all work will be stopped, and a qualified archeologist will be contacted to evaluate 
the finds.  To mitigate transportation impact, the project will pay its fair share of the cost of traffic 
signalization and geometric improvements at the intersection of Friant Road and Willow Avenue.  
These requirements have been included as Mitigation Measures (See Exhibit 1).   

The project will require: a sewage feasibility analysis and construction of engineered sewage 
disposal systems for each lot; abatement of any active rodent or insect infestation prior to 
demolition of any existing structures; handling of any asbestos material, lead-based paints 
according to the State of California requirements; a permit to construct water wells or remove 
any abandoned well from the property; additional road right-of-way along Willow Avenue and 
construction in accordance with the California Code of Regulations Title 24 – Fire Code and 
California Code of Regulations Title 19 - Public Safety.  These requirements have been included 
as Conditions of Approval and Mandatory Project Notes.   

These Mitigation Measures, Conditions of Approvals and Project Notes (Exhibit 1) will be 
addressed prior to approval of the Final Map and prior to the issuance of building permits.  A 
detailed discussion is included in the Subdivision Review Committee Report below.   

The project site is in an area determined to be moderately sensitive for archeological resources. 
Pursuant to Assembly Bill (AB) 52 and Senate Bill (SB) 16, the project was routed to the Santa 
Rosa Rancheria Tachi Yokut Tribe, Picayune Rancheria of the Chukchansi Indians, Dumna Wo 
Wah Tribal Government, and Table Mountain Rancheria offering them an opportunity to consult 
under Public Resources Code (PRC) Section 21080.3(b) with a 30-day window to formally 
respond to the County letter.  No tribe requested consultation, resulting in no further action on 
the part of the County. 

PUBLIC NOTICE: 

Notices were sent to 88 property owners within 1320 feet of the subject parcels, exceeding the 
minimum notification requirements prescribed by the California Government Code and County 
Zoning Ordinance. 

PUBLIC COMMENT: 

None. 
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PROCEDURAL CONSIDERATIONS: 

A General Plan Amendment and Amendment Application (Rezoning) are legislative acts 
requiring Board of Supervisors' action.  A decision by the Planning Commission in support of a 
General Plan Amendment and Rezone request is only an advisory action and requires an 
affirmative vote of the majority of its total membership (Five Commissioners) not just a majority 
of the quourm at the meeting.  A recommendation for approval is forwarded to the Board of 
Supervisors for final action.  A motion for denial of the application is final unless appealed to the 
Board. 

Note that the associated Tentative Tract Map and Variance requests are dependent upon 
approval of GPA 566 and AA 3850, and thus by association the Commission’s action will also 
only be a recommendation with the final decision by the Board at the same time the other 
applications are considered. 

A Tentative Tract Map Application may be approved only if five Findings specified in Section 
66474 of the Subdivision Map Act and Title 17, Chapter 17.20.020 of the County Subdivision 
Ordinance are made by the Planning Commission. These Findings are included in the body of 
the Subdivision Review Committee Report.   

A Variance may be approved only if four findings specified in the Zoning Ordinance are made. 
The subject Tentative Tract Map cannot be approved unless concurrent Variance Application 
No. 4140 is also approved. 

The exception request filed with the Tract Map to allow for a deviation from the county 
improvements standards may be approved only if four findings identified in Chapter 17 of the 
County Ordinance Code are made by Planning Commission. These Findings are included in the 
body of the Subdivision Review Committee Report.   

BACKGROUND INFORMATION: 

According to County records, the subject 15.24-acre parcel and a 21.18-acre parcel were zoned 
Interim A-2 (General Agricultural District) on June 8, 1960.  

On May 23, 1973, approval of Amendment Application No. 2577 and on March 8, 1977, 
approval of Amendment Application No. 2898 changed the zoning on the subject parcels from 
the Interim A-2 Zone District to an AE-20 (Exclusive Agricultural, 20-acre minimum parcel size) 
Zone District. The parcels are currently zoned AE-20. 
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General Plan Consistency: 

Relevant Policies: Consistency/Considerations: 
General Plan Policy OS-L.3,d: Intensive land 
development proposals including, but not 
limited to, subdivisions of more than four lots, 
commercial developments, and  
mobile home parks shall be designed to blend 
into the natural landscape and minimize visual 
scarring of vegetation and terrain. The design 
of said development proposals shall also 
provide for maintenance of a natural open 
space area two hundred (200) feet in depth 
parallel to the right-of-way. Modification of the 
setback requirement may be appropriate 
when any one of the following conditions 
exist:  
1) Topographic or vegetative characteristics
preclude such a setback;
2) Topographic or vegetative characteristics
provide screening of
buildings and parking areas from the right-of-
way;
3) Property dimensions preclude such a
setback; or
4) Development proposal involves expansion
of an existing facility or an
existing concentration of uses.

Friant Road abuts the western edge of the 
project site and is is identified as a Scenic 
Roadway in the Fresno County General 
Plan.  The proposed land subdivision can be 
deemed to be consistent with the provisions 
of this policy due to the fact that the unique 
bluff features provide screening of building 
sites atop of the bluff from the scenic 
roadway below.  

General Plan Policy LU-A.1: The County 
shall maintain agriculturally-designated areas 
for agriculture use and shall direct urban 
growth away from valuable agricultural lands 
to cities, unincorporated communities, and 
other areas planned for such development 
where public facilities and infrastructure are 
available or can be provided consistent with 
the adopted General or Community Plan. 

The project site is adjacent to and a logical 
extension of existing urban development, 
including the existence of public storm 
drainage infrastructure in the vicinity that is  
proposed to be utilized for the development 
of the proposed Tract 6420.  Due to the 
existing residential development in the area, 
the topography/bluff features, and 
inadequate soils, the project site is not viable 
for a commercial farming operation.  Hence, 
the project is not “valuable agricultural land” 
and is thereby consistent with this policy. 

General Plan Policy LU-A.12: In adopting 
land uses policies, regulations and programs, 
the County shall seek to protect agricultural 
activities from encroachment of incompatible 
land uses. 

The project site is not of farmland quality due 
to soil composition needed for a commercial 
farming operation and is surrounded by the 
single-family residential development to its 
east and south.  The project is consistent 
with this policy. 

GENERAL PLAN AND ZONING AMENDMENTS: 
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Relevant Policies: Consistency/Considerations: 

General Plan Policy LU-E.10: The County 
shall require new subdivisions within areas 
designated Rural Residential be designed to 
use individual on-site sewer and water 
systems. All proposals shall be reviewed by 
the County to determine the appropriate 
minimum lot size based on local hydro-
geological conditions. Community systems 
and lots less than two (2) acres may be 
permitted only in conjunction with a Planned 
Residential Development pursuant to Policy 
LU-E.7; where consistent with the policies of 
the Sierra-North and Sierra-South Regional 
Plans; or where a graduated transition of 
density is needed to protect existing rural 
residential developments from land use 
conflicts at the interface with urban 
development on land outside and adjacent to 
the sphere-of-influence of a city. 

Each lot within the Tract 6420 will be 
minimum two (2) acre in size and be 
provided with individual sewage disposal 
system and water well subject to permits and 
inspections from county. Per County Health 
Department, a sewage feasibility analysis 
and Engineered sewage disposal systems 
are required for each lot in the proposed 
subdivision.  

General Plan Policy LU-E. 14: The County 
shall not designate additional land for Rural 
Residential or Foothill Rural Residential 
development, except for unique 
circumstances to be determined by the Board 
of Supervisors. 

The unique circumstances concerning the 
project site relates to bluff-type condition and 
rocky topography making the site 
undesirable for commercial farming and 
suitable for residential use. The project is 
consistent with this policy as the final 
deamination is made by the Board. 

General Plan Policy PF-C.11:  The County 
shall approve new development only if an 
adequate sustainable water supply to serve 
such development is demonstrated. 

General Plan Policy PF-C.16:  
The County shall, prior to consideration of any 
discretionary project related to land use, 
undertake a water supply evaluation. The 
evaluation shall include the following: 

a. A determination that the water supply is
adequate to meet the highest demand that
could be permitted on the lands in
question. If surface water is proposed, it
must come from a reliable source and the
supply must be made “firm” by water
banking or other suitable arrangement. If
groundwater is proposed, a hydrogeologic
investigation may be required to confirm
the availability of water in amounts

A hydro-study prepared for the project and is 
discussed in Section X. A. (Exhibit 9) of this 
report concludes that adequate groundwater 
supply is available for the project.  The 
project will not add to groundwater overdraft. 

According to the Water and Natural 
Resources Division (WNRD) based on the 
results of Groundwater Supply Report dated 
June 2022, and a 72-hour pump test 
conducted on a monitoring well in the vicinity, 
the project would have a less than significant 
impact on groundwater resources. 
Additionally, prior to the issuance of a permit 
for residential development, a water well 
yield test will be conducted and approved by 
WNRD to confirm that the well capacity is 
adequate to serve the development as 
defined in County Ordinance Code Section 
15.04.190.  The project is consistent with this 
policy. 
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Relevant Policies: Consistency/Considerations: 
necessary to meet project demand. If the 
lands in question lie in an area of limited 
groundwater, a hydrogeologic 
investigation shall be required. 

b. If use of groundwater is proposed, a
hydrogeologic investigation may be
required. If the lands in question lie in an
area of limited groundwater, a
hydrogeologic investigation shall be
required. Should the investigation
determine that significant pumping-related
physical impacts will extend beyond the
boundary of the property in question,
those impacts shall be mitigated.

Reviewing Agency/Department Comments: 

Policy Planning Section of the Fresno County Department of Public Works and Planning: The 
subject proposal shall adhere to General Plan polices as discussed above. 

Comments on the project were also provided by Development Engineering Section, Zoning 
Section, Transportation Planning Unit, and Road Maintenance and Operations Division of the 
Fresno County Department of Public Works and Planning, Fresno County Fire Protection District; 
and San Joaquin Valley Air Pollution Control District.  Details of their comments have been 
included in the Subdivision Review Committee Report for Tentative Tract Map Application No. 
6420’s subsequent Mitigation Measures, and the Conditions of Approval which requires site 
grading and drainage according to the county standards, permits to remove the existing structures 
from the property; development’s fair share for offsite road improvements and traffic signalization, 
emergency fire access to the site; additional road right-of-way along Willow Avenue; and 
compliance with Air District rules and Fire District requirements prior to the issuance of building 
permits.    

Comments were also provided by the Water and Natural Resources Division, Regional Water 
Quality Control Board, Fresno Metropolitan Flood Control District, and Fresno County 
Department of Public Health, and the Environmental Health Division.  Details of their comments 
have been included in the Subdivision Review Committee Report for Tentative Tract Map 
Application No. 6420 as Project Notes (regulatory requirements). The requirements include a 
well yield test prior to issuance of building permits, Notice of Intent (NOI) prior to disturbing more 
than one-acre of land, stormwater drainage fees, and destruction and proper  abandonment of 
any onsite water wells and septic systems to protect groundwater quality.   

Santa Rosa Rancheria Tachi-Yokut Tribe; Picayune Rancheria of the Chukchansi Indians; 
California Department of Transportation; State Water Resources Control Board, Division of 
Drinking Water; California Department of Fish and Wildlife, U.S. Fish and Wildlife Service, and 
Resources Division (Special District) of the Fresno County Department of Public Works and 
Planning submitted no comments on the project. 
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Analysis 

The project site is comprised of a 15.24-acre parcel and a 21.18-acre parcel and is designated 
Agriculture in the County General Plan and is developed with two single-family homes which are 
proposed to be removed with the development of the Tract Map.   There is a concertation of 
single-family homes located on abutting parcels to the east and to the south (Tract No. 4710 
with two-acre parcels).  Abutting parcels to the north are undeveloped and parcels to the west 
across Friant Road are planted in vineyard with single-family residences. 

The subject zoning Amendment Application (AA) proposes to amend the zoning from AE-20 
(Exclusive Agricultural, 20-acre minimum parcel size) Zone District to the R-R (Rural 
Residential, two-acre minimum parcel size) Zone District to make it possible to develop a 16-lot 
residential subdivision (Tract 6420) from the two existing parcels. 

The fundamental issue regarding any rezone request is whether the proposed zone change is 
consistent with the General Plan Land Use designations.   

Per the General Plan Zoning Compatibility Matrix, the current County General Plan land use 
designation for the parcels is Agriculture which is not consistent with the proposed RR (Rural 
Residential; two-acre minimum parcel size) Zone District.  

Therefore, the proposed General Plan Amendment application proposes changing the Land Use 
designation of the parcels to Rural Residential to be compatible with the proposed rezoning to 
RR (Rural Residential; two-acre minimum parcel size) Zoning.   

Recommended Conditions of Approval: 

Dedication of road right-of-way along Willow Avenue, installation and paying for a share of 
offsite traffic improvements.  

Conclusions: 

Given the above discussion, staff believes the proposed GPA, and Rezone (AA) are consistent 
with the County General Plan.  

The subject Variance Application No. 4140 is being considered in conjunction with General Plan 
Amendment Application No. 566 and Amendment Application No. 3850 and proposes to waive 
property development standards for the proposed residential lots in the RR Zone District within 
Tract 6420.  This includes:  

• Waiver of the public road frontage requirements to allow private roads within the tract
secured by a gated entry; and

• Waiver of the lot depth to lot width ratio (4 to 1) in the RR Zone District.

 Finding 1:  There are exceptional or extraordinary circumstances or conditions 
applicable to the property involved which do not apply generally to other 
property in the vicinity having the identical zoning classification.  

Reviewing Agency/Department Comments: 

VARIANCE APPLICATION NO. 4140:
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No comments specific to the subject Finding were received from reviewing agencies or County 
Departments. 

Finding 1 Analysis 

In support of Finding 1, the Applicant’s Finding states that the project site is encumbered by a 
bluff-type (steep terrain) condition and by steep adjacent county roadways frontage conditions 
that limit access to the site.  To mitigate these exceptional circumstances, the project will 
construct a slightly narrower road with a private designation to coexist with the bluff conditions 
and waive the public road frontage requirements for the proposed parcels.  This waiver will be 
consistent with surrounding area constructed with similar road frontages due to site conditions.  

The Applicant’s Finding further states that the bluff type condition has created impractical 
conditions to create lots with a 4:1 lot depth to lot ratio in RR Zone District, as road access and 
lot frontages must be placed in areas that avoid the bluffs to gain access to the site. In providing 
access, the locations of the proposed road would create lots that would exceed the lot depth to 
lot width ratio of the Zone District. This condition persist throughout the project site and is 
consistent with other properties in the area.   

Upon analyzing the site aerial photo, the proposed parcellation and comments received from 
reviewing agencies, staff has concluded that due to bluff conditions, the proposed lots cannot 
have direct access from Friant Road and Willow Avenue.  The Applicant’s Finding merit the 
request for a single access private road secured by gated entry to serve all lots within the tract.  
Staff also concluded that given the project site’s topographical constraints, minimizing damage 
to the geological features of the site with less cuts and grading activities in order to place road 
access in feasible locations on the site is an exceptional circumstance under which the waiving 
of the lot depth to lot ratio could be granted.   

Finding 1 Conclusion: 
Finding No. 1 can be made. 

Finding 2: Such Variance is necessary for the preservation and enjoyment of a 
substantial property right of the applicant, which right is possessed by 
other property owners under like conditions in the vicinity having the 
identical zoning classification. 

Reviewing Agency/Department Comments: 

No comments specific to the subject Finding were received from reviewing agencies or County 
Departments. 

Finding 2 Analysis 

In support of Finding 2, the Applicant’s Finding states that Tract 6420 is unique in that it is 
located on a broad steep face.  Because of the need to preserve the uniqueness of the 
topography from the bluff, the existing residential developments in the area have utilized 
construction that preserves these existing bluff elements, not only from a visual perspective, but 
also from a construction feasibility perspective of each project offering reductions in overall land 
disturbances, grading impacts, and preservation of existing ecology in the bluff segment. 
The Applicant’s finding further states that because of the need to address the unique 
topography and meet slope requirements, the streets for this project can only be placed in 
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certain specific areas and within certain alignments in order to preserve bluff conditions.  
Placement of the streets to meet these requirements will require adjustments to lot depth to 
width ratio standards so that all project lands are utilized and such lots would follow the limited 
land availability for the road network corridor.  

Staff concurs with the Applicant that the site’s unique feature (bluff) warrant the granting of a 
variance for waiving street frontage requirement for the proposed parcels and waiving the 4:1 lot 
depth to lot width ratio, so the property enjoys the ability to be developed as other properties 
that do not have this unique feature.   

Finding 2 Conclusion: 
Finding No. 2 can be made. 

Finding 3: The granting of a variance will not be materially detrimental to the public 
welfare or injurious to property and improvement in the vicinity in which the 
property is located. 

Reviewing Agency/Department Comments: 

No comments specific to the subject Finding were received from reviewing agencies or County 
Departments. 

Finding 3 Analysis 

In support of Finding No. 3, the Applicant’s Finding states that the requested waiver of the road 
frontage and the lot depth to lot width ratio will have no detrimental or injurious impacts on 
adjacent properties in that the proposed tract bounded by existing public roadways is being 
designed in a single phase and will not impact the surrounding area. 

Staff concurs with the Applicant that the waiving road frontage requirement and the lot depth to 
lot width ratio requirement will not be materially detrimental to public health and welfare, as the 
project is a single cohesive development that will not directly impact the adjacent properties or 
public at large. 

Finding 3 Conclusion: 
Finding No. 3 can be made as development of the cohesive development would not impact the 
surrounding area.  

Finding 4: The granting of such a variance will not be contrary to the objectives of the 
General Plan. 

Reviewing Agency/Department Comments : 

No comments specific to the subject Finding were received from reviewing agencies or County 
Departments. 

Finding 4 Analysis 

In support of Finding No. 4, the Applicant’s Finding states that granting of this Variance would 
comply with the objectives of General Plan by allowing additional residential development in the 
county. The project will not impact productive agricultural land as the site is unsuitable for 
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farming due to rocky topography and poor soils. 

Staff concur with the Applicant in that the granting of the Variance would not be contrary to the 
objctives of the General Plan.  

Finding 4 Conclusion:  
Finding No. 4 can be made due to the project being consistent with General Plan.  

Summary Conclusion: 

The findings for the variance to allow the waiver of the public road frontage and 4 to 1 lot width 
to depth requirements could be made. 

Deviations from the County of Fresno Improvement Standards require an application for and 
approval of an Exception to Standards.  The subdivider requests that exceptions to the 
Subdivision Ordinance Improvement Standards be granted to 1) Allow width of interior roads 
within the tract to be reduced from 60 feet to 34 feet; and 2) Allow a 75-foot minimum centerline 
road radius as an exception to the required 60 feet road easement and minimum road radius 
per County Ordinance 17.72.333.A.  

Note:  These Exceptions are requested due to the site constraints resulting from the bluff 
type (steep terrain) conditions that are to be preserved. 

Analysis of Required Findings 

Finding 1:  That there are exceptional circumstances or conditions that affect said property 
or the reasonable use thereof. 

Finding 2:  That the exception is necessary to preserve a substantial property right and 
permit the enjoyment thereof. 

In support of Finding 1, the Applicant indicates that the bluff type segment has created 
impractical conditions for construction of a standard 60 feet County public road right of way 
width.  The site conditions would necessitate special (private) road right of way of narrower 
width that can sufficiently navigate the bluff and rock conditions. The project will construct a 
34 feet wide private roadway verses 60 feet required with a minimum 75 feet centerline 
radius designation which will still provide equivalent and similar access as a County 60-foot 
roadway but allows the roadway network to coexist with the bluff conditions. The proposed 
public-private roads will be consistent with the surrounding area as numerous existing 
projects, which have similar conditions, also have been constructed with similar narrow 
roadway networks.   

In support of Finding 2, the Applicant indicates that the proposed tract is located within a 
broad steeped face embankment (San Joaquin River bluff). The existing residential 
developments in the area have utilized construction that preserves these existing bluff 
elements, not only from a visual perspective, but also due to the construction feasibility 
perspective of each project. Preservation of the bluff-type conditions has afforded for 

EXCEPTION TO SUBDIVISION ORDINANCE IMPROVEMENT STANDARDS  
FOR TENTATIVE TRACT MAP APPLICATION NO. 6420
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reductions in overall land disturbances, grading impacts, and preservation of existing wildlife 
in the bluff segment as the land is generally preserved in their existing state. Without this 
exception the property cannot enjoy the same property right and permit use that other 
properties have enjoyed in the area. 

The Development Engineering Section of the Fresno County Department of Public Works 
and Planning have expressed no concerns with the exception requests as presented. Also, 
staff acknowledges that similar exception requests were previously granted for residential 
developments located in the area as the subject proposal. Based on this information, staff 
believes that an exceptional circumstance exists and that a substantial property right is at 
stake. 

Finding 3 That the granting of the exception will not be detrimental to the public safety, 
health and welfare 

In support of Finding 3, the Applicant states that the granting of this subdivision exception 
will have no detrimental or injurious impacts on adjacent properties.  The proposed track 
development will be gated to the general public and is similar in function to other privately 
maintained County roadways, be approved for the anticipated fire truck apparatus by the 
local fire authority, and be provided with adequate vehicular access to each residential lots 
with no third party utilization of roadway network on a common basis. 

With regard to Finding 3, the proposed private roadways within the tract will have roadway 
structural section adequate to handle traffic load required of the use and be constructed to 
have drainage contained on the paved and diked roadway shoulders and directed to off-
road drainage structures. Staff believes granting of these exception requests will not be 
detrimental to public safety, health and welfare as the proposed road construction will 
substantially conform to the County Improvement Standard. 

Finding 4: That the granting of the exception will not be injurious to or prevent the logical 
development of other property in the immediate area. 

In support of Finding 4, the Applicant states that the requested subdivision exceptions will 
carry out the objectives of the General Plan, allow for additional residential development as 
required by the State of California Housing Element, and would not impact productive 
agricultural lands. The proposed 34-foot wide private road right of way network within the 
tract will provide equivalent access to a 60-foot County standard right of way, only privately 
maintained and constructed. No impeding of existing county public road traffic function, no 
County public interest in use of the reduced 34 feet wide rights of way, and no injury or 
impact to other property would occur.  

Staff concurs with the Applicant in that to allow 34 feet wide interior roads and a 75-foot 
centerline road rsdius would not be detrimental to public health and welfare or contrary to 
the General Plan. As such, staff believes that the required Findings for said exceptions can 
be made for the project and that the subdivision and proposed improvements are not likely 
to be injurious to or prevent the logical development of other property in the immediate area. 

Date of Subdivision Review Committee Meeting: October 12, 2023 

SUBDIVISION REVIEW COMMITTEE REPORT FOR TENTATIVE TRACT MAP 
APPLICATION NO. 6420:
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Subdivider: Elegante Estates, LLC aka Vintage on the Bluff, LLC 
Project Engineer/Architect: Lore Engineering, Inc.  

BACKGROUND INFORMATON: 

The proposed Tentative Tract Map Application No. 6420 proposes to allow a 16-lot residential 
subdivision ranging from 3.08 net to 2 acres net.   The proposal also proposes to allow an 
exception to County Ordinance Code 17.72.333-A. to allow a 34-foot wide nonexclusive private 
road (60 feet required) and 75 feet centerline curve radius (125 feet required). 

SITE DEVELOPMENT AND OPERATIONAL INFORMATION: 

Criteria Existing Proposed 
General Plan 
Designation 

Agriculture Rural Residential 

Zoning AE-20 (Exclusive Agricultural, 20-
acre minimum parcel size) Zone 
District   

R-R (Rural Residential, two-acres net
minimum parcel size) Zone District

Parcel Size • 15.24 acres (APN: 579-060-
37)

• 21.18 acres (APN: 579-060-
37)

16 lots that are minimum two-acre 
(net) in size. 

Project Site 2 Single-family homes on 
individual wells and individual 
septic systems, with storm 
drainage retained on site. 

16 single-family residential lots on 
individual wells and individual 
engineered septic systems, with a 
community storm drainage facility. 

Structural 
Improvements 

Single-family homes 16 single-family residential lots on 
individual wells and individual 
engineered septic systems, with 
community storm drainage facility. 

Nearest 
Residence 

Approximately 65 feet to the east No change 

Surrounding 
Development 

• Single-family homes to the
east and south.

• Undeveloped land, to the
north.

• Vineyard and a single-family
home to the west.

No change 

Operational 
Features 

N/A See “Project Site” above 

Lighting Minimal on-site residential 
lighting. 

Outdoor street lighting within the 
proposed Tract No. 6420  
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Setback, Separation and Parking  

Current Standard: Proposed Operation: Is Standard Met 
(Yes/No) 

Setbacks AE-20 Development 
Standard 

Front:   35 feet 
Side:   20 feet 
Street Side:  35 feet 
Rear:   20 feet 

RR Development 
Standard 

Front:  35 feet 
Side:   20 feet 
Street Side:  35 feet 
Rear:  20 feet 

Yes.  Development 
of Tract 6420 will 
adhere to setback 
standards of RR 
Zone District 

Parking No requirement One (1) parking space 
for every dwelling unit. 

Yes. Development 
of Tract 6420 will 
adhere to parking 
standards of RR 
Zone District 

Lot Coverage No Requirement No requirement NA 

Separation 
Between 
Buildings 

No animal or fowl pen, 
coop, stable, barn or 
corral shall be located 
within forty (40) feet of 
any dwelling or other 
building used for human 
habitation. 

Minimum of six (6) feet 
between the main 
building and accessory 
building 

Yes. Development 
of Tract 6420 will 
adhere to building 
separation 
standards of RR 
Zone District 

Wall 
Requirements 

• Seven feet (maximum)
on rear and side
property lines

• four feet (maximum) in
any required front yard

• Seven feet (maximum)
on rear and side
property lines

• four feet (maximum) in
any required front yard

Yes.  Development 
of Tract 6420 will 
adhere to wall 
height and location 
standards of RR 
Zone District 

Septic 
Systems 

100 percent Applicant will refer to the 
Local Agency 
Management Plan 
Guidance Manual, Table 
5 for Setback Distances. 

Yes.  Engineered 
sewage disposal 
systems will be 
required to meet the 
Local Agency 
Management Plan 
setback 
requirements for 
septic systems.   

Water Well 
Separation 

Septic tank:        50 feet 
Disposal field:  100 feet 
Seepage pit:    150 feet 

Septic tank:  100 feet 
Disposal field:  100 feet 
Seepage pit:    150 feet 

Yes.  Individual 
water well required 
on each lot within 
Tract 6420    

Circulation and Traffic 
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Existing Conditions Proposed Operation 
Public Road Frontage Yes Willow Avenue; Good 

Condition 

Friant Road: Good 
Condition 

N/A 

N/A 

Direct Access to Public 
Road 

Yes Willow Avenue 
Friant Road 

Access to Friant shall be limited 
to an emergency access road. 

Road VPD (Vehicle Per Day) 4100 (Willow Avenue) 

7000 (Friant Road) 

Minor increase of 208 Average 
Daily Trip (ADT) from an 
increase of 16 residences 

Road Classification Willow Avenue (Super 
arterial) 

Friant Road (Expressway) 

No change 

No change 

Road Right-of-Way Width • 60 feet (Willow
Avenue); 106 feet
required

• 126 feet (Friant Road);
106 feet required.

• An additional road right-of-
way along Willow Avenue
frontage of the property is
required in accordance
with the Official Plan Line
North Willow Avenue.

• No Additional ROW needed

Road Surface • Willow Avenue: Asphalt
concrete paved;
pavement width: 32.3
feet.

• Friant Road: Asphalt
Concrete paved.
Pavement width: 76
feet

Improvements along the Willow 
Avenue Frontage will occur with 
the improvements being subject 
to County Standards, including 
sidewalk, curb, and gutter based 
on a subsequent study which 
will define final intersection 
design for the project. 

No change other than 
emergency access road 
encroachment improvements. 

Traffic Trips Minimal residential traffic Per Transportation Impact Study 
(TIS) prepared for the project: 

Daily Trips: 208 

Weekday AM Peak Hour Trips: 
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Existing Conditions Proposed Operation 
• 4 in and 12 out

Weekday PM Peak Hour Trips: 

• 12 in and 8 out

Traffic Impact Study 
(TIS) Prepared 

No N/A See “Traffic Trips” above.  Per 
the revised Transportation 
Impact Study (TIS), dated 
August 17, 2023, the project will 
pay its pro-rata share (3.36%) of 
the cost of improvements for the 
installation of traffic signal and 
geometric improvements at the 
intersection of Friant Road and 
Willow Avenue. 

Road Improvements 
Required 

N/A All interior private roads within 
Tract 6420 will be asphalt 
concrete paved and be provided 
with 34 feet width and 75 feet 
centerline curve radius 

Surrounding Properties 

Size: Use: Zoning: Nearest 
Residence: 

North 2.76 acres 
5.09 acres 
5.06 acres 

Undeveloped AE-20 N/A 

South 2.31 acres 
5.02 acres 

Single-family residences AE-20 40 feet 

East Two acres Single-family residences RR 68 feet 

West 19.9 acres 
7.84 acres 
20 acres 
4.76 acres 

Single-family residence; 
Vineyard 

AE-20 345 

ANALYSIS/DISCUSSION: 

Finding 1:  The proposed map and the design improvement of the proposed 
subdivision are consistent with the General Plan and any applicable 
Specific Plans.  
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Also see table of GENERAL PLAN CONSISTENCY on pages 5-6 of this staff report. 

Reviewing Agency/Department Comments:  

Policy Planning Section of Public Works and Planning: The subject parcels are designated 
as Agriculture in the County General Plan and are not enrolled in the Williamson Act 
Program. 

Water and Natural Resources Division of Public Works and Planning: based on the results 
of Groundwater Supply Report dated June 2022, and a 72-hour pump test conducted on a 
monitoring well in the vicinity, the project would have a less than significant impact on 
groundwater resources. Additionally, prior to the issuance of a permit for residential 
development, a water well yield test will be conducted and approved by WNRD to confirm 
that the well capacity is adequate to serve the development as defined in County Ordinance 
Code Section 15.04.190.  The project is consistent with General Plan policy PF-C.17. 

No other comments specific to General Plan consistency were expressed by reviewing 
Agencies or Departments. 

Finding 1 Analysis: 

Both the 15.24-acre parcel and 21.18-acre parcel’s General Plan Land Use designation are 
proposed to be redesignated from Agriculture to Rural Residential which would make the 
proposed project consistent with General Plan policies as discussed in the Analysis/ 
Discussion/General Plan Consistency table of GPA 566 above.  

Regarding consistency with General plan Policy OS-L.3.d., the project site fronts onto scenic 
roaday Friant Road.  The site is deemed to be consistent with the provisions of this policy 
relating to 200 feet scenic setback requirement due to the unique bluff features that provides for 
screening of building sites for individual lots atop of the bluff from the scenic roadway below. 

Regarding consistency with General Plan Policy LU-A.1, urban growth and development that 
surrounds the project site include the existence of public facilities and infrastructure (e.g. roads, 
traffic lights, stormwater drainage system) for connection and use by the proposed residential 
development.  Due to the existing residential development in the area, topography/bluff and 
inadequate soils, and elevation, the project site is not viable for a commercial farming operation. 

Regarding consistency with General Plan Policy LU-A.12., the project site is not of farmland 
quality due to soil composition needed for a commercial farming operation and is mostly 
surrounded by single-family homes.  

Regarding consistency with General Plan Policy LU-E.10, the proposed lots within the tract will 
be provided with individual sewage disposal system and private water wells.  The sewage 
disposal systems will be subject to a sewage feasibility analysis and engineered sewage 
disposal systems.  

Regarding consistency with General Plan Policy LU-E.14, The bluff-type condition and rocky 
topography makes the project site undesirable for commercial farming and suitable for 
residential use subject to final determination to be made by the County Board of supervisors. 
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Regarding consistency with General Plan Policy LU-E. 16, the creation of two-acre parcels is 
consistent with Rural Residential uses prevalent in the surrounding area.  Numerous parcels 
have been developed with single-family homes within a one-mile radius of the project site.  The 
unique circumstances concerning the bluff, elevation and rocky topography require two-acre 
minimum parcels for residential development while the terrain inhibits commercial farming. 

Regarding consistency with General Plan Policy PF-C. 11 and Policy PF-C. 16, the hydro-study 
prepared for the project has concluded that adequate groundwater supply is available for the 
project.  The project will not add to groundwater overdraft to impact neighboring parcels. 

Recommended Conditions of Approval: 
None 

Finding 1 Conclusion:   

Finding 1 can be made in that the proposed subdivision is consistent with the policies of the 
County General Plan. 

Finding 2:  The project site is physically suitable for the type and density of 
development proposed.  

Reviewing Agency/Department Comments: 

Development Engineering Section of the Fresno County Department of Public Works and 
Planning:  All improvements within Tract 6420 shall comply with Fresno County 
Improvement Standards.  

Prior to any construction within Tract 6420, all improvement plans (e.g., for Road, Sanitary 
Sewer Systems, Water Distribution Systems including Grading & Drainage System) will 
need to be prepared, stamped, and signed by a Professional Engineer and shall be 
submitted for review and must be in compliance with Fresno County Improvement 
Standards. The initial submittal shall include a soils report, which shall identify a 
recommended traffic index, R-value, and pavement structural section. Subsequent R-values 
shall be obtained for sub-grade after completion of earthwork operations.  

All interior roads shall be constructed to a 25 M.P.H. public road standard in accordance 
with County Improvement Standards. Interior roads shall provide adequate sight distance at 
all intersections together with necessary property corner cutoff rights-of-way (20-foot by 20-
foot minimum). Adequate sight distance shall be provided for the interior road entrance onto 
Friant Road and Willow Avenue and shall intersect as near to a right angle as practicable. A 
County Standard B-2 rural residential cul-de-sac shall be provided at the end of cul-de-sac 
road.  

Discharging pollutants through a “point source” into a “water of the United States” are 
prohibited unless an NPDES permit has been obtained. A Notice of Intent (NOI) shall be 
filed with the State Water Resources Control Board before the commencement of any 
construction activities disturbing 1.0 acre or more of area. Copies of completed NOI and 
SWPPP incorporated into the construction improvement plans shall be submitted to the 
County prior to commencement of any future grading activities.  

A grading permit shall be required for any new construction of single-family residences and 
adjacent driveways. 
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Fresno County Department of Public Health, Environmental Health Division (Health 
Department) Each lot within Tract 6420 shall design and construct an engineered sewage 
disposal system. Such system will be designed, and installation certified by the California 
Registered Geologist, Professional Engineer, or Registered Environmental Health 
Specialist. Prior to initiation of any onsite work, a sewage feasibility analysis may be 
required and be approved by Fresno County Public Works Department.  To construct a 
water well, a permit to construct a water well shall be obtained from the Health Department. 

Water and Natural Resources (WNR) Division of the Fresno County Department of Public 
Works and Planning: The subject parcels are located within an area defined as a low water 
area of the county.  Prior to the issuance of a permit for construction of a single-family 
residence, a water well yield test shall be conducted to demonstrate that the well is capable 
of adequately serving the proposed use as defined in County Ordinance Code Section 
15.04.190. The test shall be reviewed and approved by WRN Division.   

No other comments specific to the physical suitability of the site were expressed by reviewing 
Agencies or Departments.  

Finding 2 Analysis: 
The Rural Residential (RR) Zone District is intended to be applied to areas designated as Rural 
Residential by the General Plan and is intended to create or preserve rural or very large lot 
residential homesites where a limited range of agricultural activities may be conducted.  The 
minimum lot size that may be created within the RR Zone District is two (2) acres (net).   

As per the General Plan Policy LU-E.10, new subdivisions within areas designated Rural 
Residential shall utilize individual on-site sewer and water systems. All parcels within Tract 6420 
will utilize individual water wells and individual engineered sewage disposal systems subject to 
permits and inspections from the Department of Public Works and Planning Building and Safety 
Section, Fresno County Health Department, and the Environmental Health Division.  

According to a hydro-study titled as Groundwater Conditions at and in the Vicinity of Elegante 
Estates, Friant Road and Willow Avenue prepared by Kenneth D. Schmidt and Associates dated 
August 2022, a 72-hour continuous pump test was conducted on two existing onsite wells 
(Upper and Lower) with one nearby monitoring well. Upper well resulted in 145,000 gallons 
being pumped with an average discharge rate of 33.6 gallons per minute.  The Lower well 
resulted in 168.310 gallon being pumped with an average discharge rate of 39.0 gallons per 
minute.  The hydro-study concluded that the project has an adequate and sustainable supply of 
groundwater and that future groundwater utilization on the property will not result in significant 
pumping-related impacts to surrounding properties.  The hydro-study can be viewed at Page 
176 of the document at the following link https://fresnocountyca.gov/projectreview#AA3850  
As required by Water and Natural Resources Division (WNRD) of the Fresno County 
Department of Public Works, prior to the issuance of a permit for the construction of a new 
residence, a water well yield test will be conducted and approved by WNR Division to 
demonstrate that the well is capable of adequately serving the proposed use as defined in 
County Ordinance Code Section 15.04.190.  

Additionally, the proposed development will comply with specific requirements relating to 
stormwater drainage, hydrologic and hydraulic analysis, right-of-way dedications, improvements 
to private right-of-way easement (road) subject to the County Improvements Standards, and fire 
protection services as required by Fresno County Fire Protection District. Any stormwater 
leaving the site will be conveyed through new improvements connecting to the Fresno 

https://fresnocountyca.gov/projectreview#AA3850
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Metropolitan Flood Control District (FMFCD) system. These requirements are included as 
Subdivision Review Committee Conditions and Project Notes in Exhibit 1 of this report. 

Recommended Conditions of Approval: 
Improvement plans for Road, Sanitary Sewer Systems, Water Distribution Systems and Grading 
& Drainage system. 

Finding 2 Conclusion: 
Finding 2 can be made as the subject parcels has been determined to be physically suitable to 
accommodate rural residential development within Tract 6420.  

Finding 3:  The design of the proposed subdivision or the proposed improvements are 
not likely to cause substantial environmental damage or substantially and 
avoidably injure fish or wildlife or their habitat.  

Reviewing Agency/Department Comments: 
No comments specific to the project impacts to wildlife or the environment were expressed by 
California Department of Wildlife or U.S. Fish & Wildlife Service.  

Finding 3 Analysis: 
The Subdivision Map Act (Cal. Gov. Code Section 66474) requires that a tentative map be 
denied if a finding is made that the design of the subdivision or proposed improvements are 
likely to cause substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat.  

Vollmar Natural Lands Consulting prepared a Biological Memorandum titled as Elegante 
Estates Property Preliminary Assessment of Potential Biological Resource Values  
and dated November 11, 2022.  The Report was provided to the California Fish and Wildlife and 
US Fish & Wildlife Service for review and comments.  Neither agency provided any comments 
on the Report. 

According to the Biological Memorandum, the California Tiger Salamander (CTS) would be 
unlikely to reach the project area since the site does not support any aquatic features that could 
provide breeding and is greater than 1.24 miles from the nearest existing documented breeding 
habitat.  Previously documented breeding habitats within 1.24 miles have been converted to a 
golf course and intensive agriculture.  In addition, the biologist who assessed the area between 
the proposed project site and historic occurrences noted that several significant barriers exist 
between the site and the historic occurrences.  

Per the US Fish and Wildlife Service "Interim Guidance on Site Assessment and Field Surveys 
for Determining Presence or a Negative Finding of the California Tiger Salamander October 
2003" protocol-level surveys are comprised of two components: 1) Aquatic larval sampling of 
potential breeding ponds; and 2) Upland drift fence studies for sites that support breeding ponds 
or are within 1.2 miles of potential breeding  ponds.  Since the project area does not support 
breeding ponds (making aquatic sampling infeasible) and is outside of 1.2 miles of potential 
breeding habitat (making the  drift fence survey unnecessary), the Biological Memorandum 
determined that protocol-level CTS surveys of the site are not needed.  

Furthermore, according to Biological Memorandum, although nest surveys for Swainson’s hawk 
and American badger were not conducted, the project area may still provide foraging habitat for 
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these species who may occasionally move through the site. As such, the project will adhere to 
specific mitigation measures as noted in Exhibit 1 of this report.  The San Joaquin kit fox is 
treated as having “low potential” to occur, encountering this species in this region is extremely 
unlikely, based on the long period since any positive documentations in the region.  The same is 
true for western pond turtle, given the great distance to occupied habitat. 

In summary, Initial Study No. 8307 prepared for the project in accordance with the California 
Environmental Quality Act (Exhibit 11) has determined that the project will have no or a less 
than significant impact on the environment, special-status species, riparian habitats, fish and 
wildlife, and their habitat with the implementation of Mitigation Measures as noted in Exhibit 1 of 
this report.     

Recommended Conditions of Approval:  
Surveys for Swainson’s hawk and American badger 

Finding 3 Conclusion: 
Finding 3 can be made as the project will not cause substantial environmental damage on fish 
or wildlife, or their habitat.  

Finding 4: The design of the subdivision or types of improvements are not likely to 
cause serious public health problems. 

Reviewing Agency/Department Comments:  

Water and Natural Resources Division of Fresno County Department of Public Works and 
Planning:  
Each lot in the proposed subdivision shall have a water well for domestic use and fire protection.  
As per the Groundwater Conditions at and in the Vicinity of the proposed Elegante Estates, 
Friant Road and Willow Avenue prepared for the project by Kenneth D. Schmidt and Associates 
and dated August 2022, based on the analysis of water from onsite wells, the chemical quality 
of the groundwater is expected to be suitable for domestic use. 

Fresno County Department of Public Health, Environmental Health Division (Health 
Department):  
A sewage feasibility analysis may be required, and an engineered sewage disposal system shall 
be installed on each of the proposed parcels under permits and inspections from the Health 
Department and the County of Fresno Building Department.  As a measure to protect 
groundwater, any water wells or septic systems that exist or that have been abandoned within 
the project area shall be properly destroyed.  Any underground storage tank(s) if found during 
construction shall be removed by securing an Underground Storage Tank Removal Permit from 
the Health Department. 

Fresno County Fire Protection District:   
The proposed subdivision shall comply with the California Code of Regulations Title 24 – Fire 
Code; be approved by CalFire prior to issuance of building permits by the County; and shall join 
the Community Facilities District before plans are submitted to the CalFire.  

Finding 4 Analysis: 
The design of the proposed subdivision (Tract 6420) and anticipated subsequent residential 
developments are not likely to cause serious public health problems.  
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Residential development within the proposed tract will require individual engineered sewage 
disposal systems and individual water wells on each of the 16 lots with permits and inspections 
from the Department of Public Works and Planning Building and Safety Section and the Fresno 
County Department of Public Health, Environmental Health Division.  Also, to protect public 
health and well being, mandatory separation between a well and a septic system will be 
maintained as per the Local Agency Management Plan (LAMP).  Groundwater quality has been 
checked per the Groundwater Conditions at and in the Vicinity of Elegante Estates, Friant Road 
and Willow Avenue prepared for the project and is found to be suitable for human consumption. 
The residential development will also comply with the California Code of Regulations Title 24 – 
Fire Code and obtain necessary approval from the Fresno County Fire Protection District.     

Recommended Conditions of Approval: 
None  

Finding 4 Conclusion: 
Finding 4 can be made, as no reviewing agencies expressed concern that the proposed 
subdivision would adversely affect public health. 

Finding 5:  The design of the subdivision or types of improvements will not conflict 
with easements, acquired by the public at large, for access through or use 
of the property within the proposed subdivision.  

Reviewing Agency/Department Comments: 
Pacific Gas and Electric Company (PG&E):   
The proposed land subdivision shall comply with PG&E’s requirement relating to the 
provision of electric power and gas supply. 

Finding 5 Analysis: 
The Subdivision Ordinance requires a Finding be made that the design of the subdivision and 
the type of improvements proposed by this project will not conflict with any easements required 
by the public at large for access through or use of the property.  

There are no known public easements traversing the subject property.  The project review by 
PG&E did not identify its potential interference with PG&E facilities. All proposed utilities will be 
underground in accordance with county standards and provisions of the Subdivision Map Act 
(Cal. Gov. Code Section 66474) .  County standards also require that any existing overhead 
utilities within the tract, or within the street right-of-way adjacent to the tract, be removed and 
placed underground.  Adherence to this regulatory requirement (Project Note) will ensure 
compliance with the Subdivision Ordinance requirements for all new utilities to be placed 
underground. 

Recommended Conditions of Approval 
None 

Finding 5 Conclusion: 
Finding 5 can be made as the project will not be in conflict with easements acquired by public at 
large. 
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Public Comment: 

Email correspondence in opposition to the project have been received and are attached as 
Exhibit 14.  The comments received state that the project will compromise groundwater supply 
which will negatively impact many established families in the neighborhood.  

Any additional comments received prior to the beginning of the public hearing will be provided to 
the Commission immediately prior to the hearing. 

Summary Conclusion TTM 6420: 

In general, the analysis above supports the approval of the tentative map and variance request. 
Therefore, staff recommends approval of both application by the Planning Commission.  

SUMMARY PROJECT RECOMMENDATION: 

Approval of GPA 566, AA 3850 can be recommended as staff’s analysis has determined they 
are consistent with the General Plan, and does not pose any significant environmental impacts.  
Likewise, approval of VA 4140 can be recommended as staff’s analysis has determined that all 
findings for waiving public road frontage requirements and lot width to lot depth ratio can be 
made for the project. 

PLANNING COMMISSION MOTIONS:  

Recommended Motion (Approval Action): 

• Recommend that the Board of Supervisors adopt the Mitigated Negative Declaration
prepared for Initial Study (IS) No. 8307; and

• Recommend that the Board of Supervisors approve General Plan Amendment (GPA) No.
566 amending the Land Use Element of the Fresno County General Plan changing the land
use designation of a 15.24-acre parcel and a 21.18-acre parcel from Agricultural to Rural
Residential; and

• Recommend that the Board of Supervisors approve Amendment Application No. 3850 to
rezone a 15.24-acre parcel and a 21.18-acre parcel from the AE-20 (Exclusive Agricultural,
20-acre minimum parcel size) Zone District to the R-R (Rural Residential, two-acre net
minimum parcel size) Zone District, and

• Recommend that the Board of Supervisors adopt the required Findings as described in the
staff report and approve Variance Application No. 4140; and

• Recommend that the Board of Supervisors approve Tentative Tract Map No. 6420 subject to
the conditions listed in Exhibit 1; with an exception to County Ordinance Code 17.72.333-A.
to permit a 34-foot wide nonexclusive private roads (60 feet required) and 75 feet centerline
curve radius (125 feet required) with recommended Findings and Conditions; and

• Direct the Secretary to prepare a Resolution documenting the Commission’s action.

Alternative Motion (Denial Action): 
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• Determine that the proposed General Plan Amendment (GPA) No. 566 amending the Land
Use Element of the Fresno County General Plan by changing the land use designation of a
15.24-acre parcel and a 21.18-acre parcel from Agricultural to Rural Residential; and
Amendment Application No. 3850 to rezone the parcels from the AE-20 Zone District to the
R-R Zone District, are not consistent with the County General Plan; and

• Determine that the required Findings for Tentative Tract Map, the exception to county
Ordinance code 17.72.333-A, and the Variance No. 4140 cannot be made (state basis for not
making Findings) and move to deny Tentative Tract Map No. 6420, and Variance Application
No. 4140; and

• Direct the Secretary to prepare a Resolution documenting the Commission's action.

Mitigation Measures, Recommended Conditions of Approval and Project Notes: 

See attached Exhibit 1.  

EA: 
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Mitigation Monitoring and Reporting Program 
Initial Study No. 8307; General Plan Amendment Application No. 566; Amendment Application No. 3850; 

Tentative Tract Map Application No. 6420; Variance Application No. 4140 
Mitigation Measures, Conditions of Approval and Project Notes 

 

Mitigation Measures 

Mitigation 
Measure 
No.* 

Impact Mitigation Measure Language Implementation 
Responsibility 

Monitoring 
Responsibilit
y 

Time Span 

*1. Aesthetics All outdoor lighting shall be hooded and directed 
downward so as not to shine toward adjacent 
properties and public streets or roadways. 

Applicant Applicant/PW&P During life of the 
project 

*2. Biological 
Resources 

A qualified wildlife biologist shall conduct surveys for 
nesting Swainson’s Hawk (SWHA) following the survey 
methods developed by the Swainson’s Hawk Technical 
Advisory Committee (SWHA TAC, 2000) prior to 
project implementation.  The survey protocol includes 
early season surveys to assist the project proponent in 
implementing necessary avoidance and minimization 
measures, and in identifying active nest sites prior to 
initiating ground-disturbing activities. 

Applicant Applicant/PW&P Prior to ground 
disturbance 

*3. Biological 
Resources 

If expansion of any project activities will take place 
during the normal bird breeding season (March 1 
through September 15), additional pre-activity surveys 
for active nests shall be conducted by a qualified 
biologist no more than 10 days prior to the start of the 
project implementation.  A minimum no-disturbance 
buffer of one-half mile shall be delineated around 
active nests until the breeding season has ended or 
until a qualified biologist has determined that the birds 
have fledged and are no longer reliant upon the nest or 
parental care for survival. 

Applicant Applicant/PW&P Prior to ground 
disturbance 

*4. Biological 
Resources 

In the event an active SWHA nest is detected during 
surveys and the one-half mile no-disturbance buffer 
around the nest cannot feasibly be implemented, 
consultation with CDFW is warranted to discuss how to 
implement the project and avoid Take. If Take cannot 
be avoided, Take authorization through the acquisition 
of an Incidental Take Permit (ITP), pursuant to Fish 
and Game Code section 2081 subdivision (b) is 

Applicant Applicant/PW&P Prior to ground 
disturbance 
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warranted to comply with California Endangered 
Species Act. 

*5. Biological 
Resources 

Prior to initiating ground-disturbing activities on the 
project site, a qualified biologist shall conduct a habitat 
assessment to determine if the project area or its 
immediate vicinity contain suitable habitat for the 
American badger. 

Applicant Applicant/PW&P Prior to ground 
disturbance 

*6. Biological 
Resources 

If suitable habitat is present, a qualified biologist shall 
conduct focused surveys for American badgers and 
their requisite habitat features (dens) to evaluate 
potential impacts resulting from ground and vegetation 
disturbance. 

Applicant Applicant/PW&P As noted 

*7. Biological 
Resources 

Avoidance whenever possible is encouraged via 
delineation and observation of a 50-foot no-disturbance 
buffer around dens until it is determined through non-
invasive means that individuals occupying the den 
have dispersed. 

Applicant Applicant/PW&P As noted 

*8. Cultural 
Resources 

If subsurface deposits believed to be cultural or human 
in origin are discovered during construction, all work 
must halt within a 100-foot radius of the discovery. A 
qualified professional archaeologist, meeting the 
Secretary of the Interior’s Professional Qualification 
Standards for prehistoric and historic archaeology, 
shall be retained to evaluate the significance of the 
find, and shall have the authority to modify the no-work 
radius as appropriate, using professional judgment. 
The following notifications shall apply, depending on 
the nature of the find:  

a. If the professional archaeologist determines that
the find does not represent a cultural resource,
work may resume immediately with no agency
notifications required.

b. If the professional archaeologist determines that
the find does represent a cultural resource from
any time period or cultural affiliation, the
archaeologist shall immediately notify the lead
agencies. The agencies shall consult on a finding
of eligibility and implement appropriate treatment
measures, if the find is determined to be a
Historical Resource under CEQA, as defined in

Applicant Applicant/PW&P During construction 
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Section 15064.5(a) of the CEQA Guidelines or a 
historic property under Section 106 NHPA 
(National Historic Preservation act), if applicable. 
Work may not resume within the no-work radius 
until the lead agencies, through consultation as 
appropriate, determine that the site either: 1) is not 
a Historical Resource under CEQA or a Historic 
Property under Section 106; or 2) that the 
treatment measures have been completed to their 
satisfaction. 

*9 c. If the find includes human remains, or remains that
are potentially human, they shall ensure
reasonable protection measures are taken to
protect the discovery from disturbance (AB 2641).
The archaeologist shall notify the Fresno County
Coroner (per Section 7050.5 of the Health and
Safety Code). The provisions of Section 7050.5 of
the California Health and Safety Code, Section
5097.98 of the California PRC, and AB 2641 will be
implemented. If the coroner determines the
remains are Native American and not the result of
a crime scene, the coroner will notify the NAHC,
which then will designate a Native American Most
Likely Descendant (MLD) for the Project (Section
5097.98 of the Public Resources Code, PRC). The
designated MLD will have 48 hours from the time
access to the property is granted to make
recommendations concerning treatment of the
remains. If the landowner does not agree with the
recommendations of the MLD, the NAHC can
mediate (Section 5097.94 of the PRC). If no
agreement is reached, the landowner must rebury
the remains where they will not be further disturbed
(Section 5097.98 of the PRC). This will also include
either recording the site with the NAHC or the
appropriate Information Center; using an open
space or conservation zoning designation or
easement; or recording a reinternment document
with the county in which the property is located
(Assembly Bill 2641). Work may not resume within
the no-work radius until the lead agencies, through
consultation as appropriate, determine that the
treatment measures have been completed to their
satisfaction.

Applicant Applicant/PW&P During construction 
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*10. Transportation The project proponent shall pay the project's pro-rata 
share (3. 36%) of the cost of future improvements for 
the installation and geometric improvements at the 
intersection of Friant Road and Willow Avenue, based 
on a geometric approval drawing and a preliminary 
engineer’s cost estimate provided by the applicant and 
approved by the County. The pro-rata share cost shall 
be established prior to recordation of the final map and 
payable at the time of issuance of a building permit. 
The fee shall be adjusted annually for inflation based 
on the Engineering News Record (ENR) 20 Cities 
Construction Cost Index.  

The applicant shall be credited the cost of preparing 
the GAD drawings towards Public Facility Fees, 
specifically signalization of the intersection of Willow 
Avenue and Friant Road associated with the 
development in accordance with Chapter 17. 88 of the 
County code.  

Applicant Applicant/PW&P Prior to recordation 
of final map 

*11. Transportation An emergency access path to the project site 
consisting of a metal swinging gate with a padlock for 
emergency vehicle access only shall be provided from 
the Friant Road frontage of the property.  To deter 
motorists from utilizing this emergency access path as 
a regular driveway, this access shall be designed to not 
appear as a routine driving surface but must be 
capable of supporting emergency response vehicles.  
Features such as the use of grasscrete or other non-
typical driving surfaces shall be reviewed and approved 
by the Fresno County Fire Protection District and the 
Fresno County Department of Public Works and 
Planning prior to the approval of final  Tentative Tract 
Map. 

Applicant Applicant/PW&P Prior to occupancy 
granted  

Subdivision Review Committee Conditions For Tract Map No. 6420 

1. The final subdivision map of Tentative Tract Map Application No. 6420 (subdivision) shall be in substantial conformance with the 
tentative map as approved by Planning Commission. 

2. The tentative subdivision map shall be prepared in accordance with the Professional Land Surveyors Act, the Subdivision Map Act and 
County Ordinance.  The Tentative Map application shall expire two years after the approval of said Tentative Map. 

3. Upon approval and acceptance of the tentative subdivision map and any conditions imposed thereon, a final subdivision map shall be 
prepared and by a Professional Land Surveyor or Registered Civil Engineer authorized to practice Land Surveying, in accordance with 
the Professional Land Surveyors Act, the Subdivision Map Act and County Ordinance.  Recordation of the Final Map shall take place 
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within two years of the acceptance of the Tentative Map unless a Map extension is received prior to the expiration date of the approved 
Tentative Map.  Failure to record the Final Map prior to the expiration of said Tentative Map may void the Map application. 

4. Prior to site development, all survey monumentation – Property Corners, Centerline Monumentation, Section Corners, County 
Benchmarks, Federal Benchmarks and Triangulation Stations, etc. - within the subject area shall be preserved in accordance with Section 
8771 of the Professional Land Surveyors Act and Section 6730.2 of the Professional Engineers Act. 

5. All improvements within the subdivision map shall be in compliance with Fresno County Improvement Standards. 

6. Prior to any construction on the subdivision tract, all improvement plans (e.g., for Roads, Sanitary Sewer Systems, Water Distribution 
Systems including Grading & Drainage Systems) prepared, stamped and signed by a Professional Engineer shall be submitted to the 
Department of Public Works & Planning for review and approval if the division of the said parcels into sixteen lots is allowed. The initial 
submittal shall include a soils report, which shall identify a recommended traffic index, R-value, and pavement structural section. 
Subsequent R-values shall be obtained for sub-grade after completion of earthwork operations. 

7. Prior to the recordation of a final subdivision map containing any improved local public or private roads within the confines of the 
subdivision map, the developer shall have provided the County a method acceptable to the Director of the Department of Public Works 
and Planning for annual road maintenance of such facilities. 

8. Prior to the recordation of the final subdivision map, a funding mechanism shall be established through a community facilities district or 
districts under the Mello-Roos Community Facilities Act of 1982, or other appropriate funding mechanism to be determined by the 
County, to support cost for Sheriff's protection services to achieve a ratio of 2.0 sworn officers per 1,000 residents for the affected 
properties.  In addition, the project proponents shall pay for any cost associated with the establishment of the referenced funding 
mechanism.”  

9. Additional road right-of-way along the subject property along Willow Avenue (Super Arterial) shall be dedicated to the County to comply 
with the limits of proposed right of way and be in accordance with the Official Plan Line North Willow Avenue (Serial No. 37-a2) and 
shall be offered and recorded for dedication by easement on the final map.   

10. Prior to the recordation of the final subdivision map, the project shall be required to annex into the Community Facilities District No. 
2010-01 of the Fresno County Fire Protection District. The fire suppression system required for the subdivision, shall be designed in 
accordance with applicable County Fire Protection District standards and the proposed fire suppression facilities shall be identified on 
the tentative map. Additionally, fire suppression facilities shall be maintained in perpetuity in accordance with the Fresno County 
Ordinance Code and Fresno County Fire Protection District requirements and be subject to inspection and approval by the County Fire 
Protection District.   

11. The applicant shall either construct street improvements or create and participate in a fair share contribution for street improvements, 
including curb, gutter, , and road widening improvements across parcel frontage along Willow Avenue. Road improvements shall 
provide adequate transitions to tie into existing pavement to the north & south of the subject parcels. Applicant may be required to 
relocate utilities and acquire additional right-of-way to accommodate such improvements. Engineered plans for road improvements 
shall be submitted prior to any encroachment permits are issued. The Public Works Director may determine that some sidewalk 
features may be deferred or reduced if after completion of General Alignment Design (GAD) to determine it to be impractical. 

12. The proposed driveway approach along North Willow Avenue shall not disrupt existing roadway drainage plans. 
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13. Prior to demolishing all existing buildings/structures on the proposed parcels no. 3, 4, 5, 6, 8, 9, 10, 14 of the subdivision, a demolition 
permit shall be obtained from the Building and Safety Section of the Fresno County Department of Public Works and Planning, and 
inspection after demolition shall be conducted by a Fresno County Building Inspector.  

14. The corners of the project site shall maintain all sight distance requirements determined appropriate based on the General Alignment 
Design (GAD) to be provided and approved by the County. 

15. North Willow Avenue is classified as a Super Arterial and as such direct access to the proposed parcels shall be limited to the 
proposed access easements on Willow Avenue. All other frontage access to Willow Avenue shall be relinquished. Direct access to a 
Super Arterial may be restricted to right turn movements and median crossings may be prohibited. 

16. The access point to Willow Avenue shall be kept clear from any obstructions for visibility purposes with a 30-foot by 30-foot corner 
cutoff. Fences, walls, and hedges shall not exceed three (3) feet in height and any branches of trees, signs located within the corner 
cut-off area shall be trimmed and/or maintained at a height of not less than eight (8) feet.  Applicant’s Engineer shall confirm that the 
access point to Willow Avenue will have adequate sight visibility.  

*MITIGATION MEASURE – Measure specifically applied to the project to mitigate potential adverse environmental effects identified in the environmental document. Conditions of Approval reference
recommended Conditions for the project.

Project Notes 

The following Notes reference mandatory requirements of Fresno County or other Agencies and are provided as information to the project 
Applicant. 

1. As per Fresno County Ordinance Section 17.48.390.C; Water storage facilities for fire protection shall be provided where the parcels 
are to be served by individual wells. Such facilities shall be located within one half-mile of each lot measured along a public or 
approved private road and shall be capable of supplying a quantity of water for a one-hour period determined by the application of 
the following formula: Q=700 F1/2; Q= Available storage in gallons; F= Number of families to be served by the fire protection water 
storage facility. In no case shall the storage facilities have a capacity of less than six (6) thousand gallons. Water storage facilities 
shall consist of a well, pump and storage tank located upon a water lot easement, together with an unsurfaced fire road between the 
water lot and a private or public road. Prior to the approval of the final map, the well shall be drilled and developed to supply the 
quantity of water necessary to replenish the storage facility in a 24-hour period. See Condition of Approval No. 7. 

2. The installation of security gates across a fire apparatus access road shall be approved by the fire code official. Where security gates 
are installed, they shall have an approved means of emergency operation. The security gates and the emergency operation shall be 
maintained operational at all times. Electric gate operators, where provided, shall be listed in accordance with UL 325. Gates intended 
for automatic operation shall be designed, constructed, and installed to comply with the requirements of ASTM F2200. 

3. Any existing or future entrance gate should be set back a minimum of 20-foot from the road right-of-way line or the length of the 
longest truck entering the site and shall not swing outward. 

4. The proposed parcels are located within an area defined as a low water area of the county; as such, prior to the issuance of a permit 
for the construction of a new residence, the owner of the property shall conduct a water well yield test to demonstrate that the well is 
capable of adequately serving the proposed use as defined in County Ordinance Code Section 15.04.190. The water well yield test 
must be reviewed and approved adequate by the Water and Natural Resources Division of the Department of Public Works and 
Planning. 
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Project Notes 

5. Any proposed new Onsite Wastewater Treatment Systems (OWTS) shall be subject to the requirements of the Fresno County 
Local Area Management Program (LAMP). The applicant may be required to submit a sewage feasibility analysis to the 
Fresno County Department of Public Works Department for review and approval prior to development of any individual onsite 
wastewater treatment systems.  The applicant’s geologist shall contact the Public Works Department prior to initiating any 
work to discuss the scope of work that will be required, including, but not limited to, the requirement for all test pits to be dug 
using a backhoe. 

Prior to issuance of building permits for residential development on each lot within Tract 6420, a nitrogen loading analysis 
shall be prepared, provided, and approved by Building and Safety Section of the Fresno County Department of Public Works 
and Planning. 

6. Engineered sewage disposal systems are required for each lot in the proposed subdivision.  Such a system requires an on-site 
investigation by a California Registered Geologist, Professional Engineer, or Registered Environmental Health Specialist with 
experience in sewage disposal systems and soils analysis for sewage disposal systems. The sewage disposal system shall be 
designed, and installation certified by the California Registered Geologist, Professional Engineer, or Registered Environmental 
Health Specialist.  The engineered system shall meet setbacks, be approved, and installed under permit from the Department of 
Public Works and Planning, Building and Safety Section. 

Engineered sewage disposal designs shall be submitted to and reviewed and approved by the Fresno County Department of Public 
Works and Planning prior to any development on the subject parcels and prior to recordation of the final subdivision map.  
Furthermore, the engineered sewage disposal system layout for each parcel shall be designed and the location established prior to 
any well(s) being drilled on the parcel.  

7. Discharging pollutants through a "point source" into a "water of the United States" are prohibited unless an NPDES permit has 
been obtained. A Notice of Intent (NOI] shall be· filed with the State Water Resources Control Board (SWRCB) before the 
commencement of any construction activities disturbing 1.0 acre or more of area. Copies of completed NOI with WDID # and 
SWPPP incorporated into· the construction improvement plans shall be submitted to the County prior to commencement of 
any grading activities. 

8. Any future landscape areas of 500 sq. ft. or more will be subject to the Model Water Efficient Landscape Ordinance (MWELO) 
and may require MWELO form/s and/or separate landscape and irrigation design plan. 

9. Before any digging or excavation occurs, Underground Service Alert (USA) shall be contacted by dialing 811 a minimum of 
two (2) working days prior to commencing any work.  

10. The Clovis Unified School District in which the proposed development will occur has adopted a resolution requiring the payment of a 
construction fee.  The County, in accordance with State Law, which authorizes the fee, may not issue a building permit without 
certification from the school district that the fee has been paid.  The County will provide an official certification form when application 
is made for a building permit. 

11. Fresno County Ordinance Code Title 17.48.350 street name signs, regulatory signs, markers, barricades, and other markings shall 
be included in the design and be installed in accordance with the improvements and Specifications established by the County. 
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Project Notes 

12. As per Title 17, Section 17.04.100 of the Fresno County Ordinance Code; if a subdivision is at any point within three hundred feet of 
an AE-20 (Exclusive Agricultural), AL (Limited Agricultural), TPZ (Timberland Preserve) or RC (Resource Conservation) Zone 
District, the approval of the tentative and final subdivision map shall be conditional upon the recordation with the Fresno County 
Recorder of notice in substantially the following form:  

Fresno County Right to Farm Notice: It is the declared policy of Fresno County to preserve, protect, and encourage development 
of its agricultural land and industries for the production of food and other agricultural products. Residents of property in or near 
agricultural districts should be prepared to accept the inconveniences and discomfort associated with normal farm activities. 
Consistent with this policy, California Civil Code 3482.5 (right-to-fate law) provides that an agricultural pursuit, as defined, 
maintained for commercial uses shall not be or become a nuisance due to a changed condition in a locality after such agricultural 
pursuit has been in operation for three years. 

13. The proposed subdivision tract shall adhere to the Pacific Gas & Electric Company requirements relating to the provision of electric 
power and gas supply to the tract. 

14. All utilities shall be placed underground in accordance with the provisions of the Subdivision Ordinance. 

15. Prior to demolition of any existing structures, any active rodent or insect infestation shall be abated to prevent the spread of vectors 
to adjacent properties.  Further, during demolition and/or remodel work: 1) upon encountering asbestos material, San Joaquin Valley 
Air Pollution Control District shall be contacted; 2) upon encountering lead-based paints used in the structures constructed prior to 
1979, California Department of Public Health, Childhood Lead Poisoning Prevention Branch, United States Environmental Protection 
Agency, and the State of California, Industrial Relations Department, Division of Occupational Safety and Health, Consultation 
Service (CAL-OSHA) shall be contacted; and 3) any construction materials deemed hazardous as identified in the demolition process 
shall be characterized and disposed of in accordance with current federal, state, and local requirements.   

16. If any underground storage tank(s) are found during construction, the applicant shall apply for and secure an “Underground Storage 
Tank Removal Permit” from the Fresno County Department of Public Health, Environmental Health Division.   

17. As a measure to protect ground water, all water wells and/or septic systems that exist or have been abandoned within the project 
area should be properly destroyed by an appropriately licensed contractor. 

18. Prior to constructing water wells on the proposed parcels, the water well contractor shall apply for and obtain a “Permit to Construct a 
Water Well” from the Fresno County Department of Public Health, Environmental Health Division. 

19. A Grading and Drainage Plan shall be prepared for the proposed subdivision map and be reviewed and approved by Fresno 
Metropolitan Flood Control District prior to approved by the County.  A grading permit shall also be required for construction of single-
family residences and adjacent driveways within the proposed subdivision. 

20. The proposed subdivision lies within the Fresno Metropolitan Flood Control District’s (District) Drainage Area “DN.”  The project shall 
comply with the District’s “Notice of Requirements” and “Other Requirements, Exhibit No. 1” listed in the District’s December 22, 
2022 letter of comments on the project, and shall pay drainage fees at the time of development based on the fee rates in effect at 
that time.  

EXH
IBIT 1, Page 8



Project Notes 

21. North Friant Road is classified as an Expressway and as such, all frontage access to N Friant Road shall be relinquished except for 
the proposed fire access easement. 

22. Prior to construction of a new driveway or improvement to an existing driveway within the County Road right-of-way for Willow 
Avenue and/or Friant Road, an encroachment permit shall be obtained from the Fresno County Road Maintenance and Operations 
Division. 

23. All interior roads road shall be constructed to a 25 M.P.H. public road standard in accordance with County Improvement Standards. 
Interior roads shall provide adequate sight distance at all intersections together with necessary property corner cutoff rights-of-way 
(20-foot by 20-foot minimum). Adequate sight distance shall be provided for the interior road entrance onto Friant Road and Willow 
Avenue and shall intersect as near to a right angle as practicable. A County Standard B-2 rural residential cul-de-sac shall be 
provided at the end of cul-de-sac road. 

24. Storm water runoff generated by the development of Tract 6420 shall be disposed directly to FMFCD Stormwater Master Plan 
drainage facility “Basin DN” located on the west side of Friant Road.  Construction of Master Plan facilities shall include onsite 
subsurface piping systems and channeling of the system across Friant Road to connect to FMFCD “Basin DN”. The construction 
must be according to FMFCD Notice of Requirements, dated December 19, 2022. 

25. Tract 6420 is required to grant drainage covenants for APNs 579-06-036, 579-06-041, 579-06-047, 579-06-048 and 579-06-049 to 
allow surface runoff to reach Master Planned facilities located on Friant Road. 

The site shall not block the historical drainage patterns of existing development to remain along the perimeter of Tract 6420. The 
developer shall verify to the satisfaction of the District that runoff from these areas has the ability to surface drain to adjacent streets. 
Drainage channels or swales shall be provided for those areas, as shown on Exhibit No. 2. Additionally, the developer shall provide a 
drainage report addressing how any existing homes to remain will be protected from major storm flows. The District requests that the 
grading engineer contact the District as early as possible to review the proposed site grading prior to preparing a grading plan. The 
developer shall dedicate a major storm channel easement, as shown on Exhibit No. 2. No objects shall be placed in the channel path 
to block or impede the major storm flow. 

The developer must identify what streets will pass the major storm and provide calculations that show structures will have adequate 
flood protection. The developer should be aware that based on historical drainage patterns some of the streets located within the 
tract may need to be resized to pass larger event storms. District approval is not extended to street configuration. The developer may 
submit a drainage report indicating the path of the major storm flow and calculations confirming there is adequate protection of 
finished floors. 

No surface runoff shall be directed towards the bluffs. 

The location and drainage of proposed recharge facilities must be reviewed and approved by the District prior to plan approval. 
Proposed recharge facilities shall be addressed in the drainage report. 

______________________________________ 
  EA 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 

Chapter 806.2 Zones Established, Zone Map Adopted 

Notes: 
1 
2 

3 

TABLE 2-2 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR AGRICULTURAL ZONES 

Land Use1 I Permit Requirement by Zone2 

AE AL A-13 A-23 

Agricultural Uses 

Agricultural Accessory Storage, p p p p 
Structures, and Uses 
Agricultural Commercial Center C C 
Agricultural Processing, Area 

C C 
Products, including Cooperatives 
Agricultural harvesting, curing, 
processing, packaging, packing, 
sales, shipping for products p p 
produced on-site (i.e., not subject 
to Section 834.4.390). 
Agricultural processing, 
packaging, sales, shipping, etc. 
(products may be from on- or off- p p 
site holdings when owned by the 
same entity as the facility. 
Animal Raising, Specialty 

D D D 
Commercial 
Animal Uses (includes fish and fur p p p p 
bearing in the A-2) 
Aquaculture (includes Fish Farms, 

D D D D 
Commercial) 
Cattle Dairies and Feedlot 
Facilities (Does NOT exceed a D D 
capacity of 500 cattle) 
Cattle Dairies and Feedlot 
Facilities (Does exceed a capacity C C 
of500 cattle) 
Crop Production p p p p 

Grain Elevators, Commercial C C 

Kev to Permit Reauirements 

See Section 

834.4.040 

834.4.390 

834.4.050 

834.4.050 

834.4.110 

834.4.110 

Symbol Applicable Process See Chapter 

p Permitted use 

C Conditional Use Permit required 842.5 

D Director's Review and Approval required 846.5 

TUP Temporary Use Permit required 858.5 

Blank Use not allowed 

See Article 7 for definitions of the land uses listed. 
For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
construction activities (e.g., additions, alterations, construction, reconstruction, or remodeling) in compliance with 
Chapter 854.5 (Site Plan Review). 
See Section 806.2.030.C for Obsolete and Deleted Zones. 

Final Zoning Ordinance 2-8 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 
Chapter 808.2 Agricultural Zones 

TABLE 2-2 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR AGRICULTURAL ZONES (Continued) 

Land Use1 Permit Requirement by Zone2 

AE AL A-13 A-23 

Agricultural Uses (Continued) 

Hog/Swine Personal Use (4 max.) p 

Hog/Swine, Sheep, or Goat Feed 
C C 

Lots 
Hog/Swine Ranches C C 
Horticulture/Greenhouses p D p D 
Meat Processing, Commercial C C 
Mushroom Growing C C C 
Mushroom Growing, Incidental C C C 
Poultry Raising, Large D D D 
Poultry Raising, Small p p p 

Poultry/Rabbit Processing C C 
Stock Yards/Feed Lots C C C 
Value-added agricultural uses in 
addition to agricultural harvesting, 
curing, processing, packaging, p 
packing, sales, and shipping for 
products produced on-site. 
Commercial establishments for the 
processing of agricultural products 
and value-added uses not C 
authorized under the by-right 
value-added uses above. 
Wineries/Distilleries, Large C C C 
Wineries/Distilleries, Small D D D 
Wholesale Limited Winery p p 
Distillery and Brewery 
Micro Winery, Distillery and p p 
Brewery 
Minor Winery, Distillery and p p 
Brewery 

Agricultural Sales and Service Uses 

Agricultural Chemicals, Sales and 
C C 

Service 
Agricultural Auction /Sales Yards C C C 
Building Materials Sales C C 
Commercial Dehydration 

C C 
Operations 
Contactors Storage Yard, 

D D 
Agricultural Services 
Dog Grooming (in conjunction 

D D D D 
with single-family residence) 

Final Zoning Ordinance 2-9 
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834.4.050 

834.4.050 

834.4.230 

834.4.290 
834.4.290 

834.4.390 

834.4.390 

834.4.410 

834.4.415 

834.4.415 

834.4.415 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 
Chapter 808.2 Agricultural Zones 

Farm Equipment and Machinery 
Sales, Rental, Storage and C 
Maintenance 
Farm Labor Contractor Services D 

Notes: 
l 

Kev to Permit Reauirements 

Symbol Applicable Process 

p Permitted use 

C Conditional Use Permit required 

D Director's Review and Approval required 

TUP Temporary Use Permit required 

Blank Use not allowed 

See Article 7 for definitions of the land uses listed. 

C 

D 

See Chapter 

842.5 

846.5 

858.5 

2 For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
all construction activities (e.g., additions, alterations, construction, reconstruction, or remodeling) in 
compliance with Chapter 854.5 (Site Plan Review). 

3 See Section 806.2.030.C for Obsolete and Deleted Zones. 

Final Zoning Ordinance 2-10 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 
Chapter 808.2 Agricultural Zones 

TABLE2-2 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR AGRICULTURAL ZONES (Continued) 

Land Use1 I Permit Requirement by Zone2 

AE AL A-l3 A-21 

Agricultural Sales and Service Uses (Continued) 
Feed and Farm Supplies Sales C C 
Horticultural Services D C C C 
Horticultural Services, Accessory p D p 

Liquefied Petroleum Gas 
C C C Distribution Sales, and Storage 

Plant Nurseries D 
Plant Nurseries, Private p 

Roadside Agricultural Stands, 
D D D D Permanent 

Roadside Agricultural Stands, p p p p 
Temporary 
Stables, Commercial D D D D 
Stables, Private p p p p 

Veterinary Clinics and Animal 
D D D D 

Hospitals 
Water Well Drilling/Pump p p p p 
Installation 
Welding and Blacksmith (as part 
of farm equipment sales and p p 
service). 

Residential Uses 
Accessory Structures p p p p 

Additional On-Site Dwellings 

Accessory Dwelling 
Units 

p p p p 

Second Dwelling Units D D D D 

Child Day Care Home, (up to 14 p p p p 
children) 
Employee Housing (six or fewer p p p p 
residents) 

Kev to Permit Requirements 

See 
Section 

834.4.180 
834.4.180 

834.4.370 

834.4.370 

834.4.050 
834.4.050 

834.4.020 

834.4.030.B 

834.4.030.C 

834.4.100 

Symbol Applicable Process See Chapter 

p Permitted use 

C Conditional Use Permit required 842.5 

D Director's Review and Approval required 846.5 

TUP Temporary Use Permit required 858.5 

Blank Use not allowed 
Notes: 

I See Article 7 for definitions of the land uses listed. 

Final Zoning Ordinance 2-11 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 
Chapter 808.2 Agricultural Zones 

2 For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
all construction activities ( e.g., additions, alterations, construction, reconstruction, or remodeling) in 
compliance with Chapter 854.5 (Site Plan Review). 

3. See Section 806.2.030.C for Obsolete and Deleted Zones. 

Final Zoning Ordinance 2-12 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 
Chapter 808.2 Agricultural Zones 

TABLE 2-2 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR AGRICULTURAL ZONES (Continued) 

Land Use1 Permit Requirement by Zone2 

AE AL A-1 A-2 

Residential Uses (Continued) 

Farmworker Housing, Complexes p p p p 

Farmworker Housing, Temporary p p p p 

Home Occupations, Class I p p p p 

Home Occupations, Class II D D D D 
Household Pets p p p p 

Kennels, Private p D p D 
Manufactured/Factory Built p p p p 
Housing 
Mobile Home, Temporary (If 2nd 

D D D D 
Residence) 
Low Barrier Navigation Center 
Single-Family Dwelling p p p p 

Sui;mortive Housing (GC 65650} p p p p 

Swimming Lessons C C 
Temporary Uses TUP TUP 
Transitional Housing p p p p 

Nonresidential Uses 
Observatories C C C C 
Public Facilities D D D D 
Public Utility Facilities C C C C 

Key to Permit Requirements 

See Section 

834.4.160 
834.4.150 
834.4.190 
834.4.190 

834.4.360 
858.5 

Symbol Applicable Process See Chapter 

Notes: 
1 
2 

p Permitted use 

C Conditional Use Permit required 842.5 

D Director's Review and Approval required 846.5 

TUP Temporary Use Permit required 858.5 

Blank Use not allowed 

See Article 7 for definitions of the land uses listed. 
For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
all construction activities (e.g., additions, alterations, construction, reconstruction, or remodeling) in 
compliance with Chapter 854.5 (Site Plan Review). 

Final Zoning Ordinance 2-13 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 
Chapter 808.2 Agricultural Zones 

TABLE2-2 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR AGRICULTURAL ZONES (Continued) 

Land Use1 Permit Requirement by Zone2 

AE AL A-1 A-2 

Communication Facilities 

Microwave Relay Structures D D D D 
Satellite Dish Antenna p p p p 

Education, Public Assembly, and Recreation Uses 
Agritourism p p 

Assembly/Meeting Facilities D D D D 
Golf Courses C C 
Guest Ranches C C 
Historic and Monument Sites p p p p 

Off Road Vehicles C C 
Philanthropic/Charitable, Agricultural 

D D D 
Institutions 
Racetracks C C 
Schools, Private D D D D 
Schools, Public D D D D 
Stables, Commercial D D D D 
Stables, Private p p p p 

Other 
Airports, Small/Private C C C C 
Antique Sales D D D 
Interstate Interchange Commercial Centers C C 
Interstate Interchange Impact Areas D D 
Kennels, Boarding and Training C 
Kennels, Breeding and Personal, on sites 

C 
with up to five acres. 
Kennels, Breeding and Personal, on sites 

D 
with five or more acres. 
Kennels, Commercial C C C C 
Personal/RV Storage C 
Solar Energy System, Private p p p p 

Surface Mining Operations C C C C 
Temporary Mill/Chipping Facilities p 

Key to Permit Requirements 

See Section 

834.4.420 
834.4.420 

834.4.270 

834.4.380 

Symbol Applicable Process See Chapter 

p Permitted use 

C Conditional Use Permit required 842.5 

D Director's Review and Approval required 846.5 

TUP Temporary Use Permit required 858.5 

Blank Use not allowed 
Notes: 

1 See Article 7 for definitions of the land uses listed. 

Final Zoning Ordinance 2-14 February 2024 

EXHIBIT 5, Page 7



FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 
Chapter 808.2 Agricultural Zones 

2 For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
all construction activities ( e.g., additions, alterations, construction, reconstruction, or remodeling) in compliance 
with Chapter 854.5 (Site Plan Review). 

Final Zoning Ordinance 2-15 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 

Chapter 810.2 Residential Zones 

Notes: 
1 
2 

TABLE2-4 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR RESIDENTIAL ZONES 

Land Use1 I Permit Requirement by Zone2 

R-A R-R 
R-2 R-3 

T-P See Section 
R-2-A R-3-A 

Residential 

Accessory Structures p p p p p 834.4.020 
Accessory Vending 

D D D 834.4.400 Machines,expanded 
Accessory Vending p p p 834.4.400 Machines,regular 
Additional On-Site Dwellings 

Accessory Dwelling p p p p 834.4.030. 
Units B 

Second Dwelling D D 
834.4.030. 

Units C 
Child Day Care Center C C C C C 834.4.100 
Child Day Care, (up to 14 p p p p p 834.4.100 
children) 
Density Bonus p p 824.3.010 
Employee Housing (six or p p p p 
fewer residents) 
Farmworker Housing p p 834.4.160 
Complexes 
Fraternities/Sororities D 
Home Occupations, Class I p p p p p 834.4.190 
Home Occupations, Class II D D D D D 834.4.190 
Household Pets p p p p p 

Kev to Permit Reauirements 

Symbol Applicable Process See 
Chapter 

p Permitted use 

C Conditional Use Permit required 842.5 

D Director's Review and Approval required 846.5 

TUP Temporary Use Permit required 858.5 

Blank Use not allowed 

See Article 7 for definitions of the land uses listed. 
For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
all construction activities (e.g., additions, alterations, construction, reconstruction, or remodeling) in 
compliance with Chapter 854.5 (Site Plan Review). For the R-2, R-2-A, R-3, R-3-A, R-4 and T-P a Site 
Plan Review shall be required. A single-family residence in the R-2 and R-2-A is excepted from this 
requirement. 

Final Zoning Ordinance 2-23 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 

Chapter 810.2 Residential Zones 

Notes: 
I 
2 

TABLE 2-4 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR RESIDENTIAL ZONES (Continued) 

Land Use1 Permit Requirement by Zone2 

R-A3 R-R 
R-2 R-3 T-P See Section 

R-2-A R-3-A 
Residential (Continued) 
Manufactured/Factory Built p p p p p 834.4.330 Housing 
Mobile Home Parks p 

Mobile Home Park Services D 834.4.240 
Mobile Home Planned Residential 

C Developments 
Mobile Home, Temporary D D 834.4.330 
Multi-Family Dwellings p p 834.4.430 
Planned Residential 

C C C 834.4.280 
Developments 
Low Barrier Navigation Center p p 

Residential Care Homes D 
Single-Family Dwelling p p p p 

Single Room Occupancy, Small p p 834.4.340 
Single Room Occupancy, Large C C 834.4.340 
Supportive Housing (GC 65650) p p p p 

Temporary Uses 
Transitional Housing p p p p 

l 6BNonresidential 
Broadcasting Studios C C 
Contractors Storage Yard, 

D D 
Agricultural Services 
Hospitals/Sanitariums C C 
Kennel, Commercial C C 
Kennel, Private D D 
Observatories, up to 3,000 sq. ft. D 
Observatories, 3,001 sq. ft. or 
greater 

C 

Observatories, any size C C C C 

Kev to Permit Reouirements 

Symbol Applicable Process See Chapter 

p Permitted use 

C Conditional Use Permit required 842.5 

D Director's Review and Approval required 846.5 

TUP Temporary Use Permit required 858.5 

Blank Use not allowed 

See Article 7 for definitions of the land uses listed. 
For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
all construction activities (e.g., additions, alterations, construction, reconstruction, or remodeling) in 

Final Zoning Ordinance 2-24 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 

Chapter 810.2 Residential Zones 

compliance with Chapter 854.5 (Site Plan Review). For the R-2, R-2-A, R-3, R-3-A, R-4 and T-P a Site 
Plan Review shall be required. A single-family residence in the R-2 and R-2-A is excepted from this 
requirement. 

3 See Section 806.2.030.C for Obsolete and Deleted Zones. 

Final Zoning Ordinance 2-25 February 2024 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 

Chapter 810.2 Residential Zones 

Notes: 
1 
2 

3 

TABLE2-4 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR RESIDENTIAL ZONES (Continued) 

Land Use1 Permit Requirement by Zone2 

R-Al. R-R 
R-2 R-3 

R-4 T-P See Section R-2-A R-3-A 
Nonresidential (continued) 
Public Utility Facilities, 

D D D D D D See Article 7 Large 
Public Utility Facilities, p p p p p p See Article 7 
Small 
Rural Commercial Center C 834.4.040 
Swimming Schools, Large C C 834.4.360 
Swimming Schools, Small D D 834.4.360 
Agricultural and Open Space Resources 
Agricultural accessory 
storage, structures, and p p 
uses. 
Agricultural product sales, p p 
!produced on-site 
Animal uses, 20,000 sq. ft. p 834.4.050 
or greater 
Animal Uses, 36.000 sq. p p 834.4.050 
ft. or greater 
Beekeeping p D 834.4.070 
Commercial Crop p p 
Production 
Horticulture/ 

C C 834.4.180 
Greenhouses 
Horticulture/ p p 834.4.180 
Greenhouses, Private 

Kev to Permit Requirements 

Symbol Applicable Process See Chapter 
p Permitted use 

C Conditional Use Permit required 842.5 

D Director's Review and Approval required 846.5 

TUP Temporary Use Permit required 858.5 

Blank Use not allowed 

See Article 7 for definitions of the land uses listed. 
For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
all construction activities ( e.g., additions, alterations, construction, reconstruction, or remodeling) in 
compliance with Chapter 854.5 (Site Plan Review). For the R-2, R-2-A, R-3, R-3-A, R-4 and T-P a Site 
Plan Review shall be required. A single-family residence in the R-2 and R-2-A is excepted from this 
requirement. 
See Section 806.2.030.C for Obsolete and Deleted Zones. 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 

Chapter 810.2 

TABLE 2-4 
ALLOWABLE USES AND PERMIT REQUIREMENTS 

FOR RESIDENTIAL ZONES (Continued) 

Land Use1 Permit Requirement by Zone2 

R-A1 R-R 
R-2 R-3 R-4 T-P R-2-A R-3-A 

Agricultural and Open Space Resources (Continued) 
Hog/Swine Ranches C C 
Plant Nurseries C C 
Plant Nurseries, Private p p 

Poultry Raising, Large C C 
Poultry Raising, Small D D 
Stables, Commercial C 
Stables, Private p p 

Wholesale Limited Winery p 
Distillery and Brewery 
Micro Winery, Distillery 

D 
and Brewery 
Minor Winery, Distillery 

C 
and Brewery 
Landscaping/limited C 
agriculture - Millerton 
Specific Plan Area (tertiary 
treated irrigation water) 

Education, Public Assembly, and Recreation 
Clubs and Lodges C C C 
Country Clubs and Golf 

C C C C C 
Courses 
Libraries, Public D D D 
Places of Worship C C C C C 
Schools, Private D D D D D 
Schools, Public D D D D D 
Schools, Motorcycle 

D 
Safety and Training 
Recreational Vehicle Park C 
Communication Facilities 

Microwave Relay 
D D D D D D 

Structures 
Satellite Dish Antenna p p p p p p 

Kev to Permit Requirements 

Residential Zones 

See Section 

834.4.290 
834.4.290 

834.4.415 

834.4.415 

834.4.415 

834.4.440 

834.4.320 

834.4.420 

834.4.420 

Symbol Applicable Process See Chapter 

p Permitted use 

C Conditional Use Permit required 842.5 

D Director's Review and Approval required 846.5 

TUP Temporary Use Permit required 858.5 

Blank Use not allowed 
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FRESNO COUNTY ORDINANCE CODE - DIVISION 6, ZONING ORDINANCE 

Chapter 810.2 Residential Zones 

Notes: 
I 
2 

3 

See Article 7 for definitions of the land uses listed. 
For any land use listed as permitted (P), a Director approved Site Plan Review Permit may be required for 
all construction activities ( e.g., additions, alterations, construction, reconstruction, or remodeling) in 
compliance with Chapter 854.5 (Site Plan Review). For the R-2, R-2-A, R-3, R-3-A, R-4 and T-P a Site 
Plan Review shall be required. A single-family residence in the R-2 and R-2-A is excepted from this 
requirement. 
See Section 806.2.030.C for Obsolete and Deleted Zones. 

Final Zoning Ordinance 2-28 February 2024 
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Application/Request: Date of 
Action: 

Staff 
Recommendation: Final Action: 

VA No. 2900: Allow the creation of two 
2.5-acre parcels without public road 
frontage in the AE-20 District.  

April 24, 
1986 Denial 

Denied by the 
Planning 

Commission 

VA No. 2847: Allow the creation of a 5-
acre parcel and a 10-acre parcel from an 
existing 15 acres in the AE-20 District. 

August 2, 
1984 Denial 

Approved by 
the Planning 
Commission 

VA No 3618: Allow the creation of a 
3.53-acre parcel, a 2.57-acre parcel, and 
a 2.62-acre parcel with no public road 
frontage from an existing 8.72 acres in 
the AE-20 Zone District. 

December 
15, 1998 Denial 

Denied by the 
Planning 

Commission 

Approved by 
the Board of 
Supervisors 

VA No. 3556: Allow the creation of a two 
5-acre parcels, a 5.1-acre parcel, and a
5.2-acre parcel from an existing 20.3 
acres in the AE-20 Zone District. 

May 
20,1997 Denial 

Approved by 
the Planning 
Commission 

VA No. 4058: Allow the creation of a 3.1-
acre parcel, a 3.0-acre parcel, and a 2.7-
acre parcel from an existing 8.80-acre 
parcel in the AE-20 District. 

March 28, 
2019 Denial 

Approved by 
the Planning 
Commission 

VA No. 3815: Allow the creation of four 
parcels, 3.9, 4.5, 4.6, and 5 acres in size, 
allowing three parcels without public 
road frontage from an existing 18.03-
acre parcel in the AE-20 District. 

October 12, 
206 Denial 

Approved by 
the Planning 
Commission 

VA No. 3882: Allow the creation of a 
5.88-acre parcel and a 6.29-acre parcel 
from a 12.17-acre parcel in the AE-20 
District. September 

18, 2008 Denial 

Denied by the 
Planning 

Commission 

Denied by the 
Board of 

Supervisors 

VA No. 3590: Allow the creation of a 
2.50-acre parcel and a 5.10-acre parcel 
with the smaller parcel having no public 
road frontage from an existing 7.60-acre 
parcel in the AE-20 District. 

November 
6, 1997 Approval 

Approved by 
the Planning 
Commission 
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VA No. 3509: Rezone a 19.92-acre 
parcel of land from the AE-20 District to 
the R-R District; allow division of said 
19.92 acres into nine lots with a 
minimum lot size of two acres and with 
said lots having no public road frontage 
to accommodate a gated private road; 
and allow a six-foot high fence or wall 
within the required front yards of Lots 1 
and 8. 

February 
13, 1996 Approval 

Approved by 
the Planning 
Commission 

Approved by 
the Board of 
Supervisors 
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VINTAGE ON THE BLUFF 
A 16-Lot Tentative Tract Map (No. 6420) 

Operational Statement 
Submitted to: 

Fresno County 
Department of Public Works and Planning 

2220 Tulare Street, 6th Floor 
Fresno, CA 93721 

Prepared for: 

Vintage on the Bluff, LLC 
Fresno, CA   

(559) 251-5592

Prepared by: 

Ewell Group 
735 W. Alluvial Ave. #103 

Fresno, CA  93711 
(559) 437-1990

May 2024 

EXHIBIT 9



Vintage on the Bluff 
Final Operational Statement 

2

Operational Statement 

Project Description 

This Operational Statement provides for the design framework for Tentative Tract Map 
6420 for the development of 16 rural residential single-family 2-acre± lots plus a common area, 
totaling approximately 36± acres within Fresno County (Project). The Project is located on Assessor 
Parcel Numbers 579-060-37 and 579-060-55, at the intersection of Friant Road and Willow 
Avenue, approximately one and three-quarter mile north of Copper Avenue. It is bounded on 
the east side by Willow Avenue and adjacent to residential projects, the north by rural residential 
and westerly to the Cemex Concrete Plant, and on the south side by Maple Ridge Subdivision 
consisting of approximately 2-acre lots; on the east side by Monte Verdi Estates, a 125-lot 
residential subdivision; and to the west, by a mix of agriculture, residential and commercial lots1. 

The Project site’s current land use is agricultural and includes 4 dwelling units, multiple 
wells and is zoned AE20.  The proposed land use requested for the project site is a rural residential 
designation.    

The Project is comprised of 16 single family lots with project-related uses in a gated area to 
be served by a private street system as shown on Tentative Subdivision Map No. 6420. The Project 
is envisioned as a private gated single-family neighborhood consistent with the surrounding 
neighborhoods and integrated into the natural environment and open space areas. Special attention 
has been given to water use, landscaping, and streetscape to provide for a pleasant community 
lifestyle that is drought tolerant and water conscious.  The Project may have a private natural trail 
system meandering through the natural topography and maintained by the Homeowners Association 
(HOA). The HOA will be established to monitor and maintain the integrity of the Project, including 
adherence to drought tolerant requirements, architectural parameters, private roadways and gates 
provided for in the CC&Rs consistent with this Operational Statement. 

The Project includes the following features: 
1. Drought Tolerant Irrigation, including refined front and back yards and

drought tolerant landscaping.
2. CC&Rs shall require all lots to participate in regional groundwater recharge

as a County program is established.
3. The Property may have a natural trail system and these facilities, along with

the two Project entryways and perimeter fencing, common area gates, fences
and trail will be operated and maintained by the HOA.

4. Each residence at building permit may pay a one-time fee to the San Joaquin
River Parkway and Conservation Trust

EXHIBIT 9, Page 2
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1. Water Supply - Potable Domestic and Drought Tolerant Irrigation

a) Domestic Water Use:  The Project’s residential lots will be served by groundwater
wells to be individually owned and privately operated by each lot owner for domestic potable water 
supply within the Project site consistent with the CC&Rs. The common area facilities such as trails, 
entrances etc. will be served by a groundwater well owned and operated by the HOA. The Project 
has three existing groundwater wells that have been subjected to County approved testing 
parameters. The Project may also participate in a recharge program using surface water capture and 
percolation to enhance groundwater in the area. 

b) Outside Irrigation Use:  The Project’s residential lots will obtain irrigation water in
conjunction with the usage of the private groundwater wells to be permitted and installed at the time 
of development. The Project will incorporate a mandatory requirement that all landscape irrigation, 
including all front and back yards of residences, be drought tolerant and will have irrigation 
limitations for the area on each parcel such as a defined boundary where landscaping can occur and 
leaving the remaining portion of the lot/bordering perimeter in a maintained natural state.  The 
residents will be required to use drought tolerant landscaping for irrigation water efficiency.  Any 
landscape of 500 ft. or more will be subject to the Model Water Efficient Landscape Ordinance. 

2. Fire Protection

The Project will consist of either fire sprinklers (in buildings) or hydrants located on
each residential lot and to be installed by the lot owner at the time of development. Residential lots 
shall confirm to County and Cal-Fire standards, which generally will consist of internal building fire 
sprinkler and pressurized (or draft-only type) fire hydrants serving each lot. Fire sprinklers will be a 
requirement of all residential units.  Fire flow and storage requirements of the permitting agency 
will be met with the use of the private onsite well and/or a private water storage system.  Where fire 
protection facilities are constructed for the common area facilities, each residential unit will pay a 
HOA fee for the operation and maintenance of the common area fire-related facilities.   

3. Open Space and Natural Trail System Plan

The Project may establish a HOA Open Space and Natural Trail System Plan and
each residential unit will pay a HOA fee as may be reasonably required. At the developer’s 
option, such open space and trail areas may be reserved by covenant or easement through each 
lot in favor of the HOA. 
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4. Mitigation and Monitoring Matrix

The Project may be subject to a Mitigation and Monitoring Matrix as set forth by
Fresno County in the conditions of approval. 

5. Air Quality

An Air Quality Impact Analysis has been prepared by VRPA, a local air quality
consultant, for the Project. The Project will be subject to certain impact fees as adopted by the 
Air District. 

6. Neighborhood Character

The neighborhood setting provides both privacy and convenience compatible with
the site's natural setting and neighboring communities. Homes will be designed with special 
attention given to creating a strong relationship with each other and will strive to capture views, 
maintain view corridors, and respect the terrain of the natural setting. The Project will require that 
each property owner review building and landscaping plans and obtain approval from the HOA 
regarding the building character, aesthetics, and building pad location to confirm Project 
consistency prior to construction. The Project will be served conveniently by current and future 
commercial in nearby area. 

All 16 lots have a gross minimum square footage of 87,120 square feet unless 
otherwise indicated on the approved tract map. Where lots deviate from the minimum square 
footage it shall not be less than 10% below the area standard. 

The following residential design guidelines will reinforce the traditional  
neighborhood qualities and the residents’ ability to visually enjoy surrounding vistas and open space 
amenities. 

7. Residential Design Guidelines

The Project will have:

a) An emphasis on creating residences with strong
indoor/outdoor relationships through the generous use of windows, doors, and appropriate drought 
tolerant landscaping. 

b) Setbacks may vary for maximum flexibility with the goal of creating a
comfortable street edge for pedestrians.  
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c) Building elevations and mass should be articulated to avoid monotony of a
single architectural theme yet avoids mixing significantly different architectural styles. Each 
individual owner shall be required to submit an architectural building theme package to the HOA 
for approval prior to starting construction. 

d) The visual impact of garages shall be reduced by a variety of means,
including, but not limited to, garages which are set back from non-garage façade or porch, units 
with forward garages which also include courtyards, arbors, arches, or other similar treatments to 
enhance the streetscape, or side-turned garages. 

e) Exterior wall materials should reflect the character of the region. Stone
accents are encouraged along the building base and columns. 

f) The use of lighter, subdued colors as the body color and brighter accent
colors to accentuate architectural details are encouraged. 

g) Roofing material shall consist of concrete or clay tile and of a natural
color depending on the medium.  Where medium to dark

gray colors and style are used they shall be selected to match the overall architectural theme of 
the home. 

h) Mechanical equipment (e.g., compressors, air conditioners, antennas, heat
pumps, solar collectors, and satellite dishes) should not be visible to the public. 

8. Residential Development Standards

Since the Planned Unit Development process is not available in the RR Zoning
District, minor Variance requests will be made for the Project, in order to provide for private 
roadways and widths to allow for orderly development, taking into account existing terrain, trees, 
and other natural features.  

Set out below is the request for Variance and Exceptions to Standards. 

9. Variance Requests for Tract 6420:

(a) Private road width
(b) Private gated community.
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10. Landscaping and Neighborhood Entries

Plant materials are a strong unifying element and should reflect the physical,
functional, and aesthetic qualities of the site and architectural elements. Limited palettes of material 
in simple compositions are recommended to achieve the overall semi-rural theme. Areas which will 
be landscaped, by the HOA, include the two entry points to the Project from Willow Avenue on the 
east and the emergency only entry on Friant Road; accent or pocket landscape areas may be 
incorporated at specific locations of the internal local neighborhood streets, cul-de-sacs leading to 
open space corridors, neighborhood entries; such locations will be determined by the HOA  

11. Friant Road and Willow Avenue

Friant Road and Willow Avenue represent important edges for project identification
and character due to the visibility of portions of the Project site from this roadway. Generally, 
landscape will be focused and installed at select locations, where existing or proposed terrains 
support such installations, but which are generally to be focused on entry points or segments near 
entries.  

The landscape plantings will be in character with the overall semi-rural theme of the 
area and relate strongly with the neighborhood entry treatments.  

All landscaped areas will be drought tolerant to sustain normal growth and capable 
of being maintained in good repair for long periods.  

All front yards and back yards and a buffer zone/natural space for fire protection on 
each lot, will be irrigated with the respective lot owners’ individual well.  

12. Neighborhood Entries

Neighborhood entry treatments will be located on the easterly side of the entry point
from Willow Avenue. In keeping with the semi-rural theme like the neighboring communities, 
signage will build upon low-key neighborhood entry treatments that will be easily identifiable to 
vehicular traffic. Natural materials such as stone or boulder monoliths with signage plaques 
mounted or carved onto the surface will be used to identify neighborhood entries.  

13. Local Street Trees

Street trees play an important role in the quality of the local neighborhood
environment. Lot specific property owners will be required to properly plant trees of the correct 
species that will grow into a shade canopy over local streets. The use of canopy trees saves energy 
by cooling the area and increases property values by improving the neighborhood streetscape.   
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14. Fencing

A coordinated system of fencing styles, to be installed by each specific lot owner,
established by HOA that responds to a variety of fencing conditions related to aesthetics, privacy, 
and the overall semi-rural theme of the adjacent neighborhoods.  

The following standards are intended to ensure the coordination, quality, and proper 
design of all fencing materials within the development area. Unless otherwise specified, the 
following standards shall govern in addition to the fencing requirements of Section 80-4 of the 
Fresno County Standard Specifications.  HOA CC&R’s will contain details as to walls, fences, and 
gates to be developed by the Project and lots with enforcement by the HOA.  Set out below is an 
overview as it relates to fencing: 

a) Individual lots for security purposes may include fencing around the housing
unit, however, the following types are prohibited: solid wood board, chain link, barbed wire, and 
other similar fencing materials. 

b) Where lot fencing is installed, it shall be installed by the lot owner, unless
associated with the HOA maintained area. 

c) Property owners, at a minimum, shall be required to install perimeter fencing
(consistent with the standard herein) at the time of housing construction where such lots are located 
on the perimeter of the project limits. Where such perimeter fencing is associated with a HOA 
maintained facility, it shall be installed by the HOA.  

15. Lighting

Simple efficient entry, pathway and landscape lighting may be provided at HOA
maintained areas, such as entry points to Willow and Friant Road and select common areas. Lot 
owners installed architectural lighting effects are encouraged at lot entries or integrated with 
landscaping to promote nighttime identity and character. Excessive lighting and glare shall be 
avoided through careful selection and placement of lighting standards and illumination levels. 

a) All lighting which is installed within or adjacent to roadways, private or HOA,
shall be similar or identical per the development standards and as approved by the HOA prior to 
installation. 

b) Lighting fixtures should direct light downward and minimize area glare and light
spillover including the avoidance of glaring streetlights.
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16. Circulation

Willow Avenue

Willow serves as the primary circulation route to the Project with a required right
turn out of the Project.  

Local Streets 

Local streets will be private, providing access and circulation to individual lots. The 
street sections are shown on Tract Map 6420. 

If required, the developer may enter into a traffic improvement agreement with the 
County to provide for the funding of the required traffic, signalization and transportation 
improvements (GAC).  

17. Grading

The Project respects the physical character and environmental area and is sensitive
to visual qualities, building types, and development efficiency. 

The Project will be designed, and will implement through HOA development 
guidelines, grading and drainage standards that will (to the extent feasible) be compatible with the 
physical character and environmental qualities of the area to the north and south and the topography 
that separate the development area from developments surrounding it. 

The following general standards apply to the grading within the Project site, 
subsequent HOA development standards may supersede the information below are supplement the 
intent and design criteria intentions of the subdivision. The intent of these standards is to establish a 
balance in the overall approach to site development and the visual qualities of the prominent 
ridgeline and the site's "rolling" terrain. 

Mass Grading Standards 

a) Mass graded sites should be contoured and shaped to resemble, to the extent
feasible, the natural topographic forms. It is intended by some grading will be
enacted by the Project with secondary grading occurring by each respective lot
owner at the time of housing construction.

b) Pads shall drain to a public street or Storm Drainage System were feasible and
consistent with the overall drainage guidelines and requirements of the HOA

EXHIBIT 9, Page 8



Vintage on the Bluff 
Final Operational Statement 

9

development standards and Fresno Metropolitan Flood Control District. 

c) The maximum vertical height of retaining walls between pads or benches
may be no more than five vertical feet as measured from the base of wall to top of
wall. Where additional retaining height is required, walls shall be tiered with offsets
not less than 10 horizontal feet between walls. The criteria above does not indicate
that such standards are applicable to all construction, each lot owner shall be
required to obtain the recommendations of qualified geotechnical consultant for
verification of all construction.

d) All retaining walls to create building pads shall be constructed of reinforced
materials.

e) The exposed face of a foundation stem wall shall not exceed five feet in
average height and shall be landscaped and/or screened with surface materials to
disguise typical foundation building materials (concrete, etc.)

f) Stockpile and borrow sites may be permitted within an area that is scheduled
for future development. Such stockpiles must be knocked down to provide suitable
access for fire management of regular discing or mowing. Stockpiles shall not divert
drainage to unauthorized discharge points.

Hillside Grading Standards 

a) Toe and crest of manufactured slopes should be rounded to blend with
adjoining terrain to the extent feasible. Generally, slopes shall not exceed 3:1.

b) Where graded slopes intersect, the ends of each slope should be horizontally
rounded and blended.

c) All grading should be phased so that prompt revegetation or construction of
improvements will control erosion. Temporary erosion control methods will be
utilized where permanent installation is infeasible.

18. Infrastructure

All permanent utilities in the subdivision will be underground.  Temporary overhead
facilities will be allowed during the construction phases of the Project. 

All potable water to serve each lot will be served with groundwater to be delivered 
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through individual wells within the Project area and maintained by the individual lot owners with 
HOA oversight.  

The Project preliminarily identifies the following Developer infrastructure obligations: 

a) Construction of on-site improvements, roadways, entry features.
b) Right-of-way dedication and construction of improvements as applicable on major
street frontages.
c) If required, extension of facilities from the proposed Project to the nearest improved
point of connection if existing facilities are not adequate to serve the Project. This includes
right-of-way dedication for streets, water and sewer lines, and construction of these
facilities.  Temporary facilities may be installed to serve the Project at the cost of the Project
developer.
d) At specific locations, dedication and improvement of drain ways, trail system and
open space where applicable. Additional drainage ways and channels, with respect to or
within some lots, may be constructed by individual property owners.
e) Dedication of right-of-way for outside travel lanes and
intersection improvements where applicable.

19. Number of Employees:

As a residential development there are no permanent employees that will be staffed on 
site. The HOA will implement the use of landscaping maintenance which will be part-
time.   

20. Service and Delivery Vehicles:

Third-party service facilities (vehicles, equipment, etc.) for the general maintenance of 
private residences and HOA common areas shall typically operate only during regular 
business hours.  Service to the common landscape areas includes delivery of special 
fertilizers and maintenance supplies.  It is projected that minimal trips per month will be 
necessary for supplies and materials. 

21. Number of Parking Spaces for Employees, Customers, and Service/Delivery

Type of Surface on Parking Area:  Parking spaces are generally not provided,
either on street or at the residential lots, but where such areas accommodate
parking within the street it shall be limited to less than 24 hours of time.
Overnight on-street parking will not be allowed unless specifically approved by
the HOA.
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22. Water and Energy Conservation and Fire Protection:

Water Conservation:  

(1) Each lot is divided into two zones. Zone A, a buffer/natural zone around the
dwelling unit and yard to serve as an area to maintain a natural terrain and topography as well as 
protect the dwelling unit from grass fire, and Zone B or Yard Area is the area immediately 
surrounding the home providing for residential landscaping but within a reasonably sized and 
drought tolerant defined area.  

Yard Area - Zone B:  Approximately 19,000 to 35,000 square feet per yard. 

Natural Terrain - Zone A:  Approximately 45,000 to 59,000 square feet per yard. 

All HOA areas and lots shall include the use of time-controlled irrigation facilities and metered 
devices. 

(2) Landscape irrigation practices will be consistent with City of Fresno standards, for
instance reduced during daylight hours in the months of May through October.  This measure 
will reduce loss due to evapotranspiration. Property owners shall be required to follow the water 
schedules. Where excess watering or irrigation run-off occurs property owners shall be required 
to repair such occurrences and may pay HOA imposed fines. 

(3) Yard landscape for each unit shall be designed by the homeowner using architectural
guidelines.  Each landscape plan shall be approved by the Project/HOA based on an overall 
landscape approach of appropriate drought tolerant vegetation and square footage of area, 
understanding the limitation of water available for yard landscape irrigation.  Well water shall be 
applied by water efficient means and methods between the hours of 9 P.M. and 6 A.M.   

b) Energy Conservation:

(1) Building energy consumption shall be reduced through site
planning and building development standards. 

(2) The lot plans prepared by each property for each individual lot will
include optimization of appropriate tree planting to provide shading of paved areas. 

(3) Additional measures for energy efficiency and conservation which
describes the efforts toward achieving energy efficiency in site planning and building design may 
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be implemented 

c) Fire Protection:

(1) Each residential unit in the subdivision will have a
requirement for the installation of residential fire sprinklers and the minimum fire water storage 
(if required) in accordance with CalFire standards. Such facilities shall be the obligation of each 
property owner at the time of construction. 

(2) As required by the Fresno Cal Fire, private lot owner water lines
and fire hydrants (draft or pressurized) may be provided adjacent to structures. 

23. Landscape Plan:

The Project will be landscaped with drought tolerant plants, which will be
irrigated with groundwater approved by the HOA.  

24. Sale of Goods on Site:

Not applicable.

25. Equipment to be Used:

Landscaping:  Equipment used for mowing and maintaining landscaping, and
irrigation-related equipment. 

26. Supplies and Materials:

Only those minimal supplies required to maintain lots and common HOA area.

27. Does the Use Cause an Unsightly Appearance?  Noise?  Glare?  Dust?  Odor?
If so, Explain How This Will be Reduced or Eliminated:

The entire project will produce negligible amounts of dust, glare, and odor.  Some
additional noise will be generated by the normal operation of cars and service vehicles.   

28. List Any Solid or Liquid Wastes to be Produced:  Estimated Volume of
Wastes:  How and Where is it Stored?  How is it Hauled and Where is it
Disposed?  How Often?:
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Not applicable to solid waste.   

29. Estimated Volume (Acre-feet) of Water to be Used:  Source of Water:

Consistent with the Ken Schmidt Hydrology analysis and report, the estimation of
pumpage for the proposed project is approximately .74 acre-foot per lot per year, or a total of 
11.8 acre-feet per year. Of this amount, 85 percent of the inside use (.21 acre-foot per year) and 
about .54 acre-foot per year of storm runoff, or a total of .75 acre-foot per lot per year, would be 
recharged.  The consumptive use would be .39 acre-foot per year per lot, or a total of 6.1 acre-
feet per year. Strom runoff for the project would be recharged at one or more strom runoff basins 
near Friant Road. This would recharge an average of .54 acre-foot per lot, or about 8.6 acre-feet 
per year, and exceed the consumptive use for the project. 

30. Describe Any Proposed Advertising, Including Size, Appearance, and
Placement:

No signage is involved in the project except as required by applicable health and
safety standards.   

31. Will Existing Buildings be Used or Will New Buildings be Constructed?
Describe Type of Construction Materials, Height, Color, Etc.  Provide Floor
Plan and Elevations, if Appropriate:

New residences will be constructed consistent with the standards described in this
operational statement. 

32. Will Any Outdoor Lighting or an Outdoor Sound Amplification System be
Used?  Describe and Indicate When Used:

  Landscaping lighting and street lighting as described in the Operational 
Statement. 

33. Landscaping or Fencing Proposed?  Describe Type and Location:

Fencing requirements will be in accordance with the Operational Statement.
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County of Fresno 
DEPARTMENT OF PUBLIC WORKS AND PLANNING 

STEVEN E. WHITE, DIRECTOR 

EVALUATION OF ENVIRONMENTAL IMPACTS 

APPLICANT: Vintage on the Bluff LLC 

APPLICATION NOS.: Initial Study No. 8307, General Plan Amendment Application 

DESCRIPTION: 

LOCATION: 

No. 566, Amendment Application No. 3850, Tentative Tract Map 
Application No. 6420; Variance Application No. 4140. 

Amend the Land Use Element of the Fresno County General 
Plan by changing the land use designation of a 15.24-acre 
parcel known as Assessor Parcel Number (APN) 579-060-37 
and a 21.18-acre parcel known as APN 579-060-55 from 
Agricultural to Rural Residential; change the zoning of the 
subject parcels from the AE-20 (Exclusive Agricultural, 20-
acre minimum parcel size) Zone District to the R-R (Rural 
Residential, two-acre minimum parcel size) Zone District; 
allow a Tentative Tract Map with the division of two subject parcels 
totaling 36.42 acres into 18 single-family residential lots as a 
Planned Residential Development. 

The subject parcels are located at the junction of Friant Road and 
Willow Avenue, approximately 1,870 feet north of the City of Fresno 
boundary (APN: 579-060-37; 55) (12760 and 12762 N. Friant Road) 
(Sup. Dist. 2). 

I. AESTHETICS

Except as provided in Public Resources Code Section 21099, would the project:

A. Have a substantial adverse effect on a scenic vista; or

B. Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway?

FINDING: LESS THAN SIGNIFICANT IMPACT:

The project area is rural residential in character and is mostly developed with single
family homes. The single-family homes are located on the project site and on abutting
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parcels to the east and south. Abutting parcels to the north and west are either 
undeveloped, developed with single-family homes, or planted in vineyard. 

There are no scenic vista or qualitative scenic resources including trees, rock 
outcroppings, or historic buildings on or near the project site to be impacted by the 
proposed project. 

The project site fronts on Friant Road and Willow Avenue. Friant Road at the project 
site is designated as a Scenic Highway in the Open Space and Conservation Element 
of Fresno County General Plan. General Plan Policy OS-L.3 states that development 
on a Scenic highway shall adhere to a 200-foot setback of natural open space parallel 
to the right-of-way. This Policy also provides for flexibility if the topographic or 
vegetative characteristics of the site provide screening of buildings and parking areas 
from the right-of way. 

Regarding flexibility, all lots fronting on Friant Road right-of-way have topographic 
elevation variations ranging from 320-feet along Friant Road right-of-way to 380 feet 
into the parcels. The more recent adjacent development, excluding the existing two 
structures on the project site that are proposed to be removed, are along the top of the 
bluff near the 380-foot elevation, approximately 60-feet above Friant Road. The 
aesthetic impact here is more a function of elevation than distance. Hence, as long as 
new structures are built elevated to a minimum of the 360-foot elevation the aesthetic 
value is not impacted. This topographic variation also minimizes the exposure of homes 
off Friant Road right-of-way from noise, lights, and potential collisions. A Condition of 
Approval for the project requires that residential development on all parcels along Friant 
Road shall maintain a scenic setback of 200-feet or more measured from the ultimate 
right-of-way for Friant Road, or above an elevation of 360 feet. The setback area may 
be landscaped or may provide access roads, however, there shall be no structures 
except for the entry/gate features as shown in the submitted elevations for TTM 6420. 

C. In non-urbanized areas, substantially degrade the existing visual character or quality of 
public views of the site and its surroundings? (Public views are those that are 
experienced from publicly accessible vantage points.) If the project is in an urbanized 
area, would the project conflict with applicable zoning and other regulations governing 
scenic quality? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The design, height, and construction of single-family homes within the proposed 
planned residential development will be consistent with the design, height, and 
construction of existing homes in the area, and as such will not degrade the visual 
character of the neighborhood. The impact would be less than significant. 

D. Create a new source of substantial light or glare which would adversely affect day or 
nighttime views in the area? 
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FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORATED: 

According to the Applicant's Operational Statement, the proposed planned residential 
development (PRO) will utilize street lighting mounted on standard poles. Lighting and 
glare impacts will be minimized through careful selection and placement of lighting 
standards and illumination levels by requiring all lighting fixtures direct light downward to 
minimize area glare and light spillover. To ensure that PRO will have a less than 
significant impact on the surrounding area resulting from new source of lighting, the 
project shall adhere to the following mitigation measure. 

* Mitigation Measure: 

1. All outdoor lighting shall be hooded and directed downward so as not to shine 
toward adjacent properties and public streets or roadways. 

II. AGRICULTURAL AND FORESTRY RESOURCES 

In determining whether impacts to agricultural resources are significant environmental 
effects, lead agencies may refer to the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California Department of Conservation as an 
optional model to use in assessing impacts on agriculture and farmland. In determining 
whether impacts to forest resources, including timberland, are significant environmental 
effects, lead agencies may refer to information compiled by the California Department of 
Forestry and Fire Protection regarding the state's inventory of forest land, including the 
Forest and Range Assessment Project and the Forest Legacy Assessment project; and 
forest carbon measurement methodology in Forest Protocols adopted by the California 
Air Resources Board. Would the project: 

A. Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance, as 
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-agricultural use? 

FINDING: NO IMPACT: 

The project will not convert prime agricultural land into non-agricultural use. The project 
site is not Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. 
The site is designated by the 2016 Department of Conservation Important Farmlands 
Map as Rural Residential Land suitable for residential development. 

According to a letter provided by a Certified Crop Advisor, Sustainability Specialist and 
Farmer, dated October 13, 2022, review of soils, elevations, and current markets 
indicates that the project site is not feasible to farm today. The top of the property is 41 
percent Pollasky and 39 percent Montpellier soil composition with some Cometa and 
San Joaquin summit, knolls, and terraces. The site is classified as "Not of Farmland 
Quality" with 12 percent water holding capacity. 

B. Conflict with existing zoning for agricultural use, or a Williamson Act Contract? 
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FINDING: LESS THAN SIGNIFICANT IMPACT: 

The current AE-20 (Exclusive Agricultural, 20-acre minimum parcel size) zoning on the 
project site does not allow the proposed planned residential development without 
General Plan Amendment (GPA) and Rezone of the property. With the approval of the 
subject GPA from Agriculture to Rural Residential and rezone from the AE-20 Zone 
District to the R-R (Rural Residential, two-acre minimum parcel size) Zone District, the 
project site will be consistent with the subject proposal. 

The project site is not restricted by Williamson Act Land Conservation Contract. 

C. Conflict with existing zoning for forest land, timberland or timberland zoned Timberland 
Production; or 

D. Result in the loss of forest land or conversion of forest land to non-forest use? 

FINDING: NO IMPACT: 

The project site is not forest land, timberland or land zoned for Timberland Production. 
No forests occur in the vicinity of the site and therefore no impacts to forests, 
conversion of forestland, or timberland zoning would occur from the project. 

E. Involve other changes in the existing environment, which, due to their location or nature, 
could result in conversion of farmland to non-agricultural use or conversion of forestland 
to non-forest use? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

Land in the immediate surrounding is designated Agriculture and Rural Residential in 
the County General Plan, zoned AE-20 and R-1-B in the County Zoning Ordinance and 
is developed with single-family homes as a by-right use. The proposed residential 
development is similar in nature to the existing residential development in the area, and 
therefore would cause less than significant change in the area's existing environment. 

Ill. AIR QUALITY 

Where available, the significance criteria established by the applicable air quality 
management district or air pollution control district may be relied upon to make the 
following determinations. Would the project: 

A. Conflict with or obstruct implementation of the applicable Air Quality Plan? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The applicant provided an Air Quality and Greenhouse Gas Impact Assessment 
(Analysis) dated April 2022. The Analysis was provided to the San Joaquin Valley Air 
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Pollution Control District (SJVAPCD) which responded with "No Comments" on the 
project. 

Per the Analysis, the construction and operation of the proposed use (single-family 
residences) on the property will contribute the following criteria pollutant emissions: 
reactive organic gases (ROG), carbon monoxide (CO), nitrogen dioxide (NO2), sulfur 
dioxide (SO2), and particulate matter (PM10 and PM2.s). Project operations would 
generate air pollutant emissions from mobile sources (automobile activity from 
employees) and area sources (incidental activities related to facility maintenance). 
Criteria and Greenhouse Gas (GHG) emissions were estimated using the California 
Emissions Estimator Model (CalEEMod) version 2020.4.0. 

An Air Quality Plan (AQP) describes air pollution control strategies to be implemented 
by county, or region classified as a non-attainment area. The main purpose of AQP is 
to bring the area into compliance with the requirements of the Federal and State air 
quality standards. 

The California Environmental Quality Act requires that certain projects be analyzed for 
consistency with the Applicable Air Quality Plan (AAQP). For a project to be consistent 
with San Joaquin Valley Air Pollution Control District AAQP, the pollutants emitted from 
a project should not exceed the SJVAPCD emission thresholds or cause a significant 
impact on air quality. In addition, emission reductions achieved through implementation 
of offset requirements are a major component of AAQP. As discussed in Section II, B 
below, construction and operation of the proposed Planned Residential Development 
would not result in the generation of criteria air pollutants that would exceed SJVAPCD 
thresholds of significance. Therefore, the project would not conflict with or obstruct 
implementation of AAQP. 

B. Result in a cumulatively considerable net increase of any criteria pollutant for which the 
project region is non-attainment under an applicable federal or state ambient air quality 
standard? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project area is within the San Joaquin Valley Air Basin (SJVAB), which consist of 
eight counties that comprise the San Joaquin Valley Air Pollution Control District. Under 
the provisions of the U.S. Clean Air Act, the attainment status of the SJVAB with respect 
to national and state ambient air quality standards has been classified as non
attainment/extreme, non-attainment/severe, non-attainment, attainment/unclassified, or 
attainment for various criteria pollutants which includes 03, PM10, PM2.s, CO, NO2, SO2, 
lead and others. No single project is sufficient in size to, by itself, result in 
nonattainment of ambient air quality standards. Instead, a project's individual emissions 
contribute to existing cumulatively significant adverse air quality impacts. If a project's 
contribution to the cumulative impact is considerable, then the project's impact on air 
quality would be considered significant. 
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In developing thresholds of significance for air pollutants, the SJVAPCD considered the 
emission levels for which a project's individual emissions would be cumulatively 
considerable. 

The primary pollutants of concern during project construction and operation are ROG, 
NOx, CO, PM10, and PM2.s. The San Joaquin Valley Air Pollution Control District 
(SJVAPCD) Guidance for Assessing and Monitoring Air Quality Impacts (GAMAQI) 
adopted in 2015 contains threshold for CO, NOx, ROG, SOx PM10 and PM2.s. 
The SJVAPCD's annual emission significance thresholds used for the project define 
the substantial contribution for both operational and construction emissions per year are 
10 tons for ROG, 10 tons for NOx, 100 tons for CO, 27 tons for SOx, and 15 tons for 
PM10 and 15 tons per year PM2.s. 

Per the Air Quality and Greenhouse Gas Impact Assessment (Analysis), the short-term 
project construction emissions (tons per year) are 5.58 for ROG, 6.04 for NOx, 3.84 for 
CO, 0.007 for SOx, 3.91for PM10 and 2.12 for PM2.s. Likewise, the long-term project 
operational emission (tones per year) primarily resulting from mobile source (vehicle) 
emissions from the project site and area sources such as lawn maintenance equipment. 
are 0.27 for ROG, 0.19 for NOx, 1.17 for CO, 0.001 for SO2, and 0.19 for PM10 and 
PM2.s. 

Per this analysis, both construction emissions and operational emissions associated 
with the project would not exceed the significance criteria for annual ROG, NOx, CO, 
SOx, PM10, or PM2.s emissions. Therefore, construction and operation of the project 
would not result in a cumulatively considerable net increase of any criteria pollutant for 
which the project region is in nonattainment under an applicable Federal or State 
Ambient Air Quality Standards. 

The SJVAPCD is currently in unclassified/attainment for Federal standards and 
attainment for State standards for CO (Carbon Monoxide). An analysis of localized CO 
concentrations is typically warranted to ensure that standards are maintained. The 
traffic analysis prepared for the project demonstrates that adjacent study intersections 
will operate at LOS 'D' or better through the Cumulative Plus Project scenario. As a 
result, the overall CO concentrations at roadways and intersections in the study area 
would be less than significant. 

Regarding Toxic Air Contaminants (TAC) the SJVAPCD identifies the need for projects 
to analyze the potential for adverse air quality impacts to sensitive receptors which 
include schools, parks, playgrounds, daycare centers, nursing homes, hospitals, and 
residential communities. From a health risk perspective, the proposed planned 
residential development is a type of project that would not emit significant levels of 
TACs and there are no potentially significant sources of TAC emissions in the vicinity. 

C. Expose sensitive receptors to substantial pollutant concentrations? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 
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Sensitive receptors are defined as people that have an increased sensitivity to air 
pollution or environmental contaminants. Sensitive receptor locations include schools, 
parks and playgrounds, daycare centers, nursing homes, hospitals, and residential 
dwelling units. From a health risk perspective, the proposed planned residential 
development is not known to generate significant Toxic Air Contaminants (TAC) 
emissions nor is it near such a use that could affect future residents. 

As discussed in Section II. B. above, the annual emissions from the construction phase 
of the project will be less than the applicable SJVAPCD emission thresholds for criteria 
pollutants. Likewise, annual emissions from operational phase of the project will be less 
than the SJVAPCD emission thresholds for criteria pollutants. Therefore, both the 
construction emissions and operational emissions associated with the project are less 
than significant. 

D. Result in other emissions (such as those leading to odors) adversely affecting a 
substantial number of people? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The San Joaquin Valley Air Pollution Control District (District) has not established a rule 
or standard regarding odor emissions; rather, the District Nuisance Rule 4102 
(Nuisance) requires that any project with the potential to frequently expose members of 
the public to objectionable odors should be deemed to have a significant impact. 

The intensity of an odor source's operations and its proximity to sensitive receptors 
influences the potential significance of odor emissions. Per the Air Quality and 
Greenhouse Gas Impact Assessment (Analysis), the common odor producing land uses 
identified by SJVAPCD are landfills, transfer stations, sewage treatment plants, 
wastewater pump stations, composting facilities, feed lots, coffee roasters, asphalt 
batch plants, and rendering plants. The proposed planned residential development to 
allow for single-family homes on the parcels will not generate odorous emissions. 
Therefore, the project would not be a generator of objectionable odors during 
operations. 

IV. BIOLOGICAL RESOURCES 

Would the project: 

A. Have a substantial adverse effect, either directly or through habitat modifications, on 
any species identified as a candidate, sensitive, or special-status species in local or 
regional plans, policies, or regulations, or by the California Department of Fish and 
Wildlife or U.S. Fish and Wildlife Service? 

B. Have a substantial adverse effect on any riparian habitat or other sensitive natural 
community identified in local or regional plans, policies, regulations, or by the California 
Department of Fish and Wildlife or U.S. Fish and Wildlife Service? 
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FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATIONS 
INCORPORATED: 

A Biological Memorandum titled as Elegante Estates Property Preliminary Assessment 
of Potential Biological Resource Values (Biological Memorandum) was prepared for the 
project by Vollmar Natural Lands Consulting and dated November 11, 2022. The 
Biological Memorandum assessed the project's impact on protected and/or sensitive 
biological resources and copies were provided to U.S. Fish and Wildlife Service and the 
California Department of Fish and Wildlife for review and comments. Neither agency 
offered any comments on the project. 

Per the Biological Memorandum, remote assessment and reconnaissance site visit was 
conducted to provide a preliminary evaluation of the potential for the project area to 
support protected biological resources. 

Regarding remote assessment, publicly available data for the region, including a nine
quad search of the California Natural Diversity Database (CNDDB, CDFW 2022) was 
reviewed. Also, reviewed were the California Aquatic Resource Inventory (CARI, SFEI 
2017), designated critical habitat (USFWS 2015), and topographic maps (USGS 2021), 

An in-person reconnaissance level survey of the site was conducted. A biologist visited 
habitat between the project area and documented California Tiger Salamander (CTS) 
habitat to observe the intervening condition and evaluate the possibility of CTS 
migrating to the project area. The visit found that California Tiger Salamander (CTS) 
would be unlikely to reach the project area due to the fact that the site does not support 
any aquatic features that could provide breeding and is greater than 1.24 miles from the 
nearest existing documented breeding habitat. Previously documented breeding 
habitats within 1.24 miles have been converted to a golf course and intensive 
agriculture (as evidenced on aerial imagery). In addition, the biologist who assessed 
the area between the proposed project site and historic occurrences noted that several 
significant barriers exist between the site and the historic occurrences. 

Per the US Fish and Wildlife Service "Interim Guidance on Site Assessment and Field 
Surveys for Determining Presence or a Negative Finding of the California Tiger 
Salamander October 2003" protocol-level surveys are comprised of two components: 1) 
Aquatic larval sampling of potential breeding ponds; and 2) Upland drift fence studies 
for sites that support breeding ponds or are within 1.2 miles of potential breeding 
ponds. Since the project area does not support breeding ponds (making aquatic 
sampling infeasible) and is outside of 1.2 miles of potential breeding habitat (making the 
drift fence survey unnecessary), the Biological Memorandum determined that 
protocol-level CTS surveys of the site are not needed. 

Furthermore, according to Biological Memorandum, although nest surveys for 
Swainson's hawk and American badger were not conducted, the project area may still 
provide foraging habitat for these species who may occasionally move through the site. 
The San Joaquin kit fox is treated as having "low potential" to occur, encountering this 
species in this region is extremely unlikely, based on the long period since any positive 
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documentations in the region. The same is true for western pond turtle, given the great 
distance to occupied habitat. 

As the project area provides for foraging habitat for Swainson's hawk, the project shall 
adhere to the following mitigation measures: 

* Mitigation Measures: 

1. A qualified wildlife biologist shall conduct surveys for nesting Swainson's hawk 
(SWHA) following the survey methods developed by the Swainson's hawk 
Technical Advisory Committee (SWHA TAC, 2000) prior to project 
implementation. The survey protocol includes early season surveys to assist the 
project proponent in implementing necessary avoidance and minimization 
measures, and in identifying active nest sites prior to initiating ground-disturbing 
activities. 

2. If expansion of any project activities will take place during the normal bird 
breeding season (March 1 through September 15), additional pre-activity surveys 
for active nests shall be conducted by a qualified biologist no more than 10 days 
prior to the start of the project implementation. A minimum no-disturbance buffer 
of one-half mile shall be delineated around active nests until the breeding season 
has ended or until a qualified biologist has determined that the birds have fledged 
and are no longer reliant upon the nest or parental care for survival. 

3. In the event an active SWHA nest is detected during surveys and the one-half 
mile no-disturbance buffer around the nest cannot feasibly be implemented, 
consultation with CDFW is warranted to discuss how to implement the project 
and avoid Take. If Take cannot be avoided, Take authorization through the 
acquisition of an Incidental Take Permit (ITP), pursuant to Fish and Game Code 
section 2081 subdivision (b) is warranted to comply with California Endangered 
Species Act. 

As the project area provides for foraging habitat for American Badger, the project shall 
adhere to the following mitigation measures: 

* Mitigation Measures: 

1. Prior to initiating ground-disturbing activities on the project site, aqualified 
biologist shall conduct a habitat assessment, well in advance of the project 
implementation, to determine if the project area or its immediate vicinity contain 
suitable habitat for the American badger. 

2. If suitable habitat is present, a qualified biologist shall conduct focused surveys 
for American badgers and their requisite habitat features (dens) to evaluate 
potential impacts resulting from ground and vegetation disturbance. 
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3. Avoidance whenever possible is encouraged via delineation and observation of a 
50-foot no-disturbance buffer around dens until it is determined through non
invasive means that individuals occupying the den have dispersed. 

C. Have a substantial adverse effect on state or federally protected wetlands (including, 
but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means? 

FINDING: NO IMPACT: 

According to the Biological Memorandum (Memo), no wetlands or waters are mapped in 
the California Aquatic Resource Inventory (CARI) or on U.S. Geological Survey (USGS) 
topo maps. During the reconnaissance level site survey, no seasonal wetlands or 
remnant vernal pools were observed in the ruderal grasslands the project site is mostly 
comprised of. No streams, ponds, or large wetlands exist in the project area. 

D. Interfere substantially with the movement of any native resident or migratory fish or 
wildlife species or with established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites? 

FINDING: NO IMPACT: 

The project site is approximately one-quarter mile north of the City of Fresno boundary 
in an area not designated as a migratory wildlife corridor. The project site contains no 
water feature to provide for the migration of resident or migratory fish. 

E. Conflict with any local policies or ordinances protecting biological resources, such as a 
tree preservation policy or ordinance; or 

F. Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 
Community Conservation Plan, or other approved local, regional, or state Habitat 
Conservation Plan? 

FINDING: NO IMPACT: 

No conflicts with local policies or ordinances, habitat conservation plans, or natural 
community conservation plans were identified pertaining to the project site or its 
immediate vicinity. 

V. CULTURAL RESOURCES 

Would the project: 

A Cause a substantial adverse change in the significance of a historical resource pursuant 
to Section 15064.5; or 

B. Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to Section 15064.5; or 
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C. Disturb any human remains, including those interred outside of formal cemeteries? 
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 

INCORPORATED: 

The project site is within an area moderately sensitive to historical, archeological, or 
paleontological resources. A record search conducted by the Southern San Joaquin 
Valley Information Center (SSJVIC) indicated that the archeological sensitivity of the 
area is high and was last surveyed in 2016. As the prehistoric or historic cultural 
resources may be present within the project site, the SSJVIC recommended for; 1} an 
archaeological survey of the property; 2) retention of an architectural historian to 
evaluate any 45 plus year old built environment of the site for local, state, and national 
significance, and 3) a retention of an archeologist to monitor any ground disturbance 
activities. 

An Archaeological Resources Inventory and Built Resources Evaluation (Study) was 
prepared by ECORP Consulting, Inc. and dated January 2023. The Study was based 
on background research and a field survey of the site. 

The Study identified two known architectural resources, P-10-4485 and P-10-4730, and 
identified two new architectural resources, EE-001 and EE-002. None of these 
resources are eligible for listing in the NRHP (National Register of Historic Places) or 
CRHR (California Register of Historical Resources). 

Furthermore, there is a low potential for buried pre-contact archaeological sites in the 
project area. While there is Plio-Pleistocene aged alluvium from the San Joaquin River 
along the first terrace area in the western portion of the project area, and the presence 
of alluvium increases the likelihood of pre-contact archaeological sites located along 
perennial waterways, the age of the alluvium far exceeds the date of human occupation. 
Therefore, any pre-contact archaeological sites would be near the surface and portions 
would have likely been brought to the surface during discing. The remainder of the 
project area has an even lower potential for buried pre-contact archaeological sites due 
to the erosional nature of the environment and lack of alluvium. 

As there always remains the potential for ground-disturbing activities to expose 
previously unrecorded cultural resources, implementation of the following mitigation 
measures will reduce the impact to less than significant: 

* Mitigation Measures: 

1. If subsurface deposits believed to be cultural or human in origin are discovered 
during construction, all work must halt within a 1 DO-foot radius of the discovery. 
A qualified professional archaeologist, meeting the Secretary of the Interior's 
Professional Qualification Standards for prehistoric and historic archaeology, 
shall be retained to evaluate the significance of the find, and shall have the 
authority to modify the no-work radius as appropriate, using professional 
judgment. The following notifications shall apply, depending on the nature of the 
find: 
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a. If the professional archaeologist determines that the find does not represent a 
cultural resource, work may resume immediately with no agency notifications 
required. 

b. If the professional archaeologist determines that the find does represent a 
cultural resource from any time period or cultural affiliation, the archaeologist 
shall immediately notify the lead agencies. The agencies shall consult on a 
finding of eligibility and implement appropriate treatment measures, if the find 
is determined to be a Historical Resource under CEQA, as defined in Section 
15064.5(a) of the CEQA Guidelines or a historic property under Section 106 
NHPA (National Historic Preservation act), if applicable. Work may not 
resume within the no-work radius until the lead agencies, through consultation 
as appropriate, determine that the site either: 1) is not a Historical Resource 
under CEQA or a Historic Property under Section 106; or 2) that the treatment 
measures have been completed to their satisfaction. 

c. If the find includes human remains, or remains that are potentially human, 

VI. ENERGY 

they shall ensure reasonable protection measures are taken to protect the 
discovery from disturbance (AB 2641). The archaeologist shall notify the 
Fresno County Coroner (per Section 7050. 5 of the Health and Safety Code). 
The provisions of Section 7050. 5 of the California Health and Safety Code, 
Section 5097.98 of the California PRC, and AB 2641 will be implemented. If 
the coroner determines the remains are Native American and not the result of 
a crime scene, the coroner will notify the NAHC, which then will designate a 
Native American Most Likely Descendant (MLD) for the Project (Section 
5097.98 of the Public Resources Code, PRC). The designated MLD will have 
48 hours from the time access to the property is granted to make 
recommendations concerning treatment of the remains. If the landowner 
does not agree with the recommendations of the MLD, the NAHC can 
mediate (Section 5097.94 of the PRC). If no agreement is reached, the 
landowner must rebury the remains where they will not be further disturbed 
(Section 5097. 98 of the PRC). This will also include either recording the site 
with the NAHC or the appropriate Information Center; using an open space or 
conservation zoning designation or easement; or recording a reinternment 
document with the county in which the property is located (Assembly Bill 
2641). Work may not resume within the no-work radius until the lead 
agencies, through consultation as appropriate, determine that the treatment 
measures have been completed to their satisfaction. 

Would the project: 

A. Result in potentially significant environmental impact due to wasteful, inefficient, or 
unnecessary consumption of energy resources during project construction or operation? 
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FINDING: LESS THAN SIGNIFICANT IMPACT: 

Construction activities related to the proposed planned residential development (PRO) 
is not anticipated to result in significant environmental impacts due to significant 
consumption of energy (gas, electricity, gasoline, and diesel) during construction or 
operation of the facility. Construction activities and corresponding fuel energy 
consumption would be temporary and localized. There are no unusual project 
characteristics that would cause the use of construction equipment to be less energy 
efficient compared with other similar construction sites in the County. Therefore, 
construction-related fuel consumption by the project would not result in inefficient, 
wasteful, or unnecessary energy use compared with other construction sites in the area. 

B. Conflict with or obstruct a state or local plan for renewable energy or energy efficiency? 

FINDING: NO IMPACT: 

The project will not conflict with or obstruct a state or local plan for renewable energy or 
energy efficiency. 

All construction activities related to the planned residential development will comply with 
2019 Building Energy Efficiency Standards. Pursuant to the California Building 
Standards Code and the Energy Efficiency Standards, the County would review the 
design components of the project's energy conservation measures when the project's 
building plans for residential building/structures are submitted. 

VII. GEOLOGY AND SOILS 

Would the project: 

A. Directly or indirectly cause potential substantial adverse effects, including the risk of 
loss, injury, or death involving: 

1. Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on 
other substantial evidence of a known fault; or 

2. Strong seismic ground shaking; or 

3. Seismic-related ground failure, including liquefaction? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to Figure 9-5 of the Fresno County General Plan Background Report, the 
project area has 10 percent probability of seismic hazard in 50 years. Development of 
single-family dwellings within PRO would be subject to building standards at the time of 
development, which include specific regulations to protect against damage caused by 
earthquake and/or ground acceleration. 
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4. Landslides? 

FINDING: NO IMPACT: 

The project site includes hilltop, slopes, and adjacent flat areas. 

According to Figure 9-6 of the Fresno County General Plan Background Report, the 
project site is not located in an area of landslide hazards. 

B. Result in substantial soil erosion or loss of topsoil? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to Figure 7-3 of the Fresno County General Plan Background Report, the 
project site is not located in a generalized erosion hazard area. Grading activities 
resulting from residential development may result in loss of some topsoil due to 
compaction and over covering of soil for construction of buildings and structures for the 
project. However, the impact would be less than significant with a Project Note 
requiring all improvements on the property shall comply with Fresno County 
Improvement Standards and a grading permit shall be secured for construction of 
single-family homes and adjacent driveways. 

C. Be located on a geologic unit or soil that is unstable, or that would become unstable as 
a result of the project, and potentially result in on- or off-site landslide, lateral spreading, 
subsidence, liquefaction, or collapse? 

FINDING: NO IMPACT: 

As noted above, the project site has topographic variations and is not located in an area 
which is subject to increased lateral spreading, subsidence, liquefaction, or collapse due 
to the site development. As a standard practice, a soil compaction report may be 
required to ensure the weight-bearing capacity of the soils for any proposed 
structure/building. 

D. Be located on expansive soil as defined in Table 18-1-B of the Uniform Building Code 
(1994), creating substantial direct or indirect risks to life or property? 

FINDING: NO IMPACT: 

According to Figure 7-1 of Fresno County General Plan Background Report, the project 
site is not located in an area where soils have been determined to exhibit moderately 
high to high expansion potential. The project development will implement all applicable 
requirements of the most recent California Building Standards Code and will consider 
any potential hazards associated with shrinking and swelling of expansive soils. 

E. Have soils incapable of adequately supporting the use of septic tanks or alternative 
wastewater disposal systems where sewers are not available for the disposal of 
wastewater? 
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FINDING: LESS THAN SIGNIFICANT IMPACT: 

Each lot within the proposed planned residential development will be required to 
construct engineered sewage disposal system. Such system will be designed, and 
installation certified by the California Registered Geologist, Professional Engineer, or 
Registered Environmental Health Specialist. Additionally, prior to initiation of any onsite 
work, a sewage feasibility analysis may be required and be approved by Fresno County 
Public Works Department. 

F. Directly or indirectly destroy a unique paleontological resource or site or unique 
geologic feature? 

FINDING: NO IMPACT: 

No paleontological resources or geologic features were identified in the analysis. See 
Section V, CULTURAL RESOURCES above. 

VIII. GREENHOUSE GAS EMISSIONS 

Would the project: 

A Generate greenhouse gas emissions, either directly or indirectly, that may have a 
significant impact on the environment? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

Construction and operational activities associated with the project would generate 
greenhouse gas (GHG) emissions. During construction, GHGs would be emitted 
through the operation of construction equipment and from worker and builder supply 
vendor vehicles, each of which typically uses fossil-based fuels to operate. The 
combustion of fossil-based fuels creates GHGs such as CO2, CH4, and N2O. 
Furthermore, CH4 is emitted during the fueling of heavy equipment. In the Air Quality 
and Greenhouse Gas Impact Assessment (Analysis) prepared for the project and dated 
April 2022, GHG emissions were estimated using the California Emissions Estimator 
Model (CalEEMod) version 2020.4.0. The Analysis were provided to the San Joaquin 
Valley Air Pollution Control District (SJVAPCD) for review and comments. 

An Air Quality and Greenhouse Gas Impact Assessment (Analysis) prepared for the 
project and dated April 2022, indicates that the San Joaquin Valley Air Pollution Control 
District does not have an adopted threshold of significance for construction related GHG 
emissions. As such, in the absence of a local air district's guidance for addressing GHG 
impacts at the lead agency's discretion, a neighboring air district's GHG threshold may 
be used to determine impacts. The South Coast Air Quality Management District 
(SCAQMD) Governing Board adopted the staff proposal for an interim GHG significance 
threshol~ for projects where the SCAQMD is lead agency. The SCAQMD guidance 
identifies a threshold of 3,500 MTCO2eq./year for GHG for construction emissions 
amortized over a 30-year project lifetime, plus annual operation emissions. Though the 
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project is under SJVAPCD jurisdiction, the SCAQMD GHG threshold provides some 
perspective on the GHG emissions generated by the project. The project yearly GHG 
emissions as determined by the CalEEMod model, is 303.32 MT/year (Project 
Operational Emissions Per Year Plus amortized construction emissions) which is less 
than the threshold identified by the SCAQMD. The resulting permanent greenhouse 
gas increases related to project operations would be within the greenhouse gas 
increases analyzed in the County of Fresno General Plan EIR since the project meets 
the applicable zoning requirements. There would be no increase in severity to the 
greenhouse gas impacts, and implementation of the project will not result in project
specific or site-specific significant adverse impacts from greenhouse gas emissions 
within the project study area. 

B. Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing 
the emissions of greenhouse gases? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to the Air Quality and Greenhouse Gas Impact Assessment (Analysis), the 
project would not conflict with the State's GHG emissions reductions objectives 
embodied in Assembly Bill (AB) 32 Scoping Plan (reduction in GHG emissions to 1990 
level by 2020), Executive Order B-30-15 (GHG emissions reductions target of at least 
40 percent below 1990 levels by 2030), and Senate Bill (SB) 32 (expends on AB 32 to 
reduce GHG emissions to 40 percent below the 1990 levels by 2030). Therefore, the 
proposed project's incremental contribution to cumulative GHG emissions would not be 
cumulatively considerable. 

IX. HAZARDS AND HAZARDOUS MATERIALS 

Would the project: 

A. Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials; or 

B. Create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment; or 

C. Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one-quarter mile of an existing or proposed school? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project does not involve use, handling of, or a disposal of hazardous materials and 
is not within one-quarter mile of a school. The project requires General Plan 
Amendment and Rezone of a 36.42-acre project site to allow an 18-unit planned 
residential development in the R-R Zone District. 
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The Fresno County Department of Public Health, Environmental Health Division (Health 
Department), review of the project requires that prior to demolition of any existing 
structures, any active rodent or insect infestation shall be abated to prevent the spread 
of vectors to adjacent properties. Further, during demolition and/or remodel work: 1) 
upon encountering asbestos material, San Joaquin Valley Air Pollution Control District 
shall be contacted; 2) upon encountering lead-based paints used in the structures 
constructed prior to 1979, California Department of Public Health, Childhood Lead 
Poisoning Prevention Branch, United States Environmental Protection Agency, and the 
State of California, Industrial Relations Department, Division of Occupational Safety and 
Health, Consultation Service (CAL-OSHA) shall be contacted; and 3) any construction 
materials deemed hazardous as identified in the demolition process shall be 
characterized and disposed of in accordance with current federal, state, and local 
requirements. These requirements will be included as Project Notes. 

D. Be located on a site which is included on a list of hazardous materials sites compiled 
pursuant to Government Code Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment? 

FINDING: NO IMPACT: 

Checking of the California Department of Toxic Substances Control Site (Envirostor), 
reveals that the project site is not a hazardous material site. 

E. For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use airport, result in a safety 
hazard or excessive noise for people residing or working in the project area? 

FINDING: NO IMPACT: 

Per the Fresno County Airporl Land Use Compatibility Plan Update adopted by the 
Airport Land Use Commission (ALUC) on December 3, 2018, the nearest public airport, 
Fresno-Yosemite International Airport, is approximately 8.8 miles south of the project 
site. Given the distance, the airport will not be a safety hazard, or a cause of excessive 
noise for people living in the proposed residential subdivision. 

F. Impair implementation of or physically interfere with an adopted emergency response 
plan or emergency evacuation plan? 

FINDING: NO IMPACT: 

The project site is in an area where existing emergency response times for fire 
protection, emergency medical services, and sheriff protection meet adopted standards. 

All lots within the proposed planned residential development will be served by a 50-
foot-wide private public access easement off willow Avenue. This easement, provided 
with onsite turn-around areas, will comply with Fire Code, and County standards related 
to emergency access. 
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G. Expose people or structures, either directly or indirectly, to a significant risk of loss, 
injury or death involving wildland fires? 

FINDING: NO IMPACT: 

Per Figure 9-9 of the Fresno County General Plan Background Report, the project site 
is not within the State Responsibility Area for wildland fire. As such, the proposed 
planned residential development will not expose people or structures to risk of loss, 
injury, or death involving wildland fires. 

X. HYDROLOGY AND WATER QUALITY 

Would the project: 

A Violate any water quality standards or waste discharge requirements or otherwise 
substantially degrade surface or groundwater quality? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project will not violate waste discharge requirements. See discussion in Section 
VII. E. GEOLOGY AND SOILS above. Also, per the discussion below, the project will 
not violate groundwater quality. Each lot within the proposed planned residential 
development will be served by individual well, owned and operated by individual 
property owner. 

According to the Fresno County Department of Public Health, Environmental Health 
Division (Health Department), the project shall adhere to the following requirements; 1) 
in an effort to protect groundwater, all abandoned water wells and/or septic system on 
the parcel shall be properly destroyed by a licensed contractor; 2) permit shall be 
obtained from the Health Department to construct water well on the property; and 3) any 
underground storage tank found during construction shall be removed by obtaining an 
Underground Storage Tank Removal permit from the Health Department. 

According to the State Water Resources Control Board, Division of Drinking Water 
(SWRCB-DDW), the proposed project does not meet the definition of a public water 
system and a permit from SWRCB-DDW to operate onsite well is not required. 

The Regional Water Quality Control Board, Central Valley Region identified no issue 
related to groundwater supply and quality to the project. 

B. Substantially decrease groundwater supplies or interfere substantially with groundwater 
recharge such that the project may impede sustainable groundwater management of 
the basin? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project site is within a water-short area of Fresno County. This required a hydro
study to demonstrate that the groundwater supply is adequate to meet the highest 
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demand that could be permitted on the proposed lots; use of the proposed water supply 
will have no effects on other water users in Fresno County; and the water supply is 
sustainable. 
A hydro-study titled as Groundwater Conditions at and in the Vicinity of Elegante 
Estates, Friant Road and Willow Avenue (Hydro-study) was prepared by Kenneth D. 
Schmidt and Associates and dated August 2022. 

According to the hydro-study, a 72-hour of continuous pump test was conducted on two 
existing onsite wells (Upper and Lower) with one nearby monitoring. The Upper well 
resulted in 145,000 gallons being pumped with an average discharge rate of 33.6 
gallons per minute. The Lower well resulted in 168.310 gallon being pumped with an 
average discharge rate of 39.0 gallons per minute. The hydro-study concluded the 
project has an adequate and sustainable supply of groundwater and that future 
groundwater utilization on the property will not result in significant pumping-related 
impacts to surrounding properties. The Water and Natural Resources Division (WNRD) 
of the Fresno County Department of Public Works concurred with the hydro-study and 
required that the project shall adhere to the following mandatory requirement as a 
Project Note: the proposed parcels are located within an area defined as a low water 
area of the county; as such, prior to the issuance of a permit for the construction of a 
new residence, the owner of the property shall conduct a water well yield test to 
demonstrate that the well is capable of adequately serving the proposed use as defined 
in County Ordinance Code Section 15.04.190. The water well yield test must be 
reviewed and approved adequate by the Water and Natural Resources Division of the 
Department of Public Works and Planning. 

C. Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river or through the addition of impervious 
surfaces, in a manner which would: 

1. Result in substantial erosion or siltation on or off site; or 

2. Substantially increase the rate or amount of surface runoff in a manner which would 
result in flooding on or off site; or 

3. Create or contribute runoff water which would exceed the capacity of existing or 
planned storm water drainage systems or provide substantial additional sources of 
polluted runoff; or 

4. Impede or redirect flood flows? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to the Biological Memorandum prepared for the project, a survey of the 
project site has revealed that there are no intermittent stream or river on or near the 
project site. As such, the project will not alter the existing drainage pattern of the site or 
area. 

Construction of homes and related improvements within the proposed planned 
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residential development would cause no significant changes in the absorption rates, 
drainage patterns, or the rate and amount of surface run-off with adherence to the 
mandatory construction practices contained in the Grading and Drainage Sections of 
the County Ordinance Code. The project would require a Grading Permit and also 
storm water runoff generated by site development shall be retained on-site per County 
Standards unless Fresno Metropolitan Flood Control District specifies otherwise. 

D. In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project 
inundation? 

FINDING: NO IMPACT: 

The project site is not within any flood hazard, tsunami or seiche zones. According to 
Figure 9-7 of the Fresno County General Plan Background Report, the project site is not 
within 100-year flood inundation areas. 

E. Conflict with or obstruct implementation of a water quality control plan or sustainable 
groundwater management plan? 

FINDING: NO IMPACT: 

The project is located within the North Kings Groundwater Sustainability Area (NKGSA) 
boundary and was routed to that agency, but no response was received. 

XI. LAND USE AND PLANNING 

Would the project: 

A. Physically divide an established community? 

FINDING: NO IMPACT: 

The project will not create barriers that would divide an established community in the 
area. The site is outside of the City of Fresno boundary or the community of Friant 
boundary. 

B. Cause a significant environmental impact due to a conflict with any land use plan, 
policy, or regulation adopted for the purpose of avoiding or mitigating an environmental 
effect? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project would amend the Land Use Element of the Fresno County General Plan by 
changing the land use designation of a 15.24-acre parcel (Assessor Parcel Number 
579-060-37) and a 21.18-acre parcel (Assessor Parcel Number 579-060-55) from 
Agricultural to Rural Residential; change the zoning of the subject parcels from the AE-
20 (Exclusive Agricultural, 20-acre minimum parcel size) Zone District to the R-R (Rural 
Residential, two-acre minimum parcel size) Zone District; allow a Vesting Tentative 
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Tract Map with the division of subject parcels totaling 36.42 acres into a 18-lot planned 
residential development; and waive public road frontage requirement for the lots in the 
RR Zone District. The project site is within one-half mile of the City of Fresno boundary 
but outside the City's Sphere of influence (SOI) and as such was not referrable to the 
City for annexation. The project was determined to be consistent with the following 
General Plan policies. 

Regarding consistency with General Plan Policy LU-A.1, urban growth and development 
that surrounds the project site include the existence of public facilities and infrastructure 
for connection and use by the proposed planned residential development. Due to the 
existing residential development in the area, topography/bluff and inadequate soils, and 
elevation, the project site is not viable for a commercial farming operation. 

Regarding consistency with General Plan Policy LU-A.12., the project site is not of 
farmland quality due to soil composition needed for a commercial farming operation and 
is surrounded by the existing single-family homes (Monte Verde 15,000 sq ft average 
parcel size and Willow Ridge two-acre parcel size) to the east and south. 

Regarding consistency with General Plan Policy LU-E. 16, the creation of two-acre 
parcel is consistent with Rural Residential uses prevalent in the surrounding area. 
Numerous two-acre parcels have been created and developed within one half-mile 
radius. Given the adjacent and neighboring residential parcel size, the proposed two
acre planned residential development is consistent with use, growth, and demand for 
the area. The unique circumstances concerning the bluff, elevation and rocky 
topography require two-acre minimum parcels for residential development while the 
terrain prohibits commercial farming. 

Regarding consistency with General Plan Policy LU-E.17., within a one-mile to five-mile 
radius of the project site, more than 60 percent(%) of available lots that are zoned RR 
(Rural Residential) has been developed with single-family homes. 

Regarding consistency with General Plan Policy PF-C. 12 and Policy PF-C. 17, a hydro
study prepared for the project and discussed in Section X. A. above concluded that 
adequate groundwater supply is available for the project. The project will not add to 
groundwater overdraft. 

XII. MINERAL RESOURCES 

Would the project: 

A. Result in the loss of availability of a known mineral resource that would be of value to 
the region and the residents of the state; or 

B. Result in the loss of availability of a locally important mineral resource recovery site 
delineated on a local General Plan, Specific Plan or other land use plan? 

FINDING: NO IMPACT: 
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According to Figure 7-8 of the Fresno County General Plan Background Report, the 
project site is not within a mineral-producing area of the County. 

XIII. NOISE 
Would the project result in: 

A Generation of a substantial temporary or permanent increase in ambient noise levels in 
the vicinity of the project in excess of standards established in the local general plan or 
noise ordinance, or applicable standards of other agencies; or 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to the Fresno County Department of Public Health, Environmental Health 
Division (Health Department) the proposed residential development shall adhere to the 
Fresno County Noise Ordinance Code. 

The VRPA Technologies, Inc., prepared a Nosie Study Report (Report) for the project 
dated May 25, 2022, and was provided to the Health Department for review and 
comments. 

According to the Report, noise from construction activities will add to the noise 
environment in the immediate area. However, construction activities will be temporary 
in nature and is expected to occur during normal daytime working hours. It is not 
anticipated that any portion of the construction phase will take place during nighttime 
hours. The nearest single-family residence at 170 feet to the east of the project site 
may be subject to short-term noise reaching 66 to 74 dBA Lmax generated by 
construction activities. Considering the maximum sound level of 70 dBA Lmax from the 
Fresno County Stationary Noise Sources, construction of the project will not impact 
neighboring residences. Short-term impacts would therefore be less than significant. 

Regarding long term mobile noise related to traffic, the project will generate a total of 
215 daily trips, 18 AM Peak hour trips and 20 PM peak hour trips. Since, traffic volumes 
associated with the project are small, project traffic will not create a significant impact at 
sensitive receptors in the area. Long-term impacts would therefore be less than 
significant. 

Regarding stationary noise, the hourly and maximum sound level allowed at sensitive 
receivers (residential, transient lodging) during daytime (7:00am to 1 0:00pm) hours is 
50 dBA and 70 dBA, respectively. According to the Report, none of the sensitive 
receivers will be impacted by off-site noise sources. The estimated maximum noise 
levels anticipated for the project will not exceed the Fresno County Stationary Noise 
Source criteria. Impacts would be less than significant, and no mitigation is required. 

B. Generation of excessive ground-borne vibration or ground-borne noise levels? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 
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According to the Nosie Study Report (Report), ambient vibration levels in residential 
areas are typically 50 VdB, which is well below human perception. The operation of 
heating/air conditioning systems and slamming of doors produce typical indoor 
vibrations that are noticeable to humans but not considered adverse or significant. 

Operation of construction equipment causes ground vibrations, which spread through 
the ground and diminish in strength with distance from the source generating the 
vibration. Ground vibrations because of typical construction activities very rarely reach 
vibration levels that will damage structures but can cause low rumbling sounds and 
detectable vibrations for buildings very close to the site. Construction activities that 
generally create the most severe vibrations are blasting and impact pile driving. Neither 
of these activities will be needed to construct the project. 

The primary concern with construction vibration is building damage. Therefore, 
construction vibration is generally assessed in terms of PPV. Using the highest 
vibration level (Lv 87), the anticipated vibration level at 100 feet, 150 feet, and 200 feet 
is 75, 71, and 69 VdB, respectively. 

The project related construction activities would likely use large and small bulldozers, 
dump trucks, drilling, and jackhammer. Ground vibration generated by common 
construction equipment would be 75 VdB or less at 100 feet or more. Because of the 
location of the project site and the nearest residential units to the northeast at 170 feet, 
construction of the planned residential development is not anticipated to impact 
adjacent residential units. As a result, the anticipated vibration levels at the nearest off
site structures will not exceed vibration levels greater than 75 VdB. Therefore, impacts 
would be less than significant without mitigation. 

C. For a project located within the vicinity of a private airstrip or an airport land use plan or, 
where such a plan has not been adopted, within two miles of a public airport or public 
use airport, would the project expose people residing or working in the project area to 
excessive noise levels? 

FINDING: NO IMPACT: 

Per the discussion in Section IX. E. above, the project will not be impacted by airport 
noise. 

XIV. POPULATION AND HOUSING 

Would the project: 

A. Induce substantial unplanned population growth in an area, either directly (for example, 
by proposing new homes and businesses) or indirectly (for example, through extension 
of roads or other infrastructure)? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 
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The existing single-family homes/related improvements on the project site will be 
demolished and replaced with the proposed 18-lot planned residential development 
(PRO). Upon full buildout, PRO is estimated to add 57 people (18 multiplied by 3.14 
persons per household) to the area's existing population. However, this increase in 
population is small and less than significant. No indirect population growth will occur as 
the project will not require new roads or extension of existing road or other 
infrastructure. 

B. Displace substantial numbers of existing people or housing, necessitating the 
construction of replacement housing elsewhere? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project will replace three existing single-family homes with 18 single family homes. 
However, the replacement of 10 people (3 multiplied by 3.14 person per household) 
from the property is less than significant and would not require replacement housing 
elsewhere. 

XV. PUBLIC SERVICES 

Would the project: 

A. Result in substantial adverse physical impacts associated with the provision of new or 
physically altered governmental facilities, or the need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other 
performance objectives for any of the following public services: 

1. Fire protection? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to the Fresno County Fire Protection District (CalFire), the planned residential 
development on the property will require compliance with the California Code of 
Regulations Title 24 - Fire Code, and approval of County-approved site plans by the 
Fire District prior to issuance of building permits by the County. The PRO may also 
require annexing into Community Facilities District No. 2010-01 of the Cal Fire. 

2. Police protection? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

General Plan Policy PF-G.2, states that the County shall strive to maintain a staffing 
ratio of two sworn officers per 1,000 residents served. A Condition of Approval has, 
therefore, been included requiring that prior to recordation of a final map, a funding 
mechanism shall be established through a community facilities district or districts under 
the Mello-Roos Community Facilities Act of 1982, or other appropriate funding 
mechanism to be determined by the County, to support costs for Sheriffs protection 
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services to achieve a ratio of 2.0 sworn officers per 1,000 residents for the affected 
properties. In addition, the project proponents shall pay for any cost associated with the 
establishment of the referenced funding mechanism. 

3. Schools? 
FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project site is within the boundary of Clovis Unified School District. Residential 
development within the proposed planned residential development would require paying 
school facilities fee prior to the issuance of building permits. 

4. Parks? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

As discussed above, the proposed planned residential development will add 57 people 
to the area population. This number is less than significant to have any significant 
impact on local parks the nearest of which is Cooper River Park located approximately 
1.5 miles southwest of the project site. 

5. Other public facilities? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to the Pacific Gas & Electric Company (PG&E), the proposed planned 
residential development will comply with the agency's requirements relating to the 
provision of electric power and gas supply. 

XVI. RECREATION 

Would the project: 

A. Increase the use of existing neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the facility would occur or be 
accelerated; or 

B. Include recreational facilities or require the construction or expansion of recreational 
facilities, which might have an adverse physical effect on the environment? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project will not require construction of a new or expansion of an existing 
neighborhood, or regional park, or any recreational facilities in the area. See discussion 
in Section XV above. 

XVII. TRANSPORTATION 

Would the project: 
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A Conflict with a program, plan, ordinance or policy addressing the circulation system, 
including transit, roadway, bicycle and pedestrian facilities? 

FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORATED: 

According to the Transportation Planning Unit of the Fresno County Department of 
Public Works and Planning, the project is likely to impact county roadways. As such, a 
Traffic Impact Study is required for the project. 

VRPA Technologies, Inc., prepared a Transportation Impact Study (TIS), dated January 
25, 2023. The TIS was provided to the Fresno County Transportation Planning Unit 
(TPU), Road Maintenance and Operations (RMO) Division, and the California 
Department of Transportation (Caltrans) for review and comments. 

Per the determination made by TIS, all intersections in the traffic analysis study area are 
expected to operate at target levels of service or better with project in 2024 
scenarios and for that reason, no mitigation measures are needed. However, in its 
review of TIS, the County Transportation Planning Unit (TPU) requires that: 1) the 
intersection of Friant Road and Willow Avenue, adjacent to the subject property be 
signalized in the near-term future; and 2) to ensure that the project will not impact 
the future design and construction of the signal, a Geometric Approved Drawings 
(GAD) showing the intersection layout shall be prepared and approved by the county 
prior to the approval of final tract map. Additionally, in preparing GAD, the county
adopted Precise Plan Line for Willow Avenue shall be considered. Furthermore, as the 
TIS did not identify the need for the signal, it shall be revised to include a calculation of 
a fair contribution for the installation of the signal at Friant Road and Willow Avenue 
intersection. 

VRPA Technologies, Inc., prepared a revised Transportation Impact Study (TIS), dated 
August 17, 2023. The TIS established need for a traffic signal and geometric 
improvements at the intersection of Friant Road and Willow Avenue; and need for the 
project to pay its fair share toward such improvements. 

The TPU concurred with TIS and the applicant on the project's pro-rata share (3.36%) 
of the cost of improvements for the installation and geometric improvements at the 
intersection of Friant Road and Willow Avenue, based on Geometric Approval Drawings 
(GAD) designs, and an engineered cost estimate to be provided by the applicant. All of 
this is reflected in the following mitigation measure for the project. 

* Mitigation Measure: 

a. The project proponent shall pay the project's pro-rata share (3.36 %) of the cost 
of improvements for the installation and geometric improvements at the 
intersection of Friant Road and Willow Avenue, based on Geometric Approval 
Drawings (GAD) designs and an engineered cost estimate provided by the 
applicant and approved by the County. The pro-rata share cost shall be 
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established prior to recordation of the final map and payable at the time of 
issuance of a building permit. The fee shall be adjusted annually for inflation 
based on the Engineering News Record (ENR) 20 Cities Construction Cost 
Index. 

The applicant shall be credited the cost of preparing the GAD drawings towards 
Public Facility Fees, specifically signalization of the intersection of Willow Avenue 
and Friant Road associated with the development in accordance with Chapter 
17.88 of the County code. 

The California Department of Transportation (Caltrans) and the County Road 
Maintenance and Operations offered no comments on TIS. However, the Road 
Maintenance and Operations (RMO) Division's comment on the project requires that all 
frontage access to Friant Road (Expressway) shall be relinquished, excluding the 
proposed fire emergency access, and all frontage access to Willow Avenue (Super 
Arterial) shall be relinquished except for the proposed access easement on Willow 
Avenue. Additionally, a Condition of Approval would require that additional road right
of-way across the subject property along Willow Avenue shall be dedicated to the 
County in accordance with the Official Plan Line North Willow Avenue. 

B. Be in conflict or be inconsistent with the California Environmental Quality Act (CEQA) 
Guidelines Section 15064.3, subdivision (b)? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

VRPA Technologies, Inc., prepared a Vehicle Miles Traveled (VMT) Analysis for the 
project, dated November 17, 2021. Per the VMT Analysis, the project is expected to 
generate a total of 215 daily trips, including 18 AM peak hour trips, and 20 PM peak. 

The VMT Analysis further stated that the Fresno Council of Governments (COG) has 
completed a document titled Fresno County SB 7 43 Implementation Regional 
Guidelines dated January 2021 that presents substantial evidence that projects 
generating fewer than 500 trips per day may be presumed to cause a less than 
significant transportation impact. The Fresno County Transportation Planning Unit 
concurs with COG's threshold of VMT Analysis in that the project will generate 215 trips 
per day which is less than 500 trips per day. As such, the project would result in less 
than significant VMT impacts. 

C. Substantially increase hazards due to a geometric design feature (e.g., sharp curves or 
dangerous intersections) or incompatible uses (e.g., farm equipment)? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The proposed planned residential development (PRO) is situated at the intersection of 
Friant Road and Willow Avenue with access to the proposed PRO provided from Willow 
Avenue approximately 400 feet south of its intersection with Friant Road. To minimize 
road hazard, a Condition of Approval would require that the Corner of project site (Friant 
Road and Willow Avenue) shall maintain all sight distance requirements determined 
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appropriate based on the Geometric Approval Drawings (GAD) to be provided by the 
project proponent and approved by the County. 

The Fresno County Road Maintenance and Operations Division review of the project did 
not identify any road hazard due to the site access off Willow Avenue, or configuration 
of the proposed roadways for PRO. 

Result in inadequate emergency access? 

FINDING: LESS THAN SIGNIFICANT WITH MITIGATION INCORPORATED: 

The project will not result in inadequate emergency access. As required by the Fresno 
County Fire Protection District (CalFire), an emergency access path into the project 
site will be provided from Friant Road frontage with its design being such that it would 
deter motorists from utilizing said access as a driveway. This requirement is reflected in 
the following mitigation measure: 

• Mitigation Measure:

1. An emergency access path to the project site consisting of a metal swinging gate
with a padlock for emergency vehicle access only shall be provided from the
Friant Road frontage of the property. To deter motorists from utilizing this
emergency access path as a regular driveway, this access shall be designed to
not appear as a routine driving surface but must be capable of supporting
emergency response vehicles. Features such as the use of grasscrete or other
non-typical driving surfaces shall be reviewed and approved by the Fresno
County Fire Protection District and the Fresno County Department of Public
Works and Planning prior to the approval of final Vesting Tract Map.

XVIII. TRIBAL CULTURAL RESOURCES

Would the project: 

A. Cause a substantial adverse change in the significance of a tribal cultural resource,
defined in Public Resources Code Section 21074 as either a site, feature, place,
cultural landscape that is geographically defined in terms of the size and scope of
the landscape, sacred place, or object with cultural value to a California Native
American tribe, and that is:
1. Listed or eligible for listing in the California Register of Historical Resources, or

in a local register of historical resources as defined in Public Resources Code
Section 5020.1 (k); or

2. A resource determined by the lead agency, in its discretion and supported by
substantial evidence, to be significant pursuant to criteria set forth in subdivision
(c) of Public Resources Code Section 5024.1? (In applying the criteria set forth
in subdivision (c) of Public Resource Code Section 5024.1, the lead agency
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shall consider the significance of the resource to a California Native American 
tribe.) 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project site is moderately sensitive for archeological resources. Pursuant to 
Assembly Bill (AB) 52, the project was routed to the Santa Rosa Rancheria Tachi 
Yakut Tribe, Picayune Rancheria of the Chukchansi Indians, Dumna Wo Wah Tribal 
Government, and Table Mountain Rancheria offering them an opportunity to consult 
under Public Resources Code (PRC) Section 21080.3(b) with a 30-day window to 
formally respond to the County letter. No tribe requested consultation, resulting in 
no further action on the part of the County. However, in the unlikely event that 
cultural resources are identified on the property, Mitigation Measures included in the 
Section V. CULTURAL ANALYSIS section of this report will reduce impact to tribal 
cultural resources to less than significant. 

XIX. UTILITIES AND SERVICE SYSTEMS 

Would the project: 
A Require or result in the relocation or construction of new or expanded water, wastewater 

treatment or storm water drainage, electric power, natural gas, or telecommunications 
facilities, the construction or relocation of which could cause significant environmental 
effects? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The proposed planned residential development (PRO) will connect to existing electrical, 
natural gas and telecommunications facilities in the area. Relocation of the existing or 
new power poles may occur per the determination made by local electric and gas 
company (PG&E) but that change is expected to be less than significant. All lots within 
PRO will be served by individual well and individual septic systems. No significant 
environmental effects resulting from the provision of new utilities were identified by any 
reviewing agencies. 

B. Have sufficient water supplies available to serve the project and reasonably foreseeable 
future development during normal, dry and multiple dry years? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

Each lot in the proposed planned residential development will be served by individual 
well. A hydro-study prepared for the project has determined that the project has an 
adequate and sustainable supply of groundwater, and that future use of groundwater 
would not result in significant pumping-related impacts to surrounding properties. The 
project will be subject to a mitigation measure discussed in Section X. B. HYDROLOGY 
AND WATER QUALITY above. 
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C. Result in a determination by the wastewater treatment provider which serves or may 
serve the project that it has adequate capacity to serve the project's projected demand 
in addition to the provider's existing commitments? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

Each lot in the proposed subdivision will be served by an engineered sewage disposal 
system. Such system will be designed and installed by a certified California Registered 
Geologist, Professional Engineer, or Registered Environmental Health Specialist. 
See discussion in Section VII. E. GEOLOGY AND SOILS above. 

D. Generate solid waste in excess of State or local standards, or in excess of the capacity 
of local infrastructure, or otherwise impair the attainment of solid waste reduction goals; 
or 

E. Comply with federal, state, and local management and reduction statutes and 
regulations related to solid waste? 

FINDING: NO IMPACT: 

All solid wastes generated by the planned residential development will be subject to 
Solid Waste provisions of County Ordinance Code Chapter 8.20. and compliance with 
applicable federal, state, and local solid waste reduction goals. 

XX. WILDFIRE 

If located in or near state responsibility areas or lands classified as very high fire hazard 
severity zones, would the project: 

A. Substantially impair an adopted emergency response plan or emergency evacuation 
plan, or telecommunications facilities, the construction or relocation of which could 
cause significant environmental effects; or 

B. Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby 
expose project occupants to pollutant concentrations from a wildfire or the uncontrolled 
spread of a wildfire; or 

C. Require the installation or maintenance of associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines or other utilities) that may exacerbate 
fire risk or that may result in temporary or ongoing impacts to the environment; or 

D. Expose people or structures to significant risks, including downslope or downstream 
flooding or landslides, as a result of runoff, post-fire slope instability, or drainage 
changes? 

FINDING: NO IMPACT: 
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The project site is in Local Responsibility Area (LRA) which is not classified as very high 
fire hazard severity zone. 

XXI. MANDATORY FINDINGS OF SIGNIFICANCE 

Would the project: 

A. Have the potential to substantially degrade the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or animal community, 
substantially reduce the number or restrict the range of a rare or endangered plant or 
animal or eliminate important examples of the major periods of California history or 
prehistory? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project impact to biological resources and cultural resources have been reduced to 
a less than significant level with the incorporation of a Mitigation Measures discussed in 
Section IV BIOLGICAL RESOURCES and Section V. CULTURAL RESOURCES above. 

B. Have impacts that are individually limited, but cumulatively considerable ("cumulatively 
considerable" means that the incremental effects of a project are considerable when 
viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects)? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

Each of the projects located within Fresno County has been or would be analyzed for 
potential impacts, and appropriate project-specific Mitigation Measures are developed to 
reduce that project's impacts to less than significant levels. Projects are required to 
comply with applicable County policies and ordinances. The incremental contribution by 
the proposed project to overall development in the area is less than significant. No 
cumulatively considerable impacts were identified by any reviewing agencies or 
departments. 

The project will adhere to the permitting requirements and rules and regulations set 
forth by the Fresno County Grading and Drainage Ordinance, San Joaquin Air Pollution 
Control District, and California Code of Regulations Fire Code at the time residential 
development occurs on the property. No cumulatively considerable impacts relating to 
Agricultural and Forestry Resources, Air quality, or Transportation were identified in the 
project analysis. Impacts identified for Aesthetics, Biological Resources, Cultural 
Resources, and Transportation will be mitigated through compliance with the Mitigation 
Measures listed in Section I, Section IV, Section V, and Section XVII of this report. 

C. Have environmental effects which will cause substantial adverse effects on human 
beings either directly or indirectly? 
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FINDING: LESS THAN SIGNIFICANT IMPACT: 

With the adherence to the conditions of approval and mitigation measures contained in 
this report, development and operation of the proposed 18-lot planned residential 
development would not result in a direct or indirect substantial adverse effects on 
human beings. 

CONCLUSION/SUMMARY 

Based upon Initial Study No. 8307 prepared for General Plan Amendment Application No. 566, 
Amendment Application No. 3850, Tentative Tract Map No. 6420, Variance Application No. 
4140, staff has concluded that the project will not have a significant effect on the environment. 

It has been determined that there would be no impacts to mineral resources, recreation, or 
wildfire. 

Potential impacts related to agriculture and forestry resources, air quality, energy, geology and 
soils, hydrology and water quality, greenhouse gas emissions, hazards and hazardous 
materials, land use and planning, noise, population and housing, public services, tribal cultural 
resources and utilities and service systems have been determined to be less than significant. 

Potential impacts to aesthetics, biological resources, cultural resources, and Transportation, 
have been determined to be less than significant with the identified Mitigation Measures. 

A Mitigated Negative Declaration is recommended and is subject to approval by the decision
making body. The Initial Study is available for review at 2220 Tulare Street, Suite A, street 
level, located on the southwest corner of Tulare and "M" Streets, Fresno, California. 

EA:JP 
G:\4360Devs&Pln\PROJSEC\PROJDOCS\AA\3800-3899\3850 - See GPA 566, VA 4140, TIM 6420\IS CEQA\AA 3850 IS wu with track 
changes.docx 
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File original and one copy with: 
Fresno County Clerk
2221 Kern Street
Fresno, Californima 93721

Space Below For County Clerk Only.

CLK-2046.00 E04-73 R00-00 
Agency File No:

Initial Study (IS) No 8307
LOCAL AGENCY

PROPOSED MITIGATED
NEGATIVE DECLARATION

County Clerk File No:
E- 

Responsible Agency (Name):
Fresno County

Address (Street and P.O. Box):
2220 Tulare St. Sixth Floor

City:
Fresno

Zip Code:
93721

Agency Contact Person (Name and Title): 
Ejaz Ahmad, Planner

Area Code:
559

Telephone Number:
600-4042

Extension:
N/A

Project Applicant/Sponsor (Name): 
EOHJDQW EVWDWHV //& DND Vintage on the Bluff LLC 

Project Title:
General Plan Amendment Application No. 566, Amendment Application 
No. 3850, Tentative Tract Map Application No. 6420; Variance 
Application No. 4140 

Project Description:
Amend the Land Use Element of the Fresno County General Plan by changing the land use designation of a 15.24-acre parcel
known as Assessor Parcel Number (APN) 579-060-37 and a 21.18-acre parcel known as APN 579-060-55 from Agricultural to 
Rural Residential; change the zoning of the subject parcels from the AE-20 (Exclusive Agricultural, 20-acre minimum parcel 
size) Zone District to the R-R (Rural Residential, two-acre minimum parcel size) Zone District; allow a Tentative Tract Map with 
the division of two subject parcels totaling 36.42 acres into 18 single-family residential lots. The subject parcels are located at 
the junction of Friant Road and Willow Avenue, approximately 1,870 feet north of the City of Fresno boundary (APN 579-060-37; 
55) (12760 and 12762 N. Friant Road, Fresno) (Sup. Dist. 2)
Justification for Negative Declaration:
Based upon the Initial Study (IS 8307) prepared for General Plan Amendment Application No. 566, Amendment Application No. 
3850, Tentative Tract Map Application No. 6420; DQG Variance Application No. 4140, staff has concluded that the project will not 
have a significant effect on the environment.  
No impacts were identified related to mineral resources, recreation, or wildfire. 
Potential impacts related to agriculture and forestry resources, air quality, energy, geology and soils, hydrology and water quality,
greenhouse gas emissions, hazards and hazardous materials, land use and planning, noise, population and housing, public
services, tribal cultural resources and utilities and service systems have been determined to be less than significant.
Potential impact related to aesthetics, biological resources, cultural resources, and transportation have been determined to be 
less than significant with the identified mitigation measures.
The Initial Study and MND is available for review at 2220 Tulare Street, Suite A, Street Level, located on the southeast corner of
Tulare and “M” Street, Fresno, California. 
FINDING:
The proposed project will not have a significant impact on the environment.
Newspaper and Date of Publication: 
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Review Date Deadline:
Planning Commission – -XO\ ��� ���4

Date: Type or Print Signature:
David Randall, Senior Planner
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Ejaz Ahmad, Planner
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From: angeliak@aol.com
To: Ahmad, Ejaz
Subject: RE: County of Fresno - Initial Study 8307
Date: Tuesday, March 26, 2024 1:55:24 PM

CAUTION!!! - EXTERNAL EMAIL - THINK BEFORE YOU CLICK

Willow Ridge Estates HOA agrees with Dr Simonian.  This project is immediately behind us on
Friant Ave and our community already has water issues.  The water table is stressed already. 
The developer came to us purporting to have tested all our wells and declared them “great”,
but nothing was ever given to us in writing about that.  He was the original developer of  Willow
Ridge Estates over 20 yrs ago and it has been quite some time since he told us he was sending
people over to test our wells.  No one really remembers that happening.  We assumed there
should be a detailed study before attempting such a project. 

If we can’t attend the public meeting, I hope you can allow us to give you our thoughts via
email. 

Angelia Kwok, Pharm.D.
Resident and Account Manager
Willow Ridge Estates HOA
1099 E Champlain Dr Ste A  PMB 147
Fresno, CA  93720-5033
Cellphone:  559-930-5671

From: Peter Simonian <peter@psimonian.com> 
Sent: Monday, March 25, 2024 6:39 AM
To: angeliak@aol.com
Subject: FW: County of Fresno - Initial Study 8307
Importance: High

From: Peter/Simonian User <ptsimonian@earthlink.net>
Date: Sunday, March 24, 2024 at 6:53 PM
To: <eahmad@fresnocountyca.gov>
Cc: Peter Simonian <pts1@earthlink.net>
Subject: County of Fresno - Initial Study 8307

Dear Mr. Ahmad:  

In anticipation of the Planning Commission meeting on March 28, 2024,

EXHIBIT 14

mailto:angeliak@aol.com
mailto:EAhmad@fresnocountyca.gov
mailto:ptsimonian@earthlink.net
mailto:eahmad@fresnocountyca.gov
mailto:pts1@earthlink.net


regarding the enclosed proposed development and zoning change from
Agricultural (AE-20) to Rural Residential, there are concerns that such a
change will have a significant negative impact on many established
families in the following neighborhoods: Monte Verdi, Willow Ridge, Pill
Hill, Willow Bluff, and Silaxo Rd.  Unfortunately, my work schedule will
not allow me to attend in person.

This proposed development will add 18 more domestic wells to an area
with an already severely compromised water supply.  Many homes in the
area have had to drill multiple wells and still struggle with the
consequences of a diminishing water table.   The proposed development
also plans to add 18 new septic systems in this confined area which could
additionally have a negative impact on the environment and water
supply.

Many have paid a premium for their property, to be closely located to
the parcels in question with pre-existing Agricultural zoning. This
proposed development and zoning change from Agricultural to Rural
Residential will unfairly devalue these surrounding existing homes.

I have bcc’d many of the concerned families in the area.

Thank you for your consideration.

Best wishes,

Peter Simonian
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From: Rena Rutledge
To: Ahmad, Ejaz
Subject: Monte Verdi impact
Date: Tuesday, March 26, 2024 8:55:34 AM

CAUTION!!! - EXTERNAL EMAIL - THINK BEFORE YOU CLICK

Dear Mr Ahmad

I am astonished the Fresno County has put us on Stage 1 water conservation, and the county wants to have 18 more
wells diminish our and our surrounding neighbors water tables.   I know about several residence in Willow Ridge &
several wells in Silaxo that have drilled deeper until they hit granite.  THIS IS CONCERNING!!!!  I do not want
another Madera Ranchos or Appaloosa Acres saga in our Monte Verdi Estates neighborhood and our surrounding
neighbors.

I will not be able to make your meeting, but I urge you to reconsider and relook at the finding on substantially
decreasing groundwater supply.

Thank you.

Rena Rutledge

EXHIBIT 14, Page 3

mailto:rena@uhbagels.com
mailto:EAhmad@fresnocountyca.gov


From: theroxy
To: Ahmad, Ejaz
Subject: WATER CONSERVATION 18 WELLS Initial Study 8307
Date: Monday, March 25, 2024 12:06:51 PM
Attachments: 20240325_County of Fresno.pdf

PastedGraphic-1.pdf

CAUTION!!! - EXTERNAL EMAIL - THINK BEFORE YOU CLICK

Dear Mr. Ahmad,

Forgive me, but I never received the below letter regarding Elegante Estates, as we will be affected.  I am very
concerned Fresno County is allowing this when we are already on a Water Conservation list.  How can this be?

Please educate me.  It is very concerning.

Thanks.

Rena Rutledge
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From: Hany Nasr
To: Peter Simonian
Cc: Ahmad, Ejaz; Peter Simonian
Subject: Re: County of Fresno - Initial Study 8307
Date: Sunday, March 24, 2024 7:38:57 PM

CAUTION!!! - EXTERNAL EMAIL - THINK BEFORE YOU CLICK

Dear Mr. Ahmad
I disagree with the zoning change from agricultural to rural residential
Adding another 18 Wells to our neighborhood will negatively impact our water just to tell you
an example we moved about six years ago and up till now we cannot water  the loan with the
water from the well because we concerned it will not be enough for us imagine you approve to
add 18 more  Wells For water use residential/landscape ?? 

Development will only be beneficial for the developer as homeowners will suffer from the
lack of water to their homes and families

What I will not be able to attend the meeting in person secondary to the work schedule

Thank you for your time and consideration

Hany Nasr MD 

Sent from my iPhone

On Mar 24, 2024, at 6:54 PM, Peter Simonian <ptsimonian@earthlink.net> wrote:


Dear Mr. Ahmad:  

In anticipation of the Planning Commission meeting on March 28,
2024, regarding the enclosed proposed development and zoning
change from Agricultural (AE-20) to Rural Residential, there are
concerns that such a change will have a significant negative impact
on many established families in the following neighborhoods: Monte
Verdi, Willow Ridge, Pill Hill, Willow Bluff, and Silaxo Rd. 
Unfortunately, my work schedule will not allow me to attend in
person.

This proposed development will add 18 more domestic wells to an
area with an already severely compromised water supply.  Many

EXHIBIT 14, Page 8
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homes in the area have had to drill multiple wells and still struggle
with the consequences of a diminishing water table.   The proposed
development also plans to add 18 new septic systems in this
confined area which could additionally have a negative impact on
the environment and water supply.

Many have paid a premium for their property, to be closely located
to the parcels in question with pre-existing Agricultural zoning. This
proposed development and zoning change from Agricultural to Rural
Residential will unfairly devalue these surrounding existing homes.

I have bcc’d many of the concerned families in the area.

Thank you for your consideration.

Best wishes,

Peter Simonian
<Xerox Scan_03232024115115[4][2].pdf>
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From: Peter Simonian
To: Ahmad, Ejaz
Cc: Peter Simonian
Subject: Re: County of Fresno - Initial Study 8307
Date: Monday, March 25, 2024 3:29:13 PM
Attachments: 20240325_County of Fresno[2].pdf

CAUTION!!! - EXTERNAL EMAIL - THINK BEFORE YOU CLICK

Dear Mr Ahmad:

To further point to the issue of a significant water shortage in the area, Monti Verdi, a neighborhood
in the near vicinity (within a 1 mile radius) to this proposed project has been placed on Stage 1
Water Conservation by Fresno County, please see enclosed.

Thank you, Peter Simonian

From: Peter/Simonian User <ptsimonian@earthlink.net>
Date: Sunday, March 24, 2024 at 6:53 PM
To: <eahmad@fresnocountyca.gov>
Cc: Peter Simonian <pts1@earthlink.net>
Subject: County of Fresno - Initial Study 8307

Dear Mr. Ahmad:  

In anticipation of the Planning Commission meeting on March 28, 2024,
regarding the enclosed proposed development and zoning change from
Agricultural (AE-20) to Rural Residential, there are concerns that such a
change will have a significant negative impact on many established
families in the following neighborhoods: Monte Verdi, Willow Ridge, Pill
Hill, Willow Bluff, and Silaxo Rd.  Unfortunately, my work schedule will
not allow me to attend in person.

This proposed development will add 18 more domestic wells to an area
with an already severely compromised water supply.  Many homes in the
area have had to drill multiple wells and still struggle with the
consequences of a diminishing water table.   The proposed development
also plans to add 18 new septic systems in this confined area which could
additionally have a negative impact on the environment and water
supply.
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Many have paid a premium for their property, to be closely located to
the parcels in question with pre-existing Agricultural zoning. This
proposed development and zoning change from Agricultural to Rural
Residential will unfairly devalue these surrounding existing homes.

I have bcc’d many of the concerned families in the area.

Thank you for your consideration.

Best wishes,

Peter Simonian
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April 25, 2024 

Fresno County Planning Commission 
2220 Tulare Street, 6th floor 
Fresno, CA 93721 

Re: Agenda Item No. 3 (April 25, 2024): Initial Study No. 8307, General Plan Amendment 
Application No. 566, Amendment Application No. 3850, Tentative Tract Map Application 
No. 6420 and Variance Application No. 4140 for an 18-parcel residential development 
referred to as Vintage on the Bluff, LLC 

Dear Planning Commissioners: 

I was dismayed to discover that the section of the staff report evaluating whether the proposed 
project is or is not consistent with the General Plan does not correctly reference General Plan 
policies. Of the eight policies cited in the report, four are inaccurate because they're from the 
General Plan as it existed in 2000 and not as it was revised two months ago. 

Policy LU-A.1 is reproduced in the report, but the wording is incorrect. 

Policy LU-E.10 is also reproduced in the report, but, again, the wording is incorrect. 

Policy LU-E.17 is included in the report but shouldn't be because it was deleted. 

Policy PF-C.17 is incorrectly identified. It's not Policy PF-C.17; it's Policy PF-C.16, and its 
missing an important component that's germane to this project: namely, Subsection c, 
which is printed below. 

"PF-C.16 Water Supply Evaluation 

The County shall, prior to consideration of any discretionary project related to land use, 
require a water supply evaluation be conducted. The evaluation shall include the 
following: ... 

c. A determination that the proposed water supply is sustainable or that there is an 
acceptable plan to achieve sustainability. The plan must be structured such that it is 
economically, environmentally, and technically feasible. In addition, its implementation 
must occur prior to long-term and/or irreversible physical impacts, or significant 
economic hardship, to surrounding water users." (My underlining.) 

In addition, the report failed to include two key policies - one stipulating minimum parcel size 
and the other restricting the designation of new rural residential development in the county. 
Both directly bear on this project and the on issues raised by the public - and should have 
been included in the staff report. 

The first missing policy is Policy LU-E.3. That policy stipulates the minimum size for parcels 
designated "Rural Residential." It's written out in full below. 

1 

ATTACHMENT C



"RURAL RESIDENTIAL DEVELOPMENT 

Policy LU-E.3 Minimum Lot Size 

The County shall maintain two (2) acres as the minimum permitted lot size, exclusive of all road 
and canal rights-of-way, recreation easements, permanent water bodies, intermittent stream 
easements, and public or quasi-public common use areas, except as provided for in policies LU
E.6 and LU-E.7. {RDR)" 

The second missing policy is Policy LU-E.14. That policy explains the County's interest in sunsetting 
the creation of additional rural residential parcels. That policy is also written out in full. 

"RURAL RESIDENTIAL DEVELOPMENT RESTRICTIONS 

Policy LU-E.14 Rural Residential and Foothill Rural Residential Sunset 

The County shall not designate additional land for Rural Residential or Foothill Rural 
Residential development, except for unique circumstances to be determined by the 
Board of Supervisors. {RDR)" 

And finally, Planning Commissioners should be aware of a statement on Page 2-45 of the new 2024 
General Plan that justifies restricting the creation of additional rural residential parcels. It reads ... 

11Although Rural Residential designations exist, this plan restricts the designation of additional 
areas for such development. This restriction is because there is already a large inventory of 
vacant rural residential lots, additional rural residential development is not needed to 
accommodate projected unincorporated growth, and rural residential development has 
environmental and service impacts that can and should be avoided." 

It's obvious you don't have before you an accurate or complete report. I think the only reasonable course 
of action is to ask staff to present your Commission with an accurate set of relevant land use policies. 
Without them, you can't possibly make an informed decision. What good is being presented with policies 
from 2000 when your task is to determine whether the proposal is consistent with the General Plan as it 
currently exists in 2024? 

Will common sense rule the day? I hope your Commission does not decide to send this proposal on to 
the Board because you're not sure what to do and are afraid to ask for an accurate and ro~pe_r_r_e~p_o_rt_. _____ _ 

-- -

. And a final comment. As a member of the public who tried his best to make sense of and participate in 
recent public hearings regarding the revision of the General Plan, I'm upset that the public was not 
informed of this application at the time the General Plan was revised. When county residents and the 
Board of Supervisors were debating the extent to which agricultural land could or should be 
redesignated for future urban development, to my recollection, the County did not disclose it was 
processing this application, which makes me question just how many more proposals to redesignate 
agricultural land were in the works and unknown to the public at the time the General Plan was revised. 

Thank you, 

Radley Reep 
Rad leyreep@net zero .com 

(559) 326-6227 
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FENN EMORE. 
DOWLING AARON 

Ejaz Ahmad 
County of Fresno 
2220 Tulare Street, Sixth Floor 
Fresno, California 93 721 
eahrnad@fresnocountyca.gov 

July 17, 2024 

Daniel C. Stein 
Director 

dstein@fennemorelaw.com 

8080 N Palm Avenue, Third Floor 
Fresno, California 93711 
PH (559) 446-3285 I FX (559) 432-4590 

fennemorelaw.com 

RE: Comments Regarding Notice of Public Hearing on INITIAL STUDY NO. 8307, 
GENERAL PLAN AMENDMENT APPLICATION NO. 566, AMENDMENT 
APPLICATION NO. 3850, TENTATIVE TRACT MAP APPLICATION NO. 6420, 
and VARIANCE APPLICATION NO. 4140 filed by Elegante Estates LLC aka 
VINTAGE ON THE BLUFF 

Dear Mr. Ahmad: 

I am writing in regards to the Notice of Public Hearing on Initial Study No. 8307, General 

Plan Amendment Application No. 566, Amendment Application No. 3850, Tentative Tract Map 

Application No. 6420, and Variance Application No. 4140 filed by Elegant Estates, LLC aka 

Vintage on the Bluff, LLC (the "Project"). Please be advised that I represent Peter Simonian, M.D., 

who is a homeowner located at 2800 E. Silaxo Rd, Clovis CA, a portion of which is adjacent to 

and is likely to be significantly impacted from the Project. 

I have reviewed the Initial Study and the Proposed Mitigated Negative Declaration and 

have prepared the following comments regarding the proposed Project and submit the following 

comments for review and consideration. As you know, the California Environmental Quality Act 

("CEQA") requires that before approving a project, the lead agency-here the County of Fresno 

("County")-must find either that the project's significant environmental effects identified have 

been avoided or mitigated, or that unmitigated effects are outweighed by the project's benefits. 

(Laurel Heights Improvement Assn. v. Regents of University of California (1988) 47 Cal.3d 376, 

390-393 (Laurel Heights). Notably, "[i]f CEQA is scrupulously followed, the public will know 

the basis on which its responsible officials either approve or reject environmentally significant 

Arizona I California I Colorado I Nevada 
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action, and the public, being duly informed, can respond accordingly to action with which it 

disagrees." (Laurel Heights, at p. 392.) 

For the reasons as set forth below, we do not believe that the County has yet satisfied its 

duty in evaluating the impacts caused by the proposed Project. Stated another way, we believe 

there is a fair argument at this point that the project may have significant environmental impacts, 

and that there is substantial evidence at this time to support the conclusion that the proposed 

Mitigated Negative Declaration is inadequate for this Project. The fair argument standard under 

CEQA creates a "low threshold" for requiring an environmental impact report (EIR) as part of a 

CEQA review, reflecting a legislative preference for resolving doubts in favor of environmental 

review. (Cal. Pub. Res. Code § 2115 I.) The following environmental impacts and concerns must 

be fully investigated before the Project can be approved consistent with the requirements of CEQA. 

Water Impacts 

As a homeowner overlying this same aquifer, Dr. Simonian has had to drill three new wells 

for his property in the last ten years, which has been very costly. My client is very concerned about 

what will happen with 18 new additional domestic wells being pumps from the adjacent property. 

To these ends, we have hired a hydrogeologist, Scott Synder, with Snyder Geologic, to review and 

comment upon the Project proponents groundwater evaluation report titled "Groundwater 

Conditions at and in the Vicinity ofElegante Estates, Friant Road and Willow Avenue" by Kenneth 

D. Schmidt and Associates, dated August 2022. I am including a copy of that report with this letter 

as Exhibit A and ask that it be included as part of the administrative record being considered by 

the Planning Commission for the April 25 , 2024 hearing. 

Based upon Mr. Snyder's review, it appears that there are some important discrepancies 

that the project proponents need to clarify between the operational statements and the assumptions 

made in the report by Mr. Schmidt ("Schmidt Report"). This includes clarifying assumptions on 

overall water demand between the operational statements and the report's percentage of 

groundwater extracted for indoor use, and water demand for irrigation and other outdoor uses, 

including the definition of the Yard Area for more traditional landscaping. 
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More importantly, it appears that the pumping tests that were performed were done 

incorrectly. The data from the test appears to be flawed and unreliable in terms of making 

assumptions about the ability of the aquifer to support this development. In addition, and 

notwithstanding the fact that the testing was in error, the testing data that exists suggests that the 

lower aquifer is partly dependent on recharge from the upper aquifer and refutes the Schmidt 

Report's conclusions that the two zones are separated by an aquitard. 

Fm1her, the Schmidt Report's assumptions about 100% recharge rates from septic effluent 

and irrigation water appear to be overinflated to give the appearance of a balanced system, but this 

is unsupported by any peer reviewed literature and lacks detail on the geologic conditions to 

supp011 this conclusion. Mr. Snyder's review of the soil composition for clay suggests the recharge 

rate will most likely not be 100%. Nor is there detail about the proposed retention ponds that are 

supposed to capture stormwater for recharge or how that is expected to happen. 

Mr. Synder's also believes that the inflow and outflow of the upper and lower zone do not 

appear to have been well studied or evaluated and conclusions about that issue are characterized 

by Mr. Snyder as "misleading", which is concerning given that the Schmidt report is being heavily 

relied upon to justify approval of a project in an area already taxed by drought and water 

restrictions. 

As our consultant has opined, while it appears that there will be individual lot wells that 

will pump from the lower aquifer, the proposed project does not require each lot well to be drilled 

in the lower zone. It appears that this should be a requirement of the project and perhaps a 

requirement of the North Kings GSA as well , although it also appears that no such feedback was 

provided by the GSA. Mr. Snyder indicates that actively seeking the feedback from the GSA 

should be done by Mr. Schmidt instead of taking the agency's silence as tacit approval of the 

Project. It is also notable and highly concerning that in a critically over drafted basin, the data Mr. 

Snyder looked at shows that within 4 miles of the project, 30 homeowners have reported their 

wells to be dry, several of which are 200 to 400 feet deep, the same depth proposed for the wells 

for the Project. There likewise appears to be a need for detailed and enforceable water restrictions 
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against the homeowners as part of the Project's approvals, which are not included in the Project's 

request for approvals. There is also no discussion in the Schmidt report about growing and 

competing water demands from other surrounding water users or how this will affect the aquifer. 

As Mr. Snyder's comments and criticisms make clear, the County cannot reasonably rely 

upon this hydrogeologic report in its current condition and a new report should be prepared to 

provide accurate data to decision makers and surrounding neighbors about the real state of the 

aquifer and the impacts expected from the Project. As it stands, the Initial Study's conclusions that 

there will be less than significant impacts to groundwater are unsupported let alone being 

supported by substantial evidence as required by CEQA. 

Aesthetics 

The Initial Study indicates that there will be less than significant impacts to aesthetics from 

the Project and relies upon the bluffs off Friant Road, a designated Scenic Highway, to block any 

impacts from the Project on surrounding aesthetics. However, the Initial Study also notes that the 

200 foot setback requirements are waived if the property can be built above 360 feet. It is unclear 

how many properties would qualify to be waived from the General Plan Policy OS-L.3, which 

states that development on a Scenic highway shall adhere to a 200-foot setback of natural open 

space parallel to the right-of-way. Further, the aesthetic impacts from the Project will most 

certainly degrade the aesthetics for the surrounding existing properties, some of which are also 

along public roads, which is not even mentioned or considered in the Initial Study. These issues 

should be clarified before approvals are provided. 

Biological Resources 

Under the California Environmental Quality Act (CEQA), an environmental impact report 

(EIR) must be prepared before a public agency approves any project that may have a significant 

effect on the environment. (Cal. Pub. Res. Code § 21061; Cal. Code Regs. tit. 14, § 15003 

(Emphasis added).) Under CEQA, it is also generally "improper to defer the formulation of 

mitigation measures until after project approval; instead, the determination of whether a project 
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will have significant environmental impacts, and the fo1mulation of measures to mitigate those 

impacts, must occur before the proiect is approved." (City of Maywood v. Los Angeles Unified 

Sch. Dist., (2012) 208 Cal. App. 4th 362, 409.) 

Here, the Initial Study discussed the fact that the Project proponent's Biological 

Memorandum did not conduct next surveys for Swainson's hawk and American badger, "the 

project area may still provide foraging habitat for these species who may occasionally move 

through the site." The Initial Study proposes mitigation measures that require a qualified wildlife 

biologist to conduct surveys for Swainson' s hawks and American badgers prior to initiating any 

ground-disturbing activities. However, this is inconsistent with the requirements of the law which 

require that the studies be conducted and completed before the Project can be approved. These 

surveys must be completed prior to any approvals. 

Conclusion. 

For all of the foregoing reasons, it would be inappropriate to approve the Project under the 

proposed Mitigated Negative Declaration. At a minimum, the County must reevaluate the Project 

in light of the above noted issues and ask that the Project proponents conduct further studies to 

correct these deficiencies . Only at that point can it be determined whether the Project can be 

approved using a Mitigated Negative Declaration of whether there needs to a full blown 

Environmental Impact report prepared for the Project to be in full compliance with CEQA. 

Sincerely, 

FENNEMORE DOWLING AARON 

Daniel C. Stein 

DCST/csua 

47314073.1/099505.0061 
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Dr. Peter Simonian 
2800 East Silaxo Road 
Clovis, California 93619 

SNYDER 

April 22 , 2024 
Project 0066 .001 

Subject: Draft Review and Opinion of the Report Titled "Groundwater Conditions at and in 
the Vicinity of Elegante Estates, Friant Road 2nd Willow Avenue" by Kenneth D. 
Schmidt and Associates, dated August 2022 

Dear Dr. Simonian: 

In accordance with your request, I am pleased to present this letter report summarizing my review 
and opinion on the subject report (report). 

BACKGROUND 

Based on the documents supplieci for this analysis , the Vintage on the Bluff (aka , Elegante Es
tates ) project (project) will consist of eighteen, 2-acre lots located west of your property. These 
lots will be seNed by water supply wells , one for each lot, that will be individually owned and op
erated by each homeowner; i.e .. there will be no common-use wells or community supply wells for 
this project, except to provide irrigation water for open space . Each lot will have a septic system 
for wastewater disposal. 

The water demand according to the report is 22 acre-feet per year (AFY). This is div ided into in
door use (9 AFY) and irrigation (12.6' AFY) . However, according to the Vintage on the Bluffs 
Operational Statement, water demand will be 24 .3 AFY (300 gallons per day [gpd] per person as
suming 4 people per lot). The operational statement also discusses common open space areas 
that will be irrigated by an on-site well , however the water demand for this is not provided nor dis
cussed in the report . 

The report states that the project will be net zero for water, i.e., the amount of groundwater ex
tracted for use will be balanced by the amount of recharge to the groundwater system . 

SUMMARY OF ANALYSIS AND OPINIONS 

The following are rny analyses and opinions regarding the information provided , interpretations of 
the groundwater pumping tests, and the conclusions drawn in the report. 

Water Demand 

The water demand and proportion of projected indoor and outdoor water use are unclear and in
complete as the report and the developer provide contradictory information in this regard . 

Snyder Geologic, lnr. . I 8677 Vil la L;, Jolla Drive, #202. San Diego, Cal iiorni ;:i 92037 I 858-412-9848 I sr.ott@snydergeologir..com 
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o The water demand according to the report is 22 acre-feet per year (AFY). This is div ided 
into indoor use (9 AFY) and irrigation (12.6 AFY). However, according to the Vintage on 
the Bluffs Operational Statement, water demand will be 24.3 AFY (300 gpd per person as
suming 4 people per lot). The demand shown by the operation statement is 10% higher 
than that considered by the report . 

• The report states that 50% of groundwater extracted for each lot is for indoor use (and 
the report assumes 100% will return to the aquifer as recharge through the septic sys
tem) . However, the operational slalemenl provided by the developer states that only 
33% is for indoor use. This discrepancy is important since the analysis in the report is re
liant on a large proportion of groundwater recharge from water used indoors. 

" The water demand calculated for the project in the operational statement states that the 
Homeowners Association will own a well that will irrigate common areas . However, the 
water demand for this irrigation was not provided or evaluated . 

• The is no water demand caloulated for other outdoor use including pools, washing of ve-
hicles, hand watering, etc. 

The operational statement states that for each lot "Zone B or 'Yard Area ' is the area immediately 
surrounding the home providing for a more traditional residential landscaping but within area
sonably sized defined area. " The Yard Area - Zone B is approximately 20,000 to 35,000 square 
feet per lot. It is unclear how th is Yard Area relates to the 500 square foot landscape threshold 
except that exceeding the 500 square foot limitation appears to trigger the Model Water Efficient 
Landscape Ordinance , not that landscape irrigation is limited to 500 square feet. At 20,000 to 
35 ,000 square feet of available area' .for landscaping, it seems improbable that such an area can 
be irrigated with only 800 gallons per day as put forth in the repo11 and operational statement. 

Pumping Tests 

Two pumping tests were conducted, one from the lower well to test the upper zone aquifer and 
one of the upper well to test the lower zone aquifer. The two zones are reportedly separated by an 
aquitard . 

The pumping test of the lower well/upper zone (and upper well/lower zone) was conducted incor
rectly. According to the report they conducted a constant rate test of 42 gallons per minute (gpm) 
for 8 hours. By the 8-hour mark the water level had stabilized at 88.2 feet and the pumping rate 
was reduced to 36 gpm. Based on the total depth of the wel l of 92 feet, it is likely that the water 
level ''stabilized" because the water level had dropped to the intake of the pump. After 8 hours 
they state the test changed from a constant rate test to a constant head test at a rate of 36 gpm. 
This is inconsistent with how pumping tests are conducted to estimate aquifer transmissivity. 

During the pumping test, the upper well on the bluff experienced 1.6 feel of drawdown despite be
ing open only in the lower aquifer. This suggests the lower aquifer is partly dependant on recharge 
from the upper aquifer. For a reason that is unclear, the report states that there was no indication 
of drawdown in the upper well when the lower well was pumped. As mentioned, there was 1.6 feet 
of drawdown during the test of the lower well. 
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Tl1e sarne criticisms described above apply to the test fo r the lower zone aquifer (upper well) . 

Pumping Test Analysis 

The pumping tests as executed were deeply flawed . The industry standard for a pumping test to 
calculate aquifer parameters is to conduct a constant rate test in which the constant rate is de
termined by a step test prior to the constant rate test. Schmidt performed a constant rate tes t for 
8 hours and then converted to a constant head test. The transmissivity and storativity of an aq
uifer cannot be calculated from such a test. In addition , industry-standard graphical methods 
used to interpret a constant rate test were not used, and the analytical methods used in this re
pori are not consistent with the methods used during their 1995 pumping test for the Willow 
Ridge subdivision which was included in Appendix C of this report. 

Pumping test interpretations (for transmissivity and storativity) must be made based on the results 
of a constant rate test, not a test that began as a constant rate test and then converted to a con
stant head test. Often times a step test is performed prior to the constant rate test to determine 
what the constant rate will be that will work fo r the entire duration of the test, without essentially 
"drying out" the well or reaching the pump intake. 

Transmissivity of the pumping well sM_ould be based on the Cooper-Jacobs approximation to the 
Theis equation using a graph on a semi-log plot with residual drawdown and lit'. However this did 
not occur. For this reason and the flawed pumping test, the analysis of the test is also flawed. 
They attempted to interpret that data using methods for observation wells , they used depth to wa
ter as one of their variables instead of drawdown, and they did not select the correct part of the 
curve to do the analysis . 

A compounding error was their analysis of the transmissivity of the full thickness of the upper zone 
aqu ifer. The method to calculate transmissivity of an aquifer is to test a well that fully penetrates 
the aquifer. Instead, they calculated a transm issivity for 19 feet of the aquifer and assumed the 
transmissivity they calculated (form an improper test) would apply to the full depth (125 feet) of the 
aquifer. The only circumstance when this could be appropriate is if the aquifer is homogeneous 
throughout the aquifer depth , which is highly unlikely and, in this case, unknown . The same error 
applies to their calculation of storage, or storativity. It is entirely possible that the well is 92 feet 
deep because they encountered the bottom of the aquifer in tl,at location, but we do not have the 
well log ava ilable to review. 

The storage coefficient of the upper ~one aquifer was calculated to be 12%, however this was 
based on a flawed pumping test and cannot be assumed to be correct. 

Some of the same criticisms of the analysis of the pumping test data for the upper zone apply to 
the lower zone test as well. In addition, despite the calculation of a transmissivity of 2,025 gallons 
per day per foot (gpd/ft) based on the pumping testfor the lower zone aquifer, the "best" value for 
transmissivity for the lower zone aquifer was reported to be 5,800 gpd/ft. This appears to be 
based on an average of the transmissivity of this test, conducted in 2022, and a pumping test 
conducted in 1995 on a well in a different location . This is inappropriate as the transmissivity of an 
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aquifer varies based on location. The transmissivity of an aquifer in a particular location should be 
calculated from a properly executed pumping test and based on the analysis of that test alone. 

Similarly, the storage coefficient for the lower zone aquifer slated in this reporl was calculated 
from the 1995 test on a different well in a different location, which again is incorrect. It was stated 
to be 0.004. However, in the report under the heading "Storage Capacity" the report states that 
tl1ere is 1,170 acre feet or water in stcirage in the lower zone aquifer. Unfortunately, the report 
used the storage coefficient from the upper zone aquifer to calculate groundwater in storage in the 
lower zone aquifer, which is clearly incorrect. 

The pumping rates varied during both tests and thus an average rate was calculated for each 
well. According to Title 22 Californ ia Code of Regulations , a 72-hour test includes, but is not lim
ited to, the following : 

• The well should be pumped at a continuous rate for 72-hours 
o Water levels should be collected at the frequency specific in the regulations 
o Drawdown and pump discharge rate should be plotted on semi-log paper on the y-axis 

with time on the x-axis 

As discussed above, two of these three criteria were not met. The regulations also state that the 
assigned capacity (pumping rate) of a well resulting from a 72-hour test is 25% of the discharge 
rate. While the wells tested are not proposed to be used as public water supply wells, the 25% 
rule should be considered due to the number of wells that will be in operation at the project. 

Septic System Recharge 

The report states that 100% of the septic effluent will recharge the aquifer; however, the report 
provides no reference on which to base such a claim. The highest recharge rate I was able to 
identify in my research was 85% (for shallow aquifers) from New Mexico, but geologic conditions 
will dictate how rnuch effluent will actually reach the aquifer. The report states that the Monte Ver
di Development treats and recycles wastewate,- for landscape irrigation . Schmidt should at least 
contact the operators of the treatment plant to ascertain how much water they recycle as a per
centage of indoor use . 

I reviewed three driller's logs contained in Appendix A of the report as well as three driller's logs in 
Appendix A for a 1995 report prepared by Schmidt for a different project. All of the logs for the six 
wells show substantial thickness of clay or sandy clay ranging from 20 feet to more than 100 feet. 
This thickness of clay or clay mixtures will certainly inhibit a sign ificant amount of recharge to the 
upper zone aquifer (and thus the lower zone aquifer). Schmidt should investigate the likelihood of 
infiltration and recharge to the aquifer before stating that 100% of the septic leachate will be re
charge to the aquifer. Instead, they should provide a more realistic percentage of effluent that 
could potentially reach the aquifer, which is likely much smaller. 
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The report states that one third (33%) of irrigation water appl ied to each lot will be recharge to 
groundwater. For the same reasons as those discussed in the section above (clay material ranges 
from 20 to 100+ feet thick above the upper zone aquifer), 33% of irrigation water recharging the 
aqu ifer is too optimistic. 

lrTigation planned for each lot is said lo be high efficiency irrigation. High efficiency irrigation is ef
ficient at minimizing loss due to evaporation but also in providing only the water to plants that is 
necessary . Therefore , very little irrigation water should be expected to infiltrate into the subsuriace 
beyond the root zone of landscaped areas when using water-efficient irrigation . 

Other Recharge 

The report states that there will be a "goal" to recharge to the aquifer with 8 AFY of stormwater 
(40% of 13 inches per year) using retention ponds . ·However, no details or analysis are provided 
as to how the 8 AFY was calculated or where retention ponds will be located, or if recharge is fea
sible under site geologic conditions . It is unclear if the stormwater would be captured in retention 
ponds or if infiltration on the lots themselves is the source of the recharge . There appears to be no 
room for retention ponds based on the developer's drawing and they are not shown on the draw
ing. 

Aquifer Inflow and Outflow 

Accord ing to the report , the inflow for the lower zone was calculated to be 40 AFY based on the 
transmissivity of the aquifer, the width of the aquifer, and the slope of the potentiometric surface . 
The report states that the inflow of the upper zone is "small and could not be calculated ." It is un
clear what the author of the report concludes from this but as it is written is appears that the upper 
zone aquifer may be a finite resource, 

While the report acknowledges groundwater outflow occurs from the upper and lower zone aqui
fers, it also states that the outflow has not been quantified. If the inflow could be quantified for the 
lower aquifer, the outflow can also be quantified and it is likely, due to conservation of mass, that 
the outflow is equal to the inflow. 

The statement that there is 40 AFY of groundwater inflow to the project is misleading as it implies 
this water is available solely for the use of the land above it. On the contrary, it is water that is 
simply moving through the aquifer system that could be available for use by the project, or byte 
many other groundwater users in the area. 

Individual Lot Wells 

According to the report, the upper lots that will be developed will use the deeper zone aquifer and 
the lower lots will use the lower upper aquifer. According to the site development sketches provid
ed in a flyer sent to homeowners (dated November 30, 2023), 17 of the 18 lots will be on the bluff 
(presumably pumping from the deeper zone aquifer), while the northernmost lot, located below the 
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bluff, will pump from the upper zone aquifer. How deep the homeowners decide to drill and com
plete a water well will be decided by the homeowner. It is conceivable that most or all of the 
homeowners would a drill well in the upper zone aquifer because it would be less costly. IT is also 
important to note that the North Kings GSA has also established a policy to provide minimum well 
depth standards for new wells. The n:7inimurn depth is location specific, but rnay require all of the 
wells proposed for the project to be drilled into the lower zone aquifer. 

Water Use Restrictions 

The proposed water demand for the individual lots was provided in the report and by the devel
oper, although these differ somewhat. I was unable to find if water used would be restricted in 
any way, what methods would be used to limit water use, or whether the wells would be me
tered. There was also no mention of whether enforcement measures would be used for overuse 
and how overuse would be defined. 

Groundwater Demand from Nearby Activities 

Groundwater from the aquifer is being used by other residential, commercial, and industrial land 
uses in the area of the project. Hundreds of residences, two golf courses, and a cement plant, 
all within one mile of the project, are on either individual wells, each with a water demand, or 
community wells that also place a demand on the aquifer. The report provided an example. 

According to the report, the County of Fresno CSA 44D operates two wells for the Monte Verdi 
development. In 2016 these tvvo wells extracted 214 AF; in 2021 the wells extracted 289 AF, an 
increase of 35%. Other demands on 'the aquifer include the Willow Ridge Subdivision and 
homes in the Pill Hill subdivision to the south of the project. Copper River Ranch, according to 
the report, is served by City of Fresno with wells completed in the lower zone aquifer along 
Friant Road; however, the demand on the aquifer from these wells was not provided in the re
port. One of the amenities at Copper River Ranch is a golf course. 

Two wells are operated at the Cemex Concrete Plant located approximately 1,000 feet north of 
the project; their groundwater demand on the aquifer is also not provided in the report . 

North Kings Groundwater Sustainability Agency (GSA} 

North Kings GSA, the agency which oversees the North Kings groundwater basin as part of the 
Sustainable Groundwater Management Act (SGMA) was reportedly contacted to comment on 
the proposed project (although not as part of this report), but did not respond. This lack of re
sponse should not be taken as approval of the project, rather, the project proponent or Schmidt 
should contact the GSA to discuss the potential impact of the development on the groundwater 
basin, one that is in a state of critica I overdraft. 

The aquifer over which the project lies is in a stale of overdraft according lo the rnport; however 
there is no further discussion in the report regarding how overdraft is being managed, nor how 
the development of a subdivision using groundwater from the overdrafted aquifer will impact the 
overdraft over the short or long term. The report states that the project is water balanced, but 
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the pumping test results , data , and analysis provided in the report cannot be relied upon to sup
port this conclusion. 

According to the SGMA web portal, the Kings Groundwater Basin is in critical overdraft. Upon 
reviewing the web portal , with in 4 mi les of the project, 30 homeowners have reported their wells 
to be dry. Several of the wells are 200 to 400 feet deep , the same depth proposed for the wells 
for the project. 

A statement is made that the "homeowners would work with the Nortl1 Kings GSA to address 
existing groundwater overdraft ;" however, no details are provided as to how this would occur. 
Similarly, no information is provided in the report as to how North Kings GSA would address 
overdraft of the aquifer wi th the homeowners . This appears to be a blanket statement meant to 
mollify concerns of critical overdraft without specific means to truly address the condition . 

Initial Study 

The Initial Study prepared by the County of Fresno for this project relies fully on the Schmidt 
repoit to come to the conclusion that there is no significant impact to water resources, some
thing that cannot be concluded from. this report considering the repo1i's inaccuracies , 
inconsistencies, and data gaps. 

CONCLUSIONS 

Based on the findings, the following conclusions are presented. 

• The water demand information for the project as described in the report is in confiict 
with that provided in documents prepared by the developer on the order of 20%. 

• The project proposes to use between 22 and 24 AFY, not including water demand for 
open space provided by cine of the existing wells . 

a The report is vague and incomplete regarding how water use will be managed, if wa
ter use is restr icted or is at tl1e discretion of each homeowner, and if or how 
enforcement may occur if water use exceeds that stated in the report and operational 
statement. 

• The report states that effluent from septic systems will result in 100% return of that 
flow to the aquifer, which is unrealistic. 

• The report states that 1/3.of irrigation water from an efficient landscape irrigation sys
tem will recharge the aquifer, which is unrealistic. 

0 The pumping tests were incorrectly conducted and the resulting data were incorrectly 
analyzed and interpreted. 

• Values of transmissivity and storativity cannot be relied upon as the data to deter
mine these values were collected from flawed pumping tests . 

• Transrnissivity values for the upper well (deeper zone aqu ifer) were based in part or 
wholly on data from a pumping test on another well located outside of the project. 
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• Geologic conditions appear to be unfavorable for recharge of either the upper or 
lower zone aquifers from either septic effluent or irrigation recharge for the project. 

• The groundwater balance was not evaluated on a regional scale and did not consider 
the demand on the aquifer from users in the area of the project. 

• The groundwater demand of the project was not evaluated in the context of the cur
rent state of critical overdraft of the groundwater basin. 

• The North Kings GSA should be contacted to discuss the groundwater demands of 
the project and how those demands will c1ffect the overall goal of the GSA - to bring 
the groundwater basin into sustainabi lity. 

o The authors of tl1e In ilia I Study and tl1e Environmental Impact Report for the project 
should require a further evaluation of the groundwater resources impact on the aqui
fer by the project. 

RECOMMENDATIONS 

It is difficult to form an opinion as to how the project's water demand will affect the aquifers be
neath the project due to the many errors in the pumping tests and subsequent analysis , 
inconsistencies in water demand numbers, overly optimistic aquifer recharge rates, and unquan
tif ied demands on the aquifer in the surrounding area. However, placing further demand on an 
aqu ifer that is in a state of critical overdraft, and in an area where wells in the vicinity of the pro
ject have gone dry, is inadvisable and unwise. 

Based on t11e condition of the critically overdrafted aquifer, the project should not go forward ei
ther on individual wells as proposed , or by being connected to a public water supply that also 
relies on the overdrafted aquifer. 

At a minimum, I recommend that the hydrogeologic analysis be conducted again with proper 
pumping tests and analysis , an evaluation of site-specific infiltration rates , and an evaluation of 
the groundwater demand on the aquifer from existing wells that serve residential, commercial. 
and industrial needs . I also recommend that the North Kings GSA be contacted for a consulta
tion regarding how the water demand of the project may affect the sustainabil ity of an aquifer 
that is currently in a state of critical overdraft. 

Thank you for the opportunity to work with you on this project. 

Respectfully submitted, 

SNYDER GEOLOGIC, INC. 

Scott Snyder PG 7356, CHG 748, QSD/P 445, QISP 
Principal Hydrogeologist 
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Mitigation Monitoring and Reporting Program 
Initial Study No. 8307; General Plan Amendment Application No. 566; Amendment Application No. 3850; 

Tentative Tract Map Application No. 6420; Variance Application No. 4140 
Mitigation Measures, Conditions of Approval and Project Notes 

 

Mitigation Measures 

Mitigation 
Measure 
No.* 

Impact Mitigation Measure Language Implementation 
Responsibility 

Monitoring 
Responsibilit
y 

Time Span 

*1. Aesthetics All outdoor lighting shall be hooded and directed 
downward so as not to shine toward adjacent 
properties and public streets or roadways. 

Applicant Applicant/PW&P During life of the 
project 

*2. Biological 
Resources 

A qualified wildlife biologist shall conduct surveys for 
nesting Swainson’s Hawk (SWHA) following the survey 
methods developed by the Swainson’s Hawk Technical 
Advisory Committee (SWHA TAC, 2000) prior to 
project implementation.  The survey protocol includes 
early season surveys to assist the project proponent in 
implementing necessary avoidance and minimization 
measures, and in identifying active nest sites prior to 
initiating ground-disturbing activities. 

Applicant Applicant/PW&P Prior to ground 
disturbance 

*3. Biological 
Resources 

If expansion of any project activities will take place 
during the normal bird breeding season (March 1 
through September 15), additional pre-activity surveys 
for active nests shall be conducted by a qualified 
biologist no more than 10 days prior to the start of the 
project implementation.  A minimum no-disturbance 
buffer of one-half mile shall be delineated around 
active nests until the breeding season has ended or 
until a qualified biologist has determined that the birds 
have fledged and are no longer reliant upon the nest or 
parental care for survival. 

Applicant Applicant/PW&P Prior to ground 
disturbance 

*4. Biological 
Resources 

In the event an active SWHA nest is detected during 
surveys and the one-half mile no-disturbance buffer 
around the nest cannot feasibly be implemented, 
consultation with CDFW is warranted to discuss how to 
implement the project and avoid Take. If Take cannot 
be avoided, Take authorization through the acquisition 
of an Incidental Take Permit (ITP), pursuant to Fish 
and Game Code section 2081 subdivision (b) is 

Applicant Applicant/PW&P Prior to ground 
disturbance 

EXH
IBIT E



warranted to comply with California Endangered 
Species Act. 

*5. Biological 
Resources 

Prior to initiating ground-disturbing activities on the 
project site, a qualified biologist shall conduct a habitat 
assessment to determine if the project area or its 
immediate vicinity contain suitable habitat for the 
American badger. 

Applicant Applicant/PW&P Prior to ground 
disturbance 

*6. Biological 
Resources 

If suitable habitat is present, a qualified biologist shall 
conduct focused surveys for American badgers and 
their requisite habitat features (dens) to evaluate 
potential impacts resulting from ground and vegetation 
disturbance. 

Applicant Applicant/PW&P As noted 

*7. Biological 
Resources 

Avoidance whenever possible is encouraged via 
delineation and observation of a 50-foot no-disturbance 
buffer around dens until it is determined through non-
invasive means that individuals occupying the den 
have dispersed. 

Applicant Applicant/PW&P As noted 

*8. Cultural 
Resources 

If subsurface deposits believed to be cultural or human 
in origin are discovered during construction, all work 
must halt within a 100-foot radius of the discovery. A 
qualified professional archaeologist, meeting the 
Secretary of the Interior’s Professional Qualification 
Standards for prehistoric and historic archaeology, 
shall be retained to evaluate the significance of the 
find, and shall have the authority to modify the no-work 
radius as appropriate, using professional judgment. 
The following notifications shall apply, depending on 
the nature of the find:  

a. If the professional archaeologist determines that
the find does not represent a cultural resource,
work may resume immediately with no agency
notifications required.

b. If the professional archaeologist determines that
the find does represent a cultural resource from
any time period or cultural affiliation, the
archaeologist shall immediately notify the lead
agencies. The agencies shall consult on a finding
of eligibility and implement appropriate treatment
measures, if the find is determined to be a
Historical Resource under CEQA, as defined in

Applicant Applicant/PW&P During construction 



Section 15064.5(a) of the CEQA Guidelines or a 
historic property under Section 106 NHPA 
(National Historic Preservation act), if applicable. 
Work may not resume within the no-work radius 
until the lead agencies, through consultation as 
appropriate, determine that the site either: 1) is not 
a Historical Resource under CEQA or a Historic 
Property under Section 106; or 2) that the 
treatment measures have been completed to their 
satisfaction. 

*9 c. If the find includes human remains, or remains that
are potentially human, they shall ensure
reasonable protection measures are taken to
protect the discovery from disturbance (AB 2641).
The archaeologist shall notify the Fresno County
Coroner (per Section 7050.5 of the Health and
Safety Code). The provisions of Section 7050.5 of
the California Health and Safety Code, Section
5097.98 of the California PRC, and AB 2641 will be
implemented. If the coroner determines the
remains are Native American and not the result of
a crime scene, the coroner will notify the NAHC,
which then will designate a Native American Most
Likely Descendant (MLD) for the Project (Section
5097.98 of the Public Resources Code, PRC). The
designated MLD will have 48 hours from the time
access to the property is granted to make
recommendations concerning treatment of the
remains. If the landowner does not agree with the
recommendations of the MLD, the NAHC can
mediate (Section 5097.94 of the PRC). If no
agreement is reached, the landowner must rebury
the remains where they will not be further disturbed
(Section 5097.98 of the PRC). This will also include
either recording the site with the NAHC or the
appropriate Information Center; using an open
space or conservation zoning designation or
easement; or recording a reinternment document
with the county in which the property is located
(Assembly Bill 2641). Work may not resume within
the no-work radius until the lead agencies, through
consultation as appropriate, determine that the
treatment measures have been completed to their
satisfaction.

Applicant Applicant/PW&P During construction 



*10. Transportation The project proponent shall pay the project's pro-rata 
share (3. 36%) of the cost of future improvements for 
the installation and geometric improvements at the 
intersection of Friant Road and Willow Avenue, based 
on a geometric approval drawing and a preliminary 
engineer’s cost estimate provided by the applicant and 
approved by the County. The pro-rata share cost shall 
be established prior to recordation of the final map and 
payable at the time of issuance of a building permit. 
The fee shall be adjusted annually for inflation based 
on the Engineering News Record (ENR) 20 Cities 
Construction Cost Index.  

The applicant shall be credited the cost of preparing 
the GAD drawings towards Public Facility Fees, 
specifically signalization of the intersection of Willow 
Avenue and Friant Road associated with the 
development in accordance with Chapter 17. 88 of the 
County code.  

Applicant Applicant/PW&P Prior to recordation 
of final map 

*11. Transportation An emergency access path to the project site 
consisting of a metal swinging gate with a padlock for 
emergency vehicle access only shall be provided from 
the Friant Road frontage of the property.  To deter 
motorists from utilizing this emergency access path as 
a regular driveway, this access shall be designed to not 
appear as a routine driving surface but must be 
capable of supporting emergency response vehicles.  
Features such as the use of grasscrete or other non-
typical driving surfaces shall be reviewed and approved 
by the Fresno County Fire Protection District and the 
Fresno County Department of Public Works and 
Planning prior to the approval of final  Tentative Tract 
Map. 

Applicant Applicant/PW&P Prior to occupancy 
granted  

Subdivision Review Committee Conditions For Tract Map No. 6420 

1. The final subdivision map of Tentative Tract Map Application No. 6420 (subdivision) shall be in substantial conformance with the 
tentative map as approved by Planning Commission. 

2. The tentative subdivision map shall be prepared in accordance with the Professional Land Surveyors Act, the Subdivision Map Act and 
County Ordinance.  The Tentative Map application shall expire two years after the approval of said Tentative Map. 

3. Upon approval and acceptance of the tentative subdivision map and any conditions imposed thereon, a final subdivision map shall be 
prepared and by a Professional Land Surveyor or Registered Civil Engineer authorized to practice Land Surveying, in accordance with 
the Professional Land Surveyors Act, the Subdivision Map Act and County Ordinance.  Recordation of the Final Map shall take place 



within two years of the acceptance of the Tentative Map unless a Map extension is received prior to the expiration date of the approved 
Tentative Map.  Failure to record the Final Map prior to the expiration of said Tentative Map may void the Map application. 
 

4.  Prior to site development, all survey monumentation – Property Corners, Centerline Monumentation, Section Corners, County 
Benchmarks, Federal Benchmarks and Triangulation Stations, etc. - within the subject area shall be preserved in accordance with Section 
8771 of the Professional Land Surveyors Act and Section 6730.2 of the Professional Engineers Act. 
 

5. All improvements within the subdivision map shall be in compliance with Fresno County Improvement Standards with the following 
exceptions as approved by the County Board of Supervisors:  
 
• Width of interior roads within the tract shall be reduced from 60 feet to 34 feet; and  
• A 75-foot minimum centerline road radius shall be allowed as an exception to the required 60 feet road easement and minimum road 

radius per County Ordinance 17.72.333.A.  
 

6. Prior to any construction on the subdivision tract, all improvement plans (e.g., for Roads, Sanitary Sewer Systems, Water Distribution 
Systems including Grading & Drainage Systems) prepared, stamped and signed by a Professional Engineer shall be submitted to the 
Department of Public Works & Planning for review and approval if the division of the said parcels into sixteen lots is allowed. The initial 
submittal shall include a soils report, which shall identify a recommended traffic index, R-value, and pavement structural section. 
Subsequent R-values shall be obtained for sub-grade after completion of earthwork operations. 
 

7. 
 

Prior to the recordation of a final subdivision map containing any improved local public or private roads within the confines of the 
subdivision map, the developer shall have provided the County a method acceptable to the Director of the Department of Public Works 
and Planning for annual road maintenance of such facilities. 
 

8. Prior to the recordation of the final subdivision map, a funding mechanism shall be established through a community facilities district or 
districts under the Mello-Roos Community Facilities Act of 1982, or other appropriate funding mechanism to be determined by the 
County, to support cost for Sheriff's protection services to achieve a ratio of 2.0 sworn officers per 1,000 residents for the affected 
properties.  In addition, the project proponents shall pay for any cost associated with the establishment of the referenced funding 
mechanism.”  
 

9. Additional road right-of-way along the subject property along Willow Avenue (Super Arterial) shall be dedicated to the County to comply 
with the limits of proposed right of way and be in accordance with the Official Plan Line North Willow Avenue (Serial No. 37-a2) and 
shall be offered and recorded for dedication by easement on the final map.   
 

10. Prior to the recordation of the final subdivision map, the project shall be required to annex into the Community Facilities District No. 
2010-01 of the Fresno County Fire Protection District. The fire suppression system required for the subdivision, shall be designed in 
accordance with applicable County Fire Protection District standards and the proposed fire suppression facilities shall be identified on 
the tentative map. Additionally, fire suppression facilities shall be maintained in perpetuity in accordance with the Fresno County 
Ordinance Code and Fresno County Fire Protection District requirements and be subject to inspection and approval by the County Fire 
Protection District.   
 

11.  The applicant shall either construct street improvements or create and participate in a fair share contribution for street improvements, 
including curb, gutter, , and road widening improvements across parcel frontage along Willow Avenue. Road improvements shall 
provide adequate transitions to tie into existing pavement to the north & south of the subject parcels. Applicant may be required to 
relocate utilities and acquire additional right-of-way to accommodate such improvements. Engineered plans for road improvements 



shall be submitted prior to any encroachment permits are issued. The Public Works Director may determine that some sidewalk 
features may be deferred or reduced if after completion of General Alignment Design (GAD) to determine it to be impractical. 

12. The proposed driveway approach along North Willow Avenue shall not disrupt existing roadway drainage plans. 

13. Prior to demolishing all existing buildings/structures on the proposed parcels no. 3, 4, 5, 6, 8, 9, 10, 14 of the subdivision, a demolition 
permit shall be obtained from the Building and Safety Section of the Fresno County Department of Public Works and Planning, and 
inspection after demolition shall be conducted by a Fresno County Building Inspector.  

14. The corners of the project site shall maintain all sight distance requirements determined appropriate based on the General Alignment 
Design (GAD) to be provided and approved by the County. 

15. North Willow Avenue is classified as a Super Arterial and as such direct access to the proposed parcels shall be limited to the 
proposed access easements on Willow Avenue. All other frontage access to Willow Avenue shall be relinquished. Direct access to a 
Super Arterial may be restricted to right turn movements and median crossings may be prohibited. 

16. The access point to Willow Avenue shall be kept clear from any obstructions for visibility purposes with a 30-foot by 30-foot corner 
cutoff. Fences, walls, and hedges shall not exceed three (3) feet in height and any branches of trees, signs located within the corner 
cut-off area shall be trimmed and/or maintained at a height of not less than eight (8) feet.  Applicant’s Engineer shall confirm that the 
access point to Willow Avenue will have adequate sight visibility.  

*MITIGATION MEASURE – Measure specifically applied to the project to mitigate potential adverse environmental effects identified in the environmental document. Conditions of Approval reference
recommended Conditions for the project.

Project Notes 

The following Notes reference mandatory requirements of Fresno County or other Agencies and are provided as information to the project 
Applicant. 

1. As per Fresno County Ordinance Section 17.48.390.C; Water storage facilities for fire protection shall be provided where the parcels 
are to be served by individual wells. Such facilities shall be located within one half-mile of each lot measured along a public or 
approved private road and shall be capable of supplying a quantity of water for a one-hour period determined by the application of 
the following formula: Q=700 F1/2; Q= Available storage in gallons; F= Number of families to be served by the fire protection water 
storage facility. In no case shall the storage facilities have a capacity of less than six (6) thousand gallons. Water storage facilities 
shall consist of a well, pump and storage tank located upon a water lot easement, together with an unsurfaced fire road between the 
water lot and a private or public road. Prior to the approval of the final map, the well shall be drilled and developed to supply the 
quantity of water necessary to replenish the storage facility in a 24-hour period. See Condition of Approval No. 7. 

2. The installation of security gates across a fire apparatus access road shall be approved by the fire code official. Where security gates 
are installed, they shall have an approved means of emergency operation. The security gates and the emergency operation shall be 
maintained operational at all times. Electric gate operators, where provided, shall be listed in accordance with UL 325. Gates intended 
for automatic operation shall be designed, constructed, and installed to comply with the requirements of ASTM F2200. 

3. Any existing or future entrance gate should be set back a minimum of 20-foot from the road right-of-way line or the length of the 
longest truck entering the site and shall not swing outward. 
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4.  The proposed parcels are located within an area defined as a low water area of the county; as such, prior to the issuance of a permit 
for the construction of a new residence, the owner of the property shall conduct a water well yield test to demonstrate that the well is 
capable of adequately serving the proposed use as defined in County Ordinance Code Section 15.04.190. The water well yield test 
must be reviewed and approved adequate by the Water and Natural Resources Division of the Department of Public Works and 
Planning. 
 

5. 
 

Any proposed new Onsite Wastewater Treatment Systems (OWTS) shall be subject to the requirements of the Fresno County 
Local Area Management Program (LAMP). The applicant may be required to submit a sewage feasibility analysis to the 
Fresno County Department of Public Works Department for review and approval prior to development of any individual onsite 
wastewater treatment systems.  The applicant’s geologist shall contact the Public Works Department prior to initiating any 
work to discuss the scope of work that will be required, including, but not limited to, the requirement for all test pits to be dug 
using a backhoe. 
 
Prior to issuance of building permits for residential development on each lot within Tract 6420, a nitrogen loading analysis 
shall be prepared, provided, and approved by Building and Safety Section of the Fresno County Department of Public Works 
and Planning. 
 

6. Engineered sewage disposal systems are required for each lot in the proposed subdivision.  Such a system requires an on-site 
investigation by a California Registered Geologist, Professional Engineer, or Registered Environmental Health Specialist with 
experience in sewage disposal systems and soils analysis for sewage disposal systems. The sewage disposal system shall be 
designed, and installation certified by the California Registered Geologist, Professional Engineer, or Registered Environmental 
Health Specialist.  The engineered system shall meet setbacks, be approved, and installed under permit from the Department of 
Public Works and Planning, Building and Safety Section. 
 
Engineered sewage disposal designs shall be submitted to and reviewed and approved by the Fresno County Department of Public 
Works and Planning prior to any development on the subject parcels and prior to recordation of the final subdivision map.  
Furthermore, the engineered sewage disposal system layout for each parcel shall be designed and the location established prior to 
any well(s) being drilled on the parcel.  
 

7.  Discharging pollutants through a "point source" into a "water of the United States" are prohibited unless an NPDES permit has 
been obtained. A Notice of Intent (NOI] shall be· filed with the State Water Resources Control Board (SWRCB) before the 
commencement of any construction activities disturbing 1.0 acre or more of area. Copies of completed NOI with WDID # and 
SWPPP incorporated into· the construction improvement plans shall be submitted to the County prior to commencement of 
any grading activities. 
 

8. Any future landscape areas of 500 sq. ft. or more will be subject to the Model Water Efficient Landscape Ordinance (MWELO) 
and may require MWELO form/s and/or separate landscape and irrigation design plan. 
 

9. Before any digging or excavation occurs, Underground Service Alert (USA) shall be contacted by dialing 811 a minimum of 
two (2) working days prior to commencing any work.  
 

10. The Clovis Unified School District in which the proposed development will occur has adopted a resolution requiring the payment of a 
construction fee.  The County, in accordance with State Law, which authorizes the fee, may not issue a building permit without 
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certification from the school district that the fee has been paid.  The County will provide an official certification form when application 
is made for a building permit. 
 

11. Fresno County Ordinance Code Title 17.48.350 street name signs, regulatory signs, markers, barricades, and other markings shall 
be included in the design and be installed in accordance with the improvements and Specifications established by the County. 
 

12. As per Title 17, Section 17.04.100 of the Fresno County Ordinance Code; if a subdivision is at any point within three hundred feet of 
an AE-20 (Exclusive Agricultural), AL (Limited Agricultural), TPZ (Timberland Preserve) or RC (Resource Conservation) Zone 
District, the approval of the tentative and final subdivision map shall be conditional upon the recordation with the Fresno County 
Recorder of notice in substantially the following form:  
 
Fresno County Right to Farm Notice: It is the declared policy of Fresno County to preserve, protect, and encourage development 
of its agricultural land and industries for the production of food and other agricultural products. Residents of property in or near 
agricultural districts should be prepared to accept the inconveniences and discomfort associated with normal farm activities. 
Consistent with this policy, California Civil Code 3482.5 (right-to-fate law) provides that an agricultural pursuit, as defined, 
maintained for commercial uses shall not be or become a nuisance due to a changed condition in a locality after such agricultural 
pursuit has been in operation for three years. 
 

13. The proposed subdivision tract shall adhere to the Pacific Gas & Electric Company requirements relating to the provision of electric 
power and gas supply to the tract. 
 

14. All utilities shall be placed underground in accordance with the provisions of the Subdivision Ordinance. 
 

15.  Prior to demolition of any existing structures, any active rodent or insect infestation shall be abated to prevent the spread of vectors 
to adjacent properties.  Further, during demolition and/or remodel work: 1) upon encountering asbestos material, San Joaquin Valley 
Air Pollution Control District shall be contacted; 2) upon encountering lead-based paints used in the structures constructed prior to 
1979, California Department of Public Health, Childhood Lead Poisoning Prevention Branch, United States Environmental Protection 
Agency, and the State of California, Industrial Relations Department, Division of Occupational Safety and Health, Consultation 
Service (CAL-OSHA) shall be contacted; and 3) any construction materials deemed hazardous as identified in the demolition process 
shall be characterized and disposed of in accordance with current federal, state, and local requirements.   
 

16. If any underground storage tank(s) are found during construction, the applicant shall apply for and secure an “Underground Storage 
Tank Removal Permit” from the Fresno County Department of Public Health, Environmental Health Division.   
 

17. As a measure to protect ground water, all water wells and/or septic systems that exist or have been abandoned within the project 
area should be properly destroyed by an appropriately licensed contractor. 
 

18. Prior to constructing water wells on the proposed parcels, the water well contractor shall apply for and obtain a “Permit to Construct a 
Water Well” from the Fresno County Department of Public Health, Environmental Health Division. 
 

19. A Grading and Drainage Plan shall be prepared for the proposed subdivision map and be reviewed and approved by Fresno 
Metropolitan Flood Control District prior to approved by the County.  A grading permit shall also be required for construction of single-
family residences and adjacent driveways within the proposed subdivision. 
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20. The proposed subdivision lies within the Fresno Metropolitan Flood Control District’s (District) Drainage Area “DN.”  The project shall 
comply with the District’s “Notice of Requirements” and “Other Requirements, Exhibit No. 1” listed in the District’s December 22, 
2022 letter of comments on the project, and shall pay drainage fees at the time of development based on the fee rates in effect at 
that time.  

 
21. North Friant Road is classified as an Expressway and as such, all frontage access to N Friant Road shall be relinquished except for 

the proposed fire access easement. 
 

22. Prior to construction of a new driveway or improvement to an existing driveway within the County Road right-of-way for Willow 
Avenue and/or Friant Road, an encroachment permit shall be obtained from the Fresno County Road Maintenance and Operations 
Division. 

 
23. All interior roads road shall be constructed to a 25 M.P.H. public road standard in accordance with County Improvement Standards. 

Interior roads shall provide adequate sight distance at all intersections together with necessary property corner cutoff rights-of-way 
(20-foot by 20-foot minimum). Adequate sight distance shall be provided for the interior road entrance onto Friant Road and Willow 
Avenue and shall intersect as near to a right angle as practicable. A County Standard B-2 rural residential cul-de-sac shall be 
provided at the end of cul-de-sac road. 

 
24. Storm water runoff generated by the development of Tract 6420 shall be disposed directly to FMFCD Stormwater Master Plan 

drainage facility “Basin DN” located on the west side of Friant Road.  Construction of Master Plan facilities shall include onsite 
subsurface piping systems and channeling of the system across Friant Road to connect to FMFCD “Basin DN”. The construction 
must be according to FMFCD Notice of Requirements, dated December 19, 2022. 
 

25. Tract 6420 is required to grant drainage covenants for APNs 579-06-036, 579-06-041, 579-06-047, 579-06-048 and 579-06-049 to 
allow surface runoff to reach Master Planned facilities located on Friant Road. 
 
The site shall not block the historical drainage patterns of existing development to remain along the perimeter of Tract 6420. The 
developer shall verify to the satisfaction of the District that runoff from these areas has the ability to surface drain to adjacent streets. 
Drainage channels or swales shall be provided for those areas, as shown on Exhibit No. 2. Additionally, the developer shall provide a 
drainage report addressing how any existing homes to remain will be protected from major storm flows. The District requests that the 
grading engineer contact the District as early as possible to review the proposed site grading prior to preparing a grading plan. The 
developer shall dedicate a major storm channel easement, as shown on Exhibit No. 2. No objects shall be placed in the channel path 
to block or impede the major storm flow. 
 
The developer must identify what streets will pass the major storm and provide calculations that show structures will have adequate 
flood protection. The developer should be aware that based on historical drainage patterns some of the streets located within the 
tract may need to be resized to pass larger event storms. District approval is not extended to street configuration. The developer may 
submit a drainage report indicating the path of the major storm flow and calculations confirming there is adequate protection of 
finished floors. 
 
No surface runoff shall be directed towards the bluffs. 
 
The location and drainage of proposed recharge facilities must be reviewed and approved by the District prior to plan approval. 
Proposed recharge facilities shall be addressed in the drainage report. 
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