Inter Office Memo

DATE: September 25, 2003
TO: Board of Supervisors
FROM: Planning Commission

SUBJECT: RESOLUTION NO. 11776 - UNCLASSIFIED CONDITIONAL USE
PERMIT APPLICATION NOS. 3063 AND 3064

APPLICANT: RMC Pacific Materials, Inc.

UNCLASSIFIED CONDITIONAL USE PERMIT APPLICATION NO. 3063

REQUEST: Amend Unclassified Conditional Use Permit
Nos. 367, 2032, and 2241, to extend the time
limits of the existing mining operation for an
additional 18 years (fo 2023).

LOCATION: On the west side of N. Friant Road, between N.
Willow Avenue and Lost Lake Road,
approximately two and one-half miles north of
the City of Fresno ((13475 N. Friant Road)
(SUP. DIST.: 2 & 5) (APN: 300-070-56s — 60s;
300-040-19, 20; 300-080-01; 300-250-12).

UNCLASSIFIED CONDITIONAL USE PERMIT APPLICATION NO. 3064

REQUEST: Amend Unclassified Conditional Use Permit
No. 2235 to extend the time limits of the
existing mining operation for an additional 18
years (to 2023).

LOCATION: On the west side of N. Friant Road, between
Lost Lake Road and Bluff View Avenue,
approximately five miles north of the City of
Fresno (16356 N. Friant) (SUP. DIST.: 5)(APN:
300-160-46, 51).



PLANNING COMMISSION ACTION:

At its hearing of September 25, 2003, the Commission considered the Staff Report and
testimony (summarized on Exhibit "A").

A motion was made by Commissioner Downing and seconded by Commissioner Peters
to adopt the recommended findings of fact as stated in the staff report, and approve
Unclassified Conditional Use Permit Application Nos. 3063 and 3064, subject to the
conditions listed in Exhibit "B".

This motion passed on the following vote:
VOTING: Yes: Commissioners Downing, Peters, Abrahamian, Phillips, Milligan
No: Hall, Hurtt, Pierce
Absent: Commissioner Ferguson
RICHARD L. BROGAN, Director

Department of Public Works and Planning
Secretary-Fresno County Planning Commission

#uﬂw//v

Stan Ediger, Manager *
Development Services Division

NOTE: The Planning Commission action is final unless appealed to the Board of
Supervisors within 15 days of the Commission's action.

WK:DS:Ib
G:\4360Devs&PIN\PROJSEC\PROJDOCS\CUP\CU3063_3064res.doc



RESOLUTION NO.: 11776

EXHIBIT "A"

Unclassified Conditional Use Permit Application Nos. 3063 and 3064

Staff: The Fresno County Plannihg Commission accepted the Staff Report dated
September 25, 2003, and a summary staff presentation.

Applicant:  The applicant expressed agreement with staff's recommendation,
described the project, and provided the following points of information:

The plant has been at this site for 79 years.

We provide aggregate for a number of different types of projects
including hospitals, schools, roads, of which 75% of our materials are
used in the construction of public facilities.

We are not requesting any changes to site boundaries.

We presently meet and / or exceed all of the permit requirements.

All we are requesting is additional time to extract an estimated 12
million tons of aggregate.

If this time extension is not approved, material will have to be trucked
in from Merced or Coalinga, which results in wasted fuel, air quality
impacts, and safety concerns.

We have imposed voluntary measures at the site to address air quality.

We are visited regularly by Air Pollution Control District staff.

Others: A representative of Friends of Friant presented testimony that the group
does not object to the project, however, landscaping that is required to be
planted on a berm along Friant Road has not been completed.

WK:DS:Ib
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RESOLUTION NO.: 11776

EXHIBIT "B"

Conditions of Approval
Unclassified Conditional Use Permit Application Nos. 3063 and 3064

1. All conditions of Conditional Use Permit Nos. 367, 2032, 2235 and 2241 shall
remain in full force and effect except as modified by the condition below.

2. These permits shall expire on July 28, 2023.

WK:DS:Ib
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County of Fresno

Department of Public Works and Planning
Richard L. Brogan
Director

November 5, 2003

Richard Welton
2285 Ashlan Ave.
Clovis, CA 93611

Dear Mr. Welton:

SUBJECT: NOTICE OF PLANNING COMMISSION DECISION -
UNCLASSIFIED CONDITIONAL USE PERMIT NOS. 3063 and 3064
- RESOLUTION NO.: 11776

On September 25, 2003, the Fresno County Planning Commission approved your
application. A copy of the Planning Commission resolution is enclosed. Since no
appeal was filed with the Clerk of the Board of Supervisors within 15 days the
Planning Commission’s decision is final.

If you have any questions, please call me at (659) 262-4241.

ill Kettler, Senior Analyst
Development Services Division

WK:lb
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Enclosure

C: Mr. Gerald Coburn, RMC Pacific Materials

DEVELOPMENT SERVICES DIVISION
2220 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 262-4055 / 262-4029 / 262-4302 / 262-4022 FAX 262-4893
Equal Employment Opportunity e Affirmative Action e Disabled Employer



County of Fresno

DEPARTMENT OF PUBLIC WORKS AND PLANNING
RICHARD L. BROGAN, DIRECTOR

Planning Commission Staff Report
Agenda Item No. 4 & 5
September 25, 2003

SUBJECT: Unclassified Conditional Use Permit No. 3063

Amend Unclassified Conditional Use Permit Nos.
367, 2032, and 2241, to extend the time limits of the
existing mining operation for an additional 18 years
(to 2023).

LLOCATION: On the west side of N. Friant Road, between N.
Willow Avenue and Lost Lake Road,
approximately two and one-half miles north of
the City of Fresno ({13475 N. Friant Road) (SUP.
DIST.: 2 & 5) (APN: 300-070-56s — 60s; 300-040-
19, 20; 300-080-01; 300-250-12).

SUBJECT: ~ Unclassified Conditional Use Permit No. 3064

Amend Unclassified Conditional Use Permit No.
2235 to extend the time limits of the existing mining
operation for an additional 18 years (to 2023).

LOCATION: On the west side of N. Friant Road, between Lost
Lake Road and Bluff View Avenue, approximately
five miles north of the City of Fresno (16356 N.
Friant) (SUP. DIST.: 5)(APN: 300-160-46, 51).

Applicant: RMC Pacific Materials, Inc.
Owner: RMC Pacific Materials, Inc.

STAFF CONTACT: Darrel Schmidt, Planning & Resource Analyst
(559) 262-4325

Will Kettler, Senior Staff Analyst
(559) 262-4241

DEVELOPMENT SERVICES DIVISION
Mailing Address: 2220 Tulare Street, Sixth Floor, Fresno, CA 93721
2220 Tulare Street, Suite A / Phone (559) 262-4055 / 262-4029 / 262-4302 / 262-4022 / FAX (559) 262-4893
Equal Employment Opportunity » Affirmative Action « Disabled Employer



- f

RECOMMENDATION:

Approve Unclassified Conditional Use Permit No. 3063 and 3064 with
recommended findings and conditions, and direct the secretary to prepare a
resolution documenting the Commission’s action.

EXHIBITS:

1. Location Map

2. Existing Land Use Map (Sheets 1 & 2)

3. Existing Zoning Map

4, Site Plan (Approved Site Plan, Revised Phasing Plan, Revised Reclamation
Plan, Aerial Photos)

5. Board of Supervisors Resolution - Unclassified Conditional Use Permit Nos.
2235 and 2241, including conditions of approval

6. Unclassified Conditional Use Permit Nos. 367 and 2032, conditions of
approval (including location maps)

7. Required Findings Necessary for the Granting of a Conditional Use Permit
PROJECT DESCRIPTION / OPERATIONAL STATEMENT SUMMARY:

Listed below are key features of the project based on information contained in the
applicant’s site plan, Board of Supervisors Resolution for CUP Nos. 2235 and

2241, and conditions of approval for CUP Nos. 367 and 2032 (Exhibits 4, 5 & 6).

Proposed Use: -

¢ Request to extend the time limits of an existing mining operation for an
additional 18 years, to 2023.

Project Site:

e Conditional Use Permit No. 3063: Approximately 465 acres
¢ Conditional Use Permit No. 3064: Approximately 145 acres

Existing Improvements:
¢ Mining operations, associated buildings, and reclaimed area.
Proposed Improvements:

¢ No additional improvements



Operational Features:

e Excavation hours: 7:00 a.m. to 6:00 p.m., Monday through Friday

e Asphalt batch plant hours: 6:00 a.m. to 6:00 p.m. Monday through Friday

¢ Concrete batch plant hours: 4:00 a.m. to 6:00 p.m. Monday through Friday
(May through October); 5:30 a.m. to 6:00 p.m. Monday through Friday
(November through April); 6:00 a.m. to 1:00 p.m. Saturday (All year)

e Number of employees: 51

e Maximum of 180 truck trips per day from excavation site to plant

ENVIRONMENTAL DETERMINATION

An Environmental Impact Report (EIR) was certified as having been prepared and
considered by the decision-making body in accordance with the California
Environmental Quality Act (CEQA) when Conditional Use Permit Nos. 2235 and
2241 were approved in 1987 by the Board of Supervisors.

Section 15162 of the CEQA Guidelines states that once an EIR has been certified
for a project, no subsequent EIR shall be prepared unless the lead agency
determines: 1) substantial changes are proposed to the project which will require
major revisions to the previous EIR, 2) substantial changes occur with respect to
the circumstances under which the project is undertaken which would require major
revisions to the EIR, or 3) new information of substantial importance is presented
which was not known and could not have been known at the time the previous EIR
was certified.

An Initial Study (Initial Study Application No. 4924) was prepared for the project
under the provision of CEQA to determine if the existing EIR is adequate for the
proposed time extension request. In accordance with Sections 15162 of the CEQA
Guidelines, the purpose of the Initial Study was to identify environmental effects
peculiar to the parcel or project which were not addressed as significant effects in
the EIR or provide substantial new information showing that these effects would be
more significant than described in the EIR. Within the context of the review, the
Initial Study did not identify any significant effects nor was any new information
submitted showing the previously identified effects to be more significant. Further,
this project was routed for comment and review to the agencies that originally
reviewed the project in 1987.

Based on this assessment, the staff has concluded that preparation of a
subsequent EIR, supplement or addendum to the original EIR is not required and
that the existing EIR is adequate for the project.

PUBLIC NOTICE:
Notices were sent to 62 property owners within one-quarter mile of the subject

property exceeding the minimum notification requirements prescribed by the
California Government Code and County Zoning Ordinance.



PROCEDURAL CONSIDERATIONS:

A Conditional Use Permit Application may be approved only if four findings
specified in Zoning Ordinance Section 873-F are made by the Planning
Commission (Exhibit 7). The decision of the Planning Commission on a
Conditional Use Permit is final unless appealed to the Board of Supervisors within
15 days of the Commission’s action.

In this case, these two Unclassified Conditional Use Permit Applications are linked
because the operation is located at two different sites. Traditionally, decisions
regarding use permits regarding the operation have been considered together.
Staff has combined both CUP applications so that they may be considered
together. It is recommended that the Planning Commission consider and take
action on the CUPs together.

KEY INFORMATION PERTINENT TO STAFF ANALYSIS:

e Project Location — CUP 3063: On the west side of N. Friant Road
between N. Willow Avenue and Lost Lake
Road, approximately two and one-halif
miles north of the City of Fresno (13475 N.
Friant Road) (SUP. DIST.: 2 & 5) (APN:
300-160-46, 51; 300-070-56s — 60s; 300-
040-19, 20; 300-080-01; 300-250-12).

e Project Location — CUP 3064 On the west side of N. Friant Road,
between Lost Lake Road and Bluff View
Avenue, approximately five miles north
of the City of Fresno (16356 N. Friant)
(SUP. DIST.: 5)(APN: 300-160-46, 51).

e Use of Subject Property: Sand and Gravel Mine

e Surrounding Land Uses: Grazing, Orchard, Single-Family
Residences, Park

e Surrounding Parcel Sizes: Less than one acre to 320 acres

o Nearest Residence: Parcels adjacent to the subject property

e General Plan Land Use Agriculture (San Joaquin River Corridor
Designation: Overlay)

e Zoning: AE-20 District

e Development Standards: Minimum building setbacks to property

lines (35’ front, 20’ side, 20’ rear)

e Public Road Frontage: Friant Road
4



e Public Road Access: Friant Road

ANALYSIS / DISCUSSION:

Background:

According to the applicant, a mining operation has been located on a portion of the
site since 1924. In 1960, Conditional Use Permit No. 367 was approved to allow
excavating and processing of sand, gravel and crushed gravel including washing-
screening and grading facilities, batching plant and appurtenant facilities in two,
non-contiguous areas, approximately one and one-half miles apart, and totaling
approximately 850 acres. In 1984, Conditional Use Permit No. 2032 was approved
to allow a rock, sand, and gravel operation on an additional 147 acres, located
adjacent to the northernmost excavation area approved under CUP 367. In 1985,
CUP 367 was revised under the terms of a settlement with the County of Fresno,
which limited the processing plant, asphalt and concrete batch plant operations,
and excavation activities to 20 years (or until the year 2005). Conditions of
approval also limited processing of material to that extracted from properties
permitted under CUP Nos. 367 and 2032.

In 1986, Unclassified Conditional Use Permit No. 2235 was filed, proposing to
allow excavation of rock, sand, and gravel with incidental gold recovery on an
approximately 251-acre parcel located adjacent to the northernmost excavation site
approved under CUP No. 367. CUP No. 2241 was subsequently filed to allow
materials to be excavated from the 251-acre site under consideration for CUP No.
2235, to be processed at the existing plant approved through CUP 367, in 1960,
modifying previous conditions which had limited processing of materials to those
excavated on properties approved through CUP 367 and 2032.

As discussed in the Procedural Considerations Section of this report, because CUP
Nos. 2235 and 2241 constituted one project, staff recommended that both
applications be considered together, and that a single vote should be taken on both
applications. On June 11, 1987, Conditional Use Permit Nos. 2235 and 2241 were
denied by the Planning Commission. On appeal of the Planning Commission’s
decision, the Board of Supervisors certified the environmental impact report
prepared for Conditional Use Permit Nos. 2235 and 2241 and approved the
Conditional Use Permits. Conditions of approval of the permits limit the life of the
mining operation to 18 years from the date of approval, causing them to expire on
July 28, 2005. Conditions of approval also limit the number of truck trips hauling
excavated material from the excavation site to the processing plant to 180 round
trips per day.

CUP No. 3063 proposes to allow continued use of the existing plant site and
excavation of areas as approved under CUP Nos. 367, 2032, and 2241. CUP No.
3064 proposes to allow continued excavation of the site approved for excavation
under CUP No. 2235. The current proposal requests an extension of this time
limitation for an additional 18 years, to 2023. No other changes are proposed.
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The Operation:

Current operations include a sand and gravel processing plant, asphalt batch plant,
concrete batch plant, and a materials bagging operation. Processing of the
resource material includes washing, screening the material by size, crushing of
oversized rock, and stockpiling of sorted materials. Sand of a quarter inch size and
smaller is further processed to recover any gold. The plant site, located south of
the current area of excavation on approximately 123 acres also includes shops, a
scale, dispatch house, and other outbuildings. Plant equipment includes loaders,
gravel trucks, asphalt trucks, and cement trucks.

The applicant states that average annual mining production for the last 15 years
has been 760,00 tons and estimates that at the time of the expiration of the current
permits in July 2005, a total of 13.7 million tons of material will have been mined
from the project site since 1987. The applicant estimates approximately 12 million
tons of sand and gravel will remain when the current permits expire. The EIR
prepared for Conditional Use Permit Nos. 2235 and 2241 in 1987 estimated
between 4.5 million tons and 8.9 million tons of material would remain following the
expiration of the permits, depending on physical conditions of the site and market
conditions. The applicant states that the difference in estimates regarding
remaining material is due to more information available on the nature of underlying
bedrock, more experience mining the property, and technologies that have resulted
in production of less waste material.

Since 1924, approximately 700 acres have been mined and reclaimed and are now
under management and ownership of the State of California. Approximately 105 of
these acres have been mined and reclaimed since the most recent approvals in
1987. Approximately 500 acres still remain to be mined and subsequently
reclaimed. Reclaimed areas include land utilized for grazing and farming as well as
riparian habitat created by a number of ponds located in former areas of
excavation. The approved reclamation pian identifies additional, future ponds and
indicates portions of the site will also be utilized for grazing and farming.

General Plan Policies:

The subject property is located adjacent to the San Joaquin River. Land uses in
the vicinity include agricultural and single family residential uses, as well as vacant
property. The subject property is designated Agriculture in the General Plan and is
located within the San Joaquin River Corridor Overlay. Mineral extraction including
sand and gravel is considered a compatible use in areas designated Agriculture.
Further, Policies LU-C.2, LU-C.5, and LU-C.8, concerning river influence areas,
allow extraction of rock, sand, and gravel resources along the San Joaquin River
consistent with the Minerals Resources Section policies of the Open Space and
Conservation Element.

Policy 0S-C.2, of the Minerals Resources Section of the Open Space and
Conservation Element of the General Plan states that the County shall not permit
land uses incompatible with mineral resource recovery within areas designated as
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Mineral Resource Zone 2 (MRZ-2). The subject property is designated MRZ-1 and
MRZ-2. The existing mining operation is compatible with this designation.

Policies OS-C.3 and OS-C.5 require the operation and reclamation of surface
mines be consistent with the State Surfaces Mining and Reclamation Act (SMARA)
as well as Ordinance provisions. The subject properties are inspected annually by
the County Geologist for compliance with SMARA, the County’s Ordinance, and
conditions imposed through the Conditional Use Permit and Site Plan Review. The
County Geologist states that the mining operation is being conducted in
compliance with SMARA, the Ordinance, and conditions of approval.

Policy OS-D.4 states the County shall require riparian protection zones around
natural watercourses and shall... maintain buffers of 100 feet in width as measured
from the top of the bank of unvegetated channels and 50 feet in width as measured
from the outer edge of the dripline of riparian vegetation. As part of the Site Plan
Review approval of the existing mining operation, mining activities on the subject
property are required to maintain a 200-foot buffer from the edge of the river. As
stated, the mining use was established prior to implementation of the above
mentioned Policy, which became effective in 2000. In addition, it is not known
whether the minimum 200-foot buffer from the edge of the river, provides a buffer
greater than or less than the buffers discussed in Policy OS-D.4. The
Environmental Impact Report prepared for the project in 1987 included evaluation
of potential impacts to riparian habitat and other impacts to the San Joaquin River.
Based on this information, staff believes that the proposed 18-year time extension
will not conflict with General Plan Policy OS-D.4.

The subject property is on the west side of Friant Road, and, at its southernmost
point, is located approximately two and one-half miles north of the City of Fresno.
This section of Friant Road, from the City of Fresno to Lost Lake Road, is
designated a scenic highway in the County’s General Plan. Policy OS-L.3 of the
County’s updated General Plan Policy Document states that intensive land
development proposals adjacent to scenic highways shall be designed to blend into
the natural landscape and minimize visual scarring of vegetation and terrain. In
addition, the design of these development proposals shall provide for maintenance
of a natural open space area two hundred feet in depth paraliel to the right-of-way.
Aesthetic impacts related to plant and excavation areas, to travelers on Friant
Road and to viewers located on bluffs east and west of Friant Road were identified
in the EIR prepared for the project in 1987. Pursuant to the EIR and conditions of
approval of the Conditional Use Permits, in order to provide a visual buffer between
Friant Road and excavation activities, the applicant has installed berms between
10 and 15 feet in height, adjacent to portions of Friant Road within a 50-foot
landscaped setback, consistent with the requirements of the current Conditional
Use Permits. Portions of existing orchards adjacent to Friant Road have also been
retained, and additional trees have been planted along sections of Friant Road,
consistent with the requirements of the Conditions Use Permits. The EIR also
determined that aesthetic impacts related to visibility of the plant from Friant Road
could not be mitigated. Staff believes that because an EIR was conducted for the
existing project, mitigation measure related to aesthetics were identified where '
applicable, and a determination was made that some visual impacts were
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unavoidable, the proposal to grant an additional 18 years to the existing use can be
considered consistent with Plan Policy OS.L-3.

Fresno County has been a leading producer of minerals because of the abundance
and wide variety of mineral resources that are present in the county. Extracted
resources include aggregate products (sand and gravel), fossil fuels (il and coal),
metals (chromite, copper, gold, mercury, and tungsten), and other minerals used in
construction or industrial application (asbestos, high-grade clay, diatomite, granite,
gypsum, and limestone). Aggregate and petroleum are considered the county’s
most significant extractive mineral resources and represent a significant economic
commodity.

The anticipated consumption of aggregate in the Fresno region for the next 50
years is estimated to be 528 million tons. The aggregate resources on the San
Joaquin River, which has been the primary source of construction materials for
almost all construction in the Fresno region are almost depleted.

The applicant’s request to continue extraction activities is consistent with the
economic policies of the General Plan, which place emphasis on coordination of
economic development resources and business retention. Economic Development
Policy ED-A.9 states that the County shall participate in regional business retention
and expansion programs.

The applicant has provided information is support of the continued economic
benefits to Fresno County derived from continued operation of the existing sand
and gravel operation. The applicant states that the remaining 12 million tons of
sand and aggregate material on the project site are a valuable resource and are
integral parts of all construction activity in the Fresno/Clovis area including
construction of hospitals, schools, homes, public facilities, highways, and local
roads. Further, the applicant notes that the existing operation employs 51 full time
staff.

The applicant also notes that a 1999 report from the State Department of
Conservation, Division of Mines and Geology concludes that additional haulage
distance from Coalinga and Merced sites, in fulfilling aggregate needs in the
Fresno production/consumption area, would add nearly $50 million annually to cost
of materials staring in the year 2012 (when currently permitted Fresno area
resources are assumed to be depleted.

The applicant also references a draft of a soon to be published report by the
Construction Materials Association of California which indicates aggregates are
essential for construction as well as manufacturing, transportation, wholesale trade,
and agriculture, as all of these industries rely on transportation systems and
distribution infrastructure. In addition, the referenced report indicates in 2000, the
combined direct and indirect economic contributions of the aggregate and
construction industries to Fresno County was $4.4 billion.

The existing mining use was found to be consistent with the General Plan through
Conditional Use Permit Nos. 367, 2032, 2235, and 2241, approved in 1960, 1984,

8



1987, and 1987, respectively. The current proposal seeks to extend the existing
permits an additional 18 years, to 2023.

Based on the above information, staff believes this proposal is consistent with the
General Plan and Finding 4 can be made.

Ordinance Compliance:

The proposed use is allowed in the AE-20 District provided that an Unclassified
Conditional Use Permit is approved by the Commission upon making the required
findings. All development standards of the AE District are met through this
application.

In addition, the existing operation has been determined to be in compliance with
Section 858 of the Ordinance, related to mining activities.

Neighborhood Compatibility and En\/ironmental Concerns:

As stated above in the Background Section, a mining operation has been located
on the project site since 1924. Conditional Use Permit Nos. 367, 2032, 2235 and
2241, require cessation of mining activities on the project site in 2005. Approval of
this request will extend the existing operation for an additional 18 years, to 2023.
No other changes are proposed as part of this request.

Development in the vicinity of the project site, since the approval of CUP Nos. 2235
and 2241 in 1987 includes a 12 lot subdivision approved through Tentative Tract
No. 4669 in 1994, located on the east side of Friant Road, across the street from a
portion of the subject property. The existing use was found to be compatible with
the neighborhood when the project was approved in 1987. Staff does not believe
the proposed 18-year time extension for the mining operation presents a
compatibility issue, as the mining operation was present at the time of approval of
the Tract No. 4669. In addition, a review of County records does not indicate any
potential effects to the subdivision, resulting from the presence of the mine, were
identified at the time of the subdivision’s review in 1994. Staff notes that no noise
related complaints about mining operations have been received. Staff also notes
that a number of projects in the vicinity, including the Copper River project located
approximately one mile south of the project site, have also been approved since
1987.

A rehabilitation plan was approved in conjunction with the existing project, per the
State Surfaces Mining and Reclamation Act (SMARA). The phasing portion of this
plan was revised in accordance with SMARA requirements in 2002. The time
extension request was reviewed by the California Department of Conservation, the
California Department of Fish and Game, the San Joaquin River Conservancy, as
well as the San Joaquin River Parkway and Conservation Trust. As stated above,
no agencies, including those just mentioned, identified specific issues which would
warrant the need for a new Environmental Impact Report, or new Negative
Declaration under Section 15162 of the California Environmental Quality Act. The
California Department of Conservation stated that under SMARA, the County, as
Lead Enforcement Agency (LEA) could determine that a substantial deviation in the

9



reclamation plan was proposed due to the additional 18-year time request. The
River Conservancy and the Conservation Trust, both commented that if changes to
the reclamation plan were required, these changes should include additional
contouring and revegetation with native species. The Department of Fish and
Game requested that a revised reclamation plan be required as well as a
modification to the existing conditions of approval which would require landscaping
with native species of local stock. Upon review of the received comments, staff
has determined because the project will not result in mine expansion or changes in
mine operation and/or reclamation, including the end use of the land, that the
proposed project does not constitute a substantial deviation from the approved
reclamation plan, and that the existing reclamation plan remains valid. The County
as the Lead Enforcement Agency, therefore, has not required a new reclamation
plan.

This proposal was reviewed by the San Joaquin Valley Air Pollution Control District,
which states that the proposed 18-year time extension is within the scope of the
existing EIR related to air quality issues. The District did not express any concerns
with this proposal. Staff notes that conditions of approval for CUP 2235 included
use of dust palliative in parking and circulation areas as well as haul roads. In
addition, staff notes as discussed above in the General Plan Policies Section,
should this proposal be denied, sand and aggregate materials currently produced
at the site and used for development in the Fresno/Clovis area, would be required
to be hauled from mines further from the immediate metropolitan area. Additional
hauling distance from mines outside the immediate would result in additional air
quality impacts.

Access & Traffic:

The project site takes public road access through two driveways on Friant Road.
The southernmost driveway allows access to the asphalt and concrete batch plants
and crushing operations. The northern most driveway allows access to the area of
current mining operations. Trucks traveling from the area of excavation to the
processing plant are limited through the existing use permits to a maximum of 180
round trips per day. No changes in the maximum number of truck trips are
proposed.

This proposal was reviewed by the Fresno County Department of Public Works and
Planning Design, Development Engineering, and Maintenance and Operations
Divisions. No potential traffic impacts related to a continuation of the existing use
were identified. ~

CONCLUSION:
Staff believes the required findings can be made, based on the factors cited in the

analysis and the recommended conditions. Staff therefore recommends that
Unclassified Conditional Use Permit Application No. 3063 and 3064 be approved.
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PLANNING-COMMISSION MOTIONS:

Recommended Motion (approval action)

« Adopt findings as stated below, and approve Unclassified Conditional Use
Permit No. 3063 and 3064 with conditions and notes as stated below; and

e Direct the secretary to prepare a resolution documenting the Commission’s
action.

Alternative Motion (denial action)

e Move to determine one or more of the required findings can not be made for the
following reasons (state which finding(s) and reasons), and move to deny the
project.

e Direct the secretary to prepare a resolution documenting the Commission’s
action.

Recommended Conditions of Approval:

1. All conditions of Conditional Use Permit Nos. 367, 2032, 2235 and 2241
shall remain in full force and effect except as modified by the condition
below (see attached Exhibit

2. These permits shall expire.on July 28, 2023.

DSl
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EXHIBIT 2

EXISTING LAND USE MAP
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172
v AC. VIN
1205 2022
" AC. ORC
4617

FC - FIELD CROP
GRZ - GRAZING
I - INDUSTRIAL

ORC - ORCHARD

Subject Property

REC - RECREATION

SF#- SINGLE FAMILY RESIDENCE
V - VACANT

Ag Contract Land

VIN - VINEYARD

m
Prepared by: County of Fresno Planning & Resource Management Department HEL8752

700 0 700 Feet
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EXHIBIT 3

CUP3063. CUP3064, 1S4924

. EXISTING ZONING MAP

11/20-13.24. 11721-18 19 \M ,
4, s
R(m e
 KEo
CUP 3064
AE20
SUBJECT _
PROPERTY
CUP 3063 AE2(
&
MADERA w:.u. ¥
COUNTY "
SUBJECT
PROPERTY
D
2
AE20 S
S

PUBLIC WORKS and PLYNNING DEPARTMENT P

AE20

2000

AE40

4000 Feet
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— h’ o ByBIT 5 Agend; @f_.,;}f”lution #87-310

Date: Quly 28, 1987 (Continued from July 14, 1987) -z

Jo: Bosrd of Supervisors
From: Planning Commission

Subject: RESOLUTION NO. $985 - UNCLASSIFIED CONDITIONAL USE PERMIT
APPLICATION NO. 2235 end ENVIRONMENTAL ASSESSMENT NO. 3157;

UNCLASSIFIED CONDITIONAL USE PERMIT APPLICATION NO. 224)
and ENVIRONMENTAL ASSESSMENT NO. 3174

Unclsssified Conditionel Use Permit Applicstion No. 2235 end relatec
Environmentsl Impact Report filed by Stephen Beck to sllow the
excavetion of rock, ssnd, snd gravel, with Incidentsl gold recovery,
on 8 251-scre psrcel of lend in the AE-20 (Exclusive Agricultursl,
20-acre minimun percel size) District locsted on the west side of
Frisnt Rosd edjscent to Lost Leke Regional Park (just east of Lost
Leke), spproximstely one-half mile south of the unincorporsted

community of Frisnt (15755 Frisnt Road) (SUP. DIST.: 3) (APN
300-160-45 end 46); and

Unclassified Conditionsl Use Permit Applicetion No. 2241 end relsted
Supplement Environmental Impact Report filed by Lsne Ster Industries,
Inc. proposing to sllow rock, ssnd, and cravel excsvsted from the
sbove referenced property to be processed in an existing processing
pisnt locsted on an spproximste 185-scre percel of lsnd in the AE-20
(Exclusive Agricultural, 20-scre minimum parcel size) District on the
west sicde of Frisnt Road directly rorth of Willow Avenue (13475
Frisnt Rosd) (SUP. DIST.: 2) {APN 300-040-18; 300-070-04, 05, 10, 12,
14, 15, 25; 300-080-01; 300-25C-07, 08, 09, 10, 11, 12; 300-310-01).

PLANNING COMMISSION ACTION:

At its bearing of Jdure 11, 1587, the Commissinn considered the Steff Reports
end Environmentsl Impact Reports prepared for the projects and testimony
(Summarized on Exbibit "A"). A motion was made end seconded to deny the

applicstions based on & determination thst Findings 2, 3, and 4 could not be
made. The motion feiled on s three-to-three vote:

DMINISTRATIVE OFFICE REVIEW é 1 Mml/(A ,‘l'-

— Pege /of <~
OARD ACTION: DATE ___July 2

85987 APPROVED AS RECOMMENDED _________ OTHER _X

UPHELD APPEALS:; CERTIFIED ENVIRONMENTAL IMPACT REPORT; ADOPTED
RESOLUTION APPROVING FINDINGS AS REQUIRED BY CEQA AND ZONING
ORDINANCE; APPROVED CONDITIONAL USE PERMITS WITH CONDITIONS AS
RECOMMENDED IN EXHIBITS 'A"™ AND "B" COF RESOLUTION NO. 87-310.

. abstained Aye
INANIMOUS _ANDREEN _N©. _conrap_AYE_ kouiGiaN Aye levy S AACHER__

_ L o  EXHIBIT 5 PAGE1 w_magé
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Yes: Commissioners Radics, Stephens, Breemer
No: Commissioners FurQursoh, Lingo, McCrummen
Abseni: Commissioners Cruff, Orosco, Quist
A motion was then mede end seconded to eSbrove the spplications. The motion

feiled on 8 three-to-three vote, thus constituting denisl of Unclessified

Conditionsl Use Permit ppplicstion No. 2235 and Unclessified Conditionsl Use
Perimnit Applicetion No. 22al.

VOTING: ves: Commissioners Linpo, Furgurson, McCrumm2n
Ne: Oommissioners Breemer, Radics, Stephens

pbsent: Commissjoners Cruff, Orosco, Quist

~
et DRt
1 S WELTON, DiTector -

Public .Tks & Development Services Depsrtment
secretary-Fresno County Plenning Commissicn

NOTE: The Planning Commission sction is final unless sppealed to the Board i
of Supervisors within 15 dsys of the Commission's sction.

PDM :RB:uz
1656K
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26
27

28

o0 |

B ﬁ l, .
BEFORE THE BOARD OF SUPERVISCRS
GF THE COUNTY OF FRESNO
STATE OF CALIFORNIA

In the Matter of )

)
UNCLASSIFIED CONDITIONAL USE )

)
PERMIT APPLICATION NO3. 2235 )

) RESOILUTION MAKING FINDINGS
Stephen Berk, ana ) AND APPROVING CONDITIONAL USE

) PERMIT APPLICATIONS
UNCLASSIFIED CONDITIONAL {USE )

)
PERMIT APPLICATION NO. 27241 )
)
)
)

Lone Star Industries

WHEREAS, Unclassified Corditionsl Use Permit Application No. 2235 has
heen filed by Stephen Beck proposing to allow the extrantion of rock, sand,
and gravel with incidertal cold recovery on a 25l-acre parcel of land in the
AE-20 (Exclusive Agricultural, 20-acre minimum parcel size) District on the
west side of N. Friant Road. approximately one-half mile south of the
unincorporated community of Friant; and

WHEREAS, Unclassified Conditional Use Fermit Applicstion No. 2241 heq
been filed by Lone Star Industries proposing to allow rock, sand, and oravel
excavated from the above-referencen property to be processed in an existirg
processing plant lccateo on an approximate 185-acre parrel of lana in the
PE-20 (Exclusive Agricu'tural, 20-acre winimum parc.i size) District on the
west sige of Friant Road directly north of Willuw Lvenue; ond

WHERZAS, said applications were heard by the Fresno Courty Planring
Commission on the 1lth day of Jure, 1887; that 3 motion to approve said
applications was made and seconded tut fsiled on 38 three-to-three vote, thus

anstitutiro cenisl; end
///'

11/
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17
18
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WHEREAS, an Envirommentsl Impact Report (EIR) and & Supplementa]
Environmental Impact Report have been prepared for Unclsssified Conditional
Use Permit Application No. 2235 and Unclassified Conaitiona]l Use Fermit
Application No. 2241; anc

WHEREAS, Section 15091 of the California Environmental Quslity Act
(CEQA) Guidelines reauvires thst the Board certify that the Firal
Environrental Impact Report and the Supplementsl Envirormmentsl Impact Report
w3s completed in compliance with CEQA, 2nd that the Board has reviewed and
censidered the informstion contained in the Fingl Envirommental Impact
Report and the Supplemental Environirental Impact Report prior to spproval of
the project; end

WHEREAS, Section 15091 of the State CEQA Guidelines reauires that
the Board, when considering a project for which ar Environmental Impsct
Repcrt has heen prepared, shall not approve said project without making one
or mere of the fol'owing findings for any idemtified significant effect:

(a) Changes nave been reocuired in the preject to avold or
substantially lessen Lhe significant effect.

(b} Arotter agency has responsibiiity to reouire sppropriste
changes ang has or should require such change:.

(c) Specific econnmic, social, or other corsiderations make
nitioation measures o1 project alternstives infeasible; and

WHEREAS, the following impacts were identifiec as sionificant for
Unclassifieo Conditional Use Permit Application No. 2235: (1) erosion; (2)
excavetion will irter~ect arourdgwater level; (2) wastewater aischaroe; (&)
lake eutronhication; (5) oust; (6) wilolite; (7) noise; (8) safety hararcs
from excavation pits; (9) travfic; (1n) temnorary cisruption of recreatioral

useTs st Lost Lake Parky and (11) aesthetics; and
/17
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13
14
15
16
17

19
20
21
22

23 |

24
25
26
27

of Fresno

Latiternia

N =V ay
WHEREAS, the following impacts were identified as slonificant for

Unclassified Conditionsl Use Permit Application No. 2241: (1) increase in

use of water; (2) air auality; (3) noise; (4) traffic; (5) disruption to

~ recreational use of Lost Lake Park; ano (&) aesthetics; and

WHEREAS, Section 15092 of the State CEQA Guidelines reguires that

where the decisien of & public agency allows the occurrence of significant

effects which are identified in the Final EIR ang Supplemental EIR, but are

not at least substantially mitigated, the approval must contain a finoing

that the berefits of the project outweigh the uUnavoidahle adverse

environtental effects; ang

WHEREAS, aesthetic impectz have been identified as g sionificant

effect, which cannot be substantially mitigateqg, for Unclassifieg Congitional

Use Permit Application Nos. 2235 and 2241; and

WHEREAS, Section 873 of the Fresno County Ordinsnce Code prescrited

Tindings to he made in correction with the subject conditioral use permit

spplicatiors; ang

WHEREAS, _his matier came on sppeal by the applicsnts for hearirg

befcre this Bosrg on the 14th ang 28th gays of July, 1987, at which time it
considerzsd all testimory and evidence relatino to saig conditioral use

permit spplications, and the Final EIR and the Supplemental EIR;

NCW, THEREFORE, EF 1T RESOLVED that the Board certifies the Final

Environmentsl Inpact Report arg Supalemental Environmental Impact Report as

specified in Section l&cen of the State CECA Guidelires.

BE IT FURTHER EESCLVEL that this Bosrd makes a finding as to CECA

Section 150n5) far Unclaseifies Conditiora)] Use Fermit Application No., 2235

that changes have been recaivec in the project to svoid Or substantially

lessen the <iorificant effects or irpscts icentified as 1 throuoh 10 above,

!/
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and that econromic and physicsl limitatiors make mitigation measures for"

potential adverse aesthetic impacts infrasible.

BE IT FURTHER RESOLVED that this Board makes a finding as to CEQA

Section 15091 for Unclassified Conditional Use Permit Application No. 2241
that changes have been reauirec in the project to avoid or substantially
lessen the significant effects or impacts igentified as 1 throuah 5 above,
and that ecoromic and physical limitations make mitigstion measures for
potential adverse aesthetic impacts infeasible.

BE IT FURTHER RESOLVED that this Board has cetermined that the
rock, sand, and gravel material on the Beck Ranch is a finite resource of

high ouality sng is am economic ssset to the comwunity at large. Failure to

extract the material now mey preclude extraction at a later time due to

competing land uses as growth occurs on adjacent properties. Failure to

allow the utilization of rock, sanc, and gravel on the Peck Ranch will
hasten the day when rock, sand, anc gravel will have to be transported to -

the Fresno-Clovis Metropolitan Arca from more distant sources. The

adcitiors]l transportation costs would increase the costs of constructino

roans, housing, ano other projects. When the rock, sand, and gravel

operastions are completed, planned reclamation will result ir additional
riparian habitat ano recreational resources for the community at large.

&E IT FURTHER RESOLVED trat this Beerd makes & findina as to

Section 15092 that the berefits of Unc . sssifliec Cor.gitionmal Use Parmit

Application No. 7225 arnd Urclassified Conditioral Uze P v oarnlication No.

2241 putweigh the unavoioable scve <€ environmesisl eff

GE 1T FURTHER RESOLVES iy snde Toara f00 0 b v e d

findincs for the subject coro:t:

particularly set forth below:
/17
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Finding 1:

Finding 2:

Firding 3:

/7
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All site improvements and excavation areas at the Beck Ranch
are set back from property lines as reguired. Suificiznt ares
is availshle to carry out the types of activities proposed.
The site is adeauste in size ana shape for the proposed use.
The Lone Star Industries plant site is of adeauate size and
shape to accommodate all existirmg uses. The applicant does
not propose to add any new plant eguipment as a result of
processing the new materials from the Beck Ranch, nor does the
applicant intend to incresse plant cspacity. Therefore, the
site can be found to be adeouate in size end shape.

Access to the sites is vis Friant Rosd which is classified a3
an Expressway con the Fresno County Ceneral Plan. This stretch
of Friant Koao carries an average daily traffic volume of
4,530 (1985) veticles per day.

According tu the applicants, the capacity of the processing
plant will remain unchanged, thus limitimo traffic to a
maximum of 180 truck loade per day. The Development
Engineer!ag Section has indicsteo that Friant Road is of
adeauste wicth and pavement type to accommodate this traffic,
and that the existing sccess roags are aoeouate tc handie the
proposed truck trat ic.

e Beck Ranch site iv Joéatec nortt ¢f an approved rock,
sarc, and aravel operation, and Lost Lake Reqinnal Park is
aojment to the north ano west. Acrces Friant Road to the

e

aet are recigertial honesite parcels, ard s residentisl

g

subzivizirn has been approv.] by Magera County to the west on

tive river hlJff.
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The Environmental Impact Reports prepared for these projects
identified the following potential adverse impacts that might
occur from the extraction of resource material on the Beck
site: (1) erosicn; (2) excavation will intersect groundwater
level; (3) wastzwater discharoe; (4) lake eutrophication; (5)
dust; (6) wildlife; (7) noise; (8) safety hazards from
excavation pits; (9) traffic; (10) temporar; disruption of
recreaticnal users at Lost Lake Park; (11) removal of resource
materisl from the site; (12) minor loss of water to
evaporation; (13) reduction in use of riparisn water; (lﬂ)
loss of asaricultural land; (15) aesthetics. Numerous
conditions have been developed to sdcress these concerns. If
operated subject to these conditions, the material extraction
project will not have any adverse impacts.
The Lone Star processing plart site is located within the San
Joaquin River Bottom Area and is overlcoked by the river
hiuffs on either sige of the San Josguin River. The
processing plant site is adjacent to two large previously
mired open-space aress to the notth and west, aariculture to
the soutn, and grazing to the esst across Frisnt Road.
As noted in the Environmentz) Anslysis Secticn, the
Supplemental Environnental Impact Feport prepared for the
project identified several rotentisl impacts relsted tb
mrineral resources, weter, air auvality, roise, traffic and
circulation, anc aesthetics. Numercus conditions have been
ceveloped tc sooress these CONCETNS. 1f operated subject to
thece conoitions, the processina plant operation will nou have

any acverce impscts.,
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Elerent of the Fresno County General Plan encourages the

h - {d -
\ Finging 4: The Mineral ..escurces Section of the Open . ‘ce/Conservation
\ gevelopment of mineral resources when conflicts with
|

) surrounding land uses and the natural environmental can be
5 “ minimized; The Beck Ranch and Lonme Star Industries sites lie
5 ﬂ within one of three aress im the County igdentified as
7 “ principal locations for commercially suitable sanc and
g “ gravel. Conditions designed to minimize conflicts with
9 H surrounding lard uses and the natural ervirooment will be
0 “ imposad on these projects. I operated in conformance with
1 “ these conditions, the uses will be consistent wit- the General
12 “ Plzn.
I3 ” Both the Beck Ranch and Lohe Star Industries properties are
14 “ desigrated on tie General Plan as part of the San Josuuln
15 E River Influence Area. Existing policies recognize the
16 E multinle use values of thz river valley. Because of the
17 t unigue characteristics of relief, wildlife, vegetation, and
18 & natural beauty of tt.ls reoion, it is essential that any
19 F develonment reguire carefgl plannino. Based on the plen of
20 ﬁ operation ang reiabilitation proposed for the Leck Rench, and
21 { the controle impocec by the conditions of approvsl, the
no % extracrion use will be in conformance with the River Influence
5 4 ? Pnlicies, The _ltimgte rectnratinn of the cite to proguctive
24 { aaricultural use ano wildlife lakes will assure the
25 { maintenance of the openr-space character of the river areg in ’é
56 é conformance «ith the River Influence Policies. The conditions .
2 i of spcroval ae reovired for .be Lone Star Industries

i

/117
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orocessimg plant will mitigate potential adverse impacts, and

thus ensure that this use will remain in conformance with the
River Influences Policies.

Frisnt Road is oesignated as a Scenic Highway on the Scenic
Highways tlement of the Fresno County General Plan Trom the
City of Fresno to Lost Lake. Portions of the Beck Ranch
matesrial extractior operaticn will be visible from Friart
Road. The applicant has proposed to limit extraction by
providing a 50-foot setback from Frisnt Road azind use existing
rut trees and additional landscaping as a visual buffer. The
east porticn of the property would bz rehshilitated for
agricultural purposes duriﬁg and after the completion of the
project. The Lone Star processing plant is visible from

Friant Rosd; however, no expansion of the plant ecuipment is

proposed.

BE IT FURTHER RESGCLVED that Unclassified Conditional Use Permit

Application Nos. 2225 sno 22Z41 be and are hercby approved, subject to those

condit.._.ns set forth in Exhibits "A"™ and "B" gttached hereto and

incorporsted herein by reference.

RB:uz

1576K
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A B e d)-
THE FOREGOIwG Resolution was passed 3and adopted by the following vote
of the Board of Superviscrs of the County of Fresmo this 28th day of July,
| 1587, to-wit:
é AYES: Supervisors Conrad, Koligian, Ramacher
' NOES: Supervisor Andreen | )

i
%ABSTALNED: Supervisor Levy

' ABSENT: None

jléizz;<::;ELZQSV?Lcﬁk>JZi %

ATTEST:

i

T RT GREENWOOD, Clerk
ﬁ oard.of Superwvisnrs
;

!

! P-_V/, Tt /Mﬁ'f“é/(/

E ‘)P')Ut 7 /é /

File #7512
sApenda #ba

Roeeclution o &

’

- 510
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EXHIBIT "A"

Conditions of Approvsl

Unclassified Conditional Use permit Applicstion No. 2235 - Stephen Beck

1.

Development and operstion of the use shall conform to the plan and

operational steterent spproved by the Commission, except as modified ty
the conditions of spproval.

A Site Plan Review shsll be submitted in accordance with the provisions
of Section 874 of the Fresno County Zoning Ordinance. Approval of the
Site Plan Review shall be made by the Board of supervisors. The site
plan shell be 3 Macter site Plen combining the extraction operations
guthorized under Unclassified Conditionsl Use permit Nos. 367, 2032, and
2235, The "Master Site Plan" shall indicate phasing, timing, progression
of extractior, and rehgbilitstion of the three properties as one combhined
operation. Th= Master Plan shall conform with all conditions of spprovel
of esch conditional use permit and the approved Rehabjlitation Plans.

~The applicant sizil sllow the County staff to periodicelly monitor the

proposed Use iU 8SSUTe all spplicable standards of the Genersl Plsn Noise
Element snd the Noise Ordinance are being met. A recorcable agreement
allowing for said monitoring must be executed before excavation
suthorized by this permit is begun. Cost of said periodic monitering
shsll be at the expense of the applicart.

Unclassified Conditional Use Permit Applicastion No. 2235 shall expire
concurrently with Unclassified conditionsl Use Permit No. 367 (Yesr 2005).

Excavation operations shall be 1imited to weekdays during the hours of
2:00 s.m. to €:00 p.m. Routi»e maintensnce of excavation eauipment shall

be allowed Monoay through Sunday 1imited to the hours of 7:00 a.m. to
2:00 p.m.

A 100-foot wide buffer zonre with & minimum ten-foot high berm in the
center shall be constructed prioi ic excavation of each phase and
mainteined along the west, north, snd east property line of the sub ject
parcel, except for that portion of the east property line common with
friasnt Road. The berms shall not exceed an 8-inch loose maximum, and
slopes shall be constructed no steeper than 2:1 horizontsl to vertical,
and ro flatter than 3:l. The berm shall be landscaped with grasses,
shrubs, ang specimen size conifers in groves planteu at 40-foot
intervals, or other isndscaping as scceptable to the Parks and Recreation
Division. The landscspe plen shall be subject to approval by the Parks
and Recreation Division, and chall irclude various species that improve
food and shelter for animals. All planting chall be completed withir 50
dsys following berm construction. At the west and north property lires
adjscent to Lost Leke, the ten-foot high berm shall toe “he west property
lire, and shall have 8 1.5:1 slope to discourage pedestrian sccess. The
gdeveloper shall have the option of continuing the ten-foot hiah berm
alono the nmorth boundary, adjacent to the lske, to the western most
hounoary line of the subject parcel, or to exteno the berm southerly,
along the west boundary of Phase 1 as shown on the plan, to s point that

will completely screen the plant gite from Lost Lake Park uUsers.
EXHIBIT 5 PAGE 12
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10.

11.

12.

13.

14.

AR 50-foot setback shall be msintained on the common boundary with Frisnt
Roed. Existing trees within the 50-foot setback shall remain, and
additionsl landscaping shall be provided st such a time to ensure that
the site is totally screemed from the motoring public when Phase &
commences. The landscaping plan and planting scheduled shall pe
submitted to the Depertment for approval through the Site Plan Review
process.

A noise sttenustion berm shall be constructed slong the east property
line from Friant Rosd to the northeast corner of the property. The berm
shall be a minimum of 15 feet ip height or st least five feet higher than
the effective height of the noise source. The slcpe of the berm shall be
3:1 or flstter, and shsll be rounded or contoured to minimize the
8ppearance of being an srtificislly constructed barrier.

A ouslified professional experienced in oroundwster shall estsblish the
historical high groundwater level and shall submit such documentation
with the Site Plan Review applicstion.

The maximum depth of excavation shall be determined by conditions of the
Site Plan Review, based on *he historical high aroundwater level and the
amount of topsuil or overburden availsble on the site to backfill the
farm srea to five feet sbove said wster level. The calculations will be
done by a professional engineer sno submitted to the County under the
Site Plan Review application. , ,

The excavated ares to be rehabilitated to farmland shall be backfilled
with the stored topsoil or overburden to s height five feet sbove the
historical high groundwater level of the subject parcel.

The use shall be opersted in such & manner as to aveid creating a noise
nuisance,

Loaders and all other diesel or gasoline-powered equipment shall be
equipped with mufflers ss approved by the Fresno County Health Depsrtment.

The operation shall include measures to ensure that dust is kept to a
minimum. In psrticular, truck parking and circulation areas shall be
treated with a dust palliative, and repeated ss necessary, to prevent the
creation of dust by vehicles.

A dust palliative shall be applied to all haul roads as freauently as
necessary to control dust. Dust palliatives may include road oil, water
magnesium chloride, or cther proven materials.

The use shall be operateg in compliance with the reauirements of the
Fresro County Air Pollution Control District.

A orip irrigation system or its eauivalent approveo by the Director of
the Public Works & Development Services Department shall be :rovided to
ensure maintenance of all landscaping.
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18.

1S.

20.

21.

24.

26.

27.

28.

T

A1l water bodies shall be designed to avoid stagnant water or shall be
improved with onpropriate circulation systems.

Height of the topsuil stockpiles shall be restrictec ss rot to be visible
from Friant RosC or Lost Leke Park. The stockpiles shall be contoured ss
to blend with the surrounding sres and to avoid the sppearance of being
commercially established storsge areas conflicting with the rural

character of the community.

A detailed rehabilitstion plan shsll be submitted prior to excavation.
The plan shall show the number of lakes and islsnds, and proposed final
=lopes, contours, snd landscaping of the site. Slopes shall be 3:1 or
less, ana contouring shall provide an appearance consistent with the
surrounding area. Landscaping shall be desigred by an srchitect or
landscape architect sno shall include riparisn-type species.

Rehabilitstion work in sny phase shall proceed in such 8 manner that no
excavated area is sllowed to remain in an unrehsbilitsteo state for more
thar three years. Rehsbilitation of any phase shell be completed within
ore year of commencing excavation in a subseouent pbase.

All rehsbilitation backfill meteriels shall be subject to spprovsl by the
Fresno County Health Department.

The trensport of meterial shsll be conducted in s marner so as to avold
spillage on County roads. If spillsge does occur, the applicant shall
provide for removal of sand and gravel from the roadwsy between the
extrection site sccess road and the plant site as freauently as needed.
A cash deposit shsll be mainteined in ar smount of $1,000 to sllow the
County to remove sand and gravel, if corrective action is not taken by
the operator within 24 bours of notificstion by the County.

Access to Friant Road shall be limited to the existing access road

locsted on the adjacent property located approximately 1,500 feet to the
south.

Traffic warning signs, as deemed necessary by the County, shall be posted
along Friant Road in both cirections from the sccess roasd intersection to
warn motorists of merging truck treffic. The placement, size, wording,
and number of these signs shall be approved by the Director of the Public
Works & Development Services Department.

Structural design of all improvec rosds shall be in sccordance with
County stangaras and approved by the Director of the Public Works &
Development Services Department.

The perimeter of the site shall be enclosed with a barbwire fence and
maintainec in oood condition, excepting that portion adjacent to Lost
Lake and the southerly property boundary.

The maximum number of daily truck losds generated from the site shall not
exceed 180.
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29.

Bounderies of the property adjscent to L

ost Lske Park shell be posted

with "no trespass" sians spaced every 150 feet.

NOTES:

1.

vities shall conform to the

ds, end Specisl Conditions
as specified on

All operstions and rehabilitstion sctl
Development and Rehsbilitation Stander
subsection of Section 858 of the Zoning Ordinance,

Attschment "A".

n Josouir River shall be subject to 8

Dischsrge of water into the Ss
ional Water Quality Control Board.

permit from the Cslifornia Req

goe Miring ang Reclamstion pct must

A reclamation plan for the Surf
Division of Mines ang Geology.

be submitted to the Csliforrisa
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Attachment "A"
Unclsssified Condifionsl Use Permit Application No. 2235

Applicabie Standards aend Conditions
of Zoning Ordinarce Section 858-C snd E

858-C:

1.

W

1s.

2zb,

22c.

22d.

No extraction of materisl or overburden shall be permitted within 25 feet
of any property boundary nor within 50 feet of a boundary contiguous with
a public road right-of-way or recorded residential subdivision.

No stockpiled soil or material shall be placed closer than 25 feet from a
property boundary.

No production from an open pit shall create a slope steeper than 2:1
within 50 feet of a property boundary nor steeper than 1-1/2:1 elsewhere
on the property, except steeper slopes may be crested in the conduct of
extraction for limited periods of time prior to graging the slope to its
rebabilitstion configurstion, snd slopes of 1:1 may be meintaired five
feet below the lowest water table on the property experienced in the
preceding three years,

The first 100 feet of sccess rosd(s) irmtersecting with a
County-maintained road shall be surfaced in 8 manner sgproved by the
Board and shall not exceed at two-percent orade snd shall have s width of
not less than 24 feet.

Traffic control and warning sions shall be instslled ss reouired by the
Commission st the intersection of all private roads with public roads.
The placement, size, and wording of these signs shall be approved by the
Fresno County Public Works & Development Services Department.

Cecurity fencing, four oot in helght, corsisting of not less than three
strands of barbwire or sn approved eauivalent, shall be placed along any
property line abutting s public right-of-way and sround any extraction
area where slcpes steeper than two feet norizontal to one foot vertical
are maintained. Such interior femcimg will not be recuired where
exterior fencing surrouncs the property.

The operator shall comply with all existing and future laws, ordinances,
regulations, orders, anc gecrees of bodies or tribunals.

Sufficient topsoil shsll be saved to perform site rehabilitation in
accoroance with the rehsgbilitation plan.

A11 reasonable and practical measures shall be taken to protect the
habitat of wilolife.

Temporary stream or watershed diversion shall be restored.
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858-E:

2.

Security, as herein specified, shall be deposited by the operator of 8
permanent material extraction site in the event any phase of the
rehsbilitstion plan is not completed in accordance with the approved
permit, snd upon notificetion of the amount of security by the Director.
Pending the deposit of security, the operstor shall not conduct any
further activity on oT from the premises. Said security shall be in the
form of cash deposited by the operator with the Courty or ip an approved
irrevoceble esCrow CT its eauivalent and shall be in an amount cetermined
by the Director eausl to 100 percent of the total cost of completing the
subject phase of rehabilitation. Said security may be partislly released
during the progress of rehabilitstior as long as the same ratio is
maintsined on deposit for all completed work.

where the rehabilitetion work as to any phase is not completed within the
time period set forth in the spproved rehabilitation plan OT 8S extended
by the Director, the County may enter upon the operstor's premises to
perform said work snd use saio funds geposited as security to pay for the
cost thereof. In the event the opersator fails to complete rehshilitation
woTk as reouired herein and has not deposited security as specified
herein for the cost of rehahilitstion work, the operator shall then be
1igble to the County for the cost of any rehabilitastion work recuired to
be performed by the county in sccordance with the rehabilitstior plan.
where the County is suthorized to enter upon property to cause
rehghilitation work to be dorne, the Conditional Use Permit may be revoked
by the Bosrd of Supervisors upon 30 days' written notice first being
given to the operator.

pi) material extraction sites in the County of Fresno are subject to 8
perindic inspzction once every two years or swch other period as reauired
in & Conditionsl Use Permit to determine compliance with operational and
rehabilitation plans.

The reauired periodic inspections shall rot impair the County's right to
perform additional on-site inspections as may be necesssTy and
appropriate to ensure compliance of the reguirement of the Conditional
Use Permit or other provisions of law. The Board of Supervisors may
adopt by resolution 8 schedule setting forth the fees that may be imposed
for reauired periodic inspections.
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EXHIBIT "B"
Conditions of Approval

Unclassified Conaitional Use Permit Application No. 2241 - Lone Stsr Industries

1. Development and operation of the use shall conform to the plan and
operstional statement spprovec by the Commission, except as modified by
the conditions of approval.

2. The conditions of approvel for Unclassified Conditional Use Permit
Applicstion No. 367 and 2032 shall remain in full force and effect.

3. The operation shall be limited to a maximum of 180 truck lpads per day.

4. The applicent shall modify existing plant eguipment by installing rubber
1iners on the hoppers and utilizino rubber-coated screens. The applicant
shall provide an earthen berm or other similar sound-reducino
improvements around the core crusher to attemuste noise. The size,
location, and construction of such berm or improvements shall be approved
by the Fresno County Heslth Department end the Fresno County Public Works
& Development Services Department prior to construction. All
improvements shall be made within 120 days of commencing the extraction
of msterial spproved in Unclassified Conditionsl Use Permit Application
No. 2235.

5. Traffic warning sions, 8s deemed necessary by the County, shall be posted
slong Frisnt Road in both directions from the plant entrance. The
placement, size, wording, &nd number of these sians shall be approved by
the Road Maintenance and Operations Division of the Fresmo County Public
works & Development Services Department prior to inmstallation.

6. All vegetation existing along Friant Road morth of the plant site that,
in the opinion of the Roasd Maintenance and Operations Division, decreases
visibility st the plant site entrance shall be removed within 120 days of
commencina excavation of material spproved in Unclassified Conditional
Use Permit Applicstion No. 2233. »

7.  This permit shall be subject to satisfaction of Conditiom No. 2 of
Unclassified Conditienal Use Permit Application No. 2235.

8. The operstor shall be responsible for the costs of maintaining the
_existirg sccess road improvements at the plant site ano excavation site,
including the acceleration and deceleration lanes within the
right-of-way, which were previously reauired by Conditional Use Permit
No. 2032. Details as to how the maintenance work will be sccomplished
chall be determined by the Director of the Public Works & Development
Services Department prior to the performance of any maintenance worl.

RB:uz
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EXHIBIT "6"

Va
UNCLASSIFIED CONDITIONAL USE PERMIT NO.| 367

Conditicns for Areaz "A"

Extraction operations shall be allowed for a maximum of
20 years from the date extraction commences pursuant to

Conditional Use Permit No. 367 (as modified hereby) or
Conditional Use Fermit No. 2032.

Excavation operations shall be limited to weekdays
during the hours of 7:00 a.m. to 6:00 p.m., except that
within a 700-foot radius of the southwest corner of I
300-310-17, the hours of operation shall be 7:00 a. m.
to 4:30 p.m. Routine maintenance of excavation equip-
ment shall be allowed Monday through Sunday limited to
the hours of 7:00 a.m. to 8:00 p.m.

No extraction shall be allowed east of Friant Road.

All extraction operations, including stockpiling, shall
be set back a minimum of 200 feet from the existing San
Joaquin River Channel. Riparian vegetation within 200
feet of saié Channel shall not be disturked.

any areas of significant riparian vegetatlon within the
site and not within said 200 foot river setback shall

be preserved until sand and gravel excavation requires
removal or destruction.

A berm shall be construed between the 310-foot and

320-foot contour lines on the north property line
adjoining Lost Lake Park.

A 50-foot wide setback shall be provided from the
Friant Road right-of-way line which will be astablished
by the Site Plan Review. A berm and/or landscaping
consisting of trees and shrubs shall be prcvided within
the setback area to effectively screen the extraction
site from Friant Road. The Director of the Resources
and Development Department may allow the width of the
berm or landscaped area to be less than 50 feet if
effective screening can be demonstrated. The berm
and/or landscaping shall be completed within six months
from the date excavation commences pursuant to Condi-
tional Use Permit No. 2032 or Conditionzl Use Permit
No. 367 (as modified hereby).

A single, two-way driveway access shall be allowed on
Friant Road at a point approximately 1,400 r1eet north
of the socuth boundary of Section 19. The cornnection to
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10.

12.

13.

14.

17.

L ¢

Friant Road shall be designed with a free right-turn
minimum design radius of 30 mph. '

A 150-foot, left-turn storage lane shall be constructed
on Frian: Road at the entrance to the extraction site.

A 2,500-foot acceleration lane, 14 fest in width, shall
be constructed on Friant Road to acccamoda—e irucks
leaving the extraction site. The a2xisting five-foot
wide southbound bike lane shall be relocated and

separated from the acceleration lane by a distance of
ten feet to the west.

Note: Approximately 1,000 feet of the acceleration
lane may be on-site.

Additional right-of-way for Friant Road shall be

dedicated to the County as determined by the Site Plan
Review approval.

Stockpiling of material shall not be allowed within 200
feet of Friant Rcad or that portion nf the north
property line adjoining Lost Lake Park unless Permittee
screens any such closer stockpiling with approved
landscaping so that it is not visible from Friant Rcad
and Lhe north property line of Lost Lake rark.

A dust palliative shail be applied to all haul rozads as
fregquently as necessary to sontrol dust. Dust pallia-

tives may include road 0il, water, magnesium chloride,

or other proven materials.

The use shall be cperatec in compliance with *he

requirements of the Fresno County Air Pollution Control
District.

The use shall be operatad in such a manner as to avoid
creating a dust or noise nuisance.

The Permittee shall allecw the County Staff to periodi-
cally mcnitor the proposed use to assure all applicable
standards of the General Plan Noise Element and the
Noise Ordimance are being met. A recordable agreement
allowing for this monitoring must be executed before
excavation authorized by this permit is begun. Cost of

this periodic monitoring shall be at the expense of the
Permittee. '

A drip irrigation system OT its eguivalent approved by
the Director cf the Resources and Development Depart-

ment shall be provided to ensure€ maintenance of all
landscaping.
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18.

19.

21-

22.

23.

26.

o

A detailed rehabilitaticn plan shall be submitted prior
to excavation. The plan shall specify proposed phasing
and show the number of lakes and islands, and propose
final slopes, contours, and landscaping of the site.

Final slopes gpggg_thevseasonal lowest water line shall

be 3:1 or flg;gg;,'gﬁa'EBEEEﬁfing shall provide an
~ppearance consistent with the surrounding area.
Landscaping shall be designed by an architect or
1andscape architect and shall include riparian-type
species.

Each phasz2 rmst be rehabilitated in accordance with the
rehapilitation plan within one year after initiation of
the subsequent phase. The herm cn the north property
1ine shall be retained until rehabilitation of entire
site is complet=d.

The transport of material shall be conducted in a
manner sn as to avoid spillage on County roads. If
spillage dones occur, the Permittee shall provide for
removal of sand and gravel from :he roadway between the
evtracticn site access road wnd the plant site as
frequently as needed. 2 cash deposit shall be main-
tained in an amount of 51,000 to allow the County to
remove sand and gravel if corrective actioa is not

tzken by the operator within 24 hours of notification
by the County.

211 water bodies shall be designed to aveoid stagnant

wat-r or shall be improved with appropriate circulation
systems.

An archaeological survey chall be conducted prior to
excavation.

211 eguipment shall be equipped with mufflers to
minimi:ze noise generation.

Prior to excavation, a Site Plan Review application
shall have been submitted to and approved by the
nirector c¢f Resources and Development pursuant to
Section 874 of the Zzoning Ordinance.

Structural design of all improved public roads shall be
in accordance with County standards and approved by the
Director of Fublic Works.

The parimeter of the site shall be enclosed with a
barbwire fence and maintained in good condition.
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NOTES:

l. The proposed use is also subject to the mandatory
conditions and standards of Zoningd Ordinance
Sect.on 858 as specified on the attachment.

2. hischarge of water into the San joaguin River
shall be subject to a permit from the california
Regional water Quality Control Board.
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oncrLassIFIED " TTIONAL USE PERMIT No. 3d

“
Conditions for Area "B"

The processing plant operation si:all be discontinued
upon completion of material extraction allowed pursuant
to Conditional Use Permit No. 2032, onditional Use
Permit No. 367 or upon the twentieth (20th) anniversary
of the date of County approval of these Conditions,
whichever occurs last. 1In no event shall the life of
the operation exceed 20 years.

All operations shall be limited to weekdays during the
hours of 6:00 a.m. to 6:00 p.m. except that in the
event of any emergency as determined by any govern-
mental body or agency, excavation and processing may
proceed as needed notwithstanding the aforesaid.

Except for the main sand pile, the height of material
stockpiles shall not exceed 25 feet unless the Permittee
is able to satisfy Ccunty that it will plant

landscaping which will, within five (5) years of
planting, effectively screen such stockpiles from view
from Friant Road.

Landscaping consisting of riparian-type trees shall be
provided along the frontage of Friant Reoad and Birkhead
Avenue to effectively screen the view of the plant and
the stockpiles frem the highway user within five years.
A landscape plan shali he prepared by an architect or
landscape architect ard shall be submitted witbhin 90
days of tiie date of this agreement. The landscaping

shall be completed within six months of the approval of
the plan.

A dust palliative shall be applied to all interanal
circulation roads as frequently as necessary to control
dust. Dust palliatives may include road oil, water,
magnesium chloride, or other proven materials.

The use shall be operated in compliance with the

requirements of the Fretno County Air Polluticn Control
District.

The use shall be operated in such a manner as to avoid
creating a dust or noise nuisance.

The Permittee shall allow the County Staff to periodi-
cally monitor the proposed use to assure all applicable
standards of the General Plan Noise Element and the
Noise Ordinance are being met. A recordable agreement
allowing for this monitoring must be executed before
excavation authorized by this permit is begun. Cost of

this periodic monitoring shall be at the expense of the
Permitteec.
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10.

11.

13.

14.

A drxip irrigation system or surface ditch irrigation
system or their eguivalent approved by the Director of
tne Resources and Development Department shall be
provided to ensure maintenance of all landscaping.

Within 90 days of the date of approval of this agree-
ment, a Site Plan Review Application shall have been
submitted to the Director of Resources and Development
pursuant to Saction 874 of the Zoning Orcinance.

A detailed rehabilitation plan shall be submitted as
part of the required Site Plan Review. The plan shall
show the number of lakes and islands, and proposed
final slopes; contours, and landscaping of the site.
Slopes shall be rounded and contoured to provide an
appearance consistent with the surrounding area. The
rehabilitation work shall be done in such a way as to
preserve existing riparian vegetation. All rehabilita-
tion work in areas where mining activity has been
completed shall be finished within one year of the date
of plan approval.

Subject to the approval of the Director of Development,
Fermittee shall take such corrective measures as may be
necessary, if at all, to eliminate any stagnant water

condgitions in any existing or pioposed ponds created o:
to be created by Permittee.

The perimeter of the site shall be enclosed with a

~barbwire fence and maintained in good crndition.

Structural design of all improved public roads shall be

in accordance with County standards and approved by the
Director of Public Werks.

Road improvements shall be made by Permittee in accord-
ance with the schematic plan attached hereto and marked
as Exhibit A. 1In no event shall Permittee be reguired
to expend more than $50,000 on such improvements.

Notes:

1. The proposed use is also subject to the mandatory
conditions and standards of Zoning Crdinance
Section 858 as specified on the attachment.

2. Discharge of water into the San Joaquin River
shall be subject to a permit from the California
Regional Water Quality Control Board.
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EXHIBIT "pn
Unclassified Conditional Use Permit No. 2032

“Unclassified Conditional Use Permit No. 2032 shall expire eight years from

date excavation commences or upon expiration of Conditional Use Permit

“N0. 367, whichever date is later, provided that in any event Unclassified

Lorcilional Use Permit No. 2032 shall expire 15 years from the date of

ﬂthis resolution of approval.

Excavation operations shall be limited iv weekdays during the hours of
7:00 a.m,. to 6:00 p.m., except that within the southerly 700 feet of the
property the hours of operation shell be 7:00 a.m. to 4:30 p.m. Routine

maintenance of excavation equipment shsli be allowed Monday through Sunday
limited to the hours of 7:00 a.m. to 8:00 p.m.

Stockpiling of material shall not be allowed within 200 feet of the south
property line, nor shall any excavation be allowed within a 260-foot

radius of the front entry of the residence on the adjoining property to
the south.

Haul roads shall be designed in & manner that will direct traffic away
from the south property line.

A dust palliative shall be applied to all haul roads as frequently &as
necessary tu control dust. ODust palliatives may include road 0il, water,
magnesium chloride, or other proven materials.

Sprirklers or other devices approved by the Resources and Development
Department shall be utilized as needed in Phase I to minimize dust
generation.

The use shall be operated in compliance with the requirements of the
Fresrio County Air Pollution Control District. <{(The applicant must file an
application for authority to construct with the Fresno County Air
Pollution Control District.)

The use shall be operated in such a manner as to avoid creating a dust or
noise nuisance.

Prior to initiation of Phase I, a noise attenuation berm shall be ‘
constructed along the south property line and along the westerly boundary
of the extraction site a distance of 400 feet from the south property
lire. The berm shall be a minimum of 15 feet in height, or st least five
feet higher than the effective height of the noise source. That portion
of the south berm adjacent to landscaping on the adjoining homesite shall
have a slope of 2:1 or less and shall be landscaped with trees and/or
shrubs sirilar to those on the homesite. The remaining portion of the
bem shall be planted with native grasses.
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1l.

12.

13,

14,

15.

16.

17.
18.

19.

® ,  @22{"

The applicant shall ellow the County staff to periodically monitor the
proposed use to assure all applicable standards of the GCeneral Plan Noise
Element and the Noise Ordinence are being met. A recordable agreement
allowing for this monitorirg must be executed before excavation suthorized
by this permit is begun. Cost of this periodic monitoring shall be et the
excense of the applicant.

A 50-foot wide setback shall be provided from the Friant Rcad right-of-way
iine which will be established by the Site Plan Review. A berm and/or
landscaping consisting of trees and shrubs shall be provided within the
setpack area to effectively screen the extraction site from Friant Road.
The Director of the Resources and Development Department may allow the
width of the berm ov landscaped area to be jess than 50 feet if effective
screening can be demunstrated.

A drip irrigation system or its equivalent approved by the Director of the
Resources and Development Department shall be p ovided to ensure
maintenance of all landsceping. v

A detailed rehabilitation plan shall be submitted prior to excavation.
The plan shall sho¥ the number of lakes and islands, and proposed final
slopes, contours, and lerdscaping of the site. Slopes shall be 3:1 or
less, and contouring shall provide an apoearance consistent with the
surrounding area. Landscaping shall be cesigned by &n architect or
landscape architect and shall include riparian-type species.

All water bodies shall be designed to avoid stagnant water or shall be
improved with appropriate circulation systems. Corrective measures shall
be taken to eliminate the stagnant congition of the pond adjacent to the
plant site. .

A1l extraction operations, including stockpiling, shall be set back a
minimum of 200 feet from the existing San Joaquin River Charnel. Riparian
vegetation shall not be disturbed.

An archaeological survey shall be conducted prior to excavation.
All equipment shall be equiped with mufflers to minimize noise generation.

Each phase must be rehabilitated in accordance with the rehabilitation
plan within one year after initiation of the subsequent phase. The berm
on the south property line shall be retained until rehabilitation of
entire site is completed.

The transport of material shall be concducted in a manner sO &S to avoid
cpillage on County roads. If spillage does OCCUT, the applicant shall
provide for removal of sand and gravel from the roadway between the
extraction site access road and the plant site as frequently a&s needed. A
cash deposit shall be maintained in an amount of $1,000 to allow the
County to remove sand and gravel if corrective action is nct taken by the
opcrator within 24 kours of notification Dy the County.
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22.

23.

24,

27.

28.

25,

&s7

. Any areas of significant riparian vegetation within the site shall be

preserved. Extraction shall be prohibited in these areas.

Prior to excavation, & Site Plan Review Application shall have been
submitted to and approved bty the Director of Resources and Development
nursiant Lo Section 874 of the Zoning Ordinance.

A single, two-way driveway access shall be allowed on Frisnt Road at &
point approximately 1,400 feet north of the south boundary of Section 19,
Township 11 South, Range 26 East. The connection to Friant Road shall be
designed with & free right-turn minimum design radius of 30 mph.

A 150-foot, left-turn storage laene shall be constructed on Friant Roac st
the entrance to the extraction site.

A 2,500-foot acceleration lane, 14 feet in width, shall be constructed on
Friant Road to accommodate trucks leaving the extraction site. The
existing five-foot wide southbound bike lane shall be relocated and
separated from the scceleration lane by a distance of ten feet to the west.

Note: Approximately 1,000 feet of the acceleraton lane may be on-site.

Additional right-of-way for Friant Road shall be dedicated to the County
as determined by the Site Plan Review approval.

A stop sign shall be instsiled at the processing plant access driveway on
Friant Road to control traffic leaving the plant in a northerly direction.

£ 200-fcot, southbound deceleration lane shall be constructed at the
entrance to the processing plant.

Structural design of all improved roads shall be in accordance with County
standards and approved by the Director of Public Works.

The perimeter of the site shall be enclosed with a barbwire fence and
maintained in good condition.

NOTES:

1. The proposed use is also subject to the mandatory conditions and
standards of Zoning Ordinance Section 858 as specified on the
attachment.

2. Discherge of water into the San Joaguin River chall be subject to a
permit from the California Regionzl Water Quality Contrel Board.
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EXHIBIT 7

Required Findings Necessary for the Granting of a
Conditional Use Permit

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

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

That the proposed use Will have no adverse effect on abutting property
and surrounding neighborhood or the permitted use thereof.

That the proposed development is consistent with the General Plan.
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