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DEPARTMENT OF PUBLIC WORKS AND PLANNING 
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Planning Commission Staff Report 
Agenda Item No. 6 
June 11, 2020 
SUBJECT: Unclassified Conditional Use Permit Application No. 3674 

Amend Unclassified Conditional Use Permit Application No. 3028 
and master plan for the Interstate Freeway Commercial 
Development to allow expansion of a travel center on a 38.01-acre 
parcel in the AE-40 (Exclusive Agricultural, 40-acre minimum 
parcel size) Zone District.   

LOCATION: The project site is located at the southwest corner of Interstate 5 
and State Route 269 (Lassen Avenue), approximately eight miles 
southeast of the nearest city limits of the City of Coalinga (44779 
South Lassen Avenue, Huron, CA) (Sup. Dist. 4) (APN 085-130-
26S). 

OWNER:  Interstate 5 Travel Center, Inc. 
APPLICANT:  Pilot Travel Centers, LLC. 

STAFF CONTACT: Thomas Kobayashi, Planner 
(559) 600-4224

Marianne Mollring, Senior Planner 
(559) 600-4569

RECOMMENDATION: 

• Adopt the Addendum prepared for Initial Study (IS) Application No. 4795;

• Approve Unclassified Conditional Use Permit Application No. 3674 with recommended
Findings and Conditions; and

• Direct the Secretary to prepare a Resolution documenting the Commission’s action.
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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. Master/Site Plans, Elevations, and Floor Plans

6. Applicant’s Operational Statement

7. Addendum and Summary of Initial Study Application No. 4795

8. Conditional Use Permit Application No. 3028 Resolution and Mitigation Monitoring,
Conditions of Approval and Project Notes

SITE DEVELOPMENT AND OPERATIONAL INFORMATION: 

Criteria Existing Proposed 
General Plan Designation Westside Rangeland / Minor 

Commercial Center 
No change 

Zoning AE-40 (Exclusive Agricultural, 40-
acre minimum parcel size) Zone 
District 

No change 

Parcel Size 38.01 acres No change 

Project Site Portion of the 38.01-acre parcel 
improved with a travel center 
including two fuel canopies 

Expansion of existing 
travel center including 
expansion of diesel fuel 
canopy and addition of an 
above ground tank farm 

Structural Improvements Travel center including a 
commercial building, two fuel 
canopies, underground storage 
tanks, aboveground storage tanks, 
dumpster enclosure, and paved 
parking areas 

Expansion of commercial 
building, diesel fuel 
canopy to include two new 
lanes and an above 
ground storage tank farm 

Nearest Residence Approximately 2,710 feet east of 
the project site 

No change 

Surrounding 
Development 

Agricultural land and vacant land;  
Interstate  5 abuts the project site. 

No change 
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Criteria Existing Proposed 
Operational Features 24 hours a day, 7 days a week, 

year round 
No change 

Employees Approximately 20-65 employees Approximately 75 
employees 

Customers 2,000 to 5,000 customers a day No change 

Traffic Trips Up to 65 round trips based on 
employee and up to 5,000 
customers a day 

Up to 75 round trips based 
on employees and no 
change on customer traffic 

Lighting LED site lighting Site lighting added onto 
expanded structures 

Hours of Operation 24 hours a day No change 

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

ENVIRONMENTAL ANALYSIS: 

Initial Study Application (IS) No. 4795 was considered with Unclassified Conditional Use Permit 
(CUP) Application No. 3028.  The Mitigated Negative Declaration associated with IS No. 4795 
was adopted by the Planning Commission with approval of CUP No. 3028 on May 13, 2004, 
which allowed construction of the existing travel center. 

The current application and previous environmental analysis were reviewed under the 
provisions of Section 15162 of the CEQA Guidelines to analyze the proposal and determine if 
preparation of a subsequent Mitigated Negative Declaration was necessary.   

The Santa Rosa Rancheria Tachi Yokut Tribe expressed concern with the subject application 
and requested additional mitigation be implemented to address potential impacts to cultural 
resources.  It was determined by staff that although new information was being presented, the 
information and additional mitigation did not qualify under the provisions of Section 15162 for 
the preparation of a subsequent Mitigated Negative Declaration.  Per Section 15164 of CEQA 
Guidelines, an addendum may be prepared for an adopted Negative Declaration if minor 
technical changes or additions are necessary, or if none of the conditions stated in Section 
15162 calling for preparation of a subsequent Negative Declaration has occurred.  Therefore, an 
Addendum has been prepared addressing additions made to the previously prepared Initial 
Study and Mitigated Negative Declaration.  

PUBLIC NOTICE: 

Notices were sent to five 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. 
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PROCEDURAL CONSIDERATIONS: 

An Unclassified Conditional Use Permit Application may be approved only if five Findings 
specified in the Fresno County Zoning Ordinance, Section 873-F are made by the Planning 
Commission. 

The decision of the Planning Commission on an Unclassified CUP Application is final, unless 
appealed to the Board of Supervisors within 15 days of the Commission’s action. 

BACKGROUND INFORMATION: 

The subject application proposes to amend Unclassified Conditional Use Permit Application No. 
3028 to allow expansion of an existing travel center.  The project specifically proposes to 
expand the existing travel center building by approximately 1,200 square feet, remodel the 
interior of the subject building, add two (2) diesel lanes to the Truck/Diesel Canopy increasing 
the canopy by 1,200 square feet, add a second aboveground storage fuel tank farm and an 
underground storage tank for Diesel Exhaust Fluid, the abandonment of an existing scale and 
addition of a CAT scale, and an approximately 1,500 square-foot expansion of a dumpster 
enclosure.   

On March 4, 1972, the Fresno County Parcel Map Ordinance went into effect requiring a 
mapping procedure be completed for the subdivision of land of four or less parcels.  Prior to the 
implementation of the Parcel Map Ordinance, a parcel of any size and dimension could be 
created through the recordation of a deed.  However, parcels created in such a manner were 
still subject to the development standards prescribed by the Zoning Ordinance.  Per the 1971 -
1972 Assessor’s Parcel Number (APN) Map, the subject site was cited as a 40-acre parcel.  
The next earliest available APN Map from 1996 depicts the subject parcel as a 38.01-acre 
parcel with the change in parcel size being associated with the expansion of public right-of-way.  
The APN Map record from 1996 to present shows that the subject parcel has not changed in 
configuration.   

On December 8, 1964, the Board of Supervisors approved the Fresno County Zoning 
Ordinance and the subject parcel was zoned A-1 (Agricultural District).  On February 23, 1965, 
the Board of Supervisors adopted Amendment Application (AA) No. 1246 that rezoned the 
subject property from the A-1 Zone District to the AE-40 (Exclusive Agricultural, 40-acre 
minimum parcel size) Zone District.  The subject parcel continues to be AE-40.  Based on the 
current size of the parcel from Assessor records, the subject parcel is considered legal 
nonconforming.   

The existing travel center development was allowed by approval of Unclassified Conditional Use 
Permit Application No. 3028 (CUP No. 3028) by the Planning Commission on May 13, 2004.  
CUP 3028 approved a master plan for Interstate Freeway Commercial Development to allow a 
travel center, including automobile and truck refueling, truck scale, convenience store, and diner 
on the subject property.  Building permit records indicate that the subject property has been 
developed with the approved travel center. The current proposal requests to expand existing 
building along with new construction of a tank farm and underground storage tank.   

Finding 1: That the site of the proposed use is adequate in size and shape to accommodate 
said use and all yards, spaces, walls and fences, parking, loading, landscaping, 
and other features required by this Division, to adjust said use with land and uses 
in the neighborhood. 
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Current Standard: Proposed Operation: Is Standard 
Met (y/n) 

Setbacks AE-40 (Exclusive 
Agricultural, 40-acre 
minimum parcel size) 

Front:  35 feet 

Side:  20 feet 

Rear:  20 feet 

Front:  310 feet 

Side:  660 feet 

Rear:  530 feet 

Y 

Parking 2 square feet of off-street 
parking for each one 
square-foot of retail floor 
space 

No change Y 

Lot Coverage No requirement N/A Y 

Space Between 
Buildings 

No animal or fowl pen, 
coop, stable, barn or corral 
shall be located within forty 
feet of any dwelling or 
other building used for 
human habitation 

No change Y 

Wall Requirements No requirement N/A Y 

Septic Replacement 
Area 

One hundred percent 
replacement 

No change Y 

Water Well Separation Septic Tank:  100 feet 

Disposal Field:  100 feet 

Seepage Pit:  150 feet 

No change Y 

Reviewing Agency/Department Comments Regarding Site Adequacy: 

Zoning Section of the Department of Public Works and Planning:   A Site Plan Review (SPR) 
Application shall be submitted for approval by the Director of the Department of Public Works 
and Planning in accordance with Section 874 of the Fresno County Zoning Ordinance prior to 
issuance of Building Permits.  Items to be addressed under the SPR may include but are not 
limited to design of parking and circulation, driveway access, grading and drainage, fire 
protection, and lighting.  This shall be included as a Condition of Approval 

Plan submittal is required for all proposed structures and expansions.  This shall be included 
as a project note.   

No other comments specific to the adequacy of the site were expressed by reviewing Agencies 
or Departments. 
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Analysis: 

The proposed expansions will be confined to the existing travel center building, dumpster 
enclosure, and the existing diesel canopy.  The expansions will not encroach into minimum 
setbacks of the zone district.  The proposed new construction is located near the existing tank 
farm toward the southern portion of the developed site.  The proposed aboveground tank farm 
and an underground storage tank will be located outside of established setbacks.  As the 
current use is established under an approved Conditional Use Permit (CUP), and proposed 
expansions and construction is not encroaching into established setbacks, staff finds that the 
subject parcel is adequate in size and shape to accommodate the proposed use. 

Recommended Conditions of Approval:   

See recommended Conditions of Approval attached as Exhibit 1 

Conclusion:   

Finding 1 can be made. 

Finding 2: That the site for the proposed use relates to streets and highways adequate in 
width and pavement type to carry the quantity and kind of traffic generated by the 
proposed use. 

Existing Conditions Proposed Operation 
Private Road No The project site does not front 

a private road 
N/A 

Public Road Frontage Yes The project site fronts South 
Lassen Avenue (State Route 
269) 

No change 

Direct Access to Public 
Road 

Yes Direct access to South Lassen 
Avenue (SR 269) 

No change 

Road ADT N/A N/A 

Road Classification Expressway No change 

Road Width N/A N/A 

Road Surface Paved No change 

Traffic Trips 161 total Friday peak hour 
trips accessing site 

No change 

Traffic Impact Study (TIS) 
Prepared 

No A TIS was prepared for the 
previously approved CUP No. 
3028.  The results of the TIS 
addressed impacts from the 
original project proposal 

Reviewing agencies and 
departments stated that 
the current proposal fits 
within the scope of the 
previous environmental 
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Existing Conditions Proposed Operation 
documents and 
conclusions related to 
transportation impacts, 
therefore an additional 
TIS was not required. 

Road Improvements Required Improvements for site egress 
and ingress were a part of the 
original CUP 

Reviewing agencies and 
departments did not 
require additional road 
improvements. 

Reviewing Agency/Department Comments Regarding Adequacy of Streets and 
Highways: 

Development Engineering Section of the Department of Public Works and Planning:  All 
Mitigation Measures, Conditions of Approval, and Project Notes for any previous applications 
shall be implemented if not already in place.  This shall be included as a Condition of 
Approval.   

Refer to California Department of Transportation (Caltrans) for requirements on State Route 269 
(South Lassen Avenue) and Interstate 5.   

Typically, any existing or proposed parking areas should comply with the Fresno County Off-
Street Parking Design Standards.  Stalls should be 18 feet by 9 feet and backing distance must 
be a minimum of 29 feet for 90-degree parking stalls.  Also, 5 feet should be provided beyond 
the last stall in any row to provide for backing.  Any proposed handicap accessible parking stalls 
and curb ramps shall be in compliance with ADA standards and the maximum surface slope 
within the disabled parking space(s) and adjacent access aisle(s) shall not exceed 2% in any 
direction.  This shall be included as a project note.   

Typically, any access driveway should be set back a minimum of 10 feet from the property line.  
This shall be included as a project note.   

Typically, any existing or proposed entrance gate should be set back a minimum of 20 feet from 
the road right-of-way line or length of the longest truck entering the site and shall not swing 
outward.  This shall be included as a project note.   

Typically, for unpaved or gravel surface access roads, the first 100 feet off the edge of the road 
right-of-way line must be graded and asphalt concrete paved or treated with a dust palliative.  
This shall be included as a project note.   

A grading permit or voucher is required for any grading proposed with this application.  This 
shall be included as a project note.    

California Department of Transportation (Caltrans):  No new access to State Route 269 (South 
Lassen Avenue) will be allowed.  This shall be included as a project note.   
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No other comments specific to the adequacy of streets and highways were expressed by 
reviewing Agencies or Departments.  

Analysis: 

Access to the project site is from South Lassen Avenue (State Route 269), 1,130 feet south of 
its intersection with Interstate 5.  Based on review of the current proposal and review of the 
analysis conducted from the previous approved CUP, reviewing agencies and departments did 
not express concern that indicates the project proposal would result in streets and highways 
being inadequate to support the expansion.  Therefore, based on staff’s analysis, the roads and 
highways used for site access are adequate to accommodate the proposed use. 

Recommended Conditions of Approval: 

None 

Conclusion:   

Finding 2 can be made. 

Finding 3: That the proposed use will have no adverse effect on abutting property and 
surrounding neighborhood or the permitted use thereof. 

Surrounding Parcels 
Size: Use: Zoning: Nearest Residence: 

North 2.82 acres 

117.73 acres 

Vacant 

Field Crops 

AE-40 

AE-40 

N/A 

South 101.3 acres Grazing AE-40 N/A 

East 68.2 acres 

15.7 acres 

Field Crops 

Field Crops 

AE-40 

AE-40 

N/A 

West 101.3 acres Grazing AE-40 N/A 

Reviewing Agency/Department Comments: 

Development Engineering Section of the Department of Public Works and Planning:  According 
to FEMA FIRM Panel 2450H, the northern tip of the subject property is located in the Special 
Flood Hazard Area.  Any development within the area identified as Flood Zone A shall conform 
to provisions established in the Fresno County Ordinance Code, Title 15, Chapter 15.48 Flood 
Hazard Areas.  Typically, any associated electrical equipment/electrical system components 
shall be above the Base Flood Elevation (BFE).  No net import or fill shall be allowed within the 
flood zone.  This shall be included as a project note.   

An intermittent stream may be present within the subject parcel based on the contour lines 
shown in the U.S.G.S. Quad Map.  Typically, any development within or near a stream will 
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require clearance from the California Department of Fish and Wildlife.  This shall be included 
as a project note.   

Typically, any additional runoff generated by the proposed development of this site cannot be 
drained across property lines or into the road right-of-way and must be retained on-site per 
County standards.  This shall be included as a project note.   

Typically, if the proposed development does not increase the net impervious surface on-site and 
the existing drainage patterns are not changed, there will be no engineered grading and 
drainage plan required.  However, according to the site plan, additional impervious surface 
appears to be created.  Therefore, a grading and drainage plan or calculations may be required 
to verify the new drainage pattern and the adequacy of the existing basin.  This shall be 
included as a project note.   

Department of Public Health, Environmental Health Division:  Prior to issuance of building 
permits, if there are any modifications/changes made to the interior of the existing food facilities, 
the applicant shall submit complete food facility plans and specifications to the Fresno County 
Department of Public Health, Environmental Health Division for review and approval.  This shall 
be included as a project note.   

Should the project involve any modifications to the existing restroom facilities, then the operator 
is advised that a food facility must have a functioning restroom facility at all times for the 
employees.  Since the food facility conducts food preparation, then a restroom trailer is required.  
The restroom trailer must be equipped with hot/cold running water and a toilet capable of 
flushing.  Porta-potty type restrooms are not acceptable for facilities with unpackaged food or 
food preparation activities.  This shall be included as a project note.   

In addition, the remodel activities must be conducted in such a manner as to not contaminate 
any food product or food contact surfaces if the applicant is proposing to conduct construction 
activities during operational hours.  The applicant’s contractor shall take all necessary measures 
to ensure contamination does not occur, or the facility will be required to be closed until the 
remodel is complete or remodel activities occur strictly during off hours.  This shall be included 
as a project note.   

The applicant should contact their local Fire Authority concerning construction and installation 
requirements for aboveground fuel storage tanks.  This shall be included as a project note. 

Within 30 days of the occurrence of any of the following events that applicant/operators shall 
update their Hazardous Materials Business Plan and site map: 

1. There is a 100% or more increase in the quantities or a previously disclosed material;
2. The facility begins handling a previously undisclosed material at or above the Hazardous

Materials Business Plan threshold amounts.
The business shall certify that a review of the business plan has been conducted at least once 
every three years and that any necessary changes were made and that the changes were 
submitted to the local agency.  This shall be included as a project note.   

All hazardous waste shall be handled in accordance with requirements set forth in the California 
Code of Regulations (CCR), Title 22, Division 4.5.  This Division discusses proper labeling, 
storage, and handling of hazardous wastes.  This shall be included as a project note.   
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The proposed construction and commercial project(s) have the potential to expose nearby 
residents to short-term elevated noise levels.  Consideration should be given to the County of 
Fresno Noise Ordinance Code.  This shall be included as a project note.   

County of Fresno Department of Agriculture:  The site is surrounded by agricultural operations; 
the applicant needs to acknowledge the Right to Farm ordinance to protect customers and staff 
from ongoing agricultural operations.  Fresno County Right-to-Farm Notice:  “It is the declared 
policy of Fresno County to preserve, protect, and encourage the development of its agricultural 
land and industries for the production of food and other agricultural products.  Residence of 
property in or near agricultural districts should be prepared to accept the inconveniences and 
discomfort associated with normal farm activities.  Consistent with this policy, California Civil 
Code 3482.5 (right-to-farm law) provides that an agricultural pursuit, as defined, maintained for 
commercial uses shall not become a nuisance due to a changed condition in a locality after 
such agricultural pursuit has been in operation for three years.”  This shall be included as a 
project note.   

State Water Resources Control Board, Division of Drinking Water:  The subject site is receiving 
drinking water from the City of Avenal, an existing public water system, therefore, the division 
has no further comment.   

San Joaquin Valley Air Pollution Control District:  Based on information provided to the District, 
project specific annual emissions of criteria pollutants are not expected to exceed any of the 
following District significance thresholds: 100 tons per year of carbon monoxide (CO), 10 tons 
per year of oxides of nitrogen (NOx), 10 tons per year of reactive organic gases (ROG), 27 tons 
per year of oxides of sulfur (SOx), 15 tons per year of particulate matter of 10 microns or less in 
size (PM10), or 15 tons per year of particulate matter of 2.5 microns or less in size (PM2.5).  
Therefore, the District concludes that the project would have a less than significant impact on air 
quality when compared to the above-listed annual criteria pollutant emissions significance 
thresholds.   

Per District Rule 9510 (Indirect Source Review) Section 4.4.3, a development project on a 
facility whose primary functions are subject to District Rule 2201 or District Rule 2010 are 
exempt from the requirements of the rule.  The District has reviewed the information provided 
and has determined that the primary functions of this project are subject to District Rule 2201 
(New and Modified Stationary Source Review Rule) or District Rule 2010 (Permits Required). 
As a result, District Rule 9510 requirements and related fees do not apply to the project.  
Therefore, the project proponent is required to obtain a District Authority to Construct prior to 
installation of equipment that controls or may emit air contaminants, including but not limited to 
emergency internal combustion engines, boilers, and baghouses.  This shall be included as a 
project note.   

The proposed project may be subject to District Rules and Regulations, including Regulation 
VIII (Fugitive PM10 Prohibitions), rule 4102 (Nuisance), Rule 4601 (Architectural Coatings), 
Rule 4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving and Maintenance Operations). 
In the event an existing building will be renovated, partially demolished or removed, the project 
may be subject to District Rule 4002 (National Emission Standards for Hazardous Air 
Pollutants).   This shall be included as a project note.   

Fresno County Fire Protection District:  The application shall comply with California Code of 
Regulations Title 24 – Fire Code.  Prior to receiving Fresno County Fire Protection District 
(FCFPD) conditions of approval for the project, the applicant must submit construction plans to 
the County of Fresno Public Works and Planning for review.  It is the applicant’s responsibility to 
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deliver a minimum of three sets of the plans to the FCFPD.  This shall be included as a 
project note.   

Project/Development including Single-Family Residential (SFR) property of three or more lots, 
Multi-Family Residential (MFR) property, Commercial property, Industrial property, and/or Office 
property shall annex into the Community Facilities District No. 2010-01 of the Fresno County 
Fire Protection District.  This shall be included as a project note.   

Project/Development will be subject to the requirements of the current Fire Code and Building 
Code when a building permit or certificate of occupancy is sought.  This shall be included as a 
project note.   

No other comments specific to land use compatibility were expressed by reviewing Agencies or 
Departments. 

Analysis: 

The project site is located in a predominantly agricultural area.  The subject site is zoned AE-40 
(Exclusive Agricultural, 40-acre minimum parcel size) and is utilized as a travel center approved 
under Unclassified Conditional Use Permit Application No. 3028.  Surrounding parcels are used 
for agricultural operations or are vacant.  The subject parcel is located within close proximity of 
Interstate 5 (I-5) and State Route 269 (South Lassen Avenue).  This area has been specifically 
identified in the Fresno County Zoning Ordinance as an Interstate Interchange Impact Area and 
can be developed with commercial uses subject to the provisions of Section 860 of the Zoning 
Ordinance.   

Potential environmental impacts were analyzed with the previously approved CUP No. 3028 and 
IS No. 4795.  A Mitigated Negative Declaration (MND) was recommended and approved, which 
addressed potential impacts from the travel center.  After review of the current proposal, 
reviewing Agencies and Departments determined that the proposal was within the scope of the 
previously approved Initial Study. The Santa Rosa Rancheria Tachi Yokut Tribe expressed 
concern with the subject application and requested additional mitigation be implemented to 
address potential impacts to cultural resources and additional Mitigation Measures have been 
included in an addendum. 

Comments provided by the Department of Public Health, Environmental Health Division, San 
Joaquin Valley Air Pollution District, Fresno County Department of Agriculture, and the Fresno 
County Fire Protection District will be implemented with the project proposal to address all 
standards and regulations that further ensures that the project will not have an adverse effect on 
abutting property and the surrounding area.    

Recommended Conditions of Approval: 

None. 

Conclusion:  

Finding 3 can be made. 

Finding 4: That the proposed development is consistent with the General Plan. 
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Relevant Policies: Consistency/Considerations: 
General Plan Policy LU-D.4:  The County 
shall generally limit development at major or 
minor commercial interchanges to one 
square-mile of land centered on the freeway 
interchange structure.   

The project site has already been improved 
with commercial development, with proposed 
additions on existing structures.  New 
development will be limited and located in 
close proximity of the existing commercial 
development.  

General Plan Policy LU-D.5:  The County 
shall allow commercial uses only in areas 
designated as major and minor commercial 
interchange subject to the provisions of the 
County Zoning Ordinance Section 860, 
entitled “Regulations for Inter-State Freeway 
Interchange Commercial Development.”  
Both types of commercial interchanges shall 
allow a range of commercial, service, 
agriculturally related, and value-added 
agricultural uses serving the needs of 
freeway uses and the agricultural 
community, with major commercial centers 
allowing a broader range of uses than minor 
commercial centers.   

The project site is identified as a minor 
commercial interchange development area.  
The previously approved CUP 3028 that 
originally allowed the travel center was 
considered consistent with Section 860 for 
proposed uses.  The current proposal does 
not propose any new use and only requests 
to expand the existing uses.   

General Plan Policy LU-D.6:  The County 
shall require commercial interchange 
development to be designed to achieve 
aesthetic excellence and incorporate 
considerations for noise contours abutting 
traffic ways, architectural cohesiveness, and 
signing restraints.  

The proposed expansions of existing 
structures will be constructed with similar 
architectural elements to match the existing 
buildings.  The site has already been 
improved with the travel center that has 
taken into consideration design elements 
discussed in Policy LU-D.6.      

General Plan Policy PF-C.17:  The County 
shall, prior to consideration of any 
discretionary project related to land use, 
undertake a water supply evaluation.  The 
evaluation shall include the following:   

Criteria “a”:  A determination that the water 
supply is adequate to meet the highest 
demand that could be permitted on the lands 
in question.  If surface water is proposed, it 
must come from a reliable source and the 
supply must be made “firm” by water 
banking or other suitable arrangement.  If 
groundwater is proposed, a hydrogeologic 
investigation may be required to confirm the 
availability of water in amounts necessary to 
meet project demand.  If the lands in 
question lie in an area of limited 
groundwater, a hydrogeologic investigation 
shall be required.   

The Applicant has provided evidence that the 
subject travel center is supplied by the City of 
Avenal for water services.  The proposed 
expansion will not change or require 
additional water service outside of the 
existing service.   
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Relevant Policies: Consistency/Considerations: 

Criteria “b”:  A determination of the impact of 
use of the proposed water supply will have 
on other water users in Fresno County.  If 
use of surface water is proposed, its use 
must not have a significant negative impact 
on agriculture or other water users within 
Fresno County.  If use of groundwater is 
proposed, a hydrogeologic may be required.  
If the lands in question lie in an area of 
limited groundwater, a hydrogeologic 
investigation shall be required.  Should the 
investigation determine that significant 
pumping-related physical impacts will extend 
beyond the boundary of the property in 
question, those impacts shall be mitigated.   

Criteria “c”:  A determination that the 
proposed water supply is sustainable or that 
there is an acceptable plan to achieve 
sustainability.  The plan must be structured 
such that it is economically, environmentally, 
and technically feasible.  In addition, its 
implementation must occur prior to long-term 
and/or irreversible physical impacts, or 
significant economic hardship, to 
surrounding water users.   

Reviewing Agency Comments: 

Policy Planning Section of the Department of Public Works and Planning:  The subject parcel is 
located in the AE-40 (Exclusive Agricultural, 40-acre minimum parcel size) Zone District and is 
designated as Westside Rangeland in the Coalinga Regional Plan.  However, the subject parcel 
is located within a Minor Interstate Freeway Interchange Commercial Center authorized by the 
Westside Freeway Corridor Overlay of the County General Plan.   

The subject parcel is not enrolled in the Williamson Act Program. 

No other comments specific to General Plan Policy were expressed by reviewing Agencies or 
Departments. 

Analysis: 

Based on the above considerations and relevant General Plan Policies, there are no conflicts 
between the project and the policies of the Fresno County General Plan, therefore staff is able 
to make Finding 4.   

Recommended Conditions of Approval: 

None 
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Conclusion:  

Finding 4 can be made. 

Finding 5: That the conditions stated in the Resolution are deemed necessary to protect the 
public health, safety and general welfare 

Per Section 873-F of the Fresno County Zoning Ordinance, Finding 5 addresses whether the 
included Mitigation Measures, Conditions of Approval, and Project Notes are deemed necessary 
to protect the public health, safety, and general welfare of the public and such other conditions 
as will make possible the development of the County in an orderly and efficient manner and in 
conformity with the intent and purposes set forth in this Division. 

Reviewing Agency Comments: 

Comments received from reviewing Agencies and Department have been analyzed and 
included in corresponding Findings.  All comments that have been determined to be applicable 
are included as Mitigation Measures, Conditions of Approval, and Project Notes for this project 
are provided in Exhibit 1.   

Analysis: 

Mitigation Measures, Conditions of Approval, and Project Notes are based upon comments and 
recommendations received from reviewing Agencies and Department.  Finding 1 addresses the 
adequacy of the subject parcel/project site and determines whether or not the subject parcel is 
sufficient in size to accommodate the proposed use while maintaining development standards 
set forth by the underlying zone district, which is in place to provide standardizations to all 
parcels under a certain zone district and protect adjacent parcels through setbacks and buffers. 
Finding 2 addresses potential impacts to roadways adjacent to the subject parcel and the 
adequacy of the facility in terms of traffic generation and road quality.  Finding 3 analyzes 
impacts to surrounding parcels.  Finding 4 focuses on the project’s consistency with the Fresno 
County General Plan, which guides development of the County through conformance with 
applicable goals and policies.   

Staff believes that the proposed Mitigation Measures, Conditions of Approval, and Project Notes 
included as Exhibit 1, should be adopted to protect the public health, safety and general welfare 
and such other conditions as will make possible the development of the County in an orderly 
and efficient manner and in conformance with the intent and purposes set forth in this Division.   

Conclusion: 

Finding 5 can be made. 

PUBLIC COMMENT:  

None  

CONCLUSION: 

Based on the factors cited in the analysis, staff believes the required Findings for granting the 
Unclassified Conditional Use Permit Application can be made.  Staff therefore recommends 
approval of Unclassified Conditional Use Permit Application No. 3674, subject to the 
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recommended Conditions. 

PLANNING COMMISSION MOTIONS: 

Recommended Motion (Approval Action) 

• Move to adopt the Addendum prepared for Initial Study Application No. 4795;

• Move to determine the required Findings can be made and move to approve Unclassified
Conditional Use Permit Application No. 3674, subject to the Mitigation Measures, Conditions
of Approval and Project Notes listed in Exhibit 1; and

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

Alternative Motion (Denial Action) 

• Move to determine that the required Findings cannot be made (state basis for not making
the Findings) and move to deny Unclassified Conditional Use Permit Application No. 3674;
and

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

Mitigation Measures, recommended Conditions of Approval and Project Notes: 

See attached Exhibit 1. 

TK: 
G:\4360Devs&Pln\PROJSEC\PROJDOCS\CUP\3600-3699\3674\SR\CUP 3674 SR.docx 



Mitigation Monitoring and Reporting Program 
Unclassified Conditional Use Permit Application No. 3674 

(Including Conditions of Approval and Project Notes) 
 

Mitigation Measures 

Mitigation 
Measure No.* Impact Mitigation Measure Language Implementation 

Responsibility 
Monitoring 
Responsibility Time Span 

4. Cultural 
Resources 

Forty-Eight (48) hours prior to any ground-disturbing activities 
within the Area of Potential Effect (APE), such as digging, 
trenching, or grading, the Applicant shall notify all tribes that 
participated in consultation of the opportunity to have a 
certified Native American Monitor be present during ground-
disturbing activities.  Notification shall be by email to the 
following person:  Shana Powers, Santa Rosa Rancheria 
Tachi Yokut Tribe, at spowers@tachi-yokut-nsn.gov 

Applicant Applicant/Departme
nt of Public Works 
and Planning 
(PW&P) 

During 
ground-
disturbing 
activities.  

5. Cultural 
Resources 

In the event that cultural resources are unearthed during 
ground-disturbing activities, all work shall be halted in the area 
of the find. An Archeologist shall be called to evaluate the 
findings and make any necessary mitigation 
recommendations. If human remains are unearthed during 
ground-disturbing activities, no further disturbance is to occur 
until the Fresno County Sheriff-Coroner has made the 
necessary findings as to origin and disposition. All normal 
evidence procedures should be followed by photos, reports, 
video, etc. If such remains are determined to be Native 
American, the Sheriff-Coroner must notify the Native 
American Commission within 24 hours. 

Applicant Applicant/PW&P During 
ground-
disturbing 
activities. 

Conditions of Approval 

1. Development shall be in substantial compliance with the Master Plan, floor plans, and elevations approved by the Commission 

2. A Site Plan Review (SPR) Application shall be submitted for approval by the Director of the Department of Public Works and Planning 
in accordance with Section 874 of the Fresno County Zoning Ordinance prior to issuance of Building Permits.  Items to be addressed 
under the SPR may include, but are not limited to, design of parking and circulation, driveway access, grading and drainage, fire 
protection, and lighting.  

3. All Mitigation Measures, Conditions of Approval, and Project Notes for all previous project approvals at this site shall be implemented 
if not already in place.   

*MITIGATION MEASURE – Measure specifically applied to the project to mitigate potential adverse environmental effects identified in the environmental document.
Conditions of Approval reference recommended Conditions for the project.

EXHIBIT 1

mailto:spowers@tachi-yokut-nsn.gov


Notes 

The following Notes reference mandatory requirements of Fresno County or other Agencies and are provided as information to the project Applicant. 

1. Plan submittal is required for all proposed structures and expansions.  

2. Typically, any existing or proposed parking areas should comply with the Fresno County Off-Street Parking Design Standards.  
Stalls should be 18 feet by 9 feet and backing distances must be a minimum of 29 feet for 90-degree parking stalls.  Also, five 
feet should be provided beyond the last stall in any row to provide for backing.  Any proposed handicap accessible parking 
stalls and curb ramps shall be in compliance with ADA standards and the maximum surface slope within the disabled parking 
space(s) and adjacent access aisle(s) shall not exceed 2% in any direction.  

3. Typically, any access driveway should be set back a minimum of 10 feet from the property line. 

4. Typically, any existing or proposed entrance gate should be set back a minimum of 20 feet from the road right-of-way line or 
length of the longest truck entering the site and shall not swing outward. 

5. Typically, for unpaved or gravel surface access roads, the first 100 feet off the edge of the road right-of-way line must be 
graded and asphalt concrete paved or treated with a dust palliative.   

6. A grading permit or voucher is required for any grading proposed with this application.  

7. No new access to State Route 269 (South Lassen Avenue) will be allowed.  

8. According to FEMA FIRM Panel 2450H, the northern tip of the subject property is located in the Special Flood Hazard Area.  Any 
development within the area identified as Flood Zone A, shall conform to provisions established in the Fresno County Ordinance 
Code, Title 15, Chapter 15.48 Flood Hazard Areas.  Typically, any associated electrical equipment/electrical  system components 
shall be above the Base Flood Elevation (BFE).  No net import or fill shall be allowed within the flood zone.   

9. An intermittent stream may be present within the subject parcel based on the contour lines shown in the U.S.G.S. Quad Map.  
Typically, any development within or near a stream will require clearance from the State Department of Fish and Game.   

10. Typically, any additional runoff generated by the proposed development of this site cannot be drained across property lines or into 
the road right-of-way and must be retained on-site per County standards.   

11. Typically, if the proposed development does not increase the net impervious surface on-site and the existing drainage patterns are 
not changed, there will be no engineered grading and drainage plan required.  However, according to the site plan, additional 
impervious surface appears to be created.  Therefore, a grading and drainage plan or calculations may be required to verify the new 
drainage patterns and the adequacy of the existing basin.  

12. Prior to issuance of building permits, if there are any modifications/changes made to the interior of the existing food facilities, the 
applicant shall submit complete food facility plans and specifications to the Fresno County Department of Public Health, 
Environmental Health Division for review and approval.   



Notes 

13. Should the project involve any modifications to the existing restroom facilities, then the operator is advised that a food facility must 
have a functioning restroom facility at all times for the employees.  Since the food facility conducts food preparation, then a restroom 
trailer is required.  The restroom trailer must be equipped with hot/cold running water and a toilet capable of flushing.  Porta-potty 
type restrooms are not acceptable for facilities with unpackaged food or food preparation activities.  

14. In addition, the remodel activities must be conducted in such a manner as to not contaminate any food product, or food contact 
surfaces if the applicant is proposing to conduct construction activities during operational hours.  The applicant’s contractor shall take 
all necessary measures to ensure contamination does not occur, or the facility will be required to be closed until the remodel is 
complete or remodel activities occur strictly during off hours.  

15. The Applicant should contact their local Fire Authority concerning construction and installation requirements for aboveground fuel 
storage tanks.   

16. Within 30 days of the occurrence of any of the following events that applicant/operators shall update their Hazardous Materials 
Business Plan and site map: 

1. There is a 100% or more increase in the quantities or a previously disclosed material;
2. The facility begins handling a previously undisclosed material at or above the Hazardous Materials Business Plan threshold

amounts.
The business shall certify that a review of the business plan has been conducted at least once every three years and that any 
necessary changes were made and that the changes were submitted to the local agency.   

17. All hazardous waste shall be handled in accordance with requirements set forth in the California Code of Regulations (CCR), Title 22, 
Division 4.5.  This Division discusses proper labeling, storage, and handling of hazardous wastes. 

18. The proposed construction and commercial project(s) have the potential to expose nearby residents to short-term elevated noise 
levels.  Consideration should be given to the County of Fresno Noise Ordinance Code.  

19. The site is surrounded by agricultural operations, the applicant needs to acknowledge the Right to Farm ordinance to protect 
customers and staff from ongoing agricultural operations.  Fresno County Right-to-Farm Notice:  “It is the declared policy of Fresno 
County to preserve, protect, and encourage the development of its agricultural land and industries for the production of food and 
other agricultural products.  Residence of property in or near agricultural districts should be prepared to accept the inconveniences 
and discomfort associated with normal farm activities.  Consistent with this policy, California Civil Code 3482.5 (right-to-farm law) 
provides that an agricultural pursuit, as defined, maintained for commercial uses shall not become a nuisance due to a changed 
condition in a locality after such agricultural pursuit has been in operation for three years.”  

20. Per District Rule 9510 (Indirect Source Review) Section 4.4.3, a development project on a facility whose primary functions are 
subject to District Rule 2201 or District Rule 2010 are exempt from the requirements of the rule.  The District has reviewed the 
information provided and has determined that the primary functions of this project are subject to District Rule 2201 (New and 
Modified Stationary Source Review Rule) or District Rule 2010 (Permits Required).  As a result, District Rule 9510 requirements and 
related fees do not apply to the project.  Therefore, the project proponent is required to obtain a District Authority to Construct prior to 
installation of equipment that controls or may emit air contaminants, including but not limited to emergency internal combustion 
engines, boilers, and baghouses. 



Notes 

21. The proposed project may be subject to District Rules and Regulations, including Regulation VIII (Fugitive PM10 Prohibitions), rule 
4102 (Nuisance), Rule 4601 (Architectural Coatings), Rule 4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving and 
Maintenance Operations).  In the event an existing building will be renovated, partially demolished or removed, the project may be 
subject to District Rule 4002 (National Emission Standards for Hazardous Air Pollutants).  

22. The application shall comply with California Code of Regulations Title 24 – Fire Code.  Prior to receiving Fresno County Fire 
Protection District (FCFPD) conditions of approval for the project, the applicant must submit construction plans to the County of 
Fresno Public Works and Planning for review.  It is the applicant’s responsibility to deliver a minimum of three sets of the plans to the 
FCFPD.   

23. Project/Development including Single-Family Residential (SFR) property of three or more lots, Multi-Family Residential (MFR) 
property, Commercial property, Industrial property, and/or Office property shall annex into the Community Facilities District No. 2010-
01 of the Fresno County Fire Protection District.   

24. Project/Development will be subject to the requirements of the current Fire Code and Building Code when a building permit or 
certificate of occupancy is sought. 

______________________________________ 
  TK 
 G:\4360Devs&Pln\PROJSEC\PROJDOCS\CUP\3600-3699\3674\SR\CUP 3674 MMRP.docx
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DEVELOPMENT SERVICES AND CAPITAL PROJECTS DIVISION 
2220 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 600-4497 / 600-4022 / 600-4540 / FAX 600-4200 

The County of Fresno is an Equal Employment Opportunity Employer

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

CEQA ADDENDUM 
Initial Study Application No. 4795 

Project No.:  Unclassified Conditional Use Permit Application No. 3674 

Related Project No.:  Unclassified Conditional Use Permit Application No. 3028 

Project Location and APN:  44779 S. Lassen Avenue, Huron, CA – 085-130-26S 

Project Description:  Amend Unclassified Conditional Use Permit Application No. 3028 and 
master plan for the Interstate Freeway Commercial Development to allow expansion of a travel 
center on a 38.01-acre parcel in the AE-40 (Exclusive Agricultural, 40-acre minimum parcel 
size) Zone District.   

Under the California Environmental Quality Act (CEQA), an Addendum to a certified 
Environmental Impact Report (EIR) or Negative Declaration is appropriate if minor technical 
changes or modifications to the proposed project occur (CEQA Guidelines 15164).  An 
addendum is appropriate only if these minor technical changes or modifications do not result in 
any new significant impacts or substantial increase the severity of previously identified 
significant impacts.  The addendum need not be circulated for public review (CEQA Guidelines 
15164(c)); however, an addendum is to be considered by the decision-making body along with 
the previously-adopted environmental document prior to making a decision on the project 
(CEQA Guidelines 15164(d)).   

The addendum demonstrates that the environmental analysis and impacts identified in the prior 
Mitigated Negative Declaration remain substantially unchanged by the circumstances described 
herein, and supports the finding that the proposed project does not raise any new issues and 
does not exceed the level of impacts identified in the previously adopted Mitigated Negative 
Declaration.  This Addendum is prepared as an addition to the Mitigated Negative Declaration 
adopted by the Planning Commission on May 13, 2004.  A copy of said document is available 
for review at the office of the Development Services and Capital Projects Division of the Fresno 
County Department of Public Works and Planning, 2220 Tulare St., 6th Floor, Fresno, CA.   

Cultural Resources:  Per Assembly Bill 52, participating California Native American Tribes 
were notified of the subject application and given the opportunity to enter into consultation with 
the County to share information on the presence of cultural resources.  The Santa Rosa 
Rancheria Tachi Yokut Tribe expressed concerns with the subject application and requested 
that mitigation measures be implemented to sufficiently address cultural and tribal cultural 
resources.  The previously adopted Mitigated Negative Declaration associated with Initial Study 
Application No. 4795 has implemented mitigation measures that address cultural resources.  
The intent of this addendum is to make necessary changes and additions to the Mitigation 
Measures associated with the Cultural Resources Section of Initial Study Application No. 4795. 
The proposed changes have been determined not to qualify for preparation of a subsequent 
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DEVELOPMENT SERVICES AND CAPITAL PROJECTS DIVISION 
2220 Tulare Street, Sixth Floor / Fresno, California 93721 / Phone (559) 600-4497 / 600-4022 / 600-4540 / FAX 600-4200 

The County of Fresno is an Equal Employment Opportunity Employer

Mitigated Negative Declaration per Section 15162 of the CEQA Guidelines as the proposal does 
not substantially alter findings made in the previously prepared Initial Study and Mitigated 
Negative Declaration and that the proposal does not substantially change the use when it was 
considered under the previously prepared environmental documents.  The proposed additions 
have been listed below: 

Mitigation Measure #4:  Forty-eight (48) hours prior to any ground-disturbing activities within the 
Area of Potential Effect (APE), such as digging, trenching, or grading, the Applicant shall notify 
all tribes that participated in consultation of the opportunity to have a certified Native American 
Monitor be present during ground-disturbing activities.  Notification shall be by email to the 
following person:  Shana Powers, Santa Rosa Rancheria Tachi Yokut Tribe, at spowers@tachi-
yokut-nsn.gov 

Mitigation Measure #5:  In the event that cultural resources are unearthed during ground-
disturbing activities, all work shall be halted in the area of the find.  An Archeologist shall be 
called to evaluate the findings and make any necessary mitigation recommendations.  If human 
remains are unearthed during ground-disturbing activities, no further disturbance is to occur until 
the Fresno County Sheriff-Coroner has made the necessary findings as to origin and 
disposition.  All normal evidence procedures should be followed by photos, reports, videos, etc.  
If such remains are determined to be Native American, the Sheriff-Coroner must notify the 
Native American Commission within 24 hours.   

mailto:spowers@tachi-yokut-nsn.gov
mailto:spowers@tachi-yokut-nsn.gov
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