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SPECIAL MEETING OF THE MADERA PLANNING COMMISSION  
205 W. 4th Street, Madera, California 93637 

 
NOTICE AND AGENDA 

 
Tuesday, May 14, 2024 Council Chambers 
6:00 p.m.  City Hall 
 

The Council Chambers will be open to the public.  This meeting will also be available for public 
viewing and participation through Zoom.  Members of the public may comment on agenda 
items at the meeting or remotely through an electronic meeting via phone by dialing (669) 900-
6833 enter ID: 87625889447# followed by *9 on your phone when prompted to signal you 
would like to speak, or by computer at https://www.zoom.us/j/87625889447. Comments will also 
be accepted via email at planningcommissionpubliccomment@madera.gov  or by regular mail 
at 205 W. 4th Street, Madera, CA 93637.  

 
CALL TO ORDER:  

ROLL CALL:  
 Chairperson Robert Gran Jr.  

Vice Chair Ramon Lopez-Maciel 
Commissioner Rohi Zacharia 
Commissioner Khubaib Sheikh 
Commissioner Balwinder Singh 
Commissioner Saim Mohammad 
Commissioner Jose Eduardo Chavez 
 

INTRODUCTION OF STAFF:   

PLEDGE OF ALLEGIANCE:   

APPROVAL OF MINUTES:  None 

PUBLIC COMMENT: 

The first 15 minutes of the meeting are reserved for members of the public to address the Commission 
on items which are within the subject matter jurisdiction of the Commission. Speakers shall be limited to 
three minutes. Speakers will be asked, but are not required, to identify themselves and state the subject 
of their comments. If the subject is an item on the Agenda, the Chairperson has the option of asking the 
speaker to hold the comment until that item is called. Comments on items listed as a Public Hearing on 

https://www.zoom.us/j/
mailto:publiccomment@madera.gov
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the Agenda should be held until the hearing is opened. The Commission is prohibited by law from taking 
any action on matters discussed that are not on the agenda, and no adverse conclusions should be drawn 
if the Commission does not respond to public comment at this time. 

PUBLIC HEARINGS:   

1. Villages at Almond Grove Subdivision Map Extensions (TSM 2020-02 EXT and TSM 2020-03 EXT) 

Subject: Consideration of an application requesting a three-year (36-month) discretionary 
extension of time to the expiration dates for the approvals of two Tentative Subdivision Maps 
(TSM 2020-02 EXT and TSM 2020-03 EXT), pursuant to the provisions of California 
Government Code § 66452.6(e). TSM 2020-02 pertains to approximately 645 gross acres of 
property located east of Road 23, between Avenue 16 and the Fresno River. TSM 2020-03 
pertains to approximately 661 acres of property located west of Road 23, between Avenue 
16 and Avenue 17.  

Recommendation: 

Conduct a public hearing and adopt: 

a. A Resolution approving a three-year (36-month) time extension to the expiration date 
of the approvals for Tentative Subdivision Map 2020-02 and Tentative Subdivision 
Map 2020-03, subject to the findings and conditions of approval dated March 29, 
2022.  

 
2. CUP 2020-15 & SPR 2020-24 – Mixed Use Development 

Subject: Consideration of an application to extend the expiration dates for the approvals of 
Conditional Use Permit (CUP 2020-15 EXT) and Site Plan Review (SPR 2020-24 EXT), 
authorizing the construction of a mixed-use development at 401 East Yosemite (APN: 007-
113-018) on the northeast corner of the intersection of North B Street and East Yosemite 
Avenue.  

Recommendation: 

Conduct a public hearing and adopt: 

a. A Resolution approving a one-year (12-month) extension of time to the expiration 
dates for the approvals of Conditional Use Permit (CUP) 2020-15 and Site Plan Review 
(SPR) 2020-24, subject to the findings and conditions of approval. 

 
3. CUP 2024-04 & SPR 2024-08 – Tattoo and Piercing  

Subject: Consideration of an application for a Conditional Use Permit (CUP 2024-04) and Site 
Plan Review (SPR 2024-08) to authorize the establishment of a tattoo and piercing shop to be 
located at 510 E. Almond Ave.  

Recommendation: 

Conduct a public hearing and adopt: 

a. A Resolution of the City of Madera Planning Commission determining the 
project is Categorically Exempt pursuant to Sections 15301 (Existing Facilities) 
and 15303 (New Construction or Conversion of Small Structures) of the 
California Environmental Quality Act (CEQA) Guidelines and approving 
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Conditional Use Permit (CUP) 2024-04 and Site Plan Review (SPR) 2024-08, 
subject to the findings and conditions of approval. 

ADMINISTRATIVE REPORTS:   

COMMISSIONER REPORTS: 

ADJOURNMENT: 

 

 

 The meeting room is accessible to the physically disabled. Requests for accommodations for persons 
with disabilities such as signing services, assistive listening devices, or alternative format agendas and 
reports needed to assist participation in this public meeting may be made by calling the Planning 
Department’s Office at (559) 661-5430 or emailing planninginfo@madera.gov.  Those who are hearing 
impaired may call 711 or 1-800-735-2929 for TTY Relay Service. Requests should be made as soon as 
practicable as additional time may be required for the City to arrange or provide the requested 
accommodation. Requests may also be delivered/mailed to: City of Madera, Attn: Planning 
Department, 205 W. 4th Street, Madera, CA 93637.  At least seventy-two (72) hours’ notice prior to 
the meeting is requested but not required. When making a request, please provide sufficient detail 
that the City may evaluate the nature of the request and available accommodations to support 
meeting participation. Please also provide appropriate contact information should the City need to 
engage in an interactive discussion regarding the requested accommodation. 

 The services of a translator can be made available. Please contact the Planning Department at (559) 
661-5430 or emailing planninginfo@madera.gov to request translation services for this meeting. 
Those who are hearing impaired may call 711 or 1-800-735-2929 for TTY Relay Service. Requests 
should be submitted in advance of the meeting to allow the City sufficient time to provide or arrange 
for the requested services. At least seventy-two (72) hours’ notice prior to the meeting is requested 
but not required. 

 

Any writing related to an agenda item for the open session of this meeting distributed to the Planning 
Commission less than 72 hours before this meeting is available for inspection at the City of Madera – 
Planning Department, 205 W. 4th Street, Madera, CA  93637 during normal business hours. 

Pursuant to Section 65009 of the Government Code of the State of California, notice is hereby given that 
if any of the foregoing projects or matters is challenged in Court, such challenge may be limited to only 
those issues raised at the public hearing, or in written correspondence delivered to the Planning 
Commission at or prior to the public hearing.   

All Planning Commission actions may be appealed to the City Council.  The time in which an applicant may 
appeal a Planning Commission action varies from 10 to 30 days depending on the type of project.  The 
appeal period begins the day after the Planning Commission public hearing.  There is NO EXTENSION for 
an appeal period. 

If you have any questions or comments regarding this hearing notice, you may call the Planning 
Department at (559) 661-5430.  Si usted tiene preguntas, comentarios o necesita ayuda con 
interpretación, favor de llamar el Departamento de Planeamiento por lo menos 72 horas antes de esta 
junta (559) 661-5430. 

mailto:planninginfo@madera.gov


    

 

REPORT TO THE PLANNING COMMISSION 

 
  
 
 

 
Prepared by: Mee�ng of:  May 14, 2023 

Robert Smith, Senior Planner Agenda Item: 1 
 
SUBJECT:  

Considera�on of an applica�on reques�ng a three-year (36-month) discre�onary extension of �me to the 
expira�on dates for two Tenta�ve Subdivision Maps (TSM 2020-02 EXT and TSM 2020-03 EXT), pursuant 
to the provisions of California Government Code § 66452.6(e). TSM 2020-02 pertains to approximately 
645 gross acres of property located east of Road 23, between Avenue 16 and the Fresno River. TSM 2020-
03 pertains to approximately 661 acres of property located west of Road 23, between Avenue 16 and 
Avenue 17.  
 
RECOMMENDATION:  

Conduct a public hearing and adopt: 
 

1. A Resolu�on approving a three-year (36-month) �me extension to the expira�on date of the 
approvals for Tenta�ve Subdivision Map 2020-02 and Tenta�ve Subdivision Map 2020-03, subject 
to the findings and condi�ons of approval dated March 29, 2022.  

 
SUMMARY:   

The City has received an applica�on reques�ng a three-year (36-month) discre�onary extension of �me 
to the expira�on dates of the Villages at Almond Grove Tenta�ve Subdivision Maps (TSM 2020-02 EXT and 
TSM 2020-03 EXT) pursuant to the provisions the State of California Government Code (CGC) § 66452.6(e) 
and City Municipal Code (CMC) § 10-2.402.8.2. The tenta�ve map approvals authorize the crea�on of a 
2,390-lot residen�al subdivision with 29 outlots (TSM 2020-02) and the crea�on of a 2,815-lot residen�al 
subdivision with 17 outlots (TSM 2020-03).  
 
CGC § 66452.6(a)(1) states an approved or conditionally approved tentative map shall expire 24 months 
after its approval or conditional approval. The current expiration date for the tentative map approvals is 
August 10, 2024 (see Analysis section herein below). 
 
CGC § 66452.6(e) provides, upon applica�on of the subdivider filed prior to the expira�on of the approved 
or condi�onally approved tenta�ve map, the �me at which the map expires may be extended by the 
legisla�ve body or by an advisory agency authorized to approve or condi�onally approve tenta�ve maps 
for a period or periods not exceeding a total of six years.  
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Accordingly, City of Madera Municipal Code § 10-2.402.8.2 includes provisions for implementa�on of the 
Government Code, including the discre�on and authority for the Planning Commission to approve or 
condi�onally approve an extension of a tenta�ve map.  
 

Table 1: Project Overview 
 Project Number: Tenta�ve Subdivision Map Extension (TSM 2020-02 EXT and TSM 2020-03 EXT) 
 Applicant:  Precision Civil Engineering 
 Property Owner: Links Ranch LLC, and Fagundes, Fagundes, Fagundes GP 
 Location:  TSM 2020-02 is generally located east of Road 23, between Avenue 16 and the 

Fresno River (APNs 033-180-002 and 033-180-003).  TSM 2020-03 is generally 
located west of Road 23, between Avenue 16 and Avenue 17 (APN: 033-700-02, 
03, 04, 05).  

 Project Area:   Approximately 645 acres (TSM 2020-02) and 661 acres (TSM 2020-03). 
 Plan Land Use:   TSM No. 2020-02; TSM No. 2020-03: General Plan Amendment was approved 

to change the planned land uses on the subject site to Specific Plan land use. 
 Zoning District:   TSM No. 2020-02; TSM No. 2020-03: Prezone has been complete on both sites 

to the Specific Plan Zone District. 
 Site 

Characteristics 
 

The subject site is predominately characterized by ac�ve agriculture opera�ons, 
with a mix of irrigated crops. The site has a few exis�ng residen�al and 
agricultural support structures. The Fresno River abuts the southern por�on of 
the project site and mul�ple irriga�on canals traverse the Plan Area. The terrain 
is rela�vely flat, with few inclines aside from the Fresno River and irriga�on 
canals. 

 
ANALYSIS: 

TSM 2020-02 and TSM 2020-03 were approved by the Planning Commission on March 29, 2022 
(Resolu�on No. 1913). Approval of TSM 2020-02 authorized crea�on of a 2,390-lot residen�al subdivision 
with lots ranging from 40 feet by 80 feet to 55 feet by 110 feet, or 3,200 square feet (sf.) to 6,050 sf in size 
on 645-acres located east of Road 23, between Avenue 16 and the Fresno River. Approval of TSM 2020-
03 authorized crea�on of a 2,815-lot residen�al subdivision with lots ranging in size from 40 feet by 80 
feet to 55 feet by 110 feet on approximately 661 acres of land located west of Road 23, between Avenue 
16 and Avenue 17.  
 
Pursuant to CGC § 66454, any subdivider may file with a city the tentative map of a proposed subdivision 
of unincorporated territory adjacent to such city except that if it is approved, such approval shall be 
conditioned upon annexation of the property to such city and such approval shall not be effective until 
annexation of such property to the city has been completed. The cer�ficate of comple�on for the Villages 
at Almond Grove Annexa�on was recorded with the County Clerk-Recorder on August 10, 2022 
(Document No. 2022020949). The current expira�on date of the approvals for the two tenta�ve maps is 
August 10, 2024 (24 months from the condi�onally effec�ve tenta�ve map approval/annexa�on date). 
 
The applicant has filed a �mely request for a discre�onary extension, ci�ng market condi�ons and interest 
rates as crea�ng a need for an extended period of �me in which to file a final map(s). Given the size of the 
subject tenta�ve maps and cumula�ve project as well as the collapsing sales volumes experienced in 2022 
and generally weak volumes experienced in 2023, staff recommends the requested (3) years (36 months) 
extension to the expira�on date of the tenta�ve map approvals to August 10, 2027, should be approved. 
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Both the CA Government Code and City Municipal Code provide discre�on to impose new condi�ons or 
revise exis�ng condi�ons on the approved extension of a tenta�ve map. Staff recommends no changes to 
the original project condi�ons of approval dated March 29, 2022, for purposes of approving these 
requested extensions.  
 
In accordance with the provisions of both local and state laws, any ac�on of the Planning Commission 
(advisory agency), including a denial, may be appealed to the City Council (legisla�ve body) within 15 days 
a�er the Planning Commission has acted on or denied the extension.  
 
ENVIRONMENTAL REVIEW:   

This proposed project has been previously reviewed environmentally assessed for compliance with the 
requirements of the California Environmental Quality Act (CEQA) Guidelines. The City prepared an 
Environmental Impact Report (“EIR”) (SCH #2018081051) to evaluate the environmental effects of the 
project. 
 
On April 20, 2022, the Madera City Council adopted Resolu�on 22-53 to (1) Adopt the findings required 
by CEQA Guidelines, Sec�on 15091; (2) Cer�fy 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), Annexa�on 
(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 Mi�ga�on Monitoring And Repor�ng Program, and 
(4) Adopt A Statement Of Overriding Considera�ons, pursuant to the California Environmental Quality 
Act. 
 
As such, staff are proposing the Council find that this project has already been environmentally assessed, 
there have been no changes as contemplated by CEQA Guidelines Sec�on 15162(a), and as such no further 
environmental documenta�on is required. Furthermore, the mere extension of maps is a procedural 
mater that does not have the poten�al for resul�ng in either a direct physical change in the environment 
or a reasonably foreseeable indirect physical change in the environment.     
 
RECOMMENDED ACTION: 

Conduct a public hearing and make the necessary findings to:  
 

1. Adopt a Resolu�on approving a three-year (36-month) �me extension to the expira�on date of 
the approvals for Tenta�ve Subdivision Map 2020-02 and Tenta�ve Subdivision Map 2020-03, 
subject to the findings and condi�ons of approval dated March 29, 2022.  

 
ALTERNATIVES: 

As an alterna�ve, the Commission may elect to: 

 Move to refer the item back to staff and/or con�nue the public hearing to a future Commission 
mee�ng at a date certain with direc�on to staff to return with an updated staff report and/or 
resolu�on (Commission to specify date and reasons for con�nuance).  

 Move to condi�onally approve one or both tenta�ve maps (Commission to iden�fy new or revise 
condi�ons to be imposed); and/or, approve one or both of the tenta�ve map extensions for a 
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period other than the requested 3-year extension (e.g., one or two years or up to a maximum six 
years).  

 Move to deny one or more request(s), based on specified findings: (Commission to ar�culate 
reasons for denial[s]). 

 Provide staff with other alterna�ve direc�ves. 
 
ATTACHMENTS: 

1. Vicinity Map  
2. Aerial Photo 
3. Tenta�ve Subdivision Maps 2020-02 and 2020-03 
4. Planning Commission Resolu�on TSM 2020-02 and TSM 2020-03 

Exhibit A: Condi�ons of Approval for TSM 2020-02  
Exhibit B: Condi�ons of Approval for TSM 2020-03 

5. Environmental Impact Report (SCH #2018081051) 
 
 



 
 
 
 
 
 
 
 
 

ATTACHMENT 1 
Vicinity Map 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 
 
 
 
 
 
 

 



 
 
 
 
 
 
 
 
 

ATTACHMENT 2 
Aerial Photo 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 
 
 
 
 
 
 

 



 
 
 
 
 
 
 
 
 

ATTACHMENT 3 
Tentative Subdivision Maps 2020-02 and 2020-03 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

  



TSM 2020-02 Overall Map 

 
  



TSM 2020-03 Overall Map 

 
 



  
 
 
 
 
 
 
 
 

ATTACHMENT 4 
Planning Commission Resolution 

Including 
Exhibit A: Conditions of Approval for TSM 2020-02 
Exhibit B: Conditions of Approval for TSM 2020-03 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



    

 

 

RESOLUTION NO. 1990 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA APPROVING A 
THREE-YEAR (36-MONTH) TIME EXTENSION TO THE EXPIRATION DATES OF TENTATIVE 

SUBDIVISION MAP 2020-02 AND  
TENTATIVE SUBDIVISION MAP 2020-03 

 

WHEREAS, the Planning Commission of the City of Madera (Commission) on March 29, 2022 
conditionally approved the Villages at Almond Grove Tentative Subdivision Maps (TSM 2020-02 and TSM 
2020-03) through adoption of Commission Resolution No. 1913; and 

 
WHEREAS, approval of TSM 2020-02 authorized creation of a 2,390-lot residential subdivision on 

645-acres of land located east of Road 23, between Avenue 16 and the Fresno River and approval of TSM 
2020-03 authorized creation of a 2,815-lot residential subdivision on approximately 661 acres of land 
located west of Road 23, between Avenue 16 and Avenue 17 (the sites); and 

 
WHEREAS, in accordance with Section 66454 of the State of California Government Code, the 

conditional approval of TSM 2020-02 and TSM 2020-03 were respectively conditioned upon annexation 
of the sites to the City of Madera and approval was not effective until annexation of the site(s) had been 
completed; and  

 
WHEREAS, the certificate of completion for the Villages at Almond Grove Annexation was 

recorded with the County Clerk-Recorder on August 10, 2022 (Document No. 2022020949); and 
 
WHEREAS, the expiration date for the approvals of TSM 2020-02 and TSM 2020-03 is August 10, 

2024, 24 months from the date annexation/effective approval; and  
 
WHEREAS, pursuant to the provisions of Government Code Section 66452.6(e) upon application 

of the subdivider filed prior to the expiration of the approved or conditionally approved tentative map, 
the time at which the map expires may be extended by an advisory agency authorized to approve or 
conditionally approve discretionary extensions to tentative maps for a period or periods not exceeding a 
total of six years; and 

 
WHEREAS, prior to the expiration of TSM 2020-02 and TSM 2020-03, a timely request was filed 

by the subdivider request a three (3) year (36-month) extension for TSM 2020-02 and TSM 2020-03; and 
 
WHEREAS, this project was assessed in accordance with the provisions of the California 

Environmental Quality Act (“CEQA”) resulting in preparation of an Environmental Impact Report (SCH 
#2018081051) including a Mitigation Monitoring and Reporting Program, Findings of Fact, and a 
Statement of Overriding Considerations,  which were circulated, and made available for public review 
pursuant to CEQA as well as the City of Madera Municipal Code (CMC) prior to certification by the City 
Council; and 

 
WHEREAS, pursuant to the provisions of Section § 10-2.402.8.2 et. Seq., of City Municipal Code 

(CMC), the Planning Commission is authorized to review and approve tentative subdivision map 
extensions on behalf of the City; and 

 



 

WHEREAS, the City provided notice of the Planning Commission hearing as required by law; and  
 
WHEREAS, the Planning Commission received and independently reviewed TSM 2020-02 EXT and 

TSM 2020-03 EXT at a duly noticed public hearing at the regularly scheduled meeting of the Planning 
Commission on May 14, 2024; and 

 
WHEREAS, at the May 14, 2024, public hearing, the public was provided an opportunity to 

comment and evidence, both written and oral, was considered by the Commission; and 
 
WHEREAS, after due consideration of all the items before it, the Commission now desires to adopt 

this resolution approving a three-year (36-month) time extension to the expiration date of the approvals 
for Tentative Subdivision Map 2020-02 and Tentative Subdivision Map 2020-03, subject to the findings 
and conditions of approval dated March 29, 2022. 

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

2. CEQA:  This project has been previously assessed.  The Planning Commission finds that 
the mere extension of time to complete an approved map is a procedural matter that 
does not have the potential for resulting in either a direct physical change in the 
environment or a reasonably foreseeable indirect physical change. In the alternative, 
Planning Commission also finds that pursuant to CEQA Guidelines Section 15162 
subsequent environmental review is not required for TSM 2020-02 EXT and TSM 2020-03 
EXT based on the following: 

a. No substantial changes are proposed in the project which will require major 
revisions of the previous Environmental Impact Report (EIR) due to the 
involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects. In this case, the application 
maintains the same density, intensity and is otherwise consistent with, and 
proposes no changes to, the development originally proposed and approved for 
the subject site exactly as contemplated by the EIR. As such, an extension of the 
tentative maps has the same environmental impacts assessed in the previous EIR 
and no further environmental review is necessary or required.  

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

c. There is no new information, which was not known and could not have been 
known at the time of the previous EIR that the project will have significant effects 



 

not discussed in the EIR. The extension of the time limits for the project will not 
have any more significant effects than that already discussed and assessed in the 
EIR and was specifically contemplated by the EIR. As an Environmental Impact 
Report was previously certified for the project, the considerations set forth in 
CEQA Guidelines § 15162(a)(3)(C) and (D), related to the adequacy and feasibility 
of previously adopted mitigation measures, are not applicable. 

Based upon these findings, the Commission determines that this project has 
already been environmental assessed and no further environmental 
documentation is required for this application for a discretionary extension of the 
tentative maps.  

3. Findings for TSM 2020-02 EXT and TSM 2020-03 EXT: The Planning Commission finds and 
determines that there is substantial evidence in the administrative record to support 
approval, as conditioned. With the conditions, the project is consistent with the 
requirements of the Municipal Code. The Planning Commission further approves, accepts 
as its own, incorporates as if set forth in full herein, and makes each and every one of the 
findings, based on the evidence in the record, as follows: 

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

The Tentative Subdivision Maps remain consistent and compatible with the City’s 
General Plan land use designations for the subject site and surroundings. The 
project site(s) is subject to a Specific Plan adopted specifically for purposes of 
facilitating the project and including these tentative subdivision maps. 

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

Surrounding properties, existing conditions and uses remain relatively unchanged 
since the approval of the tentative subdivision maps. No changes are proposed; 
the project will remain consistent with the City’s Zoning Ordinance.  

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

 Adequate service capacity remains available to service the subject site. 

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

No changes are proposed to the development originally approved for the project 
site(s). The Project remains exactly as contemplated by the EIR. The adopted 
Environmental Impact Report remains adequate. Pursuant to State CEQA 



 

Guidelines Section 15162, which identifies the requirements for which subsequent 
analysis is required, including but not limited to changes in project conditions or 
circumstances, no further environmental review is required. 

4. Approval of TSM 2020-02 EXT and TSM 2020-03 EXT: Given that all findings can be made, 
the Planning Commission hereby approves TSM 2020-02 EXT and TSM 2020-03 EXT as 
conditioned as set forth in the Conditions of Approval attached as Exhibit “A” and Exhibit 
“B” to extend the expiration of approvals for TSM 2020-02 and TSM 2020-03 an additional 
three years (36 months) to August 10, 2027. 

5. Effective Date:  This resolution is effective immediately. 

 
* * * * * 

 
 
 
Passed and adopted by the Planning Commission of the City of Madera this 14th day of May 2024, by the 
following vote: 
 
 
AYES:    
 
NOES:   
  
ABSTENTIONS:        
 
ABSENT: 
 
  
        _____________________________ 

Robert Gran Jr.  
Planning Commission Chairperson 

Attest: 
 
___________________________________ 
Will Tackett 
Community Development Director 
 
 

‘EXHIBIT A’ Conditions of Approval for TSM 2020-02  
‘EXHIBIT B’ Conditions of Approval for TSM 2020-03 
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ATTACHMENT 5 
Environmental Impact Report (SCH #2018081051) 

 
https://www.madera.gov/wp-

content/uploads/2021/12/The_Villages_at_Almond_Grove_DEIR.pdf  
 

 

https://www.madera.gov/wp-content/uploads/2021/12/The_Villages_at_Almond_Grove_DEIR.pdf
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 REPORT TO THE PLANNING COMMISSION 

 
  
 
 

 

 

Prepared by: Meeting of:  May 14, 2024 
Adileni Rueda, Assistant Planner Agenda Number: 2 
 
SUBJECT:  

Consideration of an application to extend the expiration dates for Conditional Use Permit (CUP 
2020-15 EXT) and Site Plan Review (SPR 2020-24 EXT), authorizing the construction of a mixed-
use development at 401 East Yosemite (APN: 007-113-018) on the northeast corner of the 
intersection of North B Street and East Yosemite Avenue.  
 
RECOMMENDATION: 

Conduct a public hearing and adopt:  

1. A Resolution approving a one-year (12-month) extension of time to the expiration dates 
for the approvals of Conditional Use Permit (CUP) 2020-15 and Site Plan Review (SPR) 
2020-24, subject to the findings and conditions of approval. 
 

SUMMARY: 

The applicant, Rafael Divina, has timely filed a request for a one-year (12-month) extension of 
time to the expiration dates for the approvals of Conditional Use Permit No. 2020-15 and Site 
Plan Review No. 2020-24. CUP 2020-15 and SPR 2020-24 authorized the development of a 
commercial and residential mixed-use project on approximately 0.17-acres of property located 
on the northeast corner of North B Street and East Yosemite Avenue at 401 East Yosemite (APN: 
007-113-018). The project site is currently an undeveloped lot located in the Madera Downtown 
District. 
 
Conditional Use Permit 2020-15 and Site Plan Review 2020-24 were previously approved at the 
regular meeting of the City of Madera Planning Commission held on May 9, 2023. The City 
Municipal Code (CMC) provides rights associated with the approvals of a use permit or site plan 
review shall be exercised/utilized within one-year (12-months) of the effective date of approval. 
The effective date of approval of a use permit is 15 days from the date of the action by the 
Commission. The current expiration date for the approval of CUP 2020-15 is May 24, 2024. The 
effective date of approval of a site plan review is 10 days from the date of action by the Director 
or Commission. The current expiration date for the approval of SPR 2020-24 is May 19, 2024.  
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The CMC also includes provisions to request a one-year (12-month) extension prior to the 
expiration of approvals. Adoption of the attached resolution will extend the expiration date for 
approvals (the time in which the applicant/developer must exercise privileges or rights) for an 
additional period of one-year (12-months) to May 24, 2025, for CUP 2020-15 and to May 19, 
2025, for SPR 2020-24. 
 
The project allows a mixed-use development that will grant both commercial and residential 
leasing. The site is zoned Light Commercial (C1) with a General Plan Land Use designation of 
Commercial (C). The two-story building will have three commercial suites on the first floor and 
the top floor will have two residential units. The building will total approximately 5,190 square 
feet in gross area. The first floor will have three commercial offices and will total approximately 
2,576 square feet. The second floor proposes two residential suites that will total approximately 
2,614 square feet. 
 
Table 1 below provides a brief overview of the entitlement request, project applicant, project 
location and site characteristics.  

 
ANALYSIS: 

Lapse of Site Plan Approvals and Termination of Use Permits 

City Municipal Code (CMC) § 10-3.1311(A) provides, any use permit granted by the city as herein 
provided shall be conditioned upon the privileges granted therein being utilized within 12 months 
after the effective date thereof. Failure to utilize such permit within such 12-month period shall 
render the permit null and void unless a written request for extension is submitted to the 
Planning Commission prior to the expiration of the permit. The Planning Commission shall review 
the request at its next regular meeting and may grant or conditionally grant an extension as it 
deems appropriate.  
 
CMC § 10-3.4.0114 provides, a site plan approval shall be void one year following the date on 
which approval by the Community Development Director, Planning Commission, or 
City Council became effective unless, prior to the expiration of one year, a building permit is 
issued by the Building Official and construction is commenced and diligently pursued toward 

Table 1: Project Overview 
 Project Number: CUP 2020-15, SPR 2020-24  
 Applicant:  Rafael Divina  
 Property Owner: Ranveer Johal 
 Location:  401 E Yosemite Ave (007-113-018) 
 Project Area:   0.17 acres (7,564 sq ft) 
 Plan Land Use:   C – Commercial  
 Zoning District:   C1 – Light Commercial  
 Site 

Characteristics 
 

Proposed site is located within the Downtown District along East 
Yosemite Ave. Site is currently vacant and abuts both residential and 
commercial lots.  
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completion of the site or structures which were the subject of the site plan. Approval may be 
extended for one-year periods of time, upon written application to the Director before expiration 
of the approval. 
 
The applicant submitted a timely letter to the Planning Department requesting an extension 
(Attachment 3) and underlining the reasons for the construction delay. Staff supports a one-year 
(12-month) extension.  
 
Conditional Use Permit 

Madera Municipal Code § 10-3.802 allows residential development on commercially zoned 
property with the issuance of a conditional use permit. CUP 2020-15 will allow for the project to 
incorporate two residential units to locate on the second floor in a commercially zoned lot.  
 
Site Plan Review  

A site plan review is required for all projects which require a use permit, propose an expansion 
to the site, or if a change in use occurs. The project will require a demolition permit along with 
other building permits to begin construction. Site Plan Review was required to examine the 
surrounding site, design elements, and parking lot requirements.  
 
Building elevations and materials have been submitted and were reviewed and determined that 
they follow the City’s Design and Development Guidelines.  
   
Parking 

The site location is within the downtown district and proposes two residential units and three 
commercial suites. Due to the location, the project will abide to the downtown district parking 
requirements as stated under CMC § 10-3.1202. The site plan proposes to include eight (8) 
parking stalls which includes one (1) accessible parking stall.  
 
CMC § 10-3.1202 requires residential dwellings with more than one bedroom to provide 2 
parking spaces for each residential dwelling unit. Therefore, four (4) of the parking stalls will 
remain strictly residential.  
 
Below, Table 3 shows the general parking spaces that would have been required based on the 
downtown parking district standards for commercial uses. Table 3 has calculated the total 
number of parking spaces needed to meet the spaces required. For overall general retail, the 
project should have provided nine (9) parking spaces. 
  

Table 3: Parking Requirements for 2,290 square feet of Commercial Space 
Use Spaces Required 

 
General Retail/Professional Office 

9 (general retail only)/ 5 (office 
use only) 

Bulky Retail 4 
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Retail Food Stores/Banks 6 
Beauty Shops and Service Establishments  5 
Parking Provided 4 

 

Since the project cannot meet the required parking under the Downtown Parking District 
standards, the project is subject to In Lieu Payments as stated under CMC § 10-3.1204. A payment 
of $4,500 per parking space required under the provisions of the City’s Off-Street Parking 
Regulations. 
  
If the Planning Commission does require the project to abide by the In Lieu Payments, the 
applicant will be subject to the calculated yearly fee and the first payment will be made after the 
approval of CUP 2020-15 and SPR 2020-24. Staff is also requesting whether the fee is to be made 
on an annual basis or if it is to be considered a one-time fee. 
  
Mixed-Use Analysis  

A mixed-use development will typically involve two or more uses within a zoning district or 
location to operate within a general area. Popular examples of such development can be 
regularly seen in denser cities and downtown districts. Currently, there is an absence of such 
development in the downtown district and within the City overall. To incorporate this type of 
development will adhere to a majority of the goals the City strives to accomplish such as creating 
walkable communities, encouraging small businesses to locate in the downtown district, and 
creating more housing opportunities. 
  
The City’s General Plan identifies Downtown Madera as the lively heart and soul of a community 
by providing diverse businesses, dining, entertainment, and cultural opportunities. To allow 
mixed-use development, the site will be aligned with the following goals and policies stated in 
the General Plan: 

 Goal CD-5 Walkable community. 

 Goal CD-8 A downtown that is the center of the city, linking all parts of the community 
together with a vibrant, rich mix of uses that attracts residents, workers, and visitors. 

 Policy CD-40 The City shall encourage a combination of retail, office, civic, entertainment 
uses, (e.g movie and performing arts theaters) in the downtown that serve the daily and 
occasional needs of all of Madera’s residents.  

 Policy CD-41 A vertical mix of uses with residential and office above retail is encouraged 
in the downtown.  
 

ENVIRONMENTAL REVIEW: 

The project was previously determined to be categorically exempt under the California 
Environmental Quality Act (CEQA) Guideline Section 15332 (In-Fill Development). The project site 
is consistent with the General Plan and Zoning Ordinance. The development occurs within city 
limits and is no more than five acres. 
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PLANNING COMMISSION ACTION: 

The Planning Commission (Commission) will be acting on CUP 2020-15 and SPR 2024-24. Staff 
recommends that the Commission:  

1. Adopt a Resolution approving one-year (12-month) extensions of time to the expiration 
dates for the approvals of Conditional Use Permit (CUP) 2020-15 and Site Plan Review 
(SPR) 2020-24, subject to the findings and conditions of approval. 
 

ALTERNATIVES: 

As an alternative, the Commission may elect to: 

1. Move to refer the item back to staff and/or continue the public hearing to a future 
Commission meeting at a date certain with direction to staff to return with an updated 
staff report and/or resolution (Commission to specify date and reasons for continuance).  

2. Move to deny one more request based on specified findings: (Commission to articulate 
reasons for denial).  

3. Provide staff with other alternative directives.  
 

ATTACHMENTS: 

1. Aerial Map 
2. Project Exhibits 
3. Applicant letter for Extension  
4. Planning Commission Resolution  

Exhibit A: Conditions of Approval dated May 9, 2023 



 
 
 
 
 
 

ATTACHMENT 1 
Aerial Map 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 



 



 
 
 
 
 
 

ATTACHMENT 2 
Project Exhibits  
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DIMENSIONAL PLAN GENERAL NOTES:
1.

2.

3.

4.

5.

6.

7.

8.

ALL ANGLES ARE AT 45°, U.N.O.

VERIFY ALL DIMENSIONS PRIOR TO CONSTRUCTION AND NOTIFY
ARCHITECT WITH ALL DISCREPANCIES PRIOR TO CONSTRUCTION

SET BUILDING FOOTPRINT 3" MIN. AWAY FROM THE BUILDING
SETBACK LINES TO ALLOW FOR FINISH MATERIALS

ALL FINISH CEILING HEIGHTS SHALL BE +9'-0" TYP. U.N.O.-
REFER TO FLOOR PLANS

PROVIDE BLOCKING @ ALL BUILT-INS AND MIRRORS

NOTE: TEMP. = TEMPERED GLAZING. REFER TO SHEET A-3.0 FOR ADDITIONAL
INFORMATION.

27

28

29

30

ALL INTERIOR DOOR HEIGHTS SHALL BE 6'-8" U.N.O. VERIFY ROUGH
OPENINGS PRIOR TO FRAMING

ALL EXTERIOR DOOR AND WINDOW HEIGHTS SHALL BE 8'0" U.N.O. 6'-8" U.N.O.
VERIFY ROUGH OPENINGS PRIOR TO FRAMING

FLOOR PLAN REFERENCE NOTES:
PANTRY CLOSET1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

PROVIDE 36" REFRIGERATOR SPACE AND ROUGH PLUMB FOR ICE MAKER
IN RECESSED WALL BOX

DOUBLE KITCHEN SINK W/ GARBAGE DISPOSAL

RANGE (VERIFY DIMENSIONS W/ MANUFACTURER)
W/ MICROWAVE HOOD ABOVE

BUILT-IN DISHWASHER. VERIFY DIMENSIONS WITH MANUFACTURER

LINE OF CABINETS ABOVE

+36" BREAKFAST BAR COUNTER W/ 1'-0" KNEE CLEARANCE

ACRYLIC TUB/SHOWER WITH TILE WAINSCOT. PROVIDE ONE-PIECE WELDED
TRAP OR ACCESS PANEL PER LOCAL CODE, TEMPERED GLASS ENCLOSURE W/
6'-6" TILE WAINSCOT

LOW FLOW TOILET (1.28 GPF)

RECESSED MEDICINE CABINET

MIRROR. TOP OF MIRROR TO +6'-10"

LINEN CABINET (FACE FRAME), ADJUSTABLE SHELVES, FULL HEIGHT

SINGLE POLE & SHELF

22" X 30" ATTIC ACCESS (30" X 30' WHEN F.A.U. IN ATTIC), PROVIDE 30" CLEARANCE
ABOVE OPENING TO ROOF SHEATHING, PROVIDE LIGHT & SWITCH
SOUNDWALL - PROVIDE INSULATION & STAGGER STUDS FOR SOUNDPROOF
PERFORMANCE. REFER TO SOUND RATED PARTITION NOTE, THIS SHEET
AND DETAIL 43/A-10.0

LINE OF SOFFIT

DECK - WATERPROOF FLEXIBLE MEMBRANE FINISH - SLOPE TO DRAIN

+42" HIGH SOLID GUARDRAIL

1 1/2" Ø HANDRAIL, TOP @ +36"-REFER TO NOTES THIS SHEET

ELECTRIC METERS - REFER TO E SHEETS FOR SPECIFICATION

ELECTRIC SUB-PANEL - REFER TO E SHEETS FOR SPECIFICATION

GAS METERS - REFER TO E SHEETS FOR SPECIFICATION

WATER HEATER. INSTALL PRESSURE RELIEF VALVE W/ DRAIN TO
EXTERIOR. (INSTALLATION OF WATER HEATER SHALL COMPLY WITH
CHAPTER 5 OF THE UNIFORM PLUMBING CODE.) FOR ADDITIONAL
INFORMATION, REFER TO SHEET T-1.2, ARCH NOTE #41

FIRE SPRINKLER RISER

CONCRETE STOOP SHALL HAVE A SMOOTH BROOM FINISH. SLOPE TO DRAIN.

PROVIDE (2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD AT CEILING OF
COMMERCIAL & ENCLOSED USEABLE SPACE UNDER STAIRS. REFER TO
1-HOUR RATED ASSEMBLIES NOTE, THIS SHEET AND DETAIL 53/A-10.0.

PROVIDE 1 HOUR EXTERIOR RATED WALL AT STORAGE ENCLOSURE
UNDER EXTERIOR STAIRS- REFER TO 1-HOUR RATES ASSEMBLIES NOTE,
THIS SHEET AND DETAIL 51/A-10.0.
PROVIDE 1 HOUR INTERIOR RATED WALL AT STORAGE ENCLOSURE
UNDER EXTERIOR STAIRS- REFER TO 1-HOUR RATES ASSEMBLIES NOTE,
THIS SHEET AND DETAIL 52/A-10.0.

AUTOMATED WASTER STANDPIPE PER CPC TABLE 4-1

FIRE ALARM CONTROL PANEL WITH FIRE RISER

66'-0"

FLOOR PLAN GENERAL NOTES:
1. VERIFY ALL APPLIANCE, FIXTURE & EQUIPMENT SIZES AND LOCATIONS

W/ OWNER, PRIOR TO INSTALLATION

2. VERIFY ALL APPLIANCE REQUIRED TEMPERED GLAZING PER SPECIFICATION
SHEET A-3.0 AND PER LOCAL JURISDICTION.

3. PROVIDE BUILT-IN SHOP FABRICATION PLANS AND ELEVATIONS FOR APPROVAL
PRIOR TO FABRICATION. VERIFY ALL LOCATIONS, SIZES AND CONFIGURATIONS
W/ OWNER PRIOR TO FABRICATION.

4. SHOWER AREA WALLS SHALL BE FINISHED WITH A SMOOTH NONABSORBENT
SURFACE TO A HEIGHT OF 70" ABOVE DRAIN INLET.

5. SUFFICIENT WOOD BLOCKING SHALL BE PROVIDED @ ALL STUDS FOR SECURING
ALL ITEMS INCLUDING BUT NOT LIMITED TO COUNTERS, SHELVING, CASEWORK
AND FURNITURE.

6. PRIME ALL SIDES OF EXTERIOR TRIM PRIOR TO INSTALLATION.

7. THE FLOOR ASSEMBLY SEPARATING THE TWO DWELLING UNITS AND THE
OFFICE SPACES BELOW CANNOT HAVE PENETRATIONS SUCH AS
RECESSED LIGHTING, RECESSED EXHAUST SYSTEMS, ETC., UNLESS LISTED
FOR USE IN FIRE RESISTIVE CONSTRUCTION.

ONE HOUR RATED PROVIDED ASSEMBLIES
C.B.C. TABLE 720.1(2), ITEM 14-1.3

ONE HOUR INTERIOR RATED WALL

2X4 WOOD STUDS 24" ON CENTER WITH 5/8" TYPE X GYPSUM WALLBOARD
APPLIED VERTICALLY OR HORIZONTALLY, EACH SIDE, NAILED WITH 6d COOLER
OR WALLBOARD NAILS AT 7" ON CENTER WITH END JOINTS ON NAILING
MEMBERS. STAGGER JOINTS EACH SIDE.

ONE HOUR EXTERIOR RATED WALL

C.B.C. TABLE 720.1(2), ITEM 15-1.1

EXTERIOR SURFACE W/ 3/4" DROP SIDING OVER 1/2" GYPSUM
SHEATHING ON 2"X4" WOOD STUDS @ 16" O.C., INTERIOR SURFACE
TREATMENT AS REQUIRED FOR ONE-HOUR RATED EXTERIOR OR
INTERIOR 2"X4" WOOD STUD PARTITIONS. GYPSUM SHEATHING
NAILED WITH 1 3/4" BY NO. 11 GAGE BY 7/16" HEAD GALVANIZED
NAILS @ 8" O.C.. SIDING NAILED WITH 7d GALVANIZED SMOOTH
BOX NAILS

C.B.C. TABLE 720.1(3), ITEM 21-1.1

ONE HOUR RATED CEILING
PROVIDE A BASE LAYER 5/8" TYPE 'X' GYPSUM WALLBOARD APPLIED
AT RIGHT ANGLES TO JOIST OR TRUSS 24" O.C. WITH 1 1/4" TYPE S
OR TYPE W DRYWALL SCREWS 24" O.C.. FACE LAYER 5/8" TYPE 'X'
GYPSUM WALLBOARD OR VENEER BASE APPLIED AT RIGHT ANGLES
TO JOIST OR TRUSS THROUGH BASE LAYER WITH 1 7/8" TYPE S OR TYPE W
DRYWALL SCREWS 12" O.C. AT JOINTS AND INTERMEDIATE JOIST OR
TRUSS. FACE LAYER TYPE G DRYWALL SCREWS PLACED 2" BACK ON EITHER
SIDE OF FACE LAYER END JOINTS, 12" O.C.

HANDRAILS/GUARDRAILS:
1.

2.

3.

STAIRWAYS SHALL HAVE HANDRAILS ON EACH SIDEAND SHALL COMPLY
WITH C.B.C. SECTIONS 1012.2 THROUGH 1012.9
TOP OF HANDRAILS SHALL NOT BE PLACED LESS THAN 34" NOR MORE
THAN 38" ABOVE LANDINGS, NOSING OF TREADS AND FINISH SURFACE OF
RAMP SLOPE. (C.B.C. 1012.2)
HANDRAILS GRIPING SURFACES SHALL BE CONTINUOUS, WITHOUT
INTERUUPTION BY NEWEL POSTS OR OTHER OBSTRUCTIONS. (C.B.C. 1012.4)

EXCEPTIONS:
1.

2.

3.

HANDRAILS WITHIN DWELLING UNITS ARE PERMITTED TO BE
INTERRUPTED BY A NEWEL POST AT A STAIR OR RAMP LANDING.

WITHIN A DWELLING UNIT, THE USE OF A VOLUTE, TURNOUT OR
STARTING EASING IS ALLOWED ON THE LOWEST TREAD.

HANDRAIL BRACKETS OR BALUSTERS ATTACHED TO THE BOTTOM
SURFACE OF THE HANDRAIL THAT DO NOT PROJECT HORIZONTALLY
BEYOND THE SIDES OF THE HANDRAIL WITHIN 1 1/2" OF THE BOTTOM OF
THE HANDRAIL SHALL NOT BE CONSIDERED OBSTRUCTIONS. FOR EACH
1/2" OF ADDITIONAL HANDRAIL PERIMETER DIMENSION ABOVE 4", THE
VERTICAL CLEARANCE DIMENSION 1 1/2" SHALL BE PERMITTED TO BE
REDUCED BY 1/8"

4.

5.

THE HANDGRIP PORTION OF HANDRAILS SHALL NOT BE LESS THAN 1 1/4" NOR
MORE THAN 2" IN CROSS-SECTIONAL DIMENSION OR THE SHAPE SHALL
PROVIDE EQUIVALENT GRASPABILITY. THE HANDGRIP PORTION OF HANDRAILS
SHALL HAVE A SMOOTH SURFACE WITH NO SHARP CORNERS. (C.B.C. 1012.3)
CLEAR SPACE BETWEEN A HANDRAIL AND A WALL OR OTHER SURFAE SHALL
BE A MINIMUM OF 1 1/2". A HANDRAIL AND A WALL OR OTHER SURFACE
ADJACENT TO THE HANDRAIL SHALL BE FREE OF ANY SHARP OR ABRASIVE
ELEMENTS (C.B.C. 1012.6)

6. TOP OF GUARDRAILS= +42" A.F.F./NOSING OF TREADS
7. OPEN GUARDRAILS SHALL HAVE INTERMEDIATE RAILS OR AN

ORNAMENTAL PATTERN SUCH THAT A SPHERE 4" IN DIAMETER
CANNOT PASS THROUGH. EXCEPTIONS: THE TRIANGULAR OPENINGS
FORMED BY THE RISER, TREAD AND BOTTOM ELEMENT OF A GUARDRAIL
AT THE OPEN SIDE OF A STAIRWAY MAY BE OF SUCH SIZE THAT A SPHERE
6" IN DIAMETER CANNOT PASS THROUGH. (C.B.C., SECTION 1013.3)

6'-4"8'-0"
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8'-0"
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"
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SCALE:  1/4" = 1'-0"

2'-0" 4'-0"1'-0"0

PROPOSED FLOOR PLAN
FIRST FLOOR (OFFICES)

10/2/2022 SPR REVISIONS4

GROSS FIRST FLOOR AREA:  2,576 SF
SUITE 101 -  715 SF
SUITE 102 -  860 SF
SUITE 103 -  715 SF
STAIRS -  260 SF
UTILITY CLOSETS -  26 SF
(OFFICES ONLY - 2,290 SF)
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WALL LEGEND:

SHT. #
#

C

4

B
A-4.0

DETAIL NUMBER

SHEET NUMBER

WINDOW SYMBOL LETTER,
REFER TO WINDOW
SCHEDULE, SHEET A-3.0

DOOR NUMBER,
REFER TO DOOR
SCHEDULE, SHEET A-3.0

DESIGNATES THE
ELEVATION (INTERIOR
OR EXTERIOR) OR SECTION

SHEET NUMBER

2" X 4" - INTERIOR FRAMING @ 16" O.C.
W/ 1-HR RATING

2" X 6" PLUMBING WALL FRAMING @ 16" O.C.

2" X 6" EXTERIOR WALL FRAMING @ 16" O.C.

2 X 4 FRAMING FULL HEIGHT WALL

2 X 4 FRAMING PARTIAL HEIGHT WALL
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27

28

29

30

FLOOR PLAN REFERENCE NOTES:
PANTRY CLOSET1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26

PROVIDE 36" REFRIGERATOR SPACE AND ROUGH PLUMB FOR ICE MAKER
IN RECESSED WALL BOX

DOUBLE KITCHEN SINK W/ GARBAGE DISPOSAL

RANGE (VERIFY DIMENSIONS W/ MANUFACTURER)
W/ MICROWAVE HOOD ABOVE

BUILT-IN DISHWASHER. VERIFY DIMENSIONS WITH MANUFACTURER

LINE OF CABINETS ABOVE

+36" BREAKFAST BAR COUNTER W/ 1'-0" KNEE CLEARANCE

ACRYLIC TUB/SHOWER WITH TILE WAINSCOT. PROVIDE ONE-PIECE WELDED
TRAP OR ACCESS PANEL PER LOCAL CODE, TEMPERED GLASS ENCLOSURE W/
6'-6" TILE WAINSCOT

LOW FLOW TOILET (1.28 GPF)

RECESSED MEDICINE CABINET

MIRROR. TOP OF MIRROR TO +6'-10"

LINEN CABINET (FACE FRAME), ADJUSTABLE SHELVES, FULL HEIGHT

SINGLE POLE & SHELF

22" X 30" ATTIC ACCESS (30" X 30' WHEN F.A.U. IN ATTIC), PROVIDE 30" CLEARANCE
ABOVE OPENING TO ROOF SHEATHING, PROVIDE LIGHT & SWITCH
SOUNDWALL - PROVIDE INSULATION & STAGGER STUDS FOR SOUNDPROOF
PERFORMANCE. REFER TO SOUND RATED PARTITION NOTE, THIS SHEET
AND DETAIL 43/A-10.0

LINE OF SOFFIT

DECK - WATERPROOF FLEXIBLE MEMBRANE FINISH - SLOPE TO DRAIN

+42" HIGH SOLID GUARDRAIL

1 1/2" Ø HANDRAIL, TOP @ +36"-REFER TO NOTES THIS SHEET

ELECTRIC METERS - REFER TO E SHEETS FOR SPECIFICATION

ELECTRIC SUB-PANEL - REFER TO E SHEETS FOR SPECIFICATION

GAS METERS - REFER TO E SHEETS FOR SPECIFICATION

WATER HEATER. INSTALL PRESSURE RELIEF VALVE W/ DRAIN TO
EXTERIOR. (INSTALLATION OF WATER HEATER SHALL COMPLY WITH
CHAPTER 5 OF THE UNIFORM PLUMBING CODE.) FOR ADDITIONAL
INFORMATION, REFER TO SHEET T-1.2, ARCH NOTE #41

FIRE SPRINKLER RISER

CONCRETE STOOP SHALL HAVE A SMOOTH BROOM FINISH. SLOPE TO DRAIN.

PROVIDE (2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD AT CEILING OF
COMMERCIAL & ENCLOSED USEABLE SPACE UNDER STAIRS. REFER TO
1-HOUR RATED ASSEMBLIES NOTE, THIS SHEET AND DETAIL 53/A-10.0.

PROVIDE 1 HOUR EXTERIOR RATED WALL AT STORAGE ENCLOSURE
UNDER EXTERIOR STAIRS- REFER TO 1-HOUR RATES ASSEMBLIES NOTE,
THIS SHEET AND DETAIL 51/A-10.0.
PROVIDE 1 HOUR INTERIOR RATED WALL AT STORAGE ENCLOSURE
UNDER EXTERIOR STAIRS- REFER TO 1-HOUR RATES ASSEMBLIES NOTE,
THIS SHEET AND DETAIL 52/A-10.0.

AUTOMATED WASTER STANDPIPE PER CPC TABLE 4-1

FIRE ALARM CONTROL PANEL WITH FIRE RISER
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DECK
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SUITE
202

GROSS SECOND FLOOR AREA:  2614 SF
SUITE 201 -  1,280 SF
SUITE 202 -  1,334 SF
SUITE 201 DECK -  71 SF
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DETAIL NUMBER

SHEET NUMBER

WINDOW SYMBOL LETTER,
REFER TO WINDOW
SCHEDULE, SHEET A-3.0

DOOR NUMBER,
REFER TO DOOR
SCHEDULE, SHEET A-3.0

DESIGNATES THE
ELEVATION (INTERIOR
OR EXTERIOR) OR SECTION

SHEET NUMBER

FLOOR PLAN GENERAL NOTES:
1. VERIFY ALL APPLIANCE, FIXTURE & EQUIPMENT SIZES AND LOCATIONS

W/ OWNER, PRIOR TO INSTALLATION

2. VERIFY ALL APPLIANCE REQUIRED TEMPERED GLAZING PER SPECIFICATION
SHEET A-3.0 AND PER LOCAL JURISDICTION.

3. PROVIDE BUILT-IN SHOP FABRICATION PLANS AND ELEVATIONS FOR APPROVAL
PRIOR TO FABRICATION. VERIFY ALL LOCATIONS, SIZES AND CONFIGURATIONS
W/ OWNER PRIOR TO FABRICATION.

4. SHOWER AREA WALLS SHALL BE FINISHED WITH A SMOOTH NONABSORBENT
SURFACE TO A HEIGHT OF 70" ABOVE DRAIN INLET.

5. SUFFICIENT WOOD BLOCKING SHALL BE PROVIDED @ ALL STUDS FOR SECURING
ALL ITEMS INCLUDING BUT NOT LIMITED TO COUNTERS, SHELVING, CASEWORK
AND FURNITURE.

6. PRIME ALL SIDES OF EXTERIOR TRIM PRIOR TO INSTALLATION.

7. THE FLOOR ASSEMBLY SEPARATING THE TWO DWELLING UNITS AND THE
OFFICE SPACES BELOW CANNOT HAVE PENETRATIONS SUCH AS
RECESSED LIGHTING, RECESSED EXHAUST SYSTEMS, ETC., UNLESS LISTED
FOR USE IN FIRE RESISTIVE CONSTRUCTION.

ONE HOUR RATED PROVIDED ASSEMBLIES
C.B.C. TABLE 720.1(2), ITEM 14-1.3

ONE HOUR INTERIOR RATED WALL

2X4 WOOD STUDS 24" ON CENTER WITH 5/8" TYPE X GYPSUM WALLBOARD
APPLIED VERTICALLY OR HORIZONTALLY, EACH SIDE, NAILED WITH 6d COOLER
OR WALLBOARD NAILS AT 7" ON CENTER WITH END JOINTS ON NAILING
MEMBERS. STAGGER JOINTS EACH SIDE.

ONE HOUR EXTERIOR RATED WALL

C.B.C. TABLE 720.1(2), ITEM 15-1.1

EXTERIOR SURFACE W/ 3/4" DROP SIDING OVER 1/2" GYPSUM
SHEATHING ON 2"X4" WOOD STUDS @ 16" O.C., INTERIOR SURFACE
TREATMENT AS REQUIRED FOR ONE-HOUR RATED EXTERIOR OR
INTERIOR 2"X4" WOOD STUD PARTITIONS. GYPSUM SHEATHING
NAILED WITH 1 3/4" BY NO. 11 GAGE BY 7/16" HEAD GALVANIZED
NAILS @ 8" O.C.. SIDING NAILED WITH 7d GALVANIZED SMOOTH
BOX NAILS

C.B.C. TABLE 720.1(3), ITEM 21-1.1

ONE HOUR RATED CEILING
PROVIDE A BASE LAYER 5/8" TYPE 'X' GYPSUM WALLBOARD APPLIED
AT RIGHT ANGLES TO JOIST OR TRUSS 24" O.C. WITH 1 1/4" TYPE S
OR TYPE W DRYWALL SCREWS 24" O.C.. FACE LAYER 5/8" TYPE 'X'
GYPSUM WALLBOARD OR VENEER BASE APPLIED AT RIGHT ANGLES
TO JOIST OR TRUSS THROUGH BASE LAYER WITH 1 7/8" TYPE S OR TYPE W
DRYWALL SCREWS 12" O.C. AT JOINTS AND INTERMEDIATE JOIST OR
TRUSS. FACE LAYER TYPE G DRYWALL SCREWS PLACED 2" BACK ON EITHER
SIDE OF FACE LAYER END JOINTS, 12" O.C.

HANDRAILS/GUARDRAILS:
1.

2.

3.

STAIRWAYS SHALL HAVE HANDRAILS ON EACH SIDEAND SHALL COMPLY
WITH C.B.C. SECTIONS 1012.2 THROUGH 1012.9
TOP OF HANDRAILS SHALL NOT BE PLACED LESS THAN 34" NOR MORE
THAN 38" ABOVE LANDINGS, NOSING OF TREADS AND FINISH SURFACE OF
RAMP SLOPE. (C.B.C. 1012.2)
HANDRAILS GRIPING SURFACES SHALL BE CONTINUOUS, WITHOUT
INTERUUPTION BY NEWEL POSTS OR OTHER OBSTRUCTIONS. (C.B.C. 1012.4)

EXCEPTIONS:
1.

2.

3.

HANDRAILS WITHIN DWELLING UNITS ARE PERMITTED TO BE
INTERRUPTED BY A NEWEL POST AT A STAIR OR RAMP LANDING.

WITHIN A DWELLING UNIT, THE USE OF A VOLUTE, TURNOUT OR
STARTING EASING IS ALLOWED ON THE LOWEST TREAD.

HANDRAIL BRACKETS OR BALUSTERS ATTACHED TO THE BOTTOM
SURFACE OF THE HANDRAIL THAT DO NOT PROJECT HORIZONTALLY
BEYOND THE SIDES OF THE HANDRAIL WITHIN 1 1/2" OF THE BOTTOM OF
THE HANDRAIL SHALL NOT BE CONSIDERED OBSTRUCTIONS. FOR EACH
1/2" OF ADDITIONAL HANDRAIL PERIMETER DIMENSION ABOVE 4", THE
VERTICAL CLEARANCE DIMENSION 1 1/2" SHALL BE PERMITTED TO BE
REDUCED BY 1/8"

4.

5.

THE HANDGRIP PORTION OF HANDRAILS SHALL NOT BE LESS THAN 1 1/4" NOR
MORE THAN 2" IN CROSS-SECTIONAL DIMENSION OR THE SHAPE SHALL
PROVIDE EQUIVALENT GRASPABILITY. THE HANDGRIP PORTION OF HANDRAILS
SHALL HAVE A SMOOTH SURFACE WITH NO SHARP CORNERS. (C.B.C. 1012.3)
CLEAR SPACE BETWEEN A HANDRAIL AND A WALL OR OTHER SURFAE SHALL
BE A MINIMUM OF 1 1/2". A HANDRAIL AND A WALL OR OTHER SURFACE
ADJACENT TO THE HANDRAIL SHALL BE FREE OF ANY SHARP OR ABRASIVE
ELEMENTS (C.B.C. 1012.6)

6. TOP OF GUARDRAILS= +42" A.F.F./NOSING OF TREADS
7. OPEN GUARDRAILS SHALL HAVE INTERMEDIATE RAILS OR AN

ORNAMENTAL PATTERN SUCH THAT A SPHERE 4" IN DIAMETER
CANNOT PASS THROUGH. EXCEPTIONS: THE TRIANGULAR OPENINGS
FORMED BY THE RISER, TREAD AND BOTTOM ELEMENT OF A GUARDRAIL
AT THE OPEN SIDE OF A STAIRWAY MAY BE OF SUCH SIZE THAT A SPHERE
6" IN DIAMETER CANNOT PASS THROUGH. (C.B.C., SECTION 1013.3)

2" X 4" - INTERIOR FRAMING @ 16" O.C.
W/ 1-HR RATING

2" X 6" PLUMBING WALL FRAMING @ 16" O.C.

2" X 6" EXTERIOR WALL FRAMING @ 16" O.C.

2 X 4 FRAMING FULL HEIGHT WALL

SCALE:  1/4" = 1'-0"

2'-0" 4'-0"1'-0"0

PROPOSED FLOOR PLAN
SECOND FLOOR (DWELLINGS)

DIMENSIONAL PLAN GENERAL NOTES:
1.

2.

3.

4.

5.

6.

7.

8.

ALL ANGLES ARE AT 45°, U.N.O.

VERIFY ALL DIMENSIONS PRIOR TO CONSTRUCTION AND NOTIFY
ARCHITECT WITH ALL DISCREPANCIES PRIOR TO CONSTRUCTION

SET BUILDING FOOTPRINT 3" MIN. AWAY FROM THE BUILDING
SETBACK LINES TO ALLOW FOR FINISH MATERIALS

ALL FINISH CEILING HEIGHTS SHALL BE +9'-0" TYP. U.N.O.-
REFER TO FLOOR PLANS

PROVIDE BLOCKING @ ALL BUILT-INS AND MIRRORS

NOTE: TEMP. = TEMPERED GLAZING. REFER TO SHEET A-3.0 FOR ADDITIONAL
INFORMATION.

ALL INTERIOR DOOR HEIGHTS SHALL BE 6'-8" U.N.O. VERIFY ROUGH
OPENINGS PRIOR TO FRAMING

ALL EXTERIOR DOOR AND WINDOW HEIGHTS SHALL BE 8'0" U.N.O. 6'-8" U.N.O.
VERIFY ROUGH OPENINGS PRIOR TO FRAMING

4
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SCALE:  1/4" = 1'-0" 

FOR:   REVIEW

DATE: 06/27/2022
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DRAWN: JJB

6/27/2022 SPR REVIEW
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SECOND FLOOR HEIGHT
+12' - 0"

TOP OF DOOR & WINDOW
+ 20' -0"

SOFFIT UNDER DECK
+10' - 0"

EAVE HEIGHT
+ 23' - 4"

TOP OF DOOR OPENING
+ 8' - 0"

signage

1

signagesignage

12 2 1 8
11 10 3

13

1

1

17

1. EXTERIOR WALL: 3-COAT STUCCO, 7/8" THICK OVER
PAPER BACKED WIRE STUCCO NETTING W/ 16 GA X 7/8"
STAPLES @ 6" O.C. W/ 2-LAYERS OF GRADE "D"
BUILDING PAPER.

2. DECORATIVE STUCCO FOAM WINDOW TRIM PAINTED

3. CONC. ROOF TILE BY "BORAL" MANUFACTURER
BARCELONA  TYPE CALIFORNIA  MISSION BLEND.

4. VINYL SINGLE HUNG WINDOW DUAL GLAZEDWITH LOW
E.   ALL WINDOWS WITH OPENINGS HAVE A SCREEN.

5. VINYL SLIDING GLASS PATIO DOOR WITH SCREEN.

6. ANODIZED BRONZE  ALUMINUM STOREFRONT SYSTEM.

7. DASHED LINE INDICATES FINISHED FLOOR ELEVATION.

8. L.E.D. WALL PACK LIGHT FIXTURE+24" A.F.F.

9. ADDRESS SIGNAGE 18" HIGH METAL REVERSE PAN

10. DECORATIVE QUATREFOILPAINTED

11. 2X WOOD FASCIA

12. 24 GA. MIN. METALPARAPET CAP FLASHING

13. METAL RAILING42" HIGH PAINTED

14. EXTERIOR FIBERGLASS ENTRY DOOR

15. LIGHT FIXTURE

16. DECORATIVE TILE ACCENTS

17. METAL LOUVERED AWNING COLOR BRONZE

SW 7530 BARCELONA BEIGE

SW 6160    BEST BRONZE

SW 7562 ROMAN COLUMN

SW 7568 NEUTRAL GROUND

14

15

11

16

13

4

EAVE HEIGHT
+ 29' - 3"

TOP OF ROOF
+ 32' - 6"

EXTERIOR  ELEVATIONS

FRONT  ELEVATION
(E  YOSEMITE  AVE)

LEFT  SIDE  ELEVATION
(N B ST)

10/2/2022 SPR REVISIONS4
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A-5

TOP OF PARAPET
+ 27' - 6"



SCALE:  AS SHOWN
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SECOND FLOOR HEIGHT
+12' - 4"

TOP OF WINDOW & DOORS
+20' - 4"

BOTTOM OF BALCONY
+10' - 0"

ROOF EAVE HEIGHT
+23' - 4"

TOP OF DOOR OPENING
+8' - 0"

RIGHT  SIDE  ELEVATION
(ALLEY)

1. EXTERIOR WALL: 3-COAT STUCCO, 7/8" THICK OVER
PAPER BACKED WIRE STUCCO NETTING W/ 16 GA X 7/8"
STAPLES @ 6" O.C. W/ 2-LAYERS OF GRADE "D"
BUILDING PAPER.

2. DECORATIVE STUCCO FOAM WINDOW TRIM PAINTED

3. CONC. ROOF TILE BY "BORAL" MANUFACTURER
BARCELONA  TYPE CALIFORNIA  MISSION BLEND.

4. VINYL SINGLE HUNG WINDOW DUAL GLAZEDWITH LOW
E.   ALL WINDOWS WITH OPENINGS HAVE A SCREEN.

5. VINYL SLIDING GLASS PATIO DOOR WITH SCREEN.

6. ANODIZED BRONZE  ALUMINUM STOREFRONT SYSTEM.

7. DASHED LINE INDICATES FINISHED FLOOR ELEVATION.

8. L.E.D. WALL PACK LIGHT FIXTURE+24" A.F.F.

9. ADDRESS SIGNAGE 18" HIGH METAL REVERSE PAN

10. DECORATIVE QUATREFOILPAINTED

11. 2X WOOD FASCIA

12. 24 GA. MIN. METALPARAPET CAP FLASHING

13. METAL RAILING42" HIGH PAINTED

14. EXTERIOR FIBERGLASS ENTRY DOOR

15. LIGHT FIXTURE

16. DECORATIVE TILE ACCENTS

17. METAL LOUVERED AWNING COLOR BRONZE

10/2/2022 SPR REVISIONS4

A-6

EXTERIOR  ELEVATIONS

FRONT  ELEVATION

SW 7530 BARCELONA BEIGE

SW 6160    BEST BRONZE

SW 7562 ROMAN COLUMN

SW 7568 NEUTRAL GROUND

TOP OF PARAPET
+27' - 6"



California Mission Blend

1
© Kawneer Company, Inc. Rev. 2022-03-07

Kawneer Anodized Finishes
Kawneer gives you a wide variety of anodized finishes with attractive alternatives. The benefit of 
a durable, anodized finish is married to the beauty of some very dynamic and exciting colors.

At the start of every design, there's a choice of how you want to finish. Contact your Kawneer 
sales rep for the information on these and other finishes available from Kawneer. 

KAWNEER 
FINISH NO. 

COLOR 
ALUMINUM 

ASSOCIATION
SPECIFICATION 

OTHER COMMENTS 

#14 CLEAR AA-M10C21A41
Architectural Class I
(.7 mils minimum) 

#17 CLEAR AA-M10C21A31 
Architectural Class II 
(.4 mils minimum) 

#18 CHAMPAGNE AA-M10C21A44 
Architectural Class I
(.7 mils minimum) 

#26 LIGHT BRONZE AA-M10C21A44 
Architectural Class I 
(.7 mils minimum) 

#28 MEDIUM BRONZE AA-M10C21A44 
Architectural Class I
(.7 mils minimum) 

#40 DARK BRONZE AA-M10C21A44
Architectural Class I 
(.7 mils minimum) 

#29 BLACK AA-M10C21A44 
Architectural Class I 
(.7 mils minimum) 

Store front entry

TILE ROOF:

WINDOWS:
Bronze/Brown finish - Vinyl Frame

PR
OP

OS
ED
:

M
IX

ED
 U

SE
 O

FF
IC

ES
 &

 R
ES

ID
EN

CE
S

40
1 

E 
YO

SE
M

IT
E 

AV
E,

 M
AD

ER
A 

CA
 9

36
38

STONE VENEER:
Coronado Stone
Santa Barbara

Brookshire (Ashlar Pattern)
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ATTACHMENT 3 
Letter of Extension  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 





 
 
 
 
 
 

ATTACHMENT 4 
Resolution 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 



RESOLUTION NO. 1991 

RESOLUTION OF THE PLANNING COMMISSION APPROVING A ONE-YEAR (12-
MONTH) EXTENSION OF TIME TO THE EXPIRATION DATES FOR THE  

APPROVALS OF CONDITIONAL USE PERMIT (CUP 2020-15 EXT)  
AND SITE PLAN REVIEW (SPR 2020-24 EXT) 

 

WHEREAS, Johal Ranveer Singh (“Owner”) is the property owner of 401 East Yosemite 
Avenue in Madera, California (“site”) and Rafael Divina (“Applicant”) is acting on behalf of the 
Owner; and 

WHEREAS, the Applicant applied for Conditional Use Pemit (CUP) No. 2020-15 and Site 
Plan Review (SPR) No. 2020-24; and  

WHEREAS, CUP 2020-15 and SPR 2020-24 were previously approved following a public 
hearing held during the regularly scheduled meeting of the Planning Commission on May 9, 2023 
through adoption of Resolution No. 1956; and  

WHEREAS, City Municipal Code (CMC) § 10-3.1311(A) states any use permit granted by 
the city as herein provided shall be conditioned upon the privileges granted therein being utilized 
within 12 months after the effective date thereof; and 

WHEREAS, CMC § 10-3.1311(A) further states, “Failure to utilize such permit within such 
12-month period shall render the permit null and void unless a written request for extension is 
submitted to the Planning Commission prior to the expiration of the permit;” and,  

WHEREAS, CMC § 10-3.4.0114 provides a site plan approval shall be void one year 
following the date on which it was approved unless, prior to the expiration of one year, a building 
permit is issued by the Building Official and construction is commenced and diligently pursued 
toward completion of the site or structures which were the subject of the site plan; and 

WHEREAS, CMC § 10-3.4.0114 further states a site plan approval may be extended for 
one year periods of time, upon written application to the Director before expiration of the 
approval; and  

WHEREAS, approval of CUP 2020-15 will expire as of May 24th 2024 and approval of SPR 
2020-24 will expire as of May 19, 2024; and 

WHEREAS, on April 29, 2024, Applicant filed a timely request for a one-year (12-month) 
extension to the expiration date for the approvals for Conditional Use Pemit No. 2020-15 and 
Site Plan Review No. 2020-24, herein known as CUP 2020-15 EXT and SPR 2020-24 EXT; and  

WHEREAS, based on a preliminary environmental assessment, the project was previously 
determined to be Categorically Exempt pursuant to the provisions of Section 15332 (In-Fill 
Development) under the California Environmental Quality Act (CEQA) Guidelines; and  

WHEREAS, under the City’s Municipal Code, the Planning Commission (Commission) is 
authorized to review and approve conditional use permits, site plan reviews as well as requested 
extensions of the expiration dates for approvals on behalf of the City; and 



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

WHEREAS, at the May 14, 2024, Commission hearing, the public was provided an 
opportunity to comment, and evidence, both written and oral, was considered by the 
Commission; and 

WHEREAS, the Commission now desires to approve the one-year (12-month) extension 
of time to the expiration date for the approvals for CUP 2020-15 and SPR 2020-24. 

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

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

2. CEQA: This project has been previously assessed. A preliminary environmental 
assessment was prepared in accordance with the California Environmental Quality Act 
(CEQA). The Planning Commission adopted a determination that the project was 
Categorically Exemption pursuant to CEQA Guidelines Section 15332 (In-Fill 
Development). The project is within city limits, is of no more than five acres substantially 
surrounded by urban uses and is served by all required utilities and public services. The 
discretionary action pertains to an extension of time to the expiration date of the use 
permit and site plan review approvals. No changes are proposed to the previously 
approved project and no changes will or have occurred with respect to the circumstances 
under which the project will be undertaken. There is no new information, which was not 
known and could not have been known at the time the project was previously assessed, 
that the project will have a potential significant effect on the environment, that any of 
the exceptions under Section 15300.2 of the CEQA Guidelines are applicable to the project 
or that the project will present any unusual circumstances. 

3. Findings for CUP 2020-15 EXT: CUP 2020-15 EXT requests a one-year (12-month) 
extension of time to the expiration date of the use permit approval. The Commission 
previously found and determined that there was substantial evidence in the 
administrative record to support the approval of CUP 2020-15, as conditioned. With 
conditions, the project was determined to be consistent with the requirements of the 
Municipal Code, including Section 10-3.4.0106. The Planning Commission further 
approved, accepted as its own, incorporated as if set forth in full herein, and made each 
and every one of the findings included herein below, based on the evidence in the record. 
No changes are proposed to the previously approved project and no changes will or have 
occurred with respect to the circumstances under which the project will be undertaken. 
All previous findings remain valid.  

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

Basis for Finding: The site is zoned Light Commercial (C1) and has a land use designation 
of Commercial (C), which makes the proposed used consistent with both the General Plan 
and Zoning Ordinance.  The development of a mixed-use development is consistent with 
the intent and purpose of the Madera Municipal Code’s Light Commercial uses.  



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

Basis for Finding: The project will be located in the downtown district. Downtown Madera 
strives to ensure diverse commercial, business opportunities, and affordable commercial 
spaces to be within the City’s Vision of 2025. Currently, retail, and other permitted 
commercial uses surround the project site.  

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

Basis of Finding: The proposed use will not be detrimental to the health, safety, peace, 
morals, comfort, and general welfare of persons or property in the surrounding area. Staff 
has reviewed and conditioned the project to ensure that the project is compatible with 
its surrounding area and that all proposed development was to be properly developed 
under state and local code.  

4. Findings for SPR 2020-24 EXT: SPR 2020-24 EXT requests a one-year (12-month) extension 
of time to the expiration date of the site plan approval. The Commission previously found 
and determined that there was substantial evidence in the administrative record to 
support the approval of SPR 2020-24, as conditioned. With conditions, the project was 
determined to be consistent with the requirements of the Municipal Code, including 
Section 10-3.4.0106. The Planning Commission further approved, accepted as its own, 
incorporated as if set forth in full herein, and made each and every one of the findings 
included herein below, based on the evidence in the record. No changes are proposed to 
the previously approved project and no changes will or have occurred with respect to the 
circumstances under which the project will be undertaken. All previous findings remain 
valid. 

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

Basis for Finding: The site is zoned Light Commercial (C1) and has a land use designation 
of Commercial (C), which makes the proposed used consistent with both the General Plan 
and Zoning Ordinance. The development of a mixed-use development is consistent with 
the intent and purpose of the Madera Municipal Code’s Light Commercial uses.  

Finding b: The proposed use is consistent with any applicable specific plans.  

Basis for Finding: The property is not located within the boundary of a specific plan.   

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



Basis for Finding: The property site will be developed along the Madera Downtown 
District. There are currently developed commercial facilities and other retail space that 
has provided pedestrian and vehicular safety and has maintained internal circulation 
among the existing buildings.  Traffic congestion is avoided, pedestrian and vehicular 
safety and welfare are protected, there will be no adverse effects on surrounding 
property, light is deflected away from adjoining properties and public streets, and 
environmental impacts are reduced to acceptable levels. 

5. Approval CUP 2020-15 EXT and SPR 2020-24 EXT: Given that all the previous findings 
remain valid, the Commission hereby approves CUP 2020-15 EXT and SPR 2020-24 EXT as 
previously conditioned as set forth in the Conditions of Approval attached as Exhibit “A” 
to Commission Resolution No. 1956 included and incorporated herein by reference.  The 
new expiration date for CUP 2020-15 is May 24, 2025. The new expiration date for SPR 
2020-24 is May 19, 2025.   

6. Effective Date: the resolution is effective immediately.  

 
* * * * * 

Passed and adopted by the Planning Commission of the City of Madera this 14th day of May, by 
the following vote:  

AYES:  
 
NOES:  
 
ABSTENTIONS:  
 
ABSENT: 

________________________________ 

Robert Gran Jr. 

Planning Commission Chairperson 

Attest: 

__________________________ 

Will Tackett, Community Development Director  

  

 “Exhibit A” Conditions of Approval dated May 9, 2023 



Exhibit “A” 
CUP 2020-15 and SPR 2020-24 EXT 

Divina Mixed-Use Project 
Conditions of Approval 

May 09, 2023 
 

NOTICE TO APPLICANT 

Pursuant to Government Codes Section 66020(d)(1) and/or Section 66499.37, any protest related 
to the imposition of fees, dedications, reservations, or exactions for this project, or any 
proceedings undertaken regarding the City’s actions taken or determinations made regarding the 
project, including but not limited to validity of conditions of approval must occur within ninety 
(90) calendar days after the date of decision. This notice does not apply to those fees, 
dedications, reservations, or exactions which were previously imposed and duly noticed; or 
where no notice was previously required under the provisions of Government Code Section 
66020(d)(1) in effect before January 1, 1997. 
 
IMPORTANT:  PLEASE READ CAREFULLY 
 
This project is subject to a variety of discretionary conditions of approval. These include 
conditions based on adopted City plans and policies; those determined through plan review and 
environmental assessment essential to mitigate adverse effects on the environment including 
the health, safety, and welfare of the community; and recommended conditions for development 
that are not essential to health, safety, and welfare, but would on the whole enhance the project 
and its relationship to the neighborhood and environment. 
 
Approval of this permit shall be considered null and void in the event of failure by the applicant 
and/or the authorized representative, architect, engineer, or designer to disclose and delineate 
all facts and information relating to the subject property and the proposed development. 

 
Approval of this permit may become null and void in the event that development is not 
completed in accordance with all the conditions and requirements imposed on this permit, the 
zoning ordinance, and all City standards and specifications. This permit is granted, and the 
conditions imposed, based upon the application submittal provided by the applicant, including 
any operational statement. The application is material to the issuance of this permit. Unless the 
conditions of approval specifically require operation inconsistent with the application, a new or 
revised permit is required if the operation of this establishment changes or becomes inconsistent 
with the application. Failure to operate in accordance with the conditions and requirements 
imposed may result in revocation of the permit or any other enforcement remedy available under 
the law. The City shall not assume responsibility for any deletions or omissions resulting from the 
review process or for additions or alterations to any construction or building plans not specifically 
submitted and reviewed and approved pursuant to this permit or subsequent amendments or 
revisions. These conditions are conditions imposed solely upon the permit as delineated herein 



PC 04/14/24 – CUP 2020-15 & SPR 2020-24 EXT                                                                                                                                              2 
 

and are not conditions imposed on the City or any third party. Likewise, imposition of conditions 
to ensure compliance with federal, state, or local laws and regulations does not preclude any 
other type of compliance enforcement.  
 
Discre�onary condi�ons of approval may be appealed. All code requirements, however, are 
mandatory and may only be modified by variance, provided the findings can be made. All 
discre�onary condi�ons of approval for CUP 2020-15 will ul�mately be deemed mandatory 
unless appealed by the applicant to City Council within fi�een (15) days a�er the decision of the 
Planning Commission, and all discre�onary condi�ons of approval for SPR 2020-24 will ul�mately 
be deemed mandatory unless appealed by the applicant to the City Council within ten (10) days 
a�er the decision by the Planning Commission. In the event you wish to appeal the Planning 
Commission’s decision or discre�onary condi�ons of approval, you may do so by filing a writen 
appeal with the City Clerk. The appeal shall state the grounds for the appeal and wherein the 
Commission failed to conform to the requirements of the zoning ordinance. This should include 
iden�fica�on of the decision or ac�on appealed and specific reasons why you believe the decision 
or ac�on appealed should not be upheld. 
These conditions are applicable to any person or entity making use of this permit, and references 
to “developer” or “applicant” herein also include any applicant, property owner, owner, lessee, 
operator, or any other person or entity making use of this permit. 
 

CONDITIONS OF APPROVAL 

1. Approval of this condi�onal use permit and site plan review shall be considered null and 
void in the event of failure by the applicant and/or the authorized representa�ve, 
architect, engineer, or the designer to disclose and delineate all facts and informa�on 
rela�ng to the subject property and the proposed development.  

2. All condi�ons of approval shall be the sole financial responsibility of the applicant/owner, 
except where specifically noted in the condi�ons or mandated by statutes.  

3. The applicant shall submit to the City of Madera Planning Department a check in the 
amount necessary to file a No�ce of Exemp�on at the Madera County Clerk. This amount 
shall equal the Madera County filing fee in effect at the �me of filing. Such check shall be 
made payable to the Madera County Clerk and submited to the City of Madera Planning 
Department no later than three (3) days following ac�on on CUP 2020-15 and SPR 2020-
24.  

4. CUP 2020-15 shall expire 12 months from date of issuance, unless posi�ve ac�on to u�lize 
the CUP or a writen request for extension has been submited to the Planning 
Commission before the expira�on of the CUP (MMC Sec�on 10-3.1311, Termina�on and 
Revoca�on).  

5. SPR 2020-24 shall expire one year from date of issuance, unless a building permit is issued 
by the Building Official and construc�on is commenced and diligently pursued toward 
comple�on of the site or structures which were the subject of the site plan or the required 
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ac�on is taken to extend the approval before the expira�on date (MMC Sec�on 10-
3.4.0114, Lapse of Site Plan Approval).  

6. It shall be the responsibility of the property owner, operator, and/or management to 
ensure that any required permits, inspec�ons, and approvals from any regulatory agency 
be obtained from the applicable agency prior to issuance of a building permit and/or the 
issuance of a cer�ficate of comple�on, as determined appropriate by the City of Madera 
Planning Department.  

7. All construc�on shall cease, and the Planning Manager and City Engineer shall be no�fied 
immediately if any prehistoric, archaeological, or fossil ar�fact or resource is uncovered 
during construc�on. All construc�on shall immediately stop and an archaeologist that 
meets the Secretary of the Interior’s Professional Qualifica�ons Standards in prehistoric 
or historical archaeology shall be retained, at the applicant’s and/or successors-in-
interest’s expense, to evaluate the find(s) and recommend appropriate ac�on according 
to Sec�on 15064.5 of the California Environmental Quality Act (CEQA) Guidelines. If 
avoidance is infeasible, other appropriate measures would be ins�tuted. Work may 
proceed on other parts of the project subject to direc�on of the archaeologist while 
assessment of historic resources or unique archaeological resources is being carried out.  

8. All construc�on shall cease if any human remains are uncovered, and the Planning 
Manager, City Engineer and County of Madera Coroner shall be no�fied in accordance to 
Sec�on 7050.5 of the California Health and Safety Code. If human remains are determined 
to be those of a Na�ve American or has reason to believe that they are those of a Na�ve 
American, the Na�ve American Heritage Commission shall be contacted, and the 
procedures outlined in CEQA Sec�on 15064.5(e) shall be followed.  

Engineering 

GENERAL  

9. Deferrals are not permitted for any condition included herein, unless otherwise stated. 

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

11. Development Impact fees shall be paid at time of building permit issuance. 

12. Developer shall pay all required fees for completion of project. Fees due may include but 
shall not be limited to the following: plan review, easement acceptance, encroachment 
permit processing and improvement inspection fees. 

13. Improvement plans signed and sealed by an engineer shall be submitted to the 
Engineering Division in accordance with the Civil Improvements Submittal Checklist. 

14. The improvement plans for the project shall include the most recent version of the City’s 
General Notes. 

15. In the event archeological resources are unearthed or discovered during any construction 
activities on site, construction activities shall cease, and the Community Development 
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Director or City Engineer shall be notified so that procedures required by state law can be 
implemented. 

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

17. Improvements within the State of California right-of-way require an Encroachment Permit 
from Caltrans.  

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

19. The applicant shall coordinate with the United States Post Office relative to the proposed 
location of the postal boxes for the project. 

WATER  

20. New or existing water service connection(s), including landscape area, shall be 
constructed or upgraded to current City standards including Automatic Meter Reading 
(AMR) water meter installed within City right-of-way and backflow prevention device 
installed within private property.  

21. A separate water meter and backflow prevention device will be required for landscape 
area.  

22. A separate water meter shall be installed for each office and residential unit.  

23. At least one water meter shall be installed and account activated through the City’s Utility 
Billing Department prior to commencement of foundations and/or pads. 

SEWER  

24. New or existing sewer service connection(s) shall be constructed or upgraded to current 
City standards.  

25. Existing sewer service connections that will not be used for the project shall be 
abandoned at the mains per current City of Madera standards. 

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

STORM DRAIN  

27. Storm runoff from this project will surface drain into existing City storm drainage facilities 
and eventually into the Fresno River. Water runoff from the site must be cleaned before 
entering the existing storm water system through the use of an on-site oil/water 
separator or drop inlet inserts at drop inlets that receive runoff from the site.  

28. This project shall, as applicable, comply with the design criteria as listed on the National 
Pollutant Elimination Systems (NPDES) General Permit for Storm Water Discharges from 
Small Municipal Separate Storm Sewer System (MS4’s) as mandated by Water Quality 
Order No. 2013-0001-DWQ, NPDES General Permit No. CAS000004. For the purpose of 
this proposed development, post development runoff shall match or be less than pre-
development runoff. The development shall enter into a covenant with the City that 
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allows for future inspections by City or other designated agencies relative to the 
improvements installed as a result of this condition to ensure they remain in compliance 
with the conditions imposed under this condition. 

29. All Best Management Practices (BMP) implemented for the purpose of limiting or treating 
runoff shall be included in a Maintenance Agreement intended to guarantee those 
measures are protected and maintained by the developer/owner in perpetuity. 

STREETS 

30. The developer shall repair or replace all broken or damaged concrete improvements 
including curb, gutter and sidewalk to current City and ADA standards. Limits of repairs 
shall be established by the City Engineering Inspector.  

31. Existing drive approaches on B Street and Yosemite Avenue shall be removed and 
replaced with concrete sidewalk, curb and gutter per current City and ADA standards. 

32. Proposed drive approach on Yosemite Avenue shall be constructed per current City and 
ADA standards. Throat lengths for driveways shall be sufficient in length as to eliminate 
the possibility of vehicles queuing into the City right-of-way. 

33. The developer shall install streetlights per City Downtown Street Light Standards, along 
Yosemite Avenue frontage in accordance with current City standards. Streetlights shall be 
LED using Beta Lighting standards or equal in accordance with City of Madera standards.  

34. The extent of improvements along Yosemite Avenue shall be determined by Caltrans as 
Yosemite Avenue is a State Highway. 

35. The developer shall annex into and execute such required documents that may be 
required to participate in Landscape Maintenance District Zone 51 for the purpose of 
participating in the cost of maintaining landscape improvements within said zone.  

36. Reconstruct alley approach to the extent necessary as part of removal of existing to 
remove unsafe bump between existing alley and existing driveway. 

37. Reconstruct alley approach to the extent necessary to provide ADA accessibility. 

38. If the applicant believes that a hardship waiver is applicable based on the cost of ADA 
improvements in relation to overall project costs, a request for waiver may be submitted 
for consideration and an ultimate determination by the City.  

39.  “No Parking” signs shall be installed along Yosemite Avenue project frontage per current 
City standards. 

DRY UTILITIES  

40. All existing and proposed public utilities (electric, telephone, cable, etc.) shall be 
undergrounded, except transformers, which may be mounted on pads. Public utility 
easements shall be dedicated outside and adjacent to all streets rights-of-way. All public 
utilities within the project property and adjacent to the project property frontage on 
peripheral streets (on the development side of the street centerline) shall be placed 
underground except those facilities exempted by the Public Utilities Commission 
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Regulations or operating at 70,000 volts or greater. Undergrounding of utilities shall not 
result in the addition of new poles being installed on other properties or street frontages. 

Building/Fire  

41. A building permit is required for all proposed work on the site. 
42. The exterior wall to the North must be fire rated as it only has a 5-setback distance.  See 

CBC Chapter 7.  This includes a calculation for protected and unprotected openings. 
43. Only 2 of the commercial tenant spaces are shown with water heaters. 
44. Please clarify the placement of HVAC equipment, electrical panels and gas meters on the 

plans. 
45. The building shall be equipped with fire sprinklers.  As a mixed use a full 13 R System is 

required. 
46. Fire extinguishers are required for each commercial unit. 
47. A Knox box is required for access to the commercial structures. 
48. Please clarify where the fire sprinkler riser will be located on the plans as well as the FDC. 

Public Works 

49. All sidewalks and pedestrians access ramps need to be ADA compliant. Any raised 
sidewalks will need to be corrected.  

Mid Valley Disposal  

50. The City requires adequate space for three separate containers. One for trash. One for 
recyclables. One for organic waste.  The size of containers will depend on the waste 
generation for the site.    

Planning 

51. Condi�onal Use Permit 2020-15 and Site Plan Review 2020-24 and allows for the 
construc�on of a 5,190 square foot building and eight (8) parking spaces to be located on 
401 East Yosemite APN 007-113-018, subject to the condi�onal approved site plan. Any 
substan�al altera�ons, as deemed by the Planning Manager, to the site plan, use permit, 
or building shall require Planning Commission approval.  

52. Commercial and office uses shall be permitted on the first floor as a by-right use. 
However, recognizing the limited parking space, uses that require fixed seating, such as 
the sale of food and beverage consumption will need to be reviewed and approved by the 
Planning Department.  

53. All Trash enclosures are to be constructed along the alleyway.  
54. The applicant will be subject to the downtown In Lieu Payments that was created under 

the Parking District Act of 1951. 

SIGNAGE 
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55. All signage shall be in compliance with the Sign Ordinance of the MMC Sec�on 10-6. All 
permanent signage, with the excep�on of required signs in accordance with City 
standards, is required to have an approved Sign Permit issued by the Planning 
Department per MMC Sec�on 10-6.  

LANDSCAPE 

56.  A detailed landscaping and irrigation plan shall be prepared by a licensed landscape 
architect, stamped and submitted as part of the submittals for a building permit plan 
check.  

-END OF CONDITIONS- 
 



REPORT TO THE PLANNING COMMISSION 

 
  
 
 

 
Prepared by: Meeting of: May 14, 2024 
Adileni Rueda, Assistant Planner Agenda Number: 3 
 
SUBJECT:  

Consideration of an application for a Conditional Use Permit (CUP 2024-04) and Site Plan Review 
(SPR 2024-08) to authorize the establishment of a tattoo and piercing shop to be located at 510 
East Almond Avenue (APN: 012-240-011).  
 
RECOMMENDATION:  

Conduct a public hearing and adopt: 

1. A Resolution of the City of Madera Planning Commission determining the project is 
Categorically Exempt pursuant to Sections 15301 (Existing Facilities) and 15303 (New 
Construc�on or Conversion of Small Structures) of the California Environmental Quality 
Act (CEQA) Guidelines and approving Conditional Use Permit (CUP) 2024-04 and Site Plan 
Review (SPR) 2024-08, subject to the findings and conditions of approval. 

SUMMARY: 

The applicant has filed applica�ons for a Condi�onal Use Permit (CUP 2024-04) and Site Plan 
Review (SPR 2024-08) reques�ng authoriza�on to establish a tatoo and piercing shop at 510 East 
Almond Avenue (APN: 012-240-011) (project site).  

CUP 2024-04 will authorize the applicant to offer tatoo and piercing services within a 1,776 
square foot building located on the southwest corner of the intersec�on of East Almond Avenue 
and Emily Way. The exis�ng building is surrounded by Professional Office and Commercial zone 
districts. Facing north of the project site is the Bronco Professional Park. Dental and medical 
offices surround the rest of the project site.  

Table 1 below provides a brief overview of the entitlement request, project applicant, project 
location and site characteristics. 

Table 1: Project Overview 
 Project Number: CUP 2024-04 & SPR 2024-08 
 Applicant:  Mariana Perez 
 Property Owner: Arain Mohammad Afzal & Zubaida Afzal Trustee  
 Location:  510 East Almond Avenue   
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 Project Area:   1,776 square feet  
 Land Use:   C (Commercial) 
 Zoning District:   C1 (Light Commercial) 
 Site Characteristics: 

 
An exis�ng building located on the southwest corner of East Almond 
Avenue and Emily Way.  

 
BACKGROUND: 
The City of Madera Planning Department presented a Determination of Use on July 12, 2022, 
Planning Commission for the use of body art shops in Commercial and Industrial locations.  
 
ANALYSIS: 

Conditional Use Permit (CUP) 

The City’s Zoning Ordinance allows for the gran�ng of a use permit by the Planning Commission 
subject to being able to make findings that the establishment, maintenance or opera�on of the 
use or building will not, under the circumstances of the par�cular case, be detrimental to the 
health, safety, peace, morals, comfort and general welfare of persons residing or working in the 
neighborhood of the use, or be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City. 

Pursuant to Madera Municipal Code § 10-3.801, to operate a piercing and/or tatoo shop, the 
business must obtain approval through a Condi�onal Use Permit to operate in the City. CUP 2024-
04 has condi�oned the business to operate without being detrimental to the health and safety of 
the City.  

The business proposes to operate between the hours of 12:00 pm to 7:00 pm, five days a week.  

Site Plan Review (SPR)  

The proposed site is within an exis�ng commercial building surrounded by commercial and 
professional office uses. Currently, the business is not proposing exterior or interior 
improvements.  

The proposed use is proposing to lease an exis�ng 1,776 square foot commercial building on the 
subject property.  

While the surrounding uses are predominantly medical and dental offices, the proposal to 
operate a body art shop is similar to the surrounding uses in terms of serving appointment and 
walk-in clients and being regulated by the Department of Environmental Health. The project has 
been condi�oned to strictly operate within the building and to follow the California Medical 
Waste Management Act.  
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ENVIRONMENTAL REVIEW:  

A preliminary environmental assessment was prepared for this project in accordance with the 
requirements of the California Environmental Quality Act (CEQA). Staff has determined the 
project is categorically exempt pursuant to Sec�ons 15301 (Exis�ng Facili�es) and 15303 (New 
Construc�on or Conversion of Small Structures) of the CEQA Guidelines because the proposed 
use will occur within an exis�ng building on an exis�ng improved lot with exis�ng services and 
u�li�es. Any modifica�ons to the structure will be limited to minor interior changes or installa�on 
of new, small facili�es and equipment within an exis�ng structure and minor exterior altera�ons. 
The proposed use will occupy less than 10,000 square feet of commercial building floor area 
within an exis�ng tenant space, previously u�lized as a pharmacy in a commercially zoned 
integrated shopping center; and therefore, involves a negligible expansion of the former use. The 
proposed project is consistent with applicable general plan designa�ons and policies and is served 
by all required services and u�li�es. Further, none of the excep�ons under Sec�on 15300.2 of the 
CEQA Guidelines are applicable to this project and the project does not present any unusual 
circumstances. 
 
PLANNING COMMISSION ACTION: 

The Planning Commission (Commission) will be ac�ng on CUP 2024-04 and SPR 2024-08. Staff 
recommends that the Commission: 

1. Adopt a Resolution of the City of Madera Planning adopting a determination of 
Categorical Exemption pursuant to California Environmental Quality Act (CEQA) 
Guidelines Section 15301 (Existing Facilities) for the project and approving Conditional 
Use Permit (CUP) 2024-04 and Site Plan Review (SPR) 2024-08, subject to the findings and 
conditions of approval. 

ALTERNATIVES: 

As an alterna�ve, the Commission may erect to: 

1. Move to refer the item back to staff and/or con�nue the public hearing to a future 
Commission mee�ng at a date certain with direc�on to staff to return with an updated 
staff report and/or resolu�on (Commission to specify date and reasons for con�nuance).  

2. Move to deny one more request based on specified findings: (Commission to ar�culate 
reasons for denial).  

3. Provide staff with other alterna�ve direc�ves.  
 

ATTACHMENTS: 

1. Aerial View 
2. Planning Commission Resolu�on  

Exhibit A: Condi�ons of Approval  

 



 
 
 
 
 
 

ATTACHMENT 1 
Aerial View  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 



 



 
 
 
 
 
 

ATTACHMENT 2 
Resolution  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 



RESOLUTION NO. 1992 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
ADOPTING A CATEGORICAL EXEMPTION PURSUANT TO CEQA GUIDELINES 
SECTION 15301 (EXISTING FACILITIES) AND APPROVING CONDITIONAL USE 

PERMIT (CUP 2024-04) AND SITE PLAN REVIEW (SPR 2024-08) 

 
WHEREAS, Arain Mohammad Afzal & Zubaida Afzal Trustee (“Owner”) owns 510 East 

Almond Avenue in Madera, California (“site”); and 

WHEREAS, Mariana Perez (“Applicant”) on behalf of the Owner submited an applica�on 
for a Condi�onal Use Permit (CUP 2024-04) and Site Plan Review (SPR 2024-04) for the site 
located on the southwest corner of the intersec�on of East Almond Avenue and Emily Way; and 

WHEREAS, CUP 2024-04 was filed to request authoriza�on to establish and operate 
proposes to operate a body art shop which offers piercings and tatoos on the site; and 

WHEREAS, the project site is zoned C1 (Light Commercial) and is designated for 
Commercial land uses by the Madera General Plan; and  

WHEREAS, tatoo parlors and piercing shops are allowable uses in Commercial zone 
districts subject to a use permit; and 

WHEREAS, SPR 2024-08 was filed in accordance with the requirements of the City 
Municipal Code (CMC) applicable to new uses requiring a use permit; and 

WHEREAS, a preliminary environmental assessment was performed and the proposed 
project was determined to be Categorically Exempt pursuant to the provisions of Sections 15301 
(Existing Facilities) and 15303 (New Construc�on or Conversion of Small Structures) of the 
California Environmental Quality Act (CEQA) Guidelines; and 

WHEREAS, under the City’s Municipal Code (“MMC”), the Planning Commission is 
authorized to review and approve condi�onal use permits and environmental assessments for 
associated projects on behalf of the City; and  

WHEREAS, the City provided no�ce of the Planning Commission hearing as required by 
law; and  

WHEREAS, the Planning Commission received and reviewed CUP 2024-04 and SPR 2024-
08 at a duly no�ced mee�ng on May 14, 2024; and  

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

WHEREAS, the Planning Commission now desires to adopt a Categorical Exemp�on for 
the project pursuant to CEQA and approve CUP 2024-04 and SPR 2024-08.   

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



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

2. CEQA Determina�on: A preliminary environmental assessment was prepared for this 
project in accordance with the requirements of the California Environmental Quality Act 
(CEQA). The Planning Commission finds and determines that the project is exempt under 
Sec�on 15301 (Exis�ng Facili�es) and 15303 (New Construc�on or Conversion of Small 
Structures) of the California Environmental Quality Act (CEQA) Guidelines because the 
proposed use will occur within an exis�ng building on an exis�ng improved lot with 
exis�ng services and u�li�es. Any modifica�ons to the structure will be limited to minor 
interior changes or installa�on of new, small facili�es and equipment within an exis�ng 
structure and minor exterior altera�ons. The proposed use will occupy less than 10,000 
square feet of commercial building floor area within an exis�ng tenant space, previously 
u�lized as a pharmacy in a commercially zoned integrated shopping center; and therefore, 
involves a negligible expansion of the former use. The proposed project is consistent with 
applicable general plan designa�ons and policies and is served by all required services and 
u�li�es. Further, none of the excep�ons under Sec�on 15300.2 of the CEQA Guidelines 
are applicable to this project and the project does not present any unusual circumstances. 

3. Findings to Approve CUP 2024-04: Pursuant to MMC § 10-3.1307 the Planning 
Commission finds and determines that there is substan�al evidence in the administra�ve 
record to support the approval of CUP 2024-04, as condi�oned. The Planning Commission 
further approves, accepts as its own, incorporates as if set forth in full herein, and makes 
each and every one of the findings, based on the evidence in the record, as follows: 
 

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

The General Plan designates the subject site for commercial uses and is consistent 
with its zoning district of Light Commercial. As condi�oned, CUP 2024-04 is 
consistent with the City’s commercial regula�ons.  
 
Finding b: The proposed use will be compatible with the surrounding properties. 

The project site is suited for commercial uses. The proposal is for an exis�ng 
building zoned commercial and is surrounded by commercial and professional 
office uses. As condi�oned, the use will be compa�ble with surrounding proper�es 
and is consistent with applicable requirements regula�ng such use. 
 
Finding c: The establishment, maintenance, or operation of the use or building 
applied for will not, under the circumstances of the particular case, be detrimental 
to the health, safety, peace, morals, comfort, and general welfare of persons 
residing or working in the neighborhood of such proposed use or be detrimental or 
injurious to property and improvements in the neighborhood or general welfare of 
the city. 



The proposed use is compa�ble with surrounding proper�es and will not have a 
significant, adverse environmental impact. The request will not result in a 
detriment to the health, safety, peace, morals, comfort, or general welfare of 
surrounding uses. The project has been condi�oned to meet both the City’s 
requirements and Madera County’s Department of Environmental Health.  
 

4. Findings to Approve SPR 2024-08: Pursuant to MMC § 10-3.4.0107, the Planning 
Commission finds and determines that there is substan�al evidence in the administra�ve 
record to support the approval of SPR 2024-08, as condi�oned. The Planning Commission 
further approves, accepts as its own, incorporates as if set forth in full herein, and makes 
each and every one of the findings, based on the evidence in the record, as follows: 

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

In allowing this establishment of business and the occupancy of a an exis�ng 
vacant commercial building, these en�tlements support Vision Madera 2025 and 
encourage, “economic opportuni�es and underscores the need to atract 
commercial and retail businesses and to encourage residents to buy locally” (City 
of Madera General Plan, p. 1-2). 
 
Finding b: The proposal is consistent with any applicable specific plans.  

The property is not located within the boundary of a specific plan. 
 
Finding c: The proposed project includes facilities and improvements; vehicular 
and pedestrian ingress, egress, and internal circulation; and location of structures, 
services, walls, landscaping, and drainage that are so arranged that traffic 
congestion is avoided, pedestrian and vehicular safety and welfare are protected, 
there will be no adverse effects on surrounding property, light is deflected away 
from adjoining properties and public streets, and environmental impacts are 
reduced to acceptable levels. 

The project has been reviewed and is consistent with the surrounding uses and 
condi�oned for compliance with all applicable requirements for development in 
the C1 (Light Commercial) zone district. The project site is within an exis�ng 
building on an exis�ng improved property, therefore there are no public right way 
improvements required. Review of the site determined that the project would not 
result in a significant genera�on of noise, light, and traffic. 
 
Finding d: The proposed project is consistent with established legislative policies 
relating to traffic safety, street dedications, street improvements, and 
environmental quality. 

SPR 2024-08 will not have a significant impact on traffic or the environment. With 
the condi�ons imposed, the project will not be detrimental or injurious to 
property and improvements in the neighborhood or general welfare of the City. 



 

5. Approval of CUP 2024-04 and SPR 2024-08: Given that all findings can be made, the 
Planning Commission hereby approves CUP 2024-04 and SPR 2024-08 as condi�oned and 
set forth in the Condi�ons of Approval atached as Exhibit A. 
 

6. Effec�ve Date: This resolu�on is effec�ve immediately.  

 

* * * * * 

Passed and adopted by the Planning Commission of the City of Madera this 14th day of May 2024, 
by the following vote:  

 

 

AYES:  

NOES:  

ABSTENTIONS:  

ABSENT: 

 

________________________________ 
Robert Gran Jr. 
Planning Commission Chairperson 

 

Atest: 

 

__________________________ 
Will Tacket, Planning Manager 
 

“Exhibit A”  Condi�ons of Approval for CUP 2024-04 and SPR 2024-08 
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EXHIBIT “A” 
CUP 2024-04 & SPR 2024-08  

Tattoo and Piercing 
CONDITIONS OF APPROVAL 

 May 14, 2024 
 
Notice to Applicant 
In accordance with the provisions of Government Code Section 66020(d)(1), the imposition of 
fees, dedications, reservations, or exactions for this project are subject to protest by the project 
applicant at the time of approval or conditional approval of the development or within ninety 
(90) calendar days after the date of imposition of fees, dedications, reservation, or exactions 
imposed on the development project. This notice does not apply to those fees, dedications, 
reservations, or exactions which were previously imposed and duly noticed; or where no notice 
was previously required under the provisions of Government Code Section 66020(d)(1) in effect 
before January 1, 1997. 
 
IMPORTANT:  PLEASE READ CAREFULLY 
This project is subject to a variety of discretionary conditions of approval. These include 
conditions based on adopted City plans and policies; those determined through site plan review, 
and environmental assessment essential to mitigate adverse effects on the environment 
including the health, safety, and welfare of the community; and recommended conditions for 
development that are not essential to health, safety, and welfare, but would on the whole 
enhance the project and its relationship to the neighborhood and environment. 
 
Approval of this permit shall be considered null and void in the event of failure by the applicant 
and/or the authorized representative, architect, engineer, or designer to disclose and delineate 
all facts and information relating to the subject property and the proposed development. 
 
Approval of this permit may become null and void in the event that development is not 
completed in accordance with all the conditions and requirements imposed on this permit, the 
zoning ordinance, and all City standards and specifications. This permit is granted, and the 
conditions imposed, based upon the application submittal provided by the applicant, including 
any operational statement. The application is material to the issuance of this permit. Unless the 
conditions of approval specifically require operation inconsistent with the application, a new or 
revised permit is required if the operation of this establishment changes or becomes inconsistent 
with the application. Failure to operate in accordance with the conditions and requirements 
imposed may result in revocation of the permit or any other enforcement remedy available under 
the law. The City shall not assume responsibility for any deletions or omissions resulting from the 
review process or for additions or alterations to any construction or building plans not specifically 
submitted and reviewed and approved pursuant to this permit or subsequent amendments or 
revisions. These conditions are conditions imposed solely upon the permit as delineated herein 
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and are not conditions imposed on the City or any third party. Likewise, imposition of conditions 
to ensure compliance with federal, state, or local laws and regulations does not preclude any 
other type of compliance enforcement.   
 
Discretionary conditions of approval may be appealed. All code requirements, however, are 
mandatory and may only be modified by variance, provided the findings can be made. 
 
All discretionary conditions of approval for CUP 2024-04 will ultimately be deemed mandatory 
unless appealed by the applicant to City Council within fifteen (15) days after the decision of the 
Planning Commission, and all discretionary conditions of approval for SPR 2024-08 will ultimately 
be deemed mandatory unless appealed by the applicant to the City Council within ten (10) days 
after the decision by the Planning Commission. In the event you wish to appeal the Planning 
Commission’s decision or discretionary conditions of approval, you may do so by filing a written 
appeal with the City Clerk. The appeal shall state the grounds for the appeal and wherein the 
Commission failed to conform to the requirements of the zoning ordinance. This should include 
identification of the decision or action appealed and specific reasons why you believe the 
decision or action appealed should not be upheld. 
 
These conditions are applicable to any person or entity making use of this permit, and references 
to “developer” or “applicant” herein also include any applicant, property owner, owner, 
successors-in-interest, lessee, operator, or any other person or entity making use of this permit. 
Furthermore, “project site” refers to 501 East Almond for the leasing space for CUP 2024-04 and 
SPR 2024-08. The following conditions apply only to these portions of the subject site, unless 
specifically noted otherwise. 
 

CONDITIONS OF APPROVAL  

General 

1. Approval of this conditional use permit and site plan review shall be considered null and 
void in the event of failure by the applicant and/or the authorized representative, 
architect, engineer, or the designer to disclose and delineate all facts and information 
relating to the subject property and the proposed development. 

2. Approval of CUP 2024-04 and Site Plan Review 2024-08 will expire one year (12 months) 
from date of issuance unless rights and privileges granted by the use permit are 
exercised/utilized or required action is taken to extend the approval before the expiration 
date as provided in City Municipal Code (CMC). 

• NOTE: Pursuant to the provisions of § 10-3.1311 the City Municipal Code (CMC), 
any use permit granted by the city as herein provided shall be condi�oned upon 
the privileges granted therein being u�lized within 12 months a�er the effec�ve 
date thereof. Failure to u�lize such permit within such 12-month period shall 
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render the permit null and void unless a writen request for extension is submited 
to the Planning Commission prior to the expira�on of the permit.  

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

4. The applicant shall submit to the City of Madera Planning Department a check in the 
amount necessary to file a Notice of Exemption at the Madera County Clerk. This amount 
shall equal the Madera County filing fee in effect at the time of filing. Such check shall be 
made payable to the Madera County Clerk and submitted to the City of Madera 
Planning Department no later than three (3) days following action on CUP 2024-04 and 
SPR 2024-08.  

5. Approval of CUP 2024-04 and SPR 2024-08 is for the benefit of the applicant. The 
submittal of applications by the applicant for this project was a voluntary act on the part 
of the applicant not required by the City. Therefore, as a condition of approval of this 
project, the applicant agrees to defend, indemnify, and hold harmless the City of Madera 
and its agents, officers, consultants, independent contractors, and employees (“City”) 
from any and all claims, actions, or proceedings against the City to attack, set aside, void, 
or annul an approval by the City concerning the project, including any challenges to 
associated environmental review, and for any and all costs, attorneys fees, and damages 
arising therefrom (collectively “claim”).  

The City shall promptly notify the applicant of any claim and the City shall cooperate fully 
in the defense. If the City fails to promptly notify the applicant of any claim or if the City 
fails to cooperate fully in the defense, the applicant shall not thereafter be responsible to 
defend, indemnify, or hold harmless the City. 

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

PLANNING DEPARTMENT  

Conditional Use Permit  

1. CUP 2024-04 allows for the establishment of a body art shop to operate at 501 East 
Almond Avenue.  

2. All services shall be confined en�rely within the building and all service areas shall not be 
visible from public view.  
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3. All operations and facilities shall, at all times, be conducted and managed in a manner 
which provides for the health, safety, and welfare of the public and which ensures 
compliance with California Health and Safety Code Section 119300 et seq. 

a. All equipment used for related services shall be kept clean and sani�zed at all 
�mes.  

4. Any person who is engaged in the business of tattooing or body modification shall 
provide evidence of registration with the Madera County Environmental Health 
Department (see additional Health Department requirements herein below). 

5. A sign shall be posted on the door or in view of the entrance stating that no person 
under the age of 18 is allowed within the facility on the premises, unless accompanied 
by their parent or documented legal guardian. The operator of the establishment shall 
require all customers to show proof of age. 

6. Business shall comply with all federal, state and local laws and regula�ons, including 
without limita�on, the provisions of the California Health and Safety Code. 
 

Site Plan Review  

7. In addition to any landscaping in the public right-of-way, perimeter landscaping shall be 
provided in front and street side yards at an average width of eight feet along 
the street frontages, exclusive of driveways and walkways, but in no case may the 
landscape area width be less than four feet. 

8. All landscape areas shall be planted so as to have at least 75% coverage within three years 
of planting.  

9.  In addition to perimeter landscape areas, 5% of all parking areas shall be landscaped. 

10. Parking lot shade trees shall be planted within any parking area located on the subject 
property or within any area on the subject property adjacent to an off-street parking area 
serving the use, if no other plan�ng area is available to achieve the required parking lot 
shading. Where required, tress shall be planted to provide a minimum of 50% shade 
coverage over parking bays at high noon or at a rate of one 15-gallon tree for each 3 
parking stalls.  

11. The provisions of the City's Approved Street Tree List for tree types and spaces shall be 
followed for tree planting in park strips and perimeter landscape areas unless an 
alternative plan is approved by the Community Development Director. 

12. All landscape areas shall be fitted with an automatic irrigation system compliant with City 
of Madera Model Water Efficient Landscape Ordinance (MWELO) standards. 

13. Prior to occupancy and/or commencement of opera�ons, the property owner, operator, 
and/or manager shall install all required landscaping; or alterna�vely, develop and submit 
to the Planning Department for review and approval, a landscape replacement, 
maintenance and irriga�on program agreement for the first three (3) years to ensure that 
streetscapes and landscaped areas are installed and maintained as approved. 
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a. On-site and off-site landscaping and irriga�on shall not be installed un�l landscape 
and irriga�on plan(s) are approved by the Planning Department. Any devia�on 
from the final approved plan(s) at any �me shall require writen request and 
approval by the Planning Department. 

 
MADERA COUNTY ENVIRONMENTAL HEALTH DEPARTMENT 

14. The facility will be regulated under the Medical Waste Management Act, California Health 
and Safety Code, Sec�on 117600-118360.  

15. During the applica�on process for required County health permit, a more detailed review 
of the proposed project's compliance with all current local, state & federal requirements 
will be reviewed by this Division. The owner/operator of this property must submit all 
applicable permit applica�ons to be reviewed and approved by this Division prior to 
commencement of any work ac�vi�es.  

16. The construc�on and then ongoing opera�on must be done in a manner that shall not 
allow any type of public nuisance(s) to occur including but not limited to the following 
nuisance(s); Dust, Odor(s), Noise(s), Ligh�ng, Vector(s) or Liter. This must be 
accomplished under accepted and approved Best Management Prac�ces (BMP) and as 
required by the County General Plan, County Ordinances and any other related State 
and/or Federal jurisdic�on.  

 

 

END OF CONDITIONS 
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