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

 
NOTICE AND AGENDA 

 
Tuesday, October 8, 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: 81654764692# followed by *9 on your phone when prompted to signal you 
would like to speak, or by computer at https://www.zoom.us/j/81654764692. 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 

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

PUBLIC HEARINGS:   

1. CUP 2023-08 and SPR 2023-26 – Restaurant Drive Through 

(Continued to the next meeting of the Planning Commission on November 12, 2024) 

Subject: Consideration of an application for a Conditional Use Permit and Site Plan Review to 
allow for the use of a drive through in conjunction with a proposed restaurant on +0.34 acres 
of property located on the southern corner of the intersection of East 5th Street and North D 
Street at 126 North D Street (APN: 007-101-001).  The site zoned C1 (Light Commercial) with 
a C (Commercial) General Plan land use designation.  

Recommendation: 

Conduct a public hearing and adopt: 

a. A Resolution of the City of Madera Planning Commission adopting a determination of 
Categorical Exemption pursuant to the California Environmental Quality Act (CEQA) 
Guidelines, Sections 15303/Class 3 (New Construction or Conversion of Small 
Structures), 15311/Class 11 (Accessory Structures) and 15332/Class 32 (In-Fill 
Development Projects) and approving Conditional Use Permit 2023-08 and Site Plan 
Review 2023-26, subject to the findings and conditions of approval.  

2. CUP 2024-15 – Cal Pacific Supply 

Subject: Consideration of an application for a Conditional Use Permit to permit various office 
uses and a window tinting operation within an existing industrial office/warehouse structure 
primarily utilized by Cal-Pacific Supply located at 1035 S. Granada Dr. generally located on the 
southeast corner of the intersection of S. Granada Dr. and W. Almond Ave.  The site is zoned 
I (Industrial) with an Industrial General Plan land use designation. 

Recommendation: 

Conduct a public hearing and adopt: 

a. A Resolution of the Planning Commission of the City of Madera determining the 
project is Categorically Exempt pursuant to Section 15301 (Existing Facilities) of the 
California Environmental Quality Act (CEQA) Guidelines and approving Conditional 
Use Permit 2024-15, subject to the findings and conditions of approval. 

3. CUP 2024-18 – Country Club Chevron & Commercial Center 

Subject: Consideration of an application for a Conditional Use Permit to allow for the 
development and operation of a  drive-through in conjunction with 2,200 sq. ft. tenant space 
within a previously approved commercial/retail shell building.  The use permit would also 
allow the sale of beer and wine for off-site consumption and the sale of tobacco products 
within a previously approved 3,600 sq. ft. convenience store previously approved for 
development in conjunction with a service (gas fueling) station.  The site is located at the 
southeast corner of Country Club Drive and Adell St.  (APN: 003-250-026).  The site is 
designated for Commercial uses by the General Plan and is located within the C1 (Light 
Commercial) zone district.   
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Recommendation: 

Conduct a public hearing and adopt: 

b. A Resolution of the Planning Commission of the City of Madera determining 
the project was previously assessed for compliance with the requirements of 
the California Environmental Quality Act (CEQA) and no further 
documentation is required; and, approving Conditional Use Permit 2024-18, 
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. 

mailto:planninginfo@madera.gov
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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. 



 
 
 
 
 
 
 
 

 

CUP 2023-08 and SPR 2023-26 
Restaurant Drive Through 

This item is being continued to the next Planning 
Commission Meeting on November 12, 2024 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 



    

 

REPORT TO THE PLANNING COMMISSION 

 
  
 
 

 

Prepared by:                                                                     Meeting of: October 8, 2024 
Rudy Luquin, Senior Planner Agenda Number: 2 
 
SUBJECT:  

Consideration of applications for Conditional Use Permit (CUP 2042-15) and a Determination of 
Use (DOU) pertaining to ±8.54 acres of property generally located on the southeast corner of the 
intersection of South Granada Drive and West Almond Avenue at 1035 South Granada Drive 
(APN[s]: 009-350-037). 
 
RECOMMENDATION:  

Conduct a public hearing and adopt: 

1. A Resolution of the Planning Commission of the City of Madera determining the project 
is Categorically Exempt pursuant to Section 15301 (Existing Facilities) of the California 
Environmental Quality Act (CEQA) Guidelines and approving Conditional Use Permit (CUP) 
2024-15, subject to the findings and conditions of approval; and, determining an 
Automotive Tinting business to be a permissible use in accordance with City Municipal 
Code (CMC) § 10-3.1002(A)(19). 
 

SUMMARY:   

GMA Engineering (applicant), on behalf of Woodlake Development LLC (property owner), has 
filed Conditional Use Permit Application No. 2024-15 (CUP 2024-15) pertaining to the ±8.5-acre 
Cal-Pacific Supply, Inc. industrial property located at 1035 S. Granda Dr., generally located on the 
southeast corner of the intersection of S. Granada Dr. and W. Almond Ave. in the City of Madera 
(APN[s]: 009-350-037), the “project site.” The project site is planned for Industrial uses by the 
Madera General Plan and is zoned I (Industrial) by the City of Madera Zoning Ordinance. 
 
CUP 2024-15 was filed requesting authorization to establish several office uses to be located 
within the existing industrial structure for Cal-Pacific Supply, Inc. CMC § 10-3.1002(C)(1) provides 
allowance for the proposed office businesses as exclusive primary uses (as a use permitted in any 
Residential zone) in the I (Industrial) zone district with attainment of a Conditional Use Permit 
(office uses that are ancillary to a primary industrial use are otherwise permitted).  
 
An automotive tinting business is also proposed to be located within the existing industrial 
structure on the project site. With the exception of automobile dismantling and used parts 
storage, automotive/vehicle-related repair or services are not list as being permissible the I 
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(Industrial) zone district.  In accordance with CMC § § 10-3.1002(A)(19), other retail and 
wholesale stores or storage and service establishments, light industrial and manufacturing uses 
which are determined by the Planning Commission to be similar in character and are not more 
detrimental to the welfare of the neighborhood in which they are located than any use listed in 
this subsection, unless such business or enterprise is hereafter in this chapter specifically listed 
in another classification may be permissible “by-right.” A Determination of Use (DOU) is 
therefore requested for purposes of the proposed automotive tinting business. 
 
An overview of the proposed project is provided in Table 1 below. 

Table 1: Project Overview 
 Project Number: CUP 2024-15 
 Applicant:  GMA Engineering, Rob Sanders 
 Property Owner: Woodlake Development LLC 
 Location:  Southeast corner of the intersection of S. Granada Dr. and W. 

Almond Ave. 
 Project Area:   The project site is approximately 8.5 acres 
 Planned Land Use:   I (Industrial) 
 Zoning District:   I (Industrial) 
 Site Characteristics: The project site is 8.5 acres and is developed 

  
BACKGROUND: 

On February 9, 2021, the Planning Commission, following a public hearing, approved Site Plan 
Review (SPR) 2020-16 for the development of a 102,250 square foot industrial structure 
consisting of 7,500 square feet of office area, 85,00 square feet of warehouse area, and a storage 
area of 2,250 square feet, including associated site improvements. The structure was planned to 
only accommodate the industrial operation and all incidental uses for Cal-Pacific Supply, Inc. 
 
Subsequently, the property owner has decided to undergo tenant improvements to incorporate 
approximately 20 tenant spaces. As previously stated, some of the tenant spaces are proposed 
to be occupied by office uses and one tenant space proposed to house a vehicle window tinting 
operation. The office and window tinting uses will not intensify the existing industrial uses and/or 
create any type of a detrimental impact to the surrounding area or each other. The proposed 
office uses, and vehicle window tinting operation are compatible and complement the existing 
surrounding uses.  
 
Conditions of Approval will be incorporated to ensure that the proposed uses will not create 
negative impacts to the surrounding area.  
 
ANALYSIS:   

Site Characteristics: 

The project site is recently developed and operative with an existing industrial use for Cal-Pacific. 
There are industrial uses located to north, east, and south. There are existing residential uses to 
the west across South Granada Drive. 
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Surrounding Land Uses:  

The Madera General Plan Land Use Map designates the project site for industrial land uses. All 
surrounding properties to the north, east, and south are planned and zoned for Industrial uses 
with properties to the west (across South Granada Drive) planned for Medium Density Residential 
uses and zoned PD-4500 (Planned Development, one unit for each 4,500 square feet of site area). 
The surrounding area has existing urban development consisting of industrial and residential 
uses. 
 
Table 2 below summarizes the existing development/uses, and the General Plan land use 
designations and zoning districts surrounding the proposed project site.  
 
Table 2: Bordering Site Information  

Direction  Existing Use General Plan 
Designation Zone District  

North Industrial Industrial IP 
East Industrial Industrial I 

South Industrial Industrial I 
West Single Family 

Residential 
Medium Density 

Residential 
PD (4500) 

IP – Industrial Park 
I – Industrial 
I – Industrial 
PD (4500) – Planned Development (One unit for each 4,500 sq. ft. per site) 

 
Compatibility with Surrounding Uses: 

The applicant proposes to have office uses and a vehicle window tinting operation, which may 
be permitted through approval of a Conditional Use Permit and a Determination of Use within 
the I (Industrial) zone district. The proposed uses are not intensive and would be considered more 
compatible with adjacent residential uses than many other uses permissible in the I (Industrial) 
zone district. For this reason, the proposed use of the project site will contribute to a buffer on 
the boundary of the industrial planned and zoned lands and the existing residential uses to the 
west.  
 
The proposed uses are not considered to be of a sensitive nature, the introduction of which would 
generally obstruct or adversely impact the ability to develop planned industrial lands and/or 
viability to conduct operations for which planned and zoned industrial areas are intended. 
However, the property owner and owners of businesses proposing to conduct operations 
thereon must acknowledge the choice to conduct business on the site is a voluntary act and 
approval of the use permit is for the benefit of the applicant. The surrounding area is primarily 
planned and zoned for industrial use. Typical industrial operations should be expected to occur 
and should not be deemed to constitute a nuisance due to the introduction of the subject uses 
on the project site. Acceptance of the conditions of approval includes the acknowledgement that 
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the property owner as well as the owners and employees of business conducting operations on 
the project site should be prepared to accept the inconveniences and discomfort with normal 
industrial activities. 
 
The project is consistent and compatible with the other existing uses in the surrounding area. 
Conditions placed on the project that will ensure that the development and operation of the 
project does not have a substantial adverse impact on the surrounding uses. 
 
Determination of Use: 

In accordance with CMC § 10-3.1002(A)(19), other retail and wholesale stores or storage and 
service establishments, light industrial and manufacturing uses which are determined by the 
Planning Commission to be similar in character and are not more detrimental to the welfare of 
the neighborhood in which they are located than any use listed in this subsection, unless such 
business or enterprise is hereafter in this chapter specifically listed in another classification may 
be permissible “by-right.” A Determination of Use (DOU) is therefore requested for purposes of 
the proposed automotive tinting business. 
 
Vehicle tinting is most aptly characterized as a minor automotive-related service, which may 
generally be classified as including (but not limited to) replacement of small automotive parts as 
well as the installation and servicing of related equipment and parts. Minor automotive-related 
services are often conducted indoors, and repairs are made, or service is provided in enclosed 
bays and no vehicles are stored overnight. A minor automotive-related service excludes 
disassembly, removal, or replacement of major components such as engines, drive trains, 
transmissions, or axles; automotive body and fender work; vehicle painting; or other operations 
that generate excessive noise, objectionable odors, or hazardous materials. 
 
CMC § 10-3.1002(A)(2) provides automobile dismantling and used parts storage, provided such 
must be conducted wholly within a building is a use permissible “by-right” in the I (industrial) 
zone district. CMC § 10-3.1002(A)(11) provides machine shops (which could include machining of 
automotive parts or components) are a use permissible “by-right” in the I (industrial) zone 
district. Generally, these are uses which would be considered major automotive related uses, 
which could include but not be limited to the repair and rebuilding of engines, transmissions, 
running gear, disassembly and reassembly or customization of automotive parts, frames or 
bodies, etc. In addition, dismantling and used parts storage often involve salvaging. These are 
considered far more intensive uses with greater potential to cause nuisances within 
neighborhoods in which they are located. 
 
A vehicle tinting business use would be similar in character to existing permissible uses as an 
automotive-related service and due to the minor nature, would not be more detrimental to the 
welfare of the neighborhood in which the project site is located than those uses permissible in 
the Industrial zone district; and, vehicle tinting, nor automotive-related uses are businesses or 
enterprises specifically listed in another classification of the Zoning Regulations thereafter. 
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ENVIRONMENTAL REVIEW:   

The development and improvement of the site with the industrial structure comprising office and 
warehouse area for Cal Cal-Pacific Supply, Inc. was previously reviewed for compliance with the 
requirements of the California Environmental Quality Act (CEQA) Guidelines, resulting in the 
preparation of an initial study and adoption of a Negative Declaration; a Notice of Determination 
was posted with the Madera County Clerk on February 6, 2021. 
 
Staff performed a preliminary environmental assessment and determined that the project is 
exempt under Section 15301/Class 1 (Existing Facilities) of the California Environmental Quality 
Act (CEQA) Guidelines because the project is limited to tenant improvements within an existing 
office and warehouse structure to accommodate business and professional office uses and one 
vehicle window tinting operation involving negligible or no expansion of use in the I (Industrial) 
zone district. 
 
None of the exceptions under Section 15300.2 of the CEQA Guidelines are applicable to this 
project and there are no unusual circumstances. 
 
COMMISSION ACTION: 

The Commission will be acting on CUP 2024-15. Staff recommends that the Commission:  

1. Adopt a Resolution of the Planning Commission of the City of Madera determining the 
project is Categorically Exempt pursuant to Section 15301 (Existing Facilities) of the 
California Environmental Quality Act (CEQA) Guidelines and approving Conditional Use 
Permit (CUP) 2024-15, subject to the findings and conditions of approval; and, 
determining an Automotive Tinting business to be a permissible use in accordance with 
City Municipal Code (CMC) § 10-3.1002(A)(19). 

 
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. 
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ATTACHMENTS: 

1. Vicinity Map  
2. Aerial Image 
3. General Plan Land Use Map & Zoning Maps 
4. Floor Plans 
5. Planning Commission Resolution 

Exhibit “A” – Conditions of Approval 
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ATTACHMENT 2 
Aerial Image 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





 
 
 
 
 
 
 

 
 

ATTACHMENT 3 
General Plan Land Use & Zoning Maps 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 



 
 
 
 
 
 
 
 

 

ATTACHMENT 4 
Floor Plans 
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RESOLUTION NO. 2004 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
DETERMINING THE PROJECT IS CATEGORICALLY EXEMPT PURSUANT TO 

SECTION 15301 (EXISTING FACILITIES) OF THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (CEQA) GUIDELINES AND APPROVING 

CONDITIONAL USE PERMIT (CUP) 2024-15; AND, DETERMINING AN 
AUTOMOTIVE TINTING BUSINESS TO BE A PERMISSIBLE USE IN 

ACCORDANCE WITH CITY MUNICIPAL CODE (CMC) § 10-3.1002(A)(19). 
 

WHEREAS, GMA Engineering (applicant) on behalf of Woodlake Development, LLC. 
(“Owner”), submitted an application for Conditional Use Permit (CUP 2024-15), “the project,” 
pertaining to ±8.5 acres of developed property generally located on the southeast corner of the 
intersection of South Granada Drive and West Almond Avenue at 1035 South Granda Drive (APN: 
009-350-037), Madera, CA (“site”); and  

WHEREAS, the site is designated for Industrial land uses on the General Plan Land Use 
Map and is zoned I (Industrial) by the Zoning Ordinance; and 

WHEREAS, in accordance with City Municipal Code (CMC) § 10-3.1002(C)(1), CUP 2024-
15 was filed to request authorization to allow business and professional offices (as uses 
permissible in any Residential zone) to be established on the site; and 

WHEREAS, operations proposed in accordance with CUP 2024-14 have been determined 
to be able to occur on the site in a manner that is not detrimental to the welfare and well-being 
of the surrounding uses and the City at large; and 

WHEREAS, pursuant to CMC § 10-3.1002(A)(19), a Determination of Use is required by 
the Planning Commission to authorize an automotive/vehicle tinting business (as a use similar in 
character and not more detrimental to the public welfare than other uses permissible in the I 
(Industrial) zone district on the site; and 

WHEREAS, a preliminary environmental assessment was performed and the proposed 
project was found to be Categorically Exempt pursuant to the provisions of the California 
Environmental Quality Act (CEQA) Guidelines, Section 15301 (Existing Facilities); and 

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

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

WHEREAS, the Planning Commission received and independently reviewed CUP 2024-15 
at a duly noticed meeting on October 8, 2024; and  



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

WHEREAS, after due consideration of the items before it, the Planning Commission now 
desires to adopt this Resolution approving CUP 2024-15 and determining an Automotive Tinting 
business to be a permissible use in accordance with City Municipal Code (CMC) § 10-3.1002(19).   
 

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

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

2. CEQA: A preliminary environmental assessment was prepared for this project in 
accordance with the requirements of the California Environmental Quality Act (CEQA). 
The Planning Commission determines that the project is exempt under Section 
15301/Class I (Existing Facilities) of the State CEQA Guidelines because the project is 
limited to tenant improvements involving the permitting, leasing, licensing or minor 
alterations within an existing office and warehouse structure to accommodate business 
and professional office uses as well as one vehicle window tinting operation involving 
negligible or no expansion of use in the I (Industrial) zone district. The proposed project 
is consistent with applicable general plan designations and policies and is served by all 
required services and utilities. Further, none of the exceptions under Section 15300.2 of 
the CEQA Guidelines are applicable to this project and there are no unusual 
circumstances. 

3. Determination of Use (DOU): In accordance with City Municipal Code (CMC) § 10-
3.1002(19), the Planning Commission finds and determines that there is substantial 
evidence in the administrative record that an automotive/vehicle tinting service is a use 
similar in character and not more detrimental to the public welfare of the neighborhood 
of the project site than other uses permissible in the I (Industrial) zone district.  

 

4. Findings to Approve CUP 2024-15: The Planning Commission finds and determines that 
there is substantial evidence in the administrative record to support the approval of the 
use permit, as conditioned. 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 proposed office uses are consistent with the goals, objectives and 
policies of the General Plan Industrial land use designation and the I 
(Industrial) zone district.,  

The proposed uses are not considered to be of a sensitive nature, the 
introduction of which would generally obstruct or adversely impact the 
ability to develop planned industrial lands and/or viability to conduct 
operations for which planned and zoned industrial areas are intended. 



CUP 2024-15 was filed to request authorization to allow business and 
professional offices (as uses permissible in any Residential zone) to be 
established on the site in accordance with the provisons of City Municipal 
Code (CMC) § 10-3.1002(C)(1). 

As conditioned, development of the site is consistent with the Madera 
General Plan goals and policies and the Design and Development 
Guidelines. 

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

The proposed offices uses are not intensive and would be considered more 
compatible with adjacent residential uses to the west and across South 
Granada Drive than many other uses permissible in the I (Industrial) zone 
district. For this reason, the proposed use of the project site will contribute 
to a buffer on the boundary of the site adjacent industrial planned and 
zoned lands and the existing residential uses to the west.  

The proposed uses are not considered to be of a sensitive nature, the 
introduction of which would generally obstruct or adversely impact the 
ability to develop planned industrial lands and/or viability to conduct 
operations for which planned and zoned industrial areas are intended. The 
choice to conduct business on the site is a a voluntary act and approval of 
the use permit is for the benefit of the applicant. The surrounding area is 
primarily planned and zoned for industrial use. Typical industrial 
operations should be expected to occur and should not be deemed to 
constitute a nuisance due to the introduction of the subject uses on the 
project site. Acceptance of the conditions of approval includes the 
acknowledgement that the property owner as well as the owners and 
employees of business conducting operations thereon should be prepared 
to accept the inconveniences and discomfort with normal industrial 
activities. 

As conditioned, the office uses will be compatible with the surrounding 
land uses and the established codes, standards and policies relating to 
traffic safety, street improvements and environmental quality. 

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 office and vehicle window tinting uses will not result in a 
detriment to the health, safety, peace, morals, comfort, or general welfare 
of persons or property in the surrounding area. The operations of this 
proposal have been conditioned. The general welfare and safety of the 



surrounding uses and the City at large are not negatively impacted and will 
be protected.  

5. Approval of CUP 2024-15: Given that all findings can be made, the Planning Commission 
hereby approves the use permit as conditioned and set forth in the Conditions of 
Approval attached as Exhibit “A”. 
 

6. Effective Date: This resolution is effective immediately.  

* * * * * 

Passed and adopted by the Planning Commission of the City of Madera this 8th day of October 
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 CUP 2024-15 



EXHIBIT “A” 
CUP 2024-15 

CAL-PACIFIC SUPPLY  
CONDITIONS OF APPROVAL 

October 8, 2024 
 

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 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 2024-15 will ultimately be deemed mandatory unless appealed by the applicant to the 
City Council within 15 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 



PC 10/08/2024 (CUP 2024-15 – Cal-Pacific Supply)   
 

Commission failed to conform to the requirements of the zoning ordinance. This should include 
identification of the decision or action appealed and specific reasons why you believe the decision or 
action appealed should not be upheld. 

These conditions are applicable to any person or entity making use of this permit, and references to 
“developer” or “applicant” herein also include any applicant, property owner, owner, lessee, operator, or 
any other person or entity making use of this permit. 

CONDITIONS OF APPROVAL 

General Conditions  

1. 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) working days following action on CUP 2024-15. 

2. Project approval is conditioned upon acceptance of the conditions of approval contained herein, 
as evidenced by receipt in the Planning Department of the applicant’s signature upon an 
Acknowledgement and Acceptance of Conditions within thirty (30) days of the date of approval 
for this use permit. 

3. The applicant’s failure to utilize CUP 2024-15 within one year following the date of this approval 
shall render use permit(s) null and void unless a written request for an extension has been 
submitted to and approved by the Commission in accordance with the provisions of City Municipal 
Code (CMC) § 10-3.1311(A). 

4. CUP 2024-15 may be made null and void without any additional public notice or hearing at any 
time upon both the benefactors of use permit and owners of the property voluntarily submitting 
to the City a written request to permanently extinguish CUP 2024-15.  

5. The project site and facilities shall be subject to periodic reviews and inspection by the City to 
determine compliance with the conditions of approval and applicable codes.  If at any time, the 
use is determined by Staff to be in violation of the conditions, staff may schedule a public hearing 
before the Commission within 45 days of the violation to revoke the permits or modify the 
conditions of approval. 

6. All plans submitted for on-site construction or building permits must incorporate and reflect all 
requirements outlined in the herein listed conditions of approval.  Should the need for any 
deviations from these requirements arise, or for any future changes or additions not considered 
by the Planning Commission, they may be requested in writing for consideration of approval by 
the Planning Manager and/or City Engineer.  The Planning Manager may determine that 
substantive changes require formal modification to the conditional use permit and/or site plan 
review by the Commission. 

7. All conditions of approval shall be the sole financial responsibility of the applicant/owner, except 
where specified in the conditions of approval listed herein or mandated by statutes. 

8. It shall be the responsibility of the property owner to ensure that any required permits, 
inspections and approvals from any regulatory agency shall be obtained from the concerned 
agency prior to any building permit final issuance. 
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9. Approval of this conditional use permit 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. 

Building Department 

10. At the time of submittal for building permit plan check, a minimum of three (3) sets of the 
following plans to the Building Department is required.  Plans shall be prepared by an individual 
licensed to practice architecture and include the following required drawings drawn to an 
appropriate scale: 

a) Floor plan - The uses of all rooms and activity areas shall be identified on the plans 

11. Current State of California and federal accessibility requirements shall apply to the entire site and 
all structures and parking thereon.  Compliance shall be checked at the permit stage, shall be 
confirmed at final inspection, and shall apply to proposed and future development. 

Fire Department 

12. All improvements on/to the property shall require a building permit. A separate permit shall be 
required for each structure. A separate permit shall be required for the vehicle fueling system.  

13. Fire access shall comply with the California Fire Code. Signage to identify fire lanes and the 
placement of a knox box shall be required for each structure.  

14. 2A10BC-rated fire extinguishers shall be required for the retail area at a ratio of one for each 3,000 
square feet of floor area.  The maximum travel distance to reach a fire extinguisher shall be 75 
feet.  A minimum of two fire extinguishers shall be required.  At least one 40BC-rated fire 
extinguisher is required for the fueling canopy.  One K-class fire extinguisher may be required for 
the cooking operation. 

15. The address shall be posted for each structure and be plainly visible from the street. 
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16. Plans submitted for a building permit shall include complete information demonstrating adequate 
separation between the various structures on the plans.  

Planning Department 

17. Approval of this conditional use permit 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. By accepting these conditions, the property owner and business operators 
acknowledge the surrounding area is primarily planned and designated for Industrial uses on the 
General Plan Land Use Map and zoned for I (Industrial) by the Zoning Ordinance and agree the 
choice to conduct business on the site is a voluntary act. Typical industrial operations should be 
expected to occur. Acceptance of the conditions of approval includes the acknowledgement that 
the property owner as well as the owners and employees of businesses conducting operations on 
the project site should be prepared to accept the inconveniences and discomfort with normal 
industrial activities and normal industrial activities will not be deemed to constitute a nuisance 
due to the introduction of office uses on the project site. 

18. Vandalism and graffiti shall be corrected per the MMC.   

19. The property owner, operator and/or manager shall keep the property clear of all trash, rubbish 
and debris at all times, and disposal of refuse shall be restricted to the dumpster on the project 
site.  

20. The property owner, operator and/or manager shall operate in a manner that does not generate 
noise, odor, blight or vibration that adversely affects any adjacent properties.  

21. The property owner and/or benefactor of the use permit(s) shall comply with all federal, state and 
local laws. Material violations of any of those laws concerning the use(s) may be cause for 
revocation of said use permit(s). 

22. All other proposed uses that are not permitted by right in the Industrial zone district shall be 
individually processed as separate Conditional Use Permit(s). 

Building and Site Aesthetics 

23. The construction and placement of all buildings approved as part of SPR 2019-29 shall be in 
close conformance with the elevation drawings, as reviewed and approved by the Commission.   

24. The applicant/developer shall provide the Planning Department with a final color and materials 
board and representative color section rendering of the proposed buildings.  

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

• The location of all-natural gas and electrical utility meter locations 

• The location of all HVAC (heating, ventilation or air conditioning) equipment 

• The location of all compressor equipment, and mechanical and electrical equipment 

26. All electrical/mechanical equipment shall be located within an electrical/mechanical room in the 
interior of the structure, with exception to transformers. 

27. The specifications and types of exterior lighting fixtures to be installed on the site shall be 
submitted to and approved by the Planning Department prior to the issuance of building permits.  
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All exterior lighting shall be directed away from adjoining properties and not interfere with the 
driving safety of vehicular traffic.  Exposed bulbs will not be permitted. 

28.  All parking lot lighting shall be incorporated into landscaped areas.  

29. The developer shall contact the City Engineer when all site lighting is operational.  Additional light 
screening may be required. 

30. Roof access ladders shall be located within the interior of the building. 

31. The property owner shall maintain all landscaping in a healthy and well-manicured appearance to 
achieve and maintain the landscaping design that was approved by the city.  This includes, but is 
not limited to, ensuring properly operating irrigation equipment at all times, trimming and pruning 
of trees and shrubs, mowing lawns consistent with industry standards, and replacing dead or 
unhealthy vegetation.   

Parking 

32. Parking stalls shall be developed in close conformance with the approved site plan drawings. 

33. All parking and loading areas shall be marked and striped to City standards: Perpendicular (90 
degrees) parking spaces shall measure a minimum of nine feet wide by nineteen feet deep.  No 
compact stalls shall be incorporated into the parking field. The minimum drive 
aisle/backing/maneuvering space is 26 feet. 

34. On-site parking shall be provided at all times in conformance with the CMC. Further expansion of 
the use or additional or accessory uses may require the provision of additional parking spaces in 
compliance with City standards prior to the establishment of the use.  All required parking shall 
be permanently maintained with all parking spaces to be shown on plans submitted for building 
permits.  Any modifications in the approved parking layout shall require approval by the Planning 
Department.  

35. Any new proposed uses shall not exceed/impact the existing allotted parking area. 

Signage 

36. Signage shall be in accordance with City standards, and all signs shall be reviewed and approved 
by the Planning Department prior to the issuance of a separate sign construction permit which 
may be required by the Building Department.   

37. Address sign designs shall be approved by the Planning Department prior to the issuance of 
building permits. 

38. All proposed construction announcement sign uses shall conform to the sign ordinance. 

San Joaquin Valley Air Pollution Control District 

39. The applicant shall comply with the rules and regulations of the San Joaquin Valley Air Pollution 
Control District. 

 

END OF CONDITIONS 



 

REPORT TO THE PLANNING COMMISSION 
 
  
 
 

 

Prepared by: Meeting of:  October 8, 2024 
Will Tackett, Community Development Director Agenda Item: 3 
 
 
SUBJECT  

Consideration of an application for a Conditional Use Permit (CUP 2024-18) pertaining to ±1.37 
acres of property located on the southeast corner of the intersection of Country Club Drive and 
Adell Street at 1575 Country Club Drive (APN: 003-250-026). 
 
RECOMMENDATION  

Conduct a public hearing and adopt: 
 

1. A Resolution of the Planning Commission of the City of Madera determining the project 
was previously assessed for compliance with the requirements of the California 
Environmental Quality Act (CEQA) and no further documentation is required; and, 
approving Conditional Use Permit 2024-18, subject to the findings and conditions of 
approval.  

 
SUMMARY: 

Milestone Associates Imagineering, Inc. (Agent), on behalf of JGJM Investments (Owner), has 
filed Conditional Use Permit (CUP) Application No. 2024-18 pertaining to ±1.37 acres of property 
located on the southeast corner of the intersection of Country Club Drive and Adell Street at 1575 
Country Club Drive (APN: 003-250-026), the “Project Site”. The project site is designated for 
Commercial uses by the Madera General Plan and is located within the C1 (Light Commercial) 
zone district. 
 
CUP 2024-18 has been filed requesting authorization for the development and operation of a 
drive-through in conjunction with a 2,200 square-foot tenant space within a proposed 
commercial/retail shell building previously approved for development on the project site. The 
use permit also requests authorization to obtain a Type 20 (Off-Sale Beer & Wine) California 
Department of Alcoholic Beverage Control (ABC) license to sell beer and wine beverages for off-
site consumption and authorization for the sale of tobacco products within a 3,600 square-foot 
convenience store previously approved for development in conjunction with service (gas fueling) 
station on the project site.  
 
The City’s Zoning Ordinance allows for the granting of a use permit by the Commission subject to 
the Commission being able to make findings that the establishment, maintenance or operation 
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of the use or building will not, under the circumstances of the particular case, be detrimental to 
the health, safety, peace, morals, comfort and general welfare of persons residing or working in 
the neighborhood of the use, or be detrimental or injurious to property and improvements in the 
neighborhood or the general welfare of the City. 
 
Tables 1 below provides an overview of the entitlement request, project applicant, project 
location and site characteristics.  

Table 1: Project Overview 
 Project Number: Conditional Use Permit 2024-18 
 Applicant:  Milestone Associates Imagineering, Inc. 
 Property Owner: JGJM Investments 
 Location:  Southeast corner of Country Club Drive and Adell Street  

1575 Country Club Drive (APN 003-250-026).  
 Project Area:   Approximately 1.37 acres 
 Planned Land Use:   C (Commercial) 
 Zoning District:   C-1 (Light Commercial) 
 Site Characteristics: Vacant undeveloped site.  

 
BACKGROUND: 

A previous applicant, Lion Builders, Inc., on behalf of the property owner and current applicant, 
JGJM Investments, originally applied for a use permit (CUP 2021-02) and site plan review (SPR 
2019-25) to develop the southeast corner of Country Club Drive and Adell Street (SPR 2019-25) 
with a new service (gas fueling) station with 6 fuel islands totaling 12 self-service pumps and a 
new 4,000 sf convenience store. In addition, the project proposed to construct a new 5,800-sf 
retail center on the eastern portion of the project site of which a 2,200-sf building area would be 
developed as a coffee shop with a drive-through lane and window plus a 3,600-sf building pad 
for one or more future retail uses (Attachment 5). CUP 2021-02 requested authorization to sell 
beer and wine beverages and tobacco products within the proposed service station convenience 
store, and to allow for the drive-thru use in conjunction with the coffee shop. 
 
On December 14, 2021, the Planning Commission adopted Resolution No. 1900 adopting a 
Negative Declaration prepared for the proposed project in accordance with the provisions of the 
California Environmental Quality Act (CEQA) and conditionally approving CUP 2021-02 and SPR 
2019-25, with a caveat that the size of the proposed 4,000-sf convenience store be reduced in 
size to not exceed a maximum floor area of 3,600 sf. 
 
Pursuant to CMC § 10-3.1311(A), any use permit granted by the city 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. As the privileges granted by CUP 2021-02 were not exercised and a 
request for extension was not submitted to the Planning Commission within the 12 months, the 
approval of CUP 2021-02 expired.  
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A new application for CUP 2023-03 was subsequently submitted and requesting authorization for 
the same allowances associated with a drive through restaurant use in conjunction with the 
detached commercial retail pad and the sale of beer, wine and tobacco in conjunction with the 
service station convenience store on the project site (as previously authorized by CUP 2021-02). 
 
On June 13, 2023, the Commission adopted Resolution No. 1959; finding that no further 
environmental review pursuant to the California Environmental Quality Act (CEQA) was required 
and approving CUP 2023-03.  
 
The service (gas fueling) station and convenience store uses, the restaurant (sans drive through) 
or other general commercial retail uses in association with the detached commercial shell 
building are permissible “by-right” in the C1 (Light Commercial) zone district and do not require 
a use permit for development or operations. While the satisfaction of certain civil conditions for 
SPR 2019-25 contributed to delays in permitting, the applicant has remained diligent in working 
with City staff and an acceptable solution has been identified. The project has undergone multiple 
permit plan check reviews, is very near completion and the site plan has long been approved by 
Planning for purposes of the issuance of permits. Administrative extensions have been 
authorized by the Development Director for SPR 2019-25 due to the challenges presented by the 
project conditions (and the need for City staff to further explore feasible options for permanent 
solutions and compliance with the conditions of approval for the SPR). However, while the 
applicant was advised an extension for CUP 2023-13 would be required, an application for 
extension was not submitted by the applicant within the 12 months; and, a new CUP application 
(CUP 2024-18) is required to restore previous authorization relative to the drive through use as 
well as alcohol and tobacco sales on the project site. 
 
ANALYSIS: 

Site Characteristics: 

Circumstances relative to and surrounding the property have not changed. The project site 
remains a vacant, undeveloped parcel. Surrounding uses include existing large-lot rural 
residential development to the north across Adell Street, vacant land to the east, existing 
commercial development (Tractor Supply Company) to the south, and large-lot rural residential 
development to the west across Country Club Drive. Approximately 246 acres of land to the north 
of the project site were annexed to the City on April 15, 2024 as part of the Country Club Drive - 
Martin Street Annexation (2023-01). 
 
Table 2 below provides an overview of the existing uses, General Plan land use designations and 
zoning for properties surrounding the project site. 

Table 2: Existing Uses, General Plan Designations and Zoning Districts of Surrounding Properties 

Direction from 
Project Site Existing Use General Plan Designation Zone 

District 
North Rural Residential Low Density Residential R1 
East Vacant Commercial C1 
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South Retail Commercial C1 
West Rural Residential Commercial C1 

County – Outside City Limits subject to County Zoning 
C1 – (Light Commercial) 

 
Country Club Drive is a designated 4-lane arterial roadway with a shared 2-way left turn lane used 
for vehicles entering the existing commercial development immediately south and adjacent to 
the site. A raised median is present beginning at the north end of the driveway and extending 
approximately 260 feet south. Country Club Drive improvements include an existing monolithic 
curb, gutter, sidewalk along the project site frontage and an Americans with Disabilities Act (ADA) 
access ramp on the northwestern corner of the property. There are no marked crosswalks 
present at the Country Club Drive / Adell Street intersection. Adell Street is a designated collector 
roadway with no improvements other than 2 lanes of pavement paralleling the project site. The 
intersection of Country Club Drive and Adell Street is a minor leg stop controlled tee intersection 
– vehicle traffic on Adell Street must yield to through traffic on Country Club Drive. 
 
Drive-Through: 

In accordance with City Municipal Code (CMC) § 10-3.802(C)(4), a use permit shall be secured for 
drive through restaurants (i.e., businesses primarily engaged in serving prepared food and/or 
beverages for consumption on or off the premises) within the C1 (Light Commercial) zone district.  
 
The drive-through stacking lane identified on the site plan runs parallel and adjacent to the Adell 
Street public rights-of-way. With this arrangement, there exists potential for headlights to impact 
the vision of cars traveling along Adell Street. The project was conditioned to provide the 
placement of a three-foot high block wall along the exterior perimeter of the drive-through lane 
to effectively screen issues of headlight glare into the public right-of-way as required by City’s 
Design and Development Guidelines for Commercial Development. In conjunction with the block 
wall, there was a requirement for a screen hedge along the exterior of the block wall to aid in 
aesthetics of the appearance to the public.  
 
Drive-through stacking lanes per the Design and Development Guidelines for Commercial 
Development require a minimum of 10 vehicle spaces, measured at length of 20 per vehicle, for 
queueing. The project, as proposed, the drive-through stacking lane provides capacity for 12 
vehicles. Being that drive-through coffee shops have proven to be very popular in recent years, 
an overflow queuing traffic management plan is required as a condition for this project. The 
traffic management plan will need to demonstrate how the tenant business will maintain 
sufficient traffic flow in the parking area, if and when queueing conditions exceed the capacity of 
the stacking lane. 
  
Alcohol Sales: 

Pursuant to CMC § 10-3.405(B), no establishment where alcohol is served for consumption on or 
off the premises, shall be established in any zone where such use may be otherwise allowed 
unless a use permit shall first have been secured for the establishment, maintenance and 
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operation of such use. Packaged liquor stores are also listed as requiring a use permit in the C1 
(Light Commercial) zone district pursuant to CMC § 10-3.802(C)(16).  
 
The applicant proposes to sell alcohol at the convenience store for the purpose of off-site 
consumption. ABC requires approval of any required City permits prior to issuing an alcohol 
license to the site. The specific type of license being applied for with the ABC is a Type 20  (Off-
Sale Beer & Wine) license. A Type 20 Liquor License, issued to retail stores and authorizing the 
sale of beer and wine for consumption off the premises where sold. Minors are allowed on the 
premises. 
 
In January of 1998, Section 23817.5 of the State of California Business and Professional Code was 
amended to permanently establish a moratorium on the issuance of Type 20 Licenses in cities 
and counties where the ratio of Type 20 Licenses exceeds one license for each 2,500 inhabitants. 
The moratorium as of January 30, 2017, includes all of Madera County. The moratorium 
specifically prohibits the purchase of a new Type 20 License or transfer of a Type 20 License from 
any city or county outside Madera County. The moratorium does not apply to transferred licenses 
from within Madera County.  
 
The project site is within Census Tract 6.04 which currently has an estimated population of 5,130 
inhabitants. As such, Census Tract 6.04 allows for the maximum of two Type 20 Licenses. There 
is presently one active Type 20 License within Census Tract 6.04. If CUP 2024-18 is approved, 
there will not be an over-concentration of Type 20 Licenses in the Census Tract. Conditions of 
approval will ensure the sale of beer and wine for off-site consumption in conjunction with the 
proposed convenience store will not be detrimental to the health, safety, peace, morals, comfort 
and general welfare of persons residing or working in the vicinity.  
 
The existing active Type 20 License (License No. 463343) within Census Tract 6.04 is for the Food 
Fair Market located at 1100 North D Street, Suite D. ABC also considers whether there are schools 
within 1,000 linear feet (0.19 mile) of the proposed location of alcohol sales. There are no public 
or private school facilities within 1,000 linear feet of the proposed convenience store. The nearest 
school facility (Sherman Thomas STEM Academy / Sherman Thomas Charter School) is 1,584 
linear feet (0.3 mile) northeast from the proposed convenience store. (Attachment 4). 
 
Tobacco Sales: 

In September 2015, the Commission approved Determination of Use (DOU) 2015-01 to permit 
tobacco shops in commercial and industrial designated zone districts subject to approval of a 
conditional use permit.  Due to more recent changes in the characteristics of tobacco shops, 
including but not limited to an emerging popularity of “smoke” shops (also featuring cannabis-
related paraphernalia, electronic cigarettes and devices, etc.) as well as lounges and hookah bars, 
on October 11, 2022, the Commission adopted Resolution No. 1932, a subsequent Determination 
of Use (DOU 2022-01), to further define and classify retail establishments selling or offering 
tobacco-, nicotine-, and/or cannabis-related products or services subject to obtaining a use 
permit. These determinations are applicable to the C1 (Light Commercial) zone district. 
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The Commission has acknowledged concerns that tobacco sales should be located sensibly within 
the commercial areas of the City, mindful of surrounding land uses and that schools are a primary 
land use that is negatively affected by the sale of tobacco. Schools within one-half mile of the 
project site include Sherman Thomas STEM Academy / Sherman Charter School (0.2 mile) School, 
Ezequiel Tafoya Alvarado Academy (0.4 mile) and Matilda Torres High School (0.5 mile). The City, 
however, has not adopted an ordinance which specifies the length of distance a tobacco retailer 
should be from any school or other sensitive use. 
 
Staff recommends the applicant be limited to only the sale of cigarettes and tobacco only, 
consistent with the original project conditions of approval. Specific tobacco products specifically 
prohibited from being sold include vape products, including vape juices, hookah products, 
including hookah tobacco and charcoal, e-cigarettes, and pipes and/or pipe tobacco. 
 
DEPARTMENT AND AGENCY COMMENTS 

The project was reviewed by various City Departments and outside agencies. The responses and 
recommendations remain incorporated within the recommended conditions of approval. 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 

The proposed project has been reviewed for compliance with the requirements of the California 
Environmental Quality Act (CEQA) Guidelines.  
 
An initial study was previously prepared which included environmental analyses as necessary to 
evaluate the project in accordance with the provisions and criteria of the California 
Environmental Quality Act (CEQA) Guidelines. The conclusions and findings resultant from these 
environmental studies, analyses and an evaluation of the proposed project determined that the 
project will not have a significant effect on the environment. Accordingly, on December 14, 2020, 
the Planning Commission, following a public hearing, adopted Resolution No. 1900 adopting the 
Negative Declaration (Attachment 6) prepared for the project.  
 
In compliance with Section 21152 of the Public Resources Code, a Notice of Determination was 
filed with the Madera County Clerk on December 21, 2021. 
 
In accordance with CEQA Guidelines Section 15162(a), when an Environmental Impact Report 
(EIR) has been certified or a negative declaration adopted for a project, no subsequent EIR shall 
be prepared for that project unless the lead agency determines, on the basis of substantial 
evidence in the light of the whole record one or more of the following: 
 

1) Substantial changes are proposed in the project which will require major revisions of the 
previous EIR or Negative Declaration due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified 
significant effects;  



 
 
PC 10/08/24 (CUP 2024-18 – Country Club Chevron & Commercial Center) 7 
 
 

2) Substantial changes occur with respect to the circumstances under which the project is 
undertaken which will require major revisions of the previous EIR or Negative Declaration 
due to the involvement of new significant environmental effects or a substantial increase 
in the severity of previously identified significant effects; or  

3) New information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the previous EIR was 
certified as complete or the Negative Declaration was adopted, shows any of the 
following: 

(A) The project will have one or more significant effects not discussed in the previous 
EIR or Negative Declaration; 

(B) Significant effects previously examined will be substantially more severe than 
shown in the previous EIR (or a Mitigated Negative Declaration); 

(C) Mitigation measures or alternatives previously found not to be feasible would in 
fact be feasible, and would substantially reduce one or more significant effects of 
the project, but the project proponents decline to adopt the mitigation measure 
or alternative; or  

(D) Mitigation measures or alternatives which are considerably different from those 
analyzed in the previous EIR (or a Mitigated Negative Declaration) would 
substantially reduce one or more significant effects on the environment, but the 
project proponents decline to adopt the mitigation measure or alternative. 
 

The Planning Commission with an action to adopt the attached Resolution will be making the 
determination that no changes to the project or its circumstances have occurred and no new 
information has become available, as described in Section 15162(a) et seq. of the CEQA 
Guidelines; and, that no further documentation is required. Staff supports this determination. 
 
PLANNING COMMISSION ACTION 

The Commission will be acting on the Conditional Use Permit 2024-18. Staff recommends that the 
Commission: 

1. Adopt a Resolution of the Planning Commission of the City of Madera determining the 
project was previously assessed for compliance with the requirements of the California 
Environmental Quality Act (CEQA) and no further documentation is required; and, 
approving Conditional Use Permit 2024-18, 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).   
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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. Vicinity Map 
2. Aerial Image 
3. General Plan Land Use & Zoning Maps 

 4. Concentration & Proximity Map 
5. Site Plan, Floor Plans & Elevations 
6. Initial Study and Negative Declaration 
7. Planning Commission Resolution 

  Exhibit “A” - Conditions of Approval 
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 Introduction 
The City of Madera has prepared this Initial Study/Negative Declaration (IS/ND) on behalf of Lion Builders, 
Inc. to address the environmental effects of the Country Club Commercial Center (Project). This document 
has been prepared in accordance with the California Environmental Quality Act (CEQA), Public Resources 
Code Section 21000 et.seq. The City of Madera is the CEQA lead agency for this proposed Project.   
 
The site and the proposed Project are described in detail in the Project Description. 

 Regulatory Information 

An Initial Study (IS) is a document prepared by a lead agency to determine whether a project may have a 
significant effect on the environment. In accordance with California Code of Regulations Title 14 (Chapter 
3, Section 15000, et seq.)-- also known as the CEQA Guidelines-- Section 15064 (a)(1) states that an 
environmental impact report (EIR) must be prepared if there is substantial evidence in light of the whole 
record that the proposed Project under review may have a significant effect on the environment and should 
be further analyzed to determine mitigation measures or project alternatives that might avoid or reduce 
project impacts to less than significant levels. A negative declaration (ND) may be prepared instead if the 
lead agency finds that there is no substantial evidence in light of the whole record that the project may 
have a significant effect on the environment. A ND is a written statement describing the reasons why a 
proposed Project, not otherwise exempt from CEQA, would not have a significant effect on the 
environment and, therefore, why it would not require the preparation of an EIR (CEQA Guidelines Section 
15371). According to CEQA Guidelines Section 15070, a ND or mitigated ND shall be prepared for a project 
subject to CEQA when either: 

a. The IS shows there is no substantial evidence, in light of the whole record before the agency, that 
the proposed Project may have a significant effect on the environment, or  

b. The IS identified potentially significant effects, but: 
1. Revisions in the project plans or proposals made by or agreed to by the applicant before the 

proposed MND and IS released for public review would avoid the effects or mitigate the effects 
to a point where clearly no significant effects would occur is prepared, and 

2. There is no substantial evidence, in light of the whole record before the agency, that the 
proposed Project as revised may have a significant effect on the environment.   

 Document Format 

This IS/ND contains four chapters plus appendices. Introduction, provides an overview of the proposed 
Project and the CEQA process.  Project Description, provides a detailed description of proposed Project 
components. Determination identifies the environmental factors potentially affected based on the analyses 
contained in this IS and includes with the Lead Agency’s determination based upon those analyses. Impact 
Analysis presents the CEQA checklist and environmental analyses for all impact areas and the mandatory 
findings of significance. A brief discussion of the reasons why the project impact is anticipated to be less 
than significant or why no impacts are expected is included. The California Emissions Estimator Model 
(CalEEMod) Output Files are provided as technical Appendix A at the end of this document. The traffic 
impact analysis prepared is provided in Appendix B as well.
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 Project Description 

 Project Background 

 Project Title 

Country Club Commercial Center 
Site Plan Review (SPR) 2019-25 
Conditional Use Permit (CUP) 2019-19, 20 & 2021-02 

 Lead Agency Name and Address 

City of Madera 
205 W. 4th Street 
Madera, CA 93637 

 Contact Person and Phone Number 

Lead Agency Contact 

Derek Sylvester, Associate Planner 
559.661.5436 

 Project Location 

The proposed site of the Country Club Commercial Center is located on the Southeast corner of Country 
Club Drive and Adell Street, on Assessor’s Parcel Number (APN) 003-250-026. The centroid of the Project 
area is 36° 58’ 57.2” N, 120° 04’ 24.2” W 
 

 General Plan Land Use and Zoning 

The Project site is planned C (Commercial) and is zoned C-1 (Light Commercial).  
 

 Description of Project 

Project Description 

Lion Builders, Inc. (Applicant), proposes construction of a 4,000 square foot convenience store with alcohol 
and tobacco sales along with 12 multi-product fuel dispensers under a canopy. In addition, proposed on 
site would be a 5,800 square foot retail pad of which 2,200 square feet is identified as a coffee shop with a 
drive through window. The remaining 3,600 square feet is identified as future retail space. Total building 
coverage is approximately 21 percent of the Project site. Approximately 14,650 square feet (25 percent) of 
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the site would be landscaped. Approximately 56 percent of the Project site would be composed of 
pavement. 
 
The proposed convenience store is anticipated to operate seven days a week, 24 hours a day and employ 
an estimated 10 to 15 employees over several shifts. Typical shifts will have 2 to 3 employees. The proposed 
retail building is also anticipated to operate seven days week between 9 a.m. to 11 p.m. and employ an 
estimated 25 to 35 employees over multiple shifts. Typical shifts will have 4 to 6 employees.  
 
The Project site is a 1.37-acre vacant lot located on the southeast corner of Country Club Drive and Adell 
Street. The proposed site improvements will provide for 43 parking spaces, four of which will be handicap 
accessible parking spaces. Access to the site will be from two proposed driveways along Adell Street and 
from Country Club Drive via an existing driveway south of the property currently providing access to Tractor 
Supply. The existing Country Club Drive driveway will be limited to right-in, right-out movements with the 
completion of the proposed project. Proposed Project improvements include extending an existing raised 
median in Country Club Drive northward to Adell Street. 

 Site and Surrounding Land Uses and Setting 

Environmental Setting 

The 1.37-acre Project site is vacant land both designated and zoned for commercial use. Vegetation on site 
totals roughly 900 square feet. The site elevation is approximately 272 feet above sea level. Soils present 
on the Project site consist of clay and sandy loam which are moderate to poorly drained and have a “very 
high” runoff classification according to the United States Department of Agriculture, Natural Resources 
Conservation Service.   

Surrounding Land Uses 

The Project site is located directly north of an existing commercial development, Tractor Supply Company 
located at 1565 Country Club Dr. (see Figure 2-1, Regional Location). The Project site is within the City of 
Madera and is identified as Madera County APN 003-250-026 (see Figure 2-2, Project Site).  
 
The City of Madera city limits form the northern boundary of the Project site. Residential areas are located 
to the north and west of the Project site, with additional commercial uses to the west, and remaining areas 
undeveloped.  

Table 2-1  Existing Uses, General Plan Designations, and Zone Districts of Surrounding Properties 

Direction from 
Project Site 

Existing Use General Plan Designation Zone District 

North (County) Residential Low Density Residential Rural Agricultural 

East Vacant Commercial C-1 – Light Commercial 

South Commercial Commercial C-1 – Light Commercial 

West Commercial Commercial C-1 – Light Commercial 

 Other Approvals Required 

The City of Madera has jurisdiction over the review and approval of this project. The City of Madera Planning 
Commission will be requested to act on the following:  
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• Adoption of Negative Declaration (environmental determination based on IS) 

• Approval of Site Plan Review and Conditional Use Permits for site development 
 
Other agencies, including but not necessarily limited to the following, may have authority to issue permits 
prior to project implementation: 

• San Joaquin Valley Air Pollution Control District 

• Madera Irrigation District 

• State of California Regional Water Quality Control Board 

 Consultation with California Native American Tribes 

(Assembly Bill 52 Compliance) 

Public Resources Code Section 21080.3.1, et seq. (codification of AB 52, 2013-14)) requires that a lead 
agency, within 14 days of determining that it will undertake a project, must notify in writing any California 
Native American Tribe traditionally and culturally affiliated with the geographic area of the project if that 
Tribe has previously requested notification about projects in that geographic area. The notice must briefly 
describe the project and inquire whether the Tribe wishes to initiate request formal consultation. Tribes 
have 30 days from receipt of notification to request formal consultation. The lead agency then has 30 days 
to initiate the consultation, which then continues until the parties come to an agreement regarding 
necessary mitigation or agree that no mitigation is needed, or one or both parties determine that 
negotiation occurred in good faith, but no agreement will be made. 
 
The City of Madera has not received written correspondence from any California Native American tribes 
pursuant to Public Resources Code Section 21080.3.1 requesting notification of proposed projects.  



  Chapter 2 Project Description 

  Country Club Commercial Center 
 

September 2021  2-4 

Figure 2-1  Regional Location 
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Figure 2-2  Project Site 
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Figure 2-3  Zone District Map 
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Figure 2-4  General Plan Land Use Designation Map
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Figure 2-5  Propose Site Plan
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 Determination 

 Environmental Factors Potentially Affected 

As indicated by the discussions of existing and baseline conditions, and impact analyses that follow in this 
Chapter, environmental factors not checked below would have no impacts or less than significant impacts 
resulting from the project. Environmental factors that are checked below would have potentially significant 
impacts resulting from the project. Mitigation measures are recommended for each of the potentially 
significant impacts that would reduce the impact to less than significant.  
 

  Aesthetics   Agriculture & Forestry 
Resources 

  Air Quality 

  Biological Resources   Cultural Resources   Energy 

  Geology/Soils   Greenhouse Gas Emissions   Hazards & Hazardous Materials 

  Hydrology/Water Quality   Land Use/Planning   Mineral Resources 

  Noise   Population/Housing   Public Services 

  Recreation   Transportation   Tribal Cultural Resources 

  Utilities/Service Systems   Wildfire   Mandatory Findings of 
Significance 

 

The analyses of environmental impacts in Chapter 4 Impact Analysis result in an impact statement, which 
shall have the following meanings. 
 
Potentially Significant Impact. This category is applicable if there is substantial evidence that an effect may 
be significant, and no feasible mitigation measures can be identified to reduce impacts to a less than 
significant level. If there are one or more “Potentially Significant Impact” entries when the determination 
is made, an EIR is required. 
 
Less than Significant with Mitigation Incorporated. This category applies where the incorporation of 
mitigation measures would reduce an effect from a “Potentially Significant Impact” to a “Less Than 
Significant Impact.” The lead agency must describe the mitigation measure(s), and briefly explain how they 
would reduce the effect to a less than significant level (mitigation measures from earlier analyses may be 
cross-referenced).  
 
Less Than Significant Impact. This category is identified when the proposed Project would result in impacts 
below the threshold of significance, and no mitigation measures are required. 
 
No Impact. This category applies when a project would not create an impact in the specific environmental 
issue area. “No Impact” answers do not require a detailed explanation if they are adequately supported by 
the information sources cited by the lead agency, which show that the impact does not apply to the specific 
project (e.g., the project falls outside a fault rupture zone). A “No Impact” answer should be explained 
where it is based on project-specific factors as well as general standards (e.g., the project will not expose 
sensitive receptors to pollutants, based on a project-specific screening analysis).    
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Determination 

On the basis of this initial evaluation (to be completed by the Lead Agency): 

I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

I find that although the proposed project could have a significant effect on the environment, there 
will not be a significant effect in this case because revisions in the project have been made by or 
agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

I find that the proposed project MAY have a “potentially significant impact” or “potentially 
significant unless mitigated" impact on the environment, but at least one effect 1) has been 
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has been 
addressed by mitigation measures based on the earlier analysis as described on attached sheets. 
An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain 
to be addressed. 

I find that although the proposed project could have a significant effect on the environment, 
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR or 
NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated 
pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures 
that are imposed upon the proposed project, nothing further is required. 

_______________________________________ _____________________________ 
Signature  Date 

Gary Conte  
Planning Manager 

September 29, 2021
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 Impact Analysis 

 Aesthetics 

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

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Have a substantial adverse effect on a 
scenic vista?  

    

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

    

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

    

d) Create a new source of substantial light or 
glare which would adversely affect day or 
nighttime views in the area? 

    

 Impact Assessment 

a) Would the project have a substantial adverse effect on a scenic vista? 

Less Than Significant Impact. The project is not located near a scenic vista, nor does the project provide 
notable scenic values such as undisturbed open space, prominent landforms, or features. Possible impact 
and obstruction of views of the eastern mountain ranges seen from the San Joaquin Valley may occur. The 
project will not result in the obstruction of federal, state, or locally classified scenic areas, historic 
properties, community landmarks, or formally classified scenic resources, such as a scenic highway, 
national or state scenic area, or scenic vista. Therefore, there would be a less than significant impact.  

b) Would the project substantially damage scenic resources, including, but not limited to, trees, 
rock outcroppings, and historic buildings within a state scenic highway? 
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Less Than Significant Impact. The Project is not located along a State-designated Scenic Highway.1 The 
nearest officially designated scenic highway is State Route 180 east of the unincorporated community of 
Minkler in Fresno County which is approximately 40 miles southeast of the Project site. Furthermore, there 
are no notable trees, rock outcroppings, or historical buildings on the project that would be affected. The 
Project with the addition of buildings on the site could potentially limit views of the mountain ranges to the 
east on a clear day; however, this impact is not substantially damaging to scenic resources in the area. 
Therefore, the Project would have a less than significant impact.  

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

Less Than Significant Impact. The development of the site will not substantially degrade the existing public 
views of the site. Presently, the site is accumulating litter due to being undeveloped and along busy streets. 
All views from publicly accessible vantage points, such as sidewalks and parking lots, will not be degraded. 
The Project proposes improvements to the site; therefore, this Project would have a less than significant 
impact on visual character.  

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

Less Than Significant Impact. Development of a commercial center with windows and reflective surfaces 
could lead to an increase in glare and lighting sources. With new development, window glare and nighttime 
lighting of the gas station and convenience store could potentially effect traffic and neighboring residential 
homes to the north and west. However, implementation of City standards for minimizing these impacts will 
be incorporated. Therefore, the Project would have a less than significant impact. 

  

 
 
1 California Department of Transportation website, State Scenic Highways, https://dot.ca.gov/programs/design/lap-landscape-
architecture-and-community-livability/lap-liv-i-scenic-highways accessed April 2021. 

https://dot.ca.gov/programs/design/lap-landscape-architecture-and-community-livability/lap-liv-i-scenic-highways
https://dot.ca.gov/programs/design/lap-landscape-architecture-and-community-livability/lap-liv-i-scenic-highways
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 Agriculture and Forestry Resources 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

b) Conflict with existing zoning for agricultural 
use, or a Williamson Act contract? 

    

c) Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in 
Public Resources Code section 12220(g)), 
timberland (as defined by Public Resources 
Code section 4526), or timberland zoned 
Timberland Production (as defined by 
Government Code section 51104(g))? 

    

d) Result in the loss of forest land or 
conversion of forest land to non-forest 
use? 

    

e) Involve other changes in the existing 
environment which, due to their location 
or nature, could result in conversion of 
Farmland, to non-agricultural use or 
conversion of forest land to non-forest 
use? 

    

 Impact Assessment 

a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the maps prepared pursuant to the Farmland Mapping 
and Monitoring Program of the California Resources Agency, to non-agricultural use? 

No Impact. The site is not agricultural in nature, nor identified as Farmland per the Farmland Mapping and 
Monitoring Program (FMMP)2. The Farmland Mapping and Monitoring Program identifies the project site 
as Vacant or Distributed Land. Therefore, there would be no impact.  

 
 
2 California Department of Conservation, California Important Farmland Finder, 
https://gis.data.ca.gov/datasets/8ab78d6c403b402786cc231941d1b929 accessed April 2021.  

https://gis.data.ca.gov/datasets/8ab78d6c403b402786cc231941d1b929
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b) Would the project conflict with existing zoning for agricultural use, or a Williamson Act 
contract? 

No Impact. The Project is not agricultural land or subject to a Williamson Act contract, therefore the Project 
would have no impact.  

c) Would the project conflict with existing zoning for, or cause rezoning of, forest land (as 
defined in Public Resources Code section 12220(g)), timberland (as defined by Public 
Resources Code section 4526), or timberland zoned Timberland Production (as defined by 
Government Code section 51104(g))? 

No Impact. The Project site and surrounding properties are not defined as forest land (as defined by Public 
Resources Code Section 12220(g)), timberland (as defined by Public Resources Code section 4526), or 
timberland zoned Timberland Production (as defined by Government Code Section 51104(g)). Therefore, 
there would be no impact.  

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

No Impact. The Project site does not contain forest land or located adjacent to land designated as forest 
land. No impacts would occur.  

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

No Impact. The Project will not involve changes to the existing environment which could result in the 
conversion of Farmland to non-agricultural use or conversion of forest land to non-forest use. Therefore, 
no impacts would occur.   
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 Air Quality 

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

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Conflict with or obstruct implementation 
of the applicable air quality plan? 

    

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

    

c) Expose sensitive receptors to substantial 
pollutant concentrations? 

    

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

    

 Impact Assessment 

Thresholds of Significance 

To assist local jurisdictions in the evaluation of air quality impacts, the San Joaquin Valley Air Pollution 
Control District (SJVAPCD) has published the Guide for Assessing and Mitigating Air Quality Impacts.  This 
guidance document includes recommended thresholds of significance to be used for the evaluation of 
short-term construction, long-term operational, odor, toxic air contaminant, and cumulative air quality 
impacts.  Accordingly, the SJVAPCD-recommended thresholds of significance are used to determine 
whether implementation of a proposed project would result in a significant air quality impact.  Projects that 
exceed these recommended thresholds would be considered to have a potentially significant impact to 
human health and welfare.  The thresholds of significance are summarized, as follows: 
 
Short-Term Emissions of Particulate Matter (PM10): Construction impacts associated with a proposed 
project would be considered significant if the feasible control measures for construction in compliance with 
Regulation VIII as listed in the SJVAPCD guidelines are not incorporated or implemented, or if project-
generated emissions would exceed 15 tons per year (TPY).  
 
Short-Term Emissions of Ozone Precursors (ROG and NOX): Construction impacts associated with a 
proposed project would be considered significant if the project generates emissions of Reactive Organic 
Gases (ROG) or oxides of nitrogen (NOX) that exceeds 10 TPY. 
 
Long-Term Emissions of Particulate Matter (PM10): Operational impacts associated with a proposed 
project would be considered significant if the project generates emissions of suspended respirable 
particulate matter less than 10 microns in diameter (PM10)that exceed 15 TPY. 
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Long-Term Emissions of Ozone Precursors (ROG and NOX): Operational impacts associated with a proposed 
Project would be considered significant if the project generates emissions of ROG or NOX that exceeds 10 
TPY. 

Conflict with or Obstruct Implementation of Applicable Air Quality Plan:  Due to the region’s nonattainment 
status for ozone, suspended respirable particulate matter less than 2.5 microns in diameter (PM2.5), and 
PM10, if the project-generated emissions of either of the ozone precursor pollutants (i.e., ROG and NOx) or 
PM10 would exceed the SJVAPCD’s significance thresholds, then the project would be considered to conflict 
with the attainment plans.  In addition, if the project would result in a change in land use and corresponding 
increases in vehicle miles traveled, the project may result in an increase in vehicle miles traveled that is 
unaccounted for in regional emissions inventories contained in regional air quality control plans.  
 
Local Mobile-Source CO Concentrations:  Local mobile source impacts associated with the proposed Project 
would be considered significant if the project contributes to carbon monoxide (CO) concentrations at 
receptor locations in excess of the California Air Quality Standards (CAAQS) (i.e., 9.0 parts per million (ppm) 
for 8 hours or 20 ppm for 1 hour). 
 
Exposure to toxic air contaminants (TACs) would be considered significant if the probability of contracting 
cancer for the Maximally Exposed Individual (i.e., maximum individual risk) would exceed 10 in 1 million or 
would result in a Hazard Index greater than 1.  
 
Odor impacts associated with a proposed project would be considered significant if the project has the 
potential to frequently expose members of the public to objectionable odors. 
 
Rule 8011 General Requirements: Fugitive Dust Emission Sources. Operations, including construction 
operations, must control fugitive dust emissions in accordance with SJVAPCD Regulation VIII. The SJVACPD 
requires the implementation of control measures for fugitive dust emissions. For projects in which 
construction-related activities would disturb equal to or greater than one (1) acre of surface area, the 
SJVAPCD recommends that demonstration of receipt of an SJVAPCD approved “Dust Control Plan” or 
“Construction Notification Form,” before issuance of the first grading permit, be made a condition of 
approval. 
 
Rule 9510 Indirect Source Review. This rule requires project applicants to reduce operational emission of 
NOx by 33 percent of the project’s operational baseline and 50 percent of the project’s operational 
suspended PM10 emissions. Projects subject to SJVAPCD’s District Rule 9510 are required to submit an Air 
Impact Assessment (AIA) application to the SJVAPCD no later than applying for final discretionary approval 
of a proposed project, and to pay any applicable off-site mitigation fees before issuance of the first building 
permit. 
 
Air quality is determined by the type and amount (concentration) of contaminants emitted into the 
atmosphere, the size and topography of the San Joaquin Valley Basin (SJVAB), and its meteorological 
conditions. National and State air quality standards specify the upper limits of concentrations and duration 
in the ambient air for the following air pollutants: ozone (O3), CO, nitrogen dioxide (NO2), PM10, PM2.5, sulfur 
dioxide (SO2) and lead (Pb). These pollutants are commonly referred to as “criteria pollutants.” The SJVAPCD 
also conducts monitoring for two other State standards: sulfates and visibility.  
 
The SJVAPCD, together with the California Air Resources Board (CARB), maintains ambient air quality 
monitoring stations in the SJVAB. The air quality monitoring station closest to the Project site is the Madera 
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– 28261 Avenue 14 monitoring station. The pollutants monitored at this station are O3, PM 2.5, and PM10. 
Air quality trends for CO, NO2, and SO2 are not monitored at this air quality monitoring station. Madera 
County – Road 29½, north of Avenue 8 monitoring station monitors NO2. The nearest station monitoring 
CO and SO2 is in Fresno – 3727 North First Street. The 2017 to 2019 monitoring results from these stations 
indicate the State 1-hour O3 standard was exceeded 3 times in 2017, 2 times in 2018, and an unknown 
number of times 2019. Additionally, the State 8-hour O3 standard was exceeded 29 times in 2017, 17 times 
in 2018, and unknown number of times in 2019. Furthermore, the federal 8-hour O3 standard was exceeded 
27 times in 2017, 14 times in 2018 and 10 times in 2019. The State PM10 standard was exceeded 16 times 
in 2017 and 23 times in 2018. The CO, NO2, and SO2 standards were not exceeded in this area during the 3-
year period.3

 

 

The CARB is required to designate areas of the State as attainment, non-attainment, or unclassified for all 
State standards. An attainment designation for an area signifies that pollutant concentrations did not 
violate the standard for that pollutant in that area. A non-attainment designation indicates that a pollutant 
concentration violated that standard at least once, excluding those occasions when the violation was 
caused by an exceptional event, as defined in the criteria. An unclassified designation signifies that data 
does not support either an attainment or non-attainment status. The California Clean Air Act (CCAA) divides 
the air districts into moderate, serious, and severe air pollution categories, with increasingly stringent 
control requirements mandated for each category. The United States Environmental Protection Agency 
(USEPA) also designates areas as attainment, non-attainment, or classified. The air quality data are also 
used to monitor progress in attaining air quality standards.  
 
The CARB has designated the SJVAB as being a severe non-attainment for 1-hour O3, and non-attainment 
for 8-hour O3, PM10, and for PM2.5. The CARB has designated the Air Basin as attainment for NO2, SO2, Pb, 
and as an attainment / unclassified area for CO and all other air contaminants. The USEPA has designated 
the SJVAB as being an extreme non-attainment area for 8-hour O3, and non-attainment for PM2.5. USEPA 
has designated the SJVAB as attainment / unclassified for CO, NO2, SO2 and no designation / classification 
for PM. There is no federal standard for 1-hour O3.4 
 
There are no existing stationary sources that generate air quality emissions on the Project site.  
 
Short-term and long-term emissions associated with the Project were calculated using CalEEMod, Version 
2016.3.2 based on Project information available. Emissions modeling includes emissions generated by off-
road equipment, haul trucks, and worker commute trips. Emissions were quantified based on default and 
standard construction scheduling practices. All remaining assumptions were based on the default 
parameters contained in the model. Modeling assumptions and output files are included in Appendix A. 

a)  Would the project conflict with or obstruct implementation of the applicable air quality plan? 

Less Than Significant Impact. The Project site is located within the SJVAB. Air quality conditions in the SJVAB 
are regulated by the SJVAPCD. The region is classified as a State and Federal non-attainment area for PM10 
, and O3. Specific thresholds set by the SJVAPCD were compared to both construction and operations 
outputs as calculated in CalEEMod. The results of the model are detailed below in Tables 4-1 and 4-2 and 

 
 
3 CARB. iADAM Air Quality Statistics. https://www.arb.ca.gov/adam accessed April 2021. 
4 CARB. Maps of State and Federal Area Designations. https://ww2.arb.ca.gov/resources/documents/maps-state-and-federal-
area-designations accessed April 2021. 

https://www.arb.ca.gov/adam
https://ww2.arb.ca.gov/resources/documents/maps-state-and-federal-area-designations
https://ww2.arb.ca.gov/resources/documents/maps-state-and-federal-area-designations


 
 

September 2021  4-8 

   

attached to this document as Appendix A, show that project implementation would not create significant 
impacts per SJVAPCD thresholds. Therefore, the project would have a less than significant impact.  

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

Less Than Significant Impact. The proposed Project would not exceed established emission thresholds (see 
Table 4-1 and Table 4-2); therefore, the Project will not conflict with or obstruct implementation of the 
applicable air quality plan. Because the construction emissions are short-term in nature and below the 
SJVAPCD thresholds, and operational emissions are significantly lower than the published thresholds, the 
Project would not generate enough emissions to create a cumulatively considerable impact relative to total 
emissions in the air basin as a whole. Therefore, there would be a less than significant impact.  
 

Table 4-1: Unmitigated Short-term Construction-Generated Emissions of Criteria Air Pollutants 

Source 
Annual Emissions (Tons/Year) 

ROG NOx CO SO2 PM10 PM2.5 

Maximum Annual Proposed Project Emissions 0.1726 0.9776 0.8946 0.0017 0.0775 0.0563 

SJVAPCD Significance Thresholds 10 10 100 27 15 15 

Exceed Thresholds? No No No No No No 

 
Table 4-2: Unmitigated Long-Term Operational Emissions of Criteria Air Pollutants 

Source 
Annual Emissions (Tons/Year) 

ROG NOx CO SO2 PM10 PM2.5 

Maximum Annual Proposed Project Emissions 0.9861 8.1140 6.1538 0.0230 1.0545 0.2979 

SJVAPCD Significance Thresholds 10 10 100 27 15 15 

Exceed Thresholds? No No No No No No 

 
Table 4-3: Maximum Daily Unmitigated Emissions of Criteria Air Pollutants 

Source 
Daily Emissions (pounds) 

ROG NOx CO SO2 PM10 PM2.5 

Construction – Summer 20.3699 17.4399 13.9601 0.0270 6.6312 3.6757 

Construction – Winter 20.3685 17.4437 13.8804 0.0267 6.6312 3.6757 

Operations – Summer 6.6924 44.6874 33.5018 0.1332 5.9642 1.6768 

Operation – Winter 5.0802 44.2331 37.2349 0.1212 5.9703 1.6826 

SJVAPCD Significance Thresholds 100 100 100 100 100 100 

Exceed Thresholds? No No No No No No 

c)  Would the project expose sensitive receptors to substantial pollutant concentrations? 

Less Than Significant Impact. The nearest sensitive receptors to the Project site are large lot rural single-
family homes abutting the Project approximately 150 feet to the north. Sherman Thomas Charter School 
and Ezequiel Tafoya Alvarado Academy are approximately  one-quarter mile east along Adell Street and 
north along Country Club Drive. Because of less than significant construction and operational emissions per 
SJVAPCD guidelines, and the distance of sensitive receptors from the Project site, a less than significant 
impact would occur.  
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d)  Would the project result in other emissions (such as those leading to odors) adversely 
affecting a substantial number of people? 

Less Than Significant Impact. During construction activities, construction equipment exhaust and 
application of asphalt, structural coating and other construction applications would temporarily emit odors. 
However, construction and operation activities are not anticipated to generate substantial odors that 
would affect a substantial number of people and the proposed use is not of a nature generally considered 
to be a significant odor emitter. Therefore, the Project would result in a less than significant impact. 
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 Biological Resources 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

b) Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, regulations, or by the 
California Department of Fish and Game or 
U.S. Fish and Wildlife Service? 

    

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

    

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

    

e) Conflict with any local policies or 
ordinances protecting biological resources, 
such as a tree preservation policy or 
ordinance? 

    

f)  Conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural 
Community Conservation Plan, or other 
approved local, regional, or state habitat 
conservation plan? 

    

 Impact Assessment 

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

No Impact. The Project conforms to the City of Madera General Plan which included analysis of biological 
factors in the accompanying Environmental Impact Report (EIR). No threatened or endangered species in 
the Project area were identified in Figure 4.10-3 of the General Plan Draft EIR.5 Impacts by this Project are 
not anticipated to exceed the impacts addressed in these documents; therefore, the Project would have 
no impact.   

b)  Would the project have a substantial adverse effect on any riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, regulations, or by the 
California Department of Fish and Wildlife or U.S. Fish and Wildlife Service? 

No Impact. The Project site and its surroundings are absent of any riparian habitat or sensitive natural 
communities of special concern according to Figure 4.10-2 of the General Plan Draft EIR. The Project would 
not result in any direct or indirect impacts to riparian corridor, stream channel, or potentially viable habitat 
in which sensitive species could be found. Therefore, this Project would have no impact.  

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

No Impact. The Project site is void of any substantial vegetation and does not have the hydrology necessary 
to create wetlands. The General Plan Draft EIR designates the land as ruderal, which is roadside land 
disturbed by current and future development. Further, no wetlands have been reported or observed on 
site. Therefore, the proposed Project would have no impact on federally protected wetlands as defined by 
Section 404 of the Clean Water Act. 

d)  Would the project interfere substantially with the movement of any native resident or 
migratory fish or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites? 

No Impact. The Project site does not include any features such as a river, creek, stream, or other water 
course.6 The Project site does not include a wildlife corridor as it is relatively developed and as such would 
be a deterrent to wildlife in the area. Therefore, the Project will have a less than significant impact on the 
movement of any native resident or migratory fish or wildlife species. 

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

No Impact. The Project site and surrounding area are not within or subject to an adopted or proposed policy 
or ordinance protecting any biological resources. There exist a few shrubs on site, none of which are 
designated in local policies or ordinances as protected. The Project would not conflict with any local policies 
or ordinances protecting biological resources. Therefore, the Project will have no impact on protection of 
biological resources in accordance with local policies.  

 
 
5 City of Madera General Plan. https://www.madera.gov/wp-content/uploads/2016/04/City-of-Madera-GP-08-03-10-w-HE-
Revised.pdf accessed April 2021. 
6 Natural Wetlands Inventory. https://www.fws.gov/wetlands/data/mapper.html accessed April 2021. 

https://www.madera.gov/wp-content/uploads/2016/04/City-of-Madera-GP-08-03-10-w-HE-Revised.pdf
https://www.madera.gov/wp-content/uploads/2016/04/City-of-Madera-GP-08-03-10-w-HE-Revised.pdf
https://www.fws.gov/wetlands/data/mapper.html
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f)  Would the project conflict with the provisions of an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan? 

No Impact. The Project site and the immediate area surrounding the Project site are not within the 
boundary of an adopted or proposed local, regional, or State adopted habitat conservation plan (HCP), or 
similar types of conservation plans. Therefore, the Project would not conflict with the provisions of an 
adopted or proposed HCP or similar approved local, regional, or state habitat conservation plan. Therefore, 
the Project will have no impact. 
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 Cultural Resources 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Cause a substantial adverse change in the 
significance of a historical resource 
pursuant to in §15064.5? 

    

b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

    

c) Disturb any human remains, including 
those interred outside of dedicated 
cemeteries? 

    

 Impact Assessment 

a)  Would the project cause a substantial adverse change in the significance of a historical 
resource pursuant to in §15064.5? 

No Impact. The City of Madera notes in its General Plan that historical resources exist within the planning 
area; however, none have been identified on or adjacent to the Project site. There are three buildings 
constructed that are listed or eligible to be listed on the National Register of Historic Places within the City. 
None of these buildings are in the Project area. The General Plan EIR assesses the presence of 
paleontological resources and determined that there most likely does not exist fossil resources within the 
planning area. Therefore, the Project will have no impact.  

b)  Would the project cause a substantial adverse change in the significance of an archaeological 
resource pursuant to §15064.5? 

No Impact. The City of Madera General Plan and its EIR do not identify any regions within the City limits 
and planning area as having any significant archaeological value. The General Plan implements a policy that 
should any ground disturbance cause prehistoric, archaeologic, or fossil artifacts to surface, construction 
must stop, and professional site analysis be completed. With this policy, the Project will have a less than 
significant impact in causing adverse changes in significant archaeological resources.  

c)  Would the project disturb any human remains, including those interred outside of dedicated 
cemeteries? 

No Impact. The Project would not disturb any human remains, including those interred outside of formal 
cemeteries, because there are no known human remains located in the affected territory. Any human 
remain encountered during ground disturbing activities are required to be treated in accordance with 
California Code of Regulations Section 15064.5(e), Public Resources Code Section 5097.98, and California 
Health and Safety Code Section 7050.5, which state the mandated procedures of conduct following 
discovery of human remains. Additionally, all construction must stop in the event any human remains are 
uncovered and appropriate authorities notified. Therefore, the Project will have no impact.   
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 Energy 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Result in potentially significant 
environmental impact due to wasteful, 
inefficient, or unnecessary consumption of 
energy resources, during project 
construction or operation? 

    

b) Conflict with or obstruct a state or local 
plan for renewable energy or energy 
efficiency? 

    

 Impact Assessment 

a)  Would the project result in potentially significant environmental impact due to wasteful, 
inefficient, or unnecessary consumption of energy resources, during project construction or 
operation? 

Less Than Significant Impact. Project construction will result in energy consumption. Heavy equipment used 
to bring materials to and from the site, prepare the land, and tools used will consume petroleum products. 
The use of this energy is necessary for site development and will be utilized only when needed for 
construction progress. Construction would be temporary in nature and of a limited scale. Once operational, 
the Project will comply with Title 24, Part 6 of the California Code of Regulations, known as the Building 
Energy Efficiency Standards. As a result, the Project would not result in wasteful or inefficient use of energy 
resources and would thus have a less than significant impact.   

b)  Would the project conflict with or obstruct a state or local plan for renewable energy or 
energy efficiency? 

Less Than Significant Impact.  Both state and local authorities regulate energy use and consumption as 
noted above.  These regulations at the state level intended primarily to reduce energy use and associated 
greenhouse gas (GHG) emissions.  These regulations include, among others, Assembly Bill (AB) 1493 – Light-
Duty Vehicle Standards, California Code of Regulations Title 24, Part 6 – Energy Efficiency Standards, 
California Code of Regulations Title 24, Part 11 – California Green Building Standards.  Because the project 
would comply with these measures during both construction and operations, the project will have a less 
than significant impact.  
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 Geology and Soils 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

i) Rupture of a known earthquake fault, 
as delineated on the most recent 
Alquist-Priolo Earthquake Fault Zoning 
Map issued by the State Geologist for 
the area or based on other substantial 
evidence of a known fault?  Refer to 
Division of Mines and Geology Special 
Publication 42. 

    

ii) Strong seismic ground shaking?     

iii) Seismic-related ground failure, 
including liquefaction? 

    

iv) Landslides?     

b) Result in substantial soil erosion or the loss 
of topsoil? 

    

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

    

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

    

e) Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative wastewater disposal systems 
where sewers are not available for the 
disposal of wastewater?   

    

f)  Directly or indirectly destroy a unique 
paleontological resource or site or unique 
geological feature?   
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 Impact Assessment 

a)  Would the project directly or indirectly cause potential substantial adverse effects, including 
the risk of loss, injury, or death involving: 

a-i)  Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on 
other substantial evidence of a known fault?  Refer to Division of Mines and Geology 
Special Publication 42. 

Less Than Significant Impact. No known faults with evidence of historic activity cut through the valley soils 
in the Project vicinity.7  The major active faults and fault zones occur at some distance to the east, west and 
south of the Project site. The Ortigalita Fault is approximately 50 miles west with the San Andreas Fault 
another 20 miles further west. Due to the geology of the Project area and its distance from active faults, 
the potential for loss of life, property damage, ground settlement, or liquefaction to occur in the project 
vicinity is considered minimal. The California Uniform Building Code (UBC) establishes minimum standards 
for structures located in regions subject to ground shaking hazard areas. Structures constructed on-site 
would be required by State law and City ordinances to be constructed in accordance with UBC and to 
adhere to all current earthquake construction requirements. Therefore, the Project would have a less than 
significant impact.  

a-ii)  Strong seismic ground shaking? 

Less Than Significant Impact. The Project site is not within an Alquist-Priolo Earthquake Fault Zone. The 
Project would not directly or indirectly cause potential substantial adverse effects, including the risk of loss, 
injury, or death involving strong seismic ground shaking. Ground shaking generally decreases with distance 
and increases with the depth of unconsolidated alluvial deposits. The most likely source of potential ground 
shaking is attributed to the San Andreas (approximately 85 miles west), Owens Valley (approximately 100 
miles east), and the White Wolf faults. Based on this premise and considering the distance to the causative 
faults, the potential for ground motion in the vicinity of the Project site is such that a minimal risk can be 
assigned. Therefore, the Project would result in a less than significant impact. 

a-iii)  Seismic-related ground failure, including liquefaction? 

Less Than Significant Impact. The Project would not directly or indirectly cause potential substantial adverse 
effects, including the risk of loss, injury, or death involving seismic-related ground failure, including 
liquefaction. Liquefaction describes a phenomenon in which a saturated soil loses strength during an 
earthquake as a result of induced shearing strains. Lateral and vertical movement of the soil mass combined 
with loss of bearing usually results. Loose sand, high groundwater conditions (where the water table is less 
than 30 feet below the surface), higher intensity earthquakes, and particularly long duration of ground 
shaking are the requisite conditions for liquefaction. None of these conditions is present at the Project site. 
Therefore, the Project would result in a less than significant impact. 

a-iv)  Landslides? 

 
 
7 California Department of Conservation. https://maps.conservation.ca.gov/cgs/DataViewer/ accessed April 2021. 

https://maps.conservation.ca.gov/cgs/DataViewer/
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Less Than Significant Impact. The Project site is generally flat. Due to the flat and level topography, the 
project would not directly or indirectly cause potential substantial adverse effects, including the risk of loss, 
injury, or death involving landslides. Therefore, the Project would result in a less than significant impact. 

b)  Would the project result in substantial soil erosion or the loss of topsoil? 

No Impact. The Project would not result in substantial soil erosion or the loss of topsoil.  Construction of 
urban uses would create changes in absorption rates, drainage patterns, and the rate and amount of 
surface runoff on the selected project site.  Standard construction practices that comply with the City of 
Madera ordinances and regulations, the UBC, and professional engineering designs approved by the 
Madera Engineering Department will mitigate any potential impacts from future urban development, if 
any. In addition, the project would require a project-specific Storm Water Pollution Prevention Plan 
(SWPPP) as required by the California Construction General Permit that would ensure soil erosion is 
minimized during all construction activities. Therefore, the Project would result in no impact.  

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

No Impact. Due to the relatively flat topography of the Project site and greater surrounding area, landslides 
are not considered a potentially significant geologic hazard. The Project site overall has a less than two 
percent slope. Therefore, the Project would result in no impact. 

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

No Impact. The Project would not be located on expansive soil, as defined in Table 18-1-B of the UBC, and 
would therefore not create substantial direct or indirect risks to life or property. The Project soil types 
consist of loam to sandy loam textures. Therefore, the Project would result in no impact. 

e)  Would the project have soils incapable of adequately supporting the use of septic tanks or 
alternative wastewater disposal systems where sewers are not available for the disposal of 
wastewater?   

No Impact. The Project would not require the construction or use septic tanks or alternative wastewater 
disposal systems. The Project will be tied into the City’s existing sewer system; therefore, there would be 
no impact. 

f) Would the project directly or indirectly destroy a unique paleontological resource or site or 
unique geological feature? 

No Impact. The Project is not in the vicinity of or located on any unique paleontological or unique geological 
resources. The City’s General Plan EIR included a search of the University of California Museum of 
Paleontology (UCMP) database which returned no resources within the planning area. The City of Madera 
General Plan has implemented policies on what to do in the event any resources of the kind should appear. 
Therefore, the Project would have no impact.  
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 Greenhouse Gas Emissions 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

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

    

 
Climate change is a public health and environmental concern around the world. Globally, temperature, 
precipitation, sea level, ocean currents, wind patterns, and storm activity are all affected by the presence 
of GHG emissions in the atmosphere. Human activity contributes to emissions of six primary GHG gases: 
carbon dioxide, methane, nitrous oxide, hydrofluorocarbons, perfluorocarbons, and sulfur hexafluoride. 
Human-caused emissions of GHGs are linked to climate change.  
 
In 2006, the California State Legislature adopted AB 32, the California Global Warming Solutions Act of 
2006, which aims to reduce GHG emissions in California. GHGs, as defined by AB 32, include carbon dioxide, 
methane, nitrous oxide, hydrofluorocarbons, perfluorocarbons, and sulfur hexafluoride. AB 32 requires the 
CARB, the State agency that regulates statewide air quality, to adopt rules and regulations that would 
achieve GHG emissions equivalent to 1990 statewide levels by 2020. The Air District adopted a 29 percent 
less than Business-As-Usual (BAU) reduction in GHGs to meet the 2020 standard.  
 
In 2016, Senate Bill (SB) 32 was adopted, which established a goal to achieve GHG emissions equivalent to 
40 percent below 1990 statewide levels by 2030. No project-level reduction standard has been adopted to 
meet the 2030 standard established by SB 32; however, a recommended local plan-level emissions target 
of no more than 6 metric tons of carbon dioxide emissions (MTCO2e) per capita per year has been identified 
by CARB in the 2017 Climate Change Scoping Plan. This target has been used in this analysis as an interim 
threshold of significance for 2030 in-lieu of an adopted project-level standard.  
 
The Conservation Element of the City of Madera General Plan includes several goals, policies, and programs 
in the Air Quality, GHG Emissions, and Climate Change sections that address and promote practices that 
meet or exceed all State and federal standards and meet or exceed all current and future State-mandated 
targets for reducing GHG emissions. The City also requires applicants for all public and private development 
to integrate appropriate methods that reduce GHG emissions consistent with the Energy and Green 
Building sections of the Conservation Element, General Plan Policies CON-40 through 46. 

 Impact Assessment 

a)  Would the project generate greenhouse gas emissions, either directly or indirectly, that may 
have a significant impact on the environment?  
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Less than Significant Impact. The Project would generate GHG emissions which contribute to global 
warming. GHG emissions from construction activities are one-time, short-term emissions and therefore 
would not significantly contribute to long-term cumulative GHG emissions impacts in the air basin. Long-
term emissions would be from vehicles refueling and using the drive through that is proposed on site and 
perpetual solid waste generated by the Project. According to the CalEEMod outputs found in Appendix A, 
the Project’s 30-year amortized construction emissions added to the unmitigated annual carbon dioxide 
emissions (CO2e) operational emissions falls below the generally accepted significant threshold of 3,000 
MTC02e/yr. Therefore, the Project would have a less than significant impact.  

b)  Would the project conflict with an applicable plan, policy or regulation adopted for the 
purpose of reducing the emissions of greenhouse gases? 

Less Than Significant Impact. The Project consistent with all City of Madera General Plan policies, is required 
to incorporate water-efficient landscaping, and is required to make the necessary road improvements to 
improve traffic flow. The Project will not conflict with any applicable plan, policy, or regulation adopted for 
the purpose of reducing GHG emissions as the sum of both amortized construction and annual operational 
emissions would not exceed accepted thresholds of significance. Therefore, the Project would have a less 
than significant impact.  
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 Hazards and Hazardous Materials 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Create a significant hazard to the public or 
the environment through the routine 
transport, use, or disposal of hazardous 
materials? 

    

b) Create a significant hazard to the public or 
the environment through reasonably 
foreseeable upset and accident conditions 
involving the release of hazardous 
materials into the environment? 

    

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

    

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

    

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

    

f)  Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency evacuation 
plan? 

    

g) Expose people or structures, either directly 
or indirectly to a significant risk of loss, 
injury or death involving wildland fires? 

    

 Impact Assessment 

a)  Would the project create a significant hazard to the public or the environment through the 
routine transport, use, or disposal of hazardous materials?  
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Less Than Significant Impact. The Project consists of construction of a fuel canopy with six fueling stations, 
which will total 12 fuel pumping stations. Underground Storage Tanks (UST) will be utilized to provide fuel 
for the pumping stations. Transportation of fuel to the site USTs will be by semi-truck operators who have 
training to handle hazardous materials. Although there exists a risk of occasional spill or accident in route 
to the site, proper management practices, safe handling, and following applicable rules and regulations for 
the management of hazardous materials will result in a less than significant impact on any potential hazard 
to the public or environment.  

b)  Would the project create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the release of hazardous 
materials into the environment? 

Less Than Significant Impact. The trips generated by this new development have been addressed in a Traffic 
Impact Study (TIS) prepared by KD Anderson and Associates and dated September 29, 2020. While 
generating new trips and traffic, the probability of accidents is likely to increase. The TIS suggests mitigation 
measures and improvements to the site to handle increased traffic volumes, which are detailed below and 
designed increase safety and decrease accident probability. With these measures in place, accidents with 
semi-trucks transporting fuel to and from the site is further minimized. In addition, Project construction 
would involve standard construction materials delivered to the site and would have no unusual aspect that 
could increase the likelihood of accident conditions.  Therefore, the Project would have a less than 
significant impact on creating a hazard to the public or environment through accident conditions.  

c)  Would the project emit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or proposed school? 

Less Than Significant Impact. The Sherman Thomas Charter School is one school within one-quarter mile of 
the proposed Project. As noted above in the response to item (a), compliance with applicable laws and 
regulations would minimize hazards risks to a level of less than significant and no aspect of Project 
construction would involve types or quantities of hazardous materials beyond those typically associated 
with commercial construction. Therefore, the Project would result in a less than significant impact on 
school facilities. 

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

No Impact. According to GeoTracker, the Project would not be located on a site which is included on a list 
of hazardous materials sites compiled pursuant to Government Code Section 65962.5 and, as a result, it 
would not create a significant hazard to the public or the environment. Therefore, there would be no 
impact. 

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

No Impact. The Project site is not located within the Airport Land Use Compatibility Zone map that was 
adopted with the City of Madera General Plan. The site is located approximately 1.5 miles east of the 
Madera Municipal Airport; therefore, it will have no impact in safety hazards or excessive noise for people 
residing or working in the Project area.  
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f)  Would the project impair implementation of or physically interfere with an adopted 
emergency response plan or emergency evacuation plan? 

No Impact. The Project will conform to the policies and uses outlined and approved in the City of Madera 
General Plan. Emergency response to the Project site has been evaluated for the use and zoning proposed 
approved. On site safety and egress will follow the requirements of the UBC and any applicable standards. 
Conflicts with emergency evacuation plans typically result from events such as land closures during 
construction. The Project does not propose such lane closures during either construction or operations. 
Therefore, the project will have no impact.  

g)  Would the project expose people or structures, either directly or indirectly, to a significant 
risk of loss, injury or death involving wildland fires? 

No Impact. According to CalFire and their Fire Resource Assessment Program (FRAP) Fire Hazard Severity 
Zone (FHSZ) viewer, the Project site is not within an area of moderate, high, or very high fire risk for the 
Local Responsibility Area.8 Therefore, there would be no impact.  

 
 
8 Cal FIRE. Fire Hazard Severity Zones Map. https://osfm.fire.ca.gov/divisions/wildfire-planning-engineering/wildland-hazards-
building-codes/fire-hazard-severity-zones-maps/ accessed April 2021. 

https://osfm.fire.ca.gov/divisions/wildfire-planning-engineering/wildland-hazards-building-codes/fire-hazard-severity-zones-maps/
https://osfm.fire.ca.gov/divisions/wildfire-planning-engineering/wildland-hazards-building-codes/fire-hazard-severity-zones-maps/
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 Hydrology and Water Quality 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Violate any water quality standards or 
waste discharge requirements or 
otherwise substantially degrade surface or 
ground water quality?   

    

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

    

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

    

i) result in substantial erosion or siltation 
on- or off-site; 

    

ii) substantially increase the rate or 
amount of surface runoff in a manner 
which would result in flooding on- or 
off-site; 

    

iii) create or contribute runoff water 
which would exceed the capacity of 
existing or planned stormwater 
drainage systems or provide 
substantial additional sources of 
polluted runoff; or 

    

iv) impede or redirect flood flows?     

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

    

e) Conflict with or obstruct implementation 
of a water quality control plan or 
sustainable groundwater management 
plan? 
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 Impact Assessment 

a)  Would the project violate any water quality standards or waste discharge requirements or 
otherwise substantially degrade surface or ground water quality?   

Less Than Significant Impact. Clearing, grading, excavation, and construction activities have the potential 
to impact water quality through soil erosion and increased silt and debris discharged into runoff. 
Additionally, the use of construction materials such as fuels, solvents, and paints may present a risk to 
surface water quality. Temporary storage of construction material and equipment in work areas or staging 
areas could create the potential for a release of hazardous materials, trash, or sediment to the storm drain 
system. 
 
The Project would disturb more than one acre of soil on the Project site. Therefore, the Project would be 
required to comply with the National Pollutant Discharge Elimination System (NPDES) General Construction 
Permit (GCP). The CGP requires the submittal of Permit Registration Documents (PRDs) to the State Water 
Resources Board (SWRCB) prior to the start of the construction. The PRDs include a Notice of Intent (NOI), 
risk assessment, site map, annual fee, signed certification statement, SWPPP, and post-construction water 
balance calculations. The SWPPP describes the incorporation of best management practices to control 
sedimentation, erosion, and the potential for hazardous materials contamination of runoff during 
construction. 
 
Upon completion of the Project, stormwater would runoff on-site into the permeable ground adjacent to 
the Project site, or into the City’s stormwater system. The Project would be required to implement 
applicable portions of the City’s Storm Water Quality Management Program, ensuring that effective and 
adequate Best Management Practices would be in place to minimize the pollutant load in storm drainage, 
thereby protecting surface water quality. In addition, implementation of General Plan policies would 
further protect surface quality by requiring the Storm Water Quality Management Program to be updated 
to include newly available best management practices. The Project would not violate any water quality 
standards or waste discharge requirements or otherwise substantially degrade surface or groundwater 
quality. Therefore, the Project impacts would be less than significant. 

b)  Would the project substantially decrease groundwater supplies or interfere substantially 
with groundwater recharge such that the project may impede sustainable groundwater 
management of the basin?    

Less Than Significant Impact. The project will introduce impervious surfaces to the site that will interfere 
with groundwater recharge on the site area. Drainage systems proposed in the site design will carry runoff 
to designated recharge basins for the purpose of sustaining groundwater recharge. Therefore, the Project 
would not substantially decrease groundwater supplies or interfere substantially with groundwater 
recharge such that the project may impede sustainable groundwater management of the basin and the 
impacts would be less than significant.   

c)  Would the project substantially alter the existing drainage pattern of the site or area, 
including through the alteration of the course of a stream or river or through the addition of 
impervious surfaces, in a manner which would: 

i) result in substantial erosion or siltation on- or off-site; 
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Less Than Significant Impact. The Project site does not contain any waterways, and therefore, 
implementation of the Project would not alter the course of a stream or river. However, the Project would 
require grading or soil exposure during construction. If not controlled, the transport of these materials via 
local stormwater systems into local waterways could temporarily increase sediment concentrations. To 
minimize this impact, the Project would be required to comply with all of the requirements of the state 
GCP, including preparation of PRDs and submittal of a SWPPP to the SWRCB prior to start of construction 
activities. Mandatory compliance with state regulations would ensure that impacts from erosion and 
siltation would be less than significant. 

ii) substantially increase the rate or amount of surface runoff in a manner which would result 
in flooding on- or off-site; 

Less Than Significant Impact. Improvements of the Project site would increase the surface runoff due to 
construction of impervious surfaces such as the parking lot, sidewalk, and other construction factors. The 
Project would be required to comply with the GCP and additional documents such as preparation of a 
SWPPP required to monitor run-off and decrease likelihood of flooding on-site or off-site. Therefore, the 
potential impacts to flooding on- or off-site would be less then significant.  

iii) create or contribute runoff water which would exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial additional sources of polluted 
runoff; or 

Less Than Significant Impact. Runoff incident to construction and once the site is fully developed will be 
addressed in the SWPPP. Anticipated amounts of runoff will not exceed the capacity of the current drainage 
system according to the City’s Storm Drainage Master Plan. The Project will be required to comply with the 
City’s ordinances, Master Plan, and standard practices for stormwater drainage. Therefore, the Project 
impacts would be less than significant.  

iv) impede or redirect flood flows? 

Less Than Significant Impact. The Project will be required to construct storm drain conveyance 
improvements to City of Madera standard, which takes into consideration the many factors of designing a 
storm drain system, including capacity to carry runoff from site to the designated drainage basin. The 
location of the Project site is generally flat with little variation in elevation. Construction will follow local 
design standards to ensure no flow of waters are impeded in the event of any flood, although the site is 
located within an area of minimal flooding hazard (Zone X). Therefore, the Project will have a less than 
significant impact.  

d)  Would the project in flood hazard, tsunami, or seiche zones, risk release of pollutants due to 
project inundations? 

Less Than Significant Impact. The Project is in an unshaded Zone X flood zone according to the Federal 
Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM) of the area9. Unshaded Zone X 
has a description of being outside of the 0.2 percent annual chance of flood. The Project will be designed 
knowing the risks of being in this flood zone, although very minimal risk of flood is expected. Construction 

 
 
9 FEMA Flood Map Service Center: Search by Address. FIRM 06039C1155E. September 2008. 
https://msc.fema.gov/portal/search?AddressQuery=Madera%2C%20CA#searchresultsanchor accessed May 2021. 

https://msc.fema.gov/portal/search?AddressQuery=Madera%2C%20CA#searchresultsanchor
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of the site and storage of fuel in underground storage tanks designed accordingly will prevent risks of 
releasing of pollutants due to inundation, therefore there will be a less than significant impact.  

e)  Would the project conflict with or obstruct implementation of a water quality control plan 
or sustainable groundwater management plan? 

Less Than Significant Impact. The City of Madera is located in the Madera Subbasin. The City of Madera 
adopted the Joint Groundwater Sustainability Plan (GSP) in January 2020. The GSP includes two City of 
Madera projects, which include the installation of water meters and the construction of Berry Basin, a 
groundwater recharge basin.10 The basin is currently under construction and the project is required to 
install water meters. Therefore, the Project would not conflict with or obstruct the implementation of a 
water quality control plan or sustainable groundwater management plan. Therefore, there would be a less 
than significant impact.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
10 Madera Subbasin Coordination Committee. Madera Subbasin Sustainable Groundwater Management Act Join Groundwater 
Sustainability Plan. January 2020. https://sgma.water.ca.gov/portal/gsp/preview/21 accessed April 2021. 

https://sgma.water.ca.gov/portal/gsp/preview/21
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 Land Use and Planning 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Physically divide an established 
community? 

    

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

    

 Impact Assessment 

a)  Would the project physically divide an established community? 

No Impact. The Project does not divide any established or existing communities. The Project site will 
introduce a physical barrier: however, there are not communities existing surrounding the project to divide. 
Therefore, the Project would have no impact in potentially dividing an established community.  

b)  Would the project cause a significant environmental conflict with any land use plan, policy, 
or regulation adopted for the purpose of avoiding or mitigating an environmental effect? 

No Impact. The Project conforms with the approved City of Madera General Plan Land Use and Zoning 
Maps. Therefore, the Project will not conflict with any land use plan, policy, or regulation and have no 
impact.  
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 Mineral Resources 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Result in the loss of availability of a known 
mineral resource that would be of value to 
the region and the residents of the state? 

    

b) Result in the loss of availability of a locally 
important mineral resource recovery site 
delineated on a local general plan, specific 
plan, or other land use plan? 

    

 Impact Assessment 

a)  Would the project result in the loss of availability of a known mineral resource that would 
be of value to the region and the residents of the state? 

No Impact. The Project site is not identified as containing any mineral deposits, according to the 
Department of Conservations, Division of Mine Reclamation11. Therefore, the Project would not result in 
the loss of availability of a known mineral resource that would be of value to the region and the residents 
of the state. As such, there would be no impact. 

b)  Would the project result in the loss of availability of a locally important mineral resource 
recovery site delineated on a local general plan, specific plan, or other land use plan? 

No Impact. The City of Madera General Plan and its EIR do not identify any mineral resources of significant 
value in the Project area or surrounding areas. Considering these are the main policy documents which 
assessed City wide mineral resources, this Project would have no impact when using them as bases for 
evaluation.  
 

  

 
 
11 Mines Online. California Department of Conservation, Division of Mine Reclamation. 2016. 
https://maps.conservation.ca.gov/mol/index.html accessed May 2021.  

https://maps.conservation.ca.gov/mol/index.html


 
 

September 2021  4-29 

   

 Noise 

Would the project result in: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

b) Generation of excessive ground borne 
vibration or ground borne noise levels? 

    

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

    

 Impact Assessment 

a)  Would the project result in generation of a substantial temporary or permanent increase in 
ambient noise levels in the vicinity of the project in excess of standards established in the 
local general plan or noise ordinance, or applicable standards of other agencies? 

Less Than Significant Impact. The proposed Project would temporarily increase ambient noise levels in the 
vicinity due to construction equipment use. The Project introduces design and functional elements to 
reduce noise during sensitive hours of the day. Pursuant to Section 3-11.02 of the City of Madera Municipal 
Ordinance, construction would be limited to 6 a.m. to 8 p.m. to reduce noise generation to adjacent 
properties. The proposed convenience store hours of operation is anticipated to be 24 a day, seven days a 
week. The proposed retail building hours of operation is also anticipated to be seven days a week from 9 
a.m. to 11 p.m. With these conditions imposed on the Project, it would have a less than significant impact.  

b)  Would the project result in generation of excessive ground borne vibration or ground borne 
noise levels? 

Less Than Significant Impact. Construction equipment generates vibrations that spread through the ground 
and diminish in amplitude with distance from the source. Construction activities can result in varying 
degrees of ground vibration, depending on the equipment and methods used, distance to the affected 
structures, and soil type. The generation of vibration can range from no perceptible effects at the lowest 
vibration levels, to low rumbling sounds and perceptible vibrations at moderate levels, to slight damage at 
the highest levels. Given the level of construction for this Project, it is not anticipated the Project would 
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generate excessive ground-borne vibration or ground-borne noise levels. Therefore, the Project would have 
a less than significant impact. 

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

No Impact. The project is not located within the vicinity of a private airstrip or within the policy area of the 
Airport Land Use Compatibility Plan for County of Madera. The nearest airport, Madera Municipal Airport, 
is approximately 1.5 miles west from the Project site. Noise levels anticipated to affect the Project site from 
the Madera Municipal Airport are not a factor for concern in analysis, therefore the project would have no 
impact.      
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 Population and Housing 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

b) Displace substantial numbers of existing 
people or housing, necessitating the 
construction of replacement housing 
elsewhere? 

    

 Impact Assessment 

a)  Would the project induce substantial unplanned population growth in an area, either directly 
(for example, by proposing new homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)? 

Less than Significant Impact. Although new employment would be created, the workforce would be 
expected to be comprised of existing residents of the City and County of Madera. The Project will include 
development of infrastructure and roadways to accommodate the Project site. Such improvements have 
been evaluated in the City of Madera General Plan Circulation and Infrastructure Element, and the 
improvements are existing and connecting to already built out infrastructure. As such, the Project would 
have a less than significant impact on population growth.  

b)  Would the project displace substantial numbers of existing people or housing, necessitating 
the construction of replacement housing elsewhere? 

No Impact. No homes exist on the Project site; therefore, no housing would be impacted. Therefore, the 
project would have no impact.   
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 Public Services 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

Fire protection?     

Police protection?     

Schools?     

Parks?     

Other public facilities?     

 Impact Assessment 

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

Fire Protection: 

Less Than Significant Impact. The Project site is located within the City’s fire service area and is within 
acceptable restrictions for fire response. The nearest fire station is Station #58 located approximately 1 ¼ 
mile west of the Project site. No additional need for fire facilities is required. The Project will be required 
to install fire hydrants and meet specifications for flow required to serve the area. With these conditions 
being imposed on the Project, it will have a less than significant impact to fire service facilities in the area 
and not warrant the need for a new or physically altered facility. It will maintain compliance with acceptable 
service rations therefore the Project would have a less than significant impact.  

Police Protection 

Less Than Significant Impact. The Project site is currently served by the Madera Police Department and 
would continue to be served by the Madera Police Department. The Madera Police Department is located 
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approximately 1 ¾ miles southeast of the Project site. The proposal for alcohol sales could potentially 
increase the possibility of public intoxication and Driving Under the Influence (DUI) in the immediate area. 
However, the Madera Police Department encourages owners and the public to report these matters to the 
police, and consumption of alcohol on the premises will be prohibited. With this, the Project would not 
result in the need for new or altered services, or a substantial alteration to the patrol requirements from 
City’s Police Department. Therefore, the Project would have a less than significant impact. 

Schools 

Less Than Significant Impact. The Project would not likely result in the construction of new residences. It 
could potentially generate new employees to operate or maintain the Project, but the existing housing 
inventory of the City is adequate to provide residency for the potential impact. The project is likely to draw 
potential employees from the City and County of Madera residents. Therefore, the Project would have a 
less than significant impact on school facilities. 

Parks 

Less Than Significant Impact. The Project would not result in the construction of new residences and the 
addition of employees is minimal to operate and maintain the Project. The number of employees 
potentially generated would not warrant the need for additional park space, and future employees are 
likely to be residents within the existing City and County of Madera residential areas; therefore, the Project 
would have a less than significant impact on parks. 

Landfills 

Less Than Significant Impact. The waste generated by the Project and incidental increases in waste 
generation such as potential increases in population due to employees in very minimal. The Municipal 
Service Review for the City of Madera prepared for the Madera Local Agency Formation Commission in 
2018 states that waste is diverted to the Fairmead Landfill by contract disposal services provided by Mid-
Valley. The Municipal Service Review discusses that waste facilities and infrastructure necessities are 
discussed during contract negotiations for service, as to ensure capacity to serve the City. No new disposal 
or landfill facilities are currently needed to accommodate the Project or City, as discussed during contract 
negotiations with Mid Valley Disposal; therefore, the Project would have a less than significant impact. 
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 Recreation  

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Increase the use of existing neighborhood 
and regional parks or other recreational 
facilities such that substantial physical 
deterioration of the facility would occur or 
be accelerated? 

    

b) Does the project include recreational 
facilities or require the construction or 
expansion of recreational facilities which 
might have an adverse physical effect on 
the environment? 

    

 Impact Assessment 

a)  Would the project increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facility would occur 
or be accelerated? 

Less Than Significant Impact. The Project as proposed is surrounded generally by commercial uses. To the 
north of the Project site are private, large-lot rural residences located in Madera County, which do not have 
any neighborhood parks. The nearest neighborhood park is Rotary Park, approximately three-quarter of a 
mile south of the Project site located on Gateway Drive and Cleveland Avenue. Employment in the area 
would increase; however, it will likely consist of existing residents which would not drive the need to create 
new or expand upon existing parks. Therefore, it can be anticipated that there is a less than significant 
impact to park facilities or any incidental acceleration to deterioration of park facilities.  

b)  Does the project include recreational facilities or require the construction or expansion of 
recreational facilities which might have an adverse physical effect on the environment? 

Less Than Significant Impact. The Project does not include recreational facilities or in any incidental way 
necessitate the requirement of construction or expansion of existing facilities. As stated above, the 
employees for this project are likely to come from existing residents within the City and County of Madera 
which will not drive the need for new or expanded recreation facilities. Therefore, the Project would have 
a less than significant impact or adverse physical effect on the environment regarding recreational facilities.  
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 Transportation 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

b) Conflict or be inconsistent with CEQA 
Guidelines section 15064.3, subdivision 
(b)? 

    

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

    

d) Result in inadequate emergency access?     

A Traffic Impact Study (TIS) was prepared for the Project by KD Anderson and Associates, dated September 

29, 2020 (Appendix B) to evaluate the potential traffic impacts with regard to conflicts with existing plans, 

ordinances, or policies. Existing a.m. and p.m. peak hour traffic volumes were counted in March 2020 while 
school was still in session. The objective of the TIS was to identify what effects the Project would have on 
the area roadway network and local intersections. The TIS parameters are consistent with the City’s 
guidelines and addressed the following traffic scenarios: 

1. Existing A.M. and P.M. Peak Hour Traffic Conditions; 
2. Existing Plus Project A.M. and P.M. Peak Hour Traffic Conditions; 
3. Existing Plus Approved Projects Traffic Conditions; 
4. Existing Plus Approved Projects Plus Project Traffic Conditions; 
5. Cumulative Year 2035 Conditions without Project; and 
6. Cumulative Year 2035 Conditions with Project. 

 Environmental Setting 

The TIS studied and evaluated one existing intersection (Country Club Drive / Adell Street) and one existing 
driveway (Country Club Drive / Tractor Supply Company Driveway). The Country Club Drive / Adell Street 
intersection is a minor leg stop controlled tee intersection. The northbound approach includes a through 
lane and a shared through lane and a shared through-right turn lane while the southbound approach 
includes a left lane and two through lanes. Marked crosswalks are not present in the intersection. 

The County Club Drive / Tractor Supply Company Driveway is a stop controlled along the driveway 
approach. Northbound Country Club Drive includes a through lane and a shared through-right lane while 
the southbound approach includes a two-way left-turn-lane north of the driveway. The two-way left-turn-
lane is used for left turning vehicles to enter the Project site. A raised median is present beginning at the 
north end of the driveway and extends about 260 feet south. While the raised median inhibits left turning 



 
 

September 2021  4-36 

   

outbound Tractor Supply Company traffic, some motorists turn right and make an immediate U-turn 
directly north of the island. 

Both the Country Club Drive / Adell Street and one existing driveway Country Club Drive / Tractor Supply 
Company Driveway currently operate within accepted City of Madera Level of Service (LOS) thresholds; 
however, the Country Club Drive / Adell Street intersection meets the peak hour signal warrant. While the 
peak hour signal warrant is met, the meeting of a signal warrant does not necessitate installation of a traffic 
signal. 

The City of Madera uses LOS C as its minimum LOS criteria for intersections and roadway segments. As 

stated in the Circulation and Infrastructure Element of the City of Madera General Plan, LOS D is applicable 

to arterial roadways, or roadway segments with at-grade railroad crossings that were experiencing 

congestion exceeding LOS C during peak hour travel times as of the date the General Plan was adopted. 

LOS D is also applicable to intersections and roadway segments in the Downtown District as defined in the 

Land Use Element of the City’s General Plan. For the purpose of this TIS, the minimum LOS criteria for 

intersections and roadway segments is LOS C. 

 Impact Assessment 

a)  Would the project conflict with a plan, ordinance or policy addressing the circulation system, 
including transit, roadway, bicycle, and pedestrian facilities? 

Less Than Significant Impact. The Project is considered a local serving mixed use development that is 
expected to generate approximately 4,405 daily trips, 349 a.m. peak hour trips and 310 p.m. peak hour 
trips. After accounting for pass-by and internal trips, the Project is projected to generate 1,284 new daily 
trips, 76 new a.m. peak hour trips and 105 new p.m. peak hour trips. As noted in the Technical Advisory on 
Evaluating Transportation Impacts in CEQA, local serving retail projects are presumed to have a less than 
significant transportation impact. 
 
Pedestrian / Bicycle Circulation 

In the project vicinity, sidewalks are present along Country Club Drive. No sidewalks are present along Adell 

Street between Country Club Drive and approximately 500 west of Sonora Street. Sonora Street is 

approximately one-half mile east of the Project site. In the vicinity of there are currently no marked bike 

lanes or bike paths. 

 

As a condition of approval, the proposed Project would be required to widen and improve Adell Street to 

City Collector street standards along the frontage of the Project site. A sidewalk along the south side of 

Adell Street would be constructed as part of the required roadway improvements. The Adell Street 

improvements would also require the striping and signage for an east bound bike lane. Thus, the Project 

would not conflict with plans or policies of the General Plan germane to pedestrian or bicycle facilities or 

circulation. Therefore, the Project would result in a less than significant impact. 

 

Public Transit 

Madera Area Express (MAX), managed by the City of Madera, provides fixed route services in the City of 

Madera. The routes operate Monday through Saturday. In addition to a fixed route services, the City offers 

a Madera Dial-A-Ride service, which is a demand-response system, that is available weekdays between 7 

a.m. and 6:30 p.m., and Saturdays between 9 a.m. and 4 p.m. Sunday service is also available between 8:30 

a.m. and 2:30 p.m. The closest stops are along Route 1, where the route travels through the Country Club 
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Drive / Sherwood Way intersection and the Adell Street / Sonora Street intersection. Both intersections are 

about one-half mile from the Project site and within walking distance of the proposed Project. Therefore, 

the Project would result in a less than significant impact. 

 

Roadways 

Within the City, all major roadways are classified based on the City’s General Plan Circulation Master Plan. 

Following is a brief description of the roadways located within the Project area: 

 Country Club Drive: Country Club Drive is a north-south road within the City and extends north into 

the County of Madera. Within the Project vicinity, Country Club Drive currently varies between 

four-lane divided and undivided road. In the City’s Circulation Master Plan, Country Club Drive is 

designated as an Arterial. Designated Arterials generally include up to four lanes, although total 

widths of six lanes may be appropriate in some locations. To reduce traffic interruptions and 

improve safety, direct access via driveways is generally not permitted. 

 Adell Street: Adell Street is an east-west road within the City. Within the Project vicinity, Adell 

Street is currently an undivided two-lane rural road. In the City’s Circulation Master Plan, Adell 

Street is designated as a Collector. Designated Collectors generally included up to four lanes. To 

reduce traffic interruptions and improve safety, direct access via driveways is generally not 

permitted. 

For each of the traffic scenarios analyzed, the proposed Project would conflict with the City of Madera 

General Plan LOS standards. The Project’s General Plan LOS standard conflicts under each of the traffic 

scenario analyzed are identified below. 

 
Existing Plus Project Conditions. Under this traffic scenario, all intersections except the Country Club Drive 

/ Adell Street would operate within accepted City of Madera LOS thresholds. This intersection would 

operate at LOS E along Adell Street in the a.m. peak hour. While the peak hour signal warrant is met, the 

meeting of a signal warrant does not necessitate installation of a traffic signal. Under this condition, the 

Project would be required to install frontage half-street improvements and restripe Adell Street to include 

separate westbound left and right turn lanes at the Country Club Drive / Adell Street intersection. 

Implementing this improvement would improve the intersection to LOS C conditions. In addition to the 

street and intersection improvements, the Project shall be responsible for contributing its fair share to the 

cost of circulation improvements via the existing Citywide traffic impact mitigation (TIM) fee program. 

 

Existing plus Approved Projects Conditions. Under this traffic scenario, all intersections would continue to 

operate within accepted City of Madera LOS thresholds. The Country Club Drive / Adell Street intersection 

would continue to meet the peak hour signal warrant.  

 

Existing plus Approved Projects Plus Project Conditions. Under this traffic scenario, the Country Club Drive 

I Adell Street intersection would operate at LOS E, below the City's LOS threshold. As identified under the 

Existing plus Project conditions, the installation of the half-street improvements and restriping of Adell 

Street to include westbound left and right tum lanes at Country Club Drive intersection would be required 

to continue to maintain LOS C conditions at the Country Club Drive / Adell Street intersection. No additional 

Project improvements would be required. 
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In addition to the street and intersection improvements, the Project shall be responsible for contributing 

its fair share to the cost of circulation improvements via the existing Citywide TIM fee program. 

 

Cumulative Year 2035 Conditions without Project. Under this traffic scenario, all intersections will continue 

to operate within accepted City of Madera LOS thresholds. The Country Club Drive / Adell Street 

intersection would continue to meet the peak hour signal warrant. While the peak hour signal warrant is 

met, the meeting of a signal warrant does not necessitate installation of a traffic signal. 

 

Cumulative Year 2035 with Project. Under this traffic scenario, the Country Club Drive/ Adell Street 

intersection would operate at LOS E, below the City's LOS threshold. As identified in the Existing plus Project 

conditions, the installation of the half-street improvements and restriping of Adell Street to include 

westbound left and right tum lanes at the Country Club Drive intersection would be required to continue 

to maintain LOS C conditions at the Country Club Drive/ Adell Street intersection. No additional Project 

improvements would be required. 

 

In addition to the street and intersection improvements, the Project shall be responsible for contributing 

its fair share to the cost of circulation improvements via the existing Citywide TIM fee program. 

 

In conclusion, the Project will be required, as a condition of approval, to install half-street improvements 

and restripe Adell Street to include westbound left and right tum lanes at the Country Club Drive 

intersection. In addition, as a condition of approval, the Project will be required to contribute its fair share 

to the cost of circulation improvements via the existing Citywide TIM fee program. Implementation of the 

improvements identified in the TIS and described above would reduce the Project’s roadway impacts to a 

less than significant impact.   

b)  Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3 
subdivision (b)? 

Less than significant impact. The California Office of Planning and Research (OPR) guidance has provided 
direction on the treatment of CEQA traffic analyses for projects in the Technical Advisory on Evaluating 
Transportation Impacts in CEQA. The Technical Advisory recommends analyzing the effect of projects over 
the area where the project substantially affects the travel pattern. Local serving retail projects, such as the 
proposed Project, are presumed to have a less than significant impact on transportation. 
 
Furthermore, Vehicle Miles Traveled (VMT) were considered by the traffic engineering consulting firm. 
Although the City is yet to adopt thresholds for VMT impacts, the proposed Project would not have a 
significant transportation impact based on the OPR Technical Advisory. The proposed Project would have 
a lower VMT per service population and VMT per employee when compared to the regional average, and 
therefore would not result in a significant VMT impact. The Project would be compliant with the OPR VMT 
metrics.  

c)  Would the project substantially increase hazards due to a geometric design feature (e.g., 
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)? 

Less than significant impact. The Project site would have three access point directly serving the area. One 
is existing along Country Club Drive and is located on the property south of the Project whose current 
tenant is Tractor Supply Co. The two proposed would be along Adell Street along the northern property 
line of the property. These access drives will be reviewed and approved in conformance to City street 
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specifications and sight distance standards to ensure the Project would not result in include sharp curves 
or dangerous intersections. Therefore, the Project would result in a less than significant impact.  

d)  Would the project result in inadequate emergency access? 

No impact. The Project has been reviewed by the Fire, Police, and Engineering Departments of the City to 
ensure the Project would provide adequate emergency access. Access drive standards, radius of curbs, and 
maneuverability throughout the site will be ensured through conditions imposed upon the project, 
therefore the project would have no impact on emergency access.  
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 Tribal Cultural Resources 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Cause a substantial adverse change in the 
significance of a tribal cultural resource, 
defined in Public Resources Code section 
21074 as either a site, feature, place, 
cultural landscape that is geographically 
defined in terms of the size and scope of 
the landscape, sacred place, or object with 
cultural value to a California Native 
American tribe, and that is: 

    

i) Listed or eligible for listing in the 
California Register of Historical 
Resources, or in the local register of 
historical resources as defined in Public 
Resources Code section 5020.1(k), or 

    

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

    

 Impact Assessment 

a)  Would the project cause a substantial adverse change in the significance of a tribal cultural 
resource, defined in Public Resources Code section 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in terms of the size and scope of the 
landscape, sacred place, or object with cultural value to a California Native American tribe, 
and that is: 

i)  Listed or eligible for listing in the California Register of Historical Resources, or in the 
local register of historical resources as defined in Public Resources Code section 
5020.1(k), or 

No impact. A previous sacred lands search completed for the City of Madera General Plan EIR did not 
identify any sensitive Native American cultural resources either within or near the Project site. California 



 
 

September 2021  4-41 

   

Native American tribes traditionally and culturally affiliated with the Project area did not request 
consultation pursuant to Public Resources Code Section 21080.3.1. The Project is not listed or eligible for 
listing in the California Register of Historical Resources (CRHR), or in a local register of historical resources 
as defined in Public Resources Code Section 5020.1(k). Therefore, the Project would have no impact on any 
tribal cultural resource that is listed in, or eligible for listing in, the CRHR or in a local register of historical 
resources.  

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

Less than significant impact. The Project site is not a resource determined by the lead agency (City of 
Madera), in its discretion and supported by substantial evidence, to be significant pursuant to criteria set 
forth in subdivision (c) of Public Resources Code Section 5024.1. The Project site is not listed as a historical 
resource in the California Register of Historical Sources. As described above, no known tribal cultural 
resources have been identified (as defined in Section 21074) within the Project area, and no substantial 
information has been provided to the City to indicate otherwise. Therefore, the Project would have a less 
than significant impact on the significance of a tribal cultural resource. 
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 Utilities and Service Systems 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Require or result in the relocation or 
construction of new or expanded water, 
wastewater treatment or storm water 
drainage, electric power, natural gas, or 
telecommunications facilities, the 
construction or relocation of which could 
cause significant environmental effects? 

    

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

    

c) Result in a determination by the 
wastewater treatment provider which 
serves or may serve the project that it has 
adequate capacity to serve the project’s 
projected demand in addition to the 
provider’s existing commitments? 

    

d) Generate solid waste in excess of State or 
local standards, or in excess of the capacity 
of local infrastructure, or otherwise impair 
the attainment of solid waste reduction 
goals? 

    

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

    

 Environmental Setting 

The Project site is a vacant property planned for commercial uses in the City of Madera General Plan. The 
site of the Project was analyzed in different utility planning documents, including: 

• 2014 Storm Drainage System Master Plan 

• 2014 Water System Master Plan 

• 2014 Sanitary Sewer System Master Plan 

• 2015 Urban Water Management Plan 

• 2020 Sanitary Sewer Management Plan 
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 Impact Assessment 

a)  Would the project require or result in the relocation or construction of new or expanded 
water, wastewater treatment or storm water drainage, electric power, natural gas or 
telecommunications facilities, the construction or relocation of which could cause significant 
environmental effects? 

Less than significant impact. The City implements a City-wide program for completion of incremental 
expansions to facilities for planned water supply, sewer treatment, and stormwater drainage. The City will 
condition the Project to require necessary improvements to wet and/or dry utilities to provide service to 
the project area and payment of impact fees to offset the Project’s use of existing facilities and 
infrastructure. These conditions include requirements for the project to construct improvements to 
water, sewer, and storm drain conveyance facilities that will serve the property.  
 
Pacific Gas and Electric Company (PG&E), the natural gas and electric service provider for the area, 
incrementally expands and updates its service system as needed to serve its users. Accordingly, 
telecommunications providers in the area incrementally expand and update their service systems in 
response to usage and demand. The Project will be responsible for planning and installing wastewater 
collection and water delivery systems, as well as electrical and telecommunications service infrastructure. 
In addition, the Project will be responsible for the payment of development impact fees to off-set potential 
impacts to these facilities resulting in less than significant impacts. 

b)  Would the project have sufficient water supplies available to serve the project and 
reasonably foreseeable future development during normal, dry, and multiple dry years? 

Less than significant impact. The City has sufficient water supplies available to serve the Project and its 
existing commitments during normal, dry, and multiple dry years. The Project must comply with the 
requirements of the City of Madera Engineering Department for the construction of water, wastewater, 
and storm water drainage infrastructure; therefore, the impact would be less than significant.  

c)  Would the project result in a determination by the wastewater treatment provider which 
serves or may serve the project that it has adequate capacity to serve the project’s projected 
demand in addition to the provider’s existing commitments? 

Less than significant impact. The Project will be served by the City of Madera Wastewater Treatment Plant 
(WWTP). The Madera WWTP has a design capacity of 10.1 MGD and it can accommodate a design peak dry 
weather flow of up to 15.1 MGD. The 2014 Sanitary Sewer System assumed a 2020 population of 86,633 
with an average day flow of 10.4 MGD. The served population with the Project will be approximately 
66,000, and therefore approximately 24 percent below the assumed 2020 average flow. The WWTP has 
adequate capacity to serve the Project in addition to its existing commitments, therefore the Project will 
have a less than significant impact. 

d)  Would the project generate solid waste in excess of State or local standards, or in excess of 
the capacity of local infrastructure, or otherwise impair the attainment of solid waste 
reduction goals? 

Less than significant impact. The Project does not include indirect generation of excessive solid waste 
through actions such as demolition of existing structures. The construction debris will be contained in 
designated bins and picked up by the City’s contracted waste hauler or third party providing the roll-off 
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bins. The Fairmead Solid Waste Disposal Site is the nearest landfill to the City of Madera. While the landfill 
has been estimated to close in 2028, throughput has generally been less than maximum capacity and the 
landfill current has sufficient capacity to serve the project. The Project is not estimated to generate solid 
waste in excess of State or local standards, therefore the Project would have a less than significant impact.  

e)  Would the project comply with federal, state, and local management and reduction statutes 
and regulations related to solid waste? 

Less than significant impact. The Project will be required to comply with all federal, state, and local solid 
waste reduction statutes. The State Agency Model Integrated Waste Management Act enacted in January 
2000 requires at least 50 percent of solid waste diversion from disposal facilities after January 2004. The 
bills of lading for the Project are required to be provided to the City to monitor the solid waste generation 
of the Project and ensure Cal Green standards are being followed. With monitoring of solid waste 
generation in this regard, the Project would have a less than significant impact.  
 

  



 
 

September 2021  4-45 

   

 Wildfire  

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

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

a) Substantially impair an adopted emergency 
response plan or emergency evacuation 
plan? 

    

b) Due to slope, prevailing winds, and other 
factors, exacerbate wildfire risks, and 
thereby expose project occupants to 
pollutant concentrations from a wildfire or 
the uncontrollable spread of wildfire? 

    

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

    

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

    

 Impact Assessment 

The Project site is not located in or near State Responsibility Areas or lands classified as Very High Fire 
Hazard Severity Zones. The project will be developed consistent with all regulations of the California Fire 
Code.  

a)  Substantially impair an adopted emergency response plan or emergency evacuation plan? 

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

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

d)  Expose people or structures to significant risks, including downslope or downstream flooding 
or landslides, as a result of runoff, post-fire slope instability, or drainage changes? 
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No Impacts. The Project is in an area of low fire risk and is not located in or near a State Responsibility Area 
or any land classified as a Very High Fire Hazard Severity Zone.12,13 The nearest State Responsibility Area is 
approximately 10 miles northeast of the property with the nearest Very High Fire Hazard Severity Zone 
being 20 miles from the site. Since the Project is not subject to wildfire, it would have no impact on adopted 
emergency response or evacuation plans. The Project site is generally flat, therefore wildfire factors based 
on slope would not be applicable. The installed infrastructure would be necessary to serve the Project, and 
built as City standards dictate, taking into consideration the impacts on the environment. With the Project 
not being in a State Responsibility Area or a Very High Fire Hazard Severity Zone and relatively flat, there 
will not be risks associated with post-fire slope instability. Therefore, the Project would have no impact.  
 

  

 
 
12 Cal FIRE. Fire Hazard Severity Zones in SRA, Madera County. https://osfm.fire.ca.gov/media/6700/fhszs_map20.pdf accessed 
April 2021. 
 
13 Cal FIRE. Fire Hazard Severity Zones in LRA, Madera County. https://osfm.fire.ca.gov/media/6703/fhszl06_1_map20.pdf 
accessed April 2021.  

https://osfm.fire.ca.gov/media/6700/fhszs_map20.pdf
https://osfm.fire.ca.gov/media/6703/fhszl06_1_map20.pdf
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 CEQA Mandatory Findings of Significance 

Does the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

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

    

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

    

c) Have environmental effects which will 
cause substantial adverse effects on 
human beings, either directly or indirectly? 

    

 Impact Assessment 

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

Less than significant impact. The City of Madera General Plan EIR does not identify any threatened or 
endangered species in the Project area according to Figure 4.10-3. Further, the Project site and its 
surroundings are absent of any riparian habitat or sensitive natural communities of special concern 
according to the General Plan EIR Figure 4.10-2. The site is designated as ruderal in the General Plan EIR, 
which is roadside land disturbed by current and future development meaning it does not possess 
substantial vegetation or hydrology to produce wetlands. There do not exist water features such as a 
stream, river, creek, or other watercourse that could be damaged by the development. In addition, there 
is no adopted policy or ordinance specifically protecting habitats or species within the project area. The 
analysis in this Initial Study results in a determination that the Project would have a less than significant 
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impact on the environment. The environment, habitats, sustainability, and populations of any wildlife will 
not be affected as there are no significant communities present at this Project site.  

b)  Does the project have impacts that are individually limited, but cumulatively considerable?  
(“Cumulatively considerable” means that the incremental effects of a project are 
considerable when viewed in connection with the effects of past projects, the effects of 
other current projects, and the effects of probable future projects)?  

Less than significant impact. CEQA Guidelines Section 15064(i) States that a Lead Agency shall consider 
whether the cumulative impact of a project is significant and whether the effects of the project are 
cumulatively considerable. The assessment of the significance of cumulative effects of a project must be 
conducted in connection with the effects of past projects, other current projects, and probable future 
projects.  
 
The Project could potentially drive the viability of future commercial projects in the area by increases in 
local traffic. As those projects come to the area, they will be evaluated for their impacts, as to the timing it 
is unknown. The Project site was anticipated for urbanization with the development of the City’s General 
Plan. Therefore, implementation of the Project would not result in significant cumulative impacts and all 
potential impacts would be reduced to less than significant through the implementation of basic regulatory 
requirements incorporated into Project design. 

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

Less than significant impact. The Project would not have environmental effects which will cause substantial 
adverse effects on human beings, either directly or indirectly. Impacts are considered to be less than 
significant 
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CalEEMod Output Files 
  



1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Convenience Market With Gas Pumps 7.28 1000sqft 0.17 7,280.00 0

Fast Food Restaurant with Drive Thru 2.20 1000sqft 0.05 2,200.00 0

Regional Shopping Center 3.60 1000sqft 0.08 3,600.00 0

Parking Lot 46.89 1000sqft 1.08 46,887.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

3

Wind Speed (m/s) Precipitation Freq (Days)2.9 51

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Pacific Gas & Electric Company

2022Operational Year

CO2 Intensity 
(lb/MWhr)

641.35 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

Country Club Commercial
Madera County, Annual
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Project Characteristics - 

Land Use - Square feet and acreage calculations based on site plan provided by applicant. Parking lot land use includes paved surface area and landscape 
area. Fast Food establishment is a different land use than project being proposed which is a coffee/donut shop. Traffic impact analysis for project utilized 
different ITE land uses for calculations.

Construction Phase - No demolition required. Site is presently vacant.

Mobile Land Use Mitigation - Creation of jobs from new businesses including convenience store, drive-through coffee shop and future retail. The intersection of 
Country Club Drive and Adell Street will be improved with pedestrian access striping. The sidewalk along Adell Street will be constructed to City standards, 
improving pedestrian network and accessibility. Country Club Drive will have a traffic median installed. Nearest bus stop is 0.2 miles from the project site.

Energy Mitigation - https://www.energy.ca.gov/sites/default/files/2020-03/Title_24_2019_Building_Standards_FAQ_ada.pdf

Waste Mitigation - 

Vehicle Trips - Daily trips based off of traffic impact analysis of traffic impacts derived from project.

Landscape Equipment - 

2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblLandUse LandUseSquareFeet 46,890.00 46,887.00

tblVehicleTrips ST_TR 1,448.33 205.36

tblVehicleTrips ST_TR 722.03 820.38

tblVehicleTrips ST_TR 49.97 37.75

tblVehicleTrips SU_TR 1,182.08 205.36

tblVehicleTrips SU_TR 542.72 820.38

tblVehicleTrips SU_TR 25.24 37.75

tblVehicleTrips WD_TR 845.60 205.36

tblVehicleTrips WD_TR 496.12 820.38

tblVehicleTrips WD_TR 42.70 37.75
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2.1 Overall Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2021 0.1270 0.9776 0.8946 1.7300e-
003

0.0320 0.0455 0.0775 0.0125 0.0438 0.0563 0.0000 146.2107 146.2107 0.0234 0.0000 146.7954

2022 0.1726 0.5439 0.5590 1.0800e-
003

0.0102 0.0241 0.0343 2.7800e-
003

0.0232 0.0260 0.0000 90.8970 90.8970 0.0146 0.0000 91.2624

Maximum 0.1726 0.9776 0.8946 1.7300e-
003

0.0320 0.0455 0.0775 0.0125 0.0438 0.0563 0.0000 146.2107 146.2107 0.0234 0.0000 146.7954

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2021 0.1270 0.9776 0.8946 1.7300e-
003

0.0320 0.0455 0.0775 0.0125 0.0438 0.0563 0.0000 146.2106 146.2106 0.0234 0.0000 146.7953

2022 0.1726 0.5439 0.5590 1.0800e-
003

0.0102 0.0241 0.0343 2.7800e-
003

0.0232 0.0260 0.0000 90.8969 90.8969 0.0146 0.0000 91.2623

Maximum 0.1726 0.9776 0.8946 1.7300e-
003

0.0320 0.0455 0.0775 0.0125 0.0438 0.0563 0.0000 146.2106 146.2106 0.0234 0.0000 146.7953

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

CalEEMod Version: CalEEMod.2016.3.2 Date: 4/5/2021 2:53 PMPage 3 of 33

Country Club Commercial - Madera County, Annual



2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 0.0642 1.0000e-
005

5.5000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.0700e-
003

1.0700e-
003

0.0000 0.0000 1.1400e-
003

Energy 3.1200e-
003

0.0284 0.0239 1.7000e-
004

2.1600e-
003

2.1600e-
003

2.1600e-
003

2.1600e-
003

0.0000 80.0264 80.0264 2.8100e-
003

1.0300e-
003

80.4026

Mobile 0.9187 8.0856 6.1294 0.0228 1.0331 0.0192 1.0523 0.2777 0.0181 0.2957 0.0000 2,122.047
6

2,122.047
6

0.2870 0.0000 2,129.223
4

Waste 0.0000 0.0000 0.0000 0.0000 10.3525 0.0000 10.3525 0.6118 0.0000 25.6480

Water 0.0000 0.0000 0.0000 0.0000 0.4675 2.8661 3.3336 0.0482 1.1600e-
003

4.8832

Total 0.9861 8.1140 6.1538 0.0230 1.0331 0.0213 1.0545 0.2777 0.0202 0.2979 10.8201 2,204.941
2

2,215.761
3

0.9498 2.1900e-
003

2,240.158
4

Unmitigated Operational

Quarter Start Date End Date Maximum Unmitigated ROG + NOX (tons/quarter) Maximum Mitigated ROG + NOX (tons/quarter)

1 7-1-2021 9-30-2021 0.5491 0.5491

2 10-1-2021 12-31-2021 0.5502 0.5502

3 1-1-2022 3-31-2022 0.4941 0.4941

4 4-1-2022 6-30-2022 0.2249 0.2249

Highest 0.5502 0.5502
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 0.0642 1.0000e-
005

5.5000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.0700e-
003

1.0700e-
003

0.0000 0.0000 1.1400e-
003

Energy 3.1200e-
003

0.0284 0.0239 1.7000e-
004

2.1600e-
003

2.1600e-
003

2.1600e-
003

2.1600e-
003

0.0000 73.8868 73.8868 2.5400e-
003

9.7000e-
004

74.2389

Mobile 0.8959 7.8669 5.7016 0.0208 0.8833 0.0173 0.9006 0.2374 0.0163 0.2537 0.0000 1,934.576
8

1,934.576
8

0.2817 0.0000 1,941.620
3

Waste 0.0000 0.0000 0.0000 0.0000 10.3525 0.0000 10.3525 0.6118 0.0000 25.6480

Water 0.0000 0.0000 0.0000 0.0000 0.4675 2.8661 3.3336 0.0482 1.1600e-
003

4.8832

Total 0.9633 7.8953 5.7260 0.0209 0.8833 0.0195 0.9028 0.2374 0.0184 0.2558 10.8201 2,011.330
7

2,022.150
8

0.9443 2.1300e-
003

2,046.391
6

Mitigated Operational

3.0 Construction Detail

Construction Phase

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

2.31 2.69 6.95 8.84 14.50 8.86 14.39 14.50 8.80 14.11 0.00 8.78 8.74 0.59 2.74 8.65
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Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Site Preparation Site Preparation 7/1/2021 7/2/2021 5 2

2 Grading Grading 7/3/2021 7/8/2021 5 4

3 Building Construction Building Construction 7/9/2021 4/14/2022 5 200

4 Paving Paving 4/15/2022 4/28/2022 5 10

5 Architectural Coating Architectural Coating 4/29/2022 5/12/2022 5 10

OffRoad Equipment

Residential Indoor: 0; Residential Outdoor: 0; Non-Residential Indoor: 19,620; Non-Residential Outdoor: 6,540; Striped Parking Area: 2,813 
(Architectural Coating – sqft)

Acres of Grading (Site Preparation Phase): 1

Acres of Grading (Grading Phase): 1.5

Acres of Paving: 1.08
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Architectural Coating Air Compressors 1 6.00 78 0.48

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Cranes 1 6.00 231 0.29

Building Construction Forklifts 1 6.00 89 0.20

Site Preparation Graders 1 8.00 187 0.41

Paving Pavers 1 6.00 130 0.42

Paving Rollers 1 7.00 80 0.38

Grading Rubber Tired Dozers 1 6.00 247 0.40

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 187 0.41

Paving Paving Equipment 1 8.00 132 0.36

Site Preparation Rubber Tired Dozers 1 7.00 247 0.40

Building Construction Welders 3 8.00 46 0.45

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Site Preparation 3 8.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Grading 3 8.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Building Construction 7 24.00 10.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Paving 5 13.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 5.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT
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3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 5.8000e-
003

0.0000 5.8000e-
003

2.9500e-
003

0.0000 2.9500e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 1.5600e-
003

0.0174 7.5600e-
003

2.0000e-
005

7.7000e-
004

7.7000e-
004

7.0000e-
004

7.0000e-
004

0.0000 1.5118 1.5118 4.9000e-
004

0.0000 1.5241

Total 1.5600e-
003

0.0174 7.5600e-
003

2.0000e-
005

5.8000e-
003

7.7000e-
004

6.5700e-
003

2.9500e-
003

7.0000e-
004

3.6500e-
003

0.0000 1.5118 1.5118 4.9000e-
004

0.0000 1.5241

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.0000e-
005

2.0000e-
005

2.4000e-
004

0.0000 6.0000e-
005

0.0000 6.0000e-
005

2.0000e-
005

0.0000 2.0000e-
005

0.0000 0.0569 0.0569 0.0000 0.0000 0.0569

Total 3.0000e-
005

2.0000e-
005

2.4000e-
004

0.0000 6.0000e-
005

0.0000 6.0000e-
005

2.0000e-
005

0.0000 2.0000e-
005

0.0000 0.0569 0.0569 0.0000 0.0000 0.0569

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 5.8000e-
003

0.0000 5.8000e-
003

2.9500e-
003

0.0000 2.9500e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 1.5600e-
003

0.0174 7.5600e-
003

2.0000e-
005

7.7000e-
004

7.7000e-
004

7.0000e-
004

7.0000e-
004

0.0000 1.5118 1.5118 4.9000e-
004

0.0000 1.5241

Total 1.5600e-
003

0.0174 7.5600e-
003

2.0000e-
005

5.8000e-
003

7.7000e-
004

6.5700e-
003

2.9500e-
003

7.0000e-
004

3.6500e-
003

0.0000 1.5118 1.5118 4.9000e-
004

0.0000 1.5241

Mitigated Construction On-Site
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3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 3.0000e-
005

2.0000e-
005

2.4000e-
004

0.0000 6.0000e-
005

0.0000 6.0000e-
005

2.0000e-
005

0.0000 2.0000e-
005

0.0000 0.0569 0.0569 0.0000 0.0000 0.0569

Total 3.0000e-
005

2.0000e-
005

2.4000e-
004

0.0000 6.0000e-
005

0.0000 6.0000e-
005

2.0000e-
005

0.0000 2.0000e-
005

0.0000 0.0569 0.0569 0.0000 0.0000 0.0569

Mitigated Construction Off-Site

3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 9.8300e-
003

0.0000 9.8300e-
003

5.0500e-
003

0.0000 5.0500e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 2.5800e-
003

0.0287 0.0127 3.0000e-
005

1.2800e-
003

1.2800e-
003

1.1700e-
003

1.1700e-
003

0.0000 2.4767 2.4767 8.0000e-
004

0.0000 2.4968

Total 2.5800e-
003

0.0287 0.0127 3.0000e-
005

9.8300e-
003

1.2800e-
003

0.0111 5.0500e-
003

1.1700e-
003

6.2200e-
003

0.0000 2.4767 2.4767 8.0000e-
004

0.0000 2.4968

Unmitigated Construction On-Site
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3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 7.0000e-
005

4.0000e-
005

4.7000e-
004

0.0000 1.3000e-
004

0.0000 1.3000e-
004

3.0000e-
005

0.0000 3.0000e-
005

0.0000 0.1138 0.1138 0.0000 0.0000 0.1138

Total 7.0000e-
005

4.0000e-
005

4.7000e-
004

0.0000 1.3000e-
004

0.0000 1.3000e-
004

3.0000e-
005

0.0000 3.0000e-
005

0.0000 0.1138 0.1138 0.0000 0.0000 0.1138

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 9.8300e-
003

0.0000 9.8300e-
003

5.0500e-
003

0.0000 5.0500e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 2.5800e-
003

0.0287 0.0127 3.0000e-
005

1.2800e-
003

1.2800e-
003

1.1700e-
003

1.1700e-
003

0.0000 2.4767 2.4767 8.0000e-
004

0.0000 2.4968

Total 2.5800e-
003

0.0287 0.0127 3.0000e-
005

9.8300e-
003

1.2800e-
003

0.0111 5.0500e-
003

1.1700e-
003

6.2200e-
003

0.0000 2.4767 2.4767 8.0000e-
004

0.0000 2.4968

Mitigated Construction On-Site
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3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 7.0000e-
005

4.0000e-
005

4.7000e-
004

0.0000 1.3000e-
004

0.0000 1.3000e-
004

3.0000e-
005

0.0000 3.0000e-
005

0.0000 0.1138 0.1138 0.0000 0.0000 0.1138

Total 7.0000e-
005

4.0000e-
005

4.7000e-
004

0.0000 1.3000e-
004

0.0000 1.3000e-
004

3.0000e-
005

0.0000 3.0000e-
005

0.0000 0.1138 0.1138 0.0000 0.0000 0.1138

Mitigated Construction Off-Site

3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.1142 0.8591 0.8127 1.3900e-
003

0.0431 0.0431 0.0416 0.0416 0.0000 114.3750 114.3750 0.0204 0.0000 114.8855

Total 0.1142 0.8591 0.8127 1.3900e-
003

0.0431 0.0431 0.0416 0.0416 0.0000 114.3750 114.3750 0.0204 0.0000 114.8855

Unmitigated Construction On-Site
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3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 2.2800e-
003

0.0684 0.0162 1.8000e-
004

4.1700e-
003

2.1000e-
004

4.3700e-
003

1.2000e-
003

2.0000e-
004

1.4000e-
003

0.0000 16.9261 16.9261 1.3600e-
003

0.0000 16.9600

Worker 6.3200e-
003

4.0200e-
003

0.0448 1.2000e-
004

0.0120 9.0000e-
005

0.0121 3.2000e-
003

9.0000e-
005

3.2900e-
003

0.0000 10.7504 10.7504 3.2000e-
004

0.0000 10.7583

Total 8.6000e-
003

0.0724 0.0610 3.0000e-
004

0.0162 3.0000e-
004

0.0165 4.4000e-
003

2.9000e-
004

4.6900e-
003

0.0000 27.6765 27.6765 1.6800e-
003

0.0000 27.7183

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.1142 0.8591 0.8127 1.3900e-
003

0.0431 0.0431 0.0416 0.0416 0.0000 114.3749 114.3749 0.0204 0.0000 114.8853

Total 0.1142 0.8591 0.8127 1.3900e-
003

0.0431 0.0431 0.0416 0.0416 0.0000 114.3749 114.3749 0.0204 0.0000 114.8853

Mitigated Construction On-Site
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3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 2.2800e-
003

0.0684 0.0162 1.8000e-
004

4.1700e-
003

2.1000e-
004

4.3700e-
003

1.2000e-
003

2.0000e-
004

1.4000e-
003

0.0000 16.9261 16.9261 1.3600e-
003

0.0000 16.9600

Worker 6.3200e-
003

4.0200e-
003

0.0448 1.2000e-
004

0.0120 9.0000e-
005

0.0121 3.2000e-
003

9.0000e-
005

3.2900e-
003

0.0000 10.7504 10.7504 3.2000e-
004

0.0000 10.7583

Total 8.6000e-
003

0.0724 0.0610 3.0000e-
004

0.0162 3.0000e-
004

0.0165 4.4000e-
003

2.9000e-
004

4.6900e-
003

0.0000 27.6765 27.6765 1.6800e-
003

0.0000 27.7183

Mitigated Construction Off-Site

3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0610 0.4626 0.4709 8.2000e-
004

0.0218 0.0218 0.0211 0.0211 0.0000 67.1835 67.1835 0.0117 0.0000 67.4760

Total 0.0610 0.4626 0.4709 8.2000e-
004

0.0218 0.0218 0.0211 0.0211 0.0000 67.1835 67.1835 0.0117 0.0000 67.4760

Unmitigated Construction On-Site
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3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 1.2300e-
003

0.0380 8.5600e-
003

1.0000e-
004

2.4500e-
003

1.1000e-
004

2.5500e-
003

7.1000e-
004

1.0000e-
004

8.1000e-
004

0.0000 9.8498 9.8498 7.8000e-
004

0.0000 9.8693

Worker 3.4300e-
003

2.1100e-
003

0.0240 7.0000e-
005

7.0700e-
003

5.0000e-
005

7.1300e-
003

1.8800e-
003

5.0000e-
005

1.9300e-
003

0.0000 6.0855 6.0855 1.7000e-
004

0.0000 6.0897

Total 4.6600e-
003

0.0401 0.0326 1.7000e-
004

9.5200e-
003

1.6000e-
004

9.6800e-
003

2.5900e-
003

1.5000e-
004

2.7400e-
003

0.0000 15.9353 15.9353 9.5000e-
004

0.0000 15.9590

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0610 0.4626 0.4709 8.2000e-
004

0.0218 0.0218 0.0211 0.0211 0.0000 67.1834 67.1834 0.0117 0.0000 67.4759

Total 0.0610 0.4626 0.4709 8.2000e-
004

0.0218 0.0218 0.0211 0.0211 0.0000 67.1834 67.1834 0.0117 0.0000 67.4759

Mitigated Construction On-Site
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3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 1.2300e-
003

0.0380 8.5600e-
003

1.0000e-
004

2.4500e-
003

1.1000e-
004

2.5500e-
003

7.1000e-
004

1.0000e-
004

8.1000e-
004

0.0000 9.8498 9.8498 7.8000e-
004

0.0000 9.8693

Worker 3.4300e-
003

2.1100e-
003

0.0240 7.0000e-
005

7.0700e-
003

5.0000e-
005

7.1300e-
003

1.8800e-
003

5.0000e-
005

1.9300e-
003

0.0000 6.0855 6.0855 1.7000e-
004

0.0000 6.0897

Total 4.6600e-
003

0.0401 0.0326 1.7000e-
004

9.5200e-
003

1.6000e-
004

9.6800e-
003

2.5900e-
003

1.5000e-
004

2.7400e-
003

0.0000 15.9353 15.9353 9.5000e-
004

0.0000 15.9590

Mitigated Construction Off-Site

3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 3.4400e-
003

0.0339 0.0440 7.0000e-
005

1.7400e-
003

1.7400e-
003

1.6000e-
003

1.6000e-
003

0.0000 5.8848 5.8848 1.8700e-
003

0.0000 5.9315

Paving 1.4100e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 4.8500e-
003

0.0339 0.0440 7.0000e-
005

1.7400e-
003

1.7400e-
003

1.6000e-
003

1.6000e-
003

0.0000 5.8848 5.8848 1.8700e-
003

0.0000 5.9315

Unmitigated Construction On-Site
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3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.5000e-
004

1.5000e-
004

1.7600e-
003

0.0000 5.2000e-
004

0.0000 5.2000e-
004

1.4000e-
004

0.0000 1.4000e-
004

0.0000 0.4455 0.4455 1.0000e-
005

0.0000 0.4458

Total 2.5000e-
004

1.5000e-
004

1.7600e-
003

0.0000 5.2000e-
004

0.0000 5.2000e-
004

1.4000e-
004

0.0000 1.4000e-
004

0.0000 0.4455 0.4455 1.0000e-
005

0.0000 0.4458

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 3.4400e-
003

0.0339 0.0440 7.0000e-
005

1.7400e-
003

1.7400e-
003

1.6000e-
003

1.6000e-
003

0.0000 5.8848 5.8848 1.8700e-
003

0.0000 5.9314

Paving 1.4100e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 4.8500e-
003

0.0339 0.0440 7.0000e-
005

1.7400e-
003

1.7400e-
003

1.6000e-
003

1.6000e-
003

0.0000 5.8848 5.8848 1.8700e-
003

0.0000 5.9314

Mitigated Construction On-Site
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3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 2.5000e-
004

1.5000e-
004

1.7600e-
003

0.0000 5.2000e-
004

0.0000 5.2000e-
004

1.4000e-
004

0.0000 1.4000e-
004

0.0000 0.4455 0.4455 1.0000e-
005

0.0000 0.4458

Total 2.5000e-
004

1.5000e-
004

1.7600e-
003

0.0000 5.2000e-
004

0.0000 5.2000e-
004

1.4000e-
004

0.0000 1.4000e-
004

0.0000 0.4455 0.4455 1.0000e-
005

0.0000 0.4458

Mitigated Construction Off-Site

3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 0.1007 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 1.0200e-
003

7.0400e-
003

9.0700e-
003

1.0000e-
005

4.1000e-
004

4.1000e-
004

4.1000e-
004

4.1000e-
004

0.0000 1.2766 1.2766 8.0000e-
005

0.0000 1.2787

Total 0.1017 7.0400e-
003

9.0700e-
003

1.0000e-
005

4.1000e-
004

4.1000e-
004

4.1000e-
004

4.1000e-
004

0.0000 1.2766 1.2766 8.0000e-
005

0.0000 1.2787

Unmitigated Construction On-Site
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3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.0000e-
004

6.0000e-
005

6.8000e-
004

0.0000 2.0000e-
004

0.0000 2.0000e-
004

5.0000e-
005

0.0000 5.0000e-
005

0.0000 0.1713 0.1713 0.0000 0.0000 0.1714

Total 1.0000e-
004

6.0000e-
005

6.8000e-
004

0.0000 2.0000e-
004

0.0000 2.0000e-
004

5.0000e-
005

0.0000 5.0000e-
005

0.0000 0.1713 0.1713 0.0000 0.0000 0.1714

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 0.1007 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 1.0200e-
003

7.0400e-
003

9.0700e-
003

1.0000e-
005

4.1000e-
004

4.1000e-
004

4.1000e-
004

4.1000e-
004

0.0000 1.2766 1.2766 8.0000e-
005

0.0000 1.2787

Total 0.1017 7.0400e-
003

9.0700e-
003

1.0000e-
005

4.1000e-
004

4.1000e-
004

4.1000e-
004

4.1000e-
004

0.0000 1.2766 1.2766 8.0000e-
005

0.0000 1.2787

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

Increase Density

Improve Walkability Design

Improve Destination Accessibility

Increase Transit Accessibility

Improve Pedestrian Network

Provide Traffic Calming Measures

3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.0000e-
004

6.0000e-
005

6.8000e-
004

0.0000 2.0000e-
004

0.0000 2.0000e-
004

5.0000e-
005

0.0000 5.0000e-
005

0.0000 0.1713 0.1713 0.0000 0.0000 0.1714

Total 1.0000e-
004

6.0000e-
005

6.8000e-
004

0.0000 2.0000e-
004

0.0000 2.0000e-
004

5.0000e-
005

0.0000 5.0000e-
005

0.0000 0.1713 0.1713 0.0000 0.0000 0.1714

Mitigated Construction Off-Site
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 0.8959 7.8669 5.7016 0.0208 0.8833 0.0173 0.9006 0.2374 0.0163 0.2537 0.0000 1,934.576
8

1,934.576
8

0.2817 0.0000 1,941.620
3

Unmitigated 0.9187 8.0856 6.1294 0.0228 1.0331 0.0192 1.0523 0.2777 0.0181 0.2957 0.0000 2,122.047
6

2,122.047
6

0.2870 0.0000 2,129.223
4

4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Convenience Market With Gas Pumps 1,495.02 1,495.02 1495.02 801,935 685,655

Fast Food Restaurant with Drive Thru 1,804.84 1,804.84 1804.84 1,686,303 1,441,789

Parking Lot 0.00 0.00 0.00

Regional Shopping Center 135.90 135.90 135.90 238,274 203,724

Total 3,435.76 3,435.76 3,435.76 2,726,513 2,331,169

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Convenience Market With Gas 
Pumps

9.50 7.30 7.30 0.80 80.20 19.00 14 21 65

Fast Food Restaurant with Drive 
Thru

9.50 7.30 7.30 2.20 78.80 19.00 29 21 50

Parking Lot 9.50 7.30 7.30 0.00 0.00 0.00 0 0 0

Regional Shopping Center 9.50 7.30 7.30 16.30 64.70 19.00 54 35 11

4.4 Fleet Mix
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5.0 Energy Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Electricity 
Mitigated

0.0000 0.0000 0.0000 0.0000 0.0000 42.9710 42.9710 1.9400e-
003

4.0000e-
004

43.1394

Electricity 
Unmitigated

0.0000 0.0000 0.0000 0.0000 0.0000 49.1106 49.1106 2.2200e-
003

4.6000e-
004

49.3031

NaturalGas 
Mitigated

3.1200e-
003

0.0284 0.0239 1.7000e-
004

2.1600e-
003

2.1600e-
003

2.1600e-
003

2.1600e-
003

0.0000 30.9158 30.9158 5.9000e-
004

5.7000e-
004

31.0995

NaturalGas 
Unmitigated

3.1200e-
003

0.0284 0.0239 1.7000e-
004

2.1600e-
003

2.1600e-
003

2.1600e-
003

2.1600e-
003

0.0000 30.9158 30.9158 5.9000e-
004

5.7000e-
004

31.0995

5.1 Mitigation Measures Energy

Install High Efficiency Lighting

Land Use LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

Convenience Market With Gas 
Pumps

0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Fast Food Restaurant with Drive 
Thru

0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Regional Shopping Center 0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Parking Lot 0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Historical Energy Use: N
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5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Convenience 
Market With Gas 

Pumps

77896 4.2000e-
004

3.8200e-
003

3.2100e-
003

2.0000e-
005

2.9000e-
004

2.9000e-
004

2.9000e-
004

2.9000e-
004

0.0000 4.1568 4.1568 8.0000e-
005

8.0000e-
005

4.1815

Fast Food 
Restaurant with 

Drive Thru

462924 2.5000e-
003

0.0227 0.0191 1.4000e-
004

1.7200e-
003

1.7200e-
003

1.7200e-
003

1.7200e-
003

0.0000 24.7034 24.7034 4.7000e-
004

4.5000e-
004

24.8502

Parking Lot 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

38520 2.1000e-
004

1.8900e-
003

1.5900e-
003

1.0000e-
005

1.4000e-
004

1.4000e-
004

1.4000e-
004

1.4000e-
004

0.0000 2.0556 2.0556 4.0000e-
005

4.0000e-
005

2.0678

Total 3.1300e-
003

0.0284 0.0239 1.7000e-
004

2.1500e-
003

2.1500e-
003

2.1500e-
003

2.1500e-
003

0.0000 30.9158 30.9158 5.9000e-
004

5.7000e-
004

31.0995

Unmitigated
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5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Convenience 
Market With Gas 

Pumps

77896 4.2000e-
004

3.8200e-
003

3.2100e-
003

2.0000e-
005

2.9000e-
004

2.9000e-
004

2.9000e-
004

2.9000e-
004

0.0000 4.1568 4.1568 8.0000e-
005

8.0000e-
005

4.1815

Fast Food 
Restaurant with 

Drive Thru

462924 2.5000e-
003

0.0227 0.0191 1.4000e-
004

1.7200e-
003

1.7200e-
003

1.7200e-
003

1.7200e-
003

0.0000 24.7034 24.7034 4.7000e-
004

4.5000e-
004

24.8502

Parking Lot 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

38520 2.1000e-
004

1.8900e-
003

1.5900e-
003

1.0000e-
005

1.4000e-
004

1.4000e-
004

1.4000e-
004

1.4000e-
004

0.0000 2.0556 2.0556 4.0000e-
005

4.0000e-
005

2.0678

Total 3.1300e-
003

0.0284 0.0239 1.7000e-
004

2.1500e-
003

2.1500e-
003

2.1500e-
003

2.1500e-
003

0.0000 30.9158 30.9158 5.9000e-
004

5.7000e-
004

31.0995

Mitigated
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5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

Convenience 
Market With Gas 

Pumps

59332 17.2604 7.8000e-
004

1.6000e-
004

17.3280

Fast Food 
Restaurant with 

Drive Thru

63734 18.5410 8.4000e-
004

1.7000e-
004

18.6136

Parking Lot 16410.5 4.7740 2.2000e-
004

4.0000e-
005

4.7927

Regional 
Shopping Center

29340 8.5353 3.9000e-
004

8.0000e-
005

8.5688

Total 49.1106 2.2300e-
003

4.5000e-
004

49.3031

Unmitigated
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6.1 Mitigation Measures Area

6.0 Area Detail

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

Convenience 
Market With Gas 

Pumps

51229.4 14.9032 6.7000e-
004

1.4000e-
004

14.9616

Fast Food 
Restaurant with 

Drive Thru

59661.8 17.3563 7.8000e-
004

1.6000e-
004

17.4243

Parking Lot 11487.3 3.3418 1.5000e-
004

3.0000e-
005

3.3549

Regional 
Shopping Center

25333.2 7.3697 3.3000e-
004

7.0000e-
005

7.3986

Total 42.9710 1.9300e-
003

4.0000e-
004

43.1394

Mitigated
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 0.0642 1.0000e-
005

5.5000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.0700e-
003

1.0700e-
003

0.0000 0.0000 1.1400e-
003

Unmitigated 0.0642 1.0000e-
005

5.5000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.0700e-
003

1.0700e-
003

0.0000 0.0000 1.1400e-
003

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

0.0101 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.0541 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 5.0000e-
005

1.0000e-
005

5.5000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.0700e-
003

1.0700e-
003

0.0000 0.0000 1.1400e-
003

Total 0.0642 1.0000e-
005

5.5000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.0700e-
003

1.0700e-
003

0.0000 0.0000 1.1400e-
003

Unmitigated
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7.1 Mitigation Measures Water

7.0 Water Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

0.0101 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.0541 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 5.0000e-
005

1.0000e-
005

5.5000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.0700e-
003

1.0700e-
003

0.0000 0.0000 1.1400e-
003

Total 0.0642 1.0000e-
005

5.5000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 1.0700e-
003

1.0700e-
003

0.0000 0.0000 1.1400e-
003

Mitigated
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Total CO2 CH4 N2O CO2e

Category MT/yr

Mitigated 3.3336 0.0482 1.1600e-
003

4.8832

Unmitigated 3.3336 0.0482 1.1600e-
003

4.8832

7.2 Water by Land Use

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

Convenience 
Market With Gas 

Pumps

0.539248 / 
0.330507

1.3564 0.0176 4.3000e-
004

1.9240

Fast Food 
Restaurant with 

Drive Thru

0.667774 / 
0.0426239

1.3064 0.0218 5.2000e-
004

2.0078

Parking Lot 0 / 0 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

0.266661 / 
0.163437

0.6708 8.7200e-
003

2.1000e-
004

0.9514

Total 3.3336 0.0482 1.1600e-
003

4.8832

Unmitigated
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8.1 Mitigation Measures Waste

7.2 Water by Land Use

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

Convenience 
Market With Gas 

Pumps

0.539248 / 
0.330507

1.3564 0.0176 4.3000e-
004

1.9240

Fast Food 
Restaurant with 

Drive Thru

0.667774 / 
0.0426239

1.3064 0.0218 5.2000e-
004

2.0078

Parking Lot 0 / 0 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

0.266661 / 
0.163437

0.6708 8.7200e-
003

2.1000e-
004

0.9514

Total 3.3336 0.0482 1.1600e-
003

4.8832

Mitigated

8.0 Waste Detail
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Total CO2 CH4 N2O CO2e

MT/yr

 Mitigated 10.3525 0.6118 0.0000 25.6480

 Unmitigated 10.3525 0.6118 0.0000 25.6480

Category/Year

8.2 Waste by Land Use

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

Convenience 
Market With Gas 

Pumps

21.88 4.4414 0.2625 0.0000 11.0035

Fast Food 
Restaurant with 

Drive Thru

25.34 5.1438 0.3040 0.0000 12.7435

Parking Lot 0 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

3.78 0.7673 0.0454 0.0000 1.9010

Total 10.3525 0.6118 0.0000 25.6480

Unmitigated
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8.2 Waste by Land Use

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

Convenience 
Market With Gas 

Pumps

21.88 4.4414 0.2625 0.0000 11.0035

Fast Food 
Restaurant with 

Drive Thru

25.34 5.1438 0.3040 0.0000 12.7435

Parking Lot 0 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

3.78 0.7673 0.0454 0.0000 1.9010

Total 10.3525 0.6118 0.0000 25.6480

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Stationary Equipment

Fire Pumps and Emergency Generators

Equipment Type Number Hours/Day Hours/Year Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

User Defined Equipment
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11.0 Vegetation

Equipment Type Number
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1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Convenience Market With Gas Pumps 7.28 1000sqft 0.17 7,280.00 0

Fast Food Restaurant with Drive Thru 2.20 1000sqft 0.05 2,200.00 0

Regional Shopping Center 3.60 1000sqft 0.08 3,600.00 0

Parking Lot 46.89 1000sqft 1.08 46,887.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

3

Wind Speed (m/s) Precipitation Freq (Days)2.9 51

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Pacific Gas & Electric Company

2022Operational Year

CO2 Intensity 
(lb/MWhr)

641.35 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

Country Club Commercial
Madera County, Summer
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Project Characteristics - 

Land Use - Square feet and acreage calculations based on site plan provided by applicant. Parking lot land use includes paved surface area and landscape 
area. Fast Food establishment is a different land use than project being proposed which is a coffee/donut shop. Traffic impact analysis for project utilized 
different ITE land uses for calculations.

Construction Phase - No demolition required. Site is presently vacant.

Mobile Land Use Mitigation - Creation of jobs from new businesses including convenience store, drive-through coffee shop and future retail. The intersection of 
Country Club Drive and Adell Street will be improved with pedestrian access striping. The sidewalk along Adell Street will be constructed to City standards, 
improving pedestrian network and accessibility. Country Club Drive will have a traffic median installed. Nearest bus stop is 0.2 miles from the project site.

Energy Mitigation - https://www.energy.ca.gov/sites/default/files/2020-03/Title_24_2019_Building_Standards_FAQ_ada.pdf

Waste Mitigation - 

Vehicle Trips - Daily trips based off of traffic impact analysis of traffic impacts derived from project.

Landscape Equipment - 

2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblLandUse LandUseSquareFeet 46,890.00 46,887.00

tblVehicleTrips ST_TR 1,448.33 205.36

tblVehicleTrips ST_TR 722.03 820.38

tblVehicleTrips ST_TR 49.97 37.75

tblVehicleTrips SU_TR 1,182.08 205.36

tblVehicleTrips SU_TR 542.72 820.38

tblVehicleTrips SU_TR 25.24 37.75

tblVehicleTrips WD_TR 845.60 205.36

tblVehicleTrips WD_TR 496.12 820.38

tblVehicleTrips WD_TR 42.70 37.75
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2021 1.9619 17.4399 13.9601 0.0270 5.8653 0.7659 6.6312 2.9711 0.7046 3.6757 0.0000 2,507.003
7

2,507.003
7

0.5410 0.0000 2,516.651
7

2022 20.3699 13.5716 13.6925 0.0269 0.2650 0.5931 0.8581 0.0718 0.5729 0.6447 0.0000 2,497.171
6

2,497.171
6

0.4143 0.0000 2,506.575
0

Maximum 20.3699 17.4399 13.9601 0.0270 5.8653 0.7659 6.6312 2.9711 0.7046 3.6757 0.0000 2,507.003
7

2,507.003
7

0.5410 0.0000 2,516.651
7

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2021 1.9619 17.4399 13.9601 0.0270 5.8653 0.7659 6.6312 2.9711 0.7046 3.6757 0.0000 2,507.003
7

2,507.003
7

0.5410 0.0000 2,516.651
7

2022 20.3699 13.5716 13.6925 0.0269 0.2650 0.5931 0.8581 0.0718 0.5729 0.6447 0.0000 2,497.171
6

2,497.171
6

0.4143 0.0000 2,506.575
0

Maximum 20.3699 17.4399 13.9601 0.0270 5.8653 0.7659 6.6312 2.9711 0.7046 3.6757 0.0000 2,507.003
7

2,507.003
7

0.5410 0.0000 2,516.651
7

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Energy 0.0171 0.1556 0.1307 9.3000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4200e-
003

187.8429

Mobile 6.3230 44.5318 33.3650 0.1322 5.8494 0.1030 5.9524 1.5680 0.0969 1.6649 13,567.18
40

13,567.18
40

1.6577 13,608.62
62

Total 6.6924 44.6874 33.5018 0.1332 5.8494 0.1148 5.9642 1.5680 0.1087 1.6768 13,753.93
04

13,753.93
04

1.6613 3.4200e-
003

13,796.48
32

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Energy 0.0171 0.1556 0.1307 9.3000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4200e-
003

187.8429

Mobile 6.1940 43.3915 30.6139 0.1204 5.0013 0.0926 5.0938 1.3407 0.0871 1.4278 12,368.17
72

12,368.17
72

1.6237 12,408.76
99

Total 6.5634 43.5472 30.7507 0.1214 5.0013 0.1044 5.1057 1.3407 0.0990 1.4396 12,554.92
36

12,554.92
36

1.6273 3.4200e-
003

12,596.62
68

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Site Preparation Site Preparation 7/1/2021 7/2/2021 5 2

2 Grading Grading 7/3/2021 7/8/2021 5 4

3 Building Construction Building Construction 7/9/2021 4/14/2022 5 200

4 Paving Paving 4/15/2022 4/28/2022 5 10

5 Architectural Coating Architectural Coating 4/29/2022 5/12/2022 5 10

OffRoad Equipment

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

1.93 2.55 8.21 8.85 14.50 9.05 14.40 14.50 8.99 14.14 0.00 8.72 8.72 2.05 0.00 8.70

Residential Indoor: 0; Residential Outdoor: 0; Non-Residential Indoor: 19,620; Non-Residential Outdoor: 6,540; Striped Parking Area: 2,813 
(Architectural Coating – sqft)

Acres of Grading (Site Preparation Phase): 1

Acres of Grading (Grading Phase): 1.5

Acres of Paving: 1.08
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Architectural Coating Air Compressors 1 6.00 78 0.48

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Cranes 1 6.00 231 0.29

Building Construction Forklifts 1 6.00 89 0.20

Site Preparation Graders 1 8.00 187 0.41

Paving Pavers 1 6.00 130 0.42

Paving Rollers 1 7.00 80 0.38

Grading Rubber Tired Dozers 1 6.00 247 0.40

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 187 0.41

Paving Paving Equipment 1 8.00 132 0.36

Site Preparation Rubber Tired Dozers 1 7.00 247 0.40

Building Construction Welders 3 8.00 46 0.45

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Site Preparation 3 8.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Grading 3 8.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Building Construction 7 24.00 10.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Paving 5 13.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 5.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT
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3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 1.5558 17.4203 7.5605 0.0172 0.7654 0.7654 0.7041 0.7041 1,666.517
4

1,666.517
4

0.5390 1,679.992
0

Total 1.5558 17.4203 7.5605 0.0172 5.7996 0.7654 6.5650 2.9537 0.7041 3.6578 1,666.517
4

1,666.517
4

0.5390 1,679.992
0

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0379 0.0196 0.2736 6.9000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 68.5379 68.5379 2.0500e-
003

68.5891

Total 0.0379 0.0196 0.2736 6.9000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 68.5379 68.5379 2.0500e-
003

68.5891

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 1.5558 17.4203 7.5605 0.0172 0.7654 0.7654 0.7041 0.7041 0.0000 1,666.517
4

1,666.517
4

0.5390 1,679.992
0

Total 1.5558 17.4203 7.5605 0.0172 5.7996 0.7654 6.5650 2.9537 0.7041 3.6578 0.0000 1,666.517
4

1,666.517
4

0.5390 1,679.992
0

Mitigated Construction On-Site
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3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0379 0.0196 0.2736 6.9000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 68.5379 68.5379 2.0500e-
003

68.5891

Total 0.0379 0.0196 0.2736 6.9000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 68.5379 68.5379 2.0500e-
003

68.5891

Mitigated Construction Off-Site

3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 4.9143 0.0000 4.9143 2.5256 0.0000 2.5256 0.0000 0.0000

Off-Road 1.2884 14.3307 6.3314 0.0141 0.6379 0.6379 0.5869 0.5869 1,365.064
8

1,365.064
8

0.4415 1,376.102
0

Total 1.2884 14.3307 6.3314 0.0141 4.9143 0.6379 5.5522 2.5256 0.5869 3.1125 1,365.064
8

1,365.064
8

0.4415 1,376.102
0

Unmitigated Construction On-Site
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3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0379 0.0196 0.2736 6.9000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 68.5379 68.5379 2.0500e-
003

68.5891

Total 0.0379 0.0196 0.2736 6.9000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 68.5379 68.5379 2.0500e-
003

68.5891

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 4.9143 0.0000 4.9143 2.5256 0.0000 2.5256 0.0000 0.0000

Off-Road 1.2884 14.3307 6.3314 0.0141 0.6379 0.6379 0.5869 0.5869 0.0000 1,365.064
8

1,365.064
8

0.4415 1,376.102
0

Total 1.2884 14.3307 6.3314 0.0141 4.9143 0.6379 5.5522 2.5256 0.5869 3.1125 0.0000 1,365.064
8

1,365.064
8

0.4415 1,376.102
0

Mitigated Construction On-Site
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3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0379 0.0196 0.2736 6.9000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 68.5379 68.5379 2.0500e-
003

68.5891

Total 0.0379 0.0196 0.2736 6.9000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 68.5379 68.5379 2.0500e-
003

68.5891

Mitigated Construction Off-Site

3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Total 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Unmitigated Construction On-Site
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3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0357 1.0725 0.2398 2.8700e-
003

0.0678 3.2500e-
003

0.0711 0.0195 3.1100e-
003

0.0226 300.1702 300.1702 0.0225 300.7328

Worker 0.1137 0.0589 0.8209 2.0700e-
003

0.1972 1.4900e-
003

0.1987 0.0523 1.3700e-
003

0.0537 205.6136 205.6136 6.1400e-
003

205.7672

Total 0.1494 1.1314 1.0607 4.9400e-
003

0.2650 4.7400e-
003

0.2697 0.0718 4.4800e-
003

0.0763 505.7837 505.7837 0.0286 506.5000

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 0.0000 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Total 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 0.0000 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Mitigated Construction On-Site
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3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0357 1.0725 0.2398 2.8700e-
003

0.0678 3.2500e-
003

0.0711 0.0195 3.1100e-
003

0.0226 300.1702 300.1702 0.0225 300.7328

Worker 0.1137 0.0589 0.8209 2.0700e-
003

0.1972 1.4900e-
003

0.1987 0.0523 1.3700e-
003

0.0537 205.6136 205.6136 6.1400e-
003

205.7672

Total 0.1494 1.1314 1.0607 4.9400e-
003

0.2650 4.7400e-
003

0.2697 0.0718 4.4800e-
003

0.0763 505.7837 505.7837 0.0286 506.5000

Mitigated Construction Off-Site

3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.6487 12.5031 12.7264 0.0221 0.5889 0.5889 0.5689 0.5689 2,001.542
9

2,001.542
9

0.3486 2,010.258
1

Total 1.6487 12.5031 12.7264 0.0221 0.5889 0.5889 0.5689 0.5689 2,001.542
9

2,001.542
9

0.3486 2,010.258
1

Unmitigated Construction On-Site
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3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0327 1.0159 0.2153 2.8400e-
003

0.0678 2.8200e-
003

0.0706 0.0195 2.7000e-
003

0.0222 297.4505 297.4505 0.0220 298.0016

Worker 0.1052 0.0526 0.7508 1.9900e-
003

0.1972 1.4400e-
003

0.1986 0.0523 1.3300e-
003

0.0536 198.1783 198.1783 5.4800e-
003

198.3154

Total 0.1379 1.0685 0.9661 4.8300e-
003

0.2650 4.2600e-
003

0.2692 0.0718 4.0300e-
003

0.0758 495.6287 495.6287 0.0275 496.3170

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.6487 12.5031 12.7264 0.0221 0.5889 0.5889 0.5689 0.5689 0.0000 2,001.542
9

2,001.542
9

0.3486 2,010.258
1

Total 1.6487 12.5031 12.7264 0.0221 0.5889 0.5889 0.5689 0.5689 0.0000 2,001.542
9

2,001.542
9

0.3486 2,010.258
1

Mitigated Construction On-Site
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3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0327 1.0159 0.2153 2.8400e-
003

0.0678 2.8200e-
003

0.0706 0.0195 2.7000e-
003

0.0222 297.4505 297.4505 0.0220 298.0016

Worker 0.1052 0.0526 0.7508 1.9900e-
003

0.1972 1.4400e-
003

0.1986 0.0523 1.3300e-
003

0.0536 198.1783 198.1783 5.4800e-
003

198.3154

Total 0.1379 1.0685 0.9661 4.8300e-
003

0.2650 4.2600e-
003

0.2692 0.0718 4.0300e-
003

0.0758 495.6287 495.6287 0.0275 496.3170

Mitigated Construction Off-Site

3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 0.6877 6.7738 8.8060 0.0135 0.3474 0.3474 0.3205 0.3205 1,297.378
9

1,297.378
9

0.4113 1,307.660
8

Paving 0.2830 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.9706 6.7738 8.8060 0.0135 0.3474 0.3474 0.3205 0.3205 1,297.378
9

1,297.378
9

0.4113 1,307.660
8

Unmitigated Construction On-Site
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3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0570 0.0285 0.4067 1.0800e-
003

0.1068 7.8000e-
004

0.1076 0.0283 7.2000e-
004

0.0291 107.3466 107.3466 2.9700e-
003

107.4208

Total 0.0570 0.0285 0.4067 1.0800e-
003

0.1068 7.8000e-
004

0.1076 0.0283 7.2000e-
004

0.0291 107.3466 107.3466 2.9700e-
003

107.4208

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 0.6877 6.7738 8.8060 0.0135 0.3474 0.3474 0.3205 0.3205 0.0000 1,297.378
9

1,297.378
9

0.4113 1,307.660
8

Paving 0.2830 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.9706 6.7738 8.8060 0.0135 0.3474 0.3474 0.3205 0.3205 0.0000 1,297.378
9

1,297.378
9

0.4113 1,307.660
8

Mitigated Construction On-Site
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3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0570 0.0285 0.4067 1.0800e-
003

0.1068 7.8000e-
004

0.1076 0.0283 7.2000e-
004

0.0291 107.3466 107.3466 2.9700e-
003

107.4208

Total 0.0570 0.0285 0.4067 1.0800e-
003

0.1068 7.8000e-
004

0.1076 0.0283 7.2000e-
004

0.0291 107.3466 107.3466 2.9700e-
003

107.4208

Mitigated Construction Off-Site

3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 20.1435 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2045 1.4085 1.8136 2.9700e-
003

0.0817 0.0817 0.0817 0.0817 281.4481 281.4481 0.0183 281.9062

Total 20.3480 1.4085 1.8136 2.9700e-
003

0.0817 0.0817 0.0817 0.0817 281.4481 281.4481 0.0183 281.9062

Unmitigated Construction On-Site
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3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0219 0.0110 0.1564 4.1000e-
004

0.0411 3.0000e-
004

0.0414 0.0109 2.8000e-
004

0.0112 41.2871 41.2871 1.1400e-
003

41.3157

Total 0.0219 0.0110 0.1564 4.1000e-
004

0.0411 3.0000e-
004

0.0414 0.0109 2.8000e-
004

0.0112 41.2871 41.2871 1.1400e-
003

41.3157

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 20.1435 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2045 1.4085 1.8136 2.9700e-
003

0.0817 0.0817 0.0817 0.0817 0.0000 281.4481 281.4481 0.0183 281.9062

Total 20.3480 1.4085 1.8136 2.9700e-
003

0.0817 0.0817 0.0817 0.0817 0.0000 281.4481 281.4481 0.0183 281.9062

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

Increase Density

Improve Walkability Design

Improve Destination Accessibility

Increase Transit Accessibility

Improve Pedestrian Network

Provide Traffic Calming Measures

3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0219 0.0110 0.1564 4.1000e-
004

0.0411 3.0000e-
004

0.0414 0.0109 2.8000e-
004

0.0112 41.2871 41.2871 1.1400e-
003

41.3157

Total 0.0219 0.0110 0.1564 4.1000e-
004

0.0411 3.0000e-
004

0.0414 0.0109 2.8000e-
004

0.0112 41.2871 41.2871 1.1400e-
003

41.3157

Mitigated Construction Off-Site
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 6.1940 43.3915 30.6139 0.1204 5.0013 0.0926 5.0938 1.3407 0.0871 1.4278 12,368.17
72

12,368.17
72

1.6237 12,408.76
99

Unmitigated 6.3230 44.5318 33.3650 0.1322 5.8494 0.1030 5.9524 1.5680 0.0969 1.6649 13,567.18
40

13,567.18
40

1.6577 13,608.62
62

4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Convenience Market With Gas Pumps 1,495.02 1,495.02 1495.02 801,935 685,655

Fast Food Restaurant with Drive Thru 1,804.84 1,804.84 1804.84 1,686,303 1,441,789

Parking Lot 0.00 0.00 0.00

Regional Shopping Center 135.90 135.90 135.90 238,274 203,724

Total 3,435.76 3,435.76 3,435.76 2,726,513 2,331,169

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Convenience Market With Gas 
Pumps

9.50 7.30 7.30 0.80 80.20 19.00 14 21 65

Fast Food Restaurant with Drive 
Thru

9.50 7.30 7.30 2.20 78.80 19.00 29 21 50

Parking Lot 9.50 7.30 7.30 0.00 0.00 0.00 0 0 0

Regional Shopping Center 9.50 7.30 7.30 16.30 64.70 19.00 54 35 11

4.4 Fleet Mix
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5.0 Energy Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.0171 0.1556 0.1307 9.3000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4200e-
003

187.8429

NaturalGas 
Unmitigated

0.0171 0.1556 0.1307 9.3000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4200e-
003

187.8429

5.1 Mitigation Measures Energy

Install High Efficiency Lighting

Land Use LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

Convenience Market With Gas 
Pumps

0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Fast Food Restaurant with Drive 
Thru

0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Regional Shopping Center 0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Parking Lot 0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Historical Energy Use: N
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5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Convenience 
Market With Gas 

Pumps

213.414 2.3000e-
003

0.0209 0.0176 1.3000e-
004

1.5900e-
003

1.5900e-
003

1.5900e-
003

1.5900e-
003

25.1075 25.1075 4.8000e-
004

4.6000e-
004

25.2567

Fast Food 
Restaurant with 

Drive Thru

1268.28 0.0137 0.1243 0.1045 7.5000e-
004

9.4500e-
003

9.4500e-
003

9.4500e-
003

9.4500e-
003

149.2100 149.2100 2.8600e-
003

2.7400e-
003

150.0967

Parking Lot 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

105.534 1.1400e-
003

0.0104 8.6900e-
003

6.0000e-
005

7.9000e-
004

7.9000e-
004

7.9000e-
004

7.9000e-
004

12.4158 12.4158 2.4000e-
004

2.3000e-
004

12.4896

Total 0.0171 0.1556 0.1307 9.4000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4300e-
003

187.8429

Unmitigated
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6.1 Mitigation Measures Area

6.0 Area Detail

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Convenience 
Market With Gas 

Pumps

0.213414 2.3000e-
003

0.0209 0.0176 1.3000e-
004

1.5900e-
003

1.5900e-
003

1.5900e-
003

1.5900e-
003

25.1075 25.1075 4.8000e-
004

4.6000e-
004

25.2567

Fast Food 
Restaurant with 

Drive Thru

1.26828 0.0137 0.1243 0.1045 7.5000e-
004

9.4500e-
003

9.4500e-
003

9.4500e-
003

9.4500e-
003

149.2100 149.2100 2.8600e-
003

2.7400e-
003

150.0967

Parking Lot 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

0.105534 1.1400e-
003

0.0104 8.6900e-
003

6.0000e-
005

7.9000e-
004

7.9000e-
004

7.9000e-
004

7.9000e-
004

12.4158 12.4158 2.4000e-
004

2.3000e-
004

12.4896

Total 0.0171 0.1556 0.1307 9.4000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4300e-
003

187.8429

Mitigated
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Unmitigated 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0552 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.2965 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 5.7000e-
004

6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Total 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Unmitigated
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8.1 Mitigation Measures Waste

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0552 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.2965 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 5.7000e-
004

6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Total 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Stationary Equipment

Fire Pumps and Emergency Generators
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11.0 Vegetation

Equipment Type Number Hours/Day Hours/Year Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

User Defined Equipment

Equipment Type Number
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1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Convenience Market With Gas Pumps 7.28 1000sqft 0.17 7,280.00 0

Fast Food Restaurant with Drive Thru 2.20 1000sqft 0.05 2,200.00 0

Regional Shopping Center 3.60 1000sqft 0.08 3,600.00 0

Parking Lot 46.89 1000sqft 1.08 46,887.00 0

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

3

Wind Speed (m/s) Precipitation Freq (Days)2.9 51

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Pacific Gas & Electric Company

2022Operational Year

CO2 Intensity 
(lb/MWhr)

641.35 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

Country Club Commercial
Madera County, Winter
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Project Characteristics - 

Land Use - Square feet and acreage calculations based on site plan provided by applicant. Parking lot land use includes paved surface area and landscape 
area. Fast Food establishment is a different land use than project being proposed which is a coffee/donut shop. Traffic impact analysis for project utilized 
different ITE land uses for calculations.

Construction Phase - No demolition required. Site is presently vacant.

Mobile Land Use Mitigation - Creation of jobs from new businesses including convenience store, drive-through coffee shop and future retail. The intersection of 
Country Club Drive and Adell Street will be improved with pedestrian access striping. The sidewalk along Adell Street will be constructed to City standards, 
improving pedestrian network and accessibility. Country Club Drive will have a traffic median installed. Nearest bus stop is 0.2 miles from the project site.

Energy Mitigation - https://www.energy.ca.gov/sites/default/files/2020-03/Title_24_2019_Building_Standards_FAQ_ada.pdf

Waste Mitigation - 

Vehicle Trips - Daily trips based off of traffic impact analysis of traffic impacts derived from project.

Landscape Equipment - 

2.0 Emissions Summary

Table Name Column Name Default Value New Value

tblLandUse LandUseSquareFeet 46,890.00 46,887.00

tblVehicleTrips ST_TR 1,448.33 205.36

tblVehicleTrips ST_TR 722.03 820.38

tblVehicleTrips ST_TR 49.97 37.75

tblVehicleTrips SU_TR 1,182.08 205.36

tblVehicleTrips SU_TR 542.72 820.38

tblVehicleTrips SU_TR 25.24 37.75

tblVehicleTrips WD_TR 845.60 205.36

tblVehicleTrips WD_TR 496.12 820.38

tblVehicleTrips WD_TR 42.70 37.75
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2021 1.9562 17.4437 13.8804 0.0267 5.8653 0.7659 6.6312 2.9711 0.7046 3.6757 0.0000 2,473.261
1

2,473.261
1

0.5408 0.0000 2,482.962
9

2022 20.3685 13.5898 13.6176 0.0266 0.2650 0.5933 0.8582 0.0718 0.5730 0.6448 0.0000 2,464.333
0

2,464.333
0

0.4139 0.0000 2,473.792
4

Maximum 20.3685 17.4437 13.8804 0.0267 5.8653 0.7659 6.6312 2.9711 0.7046 3.6757 0.0000 2,473.261
1

2,473.261
1

0.5408 0.0000 2,482.962
9

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2021 1.9562 17.4437 13.8804 0.0267 5.8653 0.7659 6.6312 2.9711 0.7046 3.6757 0.0000 2,473.261
1

2,473.261
1

0.5408 0.0000 2,482.962
9

2022 20.3685 13.5898 13.6176 0.0266 0.2650 0.5933 0.8582 0.0718 0.5730 0.6448 0.0000 2,464.333
0

2,464.333
0

0.4139 0.0000 2,473.792
4

Maximum 20.3685 17.4437 13.8804 0.0267 5.8653 0.7659 6.6312 2.9711 0.7046 3.6757 0.0000 2,473.261
1

2,473.261
1

0.5408 0.0000 2,482.962
9

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Energy 0.0171 0.1556 0.1307 9.3000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4200e-
003

187.8429

Mobile 4.7108 44.0775 37.0981 0.1202 5.8494 0.1090 5.9584 1.5680 0.1027 1.6707 12,330.99
18

12,330.99
18

1.8649 12,377.61
45

Total 5.0802 44.2331 37.2349 0.1212 5.8494 0.1209 5.9703 1.5680 0.1146 1.6826 12,517.73
82

12,517.73
82

1.8685 3.4200e-
003

12,565.47
14

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Energy 0.0171 0.1556 0.1307 9.3000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4200e-
003

187.8429

Mobile 4.5852 42.8368 34.8351 0.1093 5.0013 0.0987 5.0999 1.3407 0.0929 1.4336 11,217.90
45

11,217.90
45

1.8333 11,263.73
78

Total 4.9546 42.9925 34.9719 0.1102 5.0013 0.1105 5.1117 1.3407 0.1048 1.4454 11,404.65
09

11,404.65
09

1.8369 3.4200e-
003

11,451.59
47

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Site Preparation Site Preparation 7/1/2021 7/2/2021 5 2

2 Grading Grading 7/3/2021 7/8/2021 5 4

3 Building Construction Building Construction 7/9/2021 4/14/2022 5 200

4 Paving Paving 4/15/2022 4/28/2022 5 10

5 Architectural Coating Architectural Coating 4/29/2022 5/12/2022 5 10

OffRoad Equipment

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

2.47 2.80 6.08 9.02 14.50 8.59 14.38 14.50 8.54 14.09 0.00 8.89 8.89 1.69 0.00 8.86

Residential Indoor: 0; Residential Outdoor: 0; Non-Residential Indoor: 19,620; Non-Residential Outdoor: 6,540; Striped Parking Area: 2,813 
(Architectural Coating – sqft)

Acres of Grading (Site Preparation Phase): 1

Acres of Grading (Grading Phase): 1.5

Acres of Paving: 1.08
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Architectural Coating Air Compressors 1 6.00 78 0.48

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Cranes 1 6.00 231 0.29

Building Construction Forklifts 1 6.00 89 0.20

Site Preparation Graders 1 8.00 187 0.41

Paving Pavers 1 6.00 130 0.42

Paving Rollers 1 7.00 80 0.38

Grading Rubber Tired Dozers 1 6.00 247 0.40

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 187 0.41

Paving Paving Equipment 1 8.00 132 0.36

Site Preparation Rubber Tired Dozers 1 7.00 247 0.40

Building Construction Welders 3 8.00 46 0.45

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Site Preparation 3 8.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Grading 3 8.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Building Construction 7 24.00 10.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Paving 5 13.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 1 5.00 0.00 0.00 10.80 7.30 20.00 LD_Mix HDT_Mix HHDT
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3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 1.5558 17.4203 7.5605 0.0172 0.7654 0.7654 0.7041 0.7041 1,666.517
4

1,666.517
4

0.5390 1,679.992
0

Total 1.5558 17.4203 7.5605 0.0172 5.7996 0.7654 6.5650 2.9537 0.7041 3.6578 1,666.517
4

1,666.517
4

0.5390 1,679.992
0

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0354 0.0234 0.2338 6.1000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 60.4745 60.4745 1.8000e-
003

60.5195

Total 0.0354 0.0234 0.2338 6.1000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 60.4745 60.4745 1.8000e-
003

60.5195

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 1.5558 17.4203 7.5605 0.0172 0.7654 0.7654 0.7041 0.7041 0.0000 1,666.517
4

1,666.517
4

0.5390 1,679.992
0

Total 1.5558 17.4203 7.5605 0.0172 5.7996 0.7654 6.5650 2.9537 0.7041 3.6578 0.0000 1,666.517
4

1,666.517
4

0.5390 1,679.992
0

Mitigated Construction On-Site

CalEEMod Version: CalEEMod.2016.3.2 Date: 4/5/2021 2:56 PMPage 8 of 26

Country Club Commercial - Madera County, Winter



3.2 Site Preparation - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0354 0.0234 0.2338 6.1000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 60.4745 60.4745 1.8000e-
003

60.5195

Total 0.0354 0.0234 0.2338 6.1000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 60.4745 60.4745 1.8000e-
003

60.5195

Mitigated Construction Off-Site

3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 4.9143 0.0000 4.9143 2.5256 0.0000 2.5256 0.0000 0.0000

Off-Road 1.2884 14.3307 6.3314 0.0141 0.6379 0.6379 0.5869 0.5869 1,365.064
8

1,365.064
8

0.4415 1,376.102
0

Total 1.2884 14.3307 6.3314 0.0141 4.9143 0.6379 5.5522 2.5256 0.5869 3.1125 1,365.064
8

1,365.064
8

0.4415 1,376.102
0

Unmitigated Construction On-Site
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3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0354 0.0234 0.2338 6.1000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 60.4745 60.4745 1.8000e-
003

60.5195

Total 0.0354 0.0234 0.2338 6.1000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 60.4745 60.4745 1.8000e-
003

60.5195

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 4.9143 0.0000 4.9143 2.5256 0.0000 2.5256 0.0000 0.0000

Off-Road 1.2884 14.3307 6.3314 0.0141 0.6379 0.6379 0.5869 0.5869 0.0000 1,365.064
8

1,365.064
8

0.4415 1,376.102
0

Total 1.2884 14.3307 6.3314 0.0141 4.9143 0.6379 5.5522 2.5256 0.5869 3.1125 0.0000 1,365.064
8

1,365.064
8

0.4415 1,376.102
0

Mitigated Construction On-Site
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3.3 Grading - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0354 0.0234 0.2338 6.1000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 60.4745 60.4745 1.8000e-
003

60.5195

Total 0.0354 0.0234 0.2338 6.1000e-
004

0.0657 5.0000e-
004

0.0662 0.0174 4.6000e-
004

0.0179 60.4745 60.4745 1.8000e-
003

60.5195

Mitigated Construction Off-Site

3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Total 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Unmitigated Construction On-Site
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3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0375 1.0827 0.2798 2.7800e-
003

0.0678 3.3800e-
003

0.0712 0.0195 3.2300e-
003

0.0228 290.6176 290.6176 0.0254 291.2528

Worker 0.1061 0.0703 0.7013 1.8200e-
003

0.1972 1.4900e-
003

0.1987 0.0523 1.3700e-
003

0.0537 181.4234 181.4234 5.4000e-
003

181.5584

Total 0.1437 1.1530 0.9810 4.6000e-
003

0.2650 4.8700e-
003

0.2698 0.0718 4.6000e-
003

0.0764 472.0411 472.0411 0.0308 472.8112

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 0.0000 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Total 1.8125 13.6361 12.8994 0.0221 0.6843 0.6843 0.6608 0.6608 0.0000 2,001.220
0

2,001.220
0

0.3573 2,010.151
7

Mitigated Construction On-Site
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3.4 Building Construction - 2021

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0375 1.0827 0.2798 2.7800e-
003

0.0678 3.3800e-
003

0.0712 0.0195 3.2300e-
003

0.0228 290.6176 290.6176 0.0254 291.2528

Worker 0.1061 0.0703 0.7013 1.8200e-
003

0.1972 1.4900e-
003

0.1987 0.0523 1.3700e-
003

0.0537 181.4234 181.4234 5.4000e-
003

181.5584

Total 0.1437 1.1530 0.9810 4.6000e-
003

0.2650 4.8700e-
003

0.2698 0.0718 4.6000e-
003

0.0764 472.0411 472.0411 0.0308 472.8112

Mitigated Construction Off-Site

3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.6487 12.5031 12.7264 0.0221 0.5889 0.5889 0.5689 0.5689 2,001.542
9

2,001.542
9

0.3486 2,010.258
1

Total 1.6487 12.5031 12.7264 0.0221 0.5889 0.5889 0.5689 0.5689 2,001.542
9

2,001.542
9

0.3486 2,010.258
1

Unmitigated Construction On-Site
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3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0345 1.0240 0.2525 2.7500e-
003

0.0678 2.9300e-
003

0.0707 0.0195 2.8000e-
003

0.0223 287.9212 287.9212 0.0250 288.5451

Worker 0.0982 0.0628 0.6386 1.7600e-
003

0.1972 1.4400e-
003

0.1986 0.0523 1.3300e-
003

0.0536 174.8690 174.8690 4.8100e-
003

174.9892

Total 0.1327 1.0868 0.8911 4.5100e-
003

0.2650 4.3700e-
003

0.2693 0.0718 4.1300e-
003

0.0760 462.7902 462.7902 0.0298 463.5344

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.6487 12.5031 12.7264 0.0221 0.5889 0.5889 0.5689 0.5689 0.0000 2,001.542
9

2,001.542
9

0.3486 2,010.258
1

Total 1.6487 12.5031 12.7264 0.0221 0.5889 0.5889 0.5689 0.5689 0.0000 2,001.542
9

2,001.542
9

0.3486 2,010.258
1

Mitigated Construction On-Site

CalEEMod Version: CalEEMod.2016.3.2 Date: 4/5/2021 2:56 PMPage 14 of 26

Country Club Commercial - Madera County, Winter



3.4 Building Construction - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0345 1.0240 0.2525 2.7500e-
003

0.0678 2.9300e-
003

0.0707 0.0195 2.8000e-
003

0.0223 287.9212 287.9212 0.0250 288.5451

Worker 0.0982 0.0628 0.6386 1.7600e-
003

0.1972 1.4400e-
003

0.1986 0.0523 1.3300e-
003

0.0536 174.8690 174.8690 4.8100e-
003

174.9892

Total 0.1327 1.0868 0.8911 4.5100e-
003

0.2650 4.3700e-
003

0.2693 0.0718 4.1300e-
003

0.0760 462.7902 462.7902 0.0298 463.5344

Mitigated Construction Off-Site

3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 0.6877 6.7738 8.8060 0.0135 0.3474 0.3474 0.3205 0.3205 1,297.378
9

1,297.378
9

0.4113 1,307.660
8

Paving 0.2830 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.9706 6.7738 8.8060 0.0135 0.3474 0.3474 0.3205 0.3205 1,297.378
9

1,297.378
9

0.4113 1,307.660
8

Unmitigated Construction On-Site
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3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0532 0.0340 0.3459 9.5000e-
004

0.1068 7.8000e-
004

0.1076 0.0283 7.2000e-
004

0.0291 94.7207 94.7207 2.6100e-
003

94.7858

Total 0.0532 0.0340 0.3459 9.5000e-
004

0.1068 7.8000e-
004

0.1076 0.0283 7.2000e-
004

0.0291 94.7207 94.7207 2.6100e-
003

94.7858

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 0.6877 6.7738 8.8060 0.0135 0.3474 0.3474 0.3205 0.3205 0.0000 1,297.378
9

1,297.378
9

0.4113 1,307.660
8

Paving 0.2830 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.9706 6.7738 8.8060 0.0135 0.3474 0.3474 0.3205 0.3205 0.0000 1,297.378
9

1,297.378
9

0.4113 1,307.660
8

Mitigated Construction On-Site
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3.5 Paving - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0532 0.0340 0.3459 9.5000e-
004

0.1068 7.8000e-
004

0.1076 0.0283 7.2000e-
004

0.0291 94.7207 94.7207 2.6100e-
003

94.7858

Total 0.0532 0.0340 0.3459 9.5000e-
004

0.1068 7.8000e-
004

0.1076 0.0283 7.2000e-
004

0.0291 94.7207 94.7207 2.6100e-
003

94.7858

Mitigated Construction Off-Site

3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 20.1435 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2045 1.4085 1.8136 2.9700e-
003

0.0817 0.0817 0.0817 0.0817 281.4481 281.4481 0.0183 281.9062

Total 20.3480 1.4085 1.8136 2.9700e-
003

0.0817 0.0817 0.0817 0.0817 281.4481 281.4481 0.0183 281.9062

Unmitigated Construction On-Site
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3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0205 0.0131 0.1331 3.7000e-
004

0.0411 3.0000e-
004

0.0414 0.0109 2.8000e-
004

0.0112 36.4310 36.4310 1.0000e-
003

36.4561

Total 0.0205 0.0131 0.1331 3.7000e-
004

0.0411 3.0000e-
004

0.0414 0.0109 2.8000e-
004

0.0112 36.4310 36.4310 1.0000e-
003

36.4561

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 20.1435 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.2045 1.4085 1.8136 2.9700e-
003

0.0817 0.0817 0.0817 0.0817 0.0000 281.4481 281.4481 0.0183 281.9062

Total 20.3480 1.4085 1.8136 2.9700e-
003

0.0817 0.0817 0.0817 0.0817 0.0000 281.4481 281.4481 0.0183 281.9062

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

Increase Density

Improve Walkability Design

Improve Destination Accessibility

Increase Transit Accessibility

Improve Pedestrian Network

Provide Traffic Calming Measures

3.6 Architectural Coating - 2022

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0205 0.0131 0.1331 3.7000e-
004

0.0411 3.0000e-
004

0.0414 0.0109 2.8000e-
004

0.0112 36.4310 36.4310 1.0000e-
003

36.4561

Total 0.0205 0.0131 0.1331 3.7000e-
004

0.0411 3.0000e-
004

0.0414 0.0109 2.8000e-
004

0.0112 36.4310 36.4310 1.0000e-
003

36.4561

Mitigated Construction Off-Site
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 4.5852 42.8368 34.8351 0.1093 5.0013 0.0987 5.0999 1.3407 0.0929 1.4336 11,217.90
45

11,217.90
45

1.8333 11,263.73
78

Unmitigated 4.7108 44.0775 37.0981 0.1202 5.8494 0.1090 5.9584 1.5680 0.1027 1.6707 12,330.99
18

12,330.99
18

1.8649 12,377.61
45

4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Convenience Market With Gas Pumps 1,495.02 1,495.02 1495.02 801,935 685,655

Fast Food Restaurant with Drive Thru 1,804.84 1,804.84 1804.84 1,686,303 1,441,789

Parking Lot 0.00 0.00 0.00

Regional Shopping Center 135.90 135.90 135.90 238,274 203,724

Total 3,435.76 3,435.76 3,435.76 2,726,513 2,331,169

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Convenience Market With Gas 
Pumps

9.50 7.30 7.30 0.80 80.20 19.00 14 21 65

Fast Food Restaurant with Drive 
Thru

9.50 7.30 7.30 2.20 78.80 19.00 29 21 50

Parking Lot 9.50 7.30 7.30 0.00 0.00 0.00 0 0 0

Regional Shopping Center 9.50 7.30 7.30 16.30 64.70 19.00 54 35 11

4.4 Fleet Mix
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5.0 Energy Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.0171 0.1556 0.1307 9.3000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4200e-
003

187.8429

NaturalGas 
Unmitigated

0.0171 0.1556 0.1307 9.3000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4200e-
003

187.8429

5.1 Mitigation Measures Energy

Install High Efficiency Lighting

Land Use LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

Convenience Market With Gas 
Pumps

0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Fast Food Restaurant with Drive 
Thru

0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Regional Shopping Center 0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Parking Lot 0.530844 0.031753 0.165023 0.117863 0.020860 0.005456 0.014179 0.100253 0.002735 0.001704 0.007139 0.001243 0.000949

Historical Energy Use: N
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5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Convenience 
Market With Gas 

Pumps

213.414 2.3000e-
003

0.0209 0.0176 1.3000e-
004

1.5900e-
003

1.5900e-
003

1.5900e-
003

1.5900e-
003

25.1075 25.1075 4.8000e-
004

4.6000e-
004

25.2567

Fast Food 
Restaurant with 

Drive Thru

1268.28 0.0137 0.1243 0.1045 7.5000e-
004

9.4500e-
003

9.4500e-
003

9.4500e-
003

9.4500e-
003

149.2100 149.2100 2.8600e-
003

2.7400e-
003

150.0967

Parking Lot 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

105.534 1.1400e-
003

0.0104 8.6900e-
003

6.0000e-
005

7.9000e-
004

7.9000e-
004

7.9000e-
004

7.9000e-
004

12.4158 12.4158 2.4000e-
004

2.3000e-
004

12.4896

Total 0.0171 0.1556 0.1307 9.4000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4300e-
003

187.8429

Unmitigated
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6.1 Mitigation Measures Area

6.0 Area Detail

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Convenience 
Market With Gas 

Pumps

0.213414 2.3000e-
003

0.0209 0.0176 1.3000e-
004

1.5900e-
003

1.5900e-
003

1.5900e-
003

1.5900e-
003

25.1075 25.1075 4.8000e-
004

4.6000e-
004

25.2567

Fast Food 
Restaurant with 

Drive Thru

1.26828 0.0137 0.1243 0.1045 7.5000e-
004

9.4500e-
003

9.4500e-
003

9.4500e-
003

9.4500e-
003

149.2100 149.2100 2.8600e-
003

2.7400e-
003

150.0967

Parking Lot 0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Regional 
Shopping Center

0.105534 1.1400e-
003

0.0104 8.6900e-
003

6.0000e-
005

7.9000e-
004

7.9000e-
004

7.9000e-
004

7.9000e-
004

12.4158 12.4158 2.4000e-
004

2.3000e-
004

12.4896

Total 0.0171 0.1556 0.1307 9.4000e-
004

0.0118 0.0118 0.0118 0.0118 186.7333 186.7333 3.5800e-
003

3.4300e-
003

187.8429

Mitigated
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Unmitigated 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0552 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.2965 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 5.7000e-
004

6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Total 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Unmitigated
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8.1 Mitigation Measures Waste

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.0552 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

0.2965 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Landscaping 5.7000e-
004

6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Total 0.3523 6.0000e-
005

6.1300e-
003

0.0000 2.0000e-
005

2.0000e-
005

2.0000e-
005

2.0000e-
005

0.0131 0.0131 3.0000e-
005

0.0140

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Stationary Equipment

Fire Pumps and Emergency Generators
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11.0 Vegetation

Equipment Type Number Hours/Day Hours/Year Horse Power Load Factor Fuel Type

Boilers

Equipment Type Number Heat Input/Day Heat Input/Year Boiler Rating Fuel Type

User Defined Equipment

Equipment Type Number
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October 29, 2021 

 

 

Gary Conte 

City of Madera 

Planning Department 

205 W. 4

th

 Street 

Madera, CA, 93637 

 

Project:  Country Club Commercial Center Site Plan Review 2019-25, Conditional 
Use Permit 2019-19, 2019-20 & 2021-02, Negative Declaration 

 

District CEQA Reference No:  20211145 
 

Dear Mr. Conte: 

 

The San Joaquin Valley Unified Air Pollution Control District (District) has reviewed the 

Negative Declaration for the project referenced above from the City of Madera (City).  The 

project consists of the construction of a convenience store and an accompanying gas 

station as well as the construction of a coffee shop with a drive through on a 1.37 acre 

parcel.  The Project is located at the south east corner of Country Club Drive and Adell 

Street, in Madera, CA (APN 003-250-026).  The District offers the following comments: 

 

1) Reducing Air Quality Impacts from Construction Activities 
 
The Negative Declaration determined that the construction emissions would have a 

less than significant impacts. Although Project construction emissions are less than 

significant, the District recommends that the City advise that the project proponent 

further reduce impacts from construction-related diesel exhaust emissions by utilizing 

clean off-road construction equipment, including the latest tier equipment as feasible. 

 

2) Vegetative Barriers and Urban Greening 
 

The Project is located in a rural area in Madera and is surrounded by mix land use 

development.  More specifically, there are single family residential units and a Tractor 

Supply Co. store immediately to the south.  The District suggests the City consider the 
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feasibility of incorporating vegetative barriers and urban greening as a measure to 

further reduce air pollution exposure on sensitive receptors (i.e. church and school).   

 

While various emission control techniques and programs exist to reduce air quality 

emissions from mobile and stationary sources, vegetative barriers have been shown 

to be an additional measure to potentially reduce a population’s exposure to air 
pollution through the interception of airborne particles and the uptake of gaseous 

pollutants.  Examples of vegetative barriers include, but not limited to the following:  

trees, bushes, shrubs, or a mix of these.  Generally, a higher and thicker vegetative 

barrier with full coverage will result in greater reductions in downwind pollutant 

concentrations.  In the same manner, urban greening is also a way to help improve 

air quality and public health in addition to enhancing the overall beautification of a 

community with drought resistant low maintenance greenery. 

 

3) Clean Lawn and Garden Equipment in the Community 
 

Since the Project consists of commercial development, gas-powered commercial lawn 

and garden equipment have the potential to result in an increase of NOx and PM2.5 

emissions.  Utilizing electric lawn care equipment can provide residents with 

immediate economic, environmental, and health benefits.  The District recommends 

the Project proponent consider the District’s Clean Green Yard Machines (CGYM) 
program which provides incentive funding for replacement of existing gas powered 

lawn and garden equipment.    

 

More information on the District CGYM program and funding can be found at:  

http://www.valleyair.org/grants/cgym.htm  

and http://valleyair.org/grants/cgym-commercial.htm.  

 

4) Under-fired Charbroilers 
 

The proposed development project includes retail use on the ground floor, which may 

potentially be occupied by restaurants.  Should restaurants with under-fired 

charbroilers move in, the charbroilers may pose the potential for immediate health risk, 

particularly when located in densely developed locations near sensitive receptors.  

Since the cooking of meat can release carcinogenic PM2.5 species like polycyclic 

aromatic hydrocarbons, controlling emissions from new under-fired charbroilers will 

have a substantial positive impact on public health.  The air quality impacts on 

neighborhoods near restaurants with under-fired charbroilers can be significant on 

days when meteorological conditions are stable, when dispersion is limited and 

emissions are trapped near the surface within the surrounding neighborhoods.  As 

mentioned above, the Project is located in an urban area with commercial and office 

buildings immediately adjacent to the Project.  A church and a high school is located 

northwest and south of the Project. This potential for neighborhood-level concentration 

of emissions during evening or multi-day stagnation events raises environmental 

concerns.  

 

http://www.valleyair.org/grants/cgym.htm
http://valleyair.org/grants/cgym-commercial.htm
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Furthermore, reducing commercial charbroiling emissions is essential to achieving 

attainment of multiple federal PM2.5 standards and associated health benefits in the 

Valley.  Therefore, the District recommends that if the Project includes the installation 

of an under-fired charbroiler, a measure should be included requiring the assessment 

and potential installation, as technologically feasible, of particulate matter emission 

control systems for the Project.  The District is available to assist the City with this 

assessment.  Additionally, to ease the financial burden for Valley businesses, the 

District is currently offering substantial incentive funding that covers the full cost of 

purchasing, installing, and maintaining the system for up to two years. Please contact 

the District at (559) 230-5800 or technology@valleyair.org for more information. 

 

5) Solar Deployment in the Community 
 

It is the policy of the State of California that renewable energy resources and zero-

carbon resources supply 100% of retail sales of electricity to California end-use 

customers by December 31, 2045.  While various emission control techniques and 

programs exist to reduce air quality emissions from mobile and stationary sources, the 

production of solar energy is contributing to improving air quality and public health.  

The District suggests that the Project proponent consider the feasibility of 

incorporating solar power systems, as an emission reduction strategy for this Project.  

 

6) Charge Up! Electric Vehicle Charger 
 

To support further installation of electric vehicle charging equipment and development 

of such infrastructure, the District offers incentives to public agencies, businesses, and 

property owners of multi-unit dwellings to install electric charging infrastructure (Level 

2 and 3 chargers). The purpose of this incentive program is to promote clean air 

alternative-fuel technologies and the use of low or zero-emission vehicles. The District 

suggests that the City and Project proponent consider the feasibility of installing 

electric vehicle chargers for this Project. 

 

Please visit www.valleyair.org/grants/chargeup.htm for more information. 

 

7) District Rules and Regulation 
 
The District issues permits for many types of air pollution sources and regulates some 

activities not requiring permits.  A project subject to District rules and regulation would 

reduce its impacts on air quality through compliance with regulatory requirements.  In 

general, a regulation is a collection of rules, each of which deals with a specific topic.  

Here are a couple of examples, Regulation II (Permits) deals with permitting emission 

sources and includes rules such as District permit requirements (Rule 2010), New and 

Modified Stationary Source Review (Rule 2201), and implementation of Emission 

Reduction Credit Banking (Rule 2301). 

 
The list of rules below is neither exhaustive nor exclusive. Current District rules can 

be found online at: www.valleyair.org/rules/1ruleslist.htm.  To identify other District 

mailto:technology@valleyair.org
http://valleyair.org/grants/chargeup.htm
http://www.valleyair.org/rules/1ruleslist.htm
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rules or regulations that apply to this Project or to obtain information about District 

permit requirements, the applicant is strongly encouraged to contact the District’s 
Small Business Assistance (SBA) Office at (559) 230-5888  

 

7a) District Rules 2010 and 2201 - Air Quality Permitting for Stationary Sources  
 

Stationary Source emissions include any building, structure, facility, or installation 

which emits or may emit any affected pollutant directly or as a fugitive emission.  

District Rule 2010 requires operators of emission sources to obtain an Authority to 

Construct (ATC) and Permit to Operate (PTO) from the District.  District Rule 2201 

requires that new and modified stationary sources of emissions mitigate their 

emissions using best available control technology (BACT).  

 

This Project may be subject to District Rule 2010 (Permits Required) and Rule 

2201 (New and Modified Stationary Source Review) and may require District 

permits.  

 

Prior to commencing construction on any permit-required equipment or process, 

a finalized Authority to Construct (ATC) must be issued to the Project proponent 

by the District.  For further information or assistance, the project proponent may 

contact the District’s Small Business Assistance (SBA) Office at (559) 230-5888  

 
7b) District Rule 9510 (Indirect Source Review)  

 
The purpose of District Rule 9510 (Indirect Source Review) is to reduce the growth 

in both NOx and PM10 emissions associated with development and transportation 

projects from mobile and area sources associated with construction and operation 

of development projects.  The rule encourages clean air design elements to be 

incorporated into the development project.  In case the proposed project clean air 

design elements are insufficient to meet the targeted emission reductions, the rule 

requires developers to pay a fee used to fund projects to achieve off-site emissions 

reductions. 

 

The proposed Project is subject to District Rule 9510 because it will receive a 

project-level discretionary approval from a public agency and will equal or exceed 

2,000 square feet of commercial space. When subject to the rule, an Air Impact 

Assessment (AIA) application is required prior to applying for project-level approval 

from a public agency.  In this case, if not already done, please inform the project 

proponent to immediately submit an AIA application to the District to comply with 

District Rule 9510. 

 

An AIA application is required and the District recommends that demonstration of 

compliance with District Rule 9510, before issuance of the first building permit, be 

made a condition of Project approval.   
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Information about how to comply with District Rule 9510 can be found online at: 

http://www.valleyair.org/ISR/ISRHome.htm. 

 

The AIA application form can be found online at:  

http://www.valleyair.org/ISR/ISRFormsAndApplications.htm. 

 

7c) Other District Rules and Regulations 
 

The Project may also be subject to the following District rules: (Fugitive PM10 

Prohibitions), Rule 4102 (Nuisance), Rule 4601 (Architectural Coatings), and Rule 

4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving and Maintenance 

Operations).   

 

8) District Comment Letter 
 

The District recommends that a copy of the District’s comments be provided to the 
Project proponent.   

 

If you have any questions or require further information, please contact Matt Crow by e-

mail at Matt.Crow@valleyair.org or by phone at (559) 230-5931. 

 

Sincerely, 

 

Brian Clements 

Director of Permit Services 

 

 

For Mark Montelongo 

Program Manager 

 

 

http://www.valleyair.org/ISR/ISRHome.htm
http://www.valleyair.org/ISR/ISRFormsAndApplications.htm
mailto:Michael.Corder@valleyair.org


 
 
 
 
 
 
 
 

 
ATTACHMENT 7 

Planning Commission Resolution 
Including: 

Exhibit “A”: Conditions of Approval 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



RESOLUTION NO. 2005 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
DETERMINING THE PROJECT WAS PREVIOUSLY ASSESSED FOR COMPLIANCE 

WITH THE REQUIREMENTS OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT 
(CEQA) AND NO FURTHER DOCUMENTATION IS REQUIRED; AND, APPROVING 

CONDITIONAL USE PERMIT (CUP) 2024-18. 
 

WHEREAS, Milestone Associates Imagineering, Inc. (“Agent”), on behalf of JGJM 
Investments (“Owner”) submitted an application for Conditional Use Permit (CUP 2024-18), the 
“Project,” pertaining to ±1.37 acres of property located on the southeast corner of the 
intersection of Country Club Drive and Adell Street at 1575 Country Club Drive (APN: 003-250-
026), in the City of Madera, CA (“Site”); and  

WHEREAS, the site is designated for Commercial (C) planned land uses on the General 
Plan Land Use Map and is zoned C1 (Light Commercial) by the Zoning Ordinance; and 

WHEREAS, CUP 2024-18 was filed to request authorization for the development and 
operation of a drive-through in conjunction with a 2,200 square-foot tenant space within a 
proposed commercial/retail shell building; and 

WHEREAS, CUP 2024-18 was filed to request authorization to obtain a California 
Department of Alcoholic Beverage Control (ABC) Type 20 (Off-Sale Beer & Wine) License issued 
to retail stores and authorizing the sale of beer and wine for consumption off the premises where 
sold, in conjunction with a proposed convenience store; and, 

WHEREAS, CUP 2024-18 was filed to request authorization to sale tobacco-related 
products in conjunction with a proposed convenience store; and, 

WHEREAS, operations proposed in accordance with CUP 2024-18 have been determined 
to be able to occur on the site in a manner that is not detrimental to the welfare and well-being 
of the surrounding uses and the City at large; and 

WHEREAS, this project was previously assessed in accordance with the provisions of the 
California Environmental Quality Act (“CEQA”) resulting in preparation of a Negative Declaration 
which has been circulated, and made available for public review pursuant to CEQA and the City 
of Madera Municipal Code (CMC); and 

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

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

WHEREAS, the Planning Commission received and reviewed CUP 2024-18 at the duly 
noticed meeting on October 8, 2024; and  



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

WHEREAS, the Planning Commission now desires to adopt this Resolution approving CUP 
2024-18.   
 

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

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

2. CEQA: This project has been previously assessed.  The Planning Commission finds that 
pursuant CEQA Guidelines § 15162 subsequent environmental review is not required for 
CUP 2024-18 based on the following: 

a. No substantial changes are proposed in the project which will require 
major revisions of the previous Negative Declaration due (ND) to the involvement of new 
significant environmental effects or a substantial increase in the severity of previously 
identified significant effects.  In this case, the Planning Commission approved the ND prior 
to the adoption of this Resolution.  CUP 2024-18 is consistent with the same intensity, 
uses, operations and is exactly as contemplated by the ND.  As such, proposed CUP 2024-
18 will have the same environmental impacts as assessed in the ND.  

b.  No substantial changes occur with respect to the circumstances under 
which the project is undertaken, which will require major revisions of the previous ND 
due to the involvement of new significant environmental effects or a substantial increase 
in the severity of previously identified significant effects.  In this case, CUP 2024-18 is 
exactly consistent with the ND and was specifically contemplated by the ND.   
Additionally, CUP 2024-18 allows for the implementation of the site plan review 
contingently approved by the Planning Commission as part of the approval of the ND,  
property will continue to be used for the commercial uses as originally contemplated by 
the ND, and there are no new substantial changes in the physical environment that were 
not anticipated in the ND, including its analysis in light of the development contemplated.   

c. There is no new information, which was not known and could not have 
been known at the time of the previous ND that the project will have significant effect 
not discussed in the ND.  CUP 2024-18 will not have any more significant effects (or 
potential for significant effects) than that already discussed and assessed in the ND and 
was specifically contemplated by the ND.  Furthermore,  since a ND was previously 
adopted 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 Planning Commission determines that this project has 
already been environmentally assessed and no further environmental documentation is 
required for CUP 2024-18. 

 
 



3. Findings to Approve CUP 2024-18: The Planning Commission finds and determines that 
there is substantial evidence in the administrative record to support the approval of the 
use permits, as conditioned. 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 sale of beer, wine and tobacco for off-site consumption in conjunction 
with a convenience store, as well as the establishment of a drive-thru in 
conjunction with a commercial restaurant type use is consistent with the 
purposes of the General Plan Commercial land use designation and the C1 
(Light Commercial) Zone District which provide the proposed uses may be 
permissible through the approval of a use permit. 

As conditioned, development of the site is consistent with the Madera 
General Plan principles, goals and policies and the Design and 
Development Guidelines. 

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

 

As conditioned, the sale of beer, wine and tobacco for off-site 
consumption in conjunction with a convenience store, as well as the 
establishment of a drive-thru in conjunction with a commercial restaurant 
will be compatible with the surrounding land uses and the established 
codes, standards and policies relating to traffic safety, street 
improvements and environmental quality. 

The project site is suited and planned for commercial uses and businesses. 
The review of the site plan has ensured that the project will not be harmful 
to or incompatible with surrounding uses. The project site is located near 
and adjacent to commercial businesses and as proposed would be a 
compatible use for the 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. 

The proposed use will not result in a detriment to the health, safety, peace, 
morals, comfort, or general welfare of persons or property in the 
surrounding area. The operations of this proposal have been conditioned 
with limitations on: (1) the nighttime operational hours for the drive 
through use (5:00 a.m. to 11:00 p.m., seven day a week; (2) the manner in 
which alcohol may be conducted (including but not limited to the types 



and size of alcoholic containers or packages which may be sold) and/or 
advertised or promoted on the exterior; and, (3) the types of 
tobacco/nicotine products permitted to be sold (no vape, hookah, E-
cigarettes, pipe tobacco or pipes of any kind). Additionally, a digital 
security camera surveillance system is also required.  The general welfare 
and safety of the surrounding uses and the City at large are not negatively 
impacted.  

Development of the commercial center, as conditioned will provide for 
business opportunities within the City and additional retail options to 
serve residents. 

 

4. Approval of CUP 2024-18: Given that all findings can be made, the Planning Commission 
hereby approves the use permit as conditioned and set forth in the Conditions of 
Approval attached as Exhibit “A”. 
 

5. Effective Date: This resolution is effective immediately.  

* * * * * 

Passed and adopted by the Planning Commission of the City of Madera this 8th day of October 
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 CUP 2024-18 



EXHIBIT “A” 
CUP 2024-18 

COUNTRY CLUB CHEVRON AND COMMERCIAL CENTER 
CONDITIONS OF APPROVAL 

October 8, 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, conditional use permit review, 
and environmental assessment essential to mitigate adverse effects on the environment including the 
health, safety, and welfare of the community; and recommended conditions for development that are not 
essential to health, safety, and welfare, but would on the whole enhance the project and its relationship 
to the neighborhood and environment.  

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

All discretionary conditions of approval for CUP 2024-18 will ultimately be deemed mandatory unless 
appealed by the applicant to the City Council within fifteen (15) days after the decision by the Planning 
Commission. 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 
designer to disclose and delineate all facts and information relating to the subject property and the 
proposed development. 

Approval of this use permit and/or conditional use 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 
use permit or the zoning ordinance, and all City standards and specifications. This use 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 use permit. Unless the 
conditions of approval specifically require operation inconsistent with the application, a new or revised 
use 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 use permit, or any other enforcement remedy available under the law. The City shall 
not assume responsibility for any deletions or omissions resulting from the, use permit review process, or 
for additions or alterations to any construction or building plans not specifically submitted and reviewed 
and approved pursuant to this use permit or subsequent amendments or revisions. These conditions are 
conditions imposed solely upon the use permit as delineated herein and are not conditions imposed on 
the City or any third party. Likewise, imposition of conditions to ensure compliance with federal, state, or 
local laws and regulations does not preclude any other type of compliance enforcement. 
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These conditions are applicable to any person or entity making use of this use permit, and references to 
“developer” or “applicant” herein also include any applicant, property owner, owner, leasee, operator, or 
any other person or entity making use of this use permit. 

CONDITIONS OF APPROVAL 

❖ The sale of beer and wine for off-site consumption pursuant to CUP 2024-18 is subject to 
conditions of approval 1 through 24. 

❖ Sale of tobacco products excluding vapor devices and flavored products used in vapor devices 
pursuant to CUP 2024-18 is subject to conditions of approval 1 through 7, and conditions of 
approval 25 through 30. 

❖ The establishment and operation of a drive-through pursuant to CUP 2024-18 is subject to 
conditions of approval 1 through 7 and conditions of approval 31 through 38. 

General Conditions 

1. Approval of Conditional Use Permit (CUP) 2024-18 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.  

2. Approval of the Conditional Use Permit may become null and void in the event that development 
is not completed in accordance with all the conditions and requirements imposed on either this 
conditional use permit, previously approved Site Plan Review (SPR 2019-25), or the zoning 
ordinance, and all City standards and specifications. This conditional use 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 conditional use 
permit. Unless the conditions of approval specifically require operation inconsistent with the 
application, a new or revised use permit and / or site plan review is required if the operation is 
found to be out of conformance 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 site plan review process or for additions or alterations 
to any construction or building plans not specifically submitted and reviewed and approved 
pursuant to this use permit or subsequent amendments or revisions. These conditions are 
conditions imposed solely upon CUP 2024-18 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.  

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. Please note the approval of CUP 2024-18 is conditioned upon the privileges granted 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 timely written request for extension 
is submitted to the Planning Commission prior to the expiration of this permit.  
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5. It shall be the responsibility of the property owner, operator, and/or management to ensure that 
any required permits, inspections, and approvals from any regulatory agency be obtained from 
the applicable agency prior to issuance of a building permit and/or the issuance of a certificate of 
completion, as determined appropriate by the City of Madera Planning Department.  

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

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. 

7. All on-site and off-site requirements listed herein shall be completed in advance of any request 
for building permit final inspection, occupancy of the building or issuance of a business license 
unless otherwise noted.  
 

Beer and Wine Sales 

8. Conditional Use Permit 2024-18 allows for the sale of beer and wine for off-site consumption in 
conjunction with the convenience store. This entitlement requires a Type 20 License from the 
California Department of Alcoholic Beverage Control (ABC) to be obtained and maintained at all 
times. 

9. The sale of alcoholic beverages in conjunction with the convenience store shall be restricted to 
off-site consumption only. No sale of alcoholic beverages for on-site consumption shall be allowed 
in or occur as a component of the store. 

10. There shall be no exterior advertisement or signs of any kind or type placed on the exterior 
windows or door of the premises promoting or indicating the availability of alcoholic beverages. 
Signs promoting alcoholic beverages shall be located at least five (5) feet away from the store 
entrance. 

11. The business owner/manager shall regularly monitor the area under its control to prevent 
loitering of persons about the premise. 
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12. The business owner/manager shall post signs in the area under its control prohibiting open 
containers and loitering at the location and stating that no loitering will be tolerated. 

13. No promotional signage and/or displays promoting alcohol products shall be utilized in any way 
on the exterior of the convenience store or premise. 

14. There shall be no coin-operated video or arcade games. No adult magazines or videos shall be 
allowed to be viewed or sold. 

15. Digital security cameras shall be installed to monitor the interior and exterior of the premises. The 
footage shall be maintained in a digital format for no less than thirty (30) days. Footage shall be 
shared with law enforcement upon request. 

16. Cooler doors for alcoholic beverage products shall be locked during hours when alcoholic 
beverages may not be sold. 

17. The sale of beer shall occur in packs of six (6) or greater. However, 24-ounce bottled imported 
and/or specialty craft beer not normally sold in multi-package containers may be sold individually 
or in packs of four (4). 

18. The sale of 32-ounce to 40-ounce beer and malt beverage products shall be prohibited. 

19. The sale of wine coolers shall occur in no less than packs of four (4). 

20. The sale of wine shall not be sold in containers less than 750 ml. 

21. No malt liquor or fortified wine products shall be sold. 

22. No display of alcohol shall be made from an ice tub, barrel or similar container. 

23. No sale or distribution of alcoholic beverages shall be made from a drive-through or walk-up 
window. 

24. The applicant and/or successors-in-interest shall comply with all federal, state and local laws. 
Material violation of any applicable laws concerning the use will be cause of revocation of this 
permit. 

Tobacco Sales 

25. Conditional Use Permit 2024-18 allows for the sale of cigarettes in either single packs or cartons 
of ten or fewer. Other tobacco and tobacco-related products allowed for sale at the convenience 
store shall be as follows: 

a. Smokeless tobacco 

b. Roll-your-own pouched/canned tobacco 

c. Cigars and cigarillos (except for any flavored products such as, but not limited to, grape, 
watermelon, bubble gum and fruit punch flavored products) 

d. Rolling papers 

26. Conditional Use Permit 2024-18 prohibits the following tobacco and tobacco related products: 

a. Vape products, including juices 

b. Hookah products, including hookah tobacco/charcoal 

c. E-cigarettes 
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d. Pipes and pipe tobacco 

27. Drug related paraphernalia such as bongs, pipes and other products meant for the use with non-
tobacco substances as determined by the Planning Manager, is strictly prohibited. 

28. All tobacco and tobacco-related products shall be secured behind a counter or other fixture, 
unavailable to the public except with the assistance of a store employee. 

29. There shall be no exterior display of signage promoting or advertising the sale of cigarettes, cigars, 
tobacco and/or tobacco-related products on the project site. 

30. The property/business owner shall post “No Smoking” signage to the extent required by law. 
 

Drive-Through  

31. Conditional Use Permit 2024-18 allows for the construction and operation of drive-through in 
conjunction with a 2,200 square foot tenant space with drive-through service window. Any 
alterations to the site plan, use permit, or building shall require Planning Commission approval. 

32. Business hours shall be limited to 5:00 a.m. through 11:00 p.m., seven (7) days a week. 

33. Delivery of stock foods, drinks, supplies, etc. shall be received by 6:00 a.m. 

34. The drive-through stacking lane shall be developed consistent with the final site plan designed to 
queue no less than twelve (12) vehicles between the drive-through entry lane and the length of 
the drive aisle and no less than seven (7) vehicles between the drive-through menu order board 
and the pick-up window. No vehicle spillover of the drive-through lane is to be permitted into 
public right-of-way or on-site parking area. 

35. A split-face masonry wall measuring three feet in height with cap stone shall be constructed along 
the exterior perimeter of stacking lane of the drive-through sufficient to screen headlight glare 
into the public right-of-way and shall be setback a minimum of two (2) feet from the back edge of 
the public right-of-way. The decorative wall shall be reviewed and approved by the Planning 
Manager prior to issuance of a building permit.  

36. The applicant/owner/tenant of the drive-through shall submit a traffic management plan detailing 
how overflow traffic will be directed in the event the drive-through vehicles in queue exceeds 
stacking lane capacity. The plan shall be submitted to the Planning Department for approval prior 
to occupancy of the building.  

37. The drive-through shall be allowed a maximum of one (1) preview board, one (1) menu board, 
and one (1) digital ordering screen, all subject to the approval of Sign Permit. No additional 
freestanding signage shall be allowed as a component of the drive through coffee shop. 

38. Preview and menu boards and digital ordering screen placed within ten (10) of the building shall 
not measure more than sixty (60) inches in width and forty-eight (48) inches in height with the 
base not reaching higher than seventy-two (72) inches. Preview and menu boards, or digital 
ordering screen placed more than ten (10) feet from the building shall not measure more than 
forty-eight (48) inches in width and thirty-six (36) inches in height and must not exceed 60 inches 
in total height. The reverse side of menu/preview boards positioned in a manner viewable to the 
public shall be obscured from the public via a landscape screen. 

 

-END OF CONDITIONS- 
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