
 
 
 
 
 

 
 
 
 
 
 
 
DATE:  January 11, 2018 
 
TO:  Board of Supervisors 
 
FROM:  Planning Commission 
 
SUBJECT: RESOLUTION NO. 12687 - INITIAL STUDY APPLICATION NO. 6986 and 

UNCLASSIFIED CONDITIONAL USE PERMIT APPLICATION NO. 3501 
 

APPLICANT:  Alvaro Garcia 
 
OWNER:  Alvaro Garcia 
 
REQUEST:  Allow a high-intensity park with related improvements for 

special events and meetings on an approximately 5.4-acre 
portion of a 20-acre parcel in the AE-20 (Exclusive 
Agricultural, 20-acre minimum parcel size) Zone District.   

 
LOCATION:  The subject property is located at the northwest corner of 

W. Clinton and N. Madera Avenues approximately 2.3 
miles north of the nearest city limits of the City of Kerman 
(2545 N. Madera Avenue, Kerman) (Sup. Dist. 1) (APN 
015-410-03). 

 
PLANNING COMMISSION ACTION: 
 
At its hearing of January 11, 2018, the Commission considered the Staff Report and testimony 
(summarized in Exhibit A). 
 
During the Planning Commission hearing, the Commission expressed concerns regarding the 
inadequacy of the proposed septic system, security guard/guest ratios, building occupancy load, 
lack of discussion of the proposal with the neighboring property owners by the applicant, and the 
applicant not possessing a license from the California Alcoholic Beverage Control (ABC) to serve 
alcohol during events.  The Commission recommended reducing the number of guests from 500 

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

ATTACHMENT A 
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EXHIBIT A 

 
Initial Study Application No. 6986 

Unclassified Conditional Use Permit Application No. 3501 
 
Staff: The Fresno County Planning Commission considered the Staff Report 

dated January 11, 2018, and heard a summary presentation by staff. 
 
Applicant: The Applicant concurred with the Staff Report and the recommended 

Conditions.  He described the project and offered the following 
information to clarify the intended use: 

 
• I own the entire 20-acre parcel with a plant nursery and other 

improvements. 
 

• I decided to convert the gymnasium building into an event building 
due to its good condition.  
 

• The previous property owner incurred the violations on the property; I 
am already working with the County to clean up the violations and 
have removed asbestos from the old buildings/structures. 

 
• I can use up to ten acres of the property to enlarge the proposed 

septic system to accommodate wastewater from food preparation for 
500 guests. 

 
• A liquor license will be applied for to serve liquor during events; 

weekend or everyday licenses could also be obtained, if issued by the 
Alcoholic Beverage Control.  
 

• The outdoor entertainment area will be used during marriage 
ceremonies; music or dances will take place inside the event building. 

 
• I have not contacted neighboring property owners regarding the 

subject proposal. 
 

• I can change the event closing hours from 2:00 a.m. to midnight if so 
desired by the Planning Commission. 

 
Others: One individual, stating they were the project designer, presented 

information in support of the application by indicating that the design of 
the proposed septic system, business operating hours, and the building 
occupancy were not entirely understood/known at the time the project 
application was filed.  The speaker further stated that the Applicant 
agrees with the Commission on regarding revising the operation to have 
an earlier cessation of events than originally proposed. 
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 Staff from the Fresno County Department of Public Health, Environmental 
Health Division testified to clarify the design of the proposed sewage 
disposal system for the project by stating that the septic engineer 
designed the proposed septic system to serve no more than 250 meals 
for 500 event guests. 

 
 Staff from the California Department of Transportation (Caltrans) clarified 

the need for additional road right-of-way for State Route (SR) 145/Madera 
Avenue by requesting the granting of an irrevocable offer of dedication for 
the future widening of SR 145.  They additionally requested that no 
improvements be allowed or constructed within the ultimate right-of-way. 

 
No other individuals presented information in support of or in opposition to 
the application.  
 

Correspondence: No letters were presented to the Planning Commission in support of or in 
opposition to the application.   
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EXHIBIT "B" 
 
 

ATTACHMENT 
TO 

AGENDA ITEM 
 

FISCAL IMPACT STATEMENT 
 

Unclassified Conditional Use Permit Application No. 3501 
Initial Study Application No. 6986 

 
 
Listed below are the fees collected for the land use applications involved in this Agenda Item: 
 
Unclassified Conditional Use Permit Application:     $ 9,123.001 

Initial Study Application:           5,151.002 
Health Department Review:              654.003 

  
 
Total Fees Collected  $ 14,928.00 
 

 
 

 
1 Includes project routing, coordination with reviewing agencies, preparation and incorporation of analysis  
   into Staff Report. 
 
2 Review proposal to provide appropriate California Environmental Quality Act (CEQA) analysis and  
   include documentation to prepare a Mitigated Negative Declaration. 
 
3 Review of proposal by the Department of Public Health, Environmental Health Division to provide  
   comments. 
 

 



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 WORKS AND PLANNING 
STEVEN E. WHITE, DIRECTOR 

Planning Commission Staff Report 
Agenda Item No. 2    
January 11, 2018 

SUBJECT: Initial Study Application No. 6986 and Unclassified Conditional Use 
Permit Application No. 3501  

Allow a high-intensity park with related improvements for special events 
and meetings on an approximately 5.4-acre portion of a 20-acre parcel in 
the AE-20 (Exclusive Agricultural, 20-acre minimum parcel size) Zone 
District.   

LOCATION: The subject property is located at the northwest corner of W. Clinton 
and N. Madera Avenues approximately 2.3 miles north of the nearest 
city limits of the City of Kerman (2545 N. Madera Avenue, Kerman) 
(Sup. Dist. 4) (APN 015-410-03).     

OWNER/ 
APPLICANT:  Alvaro Garcia  

STAFF CONTACT:    Ejaz Ahmad, Planner 
  (559) 600-4204 

  Marianne Mollring, Senior Planner 
  (559) 600-4569 

RECOMMENDATION: 

• Adopt the Mitigated Negative Declaration prepared for Initial Study (IS) Application No.
6986; and

• Approve Unclassified Conditional Use Permit (CUP) No. 3501 with recommended Findings
and Conditions; and

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

ATTACHMENT B
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EXHIBITS: 

1. Mitigation Monitoring, Conditions of Approval and Project Notes

2. Location Map

3. Existing Zoning Map

4. Existing Land Use Map

5. Site Plan/Floor Plan/Elevation

6. Project Description and Operational Statement

7. Summary of Initial Study Application No. 6986

8. Draft Mitigated Negative Declaration

SITE DEVELOPMENT AND OPERATIONAL INFORMATION: 

Criteria Existing Proposed 
General Plan 
Designation 

Agriculture No change 

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

No change 

Parcel Size 20 acres No change 

Project Site • 16,641 square-foot gymnasium
building

• 1,430 and 1,690 square-foot
single-family residences

• 2,440 square-foot pollen room
(frame shop building)

• 5,360 square-foot shop (steel
garage) to store agricultural
material

• 7,742 square-foot agricultural
equipment repair and storage
shop (machine shop)

• 936 square-foot portable trailer
(modular classroom)

• 64 and 108 square-foot bathrooms
• Two 96 square-foot chicken coops
• 400 square-foot cow shade
• Water well, septic systems, paved

drive approach off Clinton Avenue

A high-intensity park with 
related improvements for 
special events and meetings 
on an approximately 5.4-acre 
portion of a 20-acre parcel 

Structural 
Improvements 

• 16,641 square-foot gymnasium
building

The existing 16,641 square-
foot gymnasium building will 
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Criteria Existing Proposed 
• 1,430 and 1,690 square-foot

single-family residences
• 2,440 square-foot pollen room

(frame shop building)
• 5,360 square-foot shop (steel

garage) to store agricultural
material

• 7,742 square-foot agricultural
equipment repair and storage
shop (machine shop)

• 936 square-foot portable trailer
(modular classroom)

• 64 and 108 square-foot bathrooms
• Two 96 square-foot chicken coops
• 400 square-foot cow shade

be converted into a banquet 
hall to hold special events and 
meetings along with outdoor 
venue 

Nearest Residence 110 feet to the east of the project 
site 

No change 

Surrounding 
Development 

Orchard, field crops, single-family 
residences 

No change 

Operational Features A plant nursery on the 14.6-acre 
portion of the subject property 

• All events on the property
will occur on Friday,
Saturday and Sunday
inside the banquet hall and
outside within the proposed
entertainment area

• Any and all noise-
generating activities related
to this proposal will be held
inside the banquet hall

• No food will be prepared
on site; all food to be
served at the events will be
catered

• Alcohol to be served during
the events will be permitted
by the State Department of
Alcoholic Beverage Control

Employees N/A Up to 8 employees 

Customers N/A 50 to 500 depending on the 
events 
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Criteria Existing Proposed 
Traffic Trips N/A Up to 400 one-way trips per 

day (200 round trips) based on 
vehicle occupancy factor of 2.5 
persons per vehicle   

Lighting On the exterior of the existing Outdoor lighting in the parking 
area 

Hours of Operation N/A 2 p.m. to 2 a.m. on Friday, 
Saturday and Sunday  

EXISTING VIOLATION (Y/N) AND NATURE OF VIOLATION:  Y 

Violation File No. 11-102674 – demolition of a single-family residence without permit and 
Violation File No. 12-102674 – remodeling an existing house and converting it to a residence 
without plans, permits or inspections 

Violation File No. 10-105829 – Modular classroom placed on the property without permit 

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 IS, staff has 
determined that a Mitigated Negative Declaration is appropriate.  A summary of the Initial Study 
is included below as Exhibit 7. 

Notice of Intent to Adopt a Mitigated Negative Declaration publication date: November 10, 2017 

PUBLIC NOTICE: 

Notices were sent to fourteen (14) property owners within 1,320 feet of the subject parcel, 
exceeding the minimum notification requirements prescribed by the California Government 
Code and County Zoning Ordinance. 

PROCEDURAL CONSIDERATIONS: 

An Unclassified Conditional Use Permit (CUP) may be approved only if four Findings specified 
in the Fresno County Zoning Ordinance, Section 873-F are made by the Planning Commission. 

The decision of the Planning Commission on an Unclassified CUP Application is final, unless 
appealed to the Board of Supervisors within 15 days of the Commission’s action. 

BACKGROUND INFORMATION: 

Kerman High School was previously located on the project site.  The school was established on 
the property in 1912 and was utilized as a high school until 1968, when it was vacated and sold 
to a private party who operated the site for public and private use.  The property was then 
purchased in 1998 by a private owner and later by the Applicant in August 2014.   
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The existing improvements on the property include a 16,641 square-foot gymnasium building, 
1,430 and 1,690 square-foot single-family residences, 2,440 square-foot pollen room, 7,742 and 
5,360 square-foot agriculture equipment and storage shops, 936 square-foot portable trailer, 64 
and 108 square-foot bathrooms, two 96 square-foot chicken coops and a 400 square-foot cow 
shade. According to the County permit records, the Applicant was issued building permits for 
the remodeling of various building and structures on the property.  According to the Code 
Enforcement section of the Fresno County Department of Public Works and Planning, some of 
the permits are still open and some are in violation and are required to be closed by the 
Applicant. 

The subject proposal entails establishment of a high-intensity park with related improvements 
for special events and meetings on an approximately 5.4-acre northeasterly portion of a 20-acre 
project site.  In that regard, the existing 16,641 square-foot old Kerman High School gymnasium 
building will be converted into a banquet hall to hold events.  New improvements include an 
outdoor entertainment area to be used in conjunction with the indoor venue.  Other 
improvements include landscaping and a walkway connecting the outdoor area with the banquet 
hall.  The 5.4-acre project site will be fenced with access provided from Madera Avenue (State 
Route 145). 

Finding 1: That the site of the proposed use is adequate in size and shape to accommodate 
said use and all yards, spaces, walls and fences, parking, loading, landscaping, 
and other features required by this Division, to adjust said use with land and uses 
in the neighborhood 

Current Standard: Proposed Operation: Is Standard 
Met (y/n) 

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

Front (east property line): 
350 feet  
Side (north property line): 
90 feet  
Side (south property line): 
412 feet 
Rear (west property line): 
790 feet 

Yes 

Parking One parking space for 
every forty (40) square feet 
of area within the meeting 
(banquet) hall plus one 
parking space for every 
two permanent employees 

211 parking spaces (206 
required) 

Yes 

Lot Coverage No requirement N/A N/A 

Separation 
Between Buildings 

Separation between 
animal shelter and building 
for human occupancy: 40 
feet 

N/A N/A 

Wall 
Requirements 

Per section 855-H.2 of the 
County Ordinance Code 

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

Septic 
Replacement Area 

100 percent of the existing 
system 

100 percent of the existing 
system 

N/A 

Water Well 
Separation 

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

On-site domestic water well 
will maintain required 
separation from the 
Engineered Sewage 
Disposal system proposed 
for the project 

Yes 

Reviewing Agency/Department Comments Regarding Site Adequacy: 

Zoning Section of the Fresno County Department of Public Works and Planning:  No concerns 
with the proposal. 

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

Analysis: 

Staff review of the Site Plan demonstrates that the existing and proposed improvements meet 
minimum building setback requirements of the AE-20 Zone District.  Additionally, the project 
provides for adequate on-site parking for guests and event support staff.   The project site is 
adequate in size and shape to accommodate the parking and circulation area, ingress and 
egress, and building/structure related to the use.  

Based on the above information staff believes the 5.4-acre portion of the subject 20-acre project 
site is adequate in size and shape to accommodate the proposal.   

Recommended Conditions of Approval:  

None. 

Conclusion:  

Finding 1 can be made. 

Finding 2: That the site for the proposed use relates to streets and highways adequate in 
width and pavement type to carry the quantity and kind of traffic generated by the 
proposed use 

Existing Conditions Proposed Operation 
Private Road No N/A N/A 

Public Road 
Frontage 

Yes State Route 145 (Madera Avenue):  
Unknown 

No change 
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Existing Conditions Proposed Operation 
Clinton Avenue: Excellent condition 

Direct Access to 
Public Road 

Yes State Route 145 

Clinton Avenue 

No change 

Road ADT (Average 
Daily Traffic) 

N/A (SR145) 

300 (Clinton Avenue) 

N/A 

No change 

Road Classification State Route 145 

Local (Clinton Avenue); excellent 
condition 

No change 

Road Width State Route 145 
• 60 feet (30 feet east of the

centerline and 30 feet west of 
the centerline) 

Clinton Avenue 
• 40 feet (20 feet north of the

centerline and 20 feet south of 
the centerline) 

50 feet additional right-of-
way (west of centerline) 
required by Caltrans to 
accommodate future 
widening of State Route 
145  

No change 

Road Surface • Asphalt-concrete paved (State
Route 145)

• Asphalt-concrete paved (Clinton
Avenue)

No change 

Traffic Trips None Up to 400 one-way trips per 
day (200 round trips) based 
on vehicle occupancy factor 
of 2.5 persons per vehicle   

Traffic Impact 
Study (TIS) 
Prepared 

None No TIS required by the 
California Department of 
Transportation or the 
Design Division of the 
Fresno County Department 
of Public Works and 
Planning 

Road Improvements 
Required 

Good Not required 
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Reviewing Agency/Department Comments: 

California Department of Transportation (Caltrans):  One driveway access from State Route 
(SR) 145 located 550 feet north of Clinton Avenue shall be allowed for left-turn channelization 
along SR 145 for vehicles travelling to eastbound Clinton Avenue.  SR145 near the proposal is 
planned for 160 feet (80 feet measured from the centerline) verses existing 60 feet (30 feet 
measured from the centerline).  The property owner shall irrevocably offer the easterly 50 feet of 
the property to Caltrans as future right-of-way for SR 145.  This has been included as a 
Condition of Approval. 

Development Engineering Section of the Fresno County Department of Public Works and 
Planning:  Any work done within the right-of-way to construct a new driveway or improve an 
existing driveway off State Route (SR) 145 shall require an encroachment permit from the 
California Department of Transportation (Caltrans).  This has been included as a Project Note. 

Design Division of the Fresno County Department of Public Works and Planning:  No concerns 
with the proposal. 

No other comments specific to the adequacy of streets and highways were expressed by 
reviewing Agencies or Departments. 

Analysis: 

The subject 20-acre parcel has frontage on Clinton Avenue and State Route (SR) 145 (Madera 
Avenue).  However, the 5.4-acre portion of the property subject to this proposal will gain access 
from State Route (SR) 145.  The California Department of Transportation (Caltrans) reviewed 
the subject proposal and stated that since the proposed facility will operate on Friday, Saturday 
and Sunday, outside of peak travel time, it would have a less than significant operational impact 
on SR 145.  No Traffic Impact Study was required for the project.   

Caltrans also stated that the segment of SR 145 that fronts the property requires160 feet of 
ultimate right-of-way.  Currently, there is a total existing right-of-way of 60 feet.  Therefore, the 
project will require an irrevocable offer of dedication of an additional 50 feet east of the 
centerline to accommodate future widening of SR145.   

Based on the above discussion, and with adherence to the Conditions of Approval and Project 
Notes, staff believes State Route 145 can accommodate the traffic generated by this proposal.  

Recommended Conditions of Approval: 

See recommended Conditions of Approval attached as Exhibit 1. 

Conclusion:  

Finding 2 can be made. 

Finding 3: That the proposed use will have no adverse effect on abutting property and 
surrounding neighborhood or the permitted use thereof 
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Surrounding Parcels 
Size: Use: Zoning: Nearest Residence: 

North 20 acres Vineyard with a single-family 
residence  

AE-20  350 feet 

South 20 acres Vineyard with a single-family 
residence 

AE-20 700 feet 

East 1.04 acres 
16 acres 

Vineyard with a single-family 
residence 

AE-20 110 feet 

West 40 acres Vineyard with a single-family 
residence 

AE-20 1,450 

Reviewing Agency/Department Comments: 

Fresno County Department of Public Health, Environmental Health Division:  The sewage 
disposal system shall be designed and installed in accordance with the Technicon Engineering 
Services, Inc. Supplemental Septic Design Report (Project No. 150707.002 dated October 3, 
2017) or as otherwise approved by the Fresno County Department of Public Health, 
Environmental Health Division.  Any changes in the proposed project may require additional 
review to ensure the on-site wastewater treatment system’s adequacy to serve the proposed 
changes.  Installation of sewage disposal systems shall be in accordance with all Local 
Ordinances and State Regulations.  No more than 250 meals shall be provided at any one 
event. 

State Water Resources Control Board, Division of Drinking Water:  If at any time during the 
operation of the facility, water supply from the well shows positive results for total coliform 
bacteria, the well water shall be permanently chlorinated.  However, if it begins to produce water 
with E. coli, a new well shall be drilled. 

Fresno County Sheriff-Coroner’s Office:  Licensed security guards shall be present on site 
during all events.  Prior to occupancy granted for the use, the Fresno County Sheriff-Coroner’s 
Office shall be provided with the number of security guards for each 100 people on site for the 
events.  Prior to occupancy being granted for the use, the Applicant shall provide evidence 
regarding the type of ABC (Alcoholic Beverage Control) license to be used for the events and 
whether or not the events will be private or open to the public (to include purchase of alcohol).  
All events shall adhere to the County Noise Ordinance. 

The aforementioned requirements have been included as Mitigation Measures. 

Prior to issuance of building permits, the Applicant/operator shall submit complete food facility 
plans and specifications to the Fresno County Department of Public Health, Environmental 
Health Division for review and approval.  Prior to operations, the Applicant/Owner shall apply for 
and obtain a ‘Permit to Operate’ a food facility.  The Applicant shall contact the California 
Department of Alcoholic Beverage Control for information and requirements to serve alcohol at 
events.  

Development Engineering Section of the Fresno County Department of Public Works and 
Planning:  Any additional run-off generated by the proposed development of the site must be 
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retained or disposed of per County Standards.  An Engineered Grading and Drainage Plan is 
required to show how additional storm water runoff generated by the proposed development will 
be handled without adversely impacting adjacent properties.  A Grading Permit or Voucher shall 
obtained for any grading proposed with this application.  A 10’ by 10’ corner cutoff shall be 
improved for sight distance purposes at any proposed or existing driveway accessing Clinton 
Avenue.  Any work done within the right-of-way to construct a new driveway or improve an 
existing driveway off Clinton Avenue shall require an encroachment permit from the Road 
Maintenance and Operations Division. 

North Central Fire Protection District (NCFPD) requires: 1) the Site Plan to show two means of 
ingress and egress; 2) “all weather surface” fire access lanes; 3) on-site Fire Flow Water Supply 
meeting NCFPD Commercial Water Tank Standard; 4) emergency vehicle drive access within 
200 feet of all building openings; 5) a minimum 20-foot gate opening for emergency vehicle 
access with unobstructed width of 20 feet; 6) a police/fire bypass lock (“Best” padlock model 
21B700 series or electric cylinder switch model 1W7B2); and 7) a fire sprinkler system based on 
building square footage/occupancy classification and a fire alarm system.   

San Joaquin Valley Air Pollution Control District (Air District): The Applicant shall contact the 
District’s Small Business Assistance Office to identify District rules or regulations that apply to 
the project or to obtain information about Air District permit requirements.  

Building and Safety Section of the Fresno County Department of Public Works and Planning:  
Plans, permits and inspections are required for all on-site construction improvements.  Buildings 
and/or facilities providing a “Public Use” must comply with the accessibility requirements of 
Chapter 11B of the California Building Code. Open permits and violations on the property shall 
be closed.   

Site Plan Review Section of the Fresno County Department of Public Works and Planning:  All 
proposed signs shall be submitted to the Department of Public Works and Planning permits 
counter to verify compliance with the Zoning Ordinance.  (Note:  Off-site signs are not allowed 
for commercial uses in the AE-20 Zone District.) ADA stall(s) must be provided for the physically 
disabled and shall be served by an access aisle 96 inches wide, minimum, and shall be 
designated van accessible.  ADA stalls shall be concrete or asphalt concrete paved and must 
be located on the shortest possible route to the main entrance so the disabled person does not 
cross the driveway into the parking lot. 

The aforementioned requirements have been included as Project Notes. 

Fresno Irrigation District:  The Fresno Irrigation District’s (FID) G-7 Canal No. 67 runs southerly 
and traverses through the western part of the subject property.  The Applicant shall replace the 
existing pipeline across the subject parcel with a new 30-inch-diameter ASTM C-361 Rubber 
Gasket Reinforced Concrete in accordance with FID standards. (Note:  Per the following 
Analysis, the project will not affect the pipeline.)  

Dumna Wo Wah Tribal Government:  The Tribe was offered the opportunity to consult under 
Public Resources Code (PRC) Section 21080.3 (b).  The Tribe provided a letter past the 30-day 
response window, which resulted in no need for consultation under AB 52 and no further action 
by the County (see the following Analysis). 

Central Valley Regional Water Quality Control Board; Fresno County Department of Agriculture; 
Design Division, and Water and Natural Resources Division of the Fresno County Department 
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of Public Works and Planning; Table Mountain Rancheria, Tribal Government Office; Picayune 
Rancheria of the Chukchansi Indians:  No concerns with the proposal.  

Analysis: 

The project entails establishment of a high-intensity park with related improvements for special 
events and meetings on an approximately 5.4-acre portion of a 20-acre project site. Surrounding 
land uses include orchard and field crops with sparse single-family residences.   

The project will utilize the existing improvements as well as new improvements on the property.  
The existing 16,641 square-foot gymnasium building will be remodeled into a banquet hall for 
indoor venue.  New improvements include an outdoor entertainment area for outdoor venue, on-
site parking and access to the site from State Route 145 (Madera Avenue).  Other existing 
improvements, though unrelated to the subject proposal and located on the remainder of the 20-
acre property, include single-family residences, pollen room, ag equipment and storage shops, 
portable trailer, bathrooms, chicken coops and a cow shade.  

The Initial Study prepared for this project identified potential impacts related to aesthetics, 
geology and soils, hydrology and water quality, and public services.  Regarding aesthetics, 
all outdoor lighting would be required to be hooded and directed downward so as not to 
shine upon adjacent roads and properties.  Regarding geology and soils, an engineered 
sewage disposal system would be required for the project.  Regarding hydrology and water 
quality, the well water would require chlorination or drilling of a new well in case of finding 
E.coli.  Regarding public services, security guards would be required during events and any 
alcohol service would be subject to permits from the Department of Alcoholic Beverage 
Control.   

These requirements have been included as Mitigation Measures. 

Impacts related to air quality, hazards and hazardous materials, noise, and transportation/traffic 
have been determined to be less than significant.  In this regard, the project will comply with Air 
District permitting requirements, submit Food Facility Plans and specifications for approval by 
the Health Department, comply with Fresno County Noise Ordinance standards, and require the 
property owner irrevocably offer a portion of the property to Caltrans for future widening of State 
Route 145.  Furthermore, the project will have no impact on the Fresno Irrigation District’s (FID) 
G-7 Canal No. 67 that traverses approximately 745 feet west of the project site. Staff found no 
nexus between the scope of the project and the FID requirements of the pipeline replacement 
by the Applicant.   

The project is not in an archeologically-sensitive area.  The Southern San Joaquin Valley 
Information Center did not have any history of archeological or cultural resources being found at 
or near the site and the Native American Heritage Commission Sacred Land File records search 
was negative.   Pursuant to Assembly Bill (AB) 52, a letter was provided to Dumna Wo Wah 
Tribal Government offering the opportunity to consult under Public Resources Code (PRC) 
Section 21080.3 (b) with a 30-day statutory window to formally respond, in writing, to request a 
Cultural Resources Consultation.  The Dumna Wo Wah Tribal Government responded past the 
30-day response time.  This resulted in no need for consultation under AB 52 and no further 
action on the part of Fresno County.  

Based on the above information and with adherence to Mitigation Measures, recommended 
Conditions of Approval, including Site Plan Review for design of parking and circulation, 
driveway, access, right-of-way dedication, grading and drainage, fire protection and lighting, and 



Staff Report – Page 12 

Project Notes for mandatory requirements, staff believes the project will not have an adverse 
effect upon adjoining properties or the surrounding neighborhood.   

Recommended Conditions of Approval:  

See Mitigation Measures and recommended Conditions of Approval attached as Exhibit 1. 

Conclusion:  

Finding 3 can be made. 

Finding 4: That the proposed development is consistent with the General Plan 

Relevant Policies: Consistency/Considerations: 
General Plan Policy LU-A.3: allows 
agriculturally-related uses by discretionary 
permit if they meet the following criteria. 

a. Criteria LU-A.3.a. states that the use shall
provide a needed service to the surrounding
area which cannot be provided more
effectively within urban areas or which
requires location in a non-urban area
because of unusual site requirements or
operational characteristics.

b. Criteria LU-A.3.b. states that the use shall
not be sited on productive agricultural land
if less productive land is available in the
vicinity.

c. Criteria LU-A.3.c. states that the use shall
not have a detrimental impact on water
resources or the use or management of
surrounding properties within ¼-mile radius.

d. Criteria LU-A.3.d. states that a probable
workforce should be located nearby or
readily available.

The project meets Policy LU-A.3.  With 
regard to Criteria “a”, the project could 
gather a large crowd.  As such, the project 
location outside an urban area is well 
suited.  The project will adequately serve 
the needs of people from the City of 
Kerman, and those of other nearby 
communities.   

With regard to Criteria “b”, the project site is 
non-productive farmland and is classified 
as Urban and Built-Up Land on the 2014 
Fresno County Important Farmland Map. 

With regard to Criteria “c”, the project is not 
in a water-short area, and will use limited 
water, not having any significant impact on 
the area’s groundwater supply.    

With regard to Criteria “d”, the project site is 
in close proximity to the City of Kerman and 
unincorporated community of Biola  which 
can provide adequate workforce for the 
project.   

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

General Plan Policy LU-A.13:  The County shall 
protect agricultural operations from conflicts 
with non-agricultural uses by requiring buffers 
between proposed non-agricultural uses and 
adjacent agricultural operations. 

Designated as an Urban and Built-Up Land 
on the 2014 Fresno County Important 
Farmland Map, historical use of the site has 
been a public school site.  The site is 
currently developed with a plant nursery, 
single-family residences and related 
improvements.  The project will not affect 
surrounding farmlands.  The existing 
fencing on the property and State Route 
145 (Madera Avenue) separate the site 
from cultivated lands to the north and the 
east.     
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Relevant Policies: Consistency/Considerations: 
General Plan Policy LU-A.14:  The County shall 
ensure that the review of discretionary permits 
includes an assessment of the conversion of 
productive agriculture land and that mitigation 
be required where appropriate. 

General Plan Policy PF-C.17:  County shall 
undertake a water supply evaluation, including 
determinations of water supply adequacy, 
impact on other water users in the County, and 
water sustainability. 

As noted above, the project is not in a 
water-short area and will utilize limited 
groundwater.  No concerns related to water 
sustainability for the project were 
expressed by the Water and Natural 
Resources Division of the Fresno County 
Department of Public Works and Planning. 

Policy PF-D.6: County shall permit individual 
on-site sewage disposal systems on such 
parcels that have the area, soils, and other 
characteristics that permit installation of such 
disposal facilities without threatening surface or 
groundwater quality or posing any other health 
hazards and where community sewer service is 
not available and cannot be provided. 

A community sewer system is not available 
to the property at this time.  The project will 
utilize an engineered sewage disposal 
system.  Proper installation and 
maintenance of such system would result in 
no impacts on groundwater quality.  

Reviewing Agency Comments: 

Policy Planning Section of the Fresno County Department of Public Works and Planning:  The 
property is designated Agriculture in the General Plan.  According to General Plan Policy LU-A.3, 
non-agricultural uses such as the proposed high-intensity park may be allowed by means of a 
discretionary use permit.  Policy LU-A.12 requires that agricultural activities be protected from 
encroachment of incompatible land uses. Policy LU-A.13 requires buffer between non-
agricultural and agricultural uses, and Policy LU-A.14 requires an assessment of the conversion 
of productive agricultural land and implementation of necessary mitigations.  Policy PF-C.17 
requires evaluation of adequacy and sustainability of water supply for the project.  Policy PF-D.6: 
requires individual on-site sewage disposal systems not to affect surface or groundwater quality. 

Analysis: 

The project entails establishment of a high-intensity park with related improvements for special 
events and meetings on an approximately 5.4-acre portion of a 20-acre parcel.  The project-
related improvements include conversion of a 16, 641 square-foot gymnasium building into a 
banquet hall, outdoor entertainment area and on-site parking with access to the site provided 
from State Route 145 (Madera Avenue). 

The project meets the intent of Policy LU-A.3 as discussed above in General Plan Consistency/ 
Consideration.  Concerning consistency with Policy LU-A.12, Policy LU-A.13, and Policy LU-A.14, 
the project site is non-productive farmland developed with commercial and residential uses and 
related improvements.  Further, the project is an allowed use on the land designated Agriculture 
with discretionary approval and will be separated from the adjacent cultivated lands to the north 
and east by the existing fencing on the property and SR 145.  Concerning consistency with Policy 
PF-C.17, the project is located outside of a designated water-short area and will use limited 
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groundwater utilizing an on-site well.  Concerning consistency with Policy PF-D.6, the project will 
utilize an engineered sewage disposal system to minimize potential impact on groundwater quality. 

Based on the above information, staff believes the proposal is consistent with the Fresno 
County General Plan.   

Recommended Conditions of Approval: 

None. 

Conclusion:  

Finding 4 can be made. 

PUBLIC COMMENT: 

None 

CONCLUSION: 

Based on the factors cited in the analysis, staff believes the required Findings for granting the  
Unclassified Conditional Use Permit can be made.  Staff therefore recommends adoption of the 
Mitigated Negative Declaration prepared for the project and approval of Unclassified Conditional 
Use Permit No. 3501, subject to the recommended Conditions. 

PLANNING COMMISSION MOTIONS: 

Recommended Motion (Approval Action) 

• Move to adopt the Mitigated Negative Declaration prepared for Initial Study Application No.
6986; and

• Move to determine the required Findings can be made and move to approve Unclassified
Conditional Use Permit No. 3501, subject to the Mitigation Measures, Conditions of
Approval and Project Notes listed in Exhibit 1; and

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

Alternative Motion (Denial Action) 

• Move to determine that the required Findings cannot be made (state basis for not making
the Findings) and move to deny Unclassified Conditional Use Permit No. 3501; 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:ksn 
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Mitigation Monitoring and Reporting Program 
Initial Study Application No. 6986 

Unclassified Conditional Use Permit Application No. 3501 

Mitigation Measures 

Mitigation 
Measure 
No.* 

Impact Mitigation Measure Language Implementation 
Responsibility 

Monitoring 
Responsibility Time Span 

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

Applicant Applicant/Fresno 
County Department 
of Public Works 
and Planning 
(PWP) 

Ongoing; for 
duration of 
the project 

*2. Geology and 
Soils 

The sewage disposal system shall be designed and installed 
in accordance with the Technicon Engineering Services, Inc. 
Supplemental Septic Design Report (Project No. 150707.002 
dated October 3, 2017) or as otherwise approved by the 
Fresno County Department of Public Health, Environmental 
Health Division.  Any changes in the proposed project may 
require additional review to ensure adequacy of the on-site 
wastewater treatment system’ s adequacy to serve the 
proposed changes.   

Applicant Applicant/PWP/ 
Fresno County 
Department of 
Public Health, 
Environmental 
Health Division 

As noted 

*3. Geology and 
Soils 

Installation of sewage disposal systems shall be in 
accordance with all Local Ordinances and State Regulations. 

Applicant 

*4. Hydrology and 
Water Quality 

As required by the State Water Resources Control Board, 
Division of Drinking Water, if at any time during the operation 
of the facility, water supply from the well shows positive 
results for total coliform bacteria, the well water shall be 
permanently chlorinated.  However, if it begins to produce 
water with E. coli a new well shall be drilled. 

Applicant Applicant/State 
Water Resources 
Control Board, 
Division of Drinking 
Water 

Ongoing; for 
duration of 
the project 

*5. Public 
Services 

Licensed security guards shall be present on site during all 
events.  Prior to occupancy granted for the use, the Fresno 
County Sheriff-Coroner’s Office shall be provided with the 
number of security guards for each 100 people on site for the 
events. 

Applicant Applicant/Fresno 
County Sheriff-
Coroner’s Office 
(FCS) 

Ongoing; for 
duration of 
the project 

*6. Public 
Services 

Prior to occupancy granted for the use, the applicant shall 
provide evidence regarding the type of ABC (Alcoholic 
Beverage Control) license to be used for the events and 

Applicant Applicant/FCS Ongoing; for 
duration of 
the project 
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whether or not the events will be private or open to the public 
(to include purchase of alcohol). 

*7. Public 
Services 

All events shall adhere to the County Noise Ordinance. Applicant Applicant/PWP/ 
FCS 

As noted 

*8. Public 
Services 

No more than 250 meals shall be provided at any one event. Applicant Applicant/Fresno 
County Department 
of Public Health, 
Environmental 
Health Division 

As noted 

Conditions of Approval 

1. Development of the property shall be in accordance with the Site Plan, Floor Plan, Elevation and Operational Statement approved by 
the Commission. 

2. Prior to occupancy, a Site Plan Review shall be submitted to and approved by the Department of Public Works and Planning in 
accordance with Section 874 of the Fresno County Zoning Ordinance.  Conditions of the Site Plan Review may include: design of 
parking and circulation areas, access, right-of-way, on-site grading and drainage, fire protection, landscaping, signage and lighting. 

3. One driveway access from State Route (SR ) 145 located 550 feet north of Clinton Avenue shall be allowed for left-turn 
channelization along SR 145 for vehicles travelling to eastbound Clinton Avenue.   

4. State Route (SR) 145 near the proposal is planned for 160 feet (80 feet measured from centerline) verses existing 60 feet (30 feet 
measured from centerline).  The property owner shall irrevocably offer the easterly 50 feet of the property to the California 
Department of Transportation as future right-of-way for SR 145.   

5. The 5.4-acre project site shall be fenced with a minimum 6-foot-tall fence to separate the proposed high-intensity park from the 
remainder of the 20-acre property. 

*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. This Use Permit will become void unless there has been substantial development within two years of the effective date of approval. 

2. Plans, permits and inspections are required for all on-site construction improvements. Buildings and/or facilities providing a “Public 
Use” must comply with the accessibility requirements of Chapter 11B of the California Building Code, and open permits and violations 
on the property shall be closed.  Contact the Building and Safety Section of the Fresno County Department of Public Works and 
Planning at (559) 600-4540 for permits and inspections.    



Project Notes 

3. Prior to occupancy being granted, the Applicant shall coordinate with the Code Enforcement Section of the Fresno County Department 
of Public Works and Planning to close open permits and violations on the property. 

4. To address site improvement-related impacts resulting from the project, the Site Plan Review Section of the Fresno County 
Department of Public Works and Planning requires: 

• All proposed signs shall be submitted to the Department of Public Works and Planning permits counter to verify compliance with the
Zoning Ordinance.  Off-site signs are not allowed for commercial uses in the AE-20 Zone District.

• ADA stall(s) shall be provided for the physically disabled and shall be served by an access aisle 96 inches wide, minimum, and shall
be designated van accessible.

• ADA stalls shall be concrete or asphalt concrete paved and must be located on the shortest possible route to the main entrance so
the disabled person does not cross the driveway into the parking lot.

Note:  The aforementioned requirements will be addressed through Site Plan Review. 

5. To address grading and drainage impacts resulting from the project, the Development Engineering Section of the Fresno 
County Department of Public Works and Planning requires the following: 

• Any additional run-off generated by the proposed development of the site shall be retained or disposed of per County Standards.
• An Engineered Grading and Drainage Plan shall be provided to show how additional storm water runoff generated by the proposed

development will be handled without adversely impacting adjacent properties.
• A Grading Permit or Voucher shall be obtained for any grading proposed with this application.
• A 10’ by 10’ corner cutoff shall be improved for sight distance purposes at any proposed or existing driveway accessing Clinton

Avenue.
• Any work done within the right-of-way to construct a new driveway or improve an existing driveway off Clinton Avenue shall require

an encroachment permit from the Road Maintenance and Operations Division.

6. Prior to issuance of building permits, the Applicant/operator shall submit complete food facility plans and specifications to the Fresno 
County Department of Public Health, Environmental Health Division for review and approval.  Prior to operations, the Applicant/owner 
shall apply for and obtain a ‘Permit to Operate’ a food facility.   

7. The Applicant shall contact the California Department of Alcoholic Beverage Control for information and requirements to serve alcohol 
at events.  

8. To address fire impacts resulting from the project, the North Central Fire Protection District requires that the project Site Plan shall 
show the following: 

• Two means of ingress and egress
• All-weather surface fire access lanes
• On-site Fire Flow Water Supply meeting NCFPD Commercial Water Tank Standard
• Emergency vehicle drive access within 200 feet of all building openings
• Minimum 20-foot gate opening for emergency vehicle access with unobstructed width of 20 feet
• Police/fire bypass lock (“Best” padlock model 21B700 series or electric cylinder switch model 1W7B2)



Project Notes 

• A fire sprinkler system based on building square footage/occupancy classification and a fire alarm system.

9. The Applicant shall contact the San Joaquin Valley Air Pollution Control District (Air District) Small Business Assistance Office to 
identify District rules or regulations that apply to the project or to obtain information about District permit requirements. 

10. Any work done within the right-of-way to construct a new driveway or improve an existing driveway off State Route (SR) 145 shall 
require an encroachment permit from the California Department of Transportation (Caltrans).   

 EA:ksn 
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ALL WORK MATERIAL ON THIS PROJECT SHALL BE IN
CONFORMANCE WITH THE FOLLOWING CODES AS
ADOPTED AND AMENDED BY THE CITY BUILDING OFFICE.
NOTHING IN THESE DOCUMENT IS TO BE CONSTRUED AS
TO PERMIT ANY WORK OR PRODUCT NOT IN ACCORDANCE
WITH THESE CODES:
1. CALIFORNIA BUILDING CODE (C.R.C., 2016 EDITION)

2. THE 2016 CALIFORNIA BUILDING STANDARDS CODE

(CC-TITLE-24 & 25)

3. CALIFORNIA BUILDING CODE (C.B.C., 2016 EDITION)

4. CALIFORNIA PLUMBING CODE (C.P.C., 2016 EDITION)

5. CALIFORNIA MECHANICAL CODE (C.M.C., 2016 EDITION)

6. CALIFORNIA FIRE CODE (C.F.C., 2016 EDITION)

7. CALIFORNIA ELECTRICAL CODE (C.E.C., 2016 EDITION)

8. CALIFORNIA ENERGY CODE (2016 C.E.C. STANDARDS)

CODE ANALYSIS
BUILDING LOCATION:

OWNER:

APN:
LOT AREA:

ZONING:

BUILDING USE:

CONSTRUCTION TYPE:
OCCUPANCY:

OCCUPANCY SEPARATION:

NUMBER OF STORIES:
HEIGHT:

DANCING HALL:
FOYER/ROOMS:

KITCHEN:
BAR/SEATING:

RESTROOMS AND STORAGE:

EXITS REQUIRED:
TOTAL BUILDING AREA:

FIRE PROTECTION:

FIRE SPRINKLERS:
FIRE, BURGLAR ALARM:

HEIGHT/AREA LIMITATION:

AREA INCREASE
ALLOWABLE:

ACTUAL:

ADA ACCESSIBLITY:

2545 N. MADERA AVENUE
KERMAN, CALIFORNIA 93630

ALVARO GARCIA
3621 N. HOWARD AVENUE
KERMAN, CA 93630
559-908-0102

015-410-03
20 ACRE (871,200 SF)
AE-20

A-2 (WEDDING HALL)

V-B
A-2, PER CBC 303.2

NONE REQUIRED (CBC TABLE 508.4)

ONE
22 FT.
8070 S.F.
1466 S.F.
616 S.F.
1636 S.F.
2305 S.F.

515 S.F.

FOUR
14,094 SF

CHEMICAL FIRE SUPPRESSION AT
COOKING EQUIPMENT FIRE
EXTINGUISHERS PER CFC
SECTION 906.1
YES (UNDER SEPARATE PERMIT)
BY OTHERS (PRIVATELY MONITORED)

6,000 SF, 1-STORY, 40 FT (CBC TABLE  503)

UNLIMITED (CBC §507.1)

14,094 SF, 1 STORY, < 22 FT

YES, PER CHAPTER 11B, 2016 CBC

MEZZANINE AREA:

"THIS PERMIT DOES NOT INCLUDE FIRE SPRINKLERS" OR " THIS PROJECT HAS BEEN DESIGNED WITH A
UNIFORM LOAD OF  0.5  POUNDS PER SQUARE-FOOT TO SUPPORT THE ADDED LOADS OF A FIRE SPRINKLER
SYSTEM. THE MAIN FRAMING MEMBERS HAVE BEEN DESIGNED TO SUPPORT THE CONCENTRATED LOADS
OF A FIRE SPRINKLER SYSTEM" (CBC 107).

LAYOUT AND DETAILS OF THE FIRE SPRINKLER SYSTEM SHALL BE REVIEW AND APPROVED BY THE
APPLICABLE FIRE MARSHAL PRIOR TO SUBMITTING THE PLANS TO FRESNO COUNTY. THE FIRE SPRINKLER
SYSTEM SHALL BE INSTALLED BY A LICENSED FIRE SPRINKLER CONTRACTOR AND SHALL BE INSPECTED
AND APPROVED BY THE APPROPRIATE FIRE MARSHAL PRIOR TO TO APPROVAL OF OCCUPANCY OF
THE BUILDING.

B4B3

14,094 S.F.TOTAL BUILDING AREA:
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Alvaro Garcia & Carmen Garcia 
3621 N Howard Avenue 
Kerman, CA 93630 
December 14, 2017 

Department of Public Works and Planning 
2220 Tulare Street, 6th floor 
Fresno, CA 93721 

RE: (CUP 3501) BANQUET HALL - 2545 N Madera Avenue Kerman, CA 93630 

Dear Department of Public Works and Planning: 

After buying the property 2545 N Madera Avenue Kerman, CA 93630 I was required to 
submit a proposal of what I would do this property. Thankfully I have already 
accomplished many of the items on that proposal. After completing operation clean up 
and starting to expand the nursery I find myself ready for the next step which would be to 
transform and remodel the existing old high school gymnasium. The following is the 
operational statement checklist.     

1. Nature of operation:
We are remolding the previous gymnasium that was on-site. We plan on making it
into a banquet hall to hold company meetings and to hold special events
(corporate events, holiday parties, weddings, receptions, possibly school events)
and more. Events will be held indoors/outdoors depending on the request.
However, events requiring music must be held indoors. We also plan on providing
an outdoor park/reception area.

2. Operational time limits:
We plan on operating from 2:00 p.m. – 2:00 a.m. three days out of the week
Friday, Saturday & Sunday. A total of 12 indoor hours per day.

3. Number of customers or visitors:
On average the number of visitors we plan on having would be anywhere from 50
– 500 people depending on the event. They would be there during the hours of
operation 2:00 p.m. – 2:00 a.m. 

4. Number of employees:
Currently for the hall portion we have no employees but once we are in full
operation we plan on having 8 employees working up to 10 hour shifts. There will
be no employees living on on-site as caretakers. However, the nursery will have
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anywhere from 1-10 employees working in a given day. The nursery employees 
work 9 hour shifts Monday – Friday and 5 hour shifts on Saturday. The operation 
hours for the nursery vary from the summer months to winter months. 

5. Service and delivery vehicles:
There will be 1 delivery truck that will be used to delivery any merchandise or
supply once a week.

6. Access to the site:
The site will have access to two driveway off of Madera Avenue once the
construction is furnished. They will service as an entrance and exit point for the
facility. As of today the only paved public road to the site is Clinton Avenue.

7. Number of parking spaces for employees, customers and services/delivery
vehicles:
We are in the process of making an asphalt parking area holding 250 parking
spaces.

8. Are any goods to be sold on-site? If so, are these goods grown or produced on-site
or at some other location?
No, there will be no goods to be sold on-site.

9. What equipment is used?
We will have a lawnmower to do any outside gardening that is needed.

10. What supplies or materials are used and how are they stored?
As far as cleaning the hall we plan on having basic supplies and materials used for
cleaning such as push broom, mop, windex, cleaning cloths, ajax, toilet brush, etc.
All of these supplies will be on a caddy cart and will stored in a cleaning supply
closet.

11. Does the use cause an unsightly appearance?
The use will cause noise. However, it will be inside the facility therefore you
won’t hear much since it will be inside an insulated building.

12. List any solid or liquid waste to be produced.
We have estimated that around 3 yards of trash will be produced per week. It will
be stored and disposed by a trash company. One of which we have not yet
selected.

13. Estimated volume of water to be used (gallons per day).
We have two wells located in the property. One well will be used to supply water
for the nursery and the other well will be used to supply water for the hall. We
have estimated that we will be using 1500 gallons per event. Each well has its
own 20 HP pump.

14. Describe any proposed advertising including size, appearance, and placement.
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The only advertising we have planned for as of today would include the name of 
the hall. This would be painted on the building wall. It will be sized at 3ft x 20ft. 

15. Will existing building be used or will new buildings be constructed?
An existing building (old gymnasium) will be transformed into a banquet hall.
The floor plans have already been submitted.

16. Explain which buildings or what portion of building will be used in the operation.
The old school gymnasium is the building that will be used for the operation.

17. Will any outdoor lighting or an outdoor sound amplification system be used?
The parking lot will have outdoor lighting and will only be used at night when
event is being held. No, sound amplification system will be used.

18. Landscaping or fencing proposed?
The floor plans have already been submitted and show that we have proposed a
private chain-link fence around the area designated for the hall. Therefore there
will be a separation for each facility the hall will be fenced up and separated from
the nursery. The nursery will be its own entity and have its own private chain-link
fence.

19. Kitchen and Bar
The floor plan shows a kitchen and bar area inside the hall we plan that events
will bring in food that is already prepared/catered. The kitchen area will only be
used for storing purposes or heating up the catering food if needed. As for the bar
area we plan on using it as a place to get beverages.

20. Any other information that will provide a clear understanding of the project or
operation.
Once again we plan on transforming and remodeling the old high school
gymnasium into an event hall.

21. Identify all owners:
Alvaro L. Garcia and Carmen E. Garcia are the owners of this property. Contact
information (559) 908-0121 Cell Alvaro (559) 907-1999 Cell Carmen.

We look forward to working with you. 

Sincerely, 
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Alvaro Garcia & Carmen Garcia 
Property Owners 
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EVALUATION OF ENVIRONMENTAL IMPACTS 
___________________________________________________________________________ 
APPLICANT: Alvaro Garcia 

APPLICATION NOS.: Initial Study Application No. 6986; Unclassified Classified 
Conditional Use Permit Application No. 3501 

DESCRIPTION: Allow a high-intensity park with related improvements for 
special events and meetings on an approximately 5.4-acre 
portion of a 20-acre parcel in the AE-20 (Exclusive 
Agricultural, 20-acre minimum parcel size) Zone District. 

LOCATION: The subject property is located at northwest corner of W. 
Clinton and N. Madera Avenues approximately 2.3 miles 
north of the nearest city limits of the City of Kerman (2545 N. 
Madera Avenue, Kerman) (Sup. Dist. 4) (APN 015-410-03).   

I. AESTHETICS 

A. Would the project have a substantial adverse effect on a scenic vista; or 

B. Would the project substantially damage scenic resources, including, but not limited to, 
trees, rock outcroppings, and historic buildings within a State scenic highway? 

FINDING: NO IMPACT: 

The project site is located in an agricultural area and is currently developed with various 
buildings and structures. Surrounding land uses include orchard and field crops with 
sparse single-family residences.  The property fronts on State Route (SR) 145 (Madera 
Avenue).  SR 145 is not a designated scenic highway in the County General Plan and 
no scenic vistas or scenic resources were identified on or near the property.  

C. Would the project substantially degrade the existing visual character or quality of the 
site and its surroundings? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

Existing improvements on the property include a 16,641 square-foot gymnasium 
building, 1,430 and 1,690 square-foot single-family residences, 2,440 square-foot pollen 
room, 7,742 and 5,360 square-foot ag equipment and storage shops, 936 square-foot 
portable trailer, 64 and 108 square-foot bathrooms, two 96 square-foot chicken coops 
and a 400 square-foot cow shade. 

EXHIBIT 7



Evaluation of Environmental Impacts – Page 2 

According to the Applicant’s Operational Statement, the gymnasium building will be 
remodeled and be converted into a banquet hall to hold special events/meetings related 
to this proposal.  Related improvements include an outdoor entertainment area and on-
site parking with ingress and egress from State Route 145 (Madera Avenue). 

The proposal involves no new building or structures.   As such, no significant impact on 
the visual character or quality of the surroundings will occur from this proposal.   

D. Would the project create a new source of substantial light or glare which would 
adversely affect day or nighttime views in the area? 

FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION INCORPORATED: 

Outdoor lighting may be required on the exterior of the banquet hall or the parking area.  
To minimize any light and glare impacts resulting from this proposal, a mitigation 
measure would require that all lighting shall be hooded and directed as to not shine 
toward adjacent property and public streets.  

* Mitigation Measure

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

II. AGRICULTURAL AND FORESTRY RESOURCES

A. Would the project convert prime or unique farmlands or farmland of statewide
importance to non-agricultural use; or 

B. Would the project conflict with existing agricultural zoning or Williamson Act Contracts? 

FINDING: NO IMPACT: 

The project is not in conflict with Agriculture zoning on the property and is an allowed 
use on land designated for agriculture with discretionary approval.  The subject property 
is classified as Urban and Built-Up Land on the 2014 Fresno County Important 
Farmland Map and is not enrolled in a Williamson Act Land Conservation Contract.   

C. Would the project conflict with existing zoning for or cause rezoning of forest land, 
timberland, or timberland zoned Timberland Production; or 

D. Would the project result in the loss of forest land or conversion of forest land to non-
forest use? 

FINDING: NO IMPACT: 

The project site is currently zoned AE-20 (Exclusive Agricultural, 20-acre minimum 
parcel size) in the County Zoning Ordinance which is not in conflict with the subject 
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proposal.  The site is not an active forestland nor does it contain trees that may be 
commercially harvested.   

E. Would the project involve other changes in the existing environment which, due to their 
location or nature, could result in conversion of Farmland to non-agricultural uses or 
conversion of forest land to non-forest use? 

FINDING: NO IMPACT: 

As noted above, the subject proposal is a compatible use on the subject agricultural 
land, with discretionary land use approval, and will utilize the existing improvements on 
the property.   No changes to the existing environment will occur from this proposal. 

The Fresno County Agricultural Commissioner’s Office reviewed the proposal and 
expressed no concerns with the project.   

III. AIR QUALITY

A. Would the project conflict with or obstruct implementation of the applicable Air Quality
Plan; or 

B. Would the project violate any air quality standard or contribute to an existing or 
projected air quality violation; or 

C. Would the project result in a cumulatively considerable net increase of any criteria 
pollutant for which the project region is non-attainment under a Federal or State ambient 
air quality standard; or 

D. Would the project expose sensitive receptors to substantial pollutant concentrations? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The San Joaquin Valley Air Pollution Control District (Air District) reviewed the proposal 
and requires that the applicant shall contact the District’s Small Business Assistance 
Office to identify District rules or regulations that apply to the project or to obtain 
information about District permit requirements. This requirement will be included as a 
Project Note. 

E. Would the project create objectionable odors affecting a substantial number of people? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project will not create objectionable odors to affect people on or around the 
proposed facility.  No concerns were expressed by Air District. 

IV. BIOLOGICAL RESOURCES

A. Would the project have a substantial adverse effect, either directly or through habitat
modifications, on any candidate, sensitive, or special-status species; or 
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B. Would the project 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 (CDFW) or U.S. Fish and Wildlife 
Service (USFWS); or 

C. Would the project have a substantial adverse effect on federally-protected wetlands as 
defined by Section 404 of the Clean Water Act through direct removal, filling, 
hydrological interruption or other means? 

FINDING: NO IMPACT: 

The project site is pre-disturbed by the existing improvements on the property.  
Likewise, the neighboring parcels have been pre-disturbed with farming operations and 
as such do not provide habitat for state or federally-listed species.  Additionally, the site 
does not contain any riparian features or wetlands or waters under the jurisdiction of the 
United States.   

The project was routed to the California Department of Fish and Wildlife (CDFW) and 
the U.S. Fish and Wildlife Service (USFWS) for review and comments.  No concerns 
were expressed by either agency.  

D. Would the project 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 currently developed with various buildings and structures.  No wildlife 
or fish movement features (e.g., waterways, arroyos, ridgelines) or any wildlife nursery 
sites are present on the property.  The project will not impact these resources.   

E. Would the project conflict with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or ordinance? 

FINDING: NO IMPACT: 

The project is not subject to the County tree preservation policy or ordinance.  

F. Would the project 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:  

The project site is not within the boundaries of a Habitat Conservation Plan or Natural 
Community Conservation Plan.  The project will not conflict with the provisions of such a 
Plan.  
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V. CULTURAL RESOURCES 

A. Would the project cause a substantial adverse change in the significance of a historical 
resource as defined in Section 15064.5; or 

B. Would the project cause of substantial adverse change in the significance of an 
archeological resource pursuant to Section 15064.5; or 

C. Would the project directly or indirectly destroy a unique paleontological resource or site 
or unique geologic feature; or 

D. Would the project disturb any human remains, including those interred outside of formal 
cemeteries? 

FINDING:  NO IMPACT: 

The project site is not in an area sensitive to historical, archeological or paleontological 
resources.  No impacts on archeological resources are expected from this proposal. 

E. Would the project cause a substantial adverse change in the significance of a tribal 
cultural resource as defined in Public Resources Code Section 21074? 

FINDING: NO IMPACT: 

The project will have no impact on tribal Cultural Resources and was routed to the 
Dumna Wo Wah, Santa Rosa and Table Mountain Rancheria Tribal Governments, 
including Picayune Rancheria of the Chukchansi Indians in accordance with Public 
Resources Code Section 21080.3.1 (b).   

VI. GEOLOGY AND SOILS

A. Would the project expose people or structures to potential substantial adverse effects,
including risk of loss, injury or death involving: 

1. Rupture of a known earthquake?

FINDING:  NO IMPACT:

The project site does not contain any active earthquake faults, nor is it located within
a designated Alquist-Priolo Earthquake Fault Zone.

2. Strong seismic ground shaking; or

3. Seismic-related ground failure, including liquefaction?

FINDING:  LESS THAN SIGNIFICANT IMPACT:

The project site is in an area of low probability for exposure to strong ground
shaking. The potential for seismic-related ground failure (liquefaction, lateral
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spreading, and lurching) occurring on the project site is minimal due to the absence 
of high groundwater levels and saturated loose granular soil on the property.  In 
addition, the intensity of ground shaking from a large, distant earthquake is expected 
to be relatively low on the project site and, therefore, would not be severe enough to 
induce liquefaction on site.   

No agency expressed concerns or complaints related to ground shaking, ground 
failure, liquefaction or landslides.   

4. Landslides?

FINDING: NO IMPACT:

The project site contains naturally flat relief which precludes the possibility of
landslides on site.

B. Would the project result in substantial erosion or loss of topsoil? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The Development Engineering Section of the Development Services Division reviewed 
the proposal and requires that: 1) any additional run-off generated by the proposed 
development of the site be retained or disposed of per County Standards; 2) an 
Engineered Grading and Drainage Plan be required to show how additional storm water 
runoff generated by the proposed development will be handled without adversely 
impacting adjacent properties; and 3) and a Grading Permit or Voucher be obtained for 
any grading proposed with this application.  These requirements will be included as 
Project Notes and addressed through Site Plan Review recommended as a Condition of 
Approval.   

C. Would the project result in on-site or off-site landslide, lateral spreading, subsidence, 
liquefaction or collapse; or 

D. Would the project be located on expansive soils, creating substantial risks to life or 
property? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The development of the project would implement all applicable requirements of the most 
recent California Building Standards Code and as such would not expose persons to 
hazards associated with seismic design of buildings and shrinking and swelling of 
expansive soils.   

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

The Fresno County Department of Public Health, Environmental Health Division (Health 
Department) reviewed the proposal and required an engineered sewage disposal 
system for the project.  A “Design of On-site Sewage Disposal System” dated August 
30, 2016 and Supplemental Septic Design dated October 3, 2017 were prepared for the 
project by Technicon Engineering Services, Inc.  The Health Department reviewed and 
approved the septic system design with the following Mitigation Measure for the project: 

* Mitigation Measure

1. The sewage disposal system shall be designed and installed in accordance with
the Technicon Engineering Services, Inc. Supplemental Septic Design Report
(Project No. 150707.002 dated October 3, 2017) or as otherwise approved by the
Fresno County Department of Public Health, Environmental Health Division.  Any
changes in the proposed project may require additional review to ensure
adequacy of the on-site wastewater treatment systems’ adequacy to serve the
proposed changes.  Installation of sewage disposal systems shall be in
accordance with all Local Ordinances and State Regulations.

VII. GREENHOUSE GAS EMISSIONS

A. Would the project generate greenhouse gas emissions, either directly or indirectly, that 
may have a significant impact on the environment; or 

B. Would the project conflict with any applicable plan, policy or regulation adopted for the 
purpose of reducing the emissions of greenhouse gases? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

Comments received from the Air District expressed no specific project-related concerns, 
supporting the determination that the project will not generate greenhouse gas 
emissions that may have a significant impact on the environment.  The project will 
adhere to the Air District requirement as noted in Section III. A.B.C.D. Air Quality. 

VIII. HAZARDS AND HAZARDOUS MATERIALS

A. Would the project create a significant public hazard through routine transport, use or 
disposal of hazardous materials; or 

B. Would the project create a significant public hazard involving accidental release of 
hazardous materials into the environment; or 

C. Would the project create hazardous emissions or utilize hazardous materials, 
substances or waste within one quarter-mile of a school? 



Evaluation of Environmental Impacts – Page 8 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project does not involve transport, use or disposal of hazardous materials nor 
would cause any accidental release of hazardous materials into the environment. 

According to the Fresno County Department of Public Health, Environmental Health 
Division, Food Facility Plans and specifications shall be submitted for review and 
approval consistent with the proposed project and a ‘Permit to Operate’ a food 
facility shall be acquired.  These requirements will be included as Project Notes.  

The project is not located within one quarter-mile of a school.  The nearest school, Sun 
Empire Elementary School, is approximately 1.2 miles west of the project site. 

D. Would the project be located on a hazardous materials site? 

FINDING: NO IMPACT: 

The project is not located on a hazardous materials site.  No concerns were expressed 
by the Fresno County Department of Public Health, Environmental Health Division. 

E. Would a project located within an airport land use plan or, absent such a plan, within 
two miles of a public airport or public use airport, result in a safety hazard for people 
residing or working in the project area; or 

F. Would a project located within the vicinity of a private airstrip result in a safety hazard 
for people residing or working in the project area? 

FINDING: NO IMPACT: 

The project site is not located within an airport land use plan area, within two miles of a 
public use airport, or near a private airstrip.  The nearest airstrip, Bland Field, is 
approximately 4.3 miles south of the proposal.   

G. Would the project impair implementation of or physically interfere with an adopted 
Emergency Response Plan or Emergency Evacuation Plan? 

FINDING: NO IMPACT: 

The project does not include any characteristics (e.g., permanent road closures) that 
would physically impair or otherwise interfere with emergency response or evacuation in 
the project vicinity.  The project will not conflict with an emergency response or 
evacuation plan.   

H. Would the project expose people or structures to a significant risk of loss, injury or death 
involving wildland fires, including where wildlands are adjacent to urbanized areas or 
where residences are intermixed with wildlands? 
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FINDING: NO IMPACT: 

The project site is outside any wildland fire area.  The project will not expose persons or 
structures to wildland fire hazards.  

IX. HYDROLOGY AND WATER QUALITY

A. Would the project violate any water quality standards or waste discharge requirements
or otherwise degrade water quality? 

FINDING: LESS THAN SIGNIFICATION IMPACT WITH MITIGATION 
INCORPORATED: 

See discussion above in Section VI. E. Geology and Soils regarding waste discharge 
requirements for the project. 

According to the State Water Resources Control Board (SWRCB) Division of Drinking 
Water (DDW), the proposed facility will be a public water system, classified as a 
transient non-community water system and be permitted by SWRCB-DDW.  As such, 
the applicant must demonstrate that he has adequate technical, managerial and 
financial capacity to operate and maintain the water system in compliance with all state 
and federal laws and regulations.  Also, the existing well planned for use as a domestic 
source of water supply be must constructed in accordance with the California Well 
Standards and County well requirements.  Further, a well completion report or Well 
Driller’s report must be submitted with the domestic water supply permit application 
meeting the minimum required separation between well and septic system.  SWRCB 
also required the Applicant to conduct water quality testing for bacteria, nitrate and 
nitrite in accordance with the requirements for a transient non-community water system.  
In addition, where water quality standards are unmet, the Applicant must have a 
proposed treatment or an alternative solution as part of the permit application.   

The Applicant conducted a water quality analysis of the well water which was reviewed 
and approved by SWRCB-DDW.  Concerning the SWRCB-DDW requirement for 
documentation of the well construction and separation from sewage hazards or a signed 
statement agreeing to install water treatment due to proximity to sewage or well 
construction deficiencies identified at the time SWRCB-DDW prepares a domestic water 
supply permit for the project, the applicant has provided a signed statement to SWRCB-
DDW.  A site visit by SWRCB-DDW has revealed that the well is sealed to a depth of 20 
feet verses 50 feet required.  However, upon reviewing the Design of On-site Sewage 
Disposal System prepared for the project by Technicon Engineering Services, Inc., and 
noticing 100-foot separation between the proposed septic systems and the well, 
SWRCB-DDW concluded that the proposed facility could be permitted as a transient 
drinking water system, provided the Fresno County Health Department approves the 
Design of On-site Sewage Disposal System.  The Health Department approved the 
septic system design on October 5, 2017.  SWRCB-DDW also concluded that if the well 
shows positive result for total coliform bacteria, the water shall be permanently 
chlorinated.  But, if it begins to produce water with E. coli, a new well must be drilled.  
This requirement will be included as a Mitigation Measure.   
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* Mitigation Measure

1. As required by the State Water Resources Control Board, Office of Drinking
Water, if at any time during the operation of the facility, water supply from the
well shows positive results for total coliform bacteria, the well water shall be
permanently chlorinated.  However, if it begins to produce water with E. coli a
new well shall be drilled.

The California Regional Water Quality Control Board (RWQCB) also reviewed the 
proposal and expressed no concerns related to the project’s impact on groundwater 
quality.   

B. Would the project substantially deplete groundwater supplies or interfere substantially 
with groundwater recharge so that there would be a net deficit in aquifer volume or a 
lowering of the local groundwater table? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to the Applicant’s Operational Statement, the project will use approximately 
1500 gallons of water per event.  Events will occur on Friday, Saturday and Sunday of 
each week.  The water will be supplied from an on-site domestic well. 

The Water and Natural Resources Division (WNR) of the Fresno County Department of 
Public Works and Planning reviewed the project.  Considering the anticipated water 
usage and the project site not being located in a low-water area, WNR expressed no 
concerns related to sustainable water supply for the project.   The impact would be less 
than significant.   

C. Would the project substantially alter existing drainage patterns, including alteration of 
the course of a stream or river, in a manner which would result in substantial erosion or 
siltation on or off site; or 

D. Would the project substantially alter existing drainage patterns, including alteration of 
the course of a stream or river, in a manner which would result in flooding on or off site? 

FINDING: NO IMPACT: 

No stream or river exists on the property that could be impacted by this proposal. 
Fresno Irrigation District (FID) G-7 Canal No. 67 runs southerly along the western 
boundary of the property and would not be impacted by the proposal.  

E. Would the project create or contribute run-off, which would exceed the capacity of 
existing or planned storm water drainage systems or provide substantial additional 
sources of polluted run-off? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 
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As noted above in Section VI. B. Geology and Soils, any changes to the existing 
drainage pattern resulting from this proposal will be subject to review and approval of an 
Engineered Grading and Drainage Plan and a Grading Permit or Voucher from the 
Development Engineering Section of the Development Services Division.    

F. Would the project otherwise substantially degrade water quality? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

See discussion in IX. A. above.    

G. Would the project place housing within a 100-year floodplain? 

FINDING: NO IMPACT: 

No housing is proposed with this application. 

H. Would the project place structures within a 100-year flood hazard area that would 
impede or redirect flood flows? 

FINDING: NO IMPACT: 

According to Federal Emergency Management Agency (FEMA) FIRM Panel 1525H, the 
subject property is not subject to the flooding from the one-percent-chance storm. 

I. Would the project expose persons or structures to levee or dam failure; or 

J. Would the project cause inundation by seiche, tsunami or mudflow? 

FINDING: NO IMPACT: 

The subject site is not prone to a seiche, tsunami or mudflow, nor is the project likely to 
expose persons or structures to potential levee or dam failure.  No levee or dam exists 
near the site. 

X. LAND USE AND PLANNING 

A. Will the project physically divide an established community? 

FINDING: NO IMPACT: 

The project will not physically divide an established community.  The nearest city, the 
City of Kerman, is approximately 2.3 miles south of the subject proposal. 

B. Will the project conflict with any Land Use Plan, policy or regulation of an agency with 
jurisdiction over the project? 
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FINDING LESS THAN SIGNIFICANT IMPACT: 

The subject property is designated Agriculture in the Fresno County General Plan and is 
outside of any city’s Sphere of Influence (SOI).  As such, the proposal is not in conflict 
with any land use plan, policy, or regulation of an agency with jurisdiction (other than 
County) over the project.   

The County General Plan allows the proposed facility in an agriculturally-zoned area by 
discretionary land use approval provided applicable General Plan policies are met.  
Concerning Policy LU-A.3, Criteria a. b. c. d., the proposed high-intensity park for 
special events/meetings fit to the subject property based on its location outside urban 
areas and yet in close proximity to the nearby towns and communities to serve them; is 
not located on prime farmland; will utilize limited water (1,500 gallons per event); and 
can be provided with adequate workforce from the nearby City of Kerman and 
unincorporated community of Biola.  Concerning Policy LU-A.12, Policy LU-A.13 and 
Policy LU-A.14, the project is a compatible use pursuant to Policy LU-A.3 and will be at 
an adequate distance from the adjacent farming operations.  Concerning Policy PF-
C.17 and Policy PF-D.6, the project will use limited water to impact groundwater supply 
and will install an engineered sewage disposal system to minimize wastewater impact 
on groundwater quality.    

C. Will the project conflict with any applicable Habitat Conservation Plan or Natural 
Community Conservation Plan? 

FINDING: NO IMPACT: 

The project will not conflict with any Habitat Conservation or Natural Community 
Conservation Plans. 

XI. MINERAL RESOURCES

A. Would the project result in the loss of availability of a known mineral resource; or

B. Would the project result in the loss of availability of a locally-important mineral resource
recovery site designated on a General Plan? 

FINDING: NO IMPACT: 

No impacts on mineral resources were identified in the analysis.  The site is not located 
in a mineral resource area as identified in Policy OS-C.2 of the General Plan. 

XII. NOISE

A. Would the project result in exposure of people to severe noise levels; or 

B. Would the project result in exposure of people to or generate excessive ground-borne 
vibration or ground-borne noise levels; or 
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C. Would the project cause a substantial permanent increase in ambient noise levels in the 
project vicinity; or 

D. Would the project result in a substantial temporary or periodic increase in ambient noise 
levels? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The Fresno County Department of Public Health, Environmental Health Division (Health 
Department) reviewed the proposal and required an acoustical analysis for the project.   
An “Acoustical Analysis” dated September 4, 2015 was prepared for the project by WJV 
Acoustics, Inc.  The Health Department reviewed and approved the Analysis by 
indicating that the project will meet Fresno County Noise Ordinance standards.   

E. Would the project expose people to excessive noise levels associated with a location 
near an airport or a private airstrip; or 

F. For a project within the vicinity of a private airstrip, would the project expose people 
residing or working in the project area to excessive noise levels? 

FINDING: NO IMPACT: 

The project site is not located near an airport or a private airstrip to be impacted by an 
airport noise.  The nearest airstrip, Bland Field, is approximately 4.3 miles south of the 
site.   

XIII. POPULATION AND HOUSING

A. Would the project induce substantial population growth either directly or indirectly; or 

B. Would the project displace substantial numbers of existing housing; or 

C. Would the project displace substantial numbers of people, necessitating the 
construction of housing elsewhere? 

FINDING: NO IMPACT: 

The project will not impact housing or induce population growth.  

XIV. PUBLIC SERVICES

A. Would the project result in substantial adverse physical impacts associated with the 
provision of new or physically-altered public facilities in the following areas: 

1. Fire protection?

FINDING: LESS THAN SIGNIFICANT IMPACT: 
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North Central Fire Protection District (NCFPD) reviewed the proposal and requires: 
1) the Site Plan to show two means of ingress and egress; 2) “all weather surface”
fire access lanes; 3) on-site Fire Flow Water Supply meeting NCFPD Commercial 
Water Tank Standard; 4) emergency vehicle drive access within 200 feet of all 
building openings; 5) a minimum 20-foot gate opening for emergency vehicle access 
with unobstructed width of 20 feet; 6) a police/fire bypass lock (“Best” padlock model 
21B700 series or electric cylinder switch model 1W7B2); 7) a fire sprinkler system 
based on building square footage/occupancy classification and a fire alarm system.  
These requirements will be included as Project Notes and addressed through Site 
Plan Review recommended as a Condition of Approval.   

2. Police protection?

FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION 
INCORPORATED: 

The Fresno County Sheriff’s Office (FCSO) reviewed the proposal and stated that 
the agency has previously responded to noise complaints related to loud music at 
the project site.  FCSO further stated that concentration of 500 people per event with 
alcohol on site will greatly impact law enforcement operations by creating more calls 
for service.  To mitigate these impacts, FCSO requires that security guards shall be 
present during all events, and information regarding the number of security guards to 
be staffed for each 100 people on site shall be provided to FCSO.  Additionally, the 
applicant shall provide evidence regarding the type of ABC (Alcohol and Beverage 
Control) license to be used for the events and whether or not the events will be 
private or open to the public (to include purchase of alcohol).  Furthermore, all 
events shall follow the County Noise Ordinance. These requirements will be included 
as Mitigation Measures:   

* Mitigation Measures

1. Licensed security guards shall be present on site during all events.  Prior to
occupancy granted for the use, the Fresno County Sheriff’s Office shall be
provided with the number of security guards for each 100 people on site for
the events.

2. Prior to occupancy granted for the use, the applicant shall provide evidence
regarding the type of ABC (Alcohol and Beverage Control) license to be used
for the events and whether or not the events will be private or open to the
public (to include purchase of alcohol).

3. All events shall adhere to the County Noise Ordinance.

3. Schools; or

4. Parks; or

5. Other public facilities?
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FINDING:  NO IMPACT: 

The project will not impact existing public services, or result in the need for additional 
public services related to schools and parks.  

XV. RECREATION

A. Would the project increase the use of existing neighborhood and regional parks; or 

B. Would the project require the construction of or expansion of recreational facilities? 

FINDING: NO IMPACT:  

The project would not result in the need for new or expanded recreational facilities. 

XVI. TRANSPORTATION/TRAFFIC

A. Would the project conflict with any applicable plan, ordinance or policy establishing 
measures of effectiveness for the performance of the circulation system, taking into 
account all modes of transportation; or 

B. Would the project conflict with an applicable congestion management program, 
including, but not limited to, level of service standards and travel demands measures? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

According to the Applicant’s Operational Statement, an average of 50 to 500 people will 
attend each planned event on the property.  The events will be held on Friday, Saturday 
and Sunday from 2 p.m. to 2 a.m. When fully operational, the facility will have eight 
employees working up to 10-hour shifts. 

The subject property is located on State Route (SR) 145 (Madera Avenue).  The 
California Department of Transportation (Caltrans) reviewed the proposal and stated 
that the project will have a less than significant impact on SR 145.  In addition, a review 
of the project Site Plan shows that the project is consistent with the agency’s initial 
comments on the project, which required one driveway access from SR 145 and be 
located 550 feet north of Clinton Avenue to allow for future left-turn channelization along 
SR 145 for vehicles travelling to eastbound Clinton Avenue.  Furthermore, SR 145 near 
the proposal is planned for 160 feet (80 feet measured from centerline) verses existing 
60 feet (30 feet measured from centerline.  A Condition of Approval would require the 
property owner to irrevocably offer easterly 50 feet of the parcel to the Caltrans as 
future right-of-way for SR 145.    

The Design Division of the Department of Public Works and Planning reviewed the 
proposal and expressed no concerns related to traffic.   

C. Would the project result in a change in air traffic patterns? 
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FINDING: NO IMPACT: 

The project will not result in a change in air traffic patterns.  

D. Would the project substantially increase traffic hazards due to design features? 

FINDING: NO IMPACT: 

The project does not propose to alter existing roadway designs within the project area, 
which has been designed in accordance with Fresno County roadway standards to 
avoid roadway hazards and other traffic-related hazardous features.  No concerns were 
expressed by the Road Maintenance and Operations Division of the Fresno County 
Department of Public Works and Planning.   

E. Would the project result in inadequate emergency access? 

FINDING: NO IMPACT: 

The proposed facility will gain access from State Route 145 (Madera Avenue).  

The project will not change emergency access to the site or affect access to nearby 
uses.  Further review of emergency access will occur at the time Fresno County Fire 
Protection District reviews the project during Site Plan Review recommended as a 
Condition of Approval and prior to issuance of building permits.  

F. Would the project conflict with adopted plans, policies or programs regarding public 
transit, bicycle or pedestrian facilities or otherwise decrease the performance or safety 
of such facilities? 

FINDING: NO IMPACT: 

The project will not conflict with any adopted transportation plans.  As such, no impacts 
associated with public transit or pedestrian and bicycle hazards are expected from this 
proposal. 

XVII. UTILITIES AND SERVICE SYSTEMS

A. Would the project exceed wastewater treatment requirements? 
FINDING: LESS THAN SIGNIFICANT IMPACT:  

See discussion in Section VI. E. Geology and Soils. 

B. Would the project require construction of or the expansion of new water or wastewater 
treatment facilities? 

FINDING: LESS THAN SIGNIFICANT IMPACT:   

See discussion in Section IX. B. Hydrology and Water Quality. 
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C. Would the project require or result in the construction or expansion of new storm water 
drainage facilities? 

FINDING: LESS THAN SIGNIFICATION IMPACT: 

See discussion in Section IX. E. Hydrology and Water Quality. 

D. Would the project have sufficient water supplies available from existing entitlements and 
resources, or are new or expanded entitlements needed? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

See discussion in Section IX. B. Hydrology and Water Quality. 

E. Would the project result in a determination of inadequate wastewater treatment capacity 
to serve project demand? 

FINDING: LESS THAN SIGNIFICANT IMPACT:  

See discussion in Section VI. E. Geology and Soils. 

F. Would the project be served by a landfill with sufficient permitted capacity; or 

G. Would the project comply with federal, state and local statutes and regulations related to 
solid waste? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project will generate three yards of trash per week.  Solid waste will be collected 
and stored on site and disposed of at the local landfill through a local trash hauler.    

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE

A. Does the project have the potential to 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, 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 prehistory or 
history? 

FINDING: NO IMPACT: 

The project would not degrade the quality of the environment; 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; or reduce the number or 
restrict the range of an endangered, rare, or threatened species.  No impacts on 
biological or cultural resources were identified in the analysis.  
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B. Does the project have impacts that are individually limited, but cumulatively 
considerable? 

FINDING: LESS THAN SIGNIFICANT IMPACT: 

The project has been analyzed for potential impacts, and appropriate project-specific 
mitigation measures have been developed to reduce project impacts to less than 
significant levels.   

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.  No cumulatively 
considerable impacts were identified in the analysis other than aesthetics, geology and 
soils, hydrology and water quality, noise, public services and transportation/traffic, which 
will be addressed with the Mitigation Measures discussed in Section I. D. Section VI. E, 
Section IX. A. Section XII. A. B. C. D., Section XIV. A., and Section XVI. A. B. 

C. Does the project have environmental impacts which will cause substantial adverse 
effects on human beings, either directly or indirectly? 

FINDING: NO IMPACT: 

The proposed project would not directly or indirectly cause substantial adverse effects 
on human beings.   

CONCLUSION/SUMMARY 

Based upon Initial Study (IS) No. 6986 prepared for Unclassified Conditional Use Permit 
Application No. 3501, 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 agricultural and 
forestry resources, biological resources, cultural resources, mineral resources, population and 
housing, and recreation. 

Potential impacts related to air quality, greenhouse gas emissions, hazards and hazardous 
materials, land use and planning, noise, transportation/traffic, and utilities and service systems 
have been determined to be less than significant.     

Potential impacts to aesthetics, geology and soils, hydrology and water quality, and public 
services 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 southeast corner of Tulare and “M” Streets, Fresno, California. 
EJ: 
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Applicant (Name): Alvaro Garcia Project Title:  

Unclassified Conditional Use Permit Application No. 3501 
 

Project Description:  
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Mitigation Monitoring and Reporting Program 
Initial Study Application No. 6986 

Unclassified Conditional Use Permit Application No. 3501 
Mitigation Measures 

Mitigation 
Measure 
No.* 

Impact Mitigation Measure Language Implementation 
Responsibility 

Monitoring 
Responsibility Time Span 

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

Applicant Applicant/Fresno 
County Department 
of Public Works 
and Planning 
(PWP) 
 

Ongoing; for 
duration of 
the project 

*2. Geology and 
Soils  

The sewage disposal system shall be designed and installed 
in accordance with the Technicon Engineering Services, Inc. 
Supplemental Septic Design Report (Project No. 150707.002 
dated October 3, 2017) or as otherwise approved by the 
Fresno County Department of Public Health, Environmental 
Health Division.  Any changes in the proposed project may 
require additional review to ensure adequacy of the on-site 
wastewater treatment system’ s adequacy to serve the 
proposed changes.   
 

Applicant Applicant/PWP/ 
Fresno County 
Department of 
Public Health, 
Environmental 
Health Division 

As noted 

*3. Geology and 
Soils  

Installation of sewage disposal systems shall be in 
accordance with all Local Ordinances and State Regulations. 
 

Applicant   

*4. Hydrology and 
Water Quality 

As required by the State Water Resources Control Board, 
Division of Drinking Water, if at any time during the operation 
of the facility, water supply from the well shows positive 
results for total coliform bacteria, the well water shall be 
permanently chlorinated.  However, if it begins to produce 
water with E. coli a new well shall be drilled. 
 

Applicant Applicant/State 
Water Resources 
Control Board, 
Division of Drinking 
Water 

Ongoing; for 
duration of 
the project 

*5. Public 
Services 

Licensed security guards shall be present on site during all 
events.  Prior to occupancy granted for the use, the Fresno 
County Sheriff-Coroner’s Office shall be provided with the 
number of security guards for each 100 people on site for the 
events. 
 

Applicant Applicant/Fresno 
County Sheriff-
Coroner’s Office 
(FCS) 

Ongoing; for 
duration of 
the project 
 

*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. 
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Mitigation Measures (Continued) 

Mitigation 
Measure 
No.* 

Impact Mitigation Measure Language Implementation 
Responsibility 

Monitoring 
Responsibility Time Span 

*6. Public 
Services 

Prior to occupancy granted for the use, the applicant shall 
provide evidence regarding the type of ABC (Alcoholic 
Beverage Control) license to be used for the events and 
whether or not the events will be private or open to the public 
(to include purchase of alcohol). 
 

Applicant Applicant/FCS Ongoing; for 
duration of 
the project 

*7. Public 
Services 
 

All events shall adhere to the County Noise Ordinance. Applicant Applicant/PWP/ 
FCS 

As noted 

*8. Public 
Services 
 

No more than 250 meals shall be provided at any one event. Applicant Applicant/Fresno 
County Department 
of Public Health, 
Environmental 
Health Division 
 

As noted 

 *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. 
 
 

 

Conditions of Approval 

1. Development of the property shall be in accordance with the Site Plan, Floor Plan, Elevation and Operational Statement approved by 
the Board including limiting events to Fridays, Saturdays and Sundays from 2:00pm to 12:00 midnight. 
 

2. Prior to occupancy, a Site Plan Review shall be submitted to and approved by the Department of Public Works and Planning in 
accordance with Section 874 of the Fresno County Zoning Ordinance.  Conditions of the Site Plan Review may include: design of 
parking and circulation areas, access, right-of-way, on-site grading and drainage, fire protection, landscaping, signage and lighting. 
 

3. One driveway access from State Route (SR ) 145 located 550 feet north of Clinton Avenue shall be allowed for left-turn 
channelization along SR 145 for vehicles travelling to eastbound Clinton Avenue.   
 

4. State Route (SR) 145 near the proposal is planned for 160 feet (80 feet measured from centerline) verses existing 60 feet (30 feet 
measured from centerline).  The property owner shall irrevocably offer the easterly 50 feet of the property to the California 
Department of Transportation as future right-of-way for SR 145.   
 

5. The 5.4-acre project site shall be fenced with a minimum 6-foot-tall fence to separate the proposed high-intensity park from the 
remainder of the 20-acre property. 
  



Project Notes 

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

1. This Use Permit will become void unless there has been substantial development within two years of the effective date of approval. 

2. Plans, permits and inspections are required for all on-site construction improvements. Buildings and/or facilities providing a “Public 
Use” must comply with the accessibility requirements of Chapter 11B of the California Building Code, and open permits and violations 
on the property shall be closed.  Contact the Building and Safety Section of the Fresno County Department of Public Works and 
Planning at (559) 600-4540 for permits and inspections.    
 

3. Prior to occupancy being granted, the Applicant shall coordinate with the Code Enforcement Section of the Fresno County Department 
of Public Works and Planning to close open permits and violations on the property. 
 

4. To address site improvement-related impacts resulting from the project, the Site Plan Review Section of the Fresno County 
Department of Public Works and Planning requires: 
 
• All proposed signs shall be submitted to the Department of Public Works and Planning permits counter to verify compliance with the 

Zoning Ordinance.  Off-site signs are not allowed for commercial uses in the AE-20 Zone District. 
• ADA stall(s) shall be provided for the physically disabled and shall be served by an access aisle 96 inches wide, minimum, and shall 

be designated van accessible.   
• ADA stalls shall be concrete or asphalt concrete paved and must be located on the shortest possible route to the main entrance so 

the disabled person does not cross the driveway into the parking lot. 
 

Note:  The aforementioned requirements will be addressed through Site Plan Review. 
 

5. To address grading and drainage impacts resulting from the project, the Development Engineering Section of the Fresno 
County Department of Public Works and Planning requires the following: 
 
• Any additional run-off generated by the proposed development of the site shall be retained or disposed of per County Standards. 
• An Engineered Grading and Drainage Plan shall be provided to show how additional storm water runoff generated by the proposed 

development will be handled without adversely impacting adjacent properties. 
• A Grading Permit or Voucher shall be obtained for any grading proposed with this application.  
• A 10’ by 10’ corner cutoff shall be improved for sight distance purposes at any proposed or existing driveway accessing Clinton 

Avenue.   
• Any work done within the right-of-way to construct a new driveway or improve an existing driveway off Clinton Avenue shall require 

an encroachment permit from the Road Maintenance and Operations Division. 
 

6. Prior to issuance of building permits, the Applicant/operator shall submit complete food facility plans and specifications to the Fresno 
County Department of Public Health, Environmental Health Division for review and approval.  Prior to operations, the Applicant/owner 
shall apply for and obtain a ‘Permit to Operate’ a food facility.   

 
 

 



Project Notes (Continued) 

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

7. The Applicant shall contact the California Department of Alcoholic Beverage Control for information and requirements to serve alcohol 
at events.  
 

8. To address fire impacts resulting from the project, the North Central Fire Protection District requires that the project Site Plan shall 
show the following: 

 
• Two means of ingress and egress 
• All-weather surface fire access lanes 
• On-site Fire Flow Water Supply meeting NCFPD Commercial Water Tank Standard 
• Emergency vehicle drive access within 200 feet of all building openings 
• Minimum 20-foot gate opening for emergency vehicle access with unobstructed width of 20 feet 
• Police/fire bypass lock (“Best” padlock model 21B700 series or electric cylinder switch model 1W7B2) 
• A fire sprinkler system based on building square footage/occupancy classification and a fire alarm system.   
 

9. The Applicant shall contact the San Joaquin Valley Air Pollution Control District (Air District) Small Business Assistance Office to 
identify District rules or regulations that apply to the project or to obtain information about District permit requirements. 
 

10. Any work done within the right-of-way to construct a new driveway or improve an existing driveway off State Route (SR) 145 shall 
require an encroachment permit from the California Department of Transportation (Caltrans).   
 

 
        EA:ksncwm 
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