
REPORT TO THE CITY COUNCIL 

Approved by: 
Council Meeting of:  April 20, 2022 

_________________________________ Agenda Number:  
Gary Conte, Planning Manager 

_________________________________ 
Arnoldo Rodriguez, City Manager 

SUBJECT: 

Villages at Almond Grove Specific Plan: Specific Plan (SP) No. 2017-01 (Adopting the Villages at Almond 
Grove Specific Plan); General Plan Amendment (GPA) No. 2017-02; Pre-Zone/Rezone (REZ) No. 2017-05;  
Zoning Ordinance/Madera Municipal Code Amendment (OTA) No. 2022-01; Environmental Impact Report 
(EIR) (SCH #2018081051); and Annexation (ANX) No. 2022-01 

RECOMMENDATION:  

Hold a public hearing, and then consider the following: 

1. Approve a Resolution Adopting the EIR (SCH #2018081051), that provides for the following:
a. Adoption of the findings required by CEQA Guidelines, Section 15091;

b. Certification the Environmental Impact Report (SCH #2018081051) for the proposed The
Villages at Almond Grove Specific Plan (a 1,883-Acre Area bounded by Avenue 17 on the
north, Road 22 on the west, the Fresno River on the south, and Road 23 and Road 24 on
the east), including General Plan Amendment (GPA 2017-02), Pre-Zoning/ Rezoning (REZ
2017-05), Annexation (2022-01), Zoning Ordinance Text Amendment (OTA 2022-01) as
well as the two related Subdivisions (TSMs 2020-02 And 2020-03);

c. Adoption of the proposed Mitigation Monitoring and Reporting Program, and

d. Adoption of a Statement of Overriding Considerations, pursuant to the California
Environmental Quality Act (CEQA);

2. Adopt a Resolution approving General Plan Amendment (GPA) 2017-02 for the Villages at
Almond Grove Specific Plan consistency with the General Plan;

3. Introduce an Ordinance of the City Council of the City of Madera adopting the proposed Villages
at Almond Grove Specific Plan (Specific Plan No. 2017-01) by title only, and waive the first full
reading;
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4. Introduce an Ordinance of the City Council of the City of Madera amending Section 10-3.301 of 
Chapter 3 of Title 10 of the City Municipal Code, and adding Sections 10-3.11.601 through 
Section 10-3.11.604 of Subchapter 11 of Chapter 3 of Title 10 of the City Municipal Code to 
provide for Specific Plan Zones (SP) by title only, and waive the first full reading; and 
 

5. Introduce an Ordinance of the City Council of the City of Madera amending the official City of 
Madera Zoning Map to rezone approximately 1,883 acres within the Villages at Almond Grove 
Specific Plan, whose location is bounded by Avenue 17 on the north, Road 22 on the west, the 
Fresno River on the south, and Road 23 and Road 24 on the east, from Agricultural Rural 
Exclusive – 40 acres (ARE-40) and Agricultural Rural Exclusive – 42 acres (ARE-20), as well as PD 
4500 (Planned Development, one unit per 4,500 square feet of site area) to the Specific Plan (SP) 
zone district by title only, and waive the first full reading.   

 
6. Consider a report on a Resolution initiating annexation of the Villages at Almond Grove Specific 

Plan area (Annexation No. 22-01), and consider its adoption at a subsequent meeting.  
 
PROPOSAL:   

The proposed project includes the Villages at Almond Grove Specific Plan (“Specific Plan”) and related 
items to allow for adoption of the Specific Plan as well as development in the Southeast, Northwest and 
Southwest Neighborhoods of the Specific Plan Area, also known as “Village D” in the City’s General Plan.  
The proposed Specific Plan establishes a walkable community in west Madera and contains a full range of 
land uses including housing types, commercial uses, potential school sites, and open space uses including 
implementation of the Vern McCullough Fresno River trail. 
 

Table 1: Project Overview 
 Project Numbers: SP No. 2017-01; GPA No. 2017-02; REZ No. 2017-05; OTA No. 2022-01; 

ANX No. 2022-01 
 Applicant:  Fagundes, Fagundes, Fagundes 
 Property Owner: Various  
 Location:  The Specific Plan Area is bound by Avenue 17 on the north, Road 22 on the 

west, the Fresno River on the south, and Road 23 and Road 24 on the east 
(Attachment 1). 

 Project Area:   1,883 acres, consisting of the following APNs: 033-070-005, 033-070-004, 033-
070-002, 033-070-003, 033-170-001, 033-170-002, 033-170-009, 033-170-005, 
033-170-010, 033-170-011, 033-180-002, 033-180-003 (Attachment 2)  

 Plan Land Use:   A majority of the Project site is currently planned Village Reserve. Other 
portions of the site are currently planned for residential and open space land 
uses. The City’s General Plan is proposed to be amended to create a Specific 
Plan land use category that would be applied to the proposed Specific Plan 
Area. 

 Zoning District:   The majority of the plan area is within the County of Madera and is currently 
zoned Agricultural Rural Exclusive - 40 Acres (ARE-40) and Agricultural Rural 
Exclusive - 20 Acres (ARE-20). The smaller area of approximately 40 acres is 
within City limits and is currently zoned PD 4500 (Planned Development, one 
unit per 4,500 square feet of site area). The entire plan area would be either 
pre-zoned or rezoned by the City to the Specific Plan Zone District. 



 

 Site 
Characteristics 
 

The Specific Plan Area is predominately characterized by active agriculture 
operations, with a mix of irrigated crops (Attachment 3). Three parcels are 
currently subject to land conservation contacts (Williamson Act Contract), but 
they are within the Southwest Neighborhood and are not currently proposed 
to be subdivided. The Plan Area has a few existing residential and agricultural 
support structures. The Fresno River abuts the southern portion of the Plan 
Area and multiple irrigation canals traverse the Plan Area. The terrain is 
relatively flat, with few inclines aside from the Fresno River and irrigation 
canals. 

 
SUMMARY:  

The proposed Project would adopt the Villages at Almond Grove Specific Plan (Attachment 4). The 
purpose of the Specific Plan is to provide guidance for an orderly and cohesive planned community 
consistent with the intent of the City’s General Plan, zoning ordinance and the Madera Countywide Airport 
Land Use Compatibility Plan. The Specific Plan Area is 1,883 acres and is proposing approximately:  
 
 10,800 residential units 
 2.1 million square feet of commercial and office space  
 164 acres of parks and recreational area  
 55 acres of schools and other public facilities, including implementation of the Vern McCullough 

Fresno River trail 
 
The proposed Specific Plan provides a development framework for land use, mobility including roadways, 
utilities and services, resource protection, and implementation to promote the systematic and orderly 
development of the Specific Plan Area. The project also includes several amendments to the General Plan, 
a pre-zone/rezone, annexation, zoning ordinance/municipal code text amendment in order to facilitate 
the approval and implementation of the Specific Plan.  
 
SURROUNDING LAND USES: 

Table 2: Bordering Site Information 
Direction  Existing Use General Plan Designation Zone District 

North Agriculture RC – Resource 
Conservation/Agriculture  

ARE-20 Agricultural Rural Exclusive 
– 20 Acres (County of Madera), 
ARE- 40 Agricultural Rural 
Exclusive – 40 Acres (County of 
Madera) 

East Municipal Golf 
Course, Municipal 
Airport, developing 
residential 

OS – Open Space, P&SP – 
Other Public and Semi-
Public Uses, I – Industrial, 
LD – Low Density 
Residential  

RCO – Resource Conservation and 
Open Space, I – Industrial, PD 
4500, PD 6000, PD 8000, PD 
12000, R1, U – Unclassified  

South Agriculture RC – Resource 
Conservation/Agriculture; 
VLD – Very Low Density 
Residential 

ARE-40 Agricultural Rural Exclusive 
– 40 Acres (County of Madera) 



 

West Agriculture RC – Resource 
Conservation/Agriculture 

ARE-20 Agricultural Rural Exclusive 
– 20 Acres (County of Madera), 
ARE-40Agricultural Rural Exclusive 
– 40 Acres (County of Madera) 

 

ANALYSIS: 

Project proposal 

The purpose of The Villages at Almond Grove Specific Plan is to implement the goals and policies of the 
City’s and Madera Countywide Airport Land Use Compatibility Plan (ALUCP) to provide guidance to ensure 
orderly growth and provisions for adequate infrastructure, and public facilities and services to support a 
diversity of homes and businesses.  The Specific Plan was crafted based on the Principles below. 
 Extending the City’s Fabric: Create a plan that extends the existing urban fabric of the City and 

enhances livability through added amenities.  

 Compact Mixed-Use: Integrate housing, business, employment, and civic uses crucial to the 
strength and economic viability of the plan. Create compact centers with a human-scaled mix of 
uses fronting walkable streets, further enhance its pedestrian-friendly access.  

 Diversity of Housing Building Types: Provide a variety of housing options allowing for a diverse 
mix of household sizes, lifestyles, and incomes key to a well-balanced community.  

 Walkable, Bikeable Streets: Establish a variety of interconnected streets providing multiple 
access routes to civic and commercial uses, ensuring low-traffic walking and on-street bicycling. 
Streets featuring sidewalks, planting strips, on-street parking, and homes with front porches 
inviting walkability.  

 Open Space Integration: Provide a network of parks, open spaces, and trails to serve as focal 
points, gathering places, recreational uses, and green connectivity. The Fresno River serves as 
the main open space amenity with a riverfront park, urban gardens and a trail system 
connection for residents and visitors to enjoy.  

 Sustainability: Utilize smart growth principles advocating thoughtful and sustainable 
development patterns to conserve resources, reduce impacts on the environment, promote 
active lifestyle, support livability, offer social engagement opportunities and achieve fiscal 
sustainability. Protection of the Fresno River area is a vital component of the health and well-
being of the community and the environment. 

 
In addition to the proposed Specific Plan, additional project components are being requested by the 
project applicant. These include:  
 Several amendments to the General Plan to allow for implementation of the Specific Plan,  

 A pre-zone/rezone,  

 An annexation, and a zoning ordinance/municipal code text amendment.  
 
The applications have been submitted to facilitate the approval and implementation of the Specific Plan 
and are described as follows. A portion of the Specific Plan area is proposed to be subdivided through two 
proposed tentative maps, which were contingently approved by the Planning Commission on April 5, 
2022. 
 



 

Specific Plan Amendment (SP No. 2017-01)    
The proposed ordinance would adopt the Villages at Almond Grove Specific Plan (SPL 2017-01). The 
Specific Plan Area is 1,883-acres, consisting of approximately 10,800 residential units, approximately 2.1 
million square feet of commercial and office space, approximately 164 acres of parks and recreational 
area, approximately 55 acres of schools and other public facilities.  
 
The proposed Specific Plan provides a development framework for land use, mobility including roadways, 
utilities and services, resource projection, and implementation to promote the systematic and orderly 
development of the Specific Plan Area (Attachment 1). The Specific Plan Area is bound by Avenue 17 on 
the north, Road 22 on the west, the Fresno River on the south, and Road 23 and Road 24 on the east. The 
Plan Area consists of three (3) neighborhoods: Northwest Neighborhood (650 gross acres); Southwest 
Neighborhood (589 gross acres); and the Southeast Neighborhood (645 gross acres) (Attachment 3). The 
Plan establishes the review and approval process of subsequent development proposals such as 
subdivision maps, site plans, and improvement plans. Findings for the Specific Plan are detailed in 
Attachment 11.  
 
General Plan Amendments (GPA No. 2017-02)  
The proposed resolution provides amendments to the General Plan to modify policies in the Land Use 
Element related to “Village D: Northwest Madera” to allow for consistency between the General Plan and 
the proposed Specific Plan (Page 8-49 of the General Plan). The amendments would also modify and add 
policies the General Plan to incorporate a new land use category, “Specific Plan Area” (Page 8-74 of the 
General Plan). The amendment would also change the General Plan Land Use Designation of the Specific 
Plan Area to “Specific Plan Area – Villages at Almond Grove” (Page 8-11 of the General Plan, Figure LU-2). 
In addition, the General Plan would be amended to remove the requirement that residential development 
shall conform to the “Target Density” requirement for each land use category (density requirements will 
be governed by given density range) (Page 8-14 of the General Plan). Removal of the requirement would 
give flexibility within the entire General Plan Area. The General Plan Amendment would also remove the 
requirement for a permanent agricultural buffer on the western edge of the Specific Plan Area (Page 8-49 
of the General Plan).  Findings for the General Plan Amendment are detailed in Attachment 8.    
 
Prezone/Rezone (REZ No. 2017-02)  
The portion of the plan area within the County of Madera is currently zoned Agricultural Rural Exclusive - 
40 Acres (ARE-40) and Agricultural Rural Exclusive - 20 Acres (ARE20). This area would be pre-zoned by 
ordinance to the new SP Zone proposed under OTA 2022-01 to facilitate the proposed annexation to the 
City. The smaller area of approximately 40 acres is within City limits and is currently zoned PD 4500 
(Planned Development, one unit per 4,500 square feet of site area) and would be rezoned to the new SP 
Zone for consistency with the new Specific Plan land use designation proposed under the GPA. Findings 
for the Prezone/Rezone are detailed in Attachment 9.  
 
Zoning Ordinance Text Amendment (OTA No. 2022-01)   
The City’s Municipal Code would be amended by ordinance to establish a new Specific Plan Zone District 
(SP Zone) to provide a framework for the establishment of standards and permitted uses in the zone, and 
to facilitate implementation of the Specific Plan. Standards and permitted uses would be as established 
through adoption of a Specific Plan. The text amendment will add Section 10-3.11.601 through 10-3.11-
605 in order to create the “Specific Plan Zones (SP)” zone district, as well as modifications to integrate the 
new sections. The purpose of this text amendment is to establish a general zoning classification that can 
be utilized when specific plans at this and other locations are adopted so that unique standards and special 
districts can be created without creating new zone districts in the Municipal Code.  The intent is to 



 

streamline development so that this general zoning classification will be placed on parcels within a specific 
plan area and the detailed development requirements will be provided in a corresponding specific plan.  
Findings for the Zoning Ordinance Text Amendment are detailed in Attachment 10.  
 
Annexation (ANNX No. 2022-01)  
The proposed project includes annexation of approximately 1,883 acres to the City, all of which are 
located within the City’s Sphere of Influence and Urban Growth Boundary. The Madera Local Agency 
Formation Commission (LAFCo) is the responsible agency for the annexation request. However, the City 
Council must first authorize an application to Madera LAFCo to initiate the annexation process. It is 
anticipated that the Madera LAFCo will use the EIR in its decision-making process as required under CEQA.   
Findings for the Annexation are detailed in Attachment 12.  
 
General Plan Consistency  
A continuation of the City’s planned growth for residential, commercial, and public institutional land uses, 
as proposed by the Specific Plan, supports the General Plan vision for a Well-Planned City. This principle 
recognizes that the provision of housing and commercial opportunities is a key component in the 
implementation of the City’s General Plan and vision for the community. This principle is furthered by 
Land Use Goal LU-1, which states that Madera is a well-planned city prepared for growth through 
comprehensive planning which balances growth demands with resources and infrastructure, to facilitate 
high quality development. The Villages at Almond Grove Specific Plan implements the goals and policies 
of the City’s General Plan and provides guidance to ensure orderly growth and provisions for adequate 
infrastructure, and public facilities and services to support a diversity of homes and businesses. Overall, 
implementation of the Specific Plan would be consistent with the City’s General Plan.  
 
Specifically, the Villages at Almond Grove Specific Plan complies with several City’s General Plan policies, 
including Policy LU-14 which requires the preparation of a Public Facilities Financing Plan (PFFP) for new 
developments in annexed areas, and Village D Specific Policies that guides development in the Plan Area. 
The Specific Plan shows compliance to Policy LU-14 in Chapter 7 of the Specific Plan Infrastructure Master 
Plan, which identifies funding mechanisms and sources as well as financing strategy and feasibility. Village 
D policies include mixing of uses in the core area, conformance with the Building Blocks principles, etc. 
These guidelines are addressed in the circulation, land use, development standards, and design guidelines 
of the Specific Plan. Additional findings for the Specific Plan are detailed in Attachment 11.  As such, the 
Specific Plan is consistent with the City’s General Plan. 
 
The Plan Area is within the Airport Influence Area of the Madera Municipal Airport. The Madera 
Countywide ALUCP identifies compatibility factors in which compatibility zones for the Madera Municipal 
Airport were derived and provides land use compatibility criteria for land near the airport to avoid 
potential safety problems and to ensure airport operations are not constrained by surrounding 
development. The Specific Plan is consistent with the Madera County ALUCP.  
 
Streets and Access Points  
The Circulation Plan for The Villages at Almond Grove reinforces the principal of moving vehicles, 
pedestrians, cyclists, and public transit safely and efficiently through and around the Plan Area. Access to 
the Plan Area will be provided via Avenue 17, Avenue 16, Cleveland Avenue, Road 23, and Road 24.  
 
The Circulation Plan establishes the hierarchy and general location of roadways within the Specific Plan 
area (Attachment 5); conceptual sections of these roadways are provided in the Specific Plan.  
 



 

A traffic study prepared as part of the Specific Plan’s EIR identifies the need for additional rights-of-way 
at critical intersections to accommodate lanes for left and right turn movement. Phasing and construction 
of the improvements shall be implemented as required by the City Engineer and pursuant to the 
mitigation measures identified in the EIR and as identified in the Specific Plan.  
 
A pedestrian circulation system utilizing sidewalks and paseos will be provided. Sidewalks will be provided 
along all streets in the Plan Area and will vary between 5 feet and 12 feet in width. Sidewalks shall be 
constructed of concrete as part of the roadway improvements. Paseos are incorporated as part of the 
open space and lead to a connection throughout the Plan Area. 
 
Bicycle lanes and off-street trails are an integral element in creating accessibility and mobility within the 
Plan Area. The Plan includes a multi-purpose pedestrian and bicycle trail along the Fresno River including 
implementation of the Vern McCullough Fresno River trail. The Plan proposes trail connections to link the 
multi-purpose trail along the river with the larger on-street bicycle network for the Plan. These bike paths 
will provide linkages to the City’s master planned bike path system, including the Vern McCullough Fresno 
River trail.  
 
Existing public transit in Madera consists of Madera Metro and Dial-A-Ride. Madera Metro’s Route 2 is 
the closest public transit to the Plan Area. While there is currently no public transit in the Plan Area there 
is the opportunity to expand service as needed as determined by the City. 
 
Utilities and Services 
The Project is subject to an Infrastructure Master Plan that was prepared in accordance with state law to 
ensure provision of utilities and service systems, described as follows.  
 
The Villages water supplies are met by the use of ground water obtained from wells that are to be newly 
constructed in conformance with the Madera Subbasin Groundwater Sustainability Plan (GSP). In order to 
reduce groundwater demand, the Plan Area will be utilizing groundwater only for indoor water supply, 
while using reclaimed water for outdoor irrigation. 
 
The City’s Sanitary Sewer System Master Plan (SSSMP) identified the need for an additional sewer trunk 
line running down Road 23 to connect to the existing Wastewater Treatment Plant (WWTP). 
 
To conserve water the Plan Area intends to utilize reclaimed wastewater by constructing a non-potable 
water distribution (purple pipe) system for all outdoor use, including all open spaces and parks. Doing so 
allows for efficient disposal of treated water from the local wastewater treatment plant as well as 
reducing the potable water demand; thus minimizing the impacts to the groundwater aquifer. In addition 
to meeting outdoor watering demands, reclaimed water shall also be used for groundwater recharge. The 
non-potable water system, irrigation system, and surface sprayer shall be constructed to be in compliance 
with Title 22 requirements. 
 
The proposed storm water collection system will be comprised of roadway curb and gutter, inlets, 
pipelines, and retention basins. Grading shall be per the City standards. Storm water runoff will be stored 
in retention basins on-site and percolated into the ground. 
 
  



 

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) REVIEW:   

The proposed project has been reviewed for compliance with CEQA. The City prepared an Environmental 
Impact Report (“EIR”) (SCH #2018081051) to evaluate the environmental effects of the project 
(Attachment 6).  
 
Key Components of Requested Action 
Environmental Impact Report (EIR): An EIR is the highest level of environmental review under the 
California Environmental Quality Act (CEQA), which describes and analyzes the significant environmental 
effects of a project and discussing ways to mitigate or avoid the effects.  The term “EIR” may mean either 
a draft or a final EIR depending on the context.  As further described in Attachment 7, the Final EIR consists 
of the Draft EIR plus the Response to Comments document in which the City must address all comments 
received and propose changes to the Draft EIR if needed. 
 
Response to Comments (RTC): This document provides responses to comments received on the Draft EIR 
and revises the Draft EIR, as necessary, in response to those comments or to make clarifications in the 
Draft EIR. This document, together with the Draft EIR, constitutes the Final EIR for the proposed project. 
Seven comment letters were received, and the letters and responses are contained in the RTC, which is 
provided in the Final EIR (Attachment 5).  
 
Mitigation Monitoring and Reporting Program (MMRP): This document contains a table with the 
required mitigation measures, the responsible party or parties for implementing the measure, and the 
timing of implementation.  The MMRP is contained as Exhibit C of Attachment 7.  
 
Findings of Fact and Statement of Overriding Considerations: When an EIR has been certified that 
identifies one or more significant environmental impacts, the approving agency must make one or more 
findings, accompanied by a brief explanation of the rationale, pursuant to CEQA Guidelines Section 15091, 
for each identified significant impact.  The Findings of Fact and Statement of Overriding Considerations 
are attached as Exhibit B of Attachment 7.  
 
Certification of the EIR: The City Council will hold a public hearing to consider the adequacy and 
completeness of the EIR under CEQA and will make a determination regarding certifying the EIR and 
adopting the necessary Findings of Fact and Statement of Overriding Considerations. The City Council will 
make a separate resolution (Attachment 7) regarding its determination of the proposed project. 
 
EIR Process/Public Input and Noticing: The City, as the lead agency under CEQA, has engaged in extensive 
public input and noticing including: 
 

1. Notice of Preparation (NOP) and Scoping Meeting:  Upon the City’s determination that an EIR was 
required for this project, a NOP was made available to the general public and responsible trustee 
agencies to solicit input on issues of concern that should be addressed in the EIR.  The NOP was 
issued on August 17, 2018, and the 30-day comment period on the NOP closed on September 17, 
2018. The NOP was re-issued on December 3, 2018, and the 30-day comment period of the re-
issued NOP closed on January 2, 2019. The NOP included a project description, project location, 
and a brief overview of the topics to be covered in the EIR.  Comment letters were received from 
public agencies and were incorporated into the Draft EIR (DEIR). A Scoping Meeting was also 
announced and two were held on September 12, 2018, and December 18, 2018.  Three (3) 
members of the public attended the first scoping meeting and zero (0) members of the public 
attended the second scoping meeting. Outreach was as follows: 

 



 

 NOP and Scoping Meeting notice were circulated to relevant agencies and other interested 
parties. 

 NOP was mailed to the Office of Planning and Research State Clearinghouse. 
 NOP and Scoping Meeting notice were published in the Madera Tribune. 
 NOP was posted by the County Clerk for 30 days. 
 NOP was posted by the City Clerk for 30 days, including the website. 

 
2. Draft Environmental Impact Report:  Upon completion of the Draft EIR, the City issued a Notice of 

Availability (NOA) announcing the release of the document for a 45-day public comment period 
beginning December 23, 2021.  Due to the closures of public facilities in response to COVID-19, 
the Draft EIR was available for viewing via the following methods: 
 
 Via web link on the City’s webpage 
 Copies of the Draft EIR were made available for check-out at City Hall 

 
Seven comment letters were received. None of these comments contained new information that 
revealed any potentially new or more significant environmental impacts that could have required 
recirculation of the Draft EIR pursuant to CEQA Guidelines Section 15088.5. 

 
3. Final EIR/Response to Comments:  The Final EIR consists of the Draft EIR plus the Response to 

Comments document in which the City must address all comments and possibly propose changes 
to the Draft EIR, if needed. After the close of the public review period for the Draft EIR described 
above, the City prepared formal responses to the written comments received.  CEQA Guidelines, 
Section 15088(b), requires the City’s responses to comments to be provided to commenting public 
agencies 10 days prior to final certification of the FEIR.  As noted above, seven comment letters 
were received, and the letters are contained in the Response to Comments, which are provided 
in the FEIR.  

 
As detailed in the EIR, there are some significant and unavoidable impacts associated with this project 
related to certain components of aesthetics, agricultural resources, air quality, noise, public services and 
recreation, transportation, and utility and service systems.  In this regard, CEQA requires decision makers 
to balance the benefits of the proposed project against its unavoidable environmental risks when 
determining whether to approve the project. If the benefits of the project outweigh the unavoidable 
adverse effects, those effects may be considered "acceptable" (CEQA Guidelines Section 15093[a]). CEQA 
requires the lead agency to support, in writing, the specific reasons for considering a project acceptable 
when significant impacts are infeasible to mitigate. Such reasons must be based on substantial evidence 
in the Final EIR or elsewhere in the administrative record (CEQA Guidelines Section 15093[b]). The 
agency's statement is referred to as a "Statement of Overriding Considerations," which is Exhibit B to 
Attachment 8 and would be recommended as part of the approval of the Resolution.  
 
PLANNING COMMISSION REVIEW: 

The Planning Commission held a public hearing to consider the project at their regular meeting on April 
5, 2022. No members of the public other than applicant and owner representatives addressed the 
Commission on this item. On a 5-0 vote, the Planning Commission adopted Resolution No. 1912, 
recommending that the City Council: (1) adopt the Findings required by CEQA Guidelines Section 15091; 
(2) certify the EIR for The Villages at Almond Grove Specific Plan (SPL 2017-01, GPA 2017-02, REZ 2017-
05, OTA 2022-01 and ANX 2022-01), as well as for two related subdivisions (TSMs 2020-02 and 2020-03); 
(3) adopt the proposed Mitigation Monitoring and Reporting Program; and (4) adopt a Statement of 
Overriding Considerations pursuant to CEQA.  



 

 
In addition, the Commission, on a 5-0 vote, adopted Resolution No. 1913, recommending that the City 
Council adopt a resolution amending the General Plan (GPA 2017-02) and Municipal Code (REZ 2017-05 
and OTA 2022-01) in order to approve the The Villages at Almond Grove Specific Plan (SPL 2017-01). And 
finally, the Commission on a 5-0 vote, also adopted Resolution No. 1911 recommending the City Council 
initiate annexation for The Villages at Almond Grove Specific Plan Area (ANX 2022-01). The Planning 
Commission resolution recommending approval of the project is included in Attachment 14.  
 

PUBLIC NOTICE: 

Public notification was achieved by posting the agenda, with the agenda items being listed, at least 72 
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 
and notification by mail of owners and occupants within at least a 300-foot radius of the subject property.  
 
FISCAL IMPACT: 

The applicant paid various Planning Department entitlement fees to offset the cost associated with 
processing the project applications and environmental review. Additional fees will be required from the 
Planning, Engineering and Building Departments in conjunction with on-site development, civil 
improvement plans and building plan check and permitting.  
 
ALTERNATIVES: 

The Council could consider alternatives other than the Planning Commission and staff’s recommendation 
for approval of the project. Those include: 

 Denial of the requests. Should the requests be denied, the subject site would remain subject to 
the current General Plan Land Use designation. 

 Continue the item with direction to staff to provide additional information so as to allow the 
Council time to digest that information in advance of a decision. 

 Provide staff with other alternative directives. 
 

ATTACHMENTS: 

1. Attachment 1: Vicinity Map. 
2. Attachment 2: Current Assessor Parcels. 
3. Attachment 3: Aerial Photograph and Physical Setting. 
4. Attachment 4: Specific Plan: The Villages at Almond Grove Specific Plan. 
5. Attachment 5: Circulation Plan. 
6. Attachment 6: EIR - Environmental Impact Report (SCH #2018081051) For The Proposed Villages 

At Almond Grove Specific Plan. 
7. Attachment 7: CEQA Resolution:  A Resolution Of The City Council of the City Of The City Of 

Madera to (1) Adopt The Findings Required By CEQA Guidelines, Section 15091; (2) Certify The 
Environmental Impact Report (SCH #2018081051) For The Proposed The Villages At Almond 
Grove Specific Plan (A 1,883-Acre Area Bounded By Avenue 17 On The North, Road 22 On The 
West, The Fresno River On The South, And Road 23 And Road 24 On The East), Including General 
Plan Amendment (GPA 2017-02), Pre-Zoning/ Rezoning (REZ 2017-05), Annexation (2022-01), 
Zoning Ordinance Text Amendment (Ota 2022-01) As Well As The Two Related Subdivisions 
(TSMs 2020-02 And 2020-03); (3) Adopt The Proposed Mitigation Monitoring And Reporting 



 

Program, And (4) Adopt A Statement Of Overriding Considerations, Pursuant To The California 
Environmental Quality Act. 

8. Attachment 8: General Plan Amendment Resolution: A Resolution of the City Council of the City 
of Madera Approving General Plan Amendment (GPA) 2017-02 for the Villages at Almond Grove 
Specific Plan consistency with the General Plan.  

9. Attachment 9: Rezone Ordinance: An Ordinance of the City Council of the City of Madera 
amending the official City of Madera Zoning Map to rezone approximately 1,883 acres within 
the Villages at Almond Grove Specific Plan, whose location is bounded by Avenue 17 on the 
north, Road 22 on the west, the Fresno River on the south, and Road 23 and Road 24 on the 
east, from Agricultural Rural Exclusive – 40 acres (ARE-40) and Agricultural Rural Exclusive – 42 
acres (ARE-20), as well as PD 4500 (Planned Development, one unit per 4,500 square feet of site 
area) to the Specific Plan (SP) zone district. 

10. Attachment 10: An Ordinance of the City Council of the City of Madera amending Section 10-
3.301 of Chapter 3 of Title 10 of the City Municipal Code, and adding Sections 10-3.11.601 
through Section 10-3.11.604 of Subchapter 11 of Chapter 3 of Title 10 of the City Municipal 
Code to provide for Specific Plan Zones (SP). 

11. Attachment 11: Specific Plan Ordinance: an Ordinance of the City Council of the City of Madera 
adopting the proposed Villages at Almond Grove Specific Plan (Specific Plan No. 2017-01). 

12. Attachment 12: Annexation Resolution: A Resolution of the City Council of the City of Madera 
Initiating Annexation of the Villages at Almond Grove Specific Plan Area (Annexation No. 22-01). 

13. Attachment 13: Madera County:  Correspondence dated March 23, 2022, regarding Airport Land 
Use Consistency Review. 

14. Attachment 14: Planning Commission Resolutions. 
 
 

 
 
  



 

ATTACHMENT 1: VICINITY MAP 

 



 

ATTACHMENT 2: CURRENT ASSESSOR PARCELS 
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ATTACHMENT 3: AERIAL PHOTOGRAPH AND PHYSICAL SETTING 

 
 



 

ATTACHMENT 4: THE VILLAGES AT ALMOND GROVE SPECIFIC PLAN 
The Villages at Almond Grove Specific Plan is distributed as a separately bound document and is also 
posted on the City’s Website on the Planning Division page under Current Projects and Environmental 
Review at the following website address: https://www.madera.gov/home/departments/planning/#tr-
current-projects-environmental-review-2436011.  
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ATTACHMENT 5: CIRCULATION PLAN 
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ATTACHMENT 6: ENVIRONMENTAL IMPACT REPORT 
Pursuant to the authority and criteria contained in the California Environmental Quality Act (CEQA) of 
1970, the City, as the Lead Agency, has analyzed the proposed Project and has prepared an environmental 
impact report (“EIR”) to evaluate the environmental effects of the Project. The EIR (SCH #2018081051) is 
distributed as a separately bound document and is also posted on the City’s Website on the Planning 
Division page under Current Projects and Environmental Review at the following website address: 
https://www.madera.gov/home/departments/planning/#tr-current-projects-environmental-review-
2436011.   
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ATTACHMENT 7:  CEQA Resolution 
A Resolution Of The City Council of the City Of The City Of Madera to (1) Adopt The Findings Required By 
CEQA Guidelines, Section 15091; (2) Certify The Environmental Impact Report (SCH #2018081051) For The 
Proposed The Villages At Almond Grove Specific Plan (A 1,883-Acre Area Bounded By Avenue 17 On The 
North, Road 22 On The West, The Fresno River On The South, And Road 23 And Road 24 On The East), 
Including General Plan Amendment (GPA 2017-02), Pre-Zoning/ Rezoning (REZ 2017-05), Annexation 
(2022-01), Zoning Ordinance Text Amendment (Ota 2022-01) As Well As The Two Related Subdivisions 
(TSMs 2020-02 And 2020-03); (3) Adopt The Proposed Mitigation Monitoring And Reporting Program, And 
(4) Adopt A Statement Of Overriding Considerations, Pursuant To The California Environmental Quality 
Act 
 
 
  



RESOLUTION NO. _______ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MADERA TO (1) 
ADOPT THE FINDINGS REQUIRED BY CEQA GUIDELINES, SECTION 15091; 
(2) CERTIFY THE ENVIRONMENTAL IMPACT REPORT (SCH #2018081051) 
FOR THE PROPOSED THE VILLAGES AT ALMOND GROVE SPECIFIC PLAN 
(A 1,883-ACRE AREA BOUNDED BY AVENUE 17 ON THE NORTH, ROAD 22 
ON THE WEST, THE FRESNO RIVER ON THE SOUTH, AND ROAD 23 AND 
ROAD 24 ON THE EAST), INCLUDING GENERAL PLAN AMENDMENT (GPA 
2017-02), PRE-ZONING/ REZONING (REZ 2017-05), ANNEXATION (2022-01), 
ZONING ORDINANCE TEXT AMENDMENT (OTA 2022-01) AS WELL AS THE 
TWO RELATED SUBDIVISIONS (TSMs 2020-02 and 2020-03); (3) ADOPT THE 
PROPOSED MITIGATION MONITORING AND REPORTING PROGRAM, AND 
(4) ADOPT A STATEMENT OF OVERRIDING CONSIDERATIONS, PURSUANT 
TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT   

 
 

WHEREAS, the project known as the “The Villages at Almond Grove Specific Plan” 
(Specific Plan), a specific plan, is located on approximately 1,883 acres in the west of the City of 
Madera bounded by Avenue 17 on the north, Road 22 on the west, the Fresno River on the south, 
and Road 23 and Road 24 on the east. The project also includes, within the boundaries of the 
Specific Plan, Vesting Tentative Subdivision Map 2020-02 on approximately 645 acres and 
Vesting Tentative Subdivision Map 2020-03 on approximately 661 acres; and 
 

WHEREAS, the Specific Plan proposes a mix of uses consisting of low-, medium- and 
high-density residential uses, commercial uses, office uses, and public spaces for schools, parks 
and recreational areas. The project would include approximately 10,800 residential units, 
approximately 2.1 million square feet of commercial and office space, approximately 164 acres of 
parks and recreational area, and approximately 55 acres of schools and other public facilities; 
and 

 
WHEREAS, approval of the Specific Plan would require approval of General Plan 

Amendment 2017-02, Specific Plan No. 2017-01 (adopting the Specific Plan), Pre-Zoning/ 
Rezoning 2017-05, Annexation No. 2022-01, and Zoning Ordinance Text Amendment No. OTA 
2022-01; and 

 
WHEREAS, Precision Civil Engineering, Inc., has submitted the related Tentative 

Subdivision Map 2020-02 on behalf of the property owners, Fagundes, Fagundes, Fagundes, for 
private development within the Southeast Neighborhood portion of the Specific Plan area that will 
create a 2,390-lot residential subdivision and 29 outlets, 10 of which will be used for parks or open 
space, 2 for storm drain basins, 12 for future mixed-use developments, 4 for high-density 
residential uses, and 1 for a future school site.  The site is broken up into 27 blocks and will be 
primarily a mix of Low-Density, Medium-Density, and High-Density residential uses; and 
 

WHEREAS, Precision Civil Engineering, Inc., has submitted the related Tentative 
Subdivision Map 2020-03, also on behalf of the property owners, Fagundes, Fagundes, 
Fagundes, for private development within the Northwest Neighborhood portion of the Specific 
Plan area that will create a 2,815-lot residential subdivision and 17 outlots, 6 of which will be used 
for parks or open space, 6 for future business park developments, 3 for storm drain basins, 1 for 
future mixed- use developments, and 1 for a future school site. The site is broken up into 36 
blocks and will be primarily a mix of Low-Density and Medium-Density residential uses; and 



 

 

 
WHEREAS, as a result the following entitlements are being considered for approval by 

the City Council: 
 

• Specific Plan No. 2017-01 (Adopting the Villages at Almond Grove Specific Plan) 
• Environmental Impact Report (SCH #2018081051) 
• General Plan Amendment (GPA) No. 2017-02 
• Pre-Zone/Rezone (REZ) No. 2017-05 
• Annexation (ANX) No. 2022-01; and  
• Zoning Ordinance/ Madera Municipal Code Text Amendment (OTA) No. 2022-01 

(Southeast Neighborhood) 
 

And the following have been contingently approved by the Planning Commission: 
 

• Tentative Subdivision Map (TSM) No. 2020-02 (Southeast Neighborhood) 
• Tentative Subdivision Map (TSM) No. 2020-03 (Northwest Neighborhood) 

 
(collectively “Project”); and 
 

WHEREAS, pursuant to the authority and criteria contained in the California 
Environmental Quality Act of 1970 (“CEQA”), the City, as the Lead Agency, has analyzed the 
proposed Project and has prepared an Environmental Impact Report (SCH #2018081051) (as 
further defined below, the “EIR”) in order to evaluate the proposed Project; and 
 

WHEREAS, in compliance with CEQA Section 21080.4, a Notice of Preparation (“NOP”) 
was prepared by the City and distributed for public comment to the State Clearinghouse, Office 
of Planning and Research, responsible agencies, and other interested parties for a 30-day public 
review and comment period commencing on August 17, 2018 (re-issued on December 3, 2019), 
after which a public scoping meeting was held during the NOP review period on September 12, 
2018, and December 18, 2018; and,  
 

WHEREAS, the draft EIR (“DEIR”) was circulated for a 45-day public review and comment 
period commencing on December 23, 2021, a copy of the Draft EIR (DEIR) was circulated through 
the State Clearinghouse (SCH #2018081051), posted on the City’s website, and was available at 
the Madera City Hall; and 

 
WHEREAS, the public review period for the DEIR ended on February 7, 2022; and 
 
WHEREAS, a Final EIR (FEIR) was prepared on the proposed Project consistent with 

CEQA Guidelines Section 15088(b), which addressed comments received on the DEIR, 
responses to those comments, as well as any appropriate revisions and clarifications to the DEIR; 
and  
 

WHEREAS, the City of Madera on March 16, 2022, published a legal notice in compliance 
with State law concerning Planning Commission consideration of the EIR in the Madera Tribune, 
a local newspaper of general circulation, which included the date and time of the Planning 
Commission consideration of a recommendation for the EIR.  In addition, on or prior to March 18, 
2022, a public hearing notice was mailed to each property owner within at least 300 feet of the 
Project site, as well as to all property owners within the Specific Plan area, indicating the date and 



 

 

time of the public hearing regarding the proposed Project (including the EIR) in accordance with 
State law; and  

 
WHEREAS, on April 5, 2022, the Planning Commission recommended approval of the 

EIR and related project after it conducted a duly noticed public hearing on the EIR as defined 
below; and 
 

WHEREAS, on April 20, 2022, the City Council conducted a duly noticed public hearing 
on the EIR as defined below, at which time it received input from City Staff, the City Attorney’s 
office, and the developers; public comment portion was opened, and public testimony and 
evidence, both written and oral, was considered by the City Council of the City of Madera, after 
which public testimony was closed; and 
 

WHEREAS, the City Council has reviewed the EIR and all associated documents 
prepared for the project, the staff reports pertaining to the EIR, and all of the evidence received 
by the City Council; and 

 
WHEREAS, Section 21000 of the Public Resources Code and Section 15000 et. seq. of 

Title 14 of the California Code of Regulations (“CEQA Guidelines”) which govern the preparation, 
content, and processing of environmental impact reports, have been fully implemented in the 
preparation of the EIR; and 

 
WHEREAS, the EIR identified certain significant and potentially significant adverse effects 

on the environment caused by the Specific Plan and the associated tentative Subdivision maps; 
and 
 

WHEREAS, the City Council declares that, despite the occurrence of significant 
environmental effects that cannot be substantially lessened or avoided through adoption of 
feasible mitigation measures or feasible alternatives, there exist certain overriding economic, 
social, technical, and other considerations for approving the project that the Council believes 
justify the occurrence of those impacts; and 

 
WHEREAS, CEQA (Guidelines Section 15043) affirms the City Council’s authority to 

approve a project even though it may cause significant effects on the environment so long as the 
Council makes a fully informed and publicly disclosed decision that there is no feasible way to 
lessen or avoid the significant effects (CEQA Guidelines Section 15091) and that there are 
specifically identified expected benefits from the project that outweigh the policy of reducing or 
avoiding significant environmental impacts of the project (CEQA Guidelines Section 15093). 

 
WHEREAS, after deliberation and consideration of all relevant items, the City Council 

desires to (1) adopt the findings required by CEQA Guidelines, section 15091; (2) certify the EIR; 
(3) adopt the proposed mitigation monitoring and reporting program (“MMRP”), and (4) adopt a 
statement of overriding considerations, pursuant to CEQA; and  

 
WHEREAS, all legal prerequisites to the adoption of this Resolution have occurred. 

 
NOW, THEREFORE, the City Council of the City of Madera resolves as follows: 

 
1. Recitals.  The City Council hereby specifically finds that all of the facts set forth in the recitals 

above are true and correct and incorporated herein. 
 

/ 

/ 

/ 
/ 

/ 

/ 

/ 



 

 

2. EIR Contents. The EIR consists of the following: 
 
a. The FEIR including any attached appendices; 
b. The DEIR including attached appendices; 
c. The Notice of Preparation and comments received in response to the Notice of 

Preparation;  
d. The Mitigation Monitoring and Reporting Plan (“MMRP”); 
e. Additions and corrections to the remaining portions of the DEIR that have been made 

pursuant to public comments and DEIR review including all appendices attached thereto; 
f. Comments received on the DEIR with responses to each of the comments made; 
g. The Notice of Completion and Availability of the DEIR for public review; and 
h. Any other information added by the Lead Agency. 

 
(All hereafter collectively referred to as the “EIR”). 

 
3. Accompanying Documents To EIR.  Documents that shall accompany and be part of the EIR 

are: 
 
a. Mitigation Monitoring and Reporting Program; and 
b. Findings of Fact and Statement of Overriding Considerations. 

 
4. Certification Of Compliance With California Environmental Quality Act. The City Council does 

hereby find that the EIR (Exhibit “A” to this Resolution, a copy which is on file with the City’s 
Planning Department), the Findings of Fact and the Statement of Overriding Considerations 
(Exhibit “B” to this Resolution), and the Mitigation Monitoring and Reporting Program (Exhibit 
“C” to this Resolution) have been prepared in accordance with requirements of the California 
Environmental Quality Act, and the CEQA Guidelines. 
 

5. CEQA Findings of Fact, Mitigation Monitoring And Reporting Program and Statement of 
Overriding Considerations. 

 
a. Adopt Findings of Fact. The City Council approve, accepts as its own, incorporate as if set 

forth in full herein, and make each and every one of the findings contained in the Findings 
of Fact, Exhibit “B” of this Resolution.  
 

b. Certify Environmental Impact Report. The City Council certify that (1) the EIR has been 
completed in compliance with CEQA; (2) that it has reviewed and considered the 
information contained in the EIR prior to approving the project; and (3) that the EIR reflects 
the City Council’s independent judgment and analysis.   
 

c. Feasible and Binding Effect of Mitigation Monitoring and Reporting Program.  As more 
fully identified and set forth in EIR and in the Findings of Fact for this Project, which is 
Exhibit “B” to this Resolution, the City Council finds that the mitigation measures described 
and specifically identified in the above referenced documents are feasible and shall 
become binding upon the entity (such as the project proponent or the City) assigned 
thereby to implement the particular mitigation measures as identified in the Mitigation 
Monitoring and Reporting Program. 
 

d. Adopt Statement of Overriding Considerations. Even after the adoption of all feasible 
mitigation measures and, certain significant or potentially significant environmental effects 
caused by the proposed modified Project directly, or cumulatively, will remain. The 

/ 

/ 

/ 
/ 

/ 

/ 



 

 

proposed Project has been carefully reviewed and the policies included in the proposed 
Project along with the mitigation measures identified in the EIR have avoided or 
substantially lessen several environmental impacts, to the extent feasible. Nonetheless, 
the proposed Project may have certain environmental effects which cannot be avoided or 
substantially lessened. The City has carefully considered all of the environmental impacts 
that have not been mitigated to an insignificant level. Therefore, the City Council issues 
and approves a Statement of Overriding Considerations in the form set forth in Exhibit “B,” 
which identifies the specific economic, legal, social, technological and other 
considerations that render the unavoidable significant adverse environmental effects 
acceptable.   
 

e. Adopt Mitigation Monitoring and Reporting Program.  As required by applicable State law, 
the City Council adopt the Mitigation Monitoring and Reporting Program set forth in Exhibit 
“C” of this Resolution. The City Council finds that the Program is designed to ensure that, 
during project implementation, the City and any other responsible parties implement the 
project components and comply with the mitigation measures identified in the Findings of 
Fact and the Mitigation Monitoring and Reporting Program. 
 

6. Custodian of Records.  The City Clerk is the custodian of records for documents comprising 
the record of the proceedings upon which its decision is based. These documents are 
maintained at City Hall, located at 205 West 4th Street, Madera, CA 93637.   
 

7. Effective Date of Resolution. This Resolution shall become effective immediately. 
 

* * * * * 
 
 
 
 
Exhibit A:  Environmental Impact Report (provided as a separate document). 
 
Exhibit B:  Findings of Fact and the Statement of Overriding Considerations. 
 
Exhibit C:   Mitigation Monitoring and Reporting Program. 
 
  

/ 

/ 

/ 
/ 

/ 
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EXHIBIT “A” 
 

Environmental Impact Report 
 

Provided as a separate document located at: 
 

https://www.madera.gov/home/departments/planning/#tr-current-projects-
environmental-review-2436011  

 
  

/ 

/ 

/ 
/ 

/ 

/ 
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EXHIBIT “B” 
 

Findings of Fact and  
Statement of Overriding Considerations 

 
  



01236.0505/783247.1  March 2022 

 
 
 

DRAFT 
 
 

F I N D I N G S  O F  F A C T  A N D  S T A T E M E N T  O F  
O V E R R I D I N G  C O N S I D E R AT I O N S  

 

THE VILLAGES AT ALMOND GROVE SPECIFIC  PLAN 
ENVIRONMENTAL IMPACT REPORT 

MADERA,  CALIFORNIA 

 

 

 
  

LSA 



This page intentionally left blank 



01236.0505/783247.1  March 2022 

 
 
 

DRAFT 
 
 

F I N D I N G S  O F  F A C T  A N D  S T A T E M E N T  O F  
O V E R R I D I N G  C O N S I D E R AT I O N S  

 

THE VILLAGES AT ALMOND GROVE SPECIFIC  PLAN 
ENVIRONMENTAL IMPACT REPORT 

MADERA,  CALIFORNIA 

 
 
 
 
 

Submitted to: 
 

City of Madera 
Community Development Department 

205 West 4th Street 
Madera, California 93637 

 
 
 
 

Prepared by: 
 

LSA 
2565 Alluvial Avenue, Suite 172 

Clovis, California 93611 
 

Project No. CMD1801 

LSA 



This page intentionally left blank 



F I N DI N G S  O F  F AC T  A N D  S T A T E M E N T  O F  O V E R R I DI N G  
C O N S I D E R A TI O N S  
M A R C H  2 0 2 2  

T H E  V I L L A G E S  A T  A L MO N D  G RO V E  S PE C I F I C  P L AN  
M A D E R A ,  C AL I F O R N I A  

 

01236.0505/783247.1  March 2022 

TABLE OF CONTENTS 

EXECUTIVE SUMMARY ............................................................................................................................. i 
Table of Contents .................................................................................................................................. iii 

1.0 INTRODUCTION .................................................................................................... 1 

2.0 PROJECT DESCRIPTION ......................................................................................... 3 
2.1 Project Location and Setting .......................................................................................................... 3 
2.2 Project ............................................................................................................................................ 3 

Project Objectives .......................................................................................................................................... 4 
2.3 Project Alternatives ........................................................................................................................ 5 

3.0 PROCEDURAL FINDINGS ....................................................................................... 7 

4.0 RECORD OF PROCEDINGS ..................................................................................... 9 

5.0 FINDINGS REQUIRED UNDER CEQA ..................................................................... 12 
5.1 Summary of Findings .................................................................................................................... 13 

Findings Regarding EIR Recirculation .......................................................................................................... 14 
Findings Regarding Less Than Significant Impacts (No Mitigation Required) ............................................. 15 
Findings Regarding Impacts Mitigated to a Level of Less than Significant .................................................. 19 
Findings Regarding Cumulative Impacts Mitigated to Less-than-Significant Levels .................................... 33 
Findings Regarding Environmental Impacts not Mitigated to Less-than-Significant Levels ........................ 35 
Findings Regarding Cumulative Impacts not Mitigated to Less-than-Significant Levels ............................. 49 

5.2 Mitigation Monitoring .................................................................................................................. 52 
5.3 Significant Irreversible Environment Effects ................................................................................ 53 
5.4 Growth Inducement ..................................................................................................................... 54 

6.0 PROJECT ALTERNATIVES ..................................................................................... 56 
Alternatives Considered in the EIR ....................................................................................................... 56 

Alternative 1: No Project Alternative .......................................................................................................... 57 
Alternative 2: Low Density Residential Alternative ..................................................................................... 57 
Alternative 3: Reduced Project Alternative ................................................................................................. 57 
Findings Regarding Alternatives .................................................................................................................. 57 

7.0 STATEMENT OF OVERRIDING CONSIDERATIONS ................................................. 59 
 
 

  

LSA 

LSA 



 

T H E  V I L L A G E S  A T  A L MO N D  G RO V E  S PE C I F I C  P L AN  
M A D E R A ,  C AL I F O R N I A 

F I N DI N G S  O F  F AC T  A N D  S T A T E M E N T  O F  O V E R R I DI N G  
C O N S I D E R A TI O N S   

M A R C H  2 0 2 2  

 

This page intentionally left blank 

LSA 



F I N DI N G S  O F  F AC T  A N D  S T A T E M E N T  O F  O V E R R I DI N G  
C O N S I D E R A TI O N S  
M A R C H  2 0 2 2  

T H E  V I L L A G E S  A T  A L MO N D  G RO V E  S PE C I F I C  P L AN  
M A D E R A ,  C AL I F O R N I A  

 

G:\_General Plan, Specific & Master Plans\SPL - Specific Plans\SPL 2017-01 Village D\Public Hearings\04 20 22 CC\Final\04 20 22 CC (Village D) CC Staff Report - 
Attachment 7\04 20 22 (Village D) CC Staff Report - Attachment 7 Exhibit B - Findings.DOCX (04/14/22) 

01236.0505/783247.1 1 

1.0 INTRODUCTION 

The purpose of these findings is to satisfy the requirements of Sections 15091, 15092, and 15093 of 
the California Environmental Quality Act (CEQA) Guidelines, associated with approval of The Villages 
at Almond Grove Specific Plan and related entitlements (project) and certification of the 
Environmental Impact Report (EIR) for the project. 

The CEQA Statutes (California Public Resources Code [PRC] Sections 21000, et seq.) and Guidelines 
(California Code of Regulations [CCR] Sections 15000, et seq.) state that if it has been determined 
that a project may or will have significant impacts on the environment, then an environmental 
impact report (EIR) must be prepared. Prior to approval of the project, the EIR must be certified 
pursuant to CEQA Guidelines Section 15090. When an EIR has been certified that identifies one or 
more significant environmental impacts, the approving agency must make one or more of the 
following findings, accompanied by a brief explanation of the rationale, pursuant to CEQA Guidelines 
Section 15091, for each identified significant impact: 

a. Changes or alterations have been required in, or incorporated into, such project which avoid or 
substantially lessen the significant environmental effect as identified in the final EIR. 

b. Such changes or alterations are within the responsibility and jurisdiction of another public 
agency and not the agency making the finding. Such changes have been adopted by such other 
agency, or can and should be adopted by such other agency. 

c. Specific economic, legal, social, technological, or other considerations, including provision of 
employment opportunities for highly trained workers, make infeasible the mitigation measures 
or project alternatives identified in the final EIR. 

CEQA Guidelines Section 15092 states that after consideration of an EIR, and in conjunction with 
making the Section 15091 findings identified above, the lead agency may decide whether or how to 
approve or carry out the project. A project that would result in a significant environmental impact 
cannot be approved if feasible mitigation measures or feasible alternatives can avoid or substantially 
lessen the impact. 

However, in the absence of feasible mitigation, an agency may approve a project with significant 
and unavoidable impacts, if there are specific economic, legal, social, technological, or other 
considerations that outweigh the unavoidable adverse environmental effects. CEQA Guidelines 
Section 15093 requires the lead agency to document and substantiate any such determination in a 
“statement of overriding considerations” as a part of the record. 

The requirements of CEQA Guidelines Sections 15091, 15092, and 15093 (as summarized above) are 
all addressed herein. This document summarizes the findings of fact and statement of overriding 
considerations authorized by those provisions of the CEQA Guidelines and by the PRC for the 
project. 
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2.0 PROJECT DESCRIPTION 

The following provides a summary of the Project Description. 

2.1 PROJECT LOCATION AND SETTING 

The City of Madera is located in Madera County, west of the Sierra Nevada. The City is located along 
California State Route (SR) 99, 13 miles southeast of Chowchilla and 15 miles northwest of Fresno.  

The project area (Specific Plan Area) is 1,883 acres in size and is located on the western edge of the 
City of Madera. In October 2018, the Madera County Local Agency Formation Commission (LAFCO) 
approved the expansion of the City’s Sphere of Influence to include the Specific Plan Area. The 
proposed project is bounded by the Fresno River to the south, Road 24 to the east, Avenue 17 to the 
north, and Road 22 to the west. 

The Specific Plan Area is surrounded by primarily agriculture uses on the north and western 
boundaries, and the Fresno River and agriculture uses to the south. The Madera Municipal Golf 
Course, Madera Municipal Airport, and residential uses are directly north and east of the project 
site. 

2.2 PROJECT  

The project consists of several components: 

• General Plan Amendment. The project includes several amendments to the General Plan 
(General Plan Amendment 2017-02). The City’s General Plan would be amended to create a 
Specific Plan land use category that would be applied to the Specific Plan Area. In addition, the 
General Plan would be amended to remove the requirement that residential development shall 
conform to the “Target Density” requirement for each land use category. The General Plan 
Amendment would also remove the requirement for a permanent agricultural buffer on the 
western edge of the Specific Plan Area. 

• Specific Plan. The purpose of the proposed Specific Plan (Specific Plan No. 2017-01) is to provide 
guidance for an orderly and cohesive planned community consistent with the City of Madera 
General Plan and zoning ordinance. The Specific Plan Area is 1,883-acres, consisting of 
approximately 10,800 residential units, approximately 2.1 million square feet of commercial and 
office space, approximately 164 acres of parks and recreational area, approximately 55 acres of 
schools and other public facilities. The proposed Specific Plan provides a development 
framework for land use, mobility including roadways, utilities and services, resource projection, 
and implementation to promote the systematic and orderly development of the Specific Plan 
Area.  

• Pre-Zoning/Zoning Amendments. The Specific Plan Area is currently zoned by Madera County 
Agricultural Rural Exclusive - 40 Acres (ARE-40) and Agricultural Rural Exclusive - 20 Acres (ARE-
20). The entire plan area would be pre-zoned by the City of Madera consistent with City zoning 
as identified in the proposed Specific Plan (Pre-Zoning/ Rezoning 2017-05). 
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• Annexation. The proposed project includes annexation of 1,883 acres to the City of Madera 
(Annexation No. 2022-01). Annexation can only occur if and once Madera LAFCo has approved a 
Sphere of Influence Amendment (SOIA); however, this may happen shortly after a SOIA is 
approved. Madera LAFCo is the responsible agency for the annexation request. It is anticipated 
that the Madera LAFCo will use this EIR in its decision-making process as required under CEQA. 

• Zoning Ordinance/Madera Municipal Code Amendments. The City’s Municipal Code would be 
amended to include a specific plan zone district (SP Zone) to provide a framework for standards 
and permitted uses in the zone (Zoning Ordinance Text Amendment No. OTA 2022-01). 

• Vesting Tentative Tract Map No. 2020-02. Vesting Tentative Tract Map No. 2020-02 pertains to 
the Southeast Neighborhood of the proposed Specific Plan, consisting of approximately 645 
gross acres of property located east of Road 23, between Avenue 16 and the Fresno River. It 
proposes the creation of a 2,390-lot residential subdivision with lots ranging in size from 40 feet 
by 80 feet, to 55 feet by 110 feet. In addition to these residential lots, the tentative tract map 
proposes to create 29 outlots, 10 of which will be used for parks or open space, 2 for storm 
drain basins, 12 for future mixed-use developments, 4 for high-density residential uses, and 1 
for a future school site. The site will be primarily a mix of Low-Density, Medium-Density, and 
High-Density residential uses. This tract map will conform to the Permitted Uses pursuant to the 
proposed Specific Plan; however, conditional uses will require separate land use entitlements 
pursuant to the proposed Specific Plan and may require future environmental analysis. Because 
the proposed subdivision is larger than a typical tract map, the map for Tentative Tract Map 
2020-02 is currently proposed to be divided into 27 blocks. 

• Vesting Tentative Tract Map No. 2020-03. Vesting Tentative Tract Map No. 2020-03 pertains to 
the Northwest Neighborhood of the proposed Specific Plan, consisting of approximately 661 
gross acres of property located west of Road 23, between Avenue 16 and Avenue 17. The Map 
proposes the creation of a 2,815-lot residential subdivision with lots ranging in size from 40 feet 
by 80 feet to 55 feet by 110 feet. In addition to these residential lots, the tentative tract map 
proposes to create 17 outlots, 6 of which will be used for parks or open space, 6 for future 
business park developments, 3 for storm drain basins, 1 for future mixed- use developments, 
and 1 for a future school site. This tentative tract map will conform to the Permitted Uses 
pursuant to the proposed Specific Plan; however, conditional uses will require separate land use 
entitlements pursuant to the proposed Specific Plan and may require future environmental 
analysis. Because the proposed subdivision is larger than a typical tract map, the map for 
Tentative Tract Map 2020-03 is currently proposed to be divided into 36 blocks.  

A number of other permits and approvals are also contemplated as part of the project, as further 
described in Section 3.4 of the EIR, which is incorporated by reference. 

Project Objectives 

The proposed Specific Plan is designed to implement a series of project-specific objectives to ensure 
that the proposed Specific Plan is implemented with quality residential, commercial, and light 
industrial development. The following is a list of project objectives: 
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• Address the City of Madera’s current and projected housing needs for all segments of the 
community by providing a range of single- and multi-family homes. 

• Promote high quality retail and mixed-use development to attract an array of businesses and 
employment opportunities. 

• Establish a mix of land uses and local-serving activities that meet the General Plan’s objectives 
concerning community character and pedestrian-friendly design. 

• Implement the City’s General Plan Land Use Element goal to facilitate annexation of large areas 
of land that are governed by a specific plan, which provides for compatibility of land uses, fiscal 
balance, recreation, and resource protection. 

• Establish a transportation network that will fulfill the policies of the Madera General Plan’s 
Circulation Element by allowing residents to live within proximity to schools, recreational 
opportunities, retail centers, and commercial development, and minimize vehicle trips through 
utilizing access to a variety of transportation opportunities, including pedestrian pathways, 
bikeways, regional arterials, and transit. 

• Promote opportunities for water efficiency in Plan Area architecture and landscaping to 
promote water conservation. 

• Incorporate green and sustainable practices, as practicable, in developing buildings and 
infrastructure. 

• Undertake development of the Specific Plan Area in a manner that is economically feasible and 
balanced to address the City’s economic interests. 

2.3 PROJECT ALTERNATIVES 

Below is a summary of the alternatives that were considered and evaluated. Findings for the 
alternatives are included in Section 6.0 of this document. 

No Project Alternative 

Under this alternative, no development identified in the proposed Specific Plan would occur, and 
the Specific Plan Area would continue to be use for agricultural production within an unincorporated 
area of Madera County. Although the City includes the proposed Specific Plan Area within the Urban 
Growth Boundary, the proposed Specific Plan Area is located outside of the City limits. Under this 
Alternative no construction activities or long-term operations associated with the proposed Specific 
Plan would occur.  

Low Density Residential Alternative 

Under this alternative, the proposed Specific Plan would be implemented with residential zoning 
and densities that would be consistent with the City’s residential zoning for low density. The City’s 
residential zoning densities for low density range from 3 units to 7 units per acre. For the purpose of 
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this analysis, an average of five units per acre was used to provide a reasonable estimate of 
development that could occur within the Specific Plan Area. In addition, the acreages identified in 
the proposed Specific Plan as Village Mixed Use (120 acres) and Village Business Park (30 acres), 
would be reallocated to low density residential, for a total of approximately 1,521 aces of low 
density residential acres with a total buildout of approximately 7,600 residential units. Acreages for 
Parks and Recreation, Natural Areas along the Fresno River, Elementary School Sites, and Major 
Roadways would be the same as the proposed Specific Plan. 

Reduced Project Alternative 

Under this alternative approximately 7,600 residential units would be constructed but the mixed-
use development occurring within the Specific Plan Area would be removed to reduce potential 
significant and adverse environmental impacts related to air quality resulting from construction, 
greenhouse gas emissions, vehicle-generated noise, and conflicts with roadway policies. In addition, 
500 acres of agricultural land would be preserved within the Specific Plan Area site to reduce 
significant and unavoidable impacts related agricultural conversion that would result from 
implementation of the proposed Specific Plan. This alternative would likely preserve agricultural 
land uses in the Southwest Neighborhood area where Williamson Act Contracts are still in place and 
in the Northwest Neighborhood to ensure that compatibility with the Madera County ALUCP. This 
alternative was selected to allow for a mix of residential densities within the Specific Plan Area, and 
to preserve agricultural land uses that would be developed under the propose Specific Plan. 

For the purpose of the analysis in the EIR, acreages identified for the Village Mixed Use district (120 
acres), Village Business Park (30 acres), Village Parks and Recreation (64 acres), Village Country 
Estates (36 acres), Village Low Density (145 acres), and Village High Density (105 acres) would be 
reallocated to agriculture land uses. This would result in a total of 500 acres of agriculture land uses 
and a total buildout of 7,601 residential units in the Specific Plan Area. Land uses identified as 
Village Medium Density, Village Open Space, Village Public Facilities, and Major Roadways would be 
the same as the proposed Specific Plan. 
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3.0 PROCEDURAL FINDINGS 

Based on the nature and scope of the project, the City of Madera (City) determined, based on 
substantial evidence, that the project may have a significant effect on the environment and 
prepared an EIR for the project. The EIR (State Clearinghouse No. 2018081051) was prepared, 
noticed, published, circulated, reviewed, and completed in full compliance with CEQA, and 
additional noticing and opportunities for public comment were also provided, as follows: 

• A Notice of Preparation (NOP) was prepared and circulated on August 17, 2018, for a 30-day 
public and agency comment period. The NOP was submitted to the State Clearinghouse, Madera 
County Clerk-Recorder, and responsible and trustee agencies. 

• A public scoping meeting to receive comments regarding the issues to be covered in the EIR was 
held on September 12, 2018, at the Council Chambers in Madera City Hall, Madera, CA. 

• A Reissued Notice of Preparation (NOP) was prepared and re-circulated on December 3, 2018, 
for a 30-day public and agency comment period, following changes made to the project after 
the original NOP. The NOP was submitted to the State Clearinghouse, Madera County Clerk-
Recorder, and responsible and trustee agencies. 

• A second public scoping meeting to receive comments regarding the issues to be covered in the 
EIR was held on December 18, 2018, at the Council Chambers in Madera City Hall, Madera, CA.  

• A Notice of Completion (NOC) and an electronic copy of the Draft EIR were distributed to the 
Office of Planning and Research on December 23, 2021, to those public agencies that have 
jurisdiction by law with respect to the project, or which exercise authority over resources that 
may be affected by the project, and to other interested parties and agencies as required by law. 

• A Notice of Availability (NOA) of the Draft EIR was mailed on December 23, 2021, to all 
interested groups, organizations, and individuals who had previously requested notice in order 
to comply with Public Resources Code Section 21092(b)(3). The Draft EIR was also published in 
the Madera Tribune newspaper to comply with Section 15087(a) of the State CEQA Guidelines 
and was distributed to affected agencies, surrounding cities and municipalities, and all 
interested parties. Hard copies of the Draft EIR were made available at the City’s offices and an 
electronic version was made available for downloading on the City’s website. 

• A 45-day public comment period for the Draft EIR began on December 23, 2021. 
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• The City provided written responses to all comments received during and after the public 
comment period referenced above for the Draft EIR and additional information to clarify such 
responses was added by the City to the Draft EIR to produce the Final EIR (FEIR). 

• The FEIR was made available on March 25, 2022, and consists of the following items: 

○ The Draft EIR released on December 23, 2021;  

○ Responses to Comments Document including Revisions to the Draft EIR; 

○ Draft EIR text revisions; and  

○ Mitigation Monitoring and Reporting Program 

• As required by CEQA Guidelines Section 15088(b), public agencies that commented on the Draft 
EIR were provided at least 10 days to review the proposed responses contained in the FEIR prior 
to the date for consideration of the FEIR for certification. 
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4.0 RECORD OF PROCEEDINGS 

In accordance with PRC Section 21167.6(e), the record of proceedings for the City’s decision on the 
project includes the following documents, which are incorporated by reference and made part of 
the record supporting these findings:  

• All information (including written evidence and testimony) provided by City staff, City Planning 
Commission, and/or City Council relating to the EIR, the approvals, and the proposed project, 
including City staff reports and all attachments; 

• The Draft EIR and all appendices to the Draft EIR; 

• The FEIR and all appendices to the FEIR; 

• All notices required by CEQA and presentation materials related to the project; 

• All comments submitted by agencies or members of the public during the comment periods on 
the two NOPs and the Draft EIR; 

• All final applications, letters, testimony and presentations presented by the project Applicant 
(“Applicant”) and its consultants to the City in connection with the proposed project; 

• All studies conducted for the project and contained or referenced in the Draft EIR and the FEIR; 

• All documents cited or referenced in the Draft EIR and the FEIR; 

• All public reports and documents related to the project prepared for the City and other 
agencies; 

• All information (including written evidence and testimony) presented to the City from other 
public agencies relating to the proposed project and EIR; 

• All final information (including written evidence and testimony) presented to the City staff, City 
Planning Commission, and/or City Council by the environmental consultant and sub-consultants 
who prepared the EIR or incorporated into reports presented to the City Council; 

• All final information (including written evidence and testimony) presented at any City public 
hearing or any City workshop related to the proposed project and the EIR; 

• All other documents related to the project; 

• For documentary and information purposes, all City-adopted land use plans and ordinances, 
including without limitation the general plan, specific plans and ordinances, together with 
environmental review documents, findings, mitigation monitoring programs and other 
documentation relevant to planned growth in the area; 
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• The mitigation monitoring and reporting program (MMRP) for the project; and 

• All other documents composing the record pursuant to Public Resources Code section 
21167.6(e), including any additional items not included above if otherwise required by law. 

The documents constituting the record of proceedings are available for review by responsible 
agencies and interested members of the public during normal business hours at the City Planning 
Department located  at City Hall at 205 West 4th Street, Madera, CA.  

The Draft EIR and FEIR are incorporated into these findings in their entirety, unless and only to the 
extent these findings expressly do not incorporate by reference the Draft EIR and FEIR. Without 
limitation, this incorporation is intended to elaborate on the scope and nature of mitigation 
measures, the basis for determining the significance of impacts, the comparative analysis of 
alternatives, and the reasons for approving the project in spite of the potential for associated 
significant and unavoidable adverse physical environmental impacts. 
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5.0 FINDINGS REQUIRED UNDER CEQA 

PRC Section 21002 provides that “public agencies should not approve projects as proposed if there 
are feasible alternatives or feasible mitigation measures available which would substantially lessen 
the significant environmental effects of such projects[.]” The same statute states that the 
procedures required by CEQA “are intended to assist public agencies in systematically identifying 
both the significant effects of projects and the feasible alternatives or feasible mitigation measures 
which will avoid or substantially lessen such significant effects.” Section 21002 of the PRC goes on to 
state that “in the event [that] specific economic, social, or other conditions make infeasible such 
project alternatives or such mitigation measures, individual projects may be approved in spite of 
one or more significant effects thereof.” 

The mandate and principles in PRC Section 21002 are implemented, in part, through the 
requirement that agencies must adopt findings before approving projects for which EIRs are 
required. For each significant environmental effect identified in an EIR for a project, the approving 
agency must issue a written finding reaching one or more of three permissible conclusions. 

The first such finding is that changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen the significant environmental effect as identified in the 
FEIR (CEQA Guidelines Section 15091[a][1]). For purposes of these findings, the term “avoid” refers 
to the effectiveness of one or more mitigation measures to reduce an otherwise significant effect to 
a less-than-significant level, or of the project’s ability to avoid a potentially significant impact 
altogether. In contrast, the term “substantially lessen” refers to the effectiveness of such measure 
or measures to substantially reduce the severity of a significant effect, but not to reduce that effect 
to a less-than-significant level. 

The second permissible finding is that such changes or alterations are within the responsibility and 
jurisdiction of another public agency and not the agency making the finding, and that such changes 
have been adopted by such other agency or can and should be adopted by such other agency (CEQA 
Guidelines Section 15091[a][2]). 

The third potential conclusion is that specific economic, legal, social, technological, or other 
considerations, including provision of employment opportunities for highly trained workers, make 
infeasible the mitigation measures or project alternatives identified in the Draft EIR and FEIR (EIR) 
(CEQA Guidelines Section 15091[a][(3]). “Feasible” means capable of being accomplished in a 
successful manner within a reasonable period of time, taking into account economic, environmental, 
social, legal, and technological factors (CEQA Guidelines Section 15364). 

The concept of “feasibility” also encompasses the question of whether a particular alternative or 
mitigation measure promotes the underlying goals and objectives of a project. Moreover, 
“feasibility” under CEQA encompasses “desirability” to the extent that desirability is based on a 
reasonable balancing of the relevant economic, environmental, social, legal, and technological 
factors” (City of Del Mar v. City of San Diego [1982] 133 Cal.App.3d 410, 417). 
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In the process of adopting mitigation measures, the City has made a determination regarding 
whether the mitigation proposed in the EIR is “feasible.” In some cases, modifications may have 
been made to the mitigation measures proposed in the EIR to update, clarify, streamline, or revise 
those measures. None of these changes result in significant new information or impacts that would 
require recirculation of the EIR. 

With respect to a project for which significant impacts are not avoided or substantially lessened, a 
lead agency, after adopting proper findings, may nevertheless approve the project if the agency first 
adopts a statement of overriding considerations setting forth the specific reasons in support of the 
finding that the project benefits outweigh its unavoidable adverse environmental effects. In the 
process of considering the EIR for certification, the City has recognized that impact avoidance is not 
possible in all instances. To the extent that significant adverse environmental impacts will not be 
reduced to a less-than-significant level with the adopted mitigation, the City has found that specific 
economic, social, and other considerations support approval of the project. Those findings are 
reflected herein in Section 5, “Findings Required Under CEQA,” and in Section 7, “Statement of 
Overriding Considerations,” below. 

5.1 SUMMARY OF FINDINGS 

The Draft EIR identified a number of less-than-significant impacts associated with the project that do 
not require mitigation. The Draft EIR also identified a number of significant and potentially 
significant environmental effects (or impacts) that may be caused in whole or in part by the project. 
Some of these significant effects can be fully avoided or substantially lessened through the adoption 
of feasible mitigation measures. Other effects cannot be, and thus may be significant and 
unavoidable. For reasons set forth in Section 7, “Statement of Overriding Considerations,” however, 
the City has determined that overriding economic, social, and other considerations outweigh the 
significant, unavoidable effects of the project. 

The findings of the City with respect to the project’s significant effects and mitigation measures are 
set forth in the EIR and these Findings of Fact. The Summary of Findings does not attempt to 
replicate or restate the full analysis of each environmental impact contained in the EIR. Please refer 
to the Draft EIR and FEIR for more detail. 

The following provides a summary description of each potentially significant and significant impact, 
describes the applicable mitigation measures identified in the FEIR and adopted by the City, and 
states the findings of the City regarding the significance of each impact after imposition of the 
adopted mitigation measures. A full explanation of these environmental findings and conclusions 
can be found in the Draft EIR and FEIR and associated record (described herein), both of which are 
incorporated by reference. The City hereby ratifies, adopts, and incorporates the analysis and 
explanation in the record into these findings, and ratifies, adopts, and incorporates in these findings 
the determinations and conclusions of the EIR relating to environmental impacts and mitigation 
measures, except to the extent any such determinations and conclusions are specifically and 
expressly modified by these findings. 
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To the extent any of the mitigation measures are within the jurisdiction of other agencies, the City 
finds those agencies can and should implement those measures within their jurisdiction and control 
(CEQA Guidelines Section 15091[a][2]). 

Findings Regarding EIR Recirculation 

CEQA Guidelines Section 15088.5 requires a lead agency to recirculate an EIR when “significant new 
information” is added to the EIR after the lead agency gives public notice of the availability of the 
Draft EIR but before certification. “Information” may include project changes, changes to the 
environmental setting, or additional data or other information. The CEQA Guidelines do not consider 
new information to be significant unless the lead agency changes the EIR in a way that deprives the 
public of a meaningful opportunity to comment on a substantial adverse environmental effect or a 
feasible way to mitigate the impact that the agency or project proponent has declined to 
implement. 

CEQA Guidelines Section 15088.5 states “significant new information” requiring recirculation may 
include: 

• A new significant environmental impact that would result from the project or from a new 
mitigation measure; 

• A substantial increase in the severity of an environmental impact would result unless mitigation 
measures would be adopted that reduce the impact to a level of insignificance; 

• A feasible project alternative or mitigation measure considerably different from others 
previously analyzed would clearly lessen the significant environmental impacts of the project, 
but the proponents will not adopt it; or 

• The Draft EIR was so fundamentally and basically inadequate and conclusory that meaningful 
public review and comment were precluded. 

Recirculation is not required if new information added to the EIR just clarifies or makes minor 
modifications to an otherwise adequate EIR. 

The City made refinements to the Draft EIR after this document was released. These refinements are 
described in Chapter 4, “Draft Environmental Impact Report Text Revisions” of the Response to 
Comments Document. Revisions were made to Mitigation Measure AIR-2.2 to reflect updated 
conditions requested by the San Joaquin Valley Air Pollution Control District (SJVAPCD). 

These refinements are described in greater detail in the Response to Comments Document. No 
impacts identified in the Draft EIR would be substantially increased because of changes to the 
project or mitigation measures following recirculation. There are no new feasible alternatives or 
mitigation measures that are considerably different from those considered in the Draft EIR that the 
project applicant has declined to adopt. Therefore, recirculation of the EIR is not required. 
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Findings Regarding Less Than Significant Impacts (No Mitigation Required) 

The City agrees with the characterization in the Draft EIR and FEIR of all project-specific impacts 
identified as “less than significant” and finds that those impacts have been described accurately and 
are either less than significant or have no impact, as described in the Draft EIR. Section 15091 of the 
CEQA Guidelines does not require specific findings to address environmental effects that an EIR 
identifies as having no impact or a less-than-significant impact. 

The impacts for which the project would result in either no impact or a less-than-significant impact, 
and which require no mitigation, are identified in the bulleted list below. Please refer to the Draft 
EIR and FEIR for more detail. 

AESTHETICS 

• Impact AES-2: The proposed project would not substantially damage scenic resources, including, 
but not limited to, trees, rock outcroppings, and historic buildings within a state scenic highway. 

AGRICULTURAL AND FORESTRY RESOURCES 

• Impact AG-3: The proposed project would not conflict with existing zoning for, or cause rezoning 
of, forest land (as defined in Public Resources Code section 12220(g)), timberland (as defined by 
Public Resources Code section 4526), or timberland zoned Timberland Production (as defined by 
Government Code section 51104(g)). 

• Impact AG-4: The proposed project would not result in the loss of forest land or conversion of 
forest land to non-forest use. 

• Impact AG-5: The proposed project would not involve other changes in the existing 
environment, which, due to their location or nature, could result in conversion of farmland to 
non-agricultural use or conversion of forest land to non-forest use. 

AIR QUALITY 

• Impact AQ-1: The proposed project would not conflict with or obstruct implementation of the 
applicable air quality plan. 

• Impact AQ-4: The project would not result in significant odors that could adversely affect a 
substantial number of people. 

BIOLOGICAL RESOURCES 

• Impact BIO-2: The project would not have a substantial adverse effect on any riparian habitat or 
other sensitive natural community. 

• Impact BIO-4: The project would not 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. 
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• Impact BIO-5: The project would not conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or ordinance. 

• Impact BIO-6: The project would not conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, or other approved local, regional, or 
state habitat conservation plan. 

ENERGY 

• Impact EN-2: The proposed project would not conflict with or obstruct a state or local plan for 
renewable energy or energy efficiency. 

GEOLOGY AND SOILS 

• Impact GEO-4: The project would not be located on expansive soil, as defined in Table 18-1-B of 
the Uniform Building Code (1994, as updated), creating substantial direct or indirect risks to life 
or property. 

• Impact GEO-5: The project does not contain soils incapable of adequately supporting the use of 
septic tanks or alternative waste water disposal systems where sewers are not available for the 
disposal of waste water. 

HAZARDS AND HAZARDOUS MATERIALS 

• Impact HAZ-2: The project would not create a significant hazard to the public or the 
environment through reasonably foreseeable upset and/or accident conditions involving the 
release of hazardous materials into the environment. 

• Impact HAZ-3: The project would not emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-quarter mile of an existing or proposed 
school. 

• Impact HAZ-4: The project could be located on a site which is included on a list of hazardous 
materials sites compiled pursuant to Government Code Section 65962.5 and, as a result, would 
not create a significant hazard to the public or the environment. 

• Impact HAZ-5: The project would be located within an airport land use plan or, where such a 
plan has not been adopted, within two miles of a public airport or public use airport, but would 
not result in a safety hazard for people residing or working in the project area because the 
proposed Specific Plan would be consistent with the applicable airport plan and the General 
Plan. 

• Impact HAZ-6: The project would not impair implementation of or physically interfere with an 
adopted emergency response plan or emergency evacuation plan. 

• Impact HAZ-7: The project would not expose people or structures, either directly or indirectly, to 
a significant risk of loss, injury, or death involving wildland fires. 
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HYDROLOGY AND WATER QUALITY 

• Impact HYD-1: The project would not violate any water quality standards or waste discharge 
requirements or otherwise substantially degrade surface or groundwater quality. 

• Impact HYD-2: The project would not substantially decrease groundwater supplies or interfere 
substantially with groundwater recharge such that the project may impede sustainable 
groundwater management of the basin. 

• Impact HYD-3: The project would not create or contribute runoff water which would exceed the 
capacity of existing or planned stormwater drainage systems or provide substantial additional 
sources of polluted runoff. 

• Impact HYD-4: The project would not conflict with or obstruct implementation of a water quality 
control plan or sustainable groundwater management plan. 

• Impact HYD-5: The project would not conflict with or obstruct implementation of a water quality 
control plan or sustainable groundwater management plan (SGMA). 

LAND USE AND PLANNING 

• Impact LU-1: The proposed project would not physically divide an established community. 

MINERAL RESOURCES 

• Impact MIN-1: The proposed project would not result in the loss of availability of a known 
mineral resource that would be of value to the region and the residents of the state. 

• Impact MIN-2: The proposed project would not result in the loss of availability of a locally 
important mineral resource recovery site delineated on a local general plan, specific plan, or 
other land use plan. 

NOISE 

• Impact NOI-3: For a project located within the vicinity of a private airstrip or an airport land use 
plan or, where such a plan has not been adopted, within two miles of a public airport or public 
use airport, the proposed project would not expose people residing or working in the project 
area to excessive noise levels. 

POPULATION AND HOUSING 

• Impact POP-1: The project would not induce substantial unplanned population growth in an 
area, either directly (for example, by proposing new homes and businesses) or indirectly (for 
example, through extension of roads or other infrastructure). 

• Impact POP-2: The project would not displace substantial numbers of existing people or housing, 
necessitating the construction of replacement housing elsewhere. 
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PUBLIC SERVICES AND RECREATION 

• Impact PSR-3: The project would not result in substantial adverse physical impacts associated 
with the provision of new or physically altered school facilities, need for new or physically 
altered school facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios or other performance objectives;. 

• Impact PSR-4: The project would not result in substantial adverse physical impacts associated 
with the provision of new or physically altered park facilities, need for new or physically altered 
park facilities, the construction of which could cause significant environmental impacts, in order 
to maintain acceptable service ratios or other performance objectives for park services. 

• Impact PSR-6: The project would not increase the use of existing neighborhood and regional 
parks or other recreational facilities such that substantial physical deterioration of the facility 
would occur or be accelerated. 

TRANSPORTATION 

• Impact TRA-2: The proposed project would not conflict or be inconsistent with CEQA Guidelines 
section 15064.3, subdivision (b) 

• Impact TRA-3: The proposed project would not substantially increase hazards due to a 
geometric design feature (e.g., sharp curves or dangerous intersections) or incompatible uses 
(e.g., farm equipment). 

• Impact TRA-4: The proposed project would not result in inadequate emergency access. 

UTILITIES AND SERVICE SYSTEMS 

• Impact UTL-3: The wastewater treatment provider which serves the project has determined that 
the City has adequate capacity to serve the project’s projected demand in addition to the 
provider’s existing commitments 

• Impact UTL-4: The project would not generate solid waste in excess of State or local standards, 
or in excess of the capacity of local infrastructure, or otherwise impair the attainment of solid 
waste reduction goals. 

• Impact UTL-5: The project would comply with federal, state, and local management and 
reduction statutes and regulations related to solid waste. 

WILDFIRE 

• Impact WF-1: The proposed project would not substantially impair an adopted emergency 
response plan or emergency evacuation plan. 

• Impact WF-2: The proposed project would not exacerbate wildfire risks due to slope, prevailing 
winds, and other factors, and thereby would not expose project occupants to pollutant 
concentrations from a wildfire or the uncontrolled spread of a wildfire. 
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• Impact WF-3: The proposed project would not require the installation or maintenance of 
associated infrastructure (such as roads, fuel breaks, emergency water sources, power lines or 
other utilities) that may exacerbate fire risk or that may result in temporary or ongoing impacts 
to the environment. 

• Impact WF-4: The proposed project would not expose people or structures to significant risks, 
including downslope or downstream flooding or landslides, as a result of runoff, post-fire slope 
instability, or drainage changes. 

CUMULATIVE IMPACTS 

The project would result in either no cumulative impact or a less-than-significant cumulative impact, 
requiring no mitigation, for the following topics. 

• Impact EN-3: Cumulative impacts related to energy. 

• Impact HAZ-8: Cumulative impacts related to hazards and hazardous materials. 

• Impact HYD-6: Cumulative impacts related to hydrology. 

• Impact LU-3: Cumulative impacts related to land use and planning. 

• Impact MIN-3: Cumulative impacts related to mineral resources. 

• Impact NOI-4: Cumulative impacts related to noise. 

• Impact POP-3: Cumulative impacts related to population and housing. 

• Impact WF-5: Cumulative impacts related to wildfire. 

Findings Regarding Impacts Mitigated to a Level of Less than Significant 

The City hereby finds that feasible mitigation measures have been identified in the Draft EIR and 
that these mitigation measures will avoid or substantially lessen the following potentially significant 
and significant environmental impacts to a less-than-significant level. The potentially significant and 
the mitigation measures that will reduce them to a less-than-significant level are summarized below. 
Please refer to the EIR for more detail. 

BIOLOGICAL RESOURCES 

Impact BIO-1: The project would have a substantial adverse effect, either directly or through 
habitat modifications, on any species identified as a candidate, sensitive, or special status species 
in local or regional plans, policies, or regulations, or by the California Department of Fish and 
Wildlife or U.S. Fish and Wildlife Service. 

Although impacts to species listed as a candidate, sensitive, or special‐status species by local, State, 
and federal agencies should be avoided to the greatest extent feasible, it is acknowledged that 
future projects may not be able to avoid these species. 
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Mitigation Measure BIO-1.1 

Prior to the issuance of grading permits, the following measures shall be implemented to reduce 
potential impacts to western burrowing owls: 

• Preconstruction surveys for western burrowing owls shall be conducted by a qualified biologist 
in accordance with the California Department of Fish and Wildlife (CDFW) 2012 Staff Report on 
Burrowing Owl Mitigation, or the most current guidelines.  

• If burrowing owls are identified during the preconstruction survey, avoidance of occupied 
burrows during the breeding season shall be implemented or passive exclusion, per CDFW’s 
2012 Staff Report on Burrowing Owl Mitigation, or the most current guidelines (installing one-
way doors in burrow openings during the non-breeding season to temporarily exclude 
burrowing owls, or permanently exclude burrowing owls and close burrows after verifying 
burrows are empty by site monitoring and scoping) shall be implemented), . 

• Following construction activities, all areas temporarily impacted during Project construction and 
not identified for future development, shall be restored to pre-construction contours and 
revegetated with native species as specified in Table 4.4.B. 

Mitigation Measure BIO-1.2 

Prior to the issuance of grading permits, the following measures shall be implemented to reduce 
potential impacts to Swainson’s hawks: 

• If construction begins during the nesting season (February 1 through August 31), an early season 
preconstruction survey for nesting Swainson’s hawks shall be conducted between January and 
March in the Biological Study Area (BSA) for the Specific Plan Area and immediate vicinity (an 
approximately 0.25 mi radius) by a qualified biologist when tree foliage is relatively sparse and 
nests are easy to identify. A second preconstruction survey for nesting Swainson’s hawks shall 
be conducted in the BSA and immediate vicinity (an approximately 0.25 mile radius) by a 
qualified biologist no more than 14 days prior to initiation of earthmoving activities. 

• If nesting Swainson’s hawks are found within the survey area, a qualified biologist shall evaluate 
the potential for the project to disturb nesting activities. The California Department of Fish and 
Wildlife (CDFW) shall be contacted to review the evaluation and determine if the project can 
proceed without adversely affecting nesting activities. CDFW shall also be consulted to establish 
protection measures such as buffers.  

• Disturbance of active nests shall be avoided until it is determined by a qualified biologist that 
nesting is complete and the young have fledged, or that the nest has failed. If work is allowed to 
proceed, at a minimum, a qualified biologist shall be on-site during the start of construction 
activities during the nesting season to monitor nesting activity. The monitor shall have the 
authority to stop work if it is determined the project is adversely affecting nesting activities. 
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• Following construction, all fill slopes, temporary impact and/or otherwise disturbed areas not 
identified for future development shall be restored to preconstruction contours and 
revegetated with the native seed mix specified in Table 4.4.C. 

Mitigation Measure BIO-1.3 

Prior to the issuance of grading permits, the following measures shall be implemented to reduce 
potential impacts to northern harrier, California horned lark, and other nesting birds: 

• If construction begins during the nesting season (February 1 through August 31), a qualified 
biologist shall survey all suitable nesting habitat in the Biological Survey Area (BSA) of the 
Specific Plan Area for presence of nesting birds. This survey shall occur no more than 10 days 
prior to the start of construction. If no nesting activity is observed, work may proceed as 
planned. If an active nest is discovered, a qualified biologist shall evaluate the potential for the 
proposed project to disturb nesting activities. The evaluation criteria shall include, but are not 
limited to, the location/orientation of the nest in the nest tree, the distance of the nest from the 
BSA, the line of sight between the nest and the BSA, and the feasibility of establishing no-
disturbance buffers.  

• If work is allowed to proceed, a qualified biologist shall be on-site weekly during construction 
activities to monitor nesting activity. The biologist shall have the authority to stop work if it is 
determined the project is adversely affecting nesting activities. Weekly monitoring shall 
continue until any young have fledged or the nest fails (as determined by the qualified biologist). 

Significance after Mitigation. Implementation of Mitigation Measures BIO-1.1 through BIO-1.3 
would minimize impacts to special-status species and associated habitat by requiring avoidance 
and minimization efforts, consultation with responsible agencies, compensatory mitigation and 
mitigation consistent with regulatory requirements. (Draft EIR pages 4.4-13 and 4.4-17) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measures, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts to special-status species and associated 
habitat identified in the EIR. 

Impact BIO-3: The project would have a substantial adverse effect on State or federally protected 
wetlands (including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, 
filling, hydrological interruption, or other means. 

Formal delineation of aquatic features should be performed prior to issuance of grading permits in 
order to determine if any aquatic features within the Specific Plan Area would be considered 
wetlands or non-wetland waters of the U.S. under the jurisdiction of the ACOE and/or waters of the 
State under the jurisdiction of the RWQCB.  

Mitigation Measure BIO-3 
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The following measures shall be implemented once specific development plans are submitted and 
prior to the issuance of grading permits to mitigate potential impacts to aquatic resources: 

• A jurisdictional delineation shall be performed to determine if any or all of the aquatic features 
in the Biological Survey Area (BSA) of the Specific Plan Area should be considered jurisdictional 
by the Army Corps of Engineers (ACOE). The jurisdictional delineation shall be submitted to the 
ACOE for verification or concurrence.  

• If the results of the jurisdiction delineation determine that any of the aquatic features in the BSA 
are jurisdictional waters, and the Project would result in permanent or temporary impacts to 
those waters, the project proponent shall obtain any necessary regulatory permits prior to the 
commencement of ground disturbing activities.  

• If the project would result in the loss of wetlands and/or non-wetland waters, mitigation shall be 
accomplished by purchasing credits at an approved mitigation bank, payment of in-lieu fees, or 
a combination of these methods, as determined by the City of Madera. Mitigation ratios shall be 
at least 1:1. 

Significance after Mitigation. Implementation of Mitigation Measure BIO-3 would reduce 
impacts to state or federally protected wetlands through the preparation of wetland delineation 
and appropriate mitigation (if required). (Draft EIR pages 4.4-17 and 4.4-18) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts to any state or federally protected wetlands 
identified in the EIR. 

CULTURAL RESOURCES AND TRIBAL CULTURAL RESOURCES 

Impact CUL-1: The project could cause a substantial adverse change in the significance of a 
historical resource as defined in Section 15064.5 of the CEQA Guidelines. 

Currently, the Specific Plan Area contains potentially significant early-settlement buildings that could 
qualify as historical resources under CEQA. The Specific Plan Area could also potentially contain 
early-settlement agricultural artifacts or features that could qualify as historical resources under 
CEQA. As a result, there is a possibility that the new development could result in demolition or 
substantial alterations of historical or potentially historical buildings and structures. In addition to 
land use development, infrastructure and other public works improvements could result in 
demolition or substantial alterations of historical resources. 

Mitigation Measure CUL-1 

Prior to the issuance of grading permits for development occurring within APN 030-170-009 and 
APN 0303-070-004, formal evaluations of the existing canal segments and buildings shall be 
completed by a qualified historic resources consultant for eligibility for inclusion in the California 
Register of Historical Resources (CRHR) to assess whether or not they qualify as historic resources 
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under Public Resources Code Section 21084.1. If the resources are determined to be unique 
historical resources, measures shall be identified by the qualified historic resources consultant 
monitor and recommended to the City. Appropriate measures for significant resources could 
include, but are not limited to, avoidance or capping, incorporation of the site in green space, parks, 
or open space, or data recovery excavations of the finds. 

Significance after Mitigation. Implementation of Mitigation Measure CUL-1 would reduce 
impacts to historic or cultural resources through the preparation of site-specific evaluations and 
mitigation measures, in accordance with Section 15064.5 of the CEQA Guidelines. (Draft EIR 
pages 4.5-19 through 4.5-20) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts to any historic resources identified in the EIR. 

Impact CUL-2: The project could cause a substantial adverse change in the significance of an 
archaeological resource as defined in Section 15064.5 of the CEQA Guidelines. 

Based on its environmental setting, the Specific Plan Area has a high sensitivity for intact precontact-
period archaeological deposits. Additionally, although not included in the record search results, 
background research indicates the Chauchila Tribe village site of Ch’ekayu was documented within 
the southeast portion of the Specific Plan Area along the Fresno River. 

Mitigation Measure CUL-2.1 

To identify if an archaeological resource is present and if it meets the definition of a historical 
resource under the California Environmental Quality Act (CEQA), or a unique archaeological resource 
under Public Resources Code Section 21083.2 located in the southeastern portion of the Specific 
Plan Area, additional investigation including a field survey and an archaeological sensitivity analysis 
shall be conducted prior to the initiation of ground-disturbing activities. For projects associated with 
the proposed Specific Plan that are located in areas with moderate or higher sensitivity for buried 
archaeological resources as identified by the archaeological sensitivity analysis, subsurface testing 
shall be conducted to minimize possible disturbance to or inadvertent discoveries of archaeological 
deposits. A qualified archaeologist shall develop a monitoring plan based on depth of the excavation 
and data from subsurface testing to be submitted to the City of Madera Community Development 
Director or designee. The monitoring plan shall include observation of ground disturbing activities 
(such as grading, trenching and boring) to be focused in areas that are most likely to contain buried 
resources. The archaeologist shall limit on-site monitoring to only areas where depth of excavation 
and information from subsurface testing suggests that sensitive resources may be encountered. 

Mitigation Measure CUL-2.2 

If deposits of precontact or historic-period archaeological materials are encountered during 
construction activities, all work within 25 feet of the discovery shall be redirected and a qualified 
archaeologist contacted to assess the situation, consult with agencies as appropriate, and make 
recommendations for the treatment of the discovery. Project personnel shall not collect or move 
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any archaeological materials. Archaeological materials can include flaked-stone tools (e.g., projectile 
points, knives, and choppers) or obsidian, chert, basalt, or quartzite toolmaking debris; bone tools; 
culturally darkened soil (i.e., midden soil often containing heat-affected rock, ash and charcoal, 
shellfish remains, bones, and other cultural materials); and stone-milling equipment (e.g., mortars, 
pestles, and handstones). Precontact archaeological sites often contain human remains. Historic-
period materials can include wood, stone, concrete, or adobe footings, walls, and other structural 
remains; debris-filled wells or privies; and deposits of wood, glass, ceramics, metal, and other 
refuse.  

If deposits of precontact or historic-period archaeological materials are encountered and cannot be 
avoided, they shall be evaluated in consultation with the City and a qualified archaeologist. If the 
discovery is precontact in nature, geographically affiliated tribal representatives shall be consulted 
as part of this process. If the deposit meets the definition of a historical resource, unique 
archaeological resource, or tribal cultural resource under the California Environmental Quality Act 
(CEQA), significant impacts to the deposit will need to be avoided or appropriate treatment 
established. If treatment is required, a plan shall be developed in consultation with applicable 
parties to mitigate, avoid, or minimize significant impacts to these types of resources. Treatment 
may consist of, but is not necessarily limited to, systematic recovery and analysis of archaeological 
deposits; recording the resource; preparation of a report of findings; accessioning recovered 
archaeological materials at an appropriate curation facility; and community outreach. All reports 
produced as part of the evaluation and treatment of cultural resources identified during the project 
shall be submitted to the City and the Southern San Joaquin Valley Information Center (SSJVIC). 

Significance after Mitigation. Implementation of Mitigation Measures CUL-2.1 and CUL-2.2 
would reduce impacts to prehistoric resources through field surveys and archaeological 
sensitivity analyses, as well as the implementation of recommendations provide by a qualified 
archaeologist. (Draft EIR pages 4.5-20 through 4.5-22). 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measures, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts to any archaeological resources identified in 
the EIR. 

Impact CUL-3: The project could disturb human remains, including those interred outside of 
formal cemeteries. 

There is a remote possibility that human remains could be present within the Specific Plan Area, and 
implementation of the proposed Specific Plan has the potential to disturb human remains interred 
outside of formal cemeteries. 

Mitigation Measure CUL-3 

The following procedures shall be implemented in the event that human remains are identified 
during project activities: 
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• If human remains are encountered during project activities, work within 25 feet of the discovery 
shall be redirected and the Madera County Coroner notified immediately. At the same time, an 
archaeologist shall be contacted to assess the situation and consult with agencies as 
appropriate. Project personnel shall not collect or move any human remains and associated 
materials. If the human remains are of Native American origin, the Coroner must notify the 
Native American Heritage Commission within 24 hours of this identification. The Native 
American Heritage Commission (NAHC) will identify a Most Likely Descendant (MLD) to inspect 
the site and provide recommendations for the proper treatment of the remains and associated 
grave goods.  

• The archaeologist shall prepare a report that provides recommendations for the treatment of 
the human remains and any associated cultural materials as well as proposed or implemented 
methods and results from excavation and analysis. Treatment of the remains and associated 
cultural materials shall be done in coordination with the recommendations of the MLD and City. 
The final report shall be submitted to the Southern San Joaquin Valley Information Center 
(SSJVIC). 

Significance after Mitigation. Implementation of Mitigation Measure CUL-3 would reduce 
impacts to human remains through regulatory compliance, coordination with appropriate 
Native American representatives (if appropriate), as well as the implementation of 
recommendations provide by a qualified archaeologist. (Draft EIR pages 4.5-22 and 4.5-23) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts to any human remains, including those 
interred outside of formal cemeteries, as identified in the EIR. 

Impact CUL-4: The project could result in a substantial adverse change in the significance of a 
tribal cultural resource, defined in PRC Section 21074 as either a site, feature, place, cultural 
landscape that is geographically defined in terms of the size and scope of the landscape, sacred 
place, or object with cultural value to a California Native American tribe. 

Impacts resulting from future development within the Specific Plan Area could impact unknown 
archaeological resources including Native American artifacts and human remains. Potential impacts 
would be reduced to a less-than-significant levels with implementation of Mitigation Measures CUL-
2.1 and CUL-2.2 

Significance after Mitigation. Implementation of Mitigation Measures CUL-2.1 and CUL-2.2 
would reduce impacts to tribal cultural resources through the identification of archaeological 
deposits during construction; the evaluation of unanticipated discoveries; and the recovery of 
significant archaeological data from those resources that warrant such investigation (i.e., 
historical or unique archaeological resources). (Draft EIR pages 4.5-23 and 4.5-24) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measures, changes or alterations have been required in, or incorporated into, the 
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project that avoid or substantially lessen impacts to any tribal cultural resources, as identified in 
the EIR. 

ENERGY 

Impact EN-1: The project would increase energy consumption during the operational phase. 

Operational energy use consumed by the projects associated with buildout of the proposed Specific 
Plan would be associated with natural gas use, electricity consumption, and fuel used for vehicle 
trips associated with the proposed Specific Plan. 

Mitigation Measure EN-1.1 

Prior to approval of building permits, the Community Development Director or designee shall ensure 
that the energy efficiency strategies identified in the proposed Specific Plan are incorporated project 
construction documents. These energy efficient strategies include, but are not limited to the 
following: 

• Provide natural lighting, where feasible, to reduce reliance on artificial lighting. 

• Use Low-E or EnergyStar windows. 

• Use high-efficiency lighting systems with advanced lighting controls. For nonresidential 
buildings, consider providing motion sensors tied to dimmable lighting controls. Task lighting 
may be used to reduce general overhead light levels. 

• Use a properly sized and energy-efficient heat/cooling system in conjunction with a thermally 
efficient building shell. Consider using light colors for roofing and wall finish materials, and 
installing high R-value wall and ceiling insulation. 

• Implement some of the strategies of the EnergyStar program. 

• For retail, commercial and office uses, use light colored roofing with a high solar reflectance to 
reduce the heat island effect from roofs. 

• In retail, commercial and office development, encourage the provision of preferred parking 
spaces for hybrid, fuel cell, electric and/or other fuel efficient vehicles. 

Significance after Mitigation. Implementation of Mitigation Measure EN-1.1 would reduce 
impacts to operational energy consumption through the implementation of energy efficient 
strategies. (Draft EIR pages 4.6-14 through 4.6-15) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts to any energy resources identified in the EIR. 
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GEOLOGY AND SOILS 

Impact GEO-1: The project could directly or indirectly cause potential substantial adverse effects, 
including the risk of loss, injury, or death involving: 

a. Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on other 
substantial evidence of a known fault? (Refer to California Geological Survey Special 
Publication 42.);  

b. Strong seismic ground shaking;  

c. Seismic-related ground failure, including liquefaction; or  

d. Landslides. 

While the Specific Plan Area is not located within an Alquist-Priolo Earthquake hazard zone, some 
ground shaking, as well as other seismic-related hazards, may occur within the Specific Plan Area 
depending on the amount of energy released from the fault, or the magnitude of the earthquake.  

Mitigation Measure GEO-1.1 

Consistent with Section 1803 of the California Building Code and Section 10-2.402.3 of the City of 
Madera Municipal Code, prior to approval of a tentative subdivision map and for other types of 
structures, a preliminary soils report shall be reviewed and approved by the City of Madera 
Community Development Director and City Engineer or their designees. As a part of the 
geotechnical investigations, testing of samples from subsurface investigations is required, such as 
from borings or test pits. Investigations shall be conducted by a registered design professional and 
involve in situ-testing, laboratory testing, or engineering calculations. Studies shall be done as 
needed to evaluate slope stability, soil strength, position, and adequacy of load-bearing soils, the 
effect of moisture variation on load-bearing capacity, compressibility, liquefaction, differential 
settlement, and expansiveness. The geotechnical investigation shall provide recommendations to be 
incorporated into final plans and/or improvement plans, if required, to ensure compliance with the 
UBC and CBC 

Significance after Mitigation. Implementation of Mitigation Measure GEO-1.1 would reduce 
impacts related to seismic-hazards risk through a preliminary soils report, geotechnical 
investigations, and other soil studies performed by a qualified professional, as applicable. (Draft 
EIR pages 4.7-12 and 4.5-13) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts related to geological hazards identified in the 
EIR. 

Impact GEO-2: The project could result in substantial soil erosion or the loss of topsoil. 
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Construction activities in the Specific Plan Area could result in soil erosion or the loss of topsoil. 
Potential impacts would be reduced to a less-than-significant levels with implementation of 
Mitigation Measure GEO-1.1 

Significance after Mitigation. Implementation of Mitigation Measure GEO-1.1 would reduce 
impacts related to soil erosion thorough preliminary soils reports and geotechnical 
investigations, as applicable. (Draft EIR pages 4.7-13 and 4.5-14) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts related to soil erosion identified in the EIR. 

Impact GEO-3: The project could be located on a geologic unit or soil that is unstable, or that 
would become unstable as a result of the project, and potentially result in on- or off-site landslide, 
lateral spreading, subsidence, liquefaction, or collapse. 

The Madera County Local Hazards Mitigation Plan (LHMP) states that subsidence has a likely 
probability of future occurrences in Madera County. Therefore, there is potential for landslide, 
lateral spreading, subsidence, liquefaction, or collapse events to occur in the Specific Plan Area. 
Potential impacts would be reduced to a less-than-significant levels with implementation of 
Mitigation Measure GEO-1.1. 

Significance after Mitigation. Implementation of Mitigation Measure GEO-1.1 would reduce 
impacts related to on- or off-site landslide, lateral spreading, subsidence, liquefaction, or 
collapse thorough preliminary soils reports, geotechnical investigations, and other soil studies, 
as applicable. (Draft EIR pages 4.7-14 and 4.5-15) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts related to soil erosion identified in the EIR. 

Impact GEO-6: The project may directly or indirectly destroy a unique paleontological resource or 
site or unique geologic feature. 

Unknown paleontological resources, if present within the Specific Plan Area, can potentially be 
damaged by ground-disturbing activities such as excavation, grading, and access road construction.  

Mitigation Measure GEO-6.1 

The following measures shall be implemented to reduce potential impacts to paleontological 
resources: 

• In the event that unique paleontological/geological resources are discovered during excavation 
and/or construction activities, construction shall stop in the immediate vicinity of the find and a 
qualified paleontologist shall be consulted to determine whether the resource requires further 
study. The qualified paleontologist shall make recommendations to the City on the measures 
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that shall be implemented to protect the discovered resources, including but not limited to, 
excavation of the finds and evaluation of the finds. If the resources are determined to be 
significant, mitigation measures shall be identified by the monitor and recommended to the 
City. Appropriate mitigation measures for significant resources could include avoidance or 
capping or data recovery excavations of the finds. No further grading shall occur in the area of 
the discovery until the City approves the measures to protect the identified resources. 

• If unique paleontological/geological resources are found during the field survey, the resources 
shall be inventoried and evaluated for significance. If the resources are found to be significant, 
mitigation measures shall be identified by the qualified paleontologist. Similar to above, 
appropriate mitigation measures for significant resources could include avoidance or capping, 
incorporation of the site in green space, parks, or open space, or data recovery excavations of 
the finds. In addition, appropriate mitigation for excavation and construction activities in the 
vicinity of the resources found during the field survey or literature review shall include a 
paleontological monitor. The monitoring period shall be determined by the qualified 
paleontologist. If additional paleontological/geological resources are found during excavation 
and/or construction activities, the procedure identified above for the discovery of unknown 
resources shall be followed. 

Significance after Mitigation. Implementation of Mitigation Measure GEO-6.1 would reduce 
impacts to paleontological resources through the field surveys, and implementation of 
mitigation measures recommended by a qualified paleontologist should resources be 
discovered. (Draft EIR pages 4.7-16 and 4.5-18) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts to any paleontological resources, as identified 
in the EIR. 

GREENHOUSE GAS EMISSIONS 

Impact GHG-1: The project could generate greenhouse gas emissions, either directly or indirectly, 
that may have a significant impact on the environment. 

The City of Madera Climate Action Plan (CAP) meets the requirements for a Qualified Greenhouse 
Gas Reduction Strategy. Therefore, the project’s GHG emissions would potentially be considered a 
significant impact if the project is not consistent with the City’s CAP. 

Mitigation Measure GHG-1.1 

Prior to issuance of grading permits, applicants shall submit to the City of Madera Planning 
Department a Greenhouse Gas Reduction Plan, or proof of compliance with the City’s Climate Action 
Plan (CAP), referencing construction plans details and specifications to document implementation 
and compliance with the following applicable CAP measures. Implementation of the following CAP 
measures is considered to be applicable, feasible, and effective in reducing greenhouse gas 
emissions generated by the project: 
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• Exceed Title 24 Energy Efficiency Building Standards, meet State Green Building Standards 
voluntary tier levels, become Leadership in Energy and Environmental Design (LEED) Greenpoint 
rated, or ENERGY STAR rated.  

• Install solar photovoltaic (PV) systems or solar hot water heaters.  

• Provide safe routes to adjacent transit stops.  

• Finance and/or construct bus turnouts and shelters where transit demand warrants such 
improvements.  

• Provide public transit vouchers to employees.  

• Include alternative fueling stations or electric vehicle (EV) charging stations. 

• By 2020, ensure construction contractors employ five percent of construction 
vehicles/equipment that utilize new technologies (i.e., repowered engines, electric drive trains), 
California Air Resources Board (CARB)-approved low carbon fuel, or are electrically-powered. By 
2030, ensure construction contractors employ 10 percent of construction vehicles/equipment 
that utilize new technologies, CARB-approved low carbon fuel, or are electrically-powered.  

• Include low-maintenance native landscaping or xeriscaping 

Significance after Mitigation. Implementation of Mitigation Measure GHG-1.1 would reduce 
impacts related to the generation of greenhouse gas emissions through implementation of 
applicable CAP measures identified in project-specific Greenhouse Gas Reduction Pan or 
compliance document with the City’s Climate Action Plan (CAP) (Draft EIR pages 4.8-19 and 4.8-
32) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts related to greenhouse gas emissions, as 
identified in the EIR. 

Impact GHG-2: The project would conflict with an applicable plan, policy or regulation adopted for 
the purpose of reducing the emissions of greenhouse gases. 

The proposed Specific Plan would comply with existing State regulations adopted to achieve the 
overall GHG emissions reduction goals identified in AB 32, the AB 32 Scoping Plan, Executive Order 
B-30-15, SB 32, and AB 197 if it is consistent with the City’s CAP. Therefore, potential conflicts with 
applicable plans, policies or regulations for the reduction of greenhouse gas emissions would be 
reduced to a less-than-significant levels with implementation of Mitigation Measure GHG-1.1 

Significance after Mitigation. Implementation of Mitigation Measure GHG-1.1 would reduce 
impacts related to noncompliance with greenhouse gas reduction plans, policies and regulations 
through the implementation of measures included in the City’s Climate Action Plan. (Draft EIR 
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pages 4.8-32 and 4.8-34)Finding on Proposed Mitigation. The City finds that, with 
implementation of the above mitigation measure, changes or alterations have been required in, 
or incorporated into, the project that avoid or substantially lessen impacts related to 
greenhouse gas emissions, as identified in the EIR. 

HAZARDS AND HAZARDOUS MATERIALS 

Impact HAZ-1: Implementation of the proposed Specific Plan could result in the demolition of 
existing structures that may potentially expose the public or environment to hazardous building 
materials. 

Demolition of existing structures within the Specific Plan Area to accommodate the new 
development may potentially expose hazardous building materials (e.g., asbestos containing 
materials, lead-based paint, etc.). 

Mitigation Measure HAZ-1 

Prior to the issuance of demolition permits related to new development occurring under the 
proposed Specific Plan, asbestos and lead based paint (LBP) surveys shall be conducted in order to 
determine the presence or absence of asbestos-containing materials (ACMs) and/or LBP within 
existing structures to be removed. Removal by property owners and/or future developers of LBP, 
friable ACMs, and non-friable ACMs that have the potential to become friable during demolition, 
shall be outlined in an inspection report to be submitted for approval by the City of Madera 
Community Development Director or designee, to conform to the standards set forth by the 
National Emissions Standards for Hazardous Air Pollutants (NESHAPs). The San Joaquin Valley Air 
Pollution Control District (SJVAPCD) shall be notified by the property owners and/or future 
developers of properties (or their designee(s)) prior to any demolition and/or renovation activities. 

Significance after Mitigation. Implementation of Mitigation Measure HAZ-1 would reduce 
impacts related to the release of hazardous materials through asbestos and LBP surveys, 
building inspections and compliance with NESHAP standards (Draft EIR pages 4.9-14 and 4.9-16) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts related to the release of hazardous materials, 
as identified in the EIR. 

LAND USE AND PLANNING 

Impact LU-2: The project would be inconsistent with Policy LU-14 related to the preparation of a 
Public Facilities Financing Plan (PFFP). 

A Public Facilities Financing Plan (PFFP) is required at the time of project approval to identify 
infrastructure and public facilities requirements to implement the proposed Specific Plan and 
associated costs and financing mechanisms. 

Mitigation Measure LU-2.1 
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Prior to adoption of the proposed Specific Plan by the City, a Public Facilities Financing Plan (PFFP) 
shall be completed by the project applicant and approved by the Community Development Director 
or designee. The PFFP shall identify all infrastructure and public facilities required to support the 
Specific Plan Area and shall identify associated costs and financing mechanisms to fund these 
facilities. 

Significance after Mitigation. Implementation of Mitigation Measure LU-2.1 would require 
completion and acceptance of a PFFP prior to approval of the proposed Specific Plan in order for 
the proposed Specific Plan to be consistent with the General Plan. Implementation of Mitigation 
Measure LU-2.1 would ensure that infrastructure and public facilities requirements, and 
associated costs and financing mechanisms, will be included as part of the project approval of 
the proposed Specific Plan. (Draft EIR pages 4.11-11 and 4.11-16) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts related to consistency with the requirements 
of the General Plan, as identified in the EIR. 

NOISE 

Impact NOI-2: The proposed project would generate excessive groundborne vibration or 
groundborne noise levels. 

If construction activities would occur within 15 feet of adjacent structures, short-term construction 
impacts associated with groundborne vibration would be potentially significant. 

Mitigation Measure NOI-2.1 

Prior to the approval of any construction or building permits for new development occurring under 
the proposed Specific Plan, the City of Madera Community Development Director or designee shall 
ensure that construction plans include specifications that prohibit the use of heavy construction 
equipment within 15 feet of existing structures. 

Significance after Mitigation. Implementation of Mitigation Measure NOI-2.1 would reduce 
impacts related to groundborne vibration or groundborne noise levels by restricting the uses of 
construction equipment within close proximity of existing structures. (Draft EIR pages 4.13-31 
and 4.13-33) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts related to groundborne vibration and 
groundborne noise levels, as identified in the EIR. 

UTILITIES 

Impact UTL-2: The project could have insufficient water supplies available to serve the project and 
reasonably foreseeable future development during normal, dry and multiple dry years. 
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The 2020 Groundwater Sustainability Plan concluded that the groundwater basin is capable of 
supplying the water required to meet the City’s water demands through 2040. However, the City’s 
existing water distribution system is not capable of supplying the water required to meet the 
demand of both the City and the proposed Specific Plan through 2040. 

Mitigation Measure UTL-2 

Prior to the issuance of each grading permit for projects within the Specific Plan Area, the City shall 
review water supplies available at the time and ensure that the required groundwater facilities, 
including replacing and increasing depth of groundwater wells, and the use of reclaimed water as 
identified in the City’s Water Master Plan are adequate to serve the project. 

Significance after Mitigation. Implementation of Mitigation Measures UTL-2 would reduce 
impacts related to insufficient water supplies to serve the project by reviewing water supplies 
and ensuring that groundwater facilities and infrastructure are sufficient to serve the Specific 
Plan Area. (Draft EIR pages 4.17-12 and 4.17-16) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen impacts related to insufficient water supplies, as 
identified in the EIR. 

Findings Regarding Cumulative Impacts Mitigated to Less-than-Significant Levels 

The City hereby finds that feasible mitigation measures have been identified in the EIR and these 
mitigation measures will avoid or substantially lessen the following potentially significant cumulative 
impacts to a less-than-significant level. The potentially significant impacts and the mitigation 
measures that will reduce them to a less-than-significant level are summarized below. Please refer 
to the EIR for more detail. 

Biological Resources 

Impact BIO-7: The project would have a substantial adverse cumulative effect on state or federally 
protected wetlands. 

Development within the vicinity of the Specific Plan Area would primarily focus on conversion of 
agricultural land to developed uses, and continued development within the urban areas of Madera. 
As other suitable habitat for special-status species is developed by other projects in the vicinity of 
the Specific Plan Area, a potentially-significant cumulative impact would occur. The conversion of 
agricultural land and undeveloped areas in the Specific Plan Area to cumulative development would 
increase effects on protected wetland habitats. If development that affects State or federally 
protected wetlands occurs in the vicinity of the Specific Plan Area, it is possible that a cumulatively-
significant impact would occur. Since the development of the Specific Plan Area could increase 
impacts on special status-species and wetland habitats, the project’s contribution to potential 
impacts on special-status species and wetland habitat is cumulatively considerable. Potential 
impacts would be reduced to a less-than-significant levels with implementation of Mitigation 
Measures BIO-1.1 through BIO-1.3, and BIO-3. 
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Significance after Mitigation. Implementation of Mitigation Measures BIO-1.1 through BIO-1.3, 
and BIO-3.would reduce impacts to biological resources by requiring pre-construction surveys, 
on-site monitoring during construction activities, site restoration and revegetation, as well as 
requiring a jurisdictional delineation be performed prior to the issuance of grading permits. 
(Draft EIR pages 4.4-20 through 4.4-21) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measures, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen cumulative impacts to special status-species and state 
or federally protected wetlands, as identified in the EIR. 

CULTURAL RESOURCES 

Impact CUL-5: The proposed project, in combination with past, present, and reasonably 
foreseeable projects, could result in cumulative impacts to cultural resources. 

Each discretionary project within the City would be required to conduct review of potential impacts 
to cultural resources and implement mitigation as required. Although there is the possibility of 
encountering buried archaeological deposits and human remains during implementation of the 
proposed Specific Plan, impacts to those resources would be assessed on a case-by-case basis. The 
proposed project would have a significant effect on the environment if it – in combination with 
other projects – would contribute to a significant cumulative impact related to cultural resources. 
Potential impacts would be reduced to a less-than-significant levels with implementation of 
Mitigation Measures CUL-1, CUL-2.1, CUL-2.2, and CUL-3. 

Significance after Mitigation. Implementation of Mitigation Measures CUL-1, CUL-2.1, CUL-2.2, 
and CUL-3 would reduce impacts to historic resources, archaeological resources, and tribal 
cultural resources through the preparation of site-specific evaluations, field surveys, 
coordination with appropriate Native American representatives, and implementation of 
mitigation measure recommended by a qualified archeologist. (Draft EIR pages 4.5-24 and 4.5-
25) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measures, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen cumulative impacts to historic resources, 
archaeological resources, and tribal cultural resources, as identified in the EIR. 

GEOLOGY AND SOILS 

Impact GEO-7: The proposed project, in combination with past, present, and reasonably 
foreseeable projects, would result in significant cumulative impacts with respect to 
paleontological resources. 

Development in the Specific Plan Area could result in the discovery paleontological/geological 
resources during excavation and/or construction activities within previously undisturbed soils. 
Potential impacts would be reduced to a less-than-significant levels with implementation of 
Mitigation Measure GEO-6.1. 
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Significance after Mitigation. Implementation of Mitigation Measure GEO-6.1 would reduce 
impacts to paleontological resources through field surveys, and site-specific recommendations 
made by a qualified paleontologist (if required). (Draft EIR pages 4.7-18 through 4.7-19) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen cumulative impacts to paleontological resources, as 
identified in the EIR. 

GREENHOUSE GAS EMISSIONS 

Impact GHG-3: The proposed project, in combination with past, present, and reasonably 
foreseeable projects, would result in significant cumulative impacts with respect to greenhouse 
gas emissions. 

Greenhouse gas impacts are by their nature cumulative impacts. The City’s CAP has established GHG 
emissions targets for the years 2020 and 2030 to support California’s larger effort to reduce 
statewide emissions under AB 32 and Executive Orders S-3-05 and B-30-15. Buildout of the 
proposed Specific Plan is anticipated to occur in 2049. As such, projects associated with 
implementation of the proposed Specific Plan would be required to help the City do its part in 
reducing GHG emissions. Potential impacts related to greenhouse gas emissions would be reduced 
to a less-than-significant levels with implementation of Mitigation Measure GHG-1.1. 

Significance after Mitigation. Implementation of Mitigation Measure GHG-1.1 would reduce 
cumulative impacts related to greenhouse gas emissions by requiring that development projects 
within the Specific Plan Area implement applicable greenhouse gas mitigation measures form 
the City’s Climate Action Plan (CAP). (Draft EIR pages 4.8-34 through 4.8-35) 

Finding on Proposed Mitigation. The City finds that, with implementation of the above 
mitigation measure, changes or alterations have been required in, or incorporated into, the 
project that avoid or substantially lessen cumulative impacts to greenhouse gas emissions, as 
identified in the EIR. 

Findings Regarding Environmental Impacts not Mitigated to Less-than-Significant Levels 

The City finds that the following significant environmental impacts of the project are unavoidable 
and cannot be mitigated in a manner that would substantially lessen the environmental impacts to 
less-than-significant levels.  The City also finds that any alternative discussed in the EIR that may 
reduce the significance of these impacts is rejected as infeasible for the reasons given in the EIR and 
Section 6 of these Findings.  Each potential unavoidable significant impact is overridden as set forth 
below in the Statement of Overriding Considerations at Section 7. 

AESTHETICS 

Impact AES-1: The project would have a substantial adverse effect on a scenic vista. 

Conversion of agricultural land to urban uses would result in a change in the views within the 
Specific Plan Area. Implementation of the proposed Specific Plan would result in mixed-use urban 
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development, including single- and multi-family housing, public schools, parks, and commercial 
buildings, adjacent to public vantage points within the Specific Plan Area. Given the substantial 
change in land uses that would occur through implementation of the proposed Specific Plan, existing 
views from the Specific Plan Area and across the Specific Plan Area would be substantially altered. 
As a result, implementation of the proposed Specific Plan would substantially affect long range 
views and a significant impact would occur. 

Significance without Mitigation. No feasible mitigation measures are available to mitigate the 
impact to a less than significant level because the primary objective of the proposed Specific 
Plan is to implement a long-term buildout plan that would convert existing agriculture land uses 
to mixed-use urban land uses. As a result of this change in land uses, a substantial effect on 
scenic vistas would occur but cannot be mitigated. (Draft EIR 4.1-8 through 4.1-9) 

Finding. No feasible mitigation measures are available to mitigate the impact to a less-than-
significant level. Therefore, impacts related to scenic vistas are considered significant and 
unavoidable. 

Impact AES-3: The proposed project would substantially degrade the existing visual character or 
quality of public views of the site and its surroundings (public views are those that are 
experienced from publicly accessible vantage point), and due to the location of the project in an 
urbanized area, the project would conflict with applicable zoning and other regulations governing 
scenic quality. 

Implementation of the proposed Specific Plan would result in the conversion of approximately 1,900 
acres of agricultural farmland to urban uses. This conversion would substantially change the visual 
character of the Specific Plan Area. Because the proposed urban uses are fundamentally different 
and result in a permanent change to the visual character of the Specific Plan Area, a significant 
impact would occur. 

Significance without Mitigation. No feasible mitigation measures are available to mitigate the 
impact to a less than significant level because the proposed urban uses are fundamentally 
different from the existing agricultural farmland uses and would result in a permanent change to 
the visual character of the Specific Plan Area. (Draft EIR 4.1-9 through 4.1-10) 

Finding. No feasible mitigation measures are available to mitigate the impact to a less-than-
significant level. Therefore, impacts related to visual character and public views are considered 
significant and unavoidable. 

Impact AES-4: The project would create a new source of substantial light or glare which would 
adversely affect day or nighttime views in the area. 

New development within the Specific Plan Area would increase the amount of structures and 
buildings that could create new sources of glare both within the Specific Plan Area and directly 
adjacent to the Specific Plan Area. 

Mitigation Measure AES-4 
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During Development Plan review of future discretionary projects developed under the proposed 
Specific Plan, the City shall ensure that proposed projects demonstrate that the lighting guidelines 
identified in the proposed Specific Plan are implemented through preparation of a lighting plan. The 
lighting plan shall be approved by the City of Madera Community Development Director or 
designee. 

Significance after Mitigation. Cumulative development is anticipated to contribute to the 
conversion of agricultural uses to urban uses. This cumulative change is expected to result in a 
substantial alteration of the existing visual character of the area. Additionally, even with the 
mitigation identified above, the project’s contribution of the illumination of the night sky and 
daytime glare would remain cumulatively significant. Therefore, the project would result in a 
significant cumulative impact related to the existing visual character and increases in light and 
glare. (Draft EIR pages 4.1-10 through 4.1-12) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, the 
changes that would result from development of the Specific Plan Area would increase the 
amount of light and glare within the Specific Plan Area. As a result, the mitigation measures 
identified would not fully reduce the potential impact to a less-than-significant level. 

AGRICULTURE AND FORESTRY 

Impact AG-1: The project would convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as shown on the maps prepared pursuant to the FMMP of the 
California Resources Agency, to non-agricultural use. 

The development of the Specific Plan Area would result in the conversion of FMMP-designated 
farmland and other categories of farmland to non-agricultural uses. None of the proposed uses are 
consistent with the existing agricultural zoning. Therefore, implementation of the proposed Specific 
Plan would conflict with the existing zoning for agricultural use and a potentially significant impact 
would occur.  

Significance after Mitigation. No feasible mitigation measures are available to mitigate the 
impact to a less than significant level because the conversion of farmland to non-farmland uses 
is a permanent loss of such resources and cannot likely be reversed. (Draft EIR pages 4.2-12 
through 4.2-13) 

Finding on Proposed Mitigation. No feasible mitigation measures are available to mitigate the 
impact to a less-than-significant level. Therefore, impacts related to conversion of farmland are 
considered significant and unavoidable. 

Impact AG-2: The project would conflict with existing zoning for agricultural use, or a Williamson 
Act contract. 

Development of the Specific Plan Area could conflict with existing Williamson Act contracts because 
non-agricultural uses would be allowed on land under a Williamson Act contract.  
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Significance without Mitigation. No feasible mitigation measures are available to mitigate the 
impact to a less than significant level because the development of the Specific Plan Area would 
convert farmland under a Williamson Act contract to non-agricultural uses. (Draft EIR 4.2-12 and 
4.2-13) 

Finding. The City finds that the impact would remain significant and unavoidable because no 
feasible mitigation measures are available to mitigate this impact to a less-than-significant level. 

AIR QUALITY 

Impact AIR-2: Implementation of the Specific Plan would result in a cumulatively considerable net 
increase of criteria pollutants for which the project region is non-attainment under an applicable 
federal or State ambient air quality standards. 

Future development within the Specific Plan Area would result in increases in annual emissions that 
exceed SJVAPCD significance thresholds for all nonattainment pollutants. Although the growth in 
emissions is accounted for in SJVAPCD attainment plans, the impact, under the ton per year 
quantitative threshold criterion, would be potentially significant.  

Mitigation Measure AIR-2.1 

Consistent with San Joaquin Valley Air Pollution Control District (SJVAPCD) Regulation VIII (Fugitive 
PM10 Prohibitions) and in order to reduce construction equipment emissions to the extent feasible, 
the following controls shall be included as specifications for the proposed Specific Plan and 
implemented during construction: 

• All disturbed areas, including storage piles, which are not being actively utilized for construction 
purposes, shall be effectively stabilized of dust emissions using water, chemical 
stabilizer/suppressant, covered with a tarp or other suitable cover or vegetative ground cover.  

• All on-site unpaved roads and off-site unpaved access roads shall be effectively stabilized of dust 
emissions using water or chemical stabilizer/suppressant.  

• All land clearing, grubbing, scraping, excavation, land leveling, grading, cut and fill, and 
demolition activities shall be effectively controlled of fugitive dust emissions utilizing application 
of water or by presoaking. 

• When materials are transported off-site, all material shall be covered, or effectively wetted to 
limit visible dust emissions, and at least six inches of freeboard space from the top of the 
container shall be maintained.  

• All operations shall limit or expeditiously remove the accumulation of mud or dirt from adjacent 
public streets at the end of each workday. (The use of dry rotary brushes is expressly prohibited 
except where preceded or accompanied by sufficient wetting to limit the visible dust emissions. 
Use of blower devices is expressly forbidden.)  
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• Following the addition of materials to, or the removal of materials from, the surface of outdoor 
storage piles, said piles shall be effectively stabilized of fugitive dust emission utilizing sufficient 
water or chemical stabilizer/suppressant.  

• The project contractor shall require all off-road diesel-powered construction equipment of 
greater than 50 horsepower used for the project meet the California Air Resources Board (CARB) 
Tier 4 emissions standards or better. 

• The project contractor shall require the use of electric air compressors, cranes, excavators, 
forklifts, generator sets, and welders. 

Mitigation Measure AIR-2.2 

Prior to issuance of a building permit, the City of Madera Community Development Director or 
designee shall identify project design details and specifications, where feasible, to document 
implementation and compliance with the following emission reduction measures. Implementation 
of the following measures is considered to be applicable, feasible, and effective in reducing criteria 
pollutant emissions generated by the project: 

• All Project Applicants shall provide Class I and Class II bicycle parking/storage facilities on-site. 
Bicycle parking facilities should be near destination points and easy to find. At least one bicycle 
parking space for every 20 vehicle parking spaces. 

• All employers shall provide shower and locker facilities to encourage employees to bike and/or 
walk to work, typically one shower and three lockers for every 25 employees. 

• All apartment complexes or condominiums without garages shall provide Class I bicycle parking. 

• All Project Applicants shall install Class I or II bike lanes on arterial/collector streets, or where a 
suitable route exists.  

• All Project Applicants shall provide building access and paths which are physically separated 
from street parking lot traffic and that eliminate physical barriers such as walls, berms, 
landscaping and slopes that impede the use of pedestrians, bicycle facilities, or public 
transportation vehicles.  

• All Project Applicants shall provide continuous sidewalks separated from the roadway by 
landscaping and on street parking. 

• All Project Applicants shall provide on and off-site pedestrian facility improvements such as trails 
linking them to designated pedestrian commuting routes and/or on-site overpasses and wider 
sidewalks. 

• All Project Applicants shall link cul-de-sacs and dead-end streets to encourage pedestrian and 
bicycle travel.  
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• All Project Applicants shall provide traffic reduction modifications to project roads, such as: 
narrower streets, speed platforms, bulb-outs and intersection modifications designed to reduce 
vehicle speeds and to encourage pedestrian and bicycle travel. 

• All Project Applicants shall provide a parking lot design that includes clearly marked and shaded 
pedestrian pathways between transit facilities and building entrances. 

• All Project Applicants shall provide pedestrian access between bus service and major 
transportation points and to destination points within the project. 

• All Project Applicants shall provide a display case or kiosk displaying transportation information 
in a prominent area accessible to employees, residents, or visitors. 

• All Project Applicants shall display bike route maps, bus schedules, and any other transportation 
information such as carpooling and car sharing. 

• All Project Applicants shall design projects using models by the Local Government Commission 
(LGC) in the “Smart Growth Guidebook,” such as: street block patterns that from an 
interconnected grid, short block faces, numerous alleys, and narrow streets. 

• All Project Applicants shall develop and implement parking pricing strategies, such as charging 
parking lot fees to low occupancy (single occupant vehicles) vehicles.  

• All Project Applicants shall provide preferential parking spaces near the entrance of buildings for 
those who carpool/vanpool/rideshare and provide signage. 

• All Project Applicants shall install efficient heating, and other appliances, such as water heaters, 
cooking equipment, refrigerators, furnaces, and boiler units beyond Title 24 requirements.  

• All Project Applicants shall use solar or low-emission water heaters and use central water 
heaters.  

• All Project Applicants shall improve the thermal integrity/efficiency of buildings, and reduce the 
thermal load with automated and timed temperature controls or occupant sensors.  

• All Project Applicants shall orient buildings to take advantage of solar heating and natural 
cooling and use passive solar designs.  

• All employers shall implement at least one of the following: provide a guaranteed ride home; 
provide a carpool support system; provide a car-sharing services support system; provide a ride 
share program; employ or appoint an Employee Transportation Coordinator; provide incentives 
to employees to carpool/vanpool, take public transportation, telecommute, walk, and/or bike; 
participate in an employee "flash-pass" program, which provides free travel on transit buses; or 
provide transit pass subsidy and/or commute alternative allowance.  
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• If feasible, employers shall implement alternative work schedules such as compressed 
workweek schedules where weekly work hours are compressed into fewer than five days.  

• Employers shall advise fleets associated with project operational activities to utilize the cleanest 
available HHD truck technologies, including zero and near-zero (0.02 g/bhp-hr NOx) 
technologies as feasible. 

• Employers shall advise all on-site service equipment (cargo handling, yard hostlers, forklifts, 
pallet jacks, etc.) to utilize zero-emissions technologies as feasible. 

• Employers shall advise fleets to use best practices (i.e. eliminating unnecessary idling). 

Significance after Mitigation. While Mitigation Measure AIR-2.1 and Mitigation Measure AIR-
2.2 would significantly reduce criteria air pollutant emissions generated during construction and 
operational activities associated with the development of the Specific Plan Area, the future 
development within the Specific Plan Area would still result in increases in annual emissions that 
exceed SJVAPCD significance thresholds for all nonattainment pollutants. Therefore, emissions 
associated with operational activities would be considered to remain significant and 
unavoidable. (Draft EIR pages 4.3-23 through 4.3-33) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, future 
development projects would still exceed regional significance thresholds. As a result, the 
mitigation measures identified would not fully reduce the potential impact to a less-than-
significant level. 

Impact AIR-3: Implementation of the Specific Plan could expose sensitive receptors to substantial 
pollutant concentrations. 

Development of the Specific Plan Area would increase pollutant concentrations. Information 
regarding operational characteristics of future specific development projects and the associated 
emissions cannot be determined at the time of this analysis; therefore, cumulative growth within the 
City could result in exposure of sensitive receptors to substantial pollutant concentrations. 

Mitigation Measure AIR-3.1 

Prior to the approval of any construction or building permits for new development occurring under 
the proposed Specific Plan, the Director of the City of Madera Planning Department or designee 
shall ensure that when construction occurs within 500 feet of existing residences, the project 
contractor(s) shall utilize construction equipment rated by the United States Environmental 
Protection Agency (USEPA) as having Tier 4 (model year 2008 or newer) emission limits. The 
construction equipment shall be properly serviced and maintained in accordance with manufacturer 
recommendations. 

Significance after Mitigation. Implementation of Mitigation Measure AIR-3.1 would reduce 
potential impacts resulting from construction-related emissions, but without specific 

LSA 



 

T H E  V I L L A G E S  A T  A L MO N D  G RO V E  S PE C I F I C  P L AN  
M A D E R A ,  C AL I F O R N I A 

F I N DI N G S  O F  F AC T  A N D  S T A T E M E N T  O F  O V E R R I DI N G  
C O N S I D E R A TI O N S   

M A R C H  2 0 2 2  

 

G:\_General Plan, Specific & Master Plans\SPL - Specific Plans\SPL 2017-01 Village D\Public Hearings\04 20 22 CC\Final\04 20 22 CC (Village D) CC Staff Report - 
Attachment 7\04 20 22 (Village D) CC Staff Report - Attachment 7 Exhibit B - Findings.DOCX (04/14/22) 

42 

construction information, such as grading and other site preparation information, this impact 
would remain significant and unavoidable. (Draft EIR pages 4.3-33 through 4.3-36) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, future 
assessments for future projects may identify significant impacts for which feasible mitigation 
measures are not available. As a result, the mitigation measures identified would not fully 
reduce the potential impact to a less-than-significant level. 

NOISE 

Impact NOI-1: The proposed project would generate a substantial temporary or permanent 
increase in ambient noise levels in the vicinity of the project in excess of standards established in 
the local general plan or noise ordinance, or in other applicable local, State, or federal standards. 

Implementation of the proposed Specific Plan would result in a mix of residential, 
commercial/office, business park industrial uses, public facilities and park/open space uses in the 
Specific Plan Area. Noise generated from roadways and stationary noise sources, such as industrial 
uses, as well as construction activities within the Specific Plan Area would result in substantial 
increases in noise within the Specific Plan Area. 

Mitigation Measure NOI-1.1 

The project contractor shall implement the following measures during construction of the proposed 
project: 

• Equip all construction equipment, fixed or mobile, with properly operating and maintained 
mufflers consistent with manufacturers’ standards. 

• Place all stationary construction equipment so that emitted noise is directed away from 
sensitive receptors nearest the active project site.  

• Locate equipment staging in areas that would create the greatest possible distance between 
construction-related noise sources and noise-sensitive receptors nearest the active project site 
during all construction activities.  

• Ensure that all general construction related activities are restricted to between the hours of 6:00 
a.m. and 8:00 p.m., consistent with the City’s Noise Ordinance.  

• Designate a “disturbance coordinator” at the City, at the expense of the project contractor, who 
would be responsible for responding to any local complaints about construction noise. The 
disturbance coordinator would determine the cause of the noise complaint (e.g., starting too 
early, bad muffler) and would determine and implement reasonable measures warranted to 
correct the problem. 

Mitigation Measure NOI-1.2 
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In order to comply with the City’s noise compatibility guidelines, prior to the issuance of grading 
permits, new development occurring under the proposed Specific Plan shall require an acoustic 
study for approval by the Community Development Director or designee for all noise-sensitive 
projects located within the following traffic noise contours with noise levels greater than 60 dBA 
CNEL: 

• Within 572 feet of Road 23 between Avenue 17 and Project Driveway 3; 

• Within 507 feet of Road 23 between Project Driveway 3 and Avenue 16;  

• Within 517 feet of Road 23 between Avenue 16 and Cleveland Avenue; 

• Within 533 feet of Road 23 between Cleveland Avenue and Project Driveway 4; 

• Within 501 feet of Road 23 between Project Driveway 4 and Project Driveway 5; 

• Within 504 feet of Road 23 between Project Driveway 5 and Avenue 14 ½;  

• Within 84 feet of Avenue 17 between Road 22 and Project Driveway 1; 

• Within 246 feet of Avenue 17 between Project Driveway 1 and Road 23; 

• Within 50 feet of Avenue 16 between Road 22 and Project Driveway 2/Road 22 ½; 

• Within 263 feet of Avenue 16 between Project Driveway 2/Road 22 ½ and Road 23; 

• Within 449 feet of Cleveland Avenue between Road 23 and Project Driveway 6;  

• Within 452 feet of Cleveland Avenue between Project Driveway 6 and Westberry Boulevard;  

• Within 50 feet of Road 22 between Avenue 17 and Avenue 16;  

• Within 50 feet of Road 22 between Avenue 16 and Cleveland Avenue;  

• Within 50 feet of Road 22 south of Cleveland Avenue; 

• Within 50 feet of Cleveland Avenue between Road 22 and between Project Driveway 2/Road 22 
½; 

• Within 98 feet of Cleveland Avenue between Project Driveway 2/Road 22 ½ and Road 23; 

• Within 56 feet of Project Driveway 2/Road 22 ½ between Avenue 16 and Cleveland Avenue; 
Within 54 feet of Project Driveway 2/Road 22 ½ between Avenue 17 and Avenue 16; 

• Within 90 feet of Avenue 16 between Road 22 and Westberry Road;  
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• Within 50 feet of Project Driveway 5 west of Project Driveway 2/Road 22 ½;  

• Within 50 feet of Project Driveway 5 east of Project Driveway 2/Road 22½;  

• Within 50 feet of Project Driveway 2/Road 22 ½ north of Project Driveway 5; 

• Within 119 feet of Project Driveway 4 east of Road 23;  

• Within 54 feet of Project Driveway 6 south of Cleveland Avenue; 

• Within 63 feet of Project Driveway 2/Road 22 ½ between Road 23 and Project Driveway 3; and  

• Within 103 feet of Project Driveway 4 between Project Driveway 2/Road 22 ½ and Road 23. 

The acoustic study shall demonstrate that that interior noise levels in habitable rooms shall not 
exceed 45 dBA CNEL. Acoustical design features shall be incorporated into the proposed project 
design, which may include a combination of exterior features to reduce noise, such as berms/walls 
and/or architectural features such as Sound Transmission Class (STC) rated windows and doors. All 
STC ratings shall be shown on the building plans and incorporated into the construction of the 
proposed project. Once final architectural plans with the exterior-wall details and window types are 
available, a Final Acoustic Report shall be prepared by a qualified consultant to confirm that the 
interior living spaces of residential dwelling units will meet the City’s interior noise standard of 45 
dBA CNEL (A weighted decibel Community Noise Equivalent Level) with windows and doors closed. If 
interior noise levels are still exceeded after the Final Acoustic Report is completed, additional design 
features shall be incorporated to meet the interior noise. 

Mitigation Measure NOI-1.3 

In order to comply with the City’s General Plan non-transportation related noise standards and 
Municipal Code standards, prior to the issuance of grading permits, an acoustical study shall be 
prepared for any stationary sources of noise occurring under the proposed Specific Plan. The 
stationary source noise study shall demonstrate that noise levels would be consistent with the Noise 
Ordinance standards outlined in Title III: Public Safety, Chapter 11: Noise Control and shall be 
approved by the City of Madera Community Development Director or designee. 

Significance without Mitigation. While Mitigation Measures NOI-1.1 through NOI-1.3 would 
significantly reduce noise emissions generated during construction and operational activities 
associated with the development of the Specific Plan Area, the future development within the 
Specific Plan Area would still result in increases in noise emissions from traffic and stationary 
sources that surpass City’s noise thresholds. Therefore, operational noise emissions would be 
significant and unavoidable. (Draft EIR pages 4.13-14 to 4.13-31) 

Finding. The City finds that the impact would remain significant and unavoidable because even 
with implementation of the identified mitigation measures, future development projects would 
still the City’s noise thresholds. As a result, the mitigation measures identified would not fully 
reduce the potential impact to a less-than-significant level. 
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PUBLIC SERVICES AND RECREATION 

Impact PSR-1: The project would result in substantial adverse physical impacts associated with the 
provision of new or physically altered fire protection facilities, need for new or physically altered 
fire protection facilities, the construction of which could cause significant environmental impacts, 
in order to maintain acceptable service ratios, response times or other performance objectives. 

The proposed Specific Plan would increase the residential population within the Specific Plan Area 
by up to 38,280 new residents by the year 2049. This added residential population would increase 
the demand for fire protection services. The proposed Specific Plan would comply with all 
construction-related mitigation measures, including Mitigation Measures AES-4, AIR-2.1, AIR-2.2, 
AIR-3.1, BIO-1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, 
GHG-1.1, HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-
2. However, impacts related to air quality and noise would not be able to be reduced to a less-than-
significant level.  

Significance after Mitigation. While Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-
1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, 
HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2 
would significantly reduce some impacts associated with construction or alteration of fire 
facilities, because the extent of construction, and types of equipment used during construction 
of specific projects within the Specific Plan Area is currently unknown, development of fire 
facilities within the Specific Plan Area can’t be fully mitigated, and could still result in significant 
impacts related to air quality and noise emissions. This would be considered a significant and 
unavoidable impact. (Draft EIR pages 4.15-9 to 4.15-11) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, future 
development of fire protection projects could still exceed noise and air quality significance 
thresholds. As a result, the mitigation measures identified would not fully reduce the potential 
impact to a less-than-significant level. 

Impact PSR-2: The project would result in substantial adverse physical impacts associated with the 
provision of new or physically altered police protection facilities, need for new or physically 
altered police protection facilities, the construction of which could cause significant 
environmental impacts, in order to maintain acceptable service ratios, response times or other 
performance objectives. 

The proposed Specific Plan would increase the residential population within the Specific Plan Area 
by up to 38,280 new residents by Year 2049. This added residential population would increase the 
demand for police protection services. The proposed Specific Plan would comply with Mitigation 
Measures Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-1.3, BIO-3, 
CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, RCM HYD-1, LU-2.1, 
NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2, which would address potential 
impacts resulting from implementation of the proposed Specific Plan . However, significant and 
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unavoidable impacts related to construction and operation of police facilities could still occur as a 
result of the proposed Specific Plan. 

Significance after Mitigation. While Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-
1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, 
HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2 
would significantly reduce construction-related emissions and noise impacts associated with 
construction or alteration of police facilities, because the extent of construction, and types of 
equipment used during construction of specific projects within the Specific Plan Area is currently 
unknown, development within the Specific Plan Area can’t be fully mitigated, and could still 
result in significant impacts related to air quality and noise emissions. This would be considered 
a significant and unavoidable impact. (Draft EIR pages 4.15-11 and 4.15-12) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, future 
development of police facility projects could still exceed noise and air quality significance 
thresholds. As a result, the mitigation measures identified would not fully reduce the potential 
impact to a less-than-significant level. 

Impact PSR-5: The project would result in substantial adverse physical impacts associated with the 
provision of new or physically altered facilities for other public facilities, need for new or 
physically altered public facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios or other performance objectives. 

The proposed Specific Plan would increase the residential population within the Specific Plan Area 
by up to 38,280 new residents by Year 2049. This added residential population would increase the 
demand for public facilities such as courts, libraries, and hospitals in order for these public facilities 
to continue to provide service levels comparable to existing conditions. The proposed Specific Plan 
would comply with Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-1.3, 
BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, RCM HYD-1, LU-
2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2. However, impacts that would 
occur through construction and operation of public facilities associated with the proposed Specific 
Plan would not be able to be reduced to a less-than-significant level.  

Significance after Mitigation. While Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-
1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, 
HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2 
would significantly reduce some impacts associated with construction or alteration of public 
facilities, because the extent of construction, and types of equipment used during construction 
of specific projects within the Specific Plan Area is currently unknown, development of public 
facilities within the Specific Plan Area can’t be fully mitigated, and could still result in significant 
impacts related to air quality and noise emissions. Furthermore, implementation of the 
proposed Specific Plan would result in an overall change in existing conditions that cannot be 
reduced to less-than-significant levels. This would be considered a significant and unavoidable 
impact. (Draft EIR pages 4.15-14 and 4.15-15) 
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Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, future 
development of public facilities projects could still exceed noise and air quality significance 
thresholds, as well as permanently change the existing conditions of the Specific Plan Area. As a 
result, the mitigation measures identified would not fully reduce the potential impact to a less-
than-significant level. 

Impact PSR-7: The project would include recreational facilities or require the construction or 
expansion of recreational facilities which might have an adverse physical effect on the 
environment. 

The proposed Specific Plan includes approximately 164 acres of parks and recreation facilities that 
would be constructed through implementation of the proposed Specific Plan. The proposed Specific 
Plan would comply with all construction-related mitigation measures, including Mitigation Measures 
AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-
1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-
1.1, UTL-1.2, and UTL-2. However, construction-related impacts related to air quality would not be 
able to be reduced to a less-than-significant level.  

Significance after Mitigation. While Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-
1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, 
HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2 
would significantly reduce some impacts associated with construction of recreational facilities, 
because it is not currently known what facilities would be constructed and where they would be 
located, impacts related to air quality can’t be fully mitigated and would not be able to be 
reduced to a less-than-significant level. This would be considered a significant and unavoidable 
impact. (Draft EIR page 4.15-16) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, 
construction of recreational facilities could still exceed air quality significance thresholds. As a 
result, the mitigation measures identified would not fully reduce the potential impact to a less-
than-significant level. 

TRANSPORTATION 

Impact TRA-1: The project would conflict with a program, plan, ordinance or policy addressing the 
circulation system, including transit, roadway, bicycle and pedestrian facilities. 

The Specific Plan Area would continue to be accessible via the existing roadway network in the 
vicinity of the Specific Plan Area. Under the full build-out (Phase III) condition, the proposed Specific 
Plan would generate 89,647 net daily trips, with 6,841 net trips occurring during the a.m. peak hour 
and 7,597 net trips occurring during the p.m. peak hour. The proposed Specific Plan would generate 
vehicle trips that would result in roadway facilities operating in a deficient level of service (LOS) and, 
as a result, would conflict with established standards. This would be a potentially significant impact. 
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Mitigation Measure TRA-1.1 

As a condition of future project entitlements approved for projects within the Specific Plan Area, 
improvements identified in Table 9-A of the Traffic Impact Analysis (TIA) shall be implemented by 
the City. 

Significance without Mitigation. Mitigation is not feasible to address the exceedance of LOS 
standards in some roadways within the City due to right-of-way constraints. As a result, 
implementation of the proposed Specific Plan would conflict with adopted policies, and a 
significant and unavoidable impact would occur. (Draft EIR pages 4.16-11 to 4.16-15) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because of mitigation constraints on impacted roadways.  

UTILITIES 

Impact UTL-1: The project would require or result in the relocation or construction of new or 
expanded water, wastewater treatment or storm water drainage, electric power, natural gas, or 
telecommunications facilities, the construction or relocation of which could cause significant 
environmental effects. 

The proposed Specific Plan would include construction and operation of eight wells to provide 
potable water to the Specific Plan Area, as well as series of 12-inch, 18-inch, and 24-inch water 
distribution mains throughout the Specific Plan Area. Construction of new pipelines and expansion 
of the City’s existing Water Treatment Plant (WWTP) would be require upon development of the 
Specific Plan Area. Furthermore, construction of stormwater, electric, natural gas, and 
telecommunications facilities would be required upon development of the Specific Plan Area. 
Although construction of the required facilities would be subject to the mitigation measures for 
construction- and operational impacts, such mitigation would not reduce impacts to a less than 
significant level. 

Mitigation Measure UTL-1.1 

Prior to the issuance of each grading permit for projects within the Specific Plan Area, the City shall 
ensure that the Infrastructure Master Plan for the proposed Specific Plan is implemented and that 
General Plan policies requiring capacity analyses of service systems are completed. 

Mitigation Measure UTL-1.2 

Prior to the issuance of each grading permit for projects within the Specific Plan Area, and consistent 
with policies of the General Plan, the City shall review the City’s wastewater facility capacity and 
shall prepare environmental review, consistent with the California Environmental Quality Act, and 
analysis for any future off-site wastewater facility expansions and improvements required to 
support development of the proposed Specific Plan. The CEQA analysis shall be completed prior to 
approval of each development project. 
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Significance after Mitigation. Although Mitigation Measures UTL-1.1 and UTL-1.2 would reduce 
impacts associated with the construction and operational of water conveyance and other 
service facilities, development of such facilities in the Specific Plan Area would still result in air 
quality and noise impacts that would be considered significant and unavoidable. (Draft EIR 4.17-
9 through 4.17-12) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because mitigation measures would not be able to reduce air quality and noise 
impacts to a less than significant level. 

Findings Regarding Cumulative Impacts not Mitigated to Less-than-Significant Levels 

The City Council finds the following significant cumulative environmental impacts of the project are 
unavoidable and cannot be mitigated in a manner that would substantially lessen the cumulative 
environmental impact to less-than-significant levels. 

AESTHETICS 

Impact AES-5: The proposed project, in combination with past, present, and reasonably 
foreseeable projects, would contribute to a significant cumulative impact with respect to 
aesthetics. 

New development in the Specific Plan Area, in combination with past, present, and reasonably 
foreseeable projects, would increase the amount of structures and development, resulting in a 
significant cumulative impact with respect to new sources of glare within the Specific Plan Area and 
directly adjacent to the Specific Plan Area. Additionally, development in and adjacent to the Specific 
Plan Area would convert exiting agricultural uses and result in permanent changes to scenic 
resources. 

Significance after Mitigation. Cumulative development is anticipated to contribute to the 
conversion of rural and agricultural uses to urban uses. This cumulative change is expected to 
result in a substantial alteration of the existing visual character of the area. Implementation of 
Mitigation Measure AES-4 would reduce impacts related to light and glare. However, the 
project’s contribution of the illumination of the night sky, as well as the permanent change of 
the existing rural character that would occur upon development of the Specific Plan Area would 
remain cumulatively significant. Therefore, the project would result in a significant cumulative 
impact related to aesthetics. (Draft EIR pages 4.1-12 and 4.1-13) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, the 
changes that would result from the development of the Specific Plan Area would increase the 
amount of light and glare and change the existing visual character in the area. As a result, the 
mitigation measures identified would not fully reduce the potential impact to a less-than-
significant level. 
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AGRICULTURE AND FORESTRY 

Impact AG-6: The project, in combination with past, present, and reasonably foreseeable projects, 
would result in significant cumulative impacts with respect to agricultural resources. 

New development the Specific Plan Area, in combination with past, present, and reasonably 
foreseeable projects would result in the conversion of FMMP-designated farmland and other 
categories of farmland to non-agricultural uses. 

Significance after Mitigation. Cumulative development in the City is anticipated to contribute to 
the conversion of rural and agricultural uses to urban uses. No feasible mitigation measures are 
available to reduce the potential impacts resulting from the conversion of agricultural land in 
the Specific Plan Area to non-agricultural, urban uses to a less-than-significant level. Therefore, 
the project would result in a significant cumulative impact related to agricultural resources. 
(Draft EIR pages 4.2-14 through 4.2-15) 

Finding on Proposed Mitigation. No feasible mitigation measures are available to mitigate this 
impact to a less-than-significant level. 

AIR QUALITY 

Impact AQ-5: The project in combination with other projects, would contribute to a significant 
cumulative impact related to air quality. 

Since the combination, number, and size of projects that could be under construction at any one 
time are unknown, even with implementation of mitigation measures, implementation of the 
proposed Specific Plan would result in significant cumulative construction emissions from criteria 
pollutants. Additionally, even with implementation of mitigation, operational impacts from criteria 
pollutant emissions would contribute to an ozone exceedance, which could hinder the attainment of 
air quality standards. Further, cumulative growth within the City could result in potential toxic air 
contaminant (TAC) health risks exceeding applicable standards and cumulatively contributing to 
elevated health risks in the San Joaquin Valley Air Basin. Therefore, air quality emissions associated 
with future development that may occur with implementation of the proposed Specific Plan could 
result in cumulatively considerable impacts, even with implementation of mitigation. 

Significance after Mitigation. Although implementation of Mitigation Measures AIR-2.1 and 
AIR-2.2 would significantly reduce criteria air pollutant emissions generated by continued 
implementation of the proposed Specific Plan, there is currently not enough information to 
quantify emissions of specific project developments that may occur under the proposed Specific 
Plan. Without quantification to ensure a less than significant finding, future development 
projects may still exceed the SJVAPCD regional significance thresholds. Therefore, cumulative 
impacts to air quality would be considered to remain significant and unavoidable. 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, the 
changes that would result from continued implementation of the proposed Specific Plan would 
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increase development and emissions. As a result, the mitigation measures identified would not 
fully reduce the potential impact to a less-than-significant level. 

PUBLIC SERVICES AND RECREATION 

Impact PSR-8: The project, in combination with past, present, and reasonably foreseeable 
projects, would result in cumulative impacts with respect to fire services, police services, park 
facilities, and other public facilities. 

Because construction of fire protection, police protection, recreational and other public facilities 
could occur within the Specific Plan Area, and mitigation measures identified in the EIR would not 
reduce all potential impacts associated with these familywise to a less-than-significant level, the 
proposed Specific Plan would contribute to cumulative impacts related to public service and 
recreation. 

Significance after Mitigation. While Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-
1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, 
HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2 
would significantly reduce some impacts associated with construction and operation of public 
services and recreation facilities under the proposed Specific Plan, there are some impacts 
related to aesthetics, air quality, and noise that would not be reduced to less-than-significant 
levels even with implementation of the mitigation measures included. This would be considered 
a significant and unavoidable impact. (Draft EIR pages 4.15-16 to 4.15-19) 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, 
construction and operation of public service and recreational facilities could still result in 
significant impacts related to aesthetics, noise, and air quality. As a result, the mitigation 
measures identified would not fully reduce the potential impact to a less-than-significant level. 

TRANSPORTATION 

Impact TRA-5: The proposed project would contribute to a significant cumulative impact related 
to transportation. 

The TIA for the proposed Specific Plan identifies roadways that would conflict with LOS standards of 
the City, County, and Caltrans with implementation of the proposed Specific Plan. In most cases, in 
combination with cumulative conditions, the roadways and segments would be improved to meet 
the standards of the City, County, and Caltrans. However, four intersections in Caltrans’ jurisdiction 
cannot be improved to meet Caltrans’ standards due to right-of-way constraints. As a result, a 
significant and unavoidable cumulative impact would occur. 

Significance without Mitigation. The proposed Specific Plan would result in LOS deficiencies of 
roadways that would conflict with policies that establish LOS standards. Although improvements 
would be made to many intersections and roadway segments to reduce potential LOS 
deficiencies, due to the lack of available roadway right-of-way, the proposed Specific Plan would 
result in continued conflicts with adopted roadways. No feasible mitigation measures are 
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available to reduce the potential cumulative impacts resulting from implementation of the 
proposed Specific Plan. This would be considered a significant and unavoidable impact. (Draft 
EIR pages 4.16-18 to 4.16-19) 

Finding on Proposed Mitigation. No feasible mitigation measures are available to mitigate this 
impact to a less-than-significant level. 

UTILITIES 

Impact UTL-6: The proposed project would contribute to a significant cumulative impact related to 
utilities and service systems. 

The proposed Specific Plan would require construction of new or expanded facilities related to 
potable water, wastewater, stormwater and electric, natural gas, and telecommunications facilities. 
Although Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-
1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, 
NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2 are proposed to reduce impacts associated 
with the provision of utilities and service systems, potential impacts resulting from construction of 
new facilities cannot be reduced to less-than-significant levels, the proposed Specific Plan would 
combine with other development identified in the General Plan to result in a significant cumulative 
impact. 

Significance after Mitigation. Implementation of Mitigation Measures AES-4, AIR-2.1, AIR-2.2, 
AIR-3.1, BIO-1.1, BIO-1.2, BIO-1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-
6.1, GHG-1.1, HAZ-1, RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, 
and UTL-2 would serve to reduce potential impacts. However, impacts related to construction of 
the utility and service facilities would combine with other developments identified in the City’s 
General Plan to result in a significant cumulative impact. The impact would be considered 
significant and unavoidable. 

Finding on Proposed Mitigation. The City finds that the impact would remain significant and 
unavoidable because even with implementation of the identified mitigation measures, the 
changes that would result from implementation of the proposed Specific Plan and continued 
implementation of the City’s General Plan would result in a significant cumulative impact. As a 
result, the mitigation measures identified would not fully reduce the potential impact to a less-
than-significant level. 

5.2 MITIGATION MONITORING 

An MMRP was prepared for the project and approved by the City (PRC, Section 21081.6, subd. 
[a][1]; CEQA Guidelines Section 15097). The City will use the MMRP to track compliance with project 
mitigation measures. The MMRP will remain available for public review during the compliance 
period. 
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5.3 Significant Irreversible Environment Effects 

The State CEQA Guidelines (Section 15126) requires a discussion of the significant irreversible 
environmental changes that would be involved in a project should it be implemented.  

The CEQA Guidelines discuss three categories of significant irreversible changes that should be 
considered. Each is addressed below. 

As mandated by the CEQA Guidelines, an EIR must address any significant irreversible environmental 
change that would result from project implementation. According to Section 15126.2(d) of the CEQA 
Guidelines, such a change would occur if one of the following scenarios is involved: 

• The project would involve a large commitment of nonrenewable resources; 

• Irreversible damage would result from environmental accidents associated with the project; or 

• The proposed consumption of resources is not justified (e.g., the project would result in the 
wasteful use of energy). 

Changes in Land Use Which Commit Future Generations 

The proposed Specific Plan would guide future development in the Specific Plan Area and would also 
involve the development of land currently used for agricultural production. Although the proposed 
development would commit future generations to using the Specific Plan Area for developed uses 
rather than agricultural purposes, such a commitment is consistent with planned uses for proposed 
Specific Plan Area, as identified in the City’s General Plan. The proposed Specific Plan implements 
and carries out the vision of the General Plan. 

Irreversible Damage from Environmental Accidents 

Demolition and construction activities associated with implementation of the proposed Specific Plan 
would involve some risk for environmental accidents. However, accidental spills and soil 
contamination, as discussed in Section 4.9, Hazards and Hazardous Materials, would be addressed 
by City, State, and federal agencies, and would follow professional industry standards for safety and 
construction. The risks of accidental contamination from handling or transporting of construction 
materials off site would be reduced to a less-than-significant level through compliance with 
applicable federal, State, and local regulations. Additionally, the land uses proposed by the 
proposed Specific Plan would not include any uses or activities that are likely to contribute to or be 
the cause of a significant environmental accident, such as industrial-related spills or leaks. As a 
result, the proposed Specific Plan would not pose a substantial risk of environmental accidents. 

Consumption of Non-Renewable Resources 

Consumption of non-renewable resources includes issues related to increased energy consumption, 
conversion of agricultural lands to non-agricultural uses, and lost access to mining reserves. The 
proposed Specific Plan would require water, electric, and natural gas service, as well as additional 
resources for construction and ongoing maintenance.  
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The environmental effects of the proposed project are thoroughly discussed in Section 4.0, 
Evaluation of Environmental Impacts, and summarized in the Executive Summary. Implementation 
of the project would require the long‐term commitment of natural resources and land, as discussed 
below. Materials and resources used during implementation of the proposed Specific Plan would 
include, but are not limited to, non-renewable and limited resources such as oil, gasoline, sand, 
gravel, asphalt, and steel. 

The Specific Plan Area is currently being primarily farmed for almonds, and grass/pasture, and 
contains rural residential uses, and agricultural support structures. The proposed Specific Plan would 
result in the conversion of all 1,852 acres of agricultural land. 

As discussed in Section 4.6, Energy, the projected electricity and natural gas demands are within the 
existing delivery capacity of current service providers, and the proposed Specific Plan would not 
result in a significant adverse impact related to the provision of electricity or natural gas. In addition, 
the proposed Specific Plan would comply with Title 24 of the California Code of Regulations (CCR) 
that requires conservation practices that would limit the amount of energy (California Energy Code 
Building Energy Efficiency Standards [Title 24, Part 6]) consumed through implementation of the 
proposed Specific Plan. 

The proposed Specific Plan also includes Sustainability Guidelines that encourage sustainable 
building and design practices to include compact development, reduced impervious surfaces, 
improved water detention and conservation, preservation of habitat areas, mixing of compatible 
land uses, water-efficient landscaping and irrigation, and enhanced pedestrian and bicycle amenities 
that reduce reliance on the use of automobiles. The proposed Specific Plan also includes landscape 
guidelines that promote sustainability, drought-tolerant plant materials adapted to the local climate, 
as well as bio-swale and basins that efficiently address stormwater management.  

Although the construction and ongoing operation of the proposed Specific Plan would involve the 
use of non-renewable resources, through the inclusion of energy-conserving features of the 
proposed Specific Plan, and compliance with applicable standards and regulations, the proposed 
Specific Plan would not represent an unjustified use of such non-renewable resources. 

5.4 Growth Inducement 

Section 15126.2(d) of the CEQA Guidelines requires that an EIR discuss the ways in which a proposed 
project or the construction of additional housing, either directly or indirectly, could foster economic 
or population growth in the surrounding environment. 

Implementation of the proposed Specific Plan would include a maximum of 10,783 new housing 
units, approximately 1.8 million square feet of mixed-use development, and approximately 260,000 
square feet of business park uses over the course of a 30-year buildout with a horizon year of 2049. 
As a result, the proposed Specific Plan would result in an estimated population of 38,280 new 
residents.  

The proposed Specific Plan is not expected to result in indirect growth inducement because the 
additional housing units and population resulting from implementation of the d Specific Plan have 
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been anticipated by the City and do not exceed projections of the City. Although the General Plan 
does not identify a specific housing allocation for the Specific Plan Area, the total buildout of the 
Specific Plan Area would be less than the City anticipates through implementation of the General 
Plan. Additional employment growth would occur incrementally over a period of approximately 30 
years and would be consistent with the planning objectives of the City, and phased development of 
the proposed Specific Plan. 

The proposed Specific Plan includes physical improvements to accommodate growth which would 
create an increased demand for public services and utilities within the Specific Plan Area. All future 
projects occurring within the Specific Plan Area requiring a discretionary action would be required to 
undergo project-specific environmental review to determine project-specific impacts on public 
services and utilities and would be required to pay applicable impact fees in effect at the time such 
future development applications are submitted.  

Development of the proposed Specific Plan would involve construction activities that could generate 
some temporary employment opportunities. However, given the temporary nature of such 
opportunities, and given the relatively long period of time over which all phases of the proposed 
Specific Plan would be constructed, it is unlikely that construction workers would relocate to 
Madera as a result of the proposed Specific Plan. Thus, the proposed Specific Plan would not be 
considered growth-inducing from an employment perspective. 
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6.0 PROJECT ALTERNATIVES 

Where a lead agency has determined that, even after the adoption of all feasible mitigation 
measures, a project as proposed will still cause one or more significant environmental effects that 
cannot be substantially lessened or avoided, the agency, prior to approving the project as mitigated, 
must first determine whether, with respect to such impacts, there remains any project alternatives 
that are both environmentally superior and feasible within the meaning of CEQA. 

As noted under the heading “Findings Required under CEQA,” an alternative may be “infeasible” if it 
fails to achieve the lead agency’s underlying goals and objectives with respect to the project. Thus, 
“feasibility’ under CEQA encompasses ‘desirability’ to the extent that desirability is based on a 
reasonable balancing of the relevant economic, environmental, social, and technological factors” of 
a project (City of Del Mar v. City of San Diego [1982] 133 Cal.App.3d 401, 417). 

As discussed below, the Draft EIR identified three alternatives to the proposed project. The City finds 
that the three potentially feasible alternatives analyzed in the EIR, including a No Project Alternative 
meeting the requirements of CEQA, represent a reasonable range of potentially feasible alternatives 
that reduce one or more significant impacts of the Project.  As presented in the EIR, the alternatives 
were described and compared with each other and with the proposed project.  

The City certifies that it has independently reviewed and considered the information on alternatives 
provided in the EIR and in the record. The EIR reflects the City's independent judgment as to 
alternatives. The City finds that the proposed project provides the best balance between the project 
objectives, the City's goals and objectives, the project's benefits as described below in the 
Statement of Overriding Considerations, and mitigation of environmental impacts to the extent 
feasible. The three CEQA alternatives proposed and evaluated in the EIR are rejected for the reasons 
discussed below. Each individual reason presented below constitutes a separate and independent 
basis to reject the project alternative as being infeasible. 

Alternatives Considered in the EIR 

The following alternatives to the project are evaluated in detail, in the EIR as described below: 

• Alternative 1: No Project Alternative assumes the Specific Plan Area would remain in its current 
state and the area would stay under the existing County zoning, but within the City's sphere of 
influence. 

• Alternative 2: Low Density Residential Alternative would reduce the overall density of housing to 
be developed in the Specific Plan Area to be consistent with the City’s typical low density 
housing ratio of five residential units per acre. This alternative would result in a total buildout of 
approximately 7,600 residential units. 

• Alternative 3: Reduced Project Alternative would result in approximately 1,080 acres of low and 
medium density residential land uses and 500 acres of agricultural land. Additional land uses 
would include school sites, parks and recreation, natural areas, and major roadways. 
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Alternative 1: No Project Alternative 

Under Alternative 1: No Project Alternative, no development identified in the proposed Specific Plan 
would occur, and the Specific Plan Area would continue to be use for agricultural production within 
an unincorporated area of Madera County. Although the City includes the proposed Specific Plan 
Area within the Urban Growth Boundary, the proposed Specific Plan Area is located outside of the 
City limits. Under this Alternative no construction activities or long-term operations associated with 
the proposed Specific Plan would occur. 

Alternative 2: Low Density Residential Alternative 

With Alternative 2, the proposed Specific Plan would be implemented with residential zoning and 
densities that would be consistent with the City’s residential zoning for low density. The City’s 
residential zoning densities for low density range from 3 units to 7 units per acre. In addition, the 
acreages identified in the proposed Specific Plan as Village Mixed Use (120 acres) and Village 
Business Park (30 acres), would be reallocated to low density residential, for a total of approximately 
1,521 aces of low density residential acres with a total buildout of approximately 7,600 residential 
units. Acreages for Parks and Recreation, Natural Areas along the Fresno River, Elementary School 
Sites, and Major Roadways would be the same as the proposed Specific Plan. 

Alternative 3: Reduced Project Alternative 

Under Alternative 3, approximately 7,600 residential units would be constructed but the mixed-use 
development occurring within the Specific Plan Area would be removed to reduce potential 
significant and adverse environmental impacts related to air quality resulting from construction, 
greenhouse gas emissions, vehicle-generated noise, and conflicts with roadway policies. In addition, 
500 acres of agricultural land would be preserved within the Specific Plan Area site to reduce 
significant and unavoidable impacts related agricultural conversion that would result from 
implementation of the proposed Specific Plan. This alternative would likely preserve agricultural 
land uses in the Southwest Neighborhood area where Williamson Act Contracts are still in place and 
in the Northwest Neighborhood to ensure compatibility with the Madera County ALUCP.  

Findings Regarding Alternatives 

Alternative 1 has the least impact to the environment because it would not result in any 
development or new physical impacts. While this alternative would lessen or avoid the impacts of 
the proposed Specific Plan, the beneficial impacts of the proposed project—including implementing 
sustainable planning and development, creating job growth, accommodation of strategic growth 
near transit, and the provision of housing units required to meet State-mandated affordable housing 
targets and alleviate overcrowding—would not occur.  Further, none of the Project Objectives would 
be met, including the creation of a transportation network as identified in the General Plan, 
promotion of opportunities for water efficiency and incorporation of sustainable building and 
operating practices, incorporation of sustainable practices (as practicable) in developing buildings 
and infrastructure, or resulting in an economically feasible and balanced development.  As such, this 
alternative is rejected as infeasible. 

Alternative 2 is the Low Density Residential Alternative and would achieve most of the Project 
Objectives.  However, with a limited set of land uses, this alternative would not create mixed-use 
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development or result in community character and pedestrian-friendly design that would be 
facilitated by a mix of land uses. With development of the Specific Plan Area, this alternative would 
help address the City’s current and projected housing needs, facilitate annexation of the Specific 
Plan Area, and create a transportation network to meet objectives of the General Plan.  This 
alternative would also promote opportunities for water efficiency and incorporate sustainable 
building and operating practices, incorporate sustainable practices, as practicable, in developing 
buildings and infrastructure; and result in an economically feasible and balanced development. 
However, overall this alternative would not achieve all of the objectives of the proposed Specific 
Plan to the same extent or degree because the level of residential density and mix of land uses 
would not allow for sustainable development that balances housing and employment, in a manner 
that is economically feasible and which will be able to provide the long-term financial based to 
support infrastructure, transportation, and other needs. Without the same level of residential 
development, this alternative would not address the City’s current and project housing needs to the 
same level as the proposed Specific Plan, and will not be able to provide the range and volume of 
housing stock necessary to address community housing needs.  As such, this alternative is rejected 
as infeasible. 

The Environmentally Superior Alternative would be Alternative 3, Reduced Project Alternative. 
Overall, this alternative would lessen significant environmental impacts or result in impacts similar 
to those associated with the proposed project. Alternative 3 would achieve some of the Project 
Objectives; specifically, it would address housing needs in the City and would facilitate annexation of 
areas in the Specific Plan Area and would incorporate sustainable practices in developing buildings 
and infrastructure. The reduced number of housing units in Alternative 3 would result in fewer 
impacts when compared to the proposed Specific Plan. However, although Alternative 3 would 
incrementally reduce impacts, there would still be significant and unavoidable impacts to aesthetics, 
agriculture, air quality, land use, noise, public services, transportation, and utilities and service 
systems would still occur (Draft EIR pages 5-22 to 5-24).  Additionally, this alternative would not 
achieve all of the objectives of the proposed Specific Plan to the same extent because the level of 
residential density and mix of land uses would not allow for sustainable development that balances 
housing and employment in a manner that is economically feasible and which will be able to provide 
the long-term financial based to support infrastructure, transportation, and other needs. Without 
the same level of residential development, this alternative would not address the City’s current and 
project housing needs to the same level as the proposed Specific Plan, and will not be able to 
provide the range and volume of housing stock necessary to address community housing needs.  As 
such, this alternative is rejected as infeasible. 
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7.0 STATEMENT OF OVERRIDING CONSIDERATIONS 

Pursuant to Section 21081 of the California Public Resources Code and Section 15093 of the CEQA 
Guidelines, the City adopts and makes the following statement of overriding considerations 
regarding the remaining significant unavoidable impacts of the project, as discussed above, and the 
anticipated economic, social, and other benefits of the project. 

The City has carefully considered and balanced the benefits of the proposed project against its 
unavoidable environmental risks in determining that the specific economic, legal, social, 
technological, or other benefits outweigh the unavoidable significant adverse environmental effects 
related to land use. Section 15093(b) of the State CEQA Guidelines provides that when the decision 
of the public agency results in the occurrence of significant impacts that are identified in the EIR, the 
agency must state in writing the reasons to support its actions based on the EIR and/or other 
information in the record. The reasons set forth below are based on the EIR and other information 
in the record. 

This Statement of Overriding Considerations is based on the City’s review of the Draft EIR, Final EIR, 
and other information in the administrative record. Based upon said review and the substantial 
evidence in the administrative record, including but not limited to the EIR, the City finds that the 
benefits of the project outweigh its unavoidable adverse environmental effects, and furthermore, 
finds that such adverse, environmental effects are acceptable. The City also finds and determines 
that (1) the majority of the significant impacts of the project will be reduced to less-than-significant 
levels by implementation of the mitigation measures recommended in these findings; (2) the City’s 
approval of the project as proposed will result in certain significant adverse environmental effects 
that cannot be avoided or reduced to a less-than-significant level even with the incorporation of all 
feasible mitigation measures into the project; and (3) there are no other feasible mitigation 
measures or feasible project alternatives that will further mitigate, avoid, or reduce to a less-than 
significant level the remaining significant environmental effects. 

In light of the environmental, social, economic, and other considerations identified in the findings 
for the project, the objectives of the project, and the considerations set forth below related to this 
project, the City chooses to approve the project because, in its view, the economic, social, 
technological, and other benefits resulting from the project substantially outweigh the project’s 
significant and unavoidable adverse environmental effects. 

Implementation of the project would enable the City to achieve objectives of the City, as established 
in the General Plan, the proposed Specific Plan, the General Plan Amendment, and the EIR, while 
avoiding significant environmental effects to the extent possible. The benefits and reasons for the 
approval of the project despite the occurrence of significant unavoidable project impacts to 
aesthetics (Impact AES-5 – illumination of night sky and change of rural character), agriculture 
(Impact AG-6 – agricultural resources), air quality (Impact AQ-5 – air quality), public services and 
recreation (Impact PSR-8 – public services and recreation), transportation (Impact TRA-5 – Caltrans 
intersections), and utilities (Impact UTL-6 – utilities), which create or otherwise contribute to related 
cumulative impacts, consist of the items listed below. The following statements identify the reasons 
why, in the City’s judgment and based on substantial evidence, the benefits of the project outweigh 
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the significant and unavoidable effects. The substantial evidence supporting the enumerated 
benefits of the project can be found in the preceding findings, which are herein incorporated by 
reference; in the project itself; and in the record of proceedings as defined above. Each of the 
overriding considerations set forth below constitutes a separate and independent ground for finding 
that the benefits of the project outweigh its significant adverse environmental effects and is an 
overriding consideration warranting approval. The alternatives which were identified in the EIR 
would not meet, either in part or in whole to the same extent as the project, the fundamental 
project objectives and goals of the project, each and all of which are deemed and considered by the 
City to be benefits of the project, as summarized below.   

The City finds that the project, as conditionally approved, will have the following economic, social, 
technological, and environmental benefits, which constitute overriding considerations: 

1. The project would address the City’s current and projected housing needs for all segments of 
the community by providing a range of single- and multi-family homes. 

There is a significant housing crisis throughout the State. In 2018, California ranked 49th among the 
states of the U.S. in terms of housing units per resident. This shortage has been estimated to be 3-4 
million housing units (20-30% of California's housing stock, 14 million) as of 2017. Experts say that 
California needs to double its current rate of housing production (85,000 units per year) to keep up 
with expected population growth and prevent prices from further increasing, and development 
needs to quadruple the current rate of housing production over the next seven years in order for 
prices and rents to decline. 

This housing crisis is acutely felt within the City of Madera, where there is a shortage of available 
housing stock. As set out in the adopted City of Madera 2016-2024 Housing Element Update 
(Housing Element), during the 2014-2023 Regional Housing Needs Assessment (RHNA) projection 
period, the Department of Housing and Community Development (HCD) assigned 12,895 units 
(2,890 very low-income, 2,230 low-income, 2,310 moderate-income, and 5,465 above moderate-
income) to all of Madera County. The City’s share, as determined by HCD, is 6,099 units, including 
1,352 very low-income units, 1,056 low-income units, 1,091 moderate-income units, and 2,600 
above moderate-income units. Housing prices have also increased significantly since the adoption of 
the Housing Element due to the lack of available housing stock. In 2017, median home prices for 
Madera County were approximately $200,000. In a five-year period since then, median prices have 
increased to approximately $385,000 – or over a 90% jump in price. This increase in housing costs 
was not matched by a corresponding increase in personal income, which creates additional housing 
constraints given the limited housing supply, and further exacerbates housing shortfall. 

The project addresses the City’s current and projected housing needs through the provision of 
approximately 10,783 additional residential dwelling units in close proximity to mixed uses, 
commercial uses, and village centers. This is a substantial residential component, and addresses a 
significant portion of the housing stock anticipated by the General Plan Housing Element, etc., for 
the City of Madera for years to come. Further, the project provides a range of single- and multi-
family homes, including village country estates (54 units), village low density (4,784 units), village 
medium density (3,579 units), village high density (2,366 units), and the opportunity for mixed use 
residential in conjunction with commercial and office uses, etc. More than half of the residential 
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units (5,945 total units) are planned for medium or high density, which promotes affordability for 
those with lower or fixed income needs. 

As such, the project would address the City’s current and projected housing needs for all segments 
of the community by providing a range of single- and multi-family homes.  

2. The project promotes high-quality retail and mixed-use development to attract an array of 
businesses and employment opportunities. 

The mixed-use nature of the project encourages diversification and development of its economic 
base. As noted above and below, the project provides substantial diversification in terms of 
residential verses commercial uses. Additionally, within the commercial uses there is a broad 
diversification that provide various types of sales taxes (restaurants, entertainment, automobile 
sales, etc.) in conjunction with higher tax rates associated with high-quality retail. The project will 
provide significant benefits to the City and community in terms of creating both short and long-term 
employment opportunities for the residents of the City including construction work and long-term 
jobs including in the commercial and entertainment industries, which are reasonably expected to 
result in more personal income associated with higher-quality retail, and which income will likely be 
spent locally, resulting in additional tax revenues and economic development. The employment 
opportunities are designed to also encourage the use of ridesharing (consisted with General Plan 
Policy CI-37), facilitate employment opportunities that minimize the need for vehicle trips (General 
Plan Policy CI-42) and promote jobs that reduce the need for residents to commute to work outside 
the City (General Plan Policy SUS-15). Implementation of the proposed Specific Plan would fulfill 
these policies allowing residents to live within proximity to schools, recreational opportunities, retail 
centers, and commercial development, and minimizing vehicle trips through utilizing access to a 
variety of transportation opportunities, including pedestrian pathways, bikeways, regional arterials, 
and transit.  

Consequently, it is reasonably expected that the City and its residents will enjoy the economic and 
social benefits from the diversity of the economic benefits provided by the project. These economic 
opportunities are especially significant in light of the traditionally high unemployment levels, 
budgetary, and other constraints experienced by the City as noted in this Statement of Overriding 
Considerations, and which can be further compounded by economic downturns in budgetary 
situations involving less diversification. 

3. The project would establish a mix of land uses and local-serving activities that meet the 
General Plan's objectives concerning community character and pedestrian-friendly design. 

The project’s mix of land uses and local-serving character build community character and promote a 
pedestrian-friendly design. The proposed Specific Plan and project reflect sound planning principles 
and location of commercial and residential units in proximity, in a sustainable way, to trails, 
pathways, etc. Additionally, this is carried out to project-level development, where (among others) 
project applicants are required to provide Class I and Class II bicycle parking/storage facilities on-
site; at least one bicycle parking space for every 20 vehicle parking spaces; employers are required 
to provide shower and locker facilities to encourage employees to bike and/or walk to work; all 
apartment complexes or condominiums without garages are required to provide Class I bicycle 
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parking; Class I or II bike lanes are required on arterial/collector streets or where a suitable route 
exists, building access and paths are designed to be physically separated from street parking lot 
traffic and eliminate physical barriers (such as walls, berms, landscaping and slopes) that impede the 
use of pedestrians, bicycle facilities, or public transportation vehicles; continuous sidewalks 
separated from the roadway by landscaping and on street parking are required; on and off-site 
pedestrian facility improvements such as trails linking them to designated pedestrian commuting 
routes and/or on-site overpasses and wider sidewalks are required; cul-de-sacs and dead-end 
streets are linked to encourage pedestrian and bicycle travel; traffic reduction modifications are 
required to reduce vehicle speeds and to encourage pedestrian and bicycle travel; parking lot 
designs must include clearly marked and shaded pedestrian pathways between transit facilities and 
building entrances; and pedestrian access must be provided between bus service and major 
transportation points and to destination. 

Implementation of the project would allow for implementation of sustainability efforts that reduce 
motor vehicle use and energy consumption. This is accomplished with more compact development 
achieved by increasing development density and by providing a land use pattern and transportation 
infrastructure that is more supportive of public transportation, walking, and bicycling as proposed 
by the project. In addition, as described in the EIR, the proposed project would result in lower VMT 
when compared to the regional average, and would therefore reduce vehicle use and energy 
consumption. 

The proposed Specific Plan also contains general development standards for landscaping, signage, 
walls, fencings, architecture, etc., as well as development standards provided specifically for each 
land use district. By its very nature, the proposed Specific Plan serves as a long-term master planned 
development consisting of a collection of neighborhoods that will be compatible and connected 
with one another, and integrated with the area’s natural setting and the surrounding Madera 
community. The overall design for the Specific Plan Area is based on enduring town building 
principles, which embrace compact, pedestrian oriented development that provides a variety of 
land uses and a wide range of housing types, all anchored by easily accessible public spaces. 

Taken together, the project’s architectural and design requirements, layout, and overall plan meet 
the General Plan's objectives concerning community character and pedestrian-friendly design.  

4. The project would implement the City’s General Plan Land Use Element goal to facilitate 
annexation of large areas of land that are governed by a specific plan, which provides for 
compatibility of land uses, fiscal balance, recreation, and resource protection. 

Implementation of the proposed Specific Plan would implement the “building blocks” policies of the 
City’s General Plan by master-planning the Specific Plan Area. The development of the growth areas 
identified in the General Plan is intended to be guided by specific plans, which are used to ensure 
orderly growth and adequate infrastructure, facilities, and public services to support the future 
population of each growth area. As such, the proposed Specific Plan is intended to implement the 
goals and policies of the City’s General Plan by allowing for development of residential, retail, 
potential school sites, and open space uses. In addition, the proposed Specific Plan establishes land 
uses and development regulations to govern permitted uses and standards to regulate development 
of land uses within the Specific Plan Area. 
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The proposed project includes annexation of 1,883 acres to the City of Madera. As further described 
in EIR Table 4.11.A: General Plan Policies Related to Land Use and Planning, there are several 
General Plan policies regarding the facilitation of annexation, including Policies LU-13, 14, and 17. 
Among others, the development of the proposed Specific Plan would occur within the City’s Urban 
Growth Boundary and after the Specific Plan Area is annexed into the City. Implementation of the 
proposed Specific Plan would ensure orderly growth and adequate infrastructure and public 
facilities and services to support the future population within the Specific Plan Area by establishing a 
land use plan, as shown in Figure 3-5 of the Project Description in the EIR, and establishing financing 
and maintenance responsibilities for long-term implementation and buildout. This land use plan, in 
conjunction with the requirements of the proposed Specific Plan, provides for compatibility of land 
uses. Additionally, the project provides for fiscal balance. A Public Facilities Financing Plan (PFFP) has 
been prepared for the project that articulates infrastructure and public facilities requirements, their 
costs, financing mechanisms, and the feasibility of the financial burden. The PFFP analyzes backbone 
infrastructure and public service needs and funding capacity at the Village level, as defined in Figure 
LU-3 of the Land Use Element of this General Plan. Further, multiple recreational facilities are 
anticipated by the proposed Specific Plan, including libraries, community centers and recreation 
centers, cultural centers, and other facilities. Finally, natural open space areas have been identified 
on the southern boundary in the Southeast Neighborhood within the Specific Plan Area to allow for 
biological resource protection, and enhanced drainage features for flood control. Public access to 
the natural open space areas will be provided, to the extent permitted by regulatory agencies, to 
allow residents to appreciate the nature, and stroll, hike and bike along the trails.  

In summary, the project would implement the City’s General Plan Land Use Element goal to facilitate 
annexation of large areas of land that are governed by a specific plan, which provides for 
compatibility of land uses, fiscal balance, recreation, and resource protection. 

5. The project would establish a transportation network that will fulfill the policies of the 
Madera General Plan’s Circulation Element by allowing residents to live within proximity to 
schools, recreational opportunities, retail centers, and commercial development, and minimize 
vehicle trips through utilizing access to a variety of transportation opportunities, including 
pedestrian pathways, bikeways, regional arterials, and transit. 

There are applicable policies of the Community Design Element and the Circulation Element of the 
General Plan that relate to planning and accommodating for transit travel, including Policy CI-28, 
Policy CI-30, Policy CI-31, Policy CI-41, Policy CI-50, Policy H-5.3, and Policy CD-59. Implementation 
of the proposed Specific Plan would create a transportation network that would fulfill these policies 
by allowing residents to live within proximity to schools, recreational opportunities, retail centers, 
and commercial development, and minimizing vehicle trips through utilizing access to a variety of 
transportation opportunities, including pedestrian pathways, bikeways, regional arterials, and 
transit.  

For example, public transportation in the City includes bus and rail service. The study area is 
serviced by the Madera Area Express System, the JET Express System, and the Madera County 
Connection System. The City has an Amtrak station on Road 26, and there are plans to move the 
station south to Avenue 12 and to possibly add a High-Speed Rail stop in the City in the future. As 
the Specific Plan Area is not currently within ¼ mile of transit stops, the current population of the 
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Specific Plan Area does not support transit stops. However, the proposed Specific Plan would 
encourage the addition of new transit stops to expand service in the Specific Plan Area. As such, the 
project would include transit stops within the Specific Plan Area. 

Additionally, as noted above the project promotes and utilizes access to a variety of other 
transportation opportunities, including pedestrian pathways, bikeways, etc. The proposed Specific 
Plan would include bicycle lanes and off-street in order to create accessibility and mobility within 
the Specific Plan Area. A multi-purpose pedestrian and bicycle trail would be provided along the 
Fresno River area. The proposed Specific Plan would also construct trail connections to link the 
multi-purpose trail along the river with the larger on-street bicycle network for the proposed 
Specific Plan. These bike paths would encourage linkages to the City’s planned bike path system. 
Finally, the proposed Specific Plan encourages the provision of preferred parking spaces for hybrid, 
fuel cell, electric and/or other fuel-efficient vehicles in retail, commercial, and office development.  

As such, the project would establish a transportation network that will fulfill the policies of the 
Madera General Plan’s Circulation Element by allowing residents to live within proximity to schools, 
recreational opportunities, retail centers, and commercial development, and minimize vehicle trips 
through utilizing access to a variety of transportation opportunities, including pedestrian pathways, 
bikeways, regional arterials, and transit. 

6. The project would incorporate green and sustainable practices, as practicable, in developing 
buildings and infrastructure. 

Future development under the proposed Specific Plan would be required to be consistent with 
strategies included in the proposed Specific Plan that are aimed at reducing energy consumption 
and would also be required to meet the provisions included in the California Energy Code Building 
Energy Efficiency Standards (Title 24, Part 6) and the CALGreen Code (Title 24, Part 11). For example, 
new projects associated with the implementation of the proposed Specific Plan would be required 
to comply with the Building Energy Efficiency Standards for Residential and Non-Residential 
Buildings that are in place at the time new development is proposed. These standards are updated, 
with the latest update (2019) that went into effect on January 1, 2020. The project is consistent with 
current energy standards as further described in EIR Table 4.6.C: Proposed Specific Plan Comparison 
to State CEQA Guidelines Appendix F. Future discretionary projects would be required to undergo a 
separate CEQA review process and their compliance to existing energy standards would be assessed 
at that time. Additionally, CALGreen Code standards require residential and nonresidential water 
efficiency and conservation measures for new buildings and structures that will reduce the overall 
potable water use inside the building by 20 percent. Development will be required to install ultra-
low flow fixtures and appliances. 

Next, the project proposes a network of parks, open spaces, and trails to serve as focal points, 
gathering places, recreational uses, and green connectivity. The Fresno River serves as the main 
open space amenity with a riverfront park, urban gardens and a trail system connection for 
residents and visitors to enjoy. Setbacks for structures include designs to allow for paseos and green 
courts. 
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Finally, development is encouraged to incorporate sustainable building and design practices to 
lessen impacts of development. These practices can include compact development, reduced 
impervious surfaces, improved water detention and conservation, preservation of habitat areas, 
mixing of compatible land uses, water-efficient landscaping and irrigation, and enhanced pedestrian 
and bicycle amenities that reduce reliance on the use of automobiles. Because the concept of 
sustainability is still evolving, the proposed Specific Plan anticipates that new sustainable strategies 
will be continually developed during the build-out of The Villages at Almond Grove, and provides 
flexibility for the same. The proposed Specific Plan encourages the implementation of realistic 
sustainable design strategies into plan design as the community continues to evolve over time.  

Given the foregoing, the project would incorporate green and sustainable practices, as practicable, 
in developing buildings and infrastructure. 

7. The project would undertake development of the Specific Plan Area in a manner that is 
economically feasible and balanced to address the City’s economic interests. 

As described in Section 2, above, it is reasonably expected that the City and its residents will enjoy 
the economic and social benefits from the diversity of the economic benefits provided by the 
project, including both short-term and long-term employment opportunities. The diversity in 
commercial, office, and industrial uses allows for the creation of a diverse economic base with an 
expanded opportunity for employment for a broad range of training and skill sets. Economic 
interests include both diverse and affordable housing, which is provided by this project as described 
in Section 1, above. A PFFP has also been prepared for the project that articulates infrastructure and 
public facilities requirements, their costs, financing mechanisms, and the feasibility of the financial 
burden. The PFFP analyzes backbone infrastructure and public service needs and funding capacity at 
the Village level, as defined in Figure LU-3 of the Land Use Element of the General Plan. In summary, 
the project is balanced to address the City’s economic interests, including that related to financing 
infrastructure, maintaining a vigorous and diverse tax base for fiscal resiliency, and ensuring 
development in an economically feasible and balanced way. 

Conclusion And Findings 

The City finds that the project has been carefully reviewed and that the goals, objectives and policies 
included in the project along with the mitigation measures identified in the EIR have avoided or 
substantially lessen several environmental impacts, to the extent feasible. Nonetheless, the project 
may have certain environmental effects which cannot be avoided or substantially lessened. The City 
has carefully considered all of the environmental impacts that have not been mitigated to an 
insignificant level. The City has also carefully considered the economic, fiscal, legal, social, and 
technological benefits of the project, as well as other considerations. The City has balanced the 
benefits of the project against its unavoidable and unmitigated adverse environmental impacts and, 
based upon substantial evidence in the record, has determined that the benefits of the project 
outweigh the adverse environmental effects. 

Based on the foregoing, and pursuant to Public Resources Code section 21081 and State CEQA 
Guidelines Section 15093, the City finds that the remaining significant and unavoidable impacts of 
the Project are acceptable in light of its economic, fiscal, technological, and social benefits as well as 
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other considerations, including promote economic wellbeing, provision of short-term and long-term 
employment opportunities, etc., as noted above. Such benefits outweigh such significant and 
unavoidable impacts and provide the substantive and legal basis for this Statement of Overriding 
Considerations. 

Finally, the City finds that, to the extent that any impacts identified in the EIR remain unmitigated, 
mitigation measures have been required to the extent feasible, although the impacts could not be 
reduced to a less-than-significant level. Accordingly, when deciding to approve the project, the City 
is faced with the presumed unmitigated impacts which are limited in nature. When considering the 
significant benefits outlined in this Statement of Overriding Considerations against limited impacts, 
the balance of weight clearly falls in favor of the merits of the project and its benefits. 

For the reasons stated herein, and each of them separately and independently of the others, the 
City has adopted this Statement of Overriding Considerations. 
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MITIGATION MONITORING AND REPORTING PROGRAM 

This Mitigation Monitoring and Reporting Program (MMRP) lists mitigation measures recommended 
in The Villages at Almond Grove Specific Plan EIR and identifies mitigation monitoring requirements 
and is intended to ensure compliance during implementation of the Specific Plan. 

This MMRP has been prepared to comply with the requirements of State law (Public Resources 
Code Section 21081.6). State law requires the adoption of an MMRP when mitigation measures 
are required to avoid significant impacts. The MMRP is intended to ensure compliance during 
implementation of the proposed Specific Plan. 

The MMRP is organized in a matrix format. The first column identifies the mitigation measure. 
The second column, entitled “Mitigation Responsibility,” refers to the party responsible for 
implementing the mitigation measure. The third column, entitled “Monitoring/Reporting Agency,” 
refers to the agency responsible for oversight or ensuring that the mitigation measure is 
implemented. The fourth column, entitled “Monitoring Timing/Schedule,” refers to when 
monitoring will occur to ensure that the mitigating action is completed. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

4.1: AESTHETICS 
AES-4: During Development Plan review of future discretionary projects developed under 
the Specific Plan, the City shall ensure that proposed projects demonstrate that the lighting 
guidelines identified in the Specific Plan are implemented through preparation of a lighting 
plan. The lighting plan shall be approved by the City of Madera Community Development 
Director or designee. 

Project Applicant Community 
Development 
Department 

Lighting plan of discretionary 
projects under Specific Plan to be 
prepared and approved prior to 
approval of discretionary project.  

AES-5: Refer to Mitigation Measures AES-4, above. Project Applicant Community 
Development 
Department 

Lighting plan of discretionary 
projects under Specific Plan to be 
prepared and approved prior to 
approval of discretionary project. 

AIR QUALITY 
AIR-2.1: Consistent with San Joaquin Valley Air Pollution Control District (SJVAPCD) 
Regulation VIII (Fugitive PM10 Prohibitions) and in order to reduce construction equipment 
emissions to the extent feasible, the following controls shall be included as specifications 
for the proposed Specific Plan and implemented during construction: 

• All disturbed areas, including storage piles, which are not being actively utilized for 
construction purposes, shall be effectively stabilized of dust emissions using water, 
chemical stabilizer/suppressant, covered with a tarp or other suitable cover or 
vegetative ground cover.  

• All on-site unpaved roads and off-site unpaved access roads shall be effectively 
stabilized of dust emissions using water or chemical stabilizer/suppressant.  

• All land clearing, grubbing, scraping, excavation, land leveling, grading, cut and fill, and 
demolition activities shall be effectively controlled of fugitive dust emissions utilizing 
application of water or by presoaking.   

• When materials are transported off-site, all material shall be covered, or effectively 
wetted to limit visible dust emissions, and at least six inches of freeboard space from 
the top of the container shall be maintained.  

• All operations shall limit or expeditiously remove the accumulation of mud or dirt from 
adjacent public streets at the end of each workday. (The use of dry rotary brushes is 
expressly prohibited except where preceded or accompanied by sufficient wetting to 
limit the visible dust emissions. Use of blower devices is expressly forbidden.)  

• Following the addition of materials to, or the removal of materials from, the surface of 
outdoor storage piles, said piles shall be effectively stabilized of fugitive dust emission 
utilizing sufficient water or chemical stabilizer/suppressant.  

Project Applicant Community 
Development 
Department 

Prior to issuance of grading 
permits, the City shall ensure that 
the listed controls are included as 
project specifications. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

• The project contractor shall require all off-road diesel-powered construction equipment 
of greater than 50 horsepower used for the project meet the California Air Resources 
Board (CARB) Tier 4 emissions standards or better. 

• The project contractor shall require the use of electric air compressors, cranes, 
excavators, forklifts, generator sets, and welders. 

AIR-2.2: Prior to issuance of a building permit, the City of Madera Community 
Development Director or designee shall identify project design details and specifications, 
where feasible, to document implementation and compliance with the following emission 
reduction measures. Implementation of the following measures is considered to be 
applicable, feasible, and effective in reducing criteria pollutant emissions generated by the 
project:  
• All Project Applicants shall provide Class I and Class II bicycle parking/storage facilities 

on-site. Bicycle parking facilities should be near destination points and easy to find. At 
least one bicycle parking space for every 20 vehicle parking spaces. 

• All employers shall provide shower and locker facilities to encourage employees to bike 
and/or walk to work, typically one shower and three lockers for every 25 employees. 

• All apartment complexes or condominiums without garages shall provide Class I bicycle 
parking.   

• All Project Applicants shall install Class I or II bike lanes on arterial/collector streets, or 
where a suitable route exists.  

• All Project Applicants shall provide building access and paths which are physically 
separated from street parking lot traffic and that eliminate physical barriers such as 
walls, berms, landscaping and slopes that impede the use of pedestrians, bicycle 
facilities, or public transportation vehicles.  

• All Project Applicants shall provide continuous sidewalks separated from the roadway 
by landscaping and on street parking. 

• All Project Applicants shall provide on and off-site pedestrian facility improvements such 
as trails linking them to designated pedestrian commuting routes and/or on-site 
overpasses and wider sidewalks. 

• All Project Applicants shall link cul-de-sacs and dead-end streets to encourage 
pedestrian and bicycle travel.  

• All Project Applicants shall provide traffic reduction modifications to project roads, such 
as: narrower streets, speed platforms, bulb-outs and intersection modifications 
designed to reduce vehicle speeds and to encourage pedestrian and bicycle travel. 

• All Project Applicants shall provide a parking lot design that includes clearly marked and 
shaded pedestrian pathways between transit facilities and building entrances. 

Project Applicant  Community 
Development 
Department 

Prior to issuance of a building 
permit, the City of Madera 
Community Development Director 
or designee shall confirm inclusion 
of project design details and 
specifications related to the listed 
emission reduction measures. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

• All Project Applicants shall provide pedestrian access between bus service and major 
transportation points and to destination points within the project. 

• All Project Applicants shall provide a display case or kiosk displaying transportation 
information in a prominent area accessible to employees, residents, or visitors. 

• All Project Applicants shall display bike route maps, bus schedules, and any other 
transportation information such as carpooling and car sharing. 

• All Project Applicants shall design projects using models by the Local Government 
Commission (LGC) in the “Smart Growth Guidebook,” such as: street block patterns that 
from an interconnected grid, short block faces, numerous alleys, and narrow streets. 

• All Project Applicants shall develop and implement parking pricing strategies, such as 
charging parking lot fees to low occupancy (single occupant vehicles) vehicles.  

• All Project Applicants shall provide preferential parking spaces near the entrance of 
buildings for those who carpool/vanpool/rideshare and provide signage. 

• All Project Applicants shall install efficient heating, and other appliances, such as water 
heaters, cooking equipment, refrigerators, furnaces, and boiler units beyond Title 24 
requirements.  

• All Project Applicants shall use solar or low-emission water heaters and use central 
water heaters.  

• All Project Applicants shall improve the thermal integrity/efficiency of buildings, and 
reduce the thermal load with automated and timed temperature controls or occupant 
sensors.  

• All Project Applicants shall orient buildings to take advantage of solar heating and 
natural cooling and use passive solar designs.  

• All employers shall implement at least one of the following: provide a guaranteed ride 
home; provide a carpool support system; provide a car-sharing services support system; 
provide a ride share program; employ or appoint an Employee Transportation 
Coordinator; provide incentives to employees to carpool/vanpool, take public 
transportation, telecommute, walk, and/or bike; participate in an employee "flash-pass" 
program, which provides free travel on transit buses; or provide transit pass subsidy 
and/or commute alternative allowance.  

• If feasible, employers shall implement alternative work schedules such as compressed 
workweek schedules where weekly work hours are compressed into fewer than five 
days. 

• Employers shall require fleets associated with project operational activities to utilize the 
cleanest available HHD truck technologies, including zero and near-zero (0.02 g/bhp-hr 
NOx) technologies as feasible. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

• Employers shall require all on-site service equipment (cargo handling, yard hostlers, 
forklifts, pallet jacks, etc.) to utilize zero-emissions technologies as feasible. 

• Employers shall require fleets to use best practices (i.e., eliminating unnecessary idling). 
AIR-3.1: Prior to the approval of any construction or building permits for new development 
proposed under the Specific Plan, the Director of the City of Madera Planning Department 
or designee shall ensure that when construction occurs within 500 feet of existing 
residences, the project contractor(s) shall utilize construction equipment rated by the 
United States Environmental Protection Agency (USEPA) as having Tier 4 (model year 2008 
or newer) emission limits. The construction equipment shall be properly serviced and 
maintained in accordance with manufacturer recommendations. 

Project Applicant 
and project 
contractor 

Community 
Development 
Department 

Prior to issuance of any 
construction or building permits, 
the City of Madera Community 
Development Director or designee 
shall confirm inclusion of 
construction  specifications related 
to the use of Tier 4 emission limits 
as specified in the measure.  

AIR-5.1: Implement Mitigation Measures AIR-2.1 and AIR-2.2. Project Applicant Community 
Development 
Department 

Prior to issuance of grading 
permits, the City shall ensure that 
the listed controls identified in 
Mitigation Measure AIR-2.1 are 
included as project specifications. 
 
Prior to issuance of a building 
permit, the City of Madera 
Community Development Director 
or designee shall confirm inclusion 
of project design details and 
specifications related to the listed 
emission reduction measures, as 
identified in Mitigation Measure 
AIR-2.2. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

BIOLOGICAL RESOURCES 
BIO-1.1: Prior to the issuance of grading permits, the following measures shall be 
implemented to reduce potential impacts to western burrowing owls: 
• Preconstruction surveys for western burrowing owls shall be conducted by a qualified 

biologist in accordance with the California Department of Fish and Wildlife (CDFW) 2012 
Staff Report on Burrowing Owl Mitigation, or the most current guidelines.  

• If burrowing owls are identified during the preconstruction survey, avoidance of 
occupied burrows during the breeding season shall be implemented or passive 
exclusion, per CDFW’s 2012 Staff Report on Burrowing Owl Mitigation, or the most 
current guidelines (installing one-way doors in burrow openings during the non-
breeding season to temporarily exclude burrowing owls, or permanently exclude 
burrowing owls and close burrows after verifying burrows are empty by site monitoring 
and scoping) shall be implemented). 

• Following construction activities, all areas temporarily impacted during Project 
construction and not identified for future development, shall be restored to pre-
construction contours and revegetated with native species as specified in Table 4.4.B. 

Project Applicant 
and qualified 
biologist 

Community 
Development 
Department/ 
California 
Department of Fish 
and Wildlife 
(CDFW) 

Pre-construction surveys for 
western burrowing owls to be 
completed prior to issuance of any 
grading permits. Temporarily 
disturbed areas to be restored to 
pre-construction conditions after 
cease of construction activities.  

BIO-1.2: Prior to the issuance of grading permits, the following measures shall be 
implemented to reduce potential impacts to Swainson’s hawks: 
• If construction begins during the nesting season (February 1 through August 31), an 

early season preconstruction survey for nesting Swainson’s hawks shall be conducted 
between January and March in the Biological Study Area (BSA) for the Specific Plan Area 
and immediate vicinity (an approximately 0.25 mi radius) by a qualified biologist when 
tree foliage is relatively sparse and nests are easy to identify. A second preconstruction 
survey for nesting Swainson’s hawks shall be conducted in the BSA and immediate 
vicinity (an approximately 0.25 mile radius) by a qualified biologist no more than 14 
days prior to initiation of earthmoving activities. 

• If nesting Swainson’s hawks are found within the survey area, a qualified biologist shall 
evaluate the potential for the project to disturb nesting activities. The California 
Department of Fish and Wildlife (CDFW) shall be contacted to review the evaluation and 
determine if the project can proceed without adversely affecting nesting activities. 
CDFW shall also be consulted to establish protection measures such as buffers.  

• Disturbance of active nests shall be avoided until it is determined by a qualified biologist 
that nesting is complete and the young have fledged, or that the nest has failed. If work 
is allowed to proceed, at a minimum, a qualified biologist shall be on-site during the 
start of construction activities during the nesting season to monitor nesting activity. 

Project Applicant 
and qualified 
biologist 

Community 
Development 
Department/Califor
nia Department of 
Fish and Wildlife 
(CDFW) 

Pre-construction surveys for 
nesting Swainson’s hawks to be 
completed prior to issuance of any 
grading or construction permits. 
Temporarily disturbed areas to be 
restored to pre-construction 
conditions after cease of 
construction activities.  
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

The monitor shall have the authority to stop work if it is determined the project is 
adversely affecting nesting activities. 

• Following construction, all fill slopes, temporary impact and/or otherwise disturbed 
areas not identified for future development shall be restored to preconstruction 
contours and revegetated with the native seed mix specified in Table 4.4.C. 

BIO-1.3: Prior to the issuance of grading permits, the following measures shall be 
implemented to reduce potential impacts to northern harrier, California horned lark, and 
other nesting birds: 
• If construction begins during the nesting season (February 1 through August 31), a 

qualified biologist shall survey all suitable nesting habitat in the Biological Survey Area 
(BSA) of the Specific Plan Area for presence of nesting birds. This survey shall occur no 
more than 10 days prior to the start of construction. If no nesting activity is observed, 
work may proceed as planned. If an active nest is discovered, a qualified biologist shall 
evaluate the potential for the proposed project to disturb nesting activities. The 
evaluation criteria shall include, but are not limited to, the location/orientation of the 
nest in the nest tree, the distance of the nest from the BSA, the line of sight between 
the nest and the BSA, and the feasibility of establishing no-disturbance buffers.  

• If work is allowed to proceed, a qualified biologist shall be on-site weekly during 
construction activities to monitor nesting activity. The biologist shall have the authority 
to stop work if it is determined the project is adversely affecting nesting activities. 
Weekly monitoring shall continue until any young have fledged or the nest fails (as 
determined by the qualified biologist). 

Project Applicant 
and qualified 
biologist 

Community 
Development 
Department/ 
California 
Department of Fish 
and Wildlife 
(CDFW) 

Pre-construction surveys for 
northern harrier, California horned 
lark, and other nesting birds to be 
completed prior to issuance of any 
grading permits.  

BIO-3: The following measures shall be implemented once specific development plans are 
submitted and prior to the issuance of grading permits to mitigate potential impacts to 
aquatic resources: 
• A jurisdictional delineation shall be performed to determine if any or all of the aquatic 

features in the Biological Survey Area (BSA) of the Specific Plan Area should be 
considered jurisdictional by the Army Corps of Engineers (ACOE). The jurisdictional 
delineation shall be submitted to the ACOE for verification or concurrence.  

• If the results of the jurisdiction delineation determine that any of the aquatic features in 
the BSA are jurisdictional waters, and the Project would result in permanent or 
temporary impacts to those waters, the project proponent shall obtain any necessary 
regulatory permits prior to the commencement of ground disturbing activities.  

Project Applicant 
and qualified 
biologist 

Planning and 
Development 
Department/ Army 
Corps of Engineers 
(ACOE) 

Wetland delineation to be 
completed after submission of 
development plans and prior 
issuance of any grading or 
construction permits. The City shall 
ensure that project-specific 
mitigation is incorporated into 
project plans if project would result 
in loss of wetlands and/or non-
wetland waters 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

• If the project would result in the loss of wetlands and/or non-wetland waters, mitigation 
shall be accomplished by purchasing credits at an approved mitigation bank, payment of 
in-lieu fees, or a combination of these methods, as determined by the City of Madera. 
Mitigation ratios shall be at least 1:1. 

   

BIO-7: Refer to Mitigation Measures BIO-1.1 through BIO-1.3 and Mitigation Measure 
BIO-3. 

Project Applicant 
and qualified 
biologist 

Community 
Development 
Department/ 
California 
Department of Fish 
and Wildlife 
(CDFW) 

Pre-construction surveys to be 
completed prior to issuance of any 
grading permits. 

CULTURAL RESOURCES 
CUL-1: Prior to the issuance of grading permits for development occurring within APN 030-
170-009 and APN 0303-070-004, formal evaluations of the existing canal segments and 
buildings shall be completed by a qualified historic resources consultant for eligibility for 
inclusion in the California Register of Historical Resources (CRHR) to assess whether or not 
they qualify as historic resources under Public Resources Code Section 21084.1. If the 
resources are determined to be unique historical resources, measures shall be identified by 
the qualified historic resources consultant monitor and recommended to the City. 
Appropriate measures for significant resources could include, but are not limited to, 
avoidance or capping, incorporation of the site in green space, parks, or open space, or 
data recovery excavations of the finds. 

Project Applicant 
and qualified 
historical resources 
specialist 

Community 
Development 
Department 

Evaluation by qualified historical 
resources specialist to be 
completed prior issuance of grading 
permits. 

Following discovery of previously 
unknown resource throughout the 
construction period, a qualified 
historical resources specialist shall 
prepare recommendations and 
submit to the Community 
Development Department. Timing 
for recommendations shall be 
established by project-specific 
mitigation measure. 

CUL-2.1: To identify if an archaeological resource is present and if it meets the definition of 
a historical resource under the California Environmental Quality Act (CEQA), or a unique 
archaeological resource under Public Resources Code Section 21083.2 located in the 
southeastern portion of the Specific Plan Area, additional investigation including a field 
survey and an archaeological sensitivity analysis shall be conducted prior to the initiation of 
ground-disturbing activities. For projects associated with the Specific Plan that are located 
in areas with moderate or higher sensitivity for buried archaeological resources as 
identified by the archaeological sensitivity analysis, subsurface testing shall be conducted 
to minimize possible disturbance to or inadvertent discoveries of archaeological deposits. 

Project Applicant 
and qualified 
archeologist 

Community 
Development 
Department 

Archeological resources study to be 
completed prior to initiation of 
ground-disturbing activities. 
Community Development 
Department to review construction 
specifications to ensure inclusion of 
provisions included in mitigation 
measure. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

A qualified archaeologist shall develop a monitoring plan based on depth of the excavation 
and data from subsurface testing to be submitted to the City of Madera Community 
Development Director or designee. The monitoring plan shall include observation of 
ground disturbing activities (such as grading, trenching and boring) to be focused in areas 
that are most likely to contain buried resources. The archaeologist shall limit on-site 
monitoring to only areas where depth of excavation and information from subsurface 
testing suggests that sensitive resources may be encountered. 
CUL-2.2: If deposits of precontact or historic-period archaeological materials are 
encountered during construction activities, all work within 25 feet of the discovery shall be 
redirected and a qualified archaeologist contacted to assess the situation, consult with 
agencies as appropriate, and make recommendations for the treatment of the discovery. 
Project personnel shall not collect or move any archaeological materials. Archaeological 
materials can include flaked-stone tools (e.g., projectile points, knives, and choppers) or 
obsidian, chert, basalt, or quartzite toolmaking debris; bone tools; culturally darkened soil 
(i.e., midden soil often containing heat-affected rock, ash and charcoal, shellfish remains, 
bones, and other cultural materials); and stone-milling equipment (e.g., mortars, pestles, 
and handstones). Precontact archaeological sites often contain human remains. Historic-
period materials can include wood, stone, concrete, or adobe footings, walls, and other 
structural remains; debris-filled wells or privies; and deposits of wood, glass, ceramics, 
metal, and other refuse.  

If deposits of precontact or historic-period archaeological materials are encountered and 
cannot be avoided, they shall be evaluated in consultation with the City and a qualified 
archaeologist. If the discovery is precontact in nature, geographically affiliated tribal 
representatives shall be consulted as part of this process. If the deposit meets the 
definition of a historical resource, unique archaeological resource, or tribal cultural 
resource under the California Environmental Quality Act (CEQA), significant impacts to the 
deposit will need to be avoided or appropriate treatment established. If treatment is 
required, a plan shall be developed in consultation with applicable parties to mitigate, 
avoid, or minimize significant impacts to these types of resources. Treatment may consist 
of, but is not necessarily limited to, systematic recovery and analysis of archaeological 
deposits; recording the resource; preparation of a report of findings; accessioning 
recovered archaeological materials at an appropriate curation facility; and community 
outreach. All reports produced as part of the evaluation and treatment of cultural 
resources identified during the project shall be submitted to the City and the Southern San 
Joaquin Valley Information Center (SSJVIC). 

Project Applicant 
and qualified 
archeologist 

Community 
Development 
Department 

Community Development 
Department to review construction 
specifications to ensure inclusion of 
provisions included in mitigation 
measure. 

Following discovery of previously 
unknown precontact or historic-
period archaeological materials 
throughout the construction 
period, a qualified archaeologist 
shall prepare recommendations 
and submit to the Community 
Development Department. Timing 
for recommendations shall be 
established by project-specific 
mitigation measure. 



M I T I G A TI O N  M O N I TO R I N G  A N D  R E PO R T I N G  P R O G R A M 
M A R C H  2 0 2 2  

T H E  V I L L A G E S  A T  A L MO N D  G RO V E  S PE C I F I C  P L AN  
M A D E R A , C A L I F O R N I A 

 

 

 11 

Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

CUL-3: The following procedures shall be implemented in the event that human remains 
are identified during project activities: 

• If human remains are encountered during project activities, work within 25 feet of the 
discovery shall be redirected and the Madera County Coroner notified immediately. At 
the same time, an archaeologist shall be contacted to assess the situation and consult 
with agencies as appropriate. Project personnel shall not collect or move any human 
remains and associated materials. If the human remains are of Native American origin, 
the Coroner must notify the Native American Heritage Commission within 24 hours of 
this identification. The Native American Heritage Commission (NAHC) will identify a 
Most Likely Descendant (MLD) to inspect the site and provide recommendations for the 
proper treatment of the remains and associated grave goods.  

• The archaeologist shall prepare a report that provides recommendations for the 
treatment of the human remains and any associated cultural materials as well as 
proposed or implemented methods and results from excavation and analysis. Treatment 
of the remains and associated cultural materials shall be done in coordination with the 
recommendations of the MLD and City. The final report shall be submitted to the 
Southern San Joaquin Valley Information Center (SSJVIC). 

Project Applicant 
and qualified 
archeologist 

Community 
Development 
Department 

Community Development 
Department to review construction 
specifications to ensure inclusion of 
provisions included in mitigation 
measure. 
Following discovery of previously 
unknown human remains 
throughout the construction 
period, a qualified archaeologist 
shall prepare recommendations 
and submit to the Community 
Development Department. Timing 
for recommendations shall be 
established by project-specific 
mitigation measure. 

CUL-4: Refer to Mitigation Measures CUL-2.1 and CUL-2.2. Project Applicant 
and qualified 
archeologist 

Community 
Development 
Department 

Community Development 
Department to review construction 
specifications to ensure inclusion of 
provisions included in mitigation 
measures. 
Following discovery of previously 
unknown resources throughout the 
construction period, a qualified 
specialist shall prepare 
recommendations and submit to 
the Community Development 
Department. Timing for 
recommendations shall be 
established by project-specific 
mitigation measure. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

CUL-5: Refer to Mitigation Measures CUL-1, CUL-2.1, CUL-2.2, and CUL-3. Project Applicant 
and qualified 
archeologist 

Community 
Development 
Department 

Community Development 
Department to review construction 
specifications to ensure inclusion of 
provisions included in mitigation 
measures. 
Following discovery of previously 
unknown resources throughout the 
construction period, a qualified 
specialist shall prepare 
recommendations and submit to 
the Community Development 
Department. Timing for 
recommendations shall be 
established by project-specific 
mitigation measure. 

ENERGY    
Mitigation Measure EN-1.1: Prior to approval of building permits, the Community 
Development Director or designee shall ensure that the energy efficiency strategies 
identified in the Specific Plan are incorporated project construction documents. These 
energy efficient strategies include, but are not limited to the following: 

• Provide natural lighting, where feasible, to reduce reliance on artificial lighting. 
• Use Low-E or EnergyStar windows. 
• Use high-efficiency lighting systems with advanced lighting controls. For nonresidential 

buildings, consider providing motion sensors tied to dimmable lighting controls. Task 
lighting may be used to reduce general overhead light levels. 

• Use a properly sized and energy-efficient heat/ cooling system in conjunction with a 
thermally efficient building shell. Consider using light colors for roofing and wall finish 
materials, and installing high R-value wall and ceiling insulation. 

• Implement some of the strategies of the EnergyStar program. 
• For retail, commercial and office uses, use light colored roofing with a high solar 

reflectance to reduce the heat island effect from roofs. 
• In retail, commercial and office development, encourage the provision of preferred 

parking spaces for hybrid, fuel cell, electric and/or other fuel efficient vehicles. 

Project Applicant 
and project architect  

Community 
Development 
Department 

Energy efficiency strategies 
incorporated into construction 
plans prior to issuance of building 
permits. Community Development 
Department to confirm inclusion of 
energy efficiency strategies. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

GEOLOGY AND SOILS    
GEO-1.1: Consistent with Section 1803 of the California Building Code and Section 10-
2.402.3 of the City of Madera Municipal Code, prior to approval of a tentative subdivision 
map and for other types of structures, a preliminary soils report shall be reviewed and 
approved by the City of Madera Community Development Director and City Engineer or 
their designees. As a part of the geotechnical investigations, testing of samples from 
subsurface investigations is required, such as from borings or test pits. Investigations shall 
be conducted by a registered design professional and involve in situ-testing, laboratory 
testing, or engineering calculations. Studies shall be done as needed to evaluate slope 
stability, soil strength, position, and adequacy of load-bearing soils, the effect of moisture 
variation on load-bearing capacity, compressibility, liquefaction, differential settlement, 
and expansiveness. The geotechnical investigation shall provide recommendations to be 
incorporated into final plans and/or improvement plans, if required, to ensure compliance 
with the UBC and CBC. 

Project Applicant  Community 
Development 
Department 

Community Development 
Department to review preliminary 
soils report prior to approval of 
tentative subdivision maps and 
ensure inclusion of 
recommendations of geotechnical 
investigation into construction 
specifications. 

GEO-2: Refer to Mitigation Measures GEO-1.1 Project Applicant Community 
Development 
Department 

Community Development 
Department to review preliminary 
soils report prior to approval of 
tentative subdivision maps and 
ensure inclusion of 
recommendations of geotechnical 
investigation into construction 
specifications. 

GEO-3: Refer to Mitigation Measures GEO-1.1 Project Applicant Community 
Development 
Department 

Community Development 
Department to review preliminary 
soils report prior to approval of 
tentative subdivision maps and 
ensure inclusion of 
recommendations of geotechnical 
investigation into construction 
specifications. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

Mitigation Measure GEO-6.1: The following measures shall be implemented to reduce 
potential impacts to paleontological resources: 

• In the event that unique paleontological/geological resources are discovered during 
excavation and/or construction activities, construction shall stop in the immediate 
vicinity of the find and a qualified paleontologist shall be consulted to determine 
whether the resource requires further study. The qualified paleontologist shall make 
recommendations to the City on the measures that shall be implemented to protect the 
discovered resources, including but not limited to, excavation of the finds and 
evaluation of the finds. If the resources are determined to be significant, mitigation 
measures shall be identified by the monitor and recommended to the City. Appropriate 
mitigation measures for significant resources could include avoidance or capping or data 
recovery excavations of the finds. No further grading shall occur in the area of the 
discovery until the City approves the measures to protect the identified resources. 

• If unique paleontological/geological resources are found during the field survey, the 
resources shall be inventoried and evaluated for significance. If the resources are found 
to be significant, mitigation measures shall be identified by the qualified paleontologist. 
Similar to above, appropriate mitigation measures for significant resources could 
include avoidance or capping, incorporation of the site in green space, parks, or open 
space, or data recovery excavations of the finds. In addition, appropriate mitigation for 
excavation and construction activities in the vicinity of the resources found during the 
field survey or literature review shall include a paleontological monitor. The monitoring 
period shall be determined by the qualified paleontologist. If additional paleontological/ 
geological resources are found during excavation and/or construction activities, the 
procedure identified above for the discovery of unknown resources shall be followed. 

Community 
Development 
Department 

Community 
Development 
Department 

Community Development 
Department to ensure inclusion of 
provisions included in mitigation 
measure in construction 
specifications.  
 
Following discovery of previously 
unknown paleontological resources 
throughout the construction 
period, a qualified paleontologist 
shall prepare recommendations 
and submit to the Community 
Development Department. Timing 
for recommendations shall be 
established by project-specific 
mitigation measure 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

GEO-7: Refer to Mitigation Measures GEO-6.1 Community 
Development 
Department 

Community 
Development 
Department 

Community Development 
Department to ensure inclusion of 
provisions included in mitigation 
measure in construction 
specifications.  

Following discovery of previously 
unknown paleontological resources 
throughout the construction 
period, a qualified paleontologist 
shall prepare recommendations 
and submit to the Community 
Development Department. Timing 
for recommendations shall be 
established by project-specific 
mitigation measure. 

GREENHOUSE GAS EMISSIONS    
GHG-1.1: Prior to issuance of grading permits, applicants shall submit to the City of Madera 
Planning Department a Greenhouse Gas Reduction Plan, or proof of compliance with the 
City’s Climate Action Plan (CAP), referencing construction plans details and specifications 
to document implementation and compliance with the following applicable CAP measures. 
Implementation of the following CAP measures is considered to be applicable, feasible, and 
effective in reducing greenhouse gas emissions generated by the project: 

• Exceed Title 24 Energy Efficiency Building Standards, meet State Green Building 
Standards voluntary tier levels, become Leadership in Energy and Environmental Design 
(LEED) Greenpoint rated, or ENERGY STAR rated.  

• Install solar photovoltaic (PV) systems or solar hot water heaters.  
• Provide safe routes to adjacent transit stops.  
• Finance and/or construct bus turnouts and shelters where transit demand warrants 

such improvements.  
• Provide public transit vouchers to employees.  
• Include alternative fueling stations or electric vehicle (EV) charging stations. 

Project Applicant Community 
Development 
Department 

Proof of compliance with City’s 
Climate Action Plan (CAP) to be 
submitted to Planning Department 
prior to issuance of grading 
permits.  
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

• By 2020, ensure construction contractors employ five percent of construction vehicles/
equipment that utilize new technologies (i.e., repowered engines, electric drive trains), 
California Air Resources Board (CARB)-approved low carbon fuel, or are electrically-
powered. By 2030, ensure construction contractors employ 10 percent of construction 
vehicles/equipment that utilize new technologies, CARB-approved low carbon fuel, or 
are electrically-powered.  

• Include low-maintenance native landscaping or xeriscaping 

   

GHG-2: Refer to Mitigation Measure GHG-1.1. Project Applicant Community 
Development 
Department 

Proof of compliance with City’s 
Climate Action Plan (CAP) to be 
submitted to Planning Department 
prior to issuance of grading 
permits. 

GHG-3: Refer to Mitigation Measure GHG-1.1. Project Applicant Community 
Development 
Department 

Proof of compliance with City’s 
Climate Action Plan (CAP) to be 
submitted to Planning Department 
prior to issuance of grading 
permits. 

HAZARDS AND HAZARDOUS MATERIALS    
HAZ-1: Prior to the issuance of demolition permits related to new development proposed 
under the Specific Plan, asbestos and lead based paint (LBP) surveys shall be conducted in 
order to determine the presence or absence of asbestos-containing materials (ACMs) 
and/or LBP within existing structures to be removed. Removal by property owners and/or 
future developers of LBP, friable ACMs, and non-friable ACMs that have the potential to 
become friable during demolition, shall be outlined in an inspection report to be submitted 
for approval by the City of Madera Community Development Director or designee, to 
conform to the standards set forth by the National Emissions Standards for Hazardous Air 
Pollutants (NESHAPs). The San Joaquin Valley Air Pollution Control District (SJVAPCD) shall 
be notified by the property owners and/or future developers of properties (or their 
designee(s)) prior to any demolition and/or renovation activities. 

Project Applicant Community 
Development 
Department, San 
Joaquin Valley Air 
Pollution Control 
District (SJVAPCD) 

Asbestos and lead based paint (LBP) 
surveys to be completed prior to 
issuance of demolition permits. 



M I T I G A TI O N  M O N I TO R I N G  A N D  R E PO R T I N G  P R O G R A M 
M A R C H  2 0 2 2  

T H E  V I L L A G E S  A T  A L MO N D  G RO V E  S PE C I F I C  P L AN  
M A D E R A , C A L I F O R N I A 

 

 

 17 

Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

HYDROLOGY AND WATER QUALITY    
No mitigation is required. Regulatory Compliance Measure would be implemented: 
Regulatory Compliance Measure HYD-1: Prior to approval of each subsequent Specific Plan 
grading permit, grading plans must be prepared for and approved by the City of Madera 
Engineering Department and must be in compliance with the General Construction Permit 
including implementation of SWPPPs with specific BMPs to minimize pollution of 
stormwater. BMPs shall follow City of Madera Storm drainage BMPs and Storm Drainage 
Management Plan. The City shall also review and confirm compliance with Statewide 
National Pollutant Discharge Elimination System (NPDES) permits for construction runoff 
and municipal storm drain systems (MS4) provisions of water quality control measures. 

N/A N/A N/A 

LAND USE AND PLANNING    
Mitigation Measure LU-2.1: Prior to adoption of the Specific Plan by the City, a Public 
Facilities Financing Plan (PFFP) shall be completed by the project applicant and approved 
by the Community Development Director or designee. The PFFP shall identify all 
infrastructure and public facilities required to support the Specific Plan area and shall 
identify associated costs and financing mechanisms to fund these facilities. 

Project Applicant Community 
Development 
Department 

Public Facilities Financing Plan 
(PFFP) to be completed prior to 
adoption of Specific Plan. 

NOISE    
NOI-1.1: The project contractor shall implement the following measures during 
construction of the proposed project: 

• Equip all construction equipment, fixed or mobile, with properly operating and 
maintained mufflers consistent with manufacturers’ standards. 

• Place all stationary construction equipment so that emitted noise is directed away from 
sensitive receptors nearest the active project site.  

• Locate equipment staging in areas that would create the greatest possible distance 
between construction-related noise sources and noise-sensitive receptors nearest the 
active project site during all construction activities.  

• Ensure that all general construction related activities are restricted to between the 
hours of 6:00 a.m. and 8:00 p.m., consistent with the City’s Noise Ordinance.  

• Designate a “disturbance coordinator” at the City, at the expense of the project 
contractor, who would be responsible for responding to any local complaints about 
construction noise. The disturbance coordinator would determine the cause of the noise 
complaint (e.g., starting too early, bad muffler) and would determine and implement 
reasonable measures warranted to correct the problem. 

Project Applicant 
and project 
contractor 

Community 
Development 
Department 

Noise-abatement measures to be 
implemented during project 
construction. Community 
Development Department shall 
ensure that project construction 
specifications comply with 
applicable noise standards. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

Mitigation Measure NOI-1.2: In order to comply with the City’s noise compatibility 
guidelines, prior to the issuance of grading permits, new development proposed under the 
Specific Plan shall require an acoustic study for approval by the Community Development 
Director or designee for all noise-sensitive projects located within the following traffic 
noise contours with noise levels greater than 60 dBA CNEL: 

• Within 572 feet of Road 23 between Avenue 17 and Project Driveway 3; 
• Within 507 feet of Road 23 between Project Driveway 3 and Avenue 16;  
• Within 517 feet of Road 23 between Avenue 16 and Cleveland Avenue; 
• Within 533 feet of Road 23 between Cleveland Avenue and Project Driveway 4; 
• Within 501 feet of Road 23 between Project Driveway 4 and Project Driveway 5; 
• Within 504 feet of Road 23 between Project Driveway 5 and Avenue 14 ½;  
• Within 84 feet of Avenue 17 between Road 22 and Project Driveway 1; 
• Within 246 feet of Avenue 17 between Project Driveway 1 and Road 23; 
• Within 50 feet of Avenue 16 between Road 22 and Project Driveway 2/Road 22 ½; 
• Within 263 feet of Avenue 16 between Project Driveway 2/Road 22 ½ and Road 23; 
• Within 449 feet of Cleveland Avenue between Road 23 and Project Driveway 6;  
• Within 452 feet of Cleveland Avenue between Project Driveway 6 and Westberry 

Boulevard;  
• Within 50 feet of Road 22 between Avenue 17 and Avenue 16;  
• Within 50 feet of Road 22 between Avenue 16 and Cleveland Avenue;  
• Within 50 feet of Road 22 south of Cleveland Avenue;   
• Within 50 feet of Cleveland Avenue between Road 22 and between Project Driveway 

2/Road 22 ½; 
• Within 98 feet of Cleveland Avenue between Project Driveway 2/Road 22 ½ and Road 

23; 
• Within 56 feet of Project Driveway 2/Road 22 ½ between Avenue 16 and Cleveland 

Avenue; Within 54 feet of Project Driveway 2/Road 22 ½ between Avenue 17 and 
Avenue 16; 

• Within 90 feet of Avenue 16 between Road 22 and Westberry Road;  
• Within 50 feet of Project Driveway 5 west of Project Driveway 2/Road 22½;  
• Within 50 feet of Project Driveway 5 east of Project Driveway 2/Road 22½;  
• Within 50 feet of Project Driveway 2/Road 22 ½ north of Project Driveway 5; 
• Within 119 feet of Project Driveway 4 east of Road 23;  
• Within 54 feet of Project Driveway 6 south of Cleveland Avenue;   
• Within 63 feet of Project Driveway 2/Road 22 ½ between Road 23 and Project Driveway 

3; and  

Project Applicant 
and qualified noise 
consultant 

Community 
Development 
Department 

Acoustic study to be completed for 
new developments prior to 
issuance of grading permits. 
Community Development 
Department shall ensure that 
project construction specifications 
comply with applicable noise 
standards. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

• Within 103 feet of Project Driveway 4 between Project Driveway 2/Road 22 ½ and Road 
23. 

The acoustic study shall demonstrate that that interior noise levels in habitable rooms shall 
not exceed 45 dBA CNEL. Acoustical design features shall be incorporated into the 
proposed project design, which may include a combination of exterior features to reduce 
noise, such as berms/walls and/or architectural features such as Sound Transmission Class 
(STC) rated windows and doors. All STC ratings shall be shown on the building plans and 
incorporated into the construction of the proposed project. Once final architectural plans 
with the exterior-wall details and window types are available, a Final Acoustic Report shall 
be prepared by a qualified consultant to confirm that the interior living spaces of 
residential dwelling units will meet the City’s interior noise standard of 45 dBA CNEL 
(A weighted decibel Community Noise Equivalent Level) with windows and doors closed. If 
interior noise levels are still exceeded after the Final Acoustic Report is completed, 
additional design features shall be incorporated to meet the interior noise. 
Mitigation Measure NOI-1.3: In order to comply with the City’s General Plan non-
transportation related noise standards and Municipal Code standards, prior to the issuance 
of grading permits, an acoustical study shall be prepared for any stationary sources of 
noise proposed under the Specific Plan. The stationary source noise study shall 
demonstrate that noise levels would be consistent with the Noise Ordinance standards 
outlined in Title III: Public Safety, Chapter 11: Noise Control and shall be approved by the 
City of Madera Community Development Director or designee. 

Project Applicant Community 
Development 
Department 

Acoustical study to be completed 
prior to issuance of grading 
permits. 

Mitigation Measure NOI-2.1: Prior to the approval of any construction or building permits 
for new development proposed under the Specific Plan, the City of Madera Community 
Development Director or designee shall ensure that construction plans include 
specifications that prohibit the use of heavy construction equipment within 15 feet of 
existing structures. 

Project Applicant, 
construction 
contractor 

Community 
Development 
Department 

Construction specifications to be 
confirmed prior to approval of 
construction or building permits. 

PUBLIC SERVICES AND RECREATION    
PSR-1: Refer to Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-
1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, 
RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2. 

- - - 

PSR-2: Refer to Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-
1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, 
RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2. 

- - - 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

PSR-5: Refer to Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-
1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, 
RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2. 

- - - 

PSR-7: Refer to Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-
1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, 
RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2. 

- - - 

PSR-8: Refer to Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-
1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, 
RCM HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2. 

- - - 

TRANSPORTATION    
TRA-1.1: As a condition of future project entitlements approved for projects within the 
Specific Plan Area, improvements identified in Table 9-A of the Traffic Impact Analysis (TIA) 
shall be implemented by the City. 

Project Applicant, 
Community Planning 
Department 

Community 
Planning 
Department 

Improvements identified in Specific 
Plan Traffic Impact analysis to be 
implemented by the City prior 
approval of project entitlements for 
projects within Specific Plan Area. 

UTILITIES     
UTL-1.1: Prior to the issuance of each grading permit for projects within the Specific Plan 
Area, the City shall ensure that the Infrastructure Master Plan for the Specific Plan is 
implemented and that General Plan policies requiring capacity analyses of service systems 
are completed. 
 

Community Planning 
Department, 
Engineering 
Department 

Community 
Planning 
Department 

City to ensure implementation of 
Infrastructure Master Plan and 
General Plan policies related to 
capacity of serviced systems prior 
to issuance of grading permits for 
discretionary projects within 
Specific Plan Area. 

UTL-1.2: Prior to the issuance of each grading permit for projects within the Specific Plan 
Area, and consistent with policies of the General Plan, the City shall review the City’s 
wastewater facility capacity and shall prepare environmental review, consistent with the 
California Environmental Quality Act, and analysis for any future off-site wastewater facility 
expansions and improvements required to support development of the Specific Plan. The 
CEQA analysis shall be completed prior to approval of each development project. 

Community Planning 
Department, 
Engineering 
Department 

Community 
Planning 
Department 

City to complete environmental 
analysis to ensure wastewater 
facility capacity prior to issuance of 
grading permits for discretionary 
projects within the Specific Plan 
Area. 

UTL-2: Prior to issuance of each grading permit for projects within the Specific Plan Area, 
the City shall review water supplies available at the time and ensure that the required 
groundwater facilities, including replacing and increasing depth of groundwater wells, and 
the use of reclaimed water as identified in the City’s Water Master Plan are adequate to 
serve the project. 

Community Planning 
Department, 
Engineering 
Department 

Community 
Planning 
Department 

City to ensure water availability for 
projects within Specific Plan Area 
prior to issuance of grading permits 
for discretionary projects within the 
Specific Plan Area. 
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Table A: EIR Mitigation Monitoring and Reporting Program 

Mitigation Measures Mitigation 
Responsibility 

Monitoring/ 
Reporting Agency 

Monitoring 
Timing/Schedule 

UTL-6: Refer to Mitigation Measures AES-4, AIR-2.1, AIR-2.2, AIR-3.1, BIO-1.1, BIO-1.2, BIO-
1.3, BIO-3, CUL-1, CUL-2.1, CUL-2.2, CUL-3, EN-1.1, GEO-1.1, GEO-6.1, GHG-1.1, HAZ-1, RCM 
HYD-1, LU-2.1, NOI-1.1, NOI-1.2, NOI-1.3, NOI-2.1, UTL-1.1, UTL-1.2, and UTL-2. 

- - - 

Source: LSA (2022). 

 



   
 

ATTACHMENT 8: General Plan Amendment Resolution 
A Resolution of the City Council of the City of Madera Approving General Plan Amendment (GPA) 2017-
02 for the Villages at Almond Grove Specific Plan consistency with the General Plan. 
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RESOLUTION NO.  ____ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MADERA 
APPROVING GENERAL PLAN AMENDMENT (GPA) 2017-02 TO  UPDATE THE 
GENERAL PLAN TO ALLOW FOR THE VILLAGES OF ALMOND GROVE 
SPECIFIC PLAN CONSISTENCY 

WHEREAS, State Law requires that local agencies adopt General Plans containing specific 
mandatory elements; and 

WHEREAS, the City of Madera has adopted a Comprehensive General Plan Update and 
Environmental Impact Report, and the City of Madera is currently in compliance with State 
mandates relative to Elements of the General Plan; and 

WHEREAS, State law also provides for periodic review, updates, and amendments of its 
various plans; and 

WHEREAS, the City has policies encouraging preparation of specific plans or master plans 
in certain areas prior to the properties being developed.  In this case the Specific Plan No. 2017-
01 was submitted for the project area; and  

WHEREAS, the project (Specific Plan No. 2017-01) known as the “The Villages at Almond 
Grove Specific Plan” (Specific Plan), a specific plan, is located on approximately 1,883 acres in the 
west of the City of Madera bounded by Avenue 17 on the north, Road 22 on the west, the Fresno 
River on the south, and Road 23 and Road 24 on the east. The project also includes, within the 
boundaries of the Specific Plan, Tentative Subdivision Map 2020-02 on approximately 645 acres 
and Tentative Subdivision Map 2020-03 on approximately 661 acres; and 

WHEREAS, the Specific Plan proposes a mix of uses consisting of low-, medium- and high-
density residential uses, commercial uses, office uses, and public spaces for schools, parks and 
recreational areas. The project would include approximately 10,800 residential units, 
approximately 2.1 million square feet of commercial and office space, approximately 164 acres 
of parks and recreational area, and approximately 55 acres of schools and other public facilities; 
and 

WHEREAS, because the Specific Plan area currently has a Village Reserve land use 
designation on the majority of the site, a General Plan amendment is needed to create a Specific 
Plan land use category that would be applied to the entire proposed Specific Plan Area; and 

WHEREAS, City services can be reasonably extended to the Specific Plan area; and 

WHEREAS, approval of Specific Plan 2017-01 would require approval of General Plan 
Amendment 2017-02, Specific Plan 2017-01 (adopting the Specific Plan), Pre-Zoning/ Rezoning 
2017-05, Annexation No. 2022-01, and Zoning Ordinance Text Amendment 2022-01; and 

WHEREAS, a proposal has been made requesting amendments to the Madera General 
Plan, as shown in the attached Exhibit A; and 



WHEREAS, the requested General Plan Amendment 2017-02 consists of amendments to 
the City of Madera General Plan. The amendment would modify policies in the Land Use Element 
related to “Village D: Northwest Madera” to allow for consistency between the General Plan and 
the proposed Specific Plan. In addition, the City’s General Plan would be amended to create a 
Specific Plan land use category that would be applied to the proposed Specific Plan Area (see 
Figure 3 in attached Exhibit A). Further, the General Plan would be amended to remove the 
requirement that residential development shall conform to the “target density” requirement for 
each land use category (density requirements will be governed by given density range). The 
General Plan Amendment would also remove the requirement for a permanent agricultural 
buffer on the western edge of the Specific Plan Area; and 

WHEREAS, the proposed General Plan Amendment, along with the related Text 
Amendment, Specific Plan, Prezone/Rezone, will provide the required consistency between the 
General Plan and Zoning Ordinance; and 

WHEREAS, the proposed General Plan Amendment is compatible with the neighborhood 
and not expected to be detrimental to the health, safety, peace, comfort or general welfare of 
the neighborhood or the City; and 

WHEREAS, the City of Madera, acting as the Lead Agency, prepared an Environmental 
Impact Report (EIR) (SCH #2018081051) for the Specific Plan, and this related General Plan 
Amendment; and the project is in compliance with the California Environmental Quality Act 
(CEQA); and 

WHEREAS, the EIR, the Specific Plan, and the related General Plan Amendment, 
Prezone/Rezone and Text Amendment and related entitlements were distributed for public 
review and comment to various local agencies and groups, and public notice of this public hearing 
was given by mailed and published notice, in accordance with the applicable State and Municipal 
Codes and standard practices; and 

WHEREAS, the Planning Commission has considered this matter and has recommended 
that the City Council adopt General Plan Amendment 2017-02 per Resolution 1913; and 

WHEREAS, the City Council has completed its review of all items before it, and considered 
any testimony provided during the public hearing process, and now desires to adopt General Plan 
Amendment 2017-02 (GPA 2017-02). 

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

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

2. CEQA:  Pursuant to the authority and criteria contained in the California 
Environmental Quality Act (CEQA) of 1970, the City, as the Lead Agency, has analyzed the 
proposed Project and has prepared an environmental impact report (“EIR”) to evaluate the 
environmental effects of the Project.  The City Council has fully considered the EIR, and has 
certified it concurrently with the approval of this Resolution. The EIR identified that 



implementation of the proposed Project would require certain approvals, including approval of 
the General Plan amendment.  This General Plan amendment was included within the scope of 
the Project, and was environmentally assessed in the EIR.  The General Plan amendment does 
not change the environmental assessment of the EIR.  The City Council finds that the Project is 
consistent with, and has been fully assessed by the EIR, and that this General Plan amendment is 
specifically anticipated in the EIR and is consistent with the purpose and intent of the EIR.  As 
such, no further action is required by CEQA. 

3. General Plan Findings:  The City Council finds that the General Plan Amendment 
2017-02 is consistent with the General Plan goals, policies and objectives.  The City Council 
further finds that General Plan Amendment 2017-02 is consistent with the General Plan goals 
and policies. The project does not adversely affect the implementation of the General Plan with 
respect to surrounding properties.  The proposed amendment essentially consists of minor 
updates to the General Plan to allow for a Specific Plan land use category that would be applied 
to the Specific Plan Area, removal of the requirement that residential development shall conform 
to the “target density” requirement for each land use category to allow for additional flexibility, 
removal of the requirement for a permanent agricultural buffer on the western edge of the 
Specific Plan Area. These changes will assist in the implementation of the goals, objectives, and 
policies of the General Plan regarding provision of housing and promote future residential 
growth.  Ensuring viable development would also assist with the implementation of the Housing 
Element goals and policies in providing opportunity sites for necessary housing, including goal H-
1, as well Goal SUS-1, Policies SUS-11, SUS-13, and SUS 15 of the General Plan regarding 
development of commercial opportunities and businesses to sustain jobs and local economic 
viability.  The proposed amendment would support the City’s efforts to meet the Regional 
Housing Need Allocation (RHNA) as directed by the State of California Department of Housing 
and Community Development and as required by the City’s Housing Element of the General Plan.  
All the planned uses and proposed modifications are consistent with the General Plan policies 
and objectives and as such the proposed amendment would continue to implement the General 
Plan policies.  Approval of GPA 2017-02 is in the public interest.   

4. Public Health, Safety, and Welfare:  The City Council finds that approval of General 
Plan Amendment 2017-02 is in the best interest of the City, and is not detrimental to public 
health, safety, or welfare. 

5. Approval of GPA 2017-02:  Given that all of the findings can be made, the City 
Council approves General Plan Amendment 2017-02, as set forth in Exhibit A, which amends the 
General Plan text and the General Plan land use designations for the project site.   

6. Effective Date:  This resolution is effective upon adoption. 

 
* * * * * 

 
 

Exhibit A:  General Plan Amendment (GPA 2017-02): Land Use Map and General Plan 
Amendments  



EXHIBIT ‘A’ 
 

General Plan Amendment 2017-02: Land Use Map and General Plan Amendments 
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' See Policy LU-13. 

LAND U SE ELEMENT 

Where a density range is specified for residential development, develop

ments shall provide at least the minimum density and shall not exceed the 

maximum density except as provided for in any applicable density bonus 

provision. 

Rosidontial Qe,,olopFAent isRall sania~ to tAe '"la~ot Density" FoquireAllont 

fer ea eh loAd 1:me eetegeP) . Be,ele~n~1eAt deAsity ftt\,elliAg ttAits r,er sere, 

8 9 ealettlotee ttSiAg tta.e SEUftC fftetheEfelegy 8 9 eeseAbed iA Peliey LU 6), 
s~all l:Je at or above tRe Target QeAsity 1::1Rless eAe er FflOFe of tl:le felloi.,.iiAg 

fiAeJiAgs e&A be ftl&de: 

• Spceffie Mafftetcri9ties et tfle 3ite fffo68ing, topegfflphy, p,eteetet"t 
hobitot ereos, oiF13eFt JtFBMifftity, ete.) eeAAet be bt:tilt eA enel redttee 
the e~elepR,eAt 13etentiol helew tta.e Te,get Bensity. 

... Oevelepr¥teAt et u,e ffFget BeAsity \\Bt.dd fCSttlt iA tlAOeeepteble iM 

poets te reedwo~s er ether iAffostAJeturre er tta.e eMeeedeAee ef eAy 
City e8e19ted ThresholEf Stondofds.• 

... Oevelepr¥teAt •nos liMitee hy e De,elepn~eAt AgFeemeAt, \CestiAg 
leAtatiYe 1=,eet Mop, er ether City aJ3preveft pion er agree,ueAt eMist 
iAg BefoFe OeteBer 1, 2009. 
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ef et least ten (19) seres iA si2e en er after OeteBer 1, 2999. 
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.. LAND USE ELEMENT 

IMPLEMENTATION POLICIES 

Zoning shall be consistent with General Plan land use designations. In ar

eas where the zoning and the land use designation are not identical, Table 

LU-A shall be used to determine consistency for rezoning applications. 

TABLE LU-A: GENERAL PLAN/ZONING CONSISTENCY 

General Plan Land Use Category Consistent Zoning Districts 

Very Low Denstty Residential 

Low Denstty Residential 

Medium Densfy Residential 

High Densfy Residential 

Village Reserve 

Village Mixed Use 

Commercial 

Office 

Industrial 

Specific Plan Area 

Residential categories 

UR,U 

RA, R-1 , PD-4500, PD-6000, PD-8000, PD-12000 

R-2, PD-4500, PD-3000 

R-3, PD-2000, P0-1 500 

Village Categories 

All Districts 

C-R, C-N, C-1, C-2, C-H, PO, PD Zones 

Commercial categooes 

Industrial Categories 

Specific Plan Area 

C-R, C-N, C-1, C-2, C-H 

PO 

l, IP 

All Districts, SP 

--CITY OF MADERA GENERAL PLAN I OCTOBER 7, 2009 



 

.. LAN D USE ELEM E NT 

submitting either type of plan must include a list of all affected own
ers and their property(ies) and must show how their participation 
was sought. 

• In some Village areas (as mapped and defined in this Land Use El
ement), the Village Reserve designation applies only to a portion of 
the Village. In this case, the process outlined below is required only 
for the Village Reserve areas, not to the entire Village. However, 
submitting plans that cover the entire Village is permitted. 

In some Village Reserve areas, a Village Center is not required. See the 
detailed policies for the affected Village area (later in this land Use Ele
ment) for further information. 

In addition to the required plans, maps, reports, etc., the City may at its dis
cretion require other ttems as needed to address issues in any particular 
Village. These may include additional environmental analysis, traffic stud
ies, biological studies, noise studies, etc. 

Action Item LU-34.1 

Establish and make available procedural guidelines detailing the three 

step village reserve planning process. 

Figure LU-3 depicts the Village and District areas as defined by the City of 
Madera. This map shall be used to implement other policies in this General 
Plan which refer to villages and village centers. Although shown as defined 
lines, the exact boundaries of a village may be adjusted at the Cii y's discre
tion to reflect conditions on the ground, ownership boundaries, or other 
conditions. Such a change shall not be considered an amenanent to this 
General Plan. 

Note to the Reader: The policies on the pages following Figure LU-3 ad
dress individual Villages and Districts. 

After the establishment of the Specific Plan for Village Reserve areas, 
the Specific Plan Area land use may be adopted in place of the e-xisting land 
use designation through a General Plan Amendment. The area should be 
named "Specific Plan Area" with a number or the name of the project 
appended after (eg., Specific Plan Area - Villages at Almond Grove). 

- CITY OF MADERA GENERAL PLAN I OCTOBER 7, 2009 



 

 

LAND USE ELEMEN T .. 
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ef 2§9', &Ad fftttst rttA eeAtiAtteusly eleAg ,, estefty edge ef tt,e \<illege. 
PJe habitable strtJel ures ere ta be leeeted ,,ithiA ~is buffer, el~eugh 
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ltile buffer fMY be prepesed, enel iAeluEliAg pleeiAg ttiie bttffer eA either 
side ef lie Cre,Jtlt Beundef)'. Ph~sieel mainteneAee ef lie bttffer 
shell he pF8Yi8ed eeAsistent with the design eAd fi:tnetion ef Ute sr3eee. 

• The Village core area shall provide for an iniegrated m'ix of uses, in
cluding park and open space uses, along the river. 

• Future development along the Fresno River should be designed to 
take advantage of the river frontage, including orienting development 

to front the river wh ere not otherwise prohibited by site conditions. 

• Village and neighborhood planning shall provide for the alignment of 
the designated alte<ialcollector which runs through the Village east 

and west !(;levelaml-Avenooj , to bend to the south to provide 

circulation to the proposed village core located along the Fresno 

River. 

• All development proposals within Village D shall comply with the pro
visions of the Airport Land Use Master Plan. The establishment of 

land use designations at the village and neighborhood levels, as well 

as the layouts of individual projects, shall reflect the allowable uses 

and densities in the Airport Land Use Master Plan. 
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LAND USE ELEMENT .. 

SPECIFIC PLAN AREA CATEGORIES AND POLICIES 

The following is the City's specific plan area land use category: 

Specific Plan Area: The Specific Plan Area (SP) may be applied to areas 
where a Specific Plan has been adopted by the City. A Specific Plan is a 
detailed plan for the development of a particular area and may contain 
residential, commercial, industrial, public, and/or open space uses. 
Detailed land use regula~ions are contained within each adopted Specific 

Plan document. 

CITY OF MADERA GENERAL PLAN I OCTOBER 7, 2009 -



ATTACHMENT 9: Rezone Ordinance 
An Ordinance of the City Council of the City of Madera amending the official City of Madera Zoning Map 
to rezone approximately 1,883 acres within the Villages at Almond Grove Specific Plan, whose location is 
bounded by Avenue 17 on the north, Road 22 on the west, the Fresno River on the south, and Road 23 
and Road 24 on the east, from Agricultural Rural Exclusive – 40 acres (ARE-40) and Agricultural Rural 
Exclusive – 42 acres (ARE-20), as well as PD 4500 (Planned Development, one unit per 4,500 square feet 
of site area) to the Specific Plan (SP) zone district. 



ORDINANCE NO. _____ 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF MADERA 
AMENDING THE OFFICIAL CITY OF MADERA ZONING MAP TO REZONE 
APPROXIMATELY 1,883 ACRES WITHIN THE VILLAGES AT ALMOND 
GROVE SPECIFIC PLAN, WHOSE LOCATION IS BOUNDED BY AVENUE 
17 ON THE NORTH, ROAD 22 ON THE WEST, THE FRESNO RIVER ON 
THE SOUTH, AND ROAD 23 AND ROAD 24 ON THE EAST, FROM 
AGRICULTURAL RURAL EXCLUSIVE - 40 ACRES (ARE-40) AND 
AGRICULTURAL RURAL EXCLUSIVE - 20 ACRES (ARE20), AS WELL AS  
PD 4500 (PLANNED DEVELOPMENT, ONE UNIT PER 4,500 SQUARE 
FEET OF SITE AREA), TO THE SPECIFIC PLAN (SP) ZONE DISTRICT. 

 
 
THE CITY COUNCIL OF THE CITY OF MADERA ORDAINS AS FOLLOWS: 

 
SECTION 1. At its meeting on April 20, 2022, the City Council approved General Plan 

Amendment 2017-02 (General Plan Amendment), and also approved Specific Plan No. 2017-01 
known as the “The Villages at Almond Grove Specific Plan” (Specific Plan) located on 
approximately 1,883 acres in the west of the City of Madera bounded by Avenue 17 on the north, 
Road 22 on the west, the Fresno River on the south, and Road 23 and Road 24 on the east.  As 
part of that meeting, the City Council also certified an Environmental Impact Report (SCH 
#2018081051) (EIR) and adopted a mitigation monitoring and reporting program (MMRP) for the 
project.  The Planning Commission of the City of Madera previously held a hearing on April 5, 
2022 and recommended approval of, among others, the General Plan Amendment and Specific 
Plan.  Additionally, the Planning Commission recommended approval of Pre-Zoning/Rezoning 
2017-05 (Prezone/Rezone) to prezone the property within the County of Madera that is currently 
zoned Agricultural Rural Exclusive - 40 Acres (ARE-40) and Agricultural Rural Exclusive - 20 Acres 
(ARE-20) and rezone the smaller area within City limits that is currently zoned PD 4500 (Planned 
Development, one unit per 4,500 square feet of site area), to the Specific Plan (SP) Zone District.  
The City Council desires to approve the Prezone/Rezone. 

 
SECTION 2. Based on the testimony and information presented at its public hearing, 

the City Council finds that Pre-Zone/Rezone No. 2017-05 i) is consistent with the Specific Plan 
and General Plan goals, objectives, and policies, and will provide the required consistency 
between the General Plan, as amended, and zoning; ii) is consistent with the purpose of the 
zoning ordinance to promote and protect the public’s health, safety, peace, comfort, 
convenience and general welfare; iii) is necessary to promote public necessity, convenience, 
general welfare, and good zoning practices;  iv) the project would provide open space, light, air, 
privacy, convenience of access, aesthetic values, protection of environmental values, and 
protection of public and private improvements; v) City services are either available or can be 
extended to serve the area; and vi) adoption is in the best interests of the City.  The Plan area is 
currently zoned by Madera County Agricultural Rural Exclusive - 40 Acres (ARE-40) and 
Agricultural Rural Exclusive - 20 Acres (ARE-20).  The entire plan area would be pre-zoned by the 



City of Madera consistent with City zoning as identified in the Specific Plan.  Such determinations 
are based on the administrative record including the following: 

a. General Plan and Specific Plan Consistency.  The Prezone/Rezone is consistent with the 
goals, policies, and objectives, including the General Plan Housing Element and EIR Table 
4.11.A: General Plan Policies Related to Land Use and Planning.  The Prezone/Rezone will 
allow for implementation of the Specific Plan, as is consistent with the General Plan land 
use designation of "Specific Plan Area," which allows the Plan to develop land use 
standards and regulations tailored to the Plan Area. This change will assist the 
implementation of the goals, objectives, and policies of the General Plan regarding 
provision of housing and promote future residential growth.  

The Prezone/Rezone is a necessary step to ensuring viable development that would also 
assist in the implementation of the Housing Element goals and policies in providing 
opportunity site for necessary housing.  For example, the project addresses the City's 
current and projected housing needs through the provision of approximately 10,783 
additional residential dwelling units in close proximity to mixed uses, commercial uses, 
and village centers.  This is a substantial residential component and would provide a 
significant portion of the housing stock anticipated by the General Plan Housing Element, 
etc., for the City of Madera for years to come.  Further, the project provides a range of 
single and multi-family homes, including village country estates (54 units), village low 
density (4,784 units), village medium density (3,579 units), village high density (2,366 
units), and the opportunity for mixed use residential in conjunction with commercial and 
office uses, etc.  More than half of the residential units (5,945 total units) are planned for 
medium or high density, which promotes affordability for those with lower or fixed 
income needs.  As such, the project would address the City's current and projected 
housing needs for all segments of the community by providing a range of single and multi-
family homes. 

Further, the mixed-use nature of the Specific Plan as implemented by the Prezone/Rezone 
encourages diversification and development of the City’s economic base.  The Specific 
Plan provides substantial diversification in terms of residential verses commercial uses.  
Additionally, within the commercial uses there is a broad diversification that provide 
various types of sales taxes (restaurants, entertainment, automobile sales, etc.) in 
conjunction with higher tax rates associated with high-quality retail.   The project will 
provide significant benefits to the City and community in terms of creating both short and 
long-term employment opportunities for the residents of the City including construction 
work and long-term jobs including in the commercial and entertainment industries, which 
are reasonably expected  to result in more personal income associated with higher-quality 
retail, and which income will likely to be spent locally, resulting in additional tax revenues 
and economic development.  This is consistent with General Plan Goal SUS-1 (establish 
and maintain a diverse and sustainable local economy), as well as Policy SUS-11 (abundant 
commercial opportunities and development of a strong local workforce), Policy SUS-13: 
(support operation of local businesses that supply goods and services needed in City); and 



Policy SUS-15 (promote, attract, and retain jobs that pay a living wage and reduce the 
need for residents to commute to work outside the City.)  The employment opportunities 
are designed to also encourage the use of ridesharing (consisted with General Plan Policy 
CI-37), facilitate employment opportunities that minimize the need for vehicle trips 
(General Plan Policy CI-42) and promote jobs that reduce the need for residents to 
commute to work outside the City (General Plan Policy SUS-15).   

The implementation of the Specific Plan through this rezone also complies with General 
Plan Policy LU-14, in that the project has prepared a Public Facilities Financing Plan (PFFP) 
that articulates infrastructure and public facilities requirements, their costs, financing 
mechanisms, and the feasibility of the financial burden. General Plan Policy CD-20 calls 
for the comprehensive planning of Villages that is consistent with overall City standards, 
which has been met here.  Finally, the Prezone/Rezone is consistent with the Specific Plan 
specific policies including those related to conformity with Building Blocks principles; 
agricultural buffers; the provision of a Village core area providing for an integrated mix of 
uses, including park and open space uses, along the Fresno river; development designed 
to take advantage of river frontage, alighnment of arterials, and compliance with the 
Airports Land Use Master Plan. 

b. The Prezone/Rezone will promote and protect the public’s health, safety, peace, comfort, 
convenience and general welfare.  As discussed above, the Prezone/Rezone implements 
the Specific Plan, which is consistent with the General Plan.  All aspects of these 
documents, including the Specific Plan's Public Facilities Financing Plan (PFFP), work 
together to promote the public welfare including housing, jobs, convenience of access, 
aesthetic values, protection of environmental values, protection of public and private 
improvements, etc. 

c. City Services.  As extensively discussed in the EIR, City services are available or can be 
extended to serve the area.  Additionally, the City has approved the PFFP, which i) 
articulates infrastructure and public facilities requirements, their costs, financing 
mechanisms, and the feasibility of the financial burden; and ii) analyzes backbone 
infrastructure and public service needs and funding capacity at the Village level, as 
defined in Figure LU-3 of the Land Use Element of the General Plan.      
 
SECTION 3.  Given that all of the findings can be made, the City Council approves Pre-

Zone/Rezone No. 2017-05, to prezone the property within the County of Madera that is currently 
zoned Agricultural Rural Exclusive - 40 Acres (ARE-40) and Agricultural Rural Exclusive - 20 Acres 
(ARE-20) and rezones the smaller area within City limits that is currently zoned PD 4500 (Planned 
Development, one unit per 4,500 square feet of site area), to the Specific Plan (SP) Zone District.  
The City Council hereby amends the City of Madera Zoning Map as illustrated in Attachment “A,” 
which is attached and incorporated by reference and which indicates the segment of the City of 
Madera Zoning Map to be amended.  To the extent not already annexed, territory annexed to 
the City subject to Pre-Zone/Rezone No. 2017-05 shall be automatically added to the City of 
Madera’s official zone map.  Pre-zoning shall be recorded on the official zone map in the same 



manner as change of zoning district amendments, but shall be identified by the use of 
parentheses enclosing the district symbols.  Such pre-zoning classification shall become the 
effective zoning of the property at the same time that the annexation becomes effective.  

 
SECTION 4. Based on the testimony and information presented at its public hearing, 

the City Council finds that the City previously prepared and certified the EIR for The Villages at 
Almond Grove Specific Plan.  The EIR identified that implementation of the proposed project 
would require certain approvals, including approval of pre-annexation zoning and rezoning.  This 
pre-annexation zoning and rezoning was included within the scope of the project, and was 
environmentally assessed in the EIR.  The pre-annexation zoning and rezoning does not change 
the environmental assessment of the EIR.  Further, the EIR was certified on April 12, 2022.  The 
City Council further finds that no subsequent review is required under CEQA Guidelines section 
15162 since that time as no substantial changes have been proposed in the project which will 
require major revisions of the previously certified EIR due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant 
effects.  Likewise, no substantial changes have occurred since that time with respect to the 
circumstances under which the project is undertaken which will require major revisions of the 
EIR due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects.  There is also no new information, which 
was not known and could not have been known at the time of the EIR that the project will have 
significant effect not discussed in the EIR.  As such, the City Council finds Pre-Zoning/ Rezoning 
2017-05 has already been fully assessed in accordance with CEQA, no subsequent review is 
required under CEQA Guidelines section 15162, and no further action or review is required under 
CEQA.  

 
SECTION 5. If any section, subsection, sentence, clause, phrase, or portion of this 

ordinance is, for any reason, held to be invalid or unconstitutional by the decision of any court of 
competent jurisdiction, such decision shall not affect the validity of the remaining portions of this 
ordinance. The City Council hereby declares that it would have adopted this ordinance and each 
section, subsection, sentence, clause, phrase, or portion thereof, irrespective of the fact that any 
one or more sections, subsections, sentences, clauses, phrases, or portions thereof may be 
declared invalid or unconstitutional. 

 
SECTION 6. Unless the adoption of this amendment to the Zoning Map is lawfully 

stayed, thirty-one (31) days after adoption of this amendment, the Planning Manager and City 
Clerk shall cause these revisions to be made to the City of Madera Zoning Map which shall also 
indicate the date of adoption of this revision and be signed by the Planning Manager and City 
Clerk. 
 

SECTION 7.   This Ordinance shall be effective and of full force and effect at 12:01 a.m. 
on the thirty-first day after its passage.   

 
* * * * * 
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ATTACHMENT 10: Text Amendment Ordinance 
An Ordinance of the City Council of the City of Madera amending Section 10-3.301 of Chapter 3 of Title 10 
of the City Municipal Code, and adding Sections 10-3.11.601 through Section 10-3.11.604 of Subchapter 
11 of Chapter 3 of Title 10 of the City Municipal Code to provide for Specific Plan Zones (SP). 
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ORDINANCE NO. _____ 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF MADERA 
AMENDING SECTION 10-3.301 OF CHAPTER 3 OF TITLE 10 OF THE CITY 
MUNICIPAL CODE, AND ADDING SECTIONS 10-3.11.601 THROUGH 
SECTION 10-3.11.604 OF SUBCHAPTER 11 OF CHAPTER 3 OF TITLE 10 
OF THE CITY MUNICIPAL CODE TO PROVIDE FOR SPECIFIC PLAN 
ZONES (SP) 

 
THE CITY COUNCIL OF THE CITY OF MADERA ORDAINS AS FOLLOWS: 

 
SECTION 1. The City Council finds that Ordinance/Madera Municipal Code Amendment No. 
OTA 2022-01 is consistent with the General Plan as amended, and that amendment is warranted 
by public necessity, convenience, general welfare, and good zoning practices.  The City Council 
approves Ordinance/Madera Municipal Code Amendment No. OTA 2022-01 as set forth below. 
 
SECTION 2. Section 10-3.301 of the Madera Municipal Code is amended to read in its entirety 
as follows: 
 
§ 10-3.301  ESTABLISHMENT. 

(A)   In order to classify, regulate, restrict, and segregate the uses of land and buildings, to 
regulate and restrict the height and bulk of buildings, and to regulate the area of yards and other 
open spaces about buildings, and to promote the public health, safety, peace, comfort and 
general welfare, 13 classes of land use zones are established to be known as follows: 

(1) PD.  Planned Development Zones 
(2) R.  Residential Zones 
(3) RCO.  Resource Conservation and Open Space Zone 
(4) PF.  Public Facilities Zone 
(5) PO.  Public Office Zone 
(6) C-1.  Light Commercial Zone 
(7) C-2.  Heavy Commercial Zone 
(8) C-R.  Restricted Commercial Zone 
(9) WY.  West Yosemite Avenue Overlay Zone 
(10) I.  Industrial Zone 
(11) UR.  Urban Reserve Zone 
(12) U.  Unclassified Zone 
(13) IP.  Industrial Park Zone 
(14) N-C.  Neighborhood Commercial Zones 
(15) H-C.  Highway Commercial Zones 
(16) SP.  Specific Plan Zone 
 
(B)   An "S" subdesignation may be added to a zone classification applied to a parcel or parcels 

of land when deemed appropriate by the City Council, upon recommendation of the Planning 
Commission, for the purpose of setting forth special provisions for the use of such land on an 



 

interim or transitional basis.  Such use may be one that would otherwise not be permitted by the 
regular zoning classification.  The "S" subdesignation shall be established by ordinance, after due 
public hearing processes, and the ordinance shall set forth the circumstances of the 
subdesignation, including but not limited to the purpose and time period for the special 
provisions.  Upon the termination of the specified time period the special provisions shall 
automatically become null and void and the subdesignation shall be duly deleted from the zoning 
map of the city without further hearing. 
 
SECTION 3. Sections 10-3.11.601 through Sections 10-3.11.604 of Subchapter 11 of Chapter 3 
of Title 10 of the Madera Municipal Code is added to read in its entirety as follows: 
 

Specific Plan Zones (SP) 
 

§ 10-3.11.601 PURPOSE AND APPLICATION 
 

(A) The purpose of the SP Zone is to accomplish the following: 
 

(1) To provide a framework for how to analyze project level development standards and 
permitted uses in the SP zone district; and 

 
(2) To provide a framework and requirements for approving specific plans 

proposed in the City by establishing a development review framework for comprehensibly 
planned communities pursuant to Government Code Section 65450 to 65457 for the 
preparation of specific plans. 

§ 10-3.11.602 APPLICABILITY 
 

(A) For properties already zoned SP, the allowed uses, allowed density, and required 
property development standards shall be as outlined in the applicable specific plan. Where 
the regulations of a specific plan are silent or not specifically referenced, the comparable 
regulations of these zoning regulations and all adopted ordinances, regulations, standards, 
and guidelines of the city shall apply, subject to the Planning Director’s discretion, unless 
otherwise declared by the Planning Commission. 

 
(B) For properties proposed to be rezoned to the SP Zone, a specific plan meeting the 

requirements outlined below is required and must be submitted concurrently with the rezone 
request.  The SP Zone, including all standards and processes, is available to all new 
development proposals within the city, except those areas within the city limits already 
regulated by an existing adopted specific plan and approved prior to the adoption of this 
ordinance. Those areas shall be exempt from this chapter, and all activities within such 
areas shall be subject to the existing standards and procedures of the applicable specific 
plan. 

 
(C) All new SP Zones must encompass an area of no less than five (5) acres of contiguous 

property. 



 

 
§ 10-3.11.603 SPECIFIC PLAN REQUIRED ELEMENTS 
 

(A) A specific plan shall provide regulations and design standards governing the minimum 
and maximum development parameters of all real property within the proposed SP Zone 
District. All specific plans prepared and adopted under subchapter 11.601 et seq. shall be 
consistent with the requirements of Government Code Section 65450 as amended, and shall 
include, at a minimum, the following: 

(1) Purpose. State the relationship to the goals and policies of the General Plan. 
(2) Setting. State the existing and regional setting to establish the conditions and reasons 

for the project. 
(3) Proposed Land Uses. Establish the distribution, type, definitions of, and regulations 

for all proposed land uses. The uses described within the specific plan shall be designed 
and developed in a manner consistent with the General Plan and Section 10-3.11.604 below. 

(4) Development Standards. Establish all regulating policies and include all of the 
following for all building types: 

(a) Building height, setbacks, massing, and design standards. 
(b) Lot area, width, depth, and structural limitations. 
(c) Maximum number of dwelling units and the maximum residential density (of the 

Specific Plan Area and any individual site or portion). 
(d) Usable open space provisions and requirements within the development. 
(e) Off-street parking and loading facilities. 
(f) Design and development standards (architectural, landscape, streetscape, street 

furniture, utilities, fence/wall types, etc.), which may include design themes or similar 
architectural treatments to control future construction of buildings on parcels covered by the 
Specific Plan. Site planning at the perimeter of the zone boundaries shall provide for the 
mutual protection of the zone and the surrounding property. 

(g) Signage requirements shall be addressed, either through chapter 6 of title 10 (Sign 
Regulations) or by a unique sign program codified in the specific plan. 

(h) All areas for storage of vehicles, maintenance equipment, refuse and collection 
facilities, manufactured products, or other similar materials used by or in a 
manufacturing/fabricating process on-site shall be prohibited or shall be enclosed by a 
decorative, block, or brick wall and/or landscape screening in combination. 

(5) Site Planning. Establish a comprehensive map of all major streets, open spaces, private 
and public property, and land uses for all affected property, consistent with the intent of the 
General Plan. 

(a) Consider and preserve environmentally sensitive resources (water courses, view 
sheds, drainage areas, wooded areas, rough terrain [canyons, ravines, steep slopes, ridges, knolls, 
promontories], and other similar natural features) and make provisions to retain natural features 
and amenities found on-site. 

(b) Provide landscape architectural concept plans and standards, including project 
entries, streetscapes, fencing details, lighting, signage, utility, and street furniture. 



 

(6) Infrastructure. Identify the proposed distribution, extent, intensity, and location of 
major components of public and private circulation/transportation, drainage, energy, sewers, 
solid waste disposal, water, and other essential facilities proposed. 

(a) Include written analysis detailing plans for the construction, improvement, or 
extension of transportation facilities, public utilities, and all other public facilities/services 
required to serve the properties. 

(b) Dedicate all public right-of-ways and public park spaces. within or abutting the 
development to applicable City specifications. 

(c) Private streets and alleys shall be designed to public street standards (where 
applicable), or propose modifications, and be privately owned and maintained for their intended 
purpose without public cost or maintenance responsibility. 

(d) Consideration of other forms of access, such as pedestrian ways, paseos, courts, 
plazas, driveways, horse trails, bike trails, or open public parking areas, may be made at the time 
of specific plan consideration by the city. 

(7) Maintenance. Provisions assuring the continued maintenance of private property, 
grounds, and all common areas shall be required. 

(8) Phasing. Specific plans developed in phases or neighborhoods over a period of time, 
not developed in a consecutive and uninterrupted manner, shall be required to process each 
phase or neighborhood through separate entitlement processes. 

§ 10-3.11.604 ALLOWED LAND USES 
 

(A) All use of lands within the SP Zones shall be compatible with the purpose and intent of 
these zoning regulations. 

 
(B) All use of lands within the SP Zones shall be consistent or made consistent with the 

General Plan Land Use Map, which may include varying densities of residential, commercial, 
and/or industrial development. 

 
(C) A new specific plan shall be processed using the same procedure as a General Plan 

amendment as well as a change of zone boundaries per Section 10-3.1501 et seq. 
 
SECTION 4. SEVERANCE. If any section, subsection, sentence, clause, phrase, or portion of this 
ordinance is, for any reason, held to be invalid or unconstitutional by the decision of any court of 
competent jurisdiction, such decision shall not affect the validity of the remaining portions of this 
ordinance. The City Council hereby declares that it would have adopted this ordinance and each 
section, subsection, sentence, clause, phrase, or portion thereof, irrespective of the fact that any 
one or more sections, subsections, sentences, clauses, phrases, or portions thereof may be 
declared invalid or unconstitutional. 
 
SECTION 5. CEQA. Based on the testimony and information presented at its public hearing on 
April 20, 2022, the City Council finds that the City previously prepared and certified an 
Environmental Impact Report (SCH #2018081051) (EIR) for The Villages at Almond Grove Specific 
Plan (Specific Plan).  The EIR identified that implementation of the proposed project would 



 

require certain approvals, including amendment of the Municipal Code to implement the Specific 
Plan Zones.  This amendment was included within the scope of the project, and was 
environmentally assessed in the EIR.  The amendment of the Municipal Code does not change 
the environmental assessment of the EIR.  Further, the EIR was certified on April 20, 2022.  The 
City Council further finds that no subsequent review is required under CEQA Guidelines section 
15162 since that time as no substantial changes have been proposed in the project which will 
require major revisions of the previously certified EIR due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant 
effects.  Likewise, no substantial changes have occurred since that time with respect to the 
circumstances under which the project is undertaken which will require major revisions of the 
EIR due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects.  There is also no new information, which 
was not known and could not have been known at the time of the EIR that the project will have 
significant effect not discussed in the EIR.  As such, the City Council finds Zoning 
Ordinance/Madera Municipal Code Amendment No. OTA 2022-01 has already been fully 
assessed in accordance with CEQA, no subsequent review is required under CEQA Guidelines 
Section 15162, and no further action or review is required under CEQA.  
 
SECTION 6. PUBLICATION. This ordinance shall be published in accordance with the provisions 
of Government Code Section 36933. 
 
SECTION 7. EFFECTIVE DATE.  This Ordinance shall be effective and of full force and effect at 
12:01 a.m. on the thirty-first day after its passage.   

 
* * * * * 

 
 



   
 

ATTACHMENT 11: Specific Plan Ordinance 
An Ordinance of the City Council of the City of Madera adopting the proposed Villages at Almond Grove 
Specific Plan (Specific Plan No. 2017-01). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



ORDINANCE NO.  ____ 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF MADERA ADOPTING 
THE PROPOSED THE VILLAGES AT ALMOND GROVE SPECIFIC PLAN 
(SPECIFIC PLAN NO. 2017-01) 
 

THE CITY COUNCIL OF THE CITY OF MADERA ORDAINS AS FOLLOWS: 
 

SECTION 1. At its meeting on April 20, 2022, the City Council approved General Plan 
Amendment 2017-02 (General Plan Amendment), and also introduced this ordinance regarding 
Specific Plan No. 2017-01 known as the “The Villages at Almond Grove Specific Plan” (Specific 
Plan) located on approximately 1,883 acres in the west of the City of Madera bounded by Avenue 
17 on the north, Road 22 on the west, the Fresno River on the south, and Road 23 and Road 24 
on the east.  As part of that meeting, the City Council also certified an Environmental Impact 
Report (SCH #2018081051) (EIR) and adopted a mitigation monitoring and reporting program 
(MMRP) for the project.  The Planning Commission of the City of Madera previously held a 
hearing on April 5, 2022 and recommended approval of, among others, the Specific Plan (Specific 
Plan No. 2017-01).  The City Council desires to approve the Specific Plan No. 2017-01. 
 
SECTION 2. The City Council finds that the City has policies encouraging preparation of specific 
plans or master plans in certain areas prior to the properties being developed. The City Council 
finds that Specific Plan No. 2017-01 is in the best interest of the City, and is not detrimental to 
public health, safety, or welfare. The City Council approves Specific Plan No. 2017-01 as set forth 
below. 
 
SECTION 3. Based on the testimony and information presented at its public hearing, the City 
Council finds that Specific Plan No. 2017-01 is consistent with State and local requirements, 
including the following findings: 
  

i) State Law Consistency: The Specific Plan is consistent with the requirements of 
Government Code section 65450 et seq., including the following: 

• The Specific Plan includes the distribution, location, and extent of the uses of land, 
including open space, within the area covered by the Plan. 

• The Specific Plan includes proposed distribution, location, and extent and intensity of 
major components of public and private transportation, sewage, water, drainage, 
solid waste disposal, energy, and other essential facilities proposed to be located 
within the area covered by the plan and needed to support the land uses described in 
the Plan. 

• The Specific Plan includes standards and criteria by which development will proceed, 
and standards for the conservation, development, and utilization of natural resources, 
where applicable. 



 

• The Specific Plan includes a program of implementation measures including 
regulations, programs, public works projects, and financing measures necessary to 
carry out the items listed above. 

• The Specific Plan includes a statement of the relationship of the specific plan to the 
general plan. 

ii) General Plan Consistency:  The City Council finds that the Specific Plan has been prepared 
in conformance with the goals, policies, and objectives of the General Plan as amended. 
The Specific Plan is consistent with the General Plan land use designation of “Specific Plan 
Area,” which allows the Plan to develop land use standards and regulations tailored to 
the Plan Area. The Specific Plan Area land use designation will be applied to areas where 
a Specific Plan is adopted by the City. This change will assist the implementation of the 
goals, objectives, and policies of the General Plan regarding provision of housing and 
promote future residential growth.  

Ensuring viable development would also assist in the implementation of the Housing 
Element goals and policies in providing opportunity site for necessary housing, including 
goals to provide adequate sites to meet the 2013-2023 RHNA (Objective H-1), assist in the 
development of housing to meet need of lower-income housholds (Objective H-2), and 
adequately remove governmental constraints to housing development (Objective H-3).  
For example, the project addresses the City’s current and projected housing needs 
through the provision of approximately 10,783 additional residential dwelling units in 
close proximity to mixed uses, commercial uses, and village centers.  This is a substantial 
residential component, and addresses a significant portion of the housing stock 
anticipated by the General Plan Housing Element, etc., for the City of Madera for years to 
come.  Further, the project provides a range of single and multi-family homes, including 
village country estates (54 units), village low density (4,784 units), village medium density 
(3,579 units), village high density (2,366 units), and the opportunity for mixed use 
residential in conjunction with commercial and office uses, etc.  More than half of the 
residential units (5,945 total units) are planned for medium or high density, which 
promotes affordability for those with lower or fixed income needs.  As such, the project 
would address the City’s current and projected housing needs for all segments of the 
community by providing a range of single and multi-family homes. 

As further described in Table 4.11.A of the EIR prepared for this project: General Plan 
Policies Related to Land Use and Planning, the Specific Plan is consistent with the General 
Plan as amended.  For example, the Specific Plan’s Public Facilities Financing Plan (PFFP) 
complies with General Plan Policy LU-14 as i) it articulates infrastructure and public 
facilities requirements, their costs, financing mechanisms, and the feasibility of the 
financial burden; and ii) it analyzes backbone infrastructure and public service needs and 
funding capacity at the Village level, as defined in Figure LU-3 of the Land Use Element of 
this General Plan.  The Specific Plan is also consistent with other General Plan goals, 
policies, and objectives including Goal SUS-1, Policies SUS-11, SUS-13, and SUS 15.   The 



 

Specific Plan also incorporates Village D Specific Policies that guides development in the 
Plan Area. These Village D policies include mixed of uses in the core area, river frontage 
design along the Fresno River, conformance with the Building Blocks principles, etc. These 
guidelines are addressed in the circulation, land use, development standards, and design 
guidelines of the Specific Plan. As such, the Specific Plan is consistent with the City of 
Madera General Plan 

iii) Madera Countywide Airport Land Use Compatibility Plan: The airport land use 
compatability plan (ALUCP) contains individual compatibility plans for the Chowchilla 
Municipal Airport and the Madera Municipal Airport, the two public-use airports in 
Madera County. Under California Government Code Section 65302.3(a), general plans 
must be consistent with any airport land use plan adopted pursuant to Public Utilities 
Code Section 21675. The Specific Plan includes appropriate land use types and densities 
located within the airport zones to ensure consistency with the ALUC plan, and future 
development within the airport zones would be required to comply with the restrictions 
of the ALUC plan prior to approval both by law and per the General Plan.  

iv)  Climate Action Plan:  As further described in EIR Table 4.8.F: Project Consistency with the 
City of Madera Climate Action Plan, the implementation of Mitigation Measure GHG-1.1 
would ensure the proposed Specific Plan incorporates design features consistent with the 
applicable measures as included in the City’s Climate Action Plan (CAP). With 
implementation of these measures, the Specific Plan is in compliance with the City’s CAP.   

 
SECTION 4. Given that all of the findings can be made, the City Council approves Specific Plan 
2017-01 (including the associated public facilities financing plan [PFFP]), as set forth in 
Attachment A. 
 
SECTION 5.  If any section, subsection, sentence, clause, phrase, or portion of this ordinance 
is, for any reason, held to be invalid or unconstitutional by the decision of any court of competent 
jurisdiction, such decision shall not affect the validity of the remaining portions of this ordinance. 
The City Council hereby declares that it would have adopted this ordinance and each section, 
subsection, sentence, clause, phrase, or portion thereof, irrespective of the fact that any one or 
more sections, subsections, sentences, clauses, phrases, or portions thereof may be declared 
invalid or unconstitutional. 
 
SECTION 6. Based on the testimony and information presented at its public hearing on April 
20, 2022, the City Council finds that the City previously prepared and certified an Environmental 
Impact Report (SCH #2018081051) (EIR) for The Villages at Almond Grove Specific Plan (Specific 
Plan).  Further, the EIR was certified on April 20, 2022. The City Council further finds that no 
subsequent review is required under CEQA Guidelines section 15162 since that time as no 
substantial changes have been proposed in the project which will require major revisions of the 
previously certified EIR due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. Likewise, no 
substantial changes have occurred since that time with respect to the circumstances under which 



 

the project is undertaken which will require major revisions of the EIR due to the involvement of 
new significant environmental effects or a substantial increase in the severity of previously 
identified significant effects.  There is also no new information, which was not known and could 
not have been known at the time of the EIR that the project will have significant effect not 
discussed in the EIR.  As such, the City Council finds Specific Plan No. 2017-01 has already been 
fully assessed in accordance with CEQA, no subsequent review is required under CEQA Guidelines 
Section 15162, and no further action or review is required under CEQA. 
 
SECTION 7. This Ordinance shall be effective and of full force and effect at 12:01 a.m. on the 
thirty-first day after its passage.   
 

* * * * * 

 

 
  



 

ATTACHMENT “A” 
 

Specific Plan (SPL 2017-01) (including associated Public Facilities Financing Plan (PFFP)  
 

(Attached as a Separate Document at: 
https://www.madera.gov/home/departments/planning/#tr-current-projects-environmental-

review-2436011) 
 

 

https://www.madera.gov/home/departments/planning/#tr-current-projects-environmental-review-2436011
https://www.madera.gov/home/departments/planning/#tr-current-projects-environmental-review-2436011


   
 

ATTACHMENT 12: Annexation Resolution 
A Resolution of the City Council of the City of Madera Initiating Annexation of the Villages at Almond 
Grove Specific Plan Area (Annexation No. 22-01). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



RESOLUTION NO. _______ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF MADERA INITIATIATING 
ANNEXATION OF THE VILLAGES AT ALMOND GROVE SPECIFIC PLAN AREA 
(ANNEXATION NO. 22-01) 

 
 

WHEREAS, the City of Madera desires to initiate proceedings, pursuant to the Cortese-
Knox-Hertzberg Local Government Reorganization Act of 2000, Division 3, commencing with 
Section 56000 of the California Government Code; and  

 
WHEREAS, Government Code section 56654 provides that “[a] proposal for a change of 

organization or a reorganization may be made by the adoption of a resolution of application by 
the legislative body of an affected local agency . . . [;]” and 

 
WHEREAS, the specific changes of organization requested consists of annexation to the 

City of Madera and detachment from the County of Madera of the area known as the Villages at 
Almond Grove Specific Plan (“Specific Plan”); and 

 
WHEREAS, the Specific Plan area includes three (3) active Williamson Act contracts 

(Parcels 033-170-001, 033-170-009, and 003-170-005) in the southwest portion of the area (all 
of which are not currently proposed for development); 

WHEREAS, a map of the boundaries of the territory is set forth in Exhibit “A” attached 
hereto and by this reference incorporated herein; and  

WHEREAS, the proposed annexation area is within the Sphere of Influence (SOI) and the 
Urban Growth Boundary of the City of Madera; and  

WHEREAS, the City has an agreement with the County of Madera to comply with Revenue 
and Tax Code Section 99 regarding property tax revenue transfer upon annexation, which MOU 
includes standards of annexations; and 

WHEREAS, the City does not propose any specific term and conditions for the proposed 
reorganization; and  

WHEREAS, the reasons for this proposed annexation is to allow for the implementation 
of City of Madera 2025 General Plan adopted October 7, 2009, which was a comprehensive 
update to the City’s then-existing General Plan, as further implemented by the Specific Plan; and  

WHEREAS, the Specific Plan area contains approximately 12 existing parcels containing 
approximately 1,883 acres within the City’s existing Urban Growth Boundary, and is bounded by 
Avenue 17 on the north, Road 22 on the west, the Fresno River on the south, and Road 23 and 
Road 24 on the east (see Exhibit “A”); and 

 



 

 

WHEREAS, approval of the Specific Plan would require approval of General Plan 
Amendment No. 2017-02, Specific Plan No. 2017-01 (adopting the Specific Plan), Pre-Zoning/ 
Rezoning No. 2017-05, Zoning Ordinance/ Madera Municipal Code Text Amendment No. 22-01, 
and Annexation No. 22-01; and 

WHEREAS, the City prepared an Environmental Impact Report (EIR) (SCH #2018081051) 
for the Specific Plan, and this related annexation; and 

 
WHEREAS, the Planning Commission held a public hearing on April 5, 2022, to consider a 

recommendation to the City Council regarding annexation of the Specific Plan area; and 
 
WHEREAS, in conjunction with the public hearing on April 5, 2022, the Planning 

Commission considered a recommendation of prezoning and annexation for the Specific Plan 
area, consistent with the Specific Plan and the General Plan, as amended; and  

 
WHEREAS, on April 20, 2022, the City Council (1) adopted the findings required by CEQA 

Guidelines, section 15091; (2) certified the Specific Plan Environmental Impact Report (EIR) (SCH 
#2018081051); (3) adopted the proposed mitigation monitoring and reporting program 
(“MMRP”), and (4) adopted a statement of overriding considerations, pursuant to CEQA; and 

 
WHEREAS, after due consideration of all the items before it, the Planning Commission 

recommended the City Council initiate the annexation of the Specific Plan area; and  
 
WHEREAS, the City Council now desires to initiate annexation by approving Annexation 

No. 22-01. 
 
NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Madera as follows: 

 
1. Recitals. The City Council hereby finds that all of the facts set forth in the recitals above are 

true and correct and incorporated herein. 
 

2. CEQA. Pursuant to the authority and criteria contained in the California Environmental 
Quality Act (CEQA) of 1970, the City, as the Lead Agency, has analyzed the proposed project 
and has prepared an environmental impact report (“EIR”) (SCH #2018081051) to evaluate the 
environmental effects of the Project, including the proposed annexation. As such, the City 
Council find that the annexation and related Specific Plan and project entitlements are 
specifically anticipated and assessed in the EIR, are consistent with the purpose and intent of 
the EIR, and identified annexation as being subject to streamlining under CEQA based on 
consistency with those documents.  The impacts associated with the annexation was 
previously analyzed in the EIR.  Further, the City Council find that there is no substantial new 
evidence in the record that this project may have additional significant impacts that were not 
analyzed as significant adverse effects in the EIR.  Additionally, there is no substantial new 
evidence of potentially significant off-site impacts and cumulative impacts that were not 
discussed in the EIR, and no potentially significant adverse effects peculiar to the Project. The 
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City Council find that there are no previously identified significant effects, which as a result 
of substantial new information which was not known at the time the EIR was certified, that 
have a more severe adverse impact than assessed in the EIR. Furthermore, none of the 
mitigation measures and alternatives previously determined to be infeasible are now 
feasible.  Finally, no new mitigation measures or alternatives that would substantially reduce 
one or more significant effect on the environment have been identified. Based upon these 
findings, the City Council determine that no further environmental documentation is required 
for this project. 

 
3. General Plan Consistency.  The City Council finds that the annexation is consistent with the 

goals, objectives, and policies of the Madera General Plan, as amended by GPA No. 2017-02.  
 
4. Recommendation for Approval. Based on the information provided above, the City Council of 

the City of Madera approves to initiate annexation for the entire Villages at Almond Grove 
Specific Plan area that is not within the City limits, by adopting a resolution of application 
requesting the Local Agency Formation Commission of Madera County to initiate proceedings 
for the change of organization of territory as described in Exhibit “A”, in the manner provided 
by the Cortese-Knox-Hertzberg Local Government Reorganization Act of 2000.   

 
5.  Effective Date of Resolution.  This Resolution shall become effective immediately. 
 

* * * * * 
 
 
 
 
Exhibit A: The Villages of Almond Grove Specific Plan – Proposed Area of Annexation. 
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EXHIBIT “A” 
PROPOSED AREA OF ANNEXATION 
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The proposed area of annexation consists of approximately 1,843 acres in the west of the City 
of Madera generally bounded by Avenue 17 on the north, Road 22 on the west, the Fresno 
River on the south, and Road 23 and Road 24 on the east. 
 
Current Assessor Parcel Numbers: 
 
 » 0331-700-01 

» 0330-700-02 
 » 0330-700-03 
 » 0330-700-04 
 » 0330-700-05 
 » 0331-700-02 

» 0331-700-05 
 » 0331-700-09 
 » 0331-700-10 
 » 0331-700-11 
 » 0331-800-02 
 » 0331-800-03 



   
 

ATTACHMENT 13: 
Madera County Correspondence dated March 23, 2022,  

regarding Airport Land Use Consistency Review 

 

March 23, 2022 

Via Email : edunkel@precisioneng.net 

Edward D. Dunkel, Jr. 
Precision Civil Engineering, Inc 
1234 0 Street 
Fresno CA 93721 

Re: ALUC Consistency Review of the Villages at Almond Grove Specific Plan 

Dear Mr. Dunkel: 

This letter is issued on behalf of the Madera County Airport Land Use Commission (ALUC), 
in my capacity as ALUC Secretary, under the authority delegated to the ALUC Secretary by 
Section 2.1.1 and 2.3.3 of the ALUC Plan to make consistency determinations. We are in 
receipt of information regarding the Villages at Almond Grove Specific Plan which includes 
approximately 1,883 gross acres. The project site Is within Madera County and is located 
north of the Fresno River, south or Avenue 17, west of Road 24, and south and west of the 
Madera Municipal Airport (APN: 033-070-005, 033-070-004, 033-070-002, 033-070-003, 033-
170-001, 033-170-002, 033-170-009, 033-170-005, 033-170-010, 033-170-011 , 033-180-
002, 033-180-003). 

On review of the project information provided, a full ALUC Commission Hearing Is not required 
based on Section 2.1.1 of the Madera Countywide Airport Land Use Compatibility Plan. The 
property is wtthin Compatibility Zones B2 Sideline Zone, C1 Outer Approach/Departure Zone, 
C2 Primary Traffic Pallern Zone, and D Other Airport Environs of the Madera Airport Area of 
Influence. Staff is recommending the following conditions be added to the project approvals: 

• No component of operations of the facility shall create, or cause to be created, electrical 
interference with aircraft communications or navigation; and 

• No component or operations of the facility shall create, or cause to be created, any 
form of visual or other sensory distractions to those aircraft landing or taking off from 
the airport; and 

• Ensure intensity criteria is met; and 

• Ensure airspace obstructions do not occur, and 
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• Ensure compliance with all aspecis of the Madera Countywide Airport Land Use 
Compatibility Plan for the Madera Municipal Airport. 

Please let me know if you have any queshons ot concerns. 

Sincerz , 

/ 1¾_11e;L 
Matthew Treber 

CC: Arnoldo Rodriguez, City of Madera (arodriguez@madera.gov) 
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ATTACHMENT 14: Planning Commission Resolutions 



RESOLUTION NO. 1911 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
RECOMMENDING THE CITY COUNCIL INITIATE ANNEXATION FOR THE 
VILLAGES AT ALMOND GROVE SPECIFIC PLAN AREA (ANX 2022-01) 

WHEREAS, the City of Madera desires to initiate proceedings, pursuant to the Cortese
Knox-Hertzberg Local Government Reorganization Act of 2000, Division 3, commencing with 
Section 56000 of the California Government Code; and 

WHEREAS, Government Code section 56654 provides that "[a] proposal for a change of 
organization or a reorganization may be made by the adoption of a resolution of application by 
the legislative body of an affected local agency . . . [;]" and 

WHEREAS, the specific changes of organization requested consists of annexation to the 
City of Madera and detachment from the County of Madera of the area known as the Villages at 
Almond Grove Specific Plan ("Specific Plan"); and 

WHEREAS, the Specific Plan area includes three (3) active Williamson Act contracts 
(Parcels 033-170-001, 033-170-009, and 003-170-005) in the southwest portion of the area (all 
of which are not currently proposed for development); 

WHEREAS, a map of the boundaries of the territory is set forth in Exhibit "A" attached 
hereto and by this reference incorporated herein; and 

WHEREAS, the proposed annexation area is within the Sphere of Influence (SOI) and the 
Urban Growth Boundary of the City of Madera; and 

WHEREAS, the City has an agreement with the County of Madera to comply with Revenue 
and Tax Code Section 99 regarding property tax revenue transfer upon annexation, which MOU 
includes standards of annexations; and 

WHEREAS, the City does not propose any specific term and conditions for the proposed 
reorganization; and 

WHEREAS, the reasons for this proposed annexation is to allow for the implementation 
of City of Madera 2025 General Plan adopted October 7, 2009, which was a comprehensive 
update to the City's then-existing General Plan, as further implemented by the Specific Plan; and 

WHEREAS, the Specific Plan area contains approximately 12 existing parcels containing 
approximately 1,883 acres within the City's existing Urban Growth Boundary, and is bounded by 
Avenue 17 on the north, Road 22 on the west, the Fresno River on the south, and Road 23 and 
Road 24 on the east (see Exhibit "A"); and 

WHEREAS, approval of the Specific Plan would require approval of General Plan 
Amendment 2017-02, Specific Plan 2017-01 (adopting the Specific Plan) , Pre-Zoning/ Rezoning 
2017-05, Zoning Ordinance/ Madera Municipal Code Text Amendment 2022-01 , and Annexation 
2022-01 ; and 



WHEREAS, the City prepared an Environmental Impact Report (EIR) (SCH 
#2018081051) for the Specific Plan, and this related annexation; and 

WHEREAS, the Planning Commission held a public hearing on March 29, 2022, to 
consider a recommendation to the City Council regarding annexation of the Specific Plan area; 
and 

WHEREAS, in conjunction with the public hearing on April 5, 2022, the Planning 
Commission considered a recommendation of prezoning and annexation for the Specific Plan 
area, consistent with the Specific Plan and the General Plan, as amended; and 

WHEREAS, in the public hearing on April 5, 2022, the Planning Commission considered 
recommending to the City Council that they (1) adopt the findings required by CEQA Guidelines, 
section 15091; (2) certify the Specific Plan Environmental Impact Report (EIR) (SCH 
#2018081051); (3) adopt the proposed mitigation monitoring and reporting program ("MMRP"), 
and (4) adopt a statement of overriding considerations, pursuant to CEQA; and 

WHEREAS, after due consideration of all the items before it, the Planning Commission 
now desires to adopt this Resolution recommending to the City Council initiate the annexation of 
the Specific Plan area. 

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of 
Madera as follows: 

1. Recitals. The Planning Commission hereby finds that all of the facts set forth in the recitals 
above are true and correct and incorporated herein. 

2. CEQA. Pursuant to the authority and criteria contained in the California Environmental Quality 
Act (CEQA) of 1970, the City, as the Lead Agency, has analyzed the proposed project and 
has prepared an environmental impact report ("El R") (SCH #2018081051) to evaluate the 
environmental effects of the Project, including the proposed annexation. The Planning 
Commission has fully considered the EIR and has concurrently recommended it for 
certification by the City Council, which is likely to occur at a Council meeting prior to Council 
consideration of a resolution initiating annexation. As such, Planning Commission finds, and 
recommends the Council find, that the annexation and related Specific Plan and project 
entitlements are specifically anticipated and assessed in the EIR, are consistent with the 
purpose and intent of the EIR, and identified annexation as being subject to streamlining under 
CEQA based on consistency with those documents. The impacts associated with both the 
pre-zone and annexation were previously analyzed in the EIR. The Planning Commission 
further recommends the City Council find that there is no substantial new evidence in the 
record that this project may have additional significant impacts that were not analyzed as 
significant adverse effects in the EIR. Additionally, there is no substantial new evidence of 
potentially significant off-site impacts and cumulative impacts that were not discussed in the 
EIR, and no potentially significant adverse effects peculiar to the Project. Next, the City 
Council is recommended to find that there are no previously identified significant effects, which 
as a result of substantial new information which was not known at the time the EIR was 
certified, that have a more severe adverse impact than assessed in the EIR. Furthermore, 
none of the mitigation measures and alternatives previously determined to be infeasible are 
now feasible. Finally, no new mitigation measures or alternatives that would substantially 
reduce one or more significant effect on the environment have been identified. Based upon 
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these findings, the Planning Commission recommends the City Council determine that no 
further environmental documentation is required for this project. 

3. General Plan Consistency. The Planning Commission finds that the annexation is consistent 
with the goals, objectives, and policies of the Madera General Plan, as amended by GPA 
2017-02. 

4. Recommendation for Approval. Based on the information provided above the Planning 
Commission recommends to the City Council of Madera to initiate annexation for the entire 
Villages at Almond Grove Specific Plan area that is not within the City limits, by adopting a 
resolution of application requesting the Local Agency Formation Commission of Madera 
County to initiate proceedings for the change of organization of territory as described in Exhibit 
"A", in the manner provided by the Cortese-Knox-Hertzberg Local Government 
Reorganization Act of 2000. 

5. Effective Date of Resolution. This Resolution shall become effective immediately. The 
Secretary of the Planning Commission shall certify to the adoption of the Resolution and shall 
transmit copies of the same to the City Council of the City of Madera. 

Passed and adopted by the Planning Commission of the City of Madera this 5th day of April 2022, 
by the following vote: 

AYES: 

NOES: 

ABSTENTIONS: 

ABSENT: 

Attest: 

- 2 ;> a 
Gary Conte, AICP 
Planning Manager 

z~vw 
Planning Commission Chairperson 

Exhibit A: The Villages of Almond Grove Specific Plan - Proposed Area of Annexation. 
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The proposed area of annexation consists of approximately 1,883 acres in the west of the City 
of Madera generally bounded by Avenue 17 on the north, Road 22 on the west, the Fresno 
River on the south, and Road 23 and Road 24 on the east. 

Current Assessor Parcel Numbers: 

» 0331-700-01 
» 0330-700-02 
» 0330-700-03 
» 0330-700-04 
» 0330-700-05 
» 0331-700-02 
» 0331-700-05 
» 0331-700-09 
» 0331-700-10 
» 0331-700-11 
» 0331-800-02 
» 0331-800-03 



RESOLUTION NO. 1912 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
RECOMMENDING THE CITY COUNCIL (1) ADOPT THE FINDINGS REQUIRED 
BY CEQA GUIDELINES, SECTION 15091; (2) CERTIFY THE 
ENVIRONMENTAL IMPACT REPORT (SCH #2018081051) FOR THE 
PROPOSED THE VILLAGES AT ALMOND GROVE SPECIFIC PLAN (A 1,883-
ACRE AREA BOUNDED BY AVENUE 17 ON THE NORTH, ROAD 22 ON THE 
WEST, THE FRESNO RIVER ON THE SOUTH, AND ROAD 23 AND ROAD 24 
ON THE EAST), INCLUDING GENERAL PLAN AMENDMENT (GPA 2017-02), 
PRE-ZONING/ REZONING (REZ 2017-05), ANNEXATION (ANX 2022-01), 
ZONING ORDINANCE TEXT AMENDMENT (OTA 2022-01) AS WELL AS THE 
TWO RELATED SUBDIVISIONS (TSM 2020-02 and 2020-03); (3) ADOPT THE 
PROPOSED MITIGATION MONITORING AND REPORTING PROGRAM, AND 
(4) ADOPT A STATEMENT OF OVERRIDING CONSIDERATIONS, PURSUANT 
TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT 

WHEREAS, the project known as the "The Villages at Almond Grove Specific Plan" 
(Specific Plan), a specific plan, is located on approximately 1,883 acres in the west of the City of 
Madera bounded by Avenue 17 on the north, Road 22 on the west, the Fresno River on the south, 
and Road 23 and Road 24 on the east. The project also includes, within the boundaries of the 
Specific Plan, Vesting Tentative Subdivision Map 2020-02 on approximately 645 acres and 
Vesting Tentative Subdivision Map 2020-03 on approximately 661 acres; and 

WHEREAS, the Specific Plan proposes a mix of uses consisting of low-, medium- and 
high-density residential uses, commercial uses, office uses, and public spaces for schools, parks 
and recreational areas. The project would include approximately 10,800 residential units, 
approximately 2.1 million square feet of commercial and office space, approximately 164 acres of 
parks and recreational area, and approximately 55 acres of schools and other public facilities: 
and 

WHEREAS, approval of the Specific Plan would require approval of General Plan 
Amendment 2017-02, Specific Plan 2017-01 (adopting the Specific Plan), Pre-Zoning/ Rezoning 
2017-05, Annexation 2022-01, and Zoning Ordinance Text Amendment 2022-01; and 

WHEREAS, Precision Civil Engineering, Inc., has submitted the related Vesting Tentative 
Subdivision Map 2020-02 on behalf of the property owners, Links Ranch LLC and Fagundes, 
Fagundes, Fagundes, GP, for private development within the Southeast Neighborhood portion of 
the Specific Plan area that will create a 2,390-lot residential subdivision and 29 outlets, 1 O of 
which will be used for parks or open space, 2 for storm drain basins, 12 for future mixed-use 
developments, 4 for high-density residential uses, and 1 for a future school site. The site is broken 
up into 27 blocks and will be primarily a mix of Low-Density, Medium-Density, and High-Density 
residential uses: and 

WHEREAS, Precision Civil Engineering, Inc., has submitted the Vesting Tentative 
Subdivision Map 2020-03, also on behalf of the property owners for private development within 
the Northwest Neighborhood portion of the Specific Plan area that will create a 2,815-lot 
residential subdivision and 17 outlots, 6 of which will be used for parks or open space, 6 for future 
business park developments, 3 for storm drain basins, 1 for future mixed- use developments, and 



1 for a future school site. The site is broken up into 36 blocks and will be primarily a mix of Low
Density and Medium-Density residential uses: and 

WHEREAS, as a result the following entitlements are being considered for approval: 

Specific Plan: 

• 
• 
• 
• 
• 
• 

• 
• 

Specific Plan (SPL 2017-01) (Adopting the Villages at Almond Grove Specific Plan) 
Environmental Impact Report (SCH #2018081051) 
General Plan Amendment (GPA 2017-02) 
Pre-Zone/Rezone (REZ 2017-05) 
Annexation (ANX 2022-01) 
Zoning Ordinance/ Madera Municipal Code Text Amendment (OTA 2022-01) 
(Southeast Neighborhood) 
Vesting Tentative Subdivision Map (TSM 2020-02) (Southeast Neighborhood) 
Vesting Tentative Subdivision Map (TSM 2020-03) (Northwest Neighborhood) 

(collectively "Project"); and 

WHEREAS, pursuant to the authority and criteria contained in the California 
Environmental Quality Act of 1970 ("CEQA"), the City, as the Lead Agency, has analyzed the 
proposed Project and has prepared an Environmental Impact Report (SCH #2018081051) (as 
further defined below, the "EIR") in order to evaluate the proposed Project; and 

WHEREAS, in compliance with CEQA Section 21080.4, a Notice of Preparation ("NOP") 
was prepared by the City and distributed for public comment to the State Clearinghouse, Office 
of Planning and Research, responsible agencies, and other interested parties for a 30-day public 
review and comment period commencing on August 17, 2018 (re-issued on December 3, 2019), 
after which a public scoping meeting was held during the NOP review period on September 12, 
2018, and December 18, 2018; and, 

WHEREAS, the draft EIR ("DEIR") was circulated for a 45-day public review and comment 
period commencing on December 23, 2021, a copy of the Draft EIR (DEIR) was circulated through 
the State Clearinghouse (SCH #2018081051 ), posted on the City's website, and was available at 
the Madera City Hall; and 

WHEREAS, the public review period for the DEIR ended on February 7, 2022; and 

WHEREAS, a Final EIR (FEIR) was prepared on the proposed Project consistent with 
CEQA Guidelines Section 15088(b), which addressed comments received on the DEIR, 
responses to those comments, as well as any appropriate revisions and clarifications to the DEIR; 
and 

WHEREAS, the City of Madera on March 16, 2022, published a legal notice in compliance 
with State law concerning Planning Commission consideration of the EIR in the Madera Tribune, 
a local newspaper of general circulation, which included the date and time of the Planning 
Commission consideration of a recommendation for the EIR. In addition, on or prior to March 18, 
2022, a public hearing notice was mailed to each property owner within at least 300 feet of the 
Project site, as well as to all property owners within the Specific Plan area, indicating the date and 
time of the public hearing regarding the proposed Project (including the EIR) in accordance with 
State law; and 



WHEREAS, on March 29, 2022, the Planning Commission conducted a duly noticed 
public hearing on the EIR as defined below, at which time it received input from City Staff, the 
City Attorney's office, and the developers; public comment portion was opened, and public 
testimony and evidence, both written and oral, was considered by the Planning Commission of 
the City of Madera, after which public testimony was closed; and 

WHEREAS, the Planning Commission has reviewed the EIR, and all associated 
documents prepared for the project, the staff reports pertaining to the EIR, and all of the evidence 
received by the Planning Commission; and 

WHEREAS, Section 21000 of the Public Resources Code and Section 15000 et. seq. of 
Title 14 of the California Code of Regulations ("CEQA Guidelines") which govern the preparation, 
content, and processing of environmental impact reports, have been fully implemented in the 
preparation of the EIR; and 

WHEREAS, the EIR identified certain significant and potentially significant adverse effects 
on the environment caused by the Specific Plan and the associated tentative Subdivision maps; 
and 

WHEREAS, the Planning Commission desires, in accordance with CEQA, to recommend 
the City Council declare that, despite the occurrence of significant environmental effects that 
cannot be substantially lessened or avoided through adoption of feasible mitigation measures or 
feasible alternatives, there exist certain overriding economic, social, technical, and other 
considerations for approving the project that the Council believes justify the occurrence of those 
impacts; and 

WHEREAS, CEQA (Guidelines Section 15043) affirms the City Council's authority to 
approve a project even though it may cause significant effects on the environment so long as the 
Council makes a fully informed and publicly disclosed decision that there is no feasible way to 
lessen or avoid the significant effects (CEQA Guidelines Section 15091) and that there are 
specifically identified expected benefits from the project that outweigh the policy of reducing or 
avoiding significant environmental impacts of the project (CEQA Guidelines Section 15093). 

WHEREAS, after deliberation and consideration of all relevant items, the Planning 
Commission desires to recommend the City Council (1) adopt the findings required by CEQA 
Guidelines, section 15091; (2) certify the El R; (3) adopt the proposed mitigation monitoring and 
reporting program ("MMRP"), and (4) adopt a statement of overriding considerations, pursuant to 
CEQA; and 

WHEREAS, all legal prerequisites to the adoption of this Resolution have occurred. 

NOW, THEREFORE, BE IT RESOLVED the Planning Commission of the City of Madera 
resolves as follows: 

1. Recitals. The Planning Commission hereby specifically finds that all of the facts set forth in 
the recitals above are true and correct and incorporated herein. 

2. EIR Contents. The EIR consists of the following: 

a. The FEIR including any attached appendices; 
b. The DEIR including attached appendices; 



c. The Notice of Preparation and comments received in response to the Notice of 
Preparation. 

d. The Mitigation Monitoring and Reporting Plan ("MMRP"); 
e. Additions and corrections to the remaining portions of the DEIR that have been made 

pursuant to public comments and DEIR review including all appendices attached thereto; 
f. Comments received on the DEIR with responses to each of the comments made; 
g. The Notice of Completion and Availability of the DEIR for public review; and 
h. Any other information added by the Lead Agency. 

(All hereafter collectively referred to as the "EIR"). 

3. Accompanying Documents To EIR. Documents that shall accompany and be part of the EIR 
are: 

a. Mitigation Monitoring and Reporting Program; and 
b. Findings of Fact and Statement of Overriding Considerations. 

4. Certification of Compliance with California Environmental Quality Act. The Planning 
Commission does hereby find that the EIR (Exhibit "A" to this Resolution, a copy which is on 
file with the City's Planning Department), the Findings of Fact and the Statement of Overriding 
Considerations (Exhibit "B" to this Resolution), and the Mitigation Monitoring and Reporting 
Program (Exhibit "C" to this Resolution) have been prepared in accordance with requirements 
of the California Environmental Quality Act, and the CEQA Guidelines. 

5. CEQA Findings of Fact Mitigation Monitoring and Reporting Program and Statement of 
Overriding Considerations. 

a. Recommendation to Adopt Findings of Fact. The Planning Commission does hereby 
recommend to the City Council that it approve, accepts as its own, incorporate as if set 
forth in full herein, and make each and every one of the findings contained in the Findings 
of Fact, Exhibit "B" of this Resolution. 

b. Recommendation to Certify Environmental Impact Report. The Planning Commission 
hereby recommends to the City Council that it certify that (1) the EIR has been completed 
in compliance with CEQA; (2) that it has reviewed and considered the information 
contained in the EIR prior to approving the project; and (3) that the EIR reflects the City 
Council's independent judgment and analysis. 

c. Recommendation Regarding Feasible and Binding Effect of Mitigation Monitoring and 
Reporting Program. As more fully identified and set forth in EIR and in the Findings of 
Fact for this Project, which is Exhibit "B" to this Resolution, the Planning Commission 
hereby recommends to the City Council that it find that the mitigation measures described 
and specifically identified in the above referenced documents are feasible and shall 
become binding upon the entity (such as the project proponent or the City) assigned 
thereby to implement the particular mitigation measures as identified in the Mitigation 
Monitoring and Reporting Program. 

d. Recommendation to Adopt Statement of Overriding Considerations. Even after the 
adoption of all feasible mitigation measures and, certain significant or potentially 
significant environmental effects caused by the proposed modified Project directly, or 
cumulatively, will remain. The proposed Project has been carefully reviewed and the 
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policies included in the proposed Project along with the mitigation measures identified in 
the EIR have avoided or substantially lessen several environmental impacts, to the extent 
feasible. Nonetheless, the proposed Project may have certain environmental effects which 
cannot be avoided or substantially lessened. The City has carefully considered all of the 
environmental impacts that have not been mitigated to an insignificant level. Therefore, 
the Planning Commission hereby recommends that the City Council issue and approve a 
Statement of Overriding Considerations in the form set forth in Exhibit "B," which identifies 
the specific economic, legal , social, technological and other considerations that render the 
unavoidable significant adverse environmental effects acceptable, either in its current form 
or as may be modified or amended by the City Council. 

e. Recommendation to Adopt Mitigation Monitoring and Reporting Program. As required by 
applicable State law, the Planning Commission hereby recommends to the City Council 
that it adopt the Mitigation Monitoring and Reporting Program set forth in Exhibit "C" of this 
Resolution. The Planning Commission finds that the Program is designed to ensure that, 
during project implementation, the City and any other responsible parties implement the 
project components and comply with the mitigation measures identified in the Findings of 
Fact and the Mitigation Monitoring and Reporting Program. 

6. Effective Date of Resolution . This Resolution shall become effective immediately. The 
Secretary of the Planning Commission shall certify to the adoption of the Resolution and shall 
transmit copies of the same to the City Council of the City of Madera. 

Passed and adopted by the Planning Commission of the City of Madera this 5th day of April 2022, 
by the following vote: 

AYES: 

NOES: 

ABSTENTIONS: 

ABSENT: 

Robert Gran Jr. 
Planning Commission Chair erson 

Attest: 

;ary 'forle. AICv-" 
Planning Manager 



Exhibit A: 

Exhibit B: 

Exhibit C: 

Environmental Impact Report. 

Findings of Fact and the Statement of Overriding Considerations. 

Mitigation Monitoring and Reporting Program. 



Exhibit "A" 

Environmental Impact Report 

https://www.madera.gov/home/departments/planning/#tr-current-proiects
environmental-review-2436011 



Exhibit "B" 

Findings of Fact and 
Statement of Overriding Considerations 

https://www.madera.gov/home/departments/planning/#tr-current-projects
environmental-review-2436011 



Exhibit "C" 
Mitigation Monitoring and Reporting Program 

(Appendix 'M' in Environmental Impact Report) 

https://www.madera.gov/home/departments/planning/#tr-current-projects
environmental-review-2436011 



RESOLUTION NO. 1913 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
MADERA RECOMMENDING THE CITY COUNCIL ADOPT A 
RESOLUTION AMENDING THE GENERAL PLAN AND MADERA 
MUNICIPAL CODE IN ORDER TO APPROVE THE PROPOSED THE 
VILLAGES AT ALMOND GROVE SPECIFIC PLAN (SPL 2017-01), 
INCLUDING GENERAL PLAN AMENDMENT (GPA 2017-02), PRE
ZONING/REZONING (REZ 2017-05) ORDINANCE AND ZONING 
ORDINANCE TEXT AMENDMENT (OTA 2022-01) 

WHEREAS, State Law requires that local agencies adopt General Plans containing 
specific mandatory elements; and 

WHEREAS, the City of Madera has adopted a Comprehensive General Plan Update and 
Environmental Impact Report, and the City of Madera is currently in compliance with State 
mandates relative to Elements of the General Plan; and 

WHEREAS, State law also provides for periodic review, updates, and amendments of its 
various plans; and 

WHEREAS, the City has policies encouraging preparation of specific plans or master 
plans in certain areas prior to the properties being developed. In this case, the Specific Plan No. 
2017-01 was submitted for the project area; and 

WHEREAS, the project SPL 2017-01 known as the "The Villages at Almond Grove 
Specific Plan" (Specific Plan), a specific plan, is located on approximately 1,883 acres in the west 
of the City of Madera bounded by Avenue 17 on the north, Road 22 on the west, the Fresno River 
on the south, and Road 23 and Road 24 on the east. The project also includes, within the 
boundaries of the Specific Plan, Vesting Tentative Subdivision Map (TSM) 2020-02 on 
approximately 645 acres and Vesting Tentative Subdivision Map (TSM) 2020-03 on 
approximately 661 acres; and 

WHEREAS, the Specific Plan proposes a mix of uses consisting of low-, medium- and 
high-density residential uses, commercial uses, office uses, and public spaces for schools, parks 
and recreational areas. The project would include approximately 10,800 residential units, 
approximately 2.1 million square feet of commercial and office space, approximately 164 acres of 
parks and recreational area, and approximately 55 acres of schools and other public facilities; 
and 

WHEREAS, because the Specific Plan area currently has a Village Reserve land use 
designation on the majority of the site, a General Plan amendment is needed to create a Specific 
Plan land use category that would be applied to the entire proposed Specific Plan Area; and 

WHEREAS, because the Specific Plan area, with the exception of approximately 40 acres, 
referred to as "Links Ranch Subdivision," is outside of City limits and currently has County 
agricultural zoning, a prezone/rezone is needed; and 

WHEREAS, approximately 40 acres of the Specific Plan area, referred to as "Links Ranch 
Subdivission is currently inside the City limits, a rezone is needed; and 



WHEREAS, City services can be reasonably extended to the Specific Plan area; and 

WHEREAS, approval of SPL 2017-01 would require approval of GPA 2017-02, SPL 2017-
01 (adopting the Specific Plan), REZ 2017-05, ANX 2022-01, and OTA 2022-01, and 

WHEREAS, a proposal has been made requesting amendments to the Madera General 
Plan, as shown in the attached Exhibit A; and 

WHEREAS, the requested GPA 2017-02 consists of amendments to the Madera General 
Plan. The amendment would modify policies in the Land Use Element related to "Village D: 
Northwest Madera" to allow for consistency between the General Plan and the proposed Specific 
Plan. In addition, the City's General Plan would be amended to create a Specific Plan land use 
category that would be applied to the proposed Specific Plan Area (see Figure 3 in attached 
Exhibit A). Further, the General Plan would be amended to remove the requirement that 
residential development shall conform to the "target density" requirement for each land use 
category (density requirements will be governed by given density range). The General Plan 
Amendment would also remove the requirement for a permanent agricultural buffer on the 
western edge of the Specific Plan Area; and 

WHEREAS, the proposed OTA 2022-01 proposes a text amendment to add a specific 
plan zone district (SP Zone) to the Madera Municipal Code to provide a framework for the 
establishment of standards and permitted uses in the zone; and 

WHEREAS, the proposed REZ 2017-05 proposes to prezone the property within the 
County of Madera that is currently zoned Agricultural Rural Exclusive - 40 Acres (ARE-40) and 
Agricultural Rural Exclusive - 20 Acres (ARE20) and rezone the smaller area within City limits that 
is currently zoned PD 4500 (Planned Development, one unit per 4,500 square feet of site area) , 
to the the Specific Plan (SP) Zone District; and 

WHEREAS, the proposed General Plan Amendment, Specific Plan, Prezone/Rezone, 
along with the related Text Amendment, will provide the required consistency between the 
General Plan and Zoning Ordinance; and 

WHEREAS, the proposed General Plan Amendment, Specific Plan, Prezone/Rezone, 
and Text Amendment are compatible with the neighborhood and not expected to be detrimental 
to the health, safety, peace, comfort or general welfare of the neighborhood or the City; and 

WHEREAS, the City of Madera, acting as the Lead Agency, prepared an Environmental 
Impact Report (EIR) (SCH #2018081051) for the Specific Plan, and this related General Plan 
Amendment, Prezone/Rezone, and Text Amendment; and the project is in compliance with the 
California Environmental Quality Act (CEQA); and 

WHEREAS, the EIR, the Specific Plan, and the related General Plan Amendment, 
Prezone/Rezone and Text Amendment and related entitlements were distributed for public review 
and comment to various local agencies and groups, and public notice of this public hearing was 
given by mailed and published notice, in accordance with the applicable State and Municipal 
Codes and standard practices; and 

WHEREAS, the Planning Commission has completed its review of the Staff Report and 
documents submitted for the proposed project, evaluated the information contained in the 
negative declaration , and considered testimony received as a part of the public hearing process; 
and 



WHEREAS, the Planning Commission now desires to recommend that the City Council 
adopt GPA 2017-02, SPL 2017-01, REZ 2017-05, and OTA 2022-01. 

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

1. 
reference. 

Recitals: The above recitals are true and correct and incorporated herein by 

2. CEQA: Pursuant to the authority and criteria contained in the California 
Environmental Quality Act (CEQA) of 1970, the City, as the Lead Agency, has analyzed the 
proposed Project and has prepared an environmental impact report ("EIR") to evaluate the 
environmental effects of the Project. The Planning Commission has fully considered the EIR and 
has concurrently recommended it for certification by the City Council. The Planning Commission 
finds that the Project is consistent with, and has been fully assessed by the EIR, and that the 
general plan amendment, specific plan, prezone/rezone and zoning text amendments are 
specifically anticipated projects in the EIR and are consistent with the purpose and intent of the 
EIR. 

3. General Plan Findings: The Planning Commission finds that the GPA 2017-02 is 
consistent with the General Plan goals, policies and objectives. The Planning Commission further 
recommends that the City Council find that GPA 2017-02 is consistent with the General Plan 
goals and policies. The project does not adversly affect the implementation of the General Plan 
with respect to surrounding properties. The proposed amendment essentially consists of minor 
updates to the General Plan to allow for a Specific Plan land use category that would be applied 
to the Specific Plan Area, removal of the requirement that residential development shall conform 
to the "target density" requirement for each land use category to allow for additional flexibility, 
removal of the requirement for a permanent agricultural buffer on the western edge of the Specific 
Plan Area. These changes will assist in the implementation of the goals, objectives, and policies 
of the General Plan regarding provision of housing and promote future residential growth. 
Ensuring viable development would also assist with the implementation of the Housing Element 
goals and policies in providing opportunity sites for necessary housing, including goal H-1, as well 
Goal SUS-1, Policies SUS-11, SUS-13, and SUS 15 of the General Plan regarding development 
of commercial opportunities and businesses to sustain jobs and local economic viability. The 
proposed amendment would support the City's efforts to meet the Regional Housing Need 
Allocation (RHNA) as directed by the State of California Department of Housing and Community 
Development and as required by the City's Housing Element of the General Plan. All the planned 
uses and proposed modifications are consistent with the General Plan policies and objectives 
and as such the proposed amendment would continue to implement the General Plan policies. 
Approval of GPA 2017-02 is in the public interest. 

4. Specific Plan Findings: The Planning Commission finds, and recommends the 
City Council find, that SPL 2017-01 is consistent with State and local requirements, including as 
follows: 

a. State Law Consistency: The Specific Plan is consistent with the requirements of 
Government Code section 65450 et seq. , including the following: 

i. The Specific Plan includes the distribution, location, and extent of the uses of 
land, including open space, within the area covered by the Plan. 

ii. The Specific Plan includes proposed distribution, location, and extent and 
intensity of major components of public and private transportation, sewage, 



water, drainage, solid waste disposal, energy, and other essential facilities 
proposed to be located within the area covered by the plan and needed to 
support the land uses described in the Plan. 

iii. The Specific Plan includes standards and criteria by which development will 
proceed, and standards for the conservation, development, and utilization of 
natural resources, where applicable. 

iv. The Specific Plan includes a program of implementation measures including 
regulations, programs, public works projects, and financing measures necessary 
to carry out the items listed above. 

v. The Specific Plan includes a statement of the relationship of the specific plan to 
the general plan. 

b. General Plan Consistency: The Planning Commission finds, and recommends the 
City Council find, that the Specific Plan has been prepared in conformance with the 
goals, policies, and objectives of the General Plan as amended. The Specific Plan is 
consistent with the General Plan land use designation of "Specific Plan Area," which 
allows the Plan to develop land use standards and regulations tailored to the Plan 
Area. The Specific Plan Area land use designation will be applied to areas where a 
Specific Plan is adopted by the City. This change will assist the implementation of 
the goals, objectives, and policies of the General Plan regarding provision of housing 
and promote future residential growth. 

Ensuring viable development would also assist in the implementation of the Housing 
Element goals and policies in providing opportunity site for necessary housing, 
including goals to provide adequate sites to meet the 2013-2023 RHNA (Objective H-
1), assist in the development of housing to meet need of lower-income housholds 
(Objective H-2), and adequately remove governmental constraints to housing 
development (Objective H-3). For example, the project addresses the City's current 
and projected housing needs through the provision of approximately 10,783 
additional residential dwelling units in close proximity to mixed uses, commercial 
uses, and village centers. This is a substantial residential component, and 
addresses a significant portion of the housing stock anticipated by the General Plan 
Housing Element, etc., for the City of Madera for years to come. Further, the project 
provides a range of single and multi-family homes, including village country estates 
(54 units), village low density {4,784 units), village medium density (3,579 units), 
village high density (2,366 units), and the opportunity for mixed use residential in 
conjunction with commercial and office uses, etc. More than half of the residential 
units {5,945 total units) are planned for medium or high density, which promotes 
affordability for those with lower or fixed income needs. As such, the project would 
address the City's current and projected housing needs for all segments of the 
community by providing a range of single and multi-family homes. 

As further described in EIR Table 4.11.A: General Plan Policies Related to Land Use 
and Planning, the Specific Plan is consistent with the General Plan as amended. For 
example, the Specific Plan's Public Facilities Financing Plan (PFFP) complies with 
General Plan Policy LU-14 as i) it articulates infrastructure and public facilities 
requirements, their costs, financing mechanisms, and the feasibility of the financial 
burden; and ii) it analyzes backbone infrastructure and public service needs and 
funding capacity at the Village level, as defined in Figure LU-3 of the Land Use 



Element of this General Plan. The Specific Plan is also consistent with other 
General Plan goals.policies, and objectives including Goal SUS-1, Policies SUS-11, 
SUS-13, and SUS 15. The Specific Plan also incorporates Village D Specific 
Policies that guides development in the Plan Area. These Village D policies include 
mixed of uses in the core area, river frontage design along the Fresno River, 
conformance with the Building Blocks principles, etc. These guidelines are 
addressed in the circulation, land use, development standards, and design 
guidelines of the Specific Plan. As such, the Specific Plan is consistent with the City 
of Madera General Plan 

c. Madera Countywide Airport Land Use Compatibility Plan: The airport land use 
compatability plan (ALUCP) contains individual compatibility plans for the Chowchilla 
Municipal Airport and the Madera Municipal Airport, the two public-use airports in 
Madera County. Under California Government Code Section 65302.3(a), general 
plans must be consistent with any airport land use plan adopted pursuant to Public 
Utilities Code Section 21675. The Specific Plan includes appropriate land use types 
and densities located within the airport zones to ensure consistency with the ALUC 
plan, and future development within the airport zones would be required to comply 
with the restrictions of the ALUC plan prior to approval both by law and per the 
General Plan. 

d. Climate Action Plan: As further described in EIR Table 4.8.F: Project Consistency 
with the City of Madera Climate Action Plan, the implementation of Mitigation 
Measure GHG-1.1 would ensure the proposed Specific Plan incorporates design 
features consistent with the applicable measures as included in the City's Climate 
Action Plan (CAP). With implementation of these measures, the Specific Plan is in 
compliance with the City's CAP. 

5. Pre-Zone/Rezone Findings: The Planning Commission finds that REZ 2017-05 is 
consistent with the Specific Plan and General Plan as amended. The Planning Commission 
further recommends that the City Council find that REZ 2017-05 i) is consistent with the General 
Plan goals, objectives, and policies and will provide the required consistency between the 
General Plan, as amended, and zoning; ii) is consistent with the purpose of the zoning 
ordinance to promote and protect the public's health, safety, peace, comfort, convenience and 
general welfare; iii) is necessary to promote public necessity, convenience, general welfare, and 
good zoning practices; iv) the project would provide open space, light, air, privacy, convenience 
of access, aesthetic values, protection of environmental values, and protection of public and 
private improvements; v) City services are either available or can be extended to serve the area; 
and vi) adoption is in the best interests of the City. The Plan area is currently zoned by Madera 
County Agricultural Rural Exclusive - 40 Acres (ARE-40) and Agricultural Rural Exclusive - 20 
Acres (ARE-20). The entire plan area would be pre-zoned by the City of Madera consistent with 
City zoning as identified in the Specific Plan. The project is consistent with the General Plan 
goals, objectives, and policies, and those of the Specific Plan, including: 

a. The goals, policies, and objectives as discussed above, including the General Plan 
Housing Element and EIR Table 4.11.A: General Plan Policies Related to Land Use 
and Planning. 

b. Goal SUS-1 : Establish and maintain a diverse and sustainable local economy. 

c. Policy SUS-11: The City seeks to allow abundant commercial opportunities and the 
development of a strong local workforce. The City recognizes the interrelated nature 



of economic development among the various cultural, social, and economic 
segments of the community, and will work with local entrepreneurs to develop 
cooperative programs that increase and enhance opportunities for business growth 
within the City. 

d. Policy SUS-13: The City shall support the location and continued operation of local 
businesses that supply goods and services needed in City. 

e. Policy SUS-15: The City shall seek to promote, attract, and retain jobs that pay a 
living wage and reduce the need for residents to commute to work outside the City. 

f. Policy LU-14: All proposals to annex property into the City limits for the purpose of 
new development shall prepare a Public Facilities Financing Plan (PFFP) that 
articulates infrastructure and public facilities requirements, their costs, financing 
mechanisms, and the feasibility of the financial burden. The PFFP shall analyze 
backbone infrastructure and public service needs and funding capacity at the Village 
level, as defined in Figure LU-3 of the Land Use Element of this General Plan. (The 
Planning Process required for Village Reserve Areas in Policy LU-34 shall be 
sufficient to meet this requirement.) The cost of preparing the PFFP shall be shared 
proportionately among property owners in each Village, with the shares of any non
participating owner collected at the time of development and reimbursed to owner(s) 
who prepared the PFFP through a reimbursement agreement. 

g. Policy CD-20: The comprehensive planning of Villages shall include the creation of 
consistent design themes for each Village area that are specific to the Village but 
consistent with overall City standards. 

h. Village D Specific Policies: 

i. All future development in this Village shall conform to the Building Blocks 
principles as described in this General Plan. 

ii. The Village core area shall provide for an integrated mix of uses, including park 
and open space uses, along the river. 

iii. Future development along the Fresno River should be designed to take 
advantage of the river frontage, including orienting development to front the 
river where not otherwise prohibited by site conditions. 

iv. Village and neighborhood planning shall provide for the alignment of the 
designated arterial which runs through the Village east and west (Cleveland 
Avenue), to bend to the south to provide circulation to the proposed village core 
located along the Fresno River. 

v. All development proposals within Village D shall comply with the provisions of 
the Airport Land Use Master Plan. The establishment of land use designations 
at the village and neighborhood levels, as well as the layouts of individual 
projects, shall reflect the allowable uses and densities in the Airport Land Use 
Master Plan. 

6. Ordinance Text Amendment Findings: OTA 2022-01 proposes to amend the City's 
Municipal Code to include a specific plan zone district (SP Zone) to provide a framework for 
standards and permitted uses in the zone. The Planning Commission finds, and recommends the 



City Council find, that OTA 2022-01 is consistent with the General Plan as amended, and that 
amendment is warranted by public necessity, convenience, general welfare, and good zoning 
practices. 

7. Public Health , Safety, and Welfare: The Planning Commission finds that approval 
of GPA 2017-02, SPL 2017-01, REZ 2017-05, and OTA 2022-01 are in the best interest of the 
City, and are not detrimental to public health, safety, or welfare, and recommends that the City 
Council find the same. 

8. Recommendations of Approval: Given that all of the findings can be made, the 
Planning Commission recommends the City Council adopt GPA 2017-02, SPL 2017-01 (including 
the associated public facilities financing plan [PFFP]), REZ 2017-05, and OTA 2022-01, as set 
forth in Exhibit A, Exhibit B, Exhibit C, and Exhibit D, respectively, which amends the General 
Plan text, the General Plan land use designations for the project site, the Zoning for the project 
site, and the Madera Municipal Code. 

9. Effective Date: This resolution is effective immediately. 

* * * * * 



Commissioners Robert Gran Jr., Ryan Cerioni, Ramon Lopez, Rohi Zacharia
and Bobby Sheikh
None

None

Balwinder Singh

Passed, approved and adopted by the Planning Commission of the City of Madera this 5th 

day of April 2022, by the following vote: 

AYES: 

NOES: 

ABSTENTIONS: 

ABSENT: 

Attest: 

- ::;> 
Gary drnie:ATcP 
Planning Manager 

Robert Gran, Jr. 
Planning Commission Chairperson 

Exhibit A: GPA 2017-02: Land Use Map and General Plan Amendments 

Exhibit B: SPL 2017-01 (including associated public facilities financing plan (PFFP) (attached 
as a separate exhibit) 

Exhibit C: Draft City Council Ordinance for REZ 2017-05 (with proposed Zoned District 
Diagram) 

Exhibit D: Draft City Council Ordinance for OTA 2022-01 
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Exhibit 'A' 

GPA 2017-02: Land Use Map and General Plan Amendments 
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1 See Policy LU-13. 

LAND USE ELEMENT 

Where a density range is specified for residential development, develop

ments shall provide at least the minimum density and shall not exceed the 

maximum density except as provided for in any applicable density bonus 

prov,smn. 
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LAND USE ELEMENT 

IMPLEMENTATION POLICIES 

Policy LU-32► Zoning shall be consistent with General Plan land use designations. In ar

eas where the zoning and the land use designation are not identical, Table 

LU-A shall be used to determine consistency for rezoning applications. 

TABLE LU-A: GENERAL PLAN/ZONING CONSISTENCY 

General Plan Land Use Category Consistent Zoning Districts 

Vef'J Low- Density Residential 

Low Density Residential 

Medium Density Residential 

High Density Residential 

Vilage Reserve 

ViBage Mixed Use 

Commercial 

Office 

Specific Plan Area 

Residential categories 

UR,U 

RA, R-1, PD-4500, PCMiOOO, PD-8000, PD-12000 

R-2, PD-4500, P0-3000 

R-3, PD-2000, P0-1500 

Village Categories 

AILDislricts 

C-R, C-N, C-1 , C-2, C-H, PO, PD Zones 

Commercial categories 

industrial Categories 

Specific Plan Area 

C-R, C-N, C-1, C-2, C-H 

PO 

l,IP 

Al llistlids, SP 

- CITY OF MADERA GENERAL PLAN I OCTOBER 7, 2009 



LAND USE ELEM ENT 

submitting either type of plan must include a list of all affected own
ers and their property(ies) and must show how their participation 
was sought 

• In some Village areas (as mapped and defined il this Land Use El
ement), the Village Reserve designation applies only to a portion of 
the Village. In this case, the process outlined below is required only 
for the Village Reserve areas, not to the entire Village. However, 
submitting plans that cover the entire Village is permitted. 

In some Village Reserve areas, a Village Center is not required. See the 

detailed policies for the affected Village area (later in this Land Use Ele
ment) for further information. 

In addition to the required plans, maps, reports, etc., the City may at its dis

cretion require other items as needed to address issues in any particular 
Village. These may include additional environmental analysis, traffic stud
ies, biological studies, noise studies, etc. 

Action Item LU-34.1 

Establish and make available procedural guidelines detailing the three 

step village reserve planning process. 

Rgure LU..J depicts the Village and Disbict areas as defined by the City of 

Madera. This map shall be used to implement other policies in this General 
Plan 'Nhich refer to villages and village centers. Although shown as defined 

lines, the exact boundaries of a village may be adjusted at the City's discre

tion to reflect conditions on the ground, ownership bomdaries, or other 
conditions. Such a change shall not be considered an amerdnent to this 

General Plan. 

Note to the Reader. The policies on the pages following Figure L~3 ad
dress individual Villages and Districts. 

After the establishment of the S ecific Plan for Villa e Reserve areas, 
the Specific Plan Area land use may be adopted in place of the existing land 
use designation through a General Plan Amendment The area should be 

ific Plan Area" with a number or the name of the ro· ct 

- CITY OF MADERA GENERAL PLAN I OCTOBER 7, 2009 



LAND USE ELEMENT 
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• The Village core area shall provide for an integrated mix of uses, in

cluding park and open space uses, along the river. 

• Future development along the Fresno River should be designed to 

take advantage of the river frontage, induding orienting development 

to front the river where not otherwise prohibited by site conditions_ 

• Village and neighborhood planning shall provide for the alignment of 

the designated aftefialcollector which runs through the Village east 

and west (Gle'velane-AYeOOe-), to bend to the south to provide 

circulation to the proposed village core located along the Fresno 

River. 

• All development proposals within Village D shall comply with the pro

visions of the Airport Land Use Master Plan. The establishment of 

land use designations at the village and neighborhood levels, as well 

as the layouts of individual projects, shall reflect the allowable uses 

and densities in the Airport Land Use Master Plan. 

CITY OF MADERA GENERAL PLAN! OCTOBER 7, 2009 -



LAND SE ELEME T 

SPECIFIC PLAN AREA CATEGORIES ANO POLICIES 

The following is the City's specific plan area land use category: 

Specific Plan Area: The Specific · · to areas 
where a cific. Plan has Plan is a 
detailed for the develo ntain 
residential , commercial, ind 
Detar eel an ulations ar cific 

Plan document. 
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Exhibit 'B' 

Specific Plan 2017-01 (including associated Public Facilities Financing Plan (PFFP) 

https://www.madera.gov/home/departments/planning/#tr-current-projects-environmental-review-
2436011 



Exhibit 'C' 

Draft Ordinance for REZ 2017-05 (proposed Zoning Map) 

ORDINANCE NO. 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF MADERA 
AMENDING THE OFFICIAL CITY OF MADERA ZONING MAP TO REZONE 
APPROXIMATELY 1,883 ACRES WITH THE VILLAGES OF ALMOND 
GROVE SPECIFIC PLAN, WHOSE LOCATION IS BOUNDED BY AVENUE 17 
ON THE NORTH, ROAD 22 ON THE WEST, THE FRESNO RIVER ON THE 
SOUTH, AND ROAD 23 AND ROAD 24 ON THE EAST, FROM 
AGRICULTURAL RURAL EXCLUSIVE - 40 ACRES (ARE-40) AND 
AGRICULTURAL RURAL EXCLUSIVE - 20 ACRES (ARE20), AS WELL AS PD 
4500 (PLANNED DEVELOPMENT, ONE UNIT PER 4,500 SQUARE FEET OF 
SITE AREA), TO THE SPECIFIC PLAN (SP) ZONE DISTRICT. 

THE CITY COUNCIL OF THE CITY OF MADERA ORDAINS AS FOLLOWS: 

SECTION 1. At its meeting on April 12, 2022, the City Council approved General Plan 
Amendment 2017-02 (General Plan Amendment), and also approved Specific Plan 2017-01 
known as the "The Villages at Almond Grove Specific Plan" (Specific Plan) located on 
approximately 1,883 acres in the west of the City of Madera bounded by Avenue 17 on the north, 
Road 22 on the west, the Fresno River on the south, and Road 23 and Road 24 on the east. As 
part of that meeting, the City Council also certified an Environmental Impact Report (SCH 
#2018081051) (EIR) and adopted a mitigation monitoring and reporting program (MMRP) for the 
project. The Planning Commission of the City of Madera previously held a hearing and 
recommended approval of, among others, the General Plan Amendment and Specific Plan. 
Additionally, the Planning Commission recommended approval of Pre-Zoning/ Rezoning 2017-05 
(Prezone/Rezone) to prezone the property within the County of Madera that is currently zoned 
Agricultural Rural Exclusive - 40 Acres (ARE-40) and Agricultural Rural Exclusive - 20 Acres (ARE20) 
and rezone the smaller area within City limits that is currently zoned PD 4500 (Planned 
Development, one unit per 4,500 square feet of site area), to the Specific Plan (SP) Zone District. 
The City Council desires to approve the Prezone/Rezone. 

SECTION 2. Based on the testimony and information presented at its public hearing, 
the City Council finds that Pre-Zone/Rezone 2017-05 i) is consistent with the Specific Plan and 
General Plan goals, objectives, and policies, and will provide the required consistency between 
the General Plan, as amended, and zoning; ii) is consistent with the purpose of the zoning 
ordinance to promote and protect the public's health, safety, peace, comfort, convenience and 
general welfare; iii) is necessary to promote public necessity, convenience, general welfare, and 
good zoning practices; iv) the project would provide open space, light, air, privacy, convenience 
of access, aesthetic values, protection of environmental values, and protection of public and 
private improvements; v) City services are either available or can be extended to serve the area; 



and vi) adoption is in the best interests of the City. The majority of the Plan area is currently 
zoned by Madera County Agricultural Rural Exclusive - 40 Acres (ARE-40) and Agricultural Rural 
Exclusive - 20 Acres (ARE-20). Approximately 40 acres of the Plan area is currently zoned by the 
City of Madera as Plan Development (one unit for each 4,500 sq ft of the area (PD - 4500)). The 
entire plan area would be pre-zoned or rezoned by the City of Madera as applicable consistent 
with City zoning as identified in the Specific Plan. Such determinations are based on the 
administrative record including the following: 

a. General Plan and Specific Plan Consistency. The Prezone/Rezone is consistent with the 
goals, policies, and objectives, including the General Plan Housing Element and EIR Table 
4.11.A: General Plan Policies Related to Land Use and Planning. The Prezone/Rezone 
will allow for implementation of the Specific Plan, as is consistent with the General Plan 
land use designation of "Specific Plan Area," which allows the Plan to develop land use 
standards and regulations tailored to the Plan Area. This change will assist the 
implementation of the goals, objectives, and policies of the General Plan regarding 
provision of housing and promote future residential growth. 

The Prezone/Rezone is a necessary step to ensuring viable development that would also 
assist in the implementation of the Housing Element goals and policies in providing 
opportunity site for necessary housing. For example, the project addresses the City's 
current and projected housing needs through the provision of approximately 10,783 
additional residential dwelling units in close proximity to mixed uses, commercial uses, 
and village centers. This is a substantial residential component and would provide a 
significant portion of the housing stock anticipated by the General Plan Housing 
Element, etc., for the City of Madera for years to come. Further, the project provides a 
range of single and multi-family homes, including village country estates (54 units), 
village low density (4,784 units), village medium density (3,579 units), village high 
density (2,366 units), and the opportunity for mixed use residential in conjunction with 
commercial and office uses, etc. More than half of the residential units (5,945 total 
units) are planned for medium or high density, which promotes affordability for those 
with lower or fixed income needs. As such, the project would address the City's current 
and projected housing needs for all segments of the community by providing a range of 
single and multi-family homes. 

Further, the mixed-use nature of the Specific Plan as implemented by the 
Prezone/Rezone encourages diversification and development of the City's economic 
base. The Specific Plan provides substantial diversification in terms of residential verses 
commercial uses. Additionally, within the commercial uses there is a broad 
diversification that provide various types of sales taxes (restaurants, entertainment, 
automobile sales, etc.) in conjunction with higher tax rates associated with high-quality 
retail. The project will provide significant benefits to the City and community in terms 
of creating both short and long-term employment opportunities for the residents of the 
City including construction work and long-term jobs including in the commercial and 
entertainment industries, which are reasonably expected to result in more personal 
income associated with higher-quality retail, and which income will likely to be spent 
locally, resulting in additional tax revenues and economic development. This is 



consistent with General Plan Goal SUS-1 (establish and maintain a diverse and 
sustainable local economy), as well as Policy SUS-11 (abundant commercial 
opportunities and development of a strong local workforce), Policy SUS-13: (support 
operation of local businesses that supply goods and services needed in City); and Policy 
SUS-15 (promote, attract, and retain jobs that pay a living wage and reduce the need for 
residents to commute to work outside the City.) The employment opportunities are 
designed to also encourage the use of ridesharing (consisted with General Plan Policy Cl-
37), facilitate employment opportunities that minimize the need for vehicle trips 
(General Plan Policy Cl-42) and promote jobs that reduce the need for residents to 
commute to work outside the City (General Plan Policy SUS-15). 

The implementation of the Specific Plan through this rezone also complies with General 
Plan Policy LU-14, in that the project has prepared a Public Facilities Financing Plan 
(PFFP) that articulates infrastructure and public facilities requirements, their costs, 
financing mechanisms, and the feasibility of the financial burden. General Plan Policy 
CD-20 calls for the comprehensive planning of Villages that is consistent with overall City 
standards, which has been met here. Finally, the Prezone/Rezone is consistent with the 
Specific Plan specific policies including those related to conformity with Building Blocks 
principles; agricultural buffers; the provision of a Village core area providing for an 
integrated mix of uses, including park and open space uses, along the Fresno river; 
development designed to take advantage of river frontage, alighnment of arterials, and 
compliance with the Airports Land Use Master Plan. 

b. The Prezone/Rezone will promote and protect the public's health, safety, peace, 
comfort, convenience and general welfare. As discussed above, the Prezone/Rezone 
implements the Specific Plan, which is consistent with the General Plan. All aspects of 
these documents, including the Specific Plan's Public Facilities Financing Plan (PFFP), 
work together to promote the public welfare including housing, jobs, convenience of 
access, aesthetic values, protection of environmental values, protection of public and 
private improvements, etc. 

c. City Services. As extensively discussed in the EIR, City services are available or can be 
extended to serve the area. Additionally, the City has approved the PFFP, which i) 
articulates infrastructure and public facilities requirements, their costs, financing 
mechanisms, and the feasibility of the financial burden; and ii) analyzes backbone 
infrastructure and public service needs and funding capacity at the Village level, as 
defined in Figure LU-3 of the Land Use Element of the General Plan. 

SECTION 3. Given that all of the findings can be made, the City Council approves Pre-

Zone/Rezone 2017-05, to prezone the property within the County of Madera that is currently 
zoned Agricultural Rural Exclusive - 40 Acres (ARE-40) and Agricultural Rural Exclusive - 20 Acres 
(ARE20) and rezone the smaller area within City limits that is currently zoned PD 4500 (Planned 
Development, one unit per 4,500 square feet of site area), to the Specific Plan (SP) Zone District. 
The City Council hereby amends the City of Madera Zoning Map as illustrated in Attachment "A," 
which is attached and incorporated by reference and which indicates the segment of the City of 
Madera Zoning Map to be amended. To the extent not already annexed, territory annexed to 



the City subject to Pre-Zone/Rezone 2017-05 shall be automatically added to the City of Madera's 
official zone map. Pre-zoning shall be recorded on the official zone map in the same manner as 
change of zoning district amendments, but shall be identified by the use of parentheses enclosing 
the district symbols. Such pre-zoning classification shall become the effective zoning of the 
property at the same time that the annexation becomes effective. 

SECTION 4. Based on the testimony and information presented at its public hearing, 
the City Council finds that the City Council previously prepared and certified the EIR for The 
Villages at Almond Grove Specific Plan. The EIR identified that implementation of the proposed 
project would require certain approvals, including approval of pre-annexation zoning and 
rezoning. This pre-annexation zoning and rezoning was included within the scope of the project, 
and was environmentally assessed in the EIR. The pre-annexation zoning and rezoning does not 
change the environmental assessment of the EIR. Further, the EIR was certified on April 12, 2022. 
The City Council further finds that no subsequent review is required under CEQA Guidelines 
section 15162 since that time as no substantial changes have been proposed in the project which 
will require major revisions of the previously certified EIR due to the involvement of new 
significant environmental effects or a substantial increase in the severity of previously identified 
significant effects. Likewise, no substantial changes have occurred since that time with respect 
to the circumstances under which the project is undertaken which will require major revisions of 
the EIR due to the involvement of new significant environmental effects or a substantial increase 
in the severity of previously identified significant effects. There is also no new information, which 
was not known and could not have been known at the time of the EIR that the project will have 
significant effect not discussed in the EIR. As such, the City Council finds Pre-Zoning/ Rezoning 
2017-05 has already been fully assessed in accordance with CEQA, no subsequent review is 
required under CEQA Guidelines section 15162, and no further action or review is required under 
CEQA. 

SECTION 5. If any section, subsection, sentence, clause, phrase, or portion of this 
ordinance is, for any reason, held to be invalid or unconstitutional by the decision of any court of 
competent jurisdiction, such decision shall not affect the validity of the remaining portions of this 
ordinance. The City Council hereby declares that it would have adopted this ordinance and each 
section, subsection, sentence, clause, phrase, or portion thereof, irrespective of the fact that any 
one or more sections, subsections, sentences, clauses, phrases, or portions thereof may be 
declared invalid or unconstitutional. 

SECTION 6. Unless the adoption of this amendment to the Zoning Map is lawfully 
stayed, thirty-one (31) days after adoption of this amendment, the Planning Director and City 
Clerk shall cause these revisions to be made to the City of Madera Zoning Map which shall also 
indicate the date of adoption of this revision and be signed by the Planning Director and City 
Clerk. 

SECTION 7. This Ordinance shall be effective and of full force and effect at 12:01 a.m. 
on the thirty-first day after its passage. 

* * * * * 



ATTACHMENT "A" 

Change Of Zoned District Amendments For Pre-Annexation Zoning and Rezoning For The 
Villages At Almond Grove Specific Plan 
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Exhibit 'D' 

Draft Ordinance for Municipal Code Text Amendment 

ORDINANCE NO. 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF MADERA 
AMENDING SECTION 10-3.301 OF CHAPTER 3 OF TITLE 10 OF THE CITY 
MUNICIPAL CODE, AND ADDING SECTIONS 10-3.11.601 THROUGH 
SECTIONS 10-3.11.604 OF SUBCHAPTER 11 OF CHAPTER 3 OF TITLE 10 
OF THE CITY MUNICIPAL CODE TO PROVIDE FOR SPECIFIC PLAN ZONES 
(SP) 

THE CITY COUNCIL OF THE CITY OF MADERA ORDAINS AS FOLLOWS: 

SECTION 1. The City Council finds that Ordinance/Madera Municipal Code Amendment No. 
OTA 2022-01 is consistent with the General Plan as amended, and that amendment is warranted 
by public necessity, convenience, general welfare, and good zoning practices. The City Council 
approves Ordinance/Madera Municipal Code Amendment No. OTA 2022-01 as set forth below. 

SECTION 2. Section 10-3.301 of the Madera Municipal Code is amended to read in its entirety 
as follows: 

§ 10-3.301 ESTABLISHMENT. 

(A) In order to classify, regulate, restrict, and segregate the uses of land and buildings, to 
regulate and restrict the height and bulk of buildings, and to regulate the area of yards and other 
open spaces about buildings, and to promote the public health, safety, peace, comfort and 
general welfare, 16 classes of land use zones are established to be known as follows: 

(1) PD. Planned Development Zones 
(2) R. Residential Zones 
(3) RCO. Resource Conservation and Open Space Zone 
(4) PF. Public Facilities Zone 
(5) PO. Public Office Zone 
(6) C-1. Light Commercial Zone 
(7) C-2. Heavy Commercial Zone 
(8) C-R. Restricted Commercial Zone 
(9) WY. West Yosemite Avenue Overlay Zone 
(10) I. Industrial Zone 
(11) UR. Urban Reserve Zone 
(12) U. Unclassified Zone 
(13) IP. Industrial Park Zone 
(14) N-C. Neighborhood Commercial Zones 
(15) H-C. Highway Commercial Zones 
(16) SP. Specific Plan Zone 
(B) An "S" subdesignation may be added to a zone classification applied to a parcel or parcels 

of land when deemed appropriate by the City Council, upon recommendation of the Planning 



Commission, for the purpose of setting forth special provisions for the use of such land on an 
interim or transitional basis. Such use may be one that would otherwise not be permitted by the 
regular zoning classification. The "S" subdesignation shall be established by ordinance, after due 
public hearing processes, and the ordinance shall set forth the circumstances of the 
subdesignation, including but not limited to the purpose and time period for the special 
provisions. Upon the termination of the specified time period the special provisions shall 
automatically become null and void and the subdesignation shall be duly deleted from the zoning 
map of the city without further hearing. 

SECTION 3. Sections 10-3.11.601 through Sections 10-3.11.604 of Subchapter 11 of Chapter 3 
of Title 10 of the Madera Municipal Code is added to read in its entirety as follows: 

Specific Plan Zones (SP) 

§ 10-3.11.601 PURPOSE AND APPLICATION 

(A) The purpose of the SP Zone is to accomplish the following : 

(1) To provide a framework for how to analyze project level development standards and 
permitted uses in the SP zone district; and 

(2) To provide a framework and requirements for approving specific plans 
proposed in the City by establishing a development review framework for comprehensibly 
planned communities pursuant to Government Code Section 65450 to 65457 for the 
preparation of specific plans. 

§ 10-3.11.602 APPLICABILITY 

(A) For properties already zoned SP, the allowed uses, allowed density, and required 
property development standards shall be as outlined in the applicable specific plan. Where 
the regulations of a specific plan are silent or not specifically referenced, the comparable 
regulations of these zoning regulations and all adopted ordinances, regulations, standards, 
and guidelines of the city shall apply. 

(B) For properties proposed to be rezoned to the SP Zone, a specific plan meeting the 
requirements outlined below is required and must be submitted concurrently with the rezone 

request. The SP Zone, including all standards and processes, is available to all new 
development proposals within the city, except those areas within the city limits already 
regulated by an existing adopted specific plan and approved prior to the adoption of this 
ordinance. Those areas shall be exempt from this chapter, and all activities within such 
areas shall be subject to the existing standards and procedures of the applicable specific 
plan. 

(C) All new SP Zones must encompass an area of no less than five (5) acres of contiguous 
property. 

§ 10-3.11.603 SPECIFIC PLAN REQUIRED ELEMENTS 



(A) A specific plan shall provide regulations and design standards governing the minimum 
and maximum development parameters of all real property within the proposed SP Zone 
District. All specific plans prepared and adopted under subchapter 11.601 et seq. shall be 
consistent with the requirements of Government Code Section 65450 as amended, and shall 
include, at a minimum, the following: 

(1) Purpose. State the relationship to the goals and policies of the General Plan. 
(2) Setting. State the existing and regional setting to establish the conditions and reasons 

for the project. 
(3) Proposed Land Uses. Establish the distribution, type, definitions of, and regulations 

for all proposed land uses. The uses described within the specific plan shall be designed 
and developed in a manner consistent with the General Plan and Section 10-3.11.604 below. 

(4) Development Standards. Establish all regulating policies and include all of the 
following for all building types: 

(a) Building height, setbacks, massing, and design standards. 
(b) Lot area, width, depth, and structural limitations. 
(c) Maximum number of dwelling units and the maximum residential density (of the 

Specific Plan Area and any individual site or portion). 
(d) Usable open space provisions and requirements within the development. 
(e) Off-street parking and loading facilities. 
(f) Design and development standards (architectural, landscape, streetscape, street 

furniture, utilities, fence/wall types, etc.), which may include design themes or similar 
architectural treatments to control future construction of buildings on parcels covered by the 
Specific Plan. Site planning at the perimeter of the zone boundaries shall provide for the 
mutual protection of the zone and the surrounding property. 

(g) Signage requirements shall be addressed, either through chapter 6 of title 10 (Sign 
Regulations) or by a unique sign program codified in the specific plan. 

(h) All areas for storage of vehicles, maintenance equipment, refuse and collection 
facilities, manufactured products, or other similar materials used by or in a 
manufacturing/fabricating process on-site shall be prohibited or shall be enclosed by a 
decorative, block, or brick wall and/or landscape screening in combination. 

(5) Site Planning. Establish a comprehensive map of all major streets, open spaces, private 
and public property, and land uses for all affected property, consistent with the intent of the 
General Plan. 

(a) Consider and preserve environmentally sensitive resources (water courses, view 
sheds, drainage areas, wooded areas, rough terrain [canyons, ravines, steep slopes, ridges, knolls, 
promontories], and other similar natural features) and make provisions to retain natural features 
and amenities found on-site. 

(b) Provide landscape architectural concept plans and standards, including project 
entries, streetscapes, fencing details, lighting, signage, utility, and street furniture. 

(6) Infrastructure. Identify the proposed distribution, extent, intensity, and location of 
major components of public and private circulation/transportation, drainage, energy, sewers, 
solid waste disposal, water, and other essential facilities proposed. 

(a) Include written analysis detailing plans for the construction, improvement, or 
extension of transportation facilities, public utilities, and all other public facilities/services 
required to serve the properties. 



(b) Dedicate all public right-of-ways and public park spaces within or abutting the 
development to applicable City specifications. 

(c) Private streets and alleys shall be designed to public street standards (where 
applicable), or propose modifications, and be privately owned and maintained for their intended 
purpose without public cost or maintenance responsibility. 

(d) Consideration of other forms of access, such as pedestrian ways, paseos, courts, 
plazas, driveways, horse trails, bike trails, or open public parking areas, may be made at the time 
of specific plan consideration by the city. 

(7) Maintenance. Provisions assuring the continued maintenance of private property, 
grounds, and all common areas shall be required. 

(8) Phasing. Specific plans developed in phases or neighborhoods over a period of time, 
not developed in a consecutive and uninterrupted manner, shall be required to process each 
phase or neighborhood through separate entitlement processes. 

§ 10-3.11.604 ALLOWED LAND USES 

(A) All use of lands within the SP Zones shall be compatible with the purpose and intent of 
these zoning regulations. 

(B) All use of lands within the SP Zones shall be consistent or made consistent with the 
General Plan Land Use Map, which may include varying densities of residential, commercial, 
and/or industrial development. 

(C) A new specific plan shall be processed using the same procedure as a General Plan 
amendment as well as a change of zone boundaries per Section 10-3.1501 et seq. 

SECTION 4. SEVERANCE. If any section, subsection, sentence, clause, phrase, or portion of this 
ordinance is, for any reason, held to be invalid or unconstitutional by the decision of any court of 
competent jurisdiction, such decision shall not affect the validity of the remaining portions of this 
ordinance. The City Council hereby declares that it would have adopted this ordinance and each 
section, subsection, sentence, clause, phrase, or portion thereof, irrespective of the fact that any 
one or more sections, subsections, sentences, clauses, phrases, or portions thereof may be 
declared invalid or unconstitutional. 

SECTION 5. ~- Based on the testimony and information presented at its public hearing on 
April 12, 2022, the City Council finds that the City Council previously prepared and certified an 
Environmental Impact Report (SCH #2018081051) (EIR) for The Villages at Almond Grove Specific 
Plan (Specific Plan). The EIR identified that implementation of the proposed project would 
require certain approvals, including amendment of the Municipal Code to implement the Specific 
Plan Zones. This amendment was included within the scope of the project, and was 
environmentally assessed in the EIR. The amendment of the Municipal Code does not change 
the environmental assessment of the EIR. Further, the EIR was certified on April 12, 2022. The 
City Council further finds that no subsequent review is required under CEQA Guidelines section 
15162 since that time as no substantial changes have been proposed in the project which will 
require major revisions of the previously certified EIR due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant 



effects. Likewise, no substantial changes have occurred since that time with respect to the 
circumstances under which the project is undertaken which will require major revisions of the 
EIR due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects. There is also no new information, which 
was not known and could not have been known at the time of the EIR that the project will have 
significant effect not discussed in the EIR. As such, the City Council finds Zoning 
Ordinance/Madera Municipal Code Amendment No. OTA 2022-01 has already been fully 
assessed in accordance with CEQA, no subsequent review is required under CEQA Guidelines 
Section 15162, and no further action or review is required under CEQA. 

SECTION 6. PUBLICATION. This ordinance shall be published in accordance with the provisions 
of Government Code Section 36933. 

SECTION 7. EFFECTIVE DATE. This Ordinance shall be effective and of full force and effect at 
12:01 a.m. on the thirty-first day after its passage. 

* * * * * 
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