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SUBJECT:

LOCATION:

OWNER/
APPLICANT:

STAFF CONTACT:

RECOMMENDATION:

6

Initial Study Application No. 5737 and Amendment Application No.
3768

Allow the rezoning of a 39.09-acre parcel from the existing AE-20
(Exclusive Agricultural, 20-acre minimum parcel size) Zone District
to an M-2(c) (General Industrial, Conditional) Zone District to allow
limited general and light industrial uses as requested by the
Applicant.

The subject property is located on the south side of Lincoln
Avenue approximately 1,231 feet east of S. Clovis Avenue and
2,616 feet north of the nearest city limits of the City of Fowler (5639
E. Lincoln Avenue, Fowler, CA) (SUP. DIST. 4) (APN 340-100-15).

Boghosian Family Trust

Ejaz Ahmad, Planner
(559) 600-4204

Chris Motta, Principal Planner
(559) 600-4227

e Recommend that the Board of Supervisors adopt the Negative Declaration prepared for
Initial Study (IS) Application No.5737; and

e Recommend that the Board of Supervisors approve Amendment Application No. 3768 with
the recommended Mitigation Measures, Conditions of Approval and Project Notes; and

e Direct the Secretary to prepare a Resolution to forward Amendment Application No. 3814 to
the Board of Supervisors with a recommendation of approval, subject to the Mitigation

Measures and Con

ditions of Approval as listed in the Staff Report.

DEVELOPMENT SERVICES DIVISION

2220 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 600-4497 / 600-4022 / 600-4540 / FAX 600-4200
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EXHIBITS:

1. Mitigation Monitoring, Conditions of Approval and Project Notes

2. Location Map

3. Existing Zoning Map

4, Existing Land Use Map

5. Golden State Industrial Corridor

6. Uses Allowed Under the Current AE-20 (Exclusive Agricultural) Zone District

7. Uses Proposed to be Allowed Under the M-2(c) (General Industrial, Conditional)'Zone
District with Approval of Amendment Application No. 3768

8. Summary of Initial Study Application No. 5737

SITE DEVELOPMENT AND OPERATIONAL INFORMATION:

Criteria

Existing

Proposed

General Plan Designation

Industrial (Golden State
Industrial Corridor)

N/A

See Exhibit 5
Zoning AE-20 (Exclusive M-2(c) (General Industrial,
Agricultural, 20-acre Conditional)
minimum parcel size)
Parcel Size 39.09 acres No change
Project Site Vacant Rezone a 39.09-acre parcel from
the existing AE-20 (Exclusive
Agricultural, 20-acre minimum
parcel size) Zone District to an M-
2(c) (General Industrial,
Conditional) Zone District to allow
industrial uses as listed in Exhibit
6.
Structural Improvements | None None. Future site development

would include industrial uses as
listed In Exhibit 6.

orchards, vineyards.

Nearest Residence 350 feet north of the No change
proposal
Surrounding Development | Single-family residences, No change
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Criteria Existing Proposed

Operational Features Project site is planted in See “Project Site” above
vineyard with no
improvements

Employees N/A None. Will be determined at the
time uses are established on the
property.

Customers/Supplier N/A None. Will be determined at the
time uses are established on the
property.

Traffic Trips N/A No Traffic Impact Study required
by Design Division of the Fresno
County Department of Public
Works and Planning due to limited
uses proposed and the anticipated
nominal traffic generated by the
uses

Lighting None None. Will be determined at the
time uses are established on the
property.

Hours of Operation N/A None. Will be determined at the
time uses are established on the
property.

Setback, Separation and Parking

Current Standard:

Proposed Operation:

Is Standard Met

(y/n)
Setbacks For the existing AE-20 For the M-2(c) Zone N/A
Zone District: District:
Front: 35 feet None required for this
Side: 20 feet application
Rear: 20 feet
Parking No requirement None required for this | N/A. The

application

proposed uses will
be subject to M-2
Zone District
parking standards.

Lot Coverage

No requirement

No requirement

N/A

Separation
Between Buildings

N/A

40 feet separation between
structures for sheltering

No requirement
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Current Standard:

Proposed Operation:

Is Standard Met
(y/n)

animals and building for
human occupancy in the
AE-20 Zone District

Wall
Requirements

Per Section 855-H.2 of the
County Ordinance Code in
the AE-20 Zone District

None. The proposal is
not adjacent to
residentially-zoned
property

N/A

Septic
Replacement Area

100 percent for the existing
system

None required for this
application

N/A. The proposed
uses will utilize on-
site sewage
disposal systems.

Water Well
Separation

Building sewer/septic tank:
50 feet; disposal field: 100
feet; seepage pit/cesspool:
150 feet

None required for this
application

N/A. The
proposed uses will
utilize an on-site
water well; the well
and septic
separation
requirements will
be met during Site
Plan Review.

Circulation and Traffic

Existing Conditions Proposed Operation
Private Road No | N/A N/A
Public Road Frontage | Yes | Lincoln Avenue; Good No change
condition
Direct Access to Yes | Lincoln Avenue; Good No change
Public Road condition
Road ADT 500 No change
Road Classification Local Road No change
Road Width 50 feet (25.6 feet pavement | No change
width)
Road Surface Asphalt concrete paved No change
Traffic Trips N/A No Traffic Impact Study required
by Design Division of the Fresno
County Department of Public
Works and Planning due to
limited uses proposed and the
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| Existing Conditions Proposed Operation

anticipated nominal traffic
generated by the uses

Traffic Impact Study No | N/A See Traffic Trips
(TIS) Prepared

Road Improvements Good No change
Required

Surrounding Properties

Size: Use: Zoning: Nearest
Residence:
North 58 acres Single-family residence; AE-20 350 feet
vineyard
South 37 acres Vineyard AE-20 None
East 39.34 acres Vineyard AE-20 None
West 26.6 acres Single-family residence; AE-20 530 feet
orchard

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

Initial Study No. 5737 was prepared for the project by County staff in conformance with the
provisions of the California Environmental Quality Act (CEQA). Based on the Initial Study, staff
has determined that a Mitigated Negative Declaration is appropriate. A summary of the Initial
Study is included as Exhibit 8.

Notice of Intent of Mitigated Negative Declaration publication date: April 25, 2016.
PUBLIC NOTICE:

Notices were sent to 11 property owners within 1,320 feet of the subject parcel, exceeding the
minimum notification requirements prescribed by the California Government Code and County
Zoning Ordinance.

Should the Planning Commission recommend approval, a subsequent hearing date before the
Board of Supervisors will be scheduled as close to the Commission’s action as practical to
make the final decision on the Amendment Application. Information for that hearing will be
provided under separate notice.
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PROCEDURAL CONSIDERATIONS:

A rezoning is a legislative act requiring action by the Board of Supervisors. A decision by the
Planning Commission in support of a rezoning request is an advisory action requiring an
affirmative vote of the majority of its total membership. A recommendation for approval is then
forwarded to the Board of Supervisors for final action. A Planning Commission decision to deny
a rezoning, however, is final unless appealed to the Board of Supervisors.

BACKGROUND INFORMATION:

According to County records, the subject 39.09-acre property and other properties in the area
were zoned A-1 (Agricultural District) on June 8, 1960. On February 15, 1972 Amendment
Application No. 2396 was approved, which rezoned the properties from the A-1 to an AE-20
(Exclusive Agricultural, 20-acre minimum parcel size) Zone District.

Under the current application, the Applicant is proposing to rezone the subject property from the
AE-20 Zone District to an M-2(c) (General Industrial, Conditional) Zone District to allow limited
general industrial and light industrial uses, namely, baled cotton storage, building materials,
used materials and contractor’s storage yard, public utility service yards, microwave relay
structures, advertising structures and signs, caretaker’s residence, farm equipment sales and
service, commercial grain elevators, stone monument works, agricultural uses, communication
equipment buildings, electric transmission and distribution substations, telephone booths, and
water pump stations (see Exhibit 7). The property is located within the City of Fowler Sphere of
Influence and is designated Industrial within the Golden State Industrial Corridor in the County
General Plan and in the City of Fowler General Plan.

Relevant Policies: Consistency/Considerations:

Policy LU-A.1 requires that the County | The subject 39.09-acre project site is designated as
shall maintain agriculturally-related Prime Farmland in the 2010 Fresno County

areas for agriculture uses and shall Important Farmland Map and is regularly cultivated.
direct urban growth closer to areas Loss of 39.09 acres of prime farmland due to the
where public facilities and proposed rezone from agricultural to industrial was
infrastructures are available. not determined to be significant, as the property is

within the Golden State Industrial Corridor which was
established exclusively for industrial development.
All agricultural land within the Industrial Corridor,
including the subject property, is planned for and is
to be built with industrial uses with public utilities
eventually provided by the Selma-Kingsburg-Fowler
Sanitation District (SKFSD) and the City of Fowler.
The proposal is consistent with this policy.

General Plan Policy LU-A.12: In The subject property is designated Industrial within
adopting land use policies, regulations the Golden State Industrial Corridor for industrial
and programs, the County shall seek to | development. Any future buffering that is required or

protect agricultural activities from proposed, such as landscaping or walls, which may

encroachment of incompatible land be necessary to protect adjoining farming operations

uses. will be addressed through the mandatory Site Plan
Review process. The proposal is consistent with this
policy.
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Relevant Policies:

Consistency/Considerations:

Policy LU-F.29, criteria a. b. c. d. states
that the County may approve rezoning
requests and discretionary permits for
new industrial developments subject to
the following criteria: a) operational
measures or specialized equipment to
protect public health and safety and to
reduce adverse impact of noise, odor,
vibration, smoke, smoke, heat and
glare, and other pollutants on abutting
properties; b) provisions of adequate
off-street parking; c) maintenance of
non-objectionable use areas adjacent to
or surrounding the use in order to
isolate the use from the abutting
properties; and d) limitations on the use
size, time of operation or length of
permits.

This proposal would allow limited and less intensive
by-right industrial uses in the M-2(c) Zone District
that are incidental to the farming operations, and that
are expected to produce the least amount of noise,
odor, vibration, smoke, heat and glare to impact the
surrounding farmlands with single-family homes.
The uses proposed by this application will adhere to
the M-2(c) Zone District property development
standards and will be analyzed against these
standards during mandatory Site Plan Review. With
these considerations, the proposal is consistent with
this policy.

Policy LU-F.30 states that the County
shall generally require community
sewer and water services for industrial
development.

The subject property will connect with Selma-
Kingsburg-Fowler Sanitation District sewer facilities
and City of Fowler water facilities in the future. Until
that occurs, the uses proposed by this application
will utilize a private well and on-site sewage disposal
system, with a Condition included allowing only low-
water uses and uses that generate small amounts of
liquid waste, until the property is served by
community sewer and water facilities or adequate
information demonstrating that the property can
accommodate higher volumes of liquid waste is
submitted to the County Health Department and
Water/Geology/Natural Resources Section. The
proposal is consistent with this policy.

Policy LU-F.36 states that the County
may approve rezoning within the
Golden State Industrial Corridor subject
to the following criteria: a) a proposal for
development within a city’s sphere of
influence shall be referred to the
appropriate city and sanitation district
for annexation; b) all applications for
industrial development within a city’s
sphere of influence shall be referred to
that city for review and
recommendation; c) the County may
approve the zoning where a sanitation
district determines to provide service or
the County Health Officer and/or State
Water Resources Control Board,
Division of Drinking Water determines

Regarding criteria a, b and ¢, the subject property is
within the Sphere of Influence of the City of Fowler
and Selma-Kingsburg-Fowler Sanitation District
(SKFSD). The project was referred to the City for
possible annexation, but was released for
development in the County on November 6, 2006.
The property is not contiguous to the SKFSD
boundaries, or within 200 feet of the accessible
public sewer, or located near City of Fowler water
facilities. For those reasons, the property
development will be limited to the uses that generate
small amounts of liquid waste until such time the
property is served by community sewer and water
systems. Further, the property is being conditioned
to a limited number of uses. Regarding Criteria d,
design of the future development proposals may
include railroad spur access or provide for future
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Relevant Policies:

Consistency/Considerations:

that service is necessary; d) properties
lying easterly of the Southern Pacific
railroad shall be designed to provide
railroad spur access or provide for
future railroad extensions; and e) where
proposed industrial zoning or
development is adjacent to existing
non-industrial uses, policies contained
in LU-F.29 a. b. c. d. shall apply.

railroad extension. Regarding Criteria e, the proposal
meets Policy LU-F.29 a. b. c. d. as discussed above.
With these considerations, the proposal is consistent
with this policy.

Policy LU-G.14 states that the County
shall not approve any discretionary
permit for new urban development
within a city’s sphere of influence unless
the development proposal has first been
referred to the city for consideration of
possible annexation and provisions of
any applicable city/county
memorandum of understanding

The subject property is within the City of Fowler
Sphere of Influence (SOI). In accordance with the
subject policy and the Memorandum of
Understanding (MOU) between the County and the
City of Fowler, the project was referred to the City for
possible annexation. The City released the property
for development in the County of Fresno on
November 6, 2006 citing development of the parcel
may be premature and that other lands in the vicinity
and within Williamson Act Contract prohibit
annexation and logical, efficient growth of industrial
uses in the area. Development shall be consistent
with the City of Fowler standards as included as a
Condition of Approval.

General Plan Policy PF-C.17: The
County shall, prior to consideration of
any discretionary projects related to
land use, undertake a water supply
evaluation. The evaluation shall include
a determination that the water supply is
adequate to meet the highest demand
that could be permitted on the lands in
question, and if groundwater is
proposed, a hydrological investigation
may be required to confirm the
availability of water in amounts
necessary to meet project demand.

The project site is not located in a water-short area.
Nominal use of water by the proposed uses will not
deplete groundwater resources or impact other water
users in the area. No concerns related to water
quantity were expressed by the County
Water/Geology/Natural Resources Section. The
proposal is consistent with this policy.

Reviewing Agency/Department Comments Regarding Site Adequacy:

San Joaquin Valley Air Pollution Control District (Air District): For all the uses proposed by this
application, consultation with the Air District shall occur through the mandatory Site Plan Review
process to determine if and when an Air Impact Assessment for District Rule 9510 will be
completed for the development, and to determine the applicability of any mandatory
requirements or regulations administered through the Air District. This requirement is included

as a Mitigation Measure.

The individual development projects may be subject to the San Joaquin Valley Air Pollution
Control District Regulation VIII (Fugitive PM10 Prohibitions), Rule 4102 (Nuisance), Rule 4601
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(Architectural Coatings) and Rule 4641 (Cutback, Slow Cure and Emulsified Asphalt Paving and
Maintenance Operations). These requirements are included as Project Notes

The Fresno County Public Health Department, Environmental Health Division (Health
Department): Only low-water uses and uses that generate small amounts of liquid waste shall
be permitted until the property is served by a community sewer and water system or adequate
information is submitted to the Health Department to demonstrate that the property can
accommodate higher volumes of liquid wastes. This requirement is included as a Condition of
Approval.

The Applicant should consider having the existing septic tank pumped and have the tank and
seepage pit(s) and/or leach lines evaluated by an appropriately-licensed contractor if they have
not been serviced and/or maintained within the last five years to allow possible repairs,
additions, or require the proper destruction of the system. Future use of the septic system
should require an evaluation of the existing system for adequacy to serve the proposed uses.

Future tenants proposing to use and/or store hazardous materials and/or hazardous wastes
shall meet the requirements set forth in the California Health and Safety Code (HSC), Division
20, Chapter 6.95, and the California Code of Regulations (CCR), Title 22, Division 4.5. Any
business that handles a hazardous material or hazardous waste may be required to submit a
Hazardous Materials Business Plan pursuant to the California Health and Safety Code (HSC),
Division 20, Chapter 6.95, Section 25507. Future tenants shall be advised of the State of
California Public Resources Code, Division 30; Waste Management, Chapter 16; Waste Tire
Facilities, Chapter 19; and Waste Tire Haulers, which may require the Owner/Operator to obtain
a permit from the California Department of Resources Recycling and Recovery (CalRecycle).
Future tenants may be required to obtain a Medical Waste Permit from the California
Department of Health Services, Medical Waste Management Program.

In an effort to protect groundwater, all water wells and septic systems that have been
abandoned within the project area shall be properly destroyed by an appropriately-licensed
contractor. Prior to destruction of agricultural wells, a sample of the uppermost fluid in the well
column shall be checked for lubricating oil. Should lubricating oil be found in the well, the oil
shall be removed from the well prior to placement of fill material for destruction.

Building and Safety Section of the Fresno County Department of Public Works and Planning:
The construction of any structures on the property shall meet the Building Code requirements in
effect at the time they are constructed.

Development Engineering Section of the Fresno County Department of Public Works and
Planning: A grading permit or voucher shall be required for any grading proposed with this
application. According to FEMA FIRM Panel 2139H, the southwest portion of the property is
within Flood Zone A, subject to flooding from the 100-year storm. No net import of fill shall be
allowed within the flood zone, and any work within the designated Flood Zone shall conform to
provisions established in Chapter 15.48 Flood Hazard Areas of the Fresno County Ordinance.
Any work done within the right-of-way to construct a new driveway or improve an existing
driveway will require an Encroachment Permit from the Road Maintenance and Operations
Division.

The aforementioned requirements are included as Project Notes.
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Fresno Irrigation District (FID): The County should require the proposed development balance
anticipated groundwater use with sufficient recharge of imported surface water in order to
preclude increasing the area’s existing groundwater overdraft.

Fresno County Department of Agriculture (Ag Commissioners Office): The AE-20 designation
shall be retained to keep the subject parcel and surrounding agricultural land in agricultural
production. The change to M-2 zoning would encourage development of this parcel and
surrounding parcels.

Fresno County Fire Protection District; Selma-Kingsburg-Fowler Sanitation District; Regional
Water Quality Control Board, Central Valley Region; California Department of Transportation;
State Water Resources Control Board, Division of Drinking Water; California Department of Fish
and Wildlife; California Department of Highway Patrol; Consolidated Mosquito Abatement
District; Design Division, Road Maintenance and Operations Division, Site Plan Review Section,
and Water/Geology/Natural Resources Section of the Fresno County Department of Public
Works and Planning: No concerns with the project.

Analysis:

The subject property is currently designated Industrial within the Golden State Industrial
Corridor in the County General Plan and is zoned AE-20 (Exclusive Agricultural, 20-acre
minimum parcel size) in the County Zoning Ordinance. The area to the north of the property is
designated Agriculture in the County General Plan and is zoned AE-20; area to the east within
the City of Fowler Sphere of Influence is designated Agriculture in the County General Plan and
is zoned AE-20; and area to the south and to the west is designated Industrial within the Golden
State Industrial Corridor in the County General Plan and is zoned AE-20 in the County Zoning
Ordinance. The property is located approximately 2,616 feet north of the nearest city limits of
the City of Fowler.

The subject property is currently planted in vineyard with no improvements. Surrounding
parcels ranging in size from 26.6 acres to 58 acres are planted in field crops and orchards with
single-family residences. The nearest single-family residences are located approximately 350
feet to the north and 530 feet to the west. The existing industrial uses within the Golden State
Industrial Corridor are approximately 2,292 feet west of the property.

One fundamental issue regarding any rezone request is whether the proposed zone change is
consistent with the General Plan. The subject property is zoned AE-20 (Exclusive Agricultural,
20-acre minimum parcel size) in the County Zoning Ordinance and is designated Industrial
within the Golden State Industrial Corridor in the County General Plan. The City of Fowler
General Plan also designates the property for industrial uses within the City’s Sphere of
Influence (SOI). The proposed rezone is compatible with the City and the County General
Plans.

The “M-2” Zone District is a general industrial district intended to provide for the establishment
of industrial uses essential to the development of a balanced economic base and includes uses
allowed in the M-1 Zone District. The “M-1" District is a light manufacturing district intended to
provide for the development of industrial uses which are in already processed form and which
do not in their maintenance, assembly, manufacture or plant operation create smoke, gas, odor,
dust, sound, vibration, soot or lighting to any degree which might be obnoxious or offensive to
those residing in the area. The subject proposal would allow a mix of general and light industrial
by-right uses on the property, namely, baled cotton storage, building materials, used materials
and contractor’s storage yard, public utility service yards, microwave relay structures,
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advertising structures and signs, caretaker’s residence, farm equipment sales and service,
commercial grain elevators, stone monument works, agricultural uses, communication
equipment buildings, electric transmission and distribution substations, telephone booths, and
water pump stations. These uses are least intensive in terms of generating traffic, odor, dust
and sound compared to other by-right uses allowed in the M-2 and M-1 Zone Districts.

As discussed above in General Plan consistency/consideration, the subject proposal is
consistent with all applicable General Plan policies. In regard to consistency with Policy LU-A.1
and Policy LU-A.12, the subject proposal is located within the Golden State Industrial Corridor
for industrial uses and will be provided with community sewer and water services when
available, and adequate buffering (walls/landscaping) to protect adjoining farming operations
from uses established on the property. In regard to consistency with Policy LU-F.29, the
proposal will allow limited by-right industrial uses for least impacts on public health and safety
and meet M-2 Zone District property development standards. In regard to consistency with
Policy LU-F.30, Policy LU-F.36 and Policy LU-G.14, the project was released by the City of
Fowler for development in the County, will allow only low-water uses and the uses that generate
small amounts of liquid waste until such time the property is served by community sewer and
water systems, and will be subject to the City of Fowler development standards and review of all
site plans and land use approvals. In regard to consistency with PF-C.17, the project is not
located in a water-short area and the proposed low-water uses will not deplete groundwater
resources.

The Initial Study (IS) prepared for the project has identified aesthetics and air quality as
potential impacts. Regarding aesthetics, any new lighting on the property will be required to be
hooded and directed downward to avoid glare on the adjoining properties. Regarding air quality
resources, completion of an Air Impact Assessment for District Rule 9510 for all the uses
proposed by this application would be required. These requirements are included as Mitigation
Measures (Exhibit 1).

Potential impacts related to geology and soils, hazards and hazardous materials, and hydrology
and water quality are not considered to be significant. Regarding these impacts, any existing
septic system that is to be utilized by the proposed uses will require evaluation for adequacy;
low-water uses and uses that generate small amounts of liquid waste will be permitted until the
property is served by a community sewer and water system; all uses will require adherence to
applicable local, state and federal health and safety laws; and all abandoned water wells and
septic systems within the project area will require proper destruction. Mandatory Site Plan
Review (SPR) is included as a Project Note to address these issues and others identified in this
Report, including, but not limited to, design of parking and circulation, access, grading and
drainage, fire protection, and control of light. The subject proposal involves limited by-right uses
that will not generate a significant number of traffic trips, resulting in no need for a Traffic Impact
Study according to the Design Division of the Fresno County Department of Public Works and
Planning or the California Department of Transportation. Likewise, the proposal will not
encourage industrial development on the surrounding parcels as noted by the Fresno County
Department of Agriculture. The subject parcel is located within the Golden State Industrial
Corridor, which allows industrial developments on agricultural land, subject to rezoning.
Furthermore, development resulting from this proposal will not deplete groundwater resources
as noted by the Fresno Irrigation District. The project is being conditioned to allow low-water
uses and would not consume water for agricultural uses as it is developed.

Based on the above information, and with adherence to the aforementioned Mitigation

Measures including all outdoor lighting be hooded and directed downward, Conditions of
Approval and mandatory Project Notes, Staff believes that the subject rezoning from the AE-20
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Zone District to an M-2(c) Zone District will not have an adverse effect upon surrounding
properties, and that the proposal is consistent with the Fresno County General Plan.

Recommended Conditions of Approval:

None

Conclusion:

Staff believes that the proposed rezone from the AE-20 (Exclusive Agricultural) Zone District to
an M-2(c) (General Industrial, Conditional) is consistent with the Fresno County General Plan,
and recommends approval of Amendment Application No. 3768, subject to the Mitigation
Measures, Conditions of Approval and Project Notes in Exhibit 1.

PLANNING COMMISSION MOTIONS:

Recommended Motion (Approval Action)

¢ Recommend adoption of the Mitigated Negative Declaration prepared for Initial Study
Application No. 5737; and

e Determine that the M-2(c) (General Industrial, Conditional) zoning is consistent with the
General Plan; and

e Direct the Secretary to prepare a Resolution to forward Amendment Application No. 3768 to
the Board of Supervisors with a recommendation for approval, subject to the Mitigation
Measures, Conditions of Approval, and Project Notes listed in the Staff Report.

Alternative Motion (Denial Action)

e Determine that the M-2(c) (General Industrial, Conditional) zoning is not consistent with the
General Plan, and deny Amendment Application No. 3768 (state basis for denial); and

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

Mitigation Measures, Conditions of Approval and Project Notes:

See attached Exhibit 1.

EA:
G:\4360Devs&PIN\PROJSEC\PROJDOCS\AA\3700-3799\3768\SR\AA3768 SR.docx

Staff Report — Page 12



EXHIBIT 1

sbuip|ing juawdinba uopesIuNWWo)

sasn [einynouby

pJek ebe.o)s s ojoeljuod e jo Bunsisuoo spieh abeloyg
SHJOM JUBWINUOW BUO)S

slojens|e urelb |elolawwo)

M-G €8 uonoag Jo suoisinold ay} 0y 10algns ‘subig
90IAJ8S pue sajes juawdinbe wieq

8sn |eujsnpul papiwlad ayj Joj 92140 UB apnjoul ABW YoIym ‘@ouspisal s Jaxelaien
salnjonJis Buisiuaapy

sainjonuls Aejas aABMOIOIN

pief sjeusjew pasn

s|eusjew Buipjing

abelo}s uoj09o pajeq

:0} paywl| aq |leys Apadoud ay) uo pamojje sesn ay |

de?Mdaduisia
[o4Juod uoinjjod
1y Aojlea uinbeop

"8ouBUIPIO Buluoz AunoD ousai4 ay} JO 4/ 8 UOIDSS JO SUOISIACID BY} )M SOUBPIOIJE Ul

Pajl} 3] ||eys MaIASY Ue|d 8)IS B ‘Jo)sIg SuoZ (0)Z-IN 8y} ul uoneardde siyy Aq pasodoud sasn ayj jo Aue jo Juswiysijgelse ay) 0} Jolid

‘Pusig ay

8y} ybnoly} palsjsiuiwipe suopenbal Jo syuswalinbal
Aioyepuew Aue jo Ayjigeoidde sy suiwisiep

0} pue ‘Juswdojanap ay} 1o} pajejdwod aq ||IM 0156
3Ny Jou3sIq 40} JUBWISSasSSY Joedwl| Jiy Ue usym pue
J1 sujwIslep 0} ss820id MaINSY Ue|d 8IS Alojepuew
au} ybnodyy 1ndo0 leys (JouIsig JIy) oLISIQ |00
uolnnjjod 41y As||eA uinbeop ueg ayj yim Uone}nNsuod
Ajenp ay

A‘wmﬂoz;uow,_m..m,_ucm _w>o..,am<,wo w:c_:v:oo mc_cshlu:_v

89.¢ "ON (Vv) uoneoijddy juswpuswy/.¢ /g "ON uonesiddy Apms [eniuj

weibouad Bunuoday pue Buuojiuop uonebii

pajou sy uegaueolddy eo|ddy ‘uoyjeoiidde siyy Aq pasodoud sasn au} |je 104 g
(demd)

Buluue|d pue "s}oalis olgnd pue

joofoud SHIONN 211gnd Jo Auadoud jusoelpe piemo} aulys Jou 0} Se 0S PIEMUMOP

Jo uonelnp | juswuedsq Ajuno) pajoallp pue pepooy aq [l ys a}is 8y} Uo sasn |elsnpul
10} ‘Buiobup ousal4auedlddy uesiddy Jo Juswdojarap yum pajeroosse Buiybi| Joopino ||y sonaylsay e
Aqisuodsay Aiqisuodsay « ON ainseapy
uedg awi} Buuopuol | uonepuewejdwy abenBue ainseay uonebiIN joeduw| uoneBuN

Exhibit 1 - Page 1



L0GS¢ uonoss ‘ge'g Jeydeyd ‘oz uoisinig (OSH) epo) Alejes pue yjjesH eiulojiie] sy o} Juensind UE|d Ssauisng S[elsle|y
snop.ezeH e juqgns o} palinbal 8q Aew sjsem snop.iezey Jo [elsjew snoplezey e sa|puey ey} ssauisng Auy G UOISIAI] ‘22
oL ‘(400) suone|nbay jo apo) eluioye) By} pue ‘G6°9 Jejdeyd ‘0z uoisiaig ((OSH) apo) Alejes pue yjesH eiulojie) sy} ul

UHo} Jos sjuswaiinbal ay) JoaW ||BYS S8)SeM Snoplezey Jo/pue s|eus)ew snopiezey a10}s Jo/pue asn o} Buisodoid sjueus) sinny e
‘Sjuswialinbal Juswulonob |ESO| pue d)e)s ‘[BJapa} UM a0Ueploooe Ul pajpuey aq ISNW [[om ayj WOoJ) PaAOWSI
+31em Ajlo, 8y "uoponsisep Joj [elsiew |jij jo Juswadeld 0 Joud [[om sy} WOy PAAOWAI 89 PINOYS |10 84 ‘||om 8y} Ul punoj aq |10
Buijeouqn| pinoys ‘dwind jjem sy} urejurew o} |0 Bueouqgn) jo ash sy} ajesipul Aew [|em ay} punose Buiue)s 1o Jo soussaid ay |

‘llo Buiedlgn| 10} peXO8YO 8q PINOYS UWN|OD [|9m 8y} Ul pinjy }sow Jaddn ayj jo ajdwes e ‘s|jom [edn)noLbe Jo Uoijonsap 0} Jold e
‘(padinbal sjwiad) Jojoeljuoo pasusol-Ajsjeudoidde

ue Aq pakoysep Auedoid aq |leys [e2ied sy} uo swalsAs ondes pue sjjem Jojem pauopuege |je ‘1ejempunoib josj0id 0} Hopo uUB U| e
"sajsem pinbi| J0 sawn|oA Jaybiy ayepowiwiodde ues Auadold ay) Jey) sjeljsuowsp
0} Buluue|d pue s}I0M 2ljgnd 40 Juswiedaq ay) pue yieaH dljdnd Jo Juswpedaq Ajunon ousald ay) 0} PORILIGNS SI UKol
ajenbape Jo sapijioe) Jomes pue Jsjem Ajunwwod Aq panss st Auadoid ayj Jeyy swiy yons jpun pepiwiad aq jjeys sjsem pinbi| jo

sjunouwe |lews ajelauab jey} sesn pue sasn Jojem-mo| Ajuo ‘pepiuiiad ale swayshs [esodsip eBemas Jo/pue S|jam Jajem a)is-uo j|
‘safjioe}

Jamas Ajunwiwod pue sejem Ajunwiwiod o} uondsuuod aiinbal Aadoid ay) jo JuswdoeAsp ainjny || Jey) pepuswiwosal AlyBiy sty e

:(juswpedaq yjlesH) UoISIAIQ YileaH [ejuswuoiiAug ‘Juswpedsq yiesH oignd Ajunod ousai sy 0) Buipiosoy ¢

‘(suonesadQ aoueusjuiely pue Buired Jeydsy
paiISinW3 pue aind MOIS HoedinD) L9y 8Ny pue (sBuleo) |einjosyoly) L09y SInyY ‘(2ouBsINN) 0L ainy ‘(suoniqiyold 0LINd
anIbn) [1IA uoyeinBay jouysiq |04uoD uonnjiod Jiy As|jeA uinbeor ues ay) 0 Joalqns aq Aew syosloid Juswidojensp [enpiaipul 8y | 2
‘PaONISU0D
aJe sy} swiy 8y} je 10aye ul syuswalinbal apo) Buipling sy} |je Jeaw ||eys uoledo) Joafold 8y} Uo seInjoNAs AUB JO UONONIISUOD By | ‘1

Juedl|ddy josfoad ay} 03 uonew.oyul se papiroid aie pue serouaby Jay3o Jo AJunod ousaiy Jo sjuswalinbal Alojepuew 9suslajal S9j0N BuIMo||0) 8y L

"1o9fo.d 8y} o} suolIPUOD PAPUBWILLODAI BoUBIS)RI [BACIddY JO SUOIIPUOD
‘JUBLUNOOP [BJUSIUOJIAUS BU} Ul paljijuapl SJoays [BJuSLILIOIIAUS asIaApe [efjusjod ajebiiw o} 1oafoid ayy o} paijdde Ajjeoyioads sinsesiy — IHNSYIAN NOILYOILIN,

‘JUBWIWIOD puB MalAal Joj sueld
juswdojansp |je papiroid aq jleys A3 ay) ‘uonedldde mainey ue|d S)IS B JO [BRILIGNS JO 8w} 8y} 18 ‘asowlaypny Jusbulls siow ale
spJepue)s Ajuno) ousal4 ssejun Ja|mo4 Jo Al sy} Jo SpIepuE)sS au} 0} 303[gns aq |[eys 8)is 8y} uo pasodoid sesn Jo Juswdojersqg v

'sajsem pinbi| Jo sawnjoA Jaybiy syepowiwosde ued Apadoid ayj Jey) sjelisuowap 0} UOISIAI Y)eSH [BJUSWUOIIAUT
Juswyeda yiesH 21land Ajuno) ousai4 auj 0} pajiwgns S| Uoljewlojul ajenbape 1o Wa)jsAs Jajem pue Jemas AJunwwod
e Aq paasss si Auadoud ayj [nun papiwiad aq |leys s)sem pinbi| jo sjunowe |jews ajesauab jey) sasn pue sesn Jsjem-mo| AluQ ‘€

suole)s dwind Jayepn

syjooq auoyds|s} Jusuew.ad Jo Aresodws |
suolesqns uolnqLisIp 2L309[g

sbuip|ing [ejuspioul yym spiek soines Ayjin olgnd
SUOlJe}SgNS UOISSIWSURI] 011309|3

Exhibit 1 - Page 2



(T x3) dYININ 89£EVV\VDID-SI\8ILE\66LE-00LE\VV\SIOArO¥d\JISTOYd\UId'8SAA09EV\:D

us¥v3
‘JoLysIq uoneBiul| ousal4 oy} Yim }nsuod jjeys Jadojaaap Jo juedlidde sy} ‘leue) sy} Jjesu juswdojersp
fue o} Jold Ausdoud 108lgns sy jo abpa Aisises ayj Buoje suns 9z "ON [BUBD SUDIAV\ SB UMOUY [BuBD paumo-Ajgjeald v e
‘ald Aq panoidde pue
pamaIAal 84 [jeys auljadid ayj Jo AJUIDIA 8} Ul JO 8nuaAy Ja|mo- Buoje sjuswanoldwi Ajjin Jo Josaus Joj sueld |y “Aueadoud j08lgns
3y JO 1SeayuoU 188} 006'Z Aleyewixoidde anuany Jo|mo4 jo apis }sam ay} Buoje Apeayinos suni suljedid g'oN "Ig 'S —sbbug s,qid
(q14) ous1q uoiebiL| ousald ay} 03 Buiploddy G
"UOISIAI(] Suoelad( pue aduUBUSIUIBI\ PEOY U} WO} Jwidd
Juswiyoeoloug ue alinbal |Im Aemaaup Buisixe ue anoldwi Jo AemaALIp mau B JonJjsuod 0} Aem-jo-3ybli oy} ulyjim suop 3Jom Auy e
"90UBUIPIO AJUNOD ousal{ By} JO Sealy plezeH poojd g6l J8ydey) ul paysi|ge}ss suoisiaoid 0} Wiojuod
I[BUS 8U0Z poo|4 pajeubisap 8y} UIyjim 3Jom Aue pue ‘Buoz pools 8y} Ulylim pamojie aq |[eys ||i} jo podwi }au ON "wlols Jeak-00|
ayy wouy Buipooyy 0} 108lgns ‘y U0z pooj4 ulypm si Auadoid ayj jo uoiiod JSBMYINOS BY} 'HEE LT [dued INYI4 YINT 4 0} Bulpiodoy e
‘uoneoljdde siy yum pasodolid BuipelB Aue Joj palinbal aq |jeys Jayonon Jo jwiad buipelby e
:Buiuue|g pue sHIOAA Oljgnd o Juswedaqg AjunoD ousal ay} jo uoioss Buussulbug Juswdoasd ay) 0} Buipiodoy b

‘sosn pesodolid ayj anlas 0} Aoenbape 1oj wa)sAs Bulsixe ay} jo uolen|eAs ue alinbal pinoys we)sAs ondses sy} Jo asn ainjng e
‘wa)sAs ayj Jo uononisap Jodoid sy} asnbal Jo ‘suoiippe ‘siedal sjgissod ejeoipul Aew
uonoadsul yang ‘sieak aAl) }se| 8y} UIYJIM paulelulew Jo/pue padiAIes uaaq Jou aAey Asy) Ji J0}oBIU0D pasuadil-Ajsjelidoidde ue
Aq pajenjens seul yoes) Jojpue (s)id abedess pue yuej ay) aaey pue ‘padwnd sjuej oidses Buisixe sy Buiney Jepisuod jueoi|ddy
8y} Jey) pepuswiwooal st} ‘Z/61 Ul pajeisul yd abedass Jiedas weysAs oijdes e sem a1oy) 8jedlpul spiodal jwiad Buipiing e
‘welbolid juswabeuel S1SEA
|EQIPSIN ‘S80IAISS YljeaH JO Juswieda elulojijeD ay) Wouj Jwlidad S}Sep) [edIpa|y e ulelqo o} paiinbai oq Aew sjueus) aining e
‘(ejohoay|eD) A1on0oay pue BuljoAoay S821n0say 40 juswiedsq eluiojljed
ay) woJ) pwiad e uleyqo o} JojeladQ/isumQ a8y} aunbal Aew yoiym ‘sisiney aui| S)SepA pue ‘gl 1eydey) ‘sanijioe all| 8iSep)
‘gl Jaydeyn uswabeuepy S1SBAA ‘0 UOISIAIQ ‘9p0D S82IN0S8Y dl|qnd Blulojije) Jo 8}elS 8y) JO PasSIAPe 8q p|noys sjueus) ainjnd e
‘(Rob o edajed siad;/:dny Jo jwod ednoousaly mmm//:sdpy)

Exhibit 1 - Page 3



- 1 : ale
LLLLHQL “ emm_ccm_n_ pue sS)IOopA 211gnd jo EwEthWmn_ ousal4 jo Ajuno) :Aq paledald
| <
e S g
e HTLTYM- g o
S ! <
T
S InvL
=
| 1
2
L
s
v
S NO LAY NOLAVTO" NOLAVTO
L e e
]
I
r
N
_.H -— . JONINTINI 40/34THdS ¥FTMOA SV
o NTOINI NTOONI
I )
ALY3d0¥Nd
I ! 1o3rans
S 2 3
s ]
Oy = E N [ — lW_ ula_ W ........................................... -NOSYIH-43r
2 S 3
[o) =
m ?
|
_ O
Q
_ 9)
| >
I
an d
s 2
3 )
S N
| m S
. ! s
| 1<®<‘d‘\h\< ..................

dVIN NOILVIOO1

89.E VV



” ::MLOw , Buluue|d pue syiopp ollgny o Juawpedsq ousal jo h&:oo :Aq paiedaid
0zav 0zav 0zav E ozav 02av
SYav- w
W — e ————
Mzom.,\mu\@,w, 0c3av 00b'y 00g'e 00Z'Z 00L'F 0SS 0
fewmqmo@; ,,,,, w
~INFHOT-§ S
NVINOHHY ! n AN
—1@I3H WM " ES A
W = | 1 0zav 0zav N ozav
,&Emm?‘f "
&E\QmL , =3
s s%zotiozi 3 NOLAYTD ; NOLAYTD
]
M
g
] m
w N
Co . e W
- 0cav . -023v - '0z3av * 02av 023v
=
o NTOINIT
I -
Ald3doyd| ¢
103rgans SRR
| 0zav L . . ozav.
2
2
M
(0]
s
Ww . NOSYI43r
A 023av
9) 3
0zav 0zav ? A S R
0c3av 0z3av o0zav ¢ - - m,s_. 0c3av
-\ YDIHTNY WA/Q!
0zav ovav 0c3av 023av 021V .w 02Y

dVIN ONINOZ ONILLSIX3

bC/SL - 6 ¥1S
89.E VV



EXHIBIT 4

\esnpue \HOrsIo:r
zopueulaHr :Aq paledaid dep

uoIsIAIg S92IA8S Juswdolanag
Buiuue|d pue sylop) 21ignd J0 Juswinedsq
JECE]  eeee— e ]

0v0'z 0€s'L 020t 0ls ss¢ 0

. ;o
< N - b

RN\ r.—

SN AN TINOLAVIO T

pueT joenuon by E
Auadoud 108lgng
-AN3O3T

INVOVA- A

QAVAINIA - NIA

QdVHOYO - OdO

d0Odd d13id4 - o4

JON3AISTS ATINYL JTONIS - #4S

[e|'ELRER
%
.
<.
N
S'6l ov ov
148 (174 L4S
b}~ o] NIA NIA
JONINT4NI 40 FHFHAS ¥FIMOA
NOSY3443r . L
89.¢ VV

dVIN 3SN ANV ONLLSIX3




EXHIBIT 5

SH

nAw

2duanjuj Jo saiayds

AeI3AQ JOpLIO) [eLASNpUY|

el

[

ALA340M4 194rans ——




EXHIBIT 6

SECTION 816

"AE" EXCLUSIVE AGRICULTURAL DISTRICT

The "AE" District is intended to be an exclusive district for agriculture and for those uses which are
necessary and an integral part of the agricultural operation. This district is intended to protect the
general welfare of the agricultural community from encroachments of non-related agricultural uses
which by their nature would be injurious to the physical and economic well-being of the agricultural
district.

The "AE" District shall be accompanied by an acreage designation which establishes the minimum
size lot that may be created within the District. Acreage designations of 640, 320, 160, 80, 40, 20, 5
are provided for this purpose. Parcel size regulation is deemed necessary to carry out the intent of
this District.

(Amended by Ord. 490.38 adopted 11-21-67)

SECTION 816.1 - USES PERMITTED

The following uses shall be permitted in the “AE” Districts, except as otherwise provided in Subsection
K of Section 816.2 for Interstate Interchange Impact Areas. All uses shall be subject to the Property
Development Standards in Section 816.5.

(Amended by Ord. 490.95 adopted 11-27-73; Ord. 490.174 re-adopted 5-8-79)

A.  The maintaining, breeding, and raising of livestock of all kinds, except as provided in Sections
816.2 and 816.3.
(Amended by Ord. 490.117 adopted 10-5-76; Ord. T-038-306 adopted 5-22-90)

B. The maintaining, breeding, and raising of poultry of all kinds, subject to the provisions of Section
868.
(Added by Ord. T-038-306 adopted 5-22-90)

C. The raising of tree, vine, field, forage, and other plant life crops of all kinds.
(Amended by Ord. T-077-352, adopted 3-2-04)

D. One family dwellings and accessory buildings and farm buildings of all kinds, when located upon
farms and occupied or used by the owner, farm tenant or other persons employed thereon or the
non-paying guests thereof; provided, however, that a residence once constructed and used for
one of the foregoing uses, and no longer required for such use shall acquire a nonconforming
status and may be rented for residential purposes without restriction.

E. Home Occupations, Class I, subject to the provisions of Section 855-N.
(Amended by Ord. T-288 adopted 2-25-86)

F.  The harvesting, curing, processing, packaging, packing, shipping, and selling of agricultural
products produced upon the premises, subject to the provisions of 855-N.32.
(Amended by Ord. T-077-352, adopted 3-2-04)

G. When carried on as a clearly secondary occupation in conjunction with a bona fide agricultural
operation, where no more than ten (10) percent of the total land is used and where no more than
three (3) persons other than the owner are employed in such activities, and which are owned
and operated by the owner or occupant of the premises, any of the following uses:
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1. The manufacturing, maintenance, repair, servicing, storage, sale or rental of agricultural
machinery, implements and equipment of all kinds.

2. The manufacture, storage or sale of farm supplies of all kinds, including but not limited to
fertilizers, agricultural minerals and insecticides.

3.  The transportation of agricultural products, supplies or equipment together with the
maintenance, storage, repair and servicing of the necessary trucks and equipment
therefor.

4.  Horticultural and landscaping services, when operated in conjunction with horticultural
nurseries.
(Added by Ord. 490.65 adopted 8-4-70)

The maintenance of temporary and permanent farm labor camps when carried on as a
secondary function in conjunction with a bona fide agricultural operation. The density standards
of Section 816.5-C shall not apply.

(Amended by Ord. 490.31 adopted 10-11-66)

The use, storage, repair and maintenance of tractors, scrapers, and land leveling and
development equipment when operated in conjunction with, or as part of, a bona fide agricultural
operation.

(Amended by Ord. 490.117 adopted 10-5-76)

Apiaries and honey extraction plants subject to the provisions of Section 855-N.

Signs, subject to the provisions of Section 816.5-K.

Temporary or permanent telephone booths.

Storage of petroleum products for use by the occupants of the premises but not for resale or
distribution.

Trailer house occupancy consisting of one or more trailers, subject to the provisions of Section
856 and 816.1-C.
(Amended by Ord. 490.18 adopted 12-29-64; Ord. 490.81 adopted 10-24-72)

Breeding and personal kennels.
(Added by Ord. 490.36 adopted 7-25-67)

Historic and monument sites.
(Added by Ord. 490.117 adopted 10-5-76)

Water-well drilling or pump installation service.
(Added by Ord. 490.117 adopted 10-5-76; amended by Ord. 490.157 adopted 9-19-78)

Welding and blacksmith shops and farm equipment and machinery sales, rental storage, and

maintenance facilities when in conjunction with welding and blacksmith shops.
(Added by Ord. 490.117 adopted 10-5-76)
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Value-added agricultural uses and facilities subject to the provisions of Section 855-N.32 and
Section 874.
(Added by Ord. T-077-352, adopted 3-2-04)

Agricultural tourism uses subject to the provisions of Section 855-N.
(Added by Ord. T-078-353, adopted 12-7-04)
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EXHIBIT 7

Uses Proposed to be Allowed Under the M-2(c) Zone District With Approval
of Amendment Application No. 3768

Uses permitted “by right” shall be limited to:

Baled cotton storage
Building materials

Used materials yard
Microwave relay structures
Advertising structures

Caretaker’s residence, which may include an office for the permitted industrial
use

Farm equipment sales and service

Signs, subject to the provisions of Section 843.5-K
Commercial grain elevators

Stone monument works

Storage yards consisting of a contractor’s storage yard
Agricultural uses

Communication equipment buildings

Electric transmission substations

Public utility service yards with incidental buildings
Electric distribution substations

Temporary or permanent telephone booths

Water pump stations
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SECTION 844.1 - USES PERMITTED

The following uses (in bold) shall be permitted in the "M-2" District. All uses shall be
subject to the Property Development Standards in Section 844.5.

A——Alluses-permitted-in-the"M-1"District-Section-843-1- (See Attached M-1 Sheet)

B. Baled cotton storage.
C. Building materials.
D— Cotton-compress.

E. Used materials yards.

G. Microwave relay Structures
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SECTION 843.1 — USES PERMITTED

The following uses (in bold) shall be permitted in the "M-1" District. All uses shall be
subject to the Property Development Standards in Section 843.5.

A RELATED USES

1. Advertising structures.

66— Banks-

7. Caretaker's residence, which may include an office for the permitted
industrial use.
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C. MANUFACTURING
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47— Rubber-and-metal-stamps-
18— Shoes-
19. Stone monument works.

20. Storage yards:

a. Contractors storage yard.

b—Draying-and-freight-yard:
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1.

2.

OTHER USES

Agricultural uses.
Communication equipment buildings.

Electric transmission substations.

Public utility service yards with incidental buildings.

Electric distribution substations.
Temporary or permanent telephone booths.

Water pump stations.
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EXHIBIT 8
County of Fresno

DEPARTMENT OF PUBLIC WORKS AND PLANNING
STEVEN E. WHITE, INTERIM DIRECTOR

EVALUATION OF ENVIRONMENTAL IMPACTS

APPLICANT: Boghosian Family Trust

APPLICATION NOS.: Initial Study Application No. 5737 and Amendment

Application No. 3768

DESCRIPTION: Allow the rezoning of a 39.09-acre parcel from the existing

AE-20 (Exclusive Agricultural, 20-acre minimum parcel size)
Zone District to an M-2(c) (General Industrial, Conditional)
Zone District to allow limited general and light industrial uses
as requested by the Applicant.

LOCATION: The property is located on the south side of Lincoln Avenue

approximately 1,231 feet east of S. Clovis Avenue and 2,616
feet north of the nearest city limits of the City of Fowler (5639
E. Lincoln Ave., Fowler, CA) (SUP. DIST. 4) (APN 340-100-
15).

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

B. Would the project substantially damage scenic resources, including, but not limited to,

trees, rock outcroppings, and historic buildings within a State scenic highway?
FINDING: NO IMPACT:

The subject property is currently planted in vineyard and is located within an agricultural
area. No scenic vistas or scenic resources including trees, rock outcroppings, or
historic buildings were identified on or near the property. The property is located along
Lincoln Avenue which is not designated as Scenic Highway in the County General Plan.
The property is located 3,895 feet from Highway 99. The project will have no impact
scenic resources.

. Would the project substantially degrade the existing visual character or quality of the

site and its surroundings?

FINDING: LESS THAN SIGNIFICANT IMPACT:

DEVELOPMENT SERVICES DIVISION
2220 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 600-4497 / 600-4022 / 600-4540 / FAX 600-4200
The County of Fre ' T "7 rtunity Employer
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The subject proposal involves rezone of a 39.09-acre parcel from an AE-20 Zone
District to an M-2(c) (General Industrial, Conditional) Zone District to allow, in the future,
limited by-right industrial uses in the M-2 Zone District through Site Plan Review.

The “M-2” District is a general industrial district. It is intended to provide for the
establishment of industrial uses essential to the development of a balanced economic
base and includes uses allowed in the M-1 Zone District. The “M-1" District is a light
manufacturing district intended to provide for the development of industrial uses which
are in already processed form and which do not in their maintenance, assembly,
manufacture or plant operation create smoke, gas, odor, dust, sound, vibration, soot or
lighting to any degree which might be obnoxious or offensive to those residing in the
area. The subject proposal would allow limited by-right industrial uses on the property
that are least intensive in terms of generating traffic, odor, dust and sound compared to
other by-right uses in the M-2 Zone District. Therefore, it is expected that the
conditional rezone of the subject property from the AE-20 Zone District to an M-2 Zone
District will have less impact on the surrounding land uses based on the uses proposed
by this application.

The subject parcel is currently planted in vineyard with no improvements. Surrounding
parcels contain field crops and orchards with single-family residences. The nearest
single-family residences are located approximately 350 feet to the north and 530 feet to
the west, and the existing industrial developments within Golden State Industrial
Corridor are located approximately 2,292 feet to the west of the subject property. Visual
impacts on the nearby residential development will be reduced to less than significant
levels by adherence to General Plan Policy LU-F.31 which requires that all industrial
uses located adjacent to planned non-industrial areas or roads carrying significant non-
industrial traffic shall be designed with landscaping and setbacks comparable to the
non-industrial areas. Landscaping and setback considerations to be phased with site
development will be included as a Condition of Approval to address aesthetic
incompatibilities with surrounding agricultural uses through mandatory Site Plan
Review.

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

FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION INCORPORATED:

The subject application involves no development and therefore no lighting
impacts will result from this proposal. However, development of the uses
proposed by this application could result in the creation of new sources of light
and glare in the area and would be subject to Section 855-1.3.d. of the Zoning
Ordinance, which requires outdoor lighting to be hooded and so arranged and
controlled so as not to cause a nuisance either to highway traffic or the living
environment. This requirement will be included as a mitigation measure and be
addressed through Site Plan Review.

*  Mitigation Measure
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1. All outdoor lighting associated with development of industrial uses on the site
shall be hooded and directed downward so as to not shine toward adjacent
property and public streets.

[I. AGRICULTURAL AND FORESTRY RESOURCES

A.

Would the project convert prime or unique farmlands or farmland of state-wide
importance to non-agricultural use; or

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

or

. Would the project conflict with existing zoning for or cause rezoning of forest land,

timberland, or timberland zoned Timberland Production; or

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

forest use; or

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

The subject property is not forest land or timberland. Designated as Prime Farmland in
the 2010 Fresno County Important Farmland Map, the property is not subject to a
Williamson Act Land Conservation Contract. Adjoining cultivated farmland to the north,
south, east, and west are also designated as Prime Farmland in the 2010 Fresno
County Important Farmland Map.

The subject property is zoned AE-20 (Exclusive Agricultural, 20-acre minimum parcel
size) in the County Zoning Ordinance and is designated Industrial within the Golden
State Industrial Corridor. The proposed rezoning from the AE-20 Zone District to an M-
2(c) (General Industrial, Conditional) Zone District is compatible with the industrial
designation.

General Plan Policy LU-A.1 requires that the County shall maintain agriculturally-related
areas for agriculture uses and shall direct urban growth closer to areas where public
facilities and infrastructures are available. Policy LU-A.12 requires that the County shall
protect agricultural activities from encroachment of incompatible land uses. Although
challenges related to these Policies do exist for this application in that the project site is
designated as prime farmland and is situated away from urban services, loss of farm
land due to the proposed rezoning from agricultural to industrial has not been
determined to be a significant and unavoidable impact. More important, the property is
located within the Golden State Industrial Corridor which was established to permit
industrial development. All agricultural lands within the Industrial Corridor are either
already built or planned for, and are to be built with industrial uses in the future. Section
X Land Use and Planning has additional discussion regarding General Plan Policies.
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The potential impact of the proposed rezone to farming operations in the area will be
limited. The proposal would allow limited by-right general industrial and light
manufacturing uses in the M-2 Zone District, some of which will be supportive of
agriculture. The proposed uses, which mainly includes storage and transportation of
farm products, are not only incidental to farming operations in the area, but also similar
to the uses that currently exist on the properties to the west within the Golden State
Industrial Corridor.

The Fresno County Department of Agriculture reviewed the proposal and indicated that
rezone of the subject parcel will encourage industrial development on the surrounding
parcels. As noted above, the subject parcel is located within the Golden State Industrial
Corridor which allows Industrial developments on agricultural land, subject to rezoning.
Rezoning of any agricultural land outside the boundaries of the Industrial Corridor is
discouraged by the County General Plan and will not be impacted by this proposal.

lll. AIR QUALITY

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

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

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

D. Would the project expose sensitive receptors to substantial pollutant concentrations?
FINDING: LESS THAN SIGNIFICANT IMPACT WITH MITIGATION INCORPORATED:

The San Joaquin Valley Air Pollution Control District (Air District) reviewed the proposal
and indicated that while the proposed rezone would not have an impact on the air
quality, future development of the proposed industrial uses would have adverse impact
on air quality. The significance of those impacts, however, cannot be determined at this
time. Therefore, the District requested further environmental review, including
assessment of criteria pollutant emissions. Staff notes that only a limited number of
uses are proposed with this rezoning.

The Air District also indicates that future development projects shall be subject to
District Rule 9510 (Indirect Source Review) if upon full build-out development would
include 25,000 square feet of light industrial space and 100,000 square feet of heavy
industrial space. If the subject proposal constitutes the last discretionary approval by
the County for the uses proposed, demonstration of compliance with District Rule 9510,
including payment of all applicable fees before issuance of first building permit, shall be
made a condition of project approval.
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Given the uses proposed by this application are by-right uses in the M-2 Zone District
requiring no discretionary approval, the following Mitigation Measure would ensure
compliance with District Rule 9510 through mandatory Site Plan Review prior to site
development.

*  Mitigation Measure:

1. For all the uses proposed by this application, consultation with the San Joaquin
Valley Air Pollution Control District (Air District) shall occur through the
mandatory Site Plan Review process to determine if and when an Air Impact
Assessment for District Rule 9510 will be completed for the development, and to
determine the applicability of any mandatory requirements or regulations
administered through the Air District.

The individual development projects may also be subject to the following District rules:
District Regulation VIII (Fugitive PM10 Prohibitions), Rule 4102 (Nuisance), Rule 4601
(Architectural Coatings) and Rule 4641 (Cutback, Slow Cure and Emulsified Asphalt
Paving and Maintenance Operations).

E. Would the project create objectionable odors affecting a substantial number of people?
FINDING: NO IMPACT:
No such impacts were identified by the San Joaquin Valley Air Pollution Control District.
IV. BIOLOGICAL RESOURCES

A. Would the project have a substantial adverse effect, either directly or through habitat
modifications, on any candidate, sensitive, or special-status species; or

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

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

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

FINDING: NO IMPACT:

Approximately 38.09 acres of the subject property are planted in vineyard, while the
remaining one acre lies vacant and unfarmed. The property has been actively farmed
over the years and contains no improvements and no water channels. Therefore, it is
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unlikely that any wildlife species, including fish and rare or endangered plants, are
present on the property.

This proposal was routed to the U.S. Fish and Wildlife Service (USFWS) and the
California Department of Fish and Wildlife (CDFW) for review and comments. No
concerns were expressed by either agency. Therefore, no impacts were identified in
regard to: 1) any candidate, sensitive, or special-status species; 2) any riparian habitat
or other sensitive natural community identified in local or regional plans, policies,
regulations, or by CDFW or USFWS; 3) federally-protected wetlands as defined by
Section 404 of the Clean Water Act; or 4) the movement of any native resident or
migratory fish or wildlife species, established native resident or migratory wildlife
corridors, or native wildlife nursery sites.

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

. Would the project Conflict with the provisions of an adopted Habitat Conservation Plan,

Natural Community Conservation Plan, or other approved local regional, or state habitat
conservation plan?

FINDING: NO IMPACT:

The proposed project does not conflict with any local policies or ordinances protecting
biological resources. The project site is not located in an area subject to a Habitat
Conservation Plan, Natural Community Conservation Plan, or other approved local
regional or state habitat conservation plan.

V. CULTURAL RESOURCES

A

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

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

. Would the project directly or indirectly destroy a unique paleontological resource or site

or unique geologic feature; or

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

cemeteries?

FINDING: NO IMPACT:

The subject parcel is not located in an area designated to be highly or moderately
sensitive for archeological resources and has been disturbed by agricultural uses. No
impact on historical, archeological, or paleontological resources would result from this
proposal.
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E. Would the project cause a substantial adverse change in the significance of a tribal
cultural resource as defined in Public Resources Code Section 210747

FINDING: NO IMPACT:

The project will have no impact on tribal cultural resources as defined in Public
Resources Code Section 21074.

VI. GEOLOGY AND SOILS

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

1. Rupture of a known earthquake; or
2. Strong seismic ground shaking; or
3. Seismic-related ground failure, including liquefaction; or
4. Landslides?
FINDING: NO IMPACT:
The project site is not located near a known fault line or an area of known landslide
hazard according to the Figures 9-2 and 9-6 of the Fresno County General Plan
Background Report.

B. Would the project result in substantial erosion or loss of topsoil?
FINDING: LESS THAN SIGNIFICANT IMPACT:
The subject proposal will not result in substantial erosion or loss of topsoil. Any site
grading and drainage associated with future development of the property will adhere to
the Grading and Drainage Sections of the County Ordinance Code through subsequent

Site Plan Review.

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

FINDING: NO IMPACT:

The project site is not located in an area subject to landslide hazards or subsidence
according to Figure 9-6 of the Fresno County General Plan Background Report.

D. Would the project be located on expansive soils, creating substantial risks to life or
property?
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FINDING: NO IMPACT:

According to Figure 7-1 of the Fresno County General Plan Background Report, the
project site is not located in area with soils exhibiting moderately high to high expansion
potential.

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

No community sewer and water services are available to the property at this time. The
property is located within the Sphere of Influence of the Selma-Kingsburg-Fowler
Sanitation District (SKFSD). According to SKFSD, the property is not contiguous to the
District boundaries and there is no accessible public sewer within 200 feet of the parcel.

The Fresno County Public Health Department, Environmental Health Division (Health
Department) reviewed the proposal and requires that only low-water uses and uses that
generate small amounts of liquid waste shall be permitted until the property is served by
a community sewer and water system or adequate information is submitted to the
Health Department to demonstrate that the property can accommodate higher volumes
of liquid wastes. This will be included as a Condition of Approval.

Furthermore: 1) the applicant consider having the existing septic tank pumped and have
the tank and seepage pit(s) and/or leach lines (septic system repair seepage pit
installed in 1972) evaluated by an appropriately-licensed contractor if they have not
been serviced and/or maintained within the last five years to allow possible repairs,
additions, or require the proper destruction of the system; and 2) future use of the septic
system should require an evaluation of the existing system for adequacy to serve the
proposed uses. These requirements will be included as Project Notes.

VIl. GREENHOUSE GAS EMISSIONS

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

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

The subject rezone from an AE-20 Zone District to a conditional M-2 Zone District will
have no impact on the air quality.

However, the future development proposals may have impacts on greenhouse gas
emission. Therefore, additional review and greenhouse gas emissions determination by
the Air District will be required and conducted through Site Plan Review prior to site
development as noted in Section Ill. A. B. C. D. Air Quality.
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VIIl. HAZARDS AND HAZARDOUS MATERIALS

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

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

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

The Fresno County Public Health Department, Environmental Health Division (Health
Department) reviewed the project and requires that: 1) future tenants proposing to use
and/or store hazardous materials and/or hazardous wastes shall meet the requirements
set forth in the California Health and Safety Code (HSC), Division 20, Chapter 6.95, and
the California Code of Regulations (CCR), Title 22, Division 4.5; 2) any business that
handles a hazardous material or hazardous waste may be required to submit a
Hazardous Materials Business Plan pursuant to the California Health and Safety Code
(HSC), Division 20, Chapter 6.95, Section 25507; 3) future tenants shall be advised of
the State of California Public Resources Code, Division 30; Waste Management,
Chapter 16; Waste Tire Facilities, Chapter 19; and Waste Tire Haulers, which may
require the Owner/Operator to obtain a permit from the California Department of
Resources Recycling and Recovery (CalRecycle); and 4) future tenants may be
required to obtain a Medical Waste Permit from the California Department of Health
Services, Medical Waste Management Program. These will be included as Project
Notes.

The project is not located within one quarter-mile of a school. The nearest school,
Fowler High School, is approximately 1.32 miles southeast of the proposal.

D. Would the project be located on a hazardous materials site?
FINDING: NO IMPACT:
The project site is not a hazardous materials site.

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

residing or working in the project area; or

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

FINDING: NO IMPACT:
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The project site is not located within an airport land use plan area, within two miles of a
public use airport, or in the vicinity of a private airstrip.

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

FINDING: NO IMPACT:

The project will not impair implementation or physically interfere with an adopted
emergency response plan.

H. Would the project expose people or structures to a significant risk of loss, injury or death
involving wildland fires, including where wildlands are adjacent to urbanized areas or
where residences are intermixed with wildlands?

FINDING: NO IMPACT:

The project site is not within a wildland fire area. The Fresno County Fire Protection
District reviewed the proposal and expressed no concerns with the project.

IX. HYDROLOGY AND WATER QUALITY

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

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

The Fresno County Department of Public Health, Environmental Health Division,
reviewed the proposal and requires that: 1) in an effort to protect groundwater, all water
wells and septic systems that have been abandoned within the project area shall be
properly destroyed by an appropriately-licensed contractor; 2) prior to destruction of
agricultural wells, a sample of the uppermost fluid in the well column shall be checked
for lubricating oil; and 3) should lubricating oil be found in the well, the oil shall be
removed from the well prior to placement of fill material for destruction. These will be
included as Project Notes.

The Regional Water Quality Control Board, Central Valley Region and State Water
Resources Control Board (SWRCB), Division of Drinking Water (DDW) also reviewed
the proposal and expressed no water quality concerns related to the future development
proposals.

B. Would the project substantially deplete groundwater supplies or interfere substantially

with groundwater recharge so that there would be a net deficit in aquifer volume or a
lowering of the local groundwater table?
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FINDING: LESS THAN SIGNIFICANT IMPACT:

The subject property is not located in a water-short area. The Water/Geology/Natural
Resources Section of the Fresno County Department of Public Works and Planning
expressed no concerns relating to water availability and sustainability for future
development proposals. As noted above in Section VI. E. Geology and Sails, the
project will be limited to only low-water uses and uses that generate small amounts of
liquid waste. The project will have a less than significant impact on ground water
resources.

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

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

No stream or river is located on or near the subject property. According to the Fresno
Irrigation District (FID) a privately-owned canal known as Wilkins Canal No. 236 runs
along the easterly edge of the subject property. Prior to any development near the
Canal, consultation with FID will be required. This will be included as a Condition of
Approval.

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

Future development proposals allowed by this application will not cause significant
changes in the absorption rates, drainage patterns, or the rate and amount of surface
run-off with adherence to the mandatory construction practices contained in the Grading
and Drainage Sections of the County Ordinance Code. Site drainage requirements
appropriate to the proposed uses will be addressed through subsequent Site Plan
Review.

. Would the project otherwise substantially degrade water quality?
FINDING: NO IMPACT:

See discussion in IX. A. above.

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

FINDING: NO IMPACT:
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No housing is proposed with this application.

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

According to FEMA FIRM Panel 2139H, the southwest portion of the property is within
Flood Zone A, subject to flooding from the 100-year storm. No net import of fill shall be
allowed within the flood zone, and any work within the designated Flood Zone shall
conform to provisions established in Chapter 15.48 Flood Hazard Areas of the Fresno
County Ordinance. This will be included as a Project Note.

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

J. Would the project cause inundation by seiche, tsunami or mudflow?
FINDING: NO IMPACT:

The subject site is not prone to a seiche, tsunami or mudflow, nor is the project
exposed to potential levee or dam failure.

X. LAND USE AND PLANNING
A. Will the project physically divide an established community?
FINDING: NO IMPACT:

The project will not physically divide a community. The project site is located
approximately 2,616 feet north of the City of Fowler.

B. Will the project conflict with any Land Use Plan, policy or regulation of an agency with
jurisdiction over the project?

FINDING: LESS THAN SIGNIFICANT NO IMPACT:

The subject property is located within the Golden State Industrial Corridor in the County
General Plan and is designated Industrial. Likewise, the property is zoned AE-20
(Exclusive Agricultural, 20-acre minimum parcel size) district in the County Zoning
Ordinance and is located within the City of Fowler Sphere of Influence. The subject
proposal would rezone the property from the AE-20 Zone District to the M-2(c) (General
Industrial, Conditional) Zone District to allow for limited general industrial and light
industrial uses on the property consisting of baled cotton storage, building materials,
used materials and contractor’s storage yard, public utility service yards, microwave
relay structures, advertising structures and signs, caretaker’s residence, farm
equipment sales and service, commercial grain elevators, stone monument works,
agricultural uses, communication equipment buildings, electric transmission and
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distribution substations, telephone booths, and water pump stations. The following
General Plan policies apply to the project:

Policy LU-A.1 requires that the County shall maintain agriculturally-related areas for
agriculture uses and shall direct urban growth closer to areas where public facilities and
infrastructures are available.

The subject 39.09-acre project site is designated as Prime Farmland in the 2010 Fresno
County Important Farmland Map and regularly cultivated. Loss of 39.09 acres prime
farmland due to the proposed rezone from agricultural to industrial was not determined
to be a significant as the property is within the Golden State Industrial Corridor
exclusively established for industrial developments. All agricultural land within the
Industrial Corridor, including the subject property, are planned for and are to be built
with industrial uses with public utilities eventually provided by Selma-Kingsburg-Fowler
Sanitation District (SKFSD) and the City of Fowler.

Policy LU-A.12 requires that agricultural activities be protected from encroachment of
incompatible uses. The subject proposal is located within the Golden State Industrial
Corridor and is compatible with the industrial designation. Any buffering such as
landscaping or walls necessary for subsequent uses proposed by this application will be
addressed through mandatory Site Plan Review.

Policy LU-F.29, criteria a. b. ¢ .d. states that the County may approve rezoning requests
and discretionary permits for new industrial developments subject to the following
criteria: a) operational measures or specialized equipment to protect public health and
safety and to reduce adverse impact of noise, odor, vibration, smoke, smoke, heat and
glare, and other pollutants on abutting properties; b) provisions of adequate off-street
parking; ¢) maintenance of non-objectionable use areas adjacent to or surrounding the
use in order to isolate the use from the abutting properties; and d) limitations on the use
size, time of operation or length of permits.

This proposal would allow limited and least intensive by-right industrial uses in the M-2
Zone District that are incidental to the farming operations, and that are expected to
produce the least amount of noise, odor, vibration, smoke, heat and glare to impact the
surrounding farmlands with single-family dwellings. The uses proposed by this
application will adhere to the M-2 Zone District property development standards
(parking, etc.) and will be analyzed against these standards during mandatory Site Plan
Review.

Policy LU-F.30 states that the County shall generally require community sewer and
water services for industrial development. Though currently unavailable, the property is
likely to be connected with Selma-Kingsburg-Fowler Sanitation District sewer facilities
and City of Fowler water facilities in the future. Until that occurs, a condition of approval
included in Section VI. E. of this analysis would allow only low-water uses on the
property and uses that generate only small amounts of liquid waste unless adequate
information is submitted to the Fresno County Department of Public Health and
Department of Public Works & Planning to demonstrate that the property can
accommodate higher volumes of liquid wastes.
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Policy LU-F.36 states that the County may approve rezoning within the Golden State
Industrial Corridor subject to the following criteria: a) a proposal for development within
a city’s sphere of influence shall be referred to the appropriate city and sanitation district
for annexation; b) all applications for industrial development within a city’s sphere of
influence shall be referred to that city for review and recommendation; c): the county
may approve the zoning where a sanitation district determines to provide service or the
County Health Officer and/or State Water Resources Control Board, Division of Drinking
Water determines that service is necessary; d) properties lying easterly of the Southern
Pacific railroad shall be designed to provide railroad spur access or provide for future
railroad extensions; and e) where proposed industrial zoning or development is adjacent
to existing non-industrial uses, policies contained in LU-F.29 a, b, ¢, and d shall apply.

Regarding criteria a, b and ¢, the subject property is within the Sphere of Influence of
the City of Fowler and Selma-Kingsburg-Fowler Sanitation District (SKFSD). The
project was referred to the City for possible annexation, but was released for
development in the County on November 6, 2006. The property is not contiguous to the
SKFSD boundaries, or within 200 feet of the accessible public sewer, or located near
City of Fowler water facilities. For those reasons, the property development will be
limited to the uses that generate small amounts of liquid waste until such time the
property is served by community sewer and water systems. Further, the property is
being conditioned to a limited number of uses. Regarding Criteria d, design of the
future development proposals may include railroad spur access or provide for future
railroad extension. Regarding Criteria e, the proposal meets Policy LU-F.29 a, b, ¢, and
d. as discussed above.

Policy LU-G.14 states that the county shall not approve any discretionary permit for new
urban development within a city’s sphere of influence unless the development proposal
has first been referred to the city for consideration of possible annexation and provisions
of any applicable city/county memorandum of understanding.

As noted above, the subject property is within the City of Fowler Sphere of Influence
(SOI). In accordance with the subject policy and the Memorandum of Understanding
(MOU) between the County and the City of Fowler, the project was referred to the City
of Fowler for possible annexation. The City released the project to the County for
processing on November 6, 2006 citing development of the parcel may be premature
and other land in the Williamson Act Contract prohibits annexation and logical, efficient
growth of industrial uses. However, in order to protect public health, safety and general
welfare, the City recommends that the property development be consistent with the City
of Fowler standards, that the Applicant sign an agreement to annex to the City when
feasible, and that the City review all site plans and land use approval. Regarding City
comments, the County policy does not require the Applicant to sign a no-objection
agreement for future annexation of the property with the city. However, prior to site
development, all individual development proposals allowed by this application and that
require Site Plan Review will be routed to the City for review and comments.

Policy PF-C.17 states that prior to consideration of any discretionary project related to
land use, the County shall undertake a water supply evaluation, including
determinations of water supply adequacy, impact on other water users in the County,
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and water sustainability. The subject property is not located in a water-short area. The
Water/Geology/Natural Resources Section of the Fresno County Department of Public
Works and Planning reviewed the proposal and expressed no water-related concerns
with the project.

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

Community Conservation Plan?
FINDING: NO IMPACT:

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

XI. MINERAL RESOURCES

A.

B.

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

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

FINDING: NO IMPACT:

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

Xll. NOISE

A.

B.

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

Would the project result in exposure of people to or generate excessive ground-borne
vibration or ground-borne noise levels; or

. Would the project cause a substantial permanent increase in ambient noise levels in the

project vicinity; or

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

FINDING: NO IMPACT:
The Fresno County Department of Public Health, Environmental Health Division
reviewed the proposal and expressed no concerns related to noise for the uses

proposed by this application.

Would the project expose people to excessive noise levels associated with a location
near an airport or a private airstrip; or
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F. For a project within the vicinity of a private airstrip, would the project expose people
residing or working in the project area to excessive noise levels?

FINDING: NO IMPACT:
See discussion in Section VIII. E. F. above.
XIll. POPULATION AND HOUSING
A. Would the project induce substantial population growth either directly or indirectly; or
B. Would the project displace substantial numbers of existing housing; or

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

FINDING: NO IMPACT:

The project will not result in an increase of housing, nor will it otherwise induce
population growth.

XIV. PUBLIC SERVICES

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

1. Fire protection?

FINDING: NO IMPACT:

The Fresno County Fire Protection District (Cal Fire) reviewed the proposal and
expressed no concerns with the project. Fire protection requirements for the uses
proposed by this application will be addressed through mandatory Site Plan Review.
2. Police protection; or

3. Schools; or

4. Parks; or

5. Other public facilities?

FINDING: NO IMPACT:

The project will not impact police protection, schools, parks or other public facilities.

XV. RECREATION
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A. Would the project increase the use of existing neighborhood and regional parks; or
B. Would the project require the construction of or expansion of recreational facilities?
FINDING: NO IMPACT:
No such impacts were identified in the project analysis.
XVI. TRANSPORTATION/TRAFFIC

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

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

FINDING: LESS THAN SIGNIFICANT IMPACT:

The Design Division of the Department of Public Works and Planning and the California
Department of Transportation reviewed the proposal and stated that the proposed uses
are not anticipated to generate a significant number of trips and required no Traffic
Impact Study for the project. No other concerns were expressed by either agency. The
project will have a less than significant impact on County or State roadways.

C. Would the project result in a change in air traffic patterns?

FINDING: NO IMPACT:

The project will not result in a change in air traffic patterns.
D. Would the project substantially increase traffic hazards due to design features; or
E. Would the project result in inadequate emergency access?

FINDING: NO IMPACT:

The project site fronts Lincoln Avenue which is a local road with an existing 25 feet of
right-of-way south of the section line.

The subject application involves no development, although subsequent development
could occur with approval. Any issue related to traffic hazards due to design features,
including emergency access requirement for the future development projects, will be
addressed through subsequent Site Plan Review.

According to the Development Engineering Section of the Department of Public Works
and Planning, an encroachment Permit shall be obtained from Road Maintenance and
Operations Division of the Department of Public Works and Planning for any work done
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within the right-of-way to construct a new driveway or improve an existing driveway.
This requirement will be addressed through Site Plan Review.

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

FINDING: NO IMPACT:
The project will not conflict with any adopted transportation plans.
XVII. UTILITIES AND SERVICE SYSTEMS

A. Would the project exceed wastewater treatment requirements?

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

FINDING: LESS THAN SIGNIFICANT IMPACT:
See discussion in Section VI. E. Geology and Soils.

C. Would the project require or result in the construction or expansion of new storm water
drainage facilities?

FINDING: LESS THAN SIGNIFICANT IMPACT:
See discussion in Section IX. E Hydrology and Water Quality.

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

FINDING: LESS THAN SIGNIFICANT IMPACT:
See discussion in Section IX. B. Hydrology and Water Quality.

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

FINDING: LESS THAN SIGNIFICANT IMPACT:
See discussion in Section VI. E. Geology and Soils.
F. Would the project be served by a landfill with sufficient permitted capacity; or

G. Would the project comply with federal, state and local statutes and regulations related to
solid waste?
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FINDING: NO IMPACT:
No impacts on solid waste were identified in the analysis of this proposal.
XVIII. MANDATORY FINDINGS OF SIGNIFICANCE

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

FINDING: NO IMPACT:
The project will have no impact on sensitive biological or cultural resources.

B. Does the project have impacts that are individually limited, but cumulatively
considerable?

FINDING: LESS THAN SIGNIFICANT IMPACT:

The project will adhere to the permitting requirements and rules and regulations set
forth by the Fresno County Grading and Drainage Ordinance, San Joaquin Air Pollution
Control District, and California Code of Regulations Fire Code. No cumulatively
considerable impacts were identified in the analysis other than aesthetics and air
quality. These impacts will be addressed with the mitigation measures discussed in
Section I. D., and Section lll. A. B. C. D. of this analysis.

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

FINDING: NO IMPACT:

No substantial impacts on human beings, either directly or indirectly, were identified in
the analysis.

CONCLUSION/SUMMARY

Based upon Initial Study Application No. 5737 prepared for Amendment Application No. 3768,
staff has concluded that the project will not have a significant effect on the environment. It has
been determined that there would be no impacts to biological resources, cultural resources,
mineral resources, noise, population and housing, public services or recreation.

Potential impacts related to agricultural and forestry resources, geology and soils, greenhouse
gas emissions, hazards and hazardous materials, hydrology and water quality, land use and
planning, transportation/traffic and utilities and service systems have been determined to be
less than significant.
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Potential impacts to aesthetics and air quality have been determined to be less than significant
with the identified mitigation measure.

A Mitigated Negative Declaration is recommended and is subject to approval by the decision-

making body. The Initial Study is available for review at 2220 Tulare Street, Suite A, Street
Level, located on the southeast corner of Tulare and “M” Street, Fresno, California.
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