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Planning Commission Staff Report 
Agenda Item No. 2      
February 16, 2017 
 
SUBJECT:   Initial Study Application No. 7151, General Plan Amendment 

Application No. 548 and Amendment Application (Rezoning) No. 
3818 

 
   Amend the County General Plan by re-designating a 0.45-acre 

(19,698 square feet) portion of a 38.44-acre parcel from Agriculture 
to Limited Industrial and rezone the site from the AE-20 (Exclusive 
Agricultural, 20-acre minimum parcel size) Zone District to an M-
1(c) (Light Manufacturing, Conditional) Zone District, to allow the 
expansion of an existing barrel cooperage operation. 

 
LOCATION:   The subject property is located approximately 1,750 feet south of 

E. Central Avenue between S. Sunnyside and S. Fowler Avenues 
and 2.1 miles north of the City of Fowler (4333 S. Fowler Avenue) 
(SUP. DIST. 4) (APN 331-050-58). 

 
 OWNER/     
 APPLICANT:    Gabrielson Ranch  

 
STAFF CONTACT: Ejaz Ahmad, Planner 

Initial Study/Amendment Application (Rezoning) Information 
   (559) 600-4204 
 
   John Adams,  
   General Plan Amendment Application Information 
   (559) 600-4239 
 
   Chris Motta, Principal Planner 
   (559) 600-4227 
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RECOMMENDATION: 
 
• Recommend that the Board of Supervisors adopt the Negative Declaration prepared for 

Initial Study (IS) Application No. 7151; and 
 

• Recommend that the Board of Supervisors approve General Plan Amendment (GPA) No. 
548 amending the County General Plan by re-designating a 0.45-acre (19,698 square foot) 
portion of a 38.44-acre parcel from Agriculture to Limited Industrial as the first General Plan 
Amendment cycle in 2017; and 
 

• Recommend that the Board of Supervisors approve Amendment Application No. 3818 to 
rezone a 0.45-acre (19,698 square foot) portion of an existing 38.44-acre parcel from AE-20 
(Exclusive Agricultural, 20-acre minimum parcel size) Zone District to the M-1(c) (Light 
Manufacturing, Conditional) Zone District limited to barrel cooperage operations; and  
 

• Direct the Secretary to prepare a Resolution forwarding GPA No. 548 and AA No. 3818 to 
the Board of Supervisors with a recommendation for approval stating that the proposed 
changes to the County General Plan and rezoning request are consistent with the Fresno 
County General Plan.   

 
EXHIBITS:  
 
1. Location Map 
 
2. Existing Land Use Map 
 
3. Existing Zoning Map 

 
4. Site Plan 
  
5. Uses Allowed Under the Current Zoning 

 
6. Use Allowed Under the Proposed Zoning 
 
7. Summary of Initial Study Application No. 7151 

 
8. 2002 Board Action for General Plan Amendment No. 487 and Amendment Application 

No. 3710  
 

9. Draft Negative Declaration 
 
SITE DEVELOPMENT AND OPERATIONAL INFORMATION: 
 

Criteria Existing Proposed 
General Plan Designation  
 

Agriculture 
 

Limited Industrial 

Zoning  
 

AE-20 (Exclusive 
Agricultural, 20-acre 
minimum parcel size) 
 

M-1(c) (Light Manufacturing, Conditional)  
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Criteria Existing Proposed 
Parcel Size 38.44 acres 

 
No change 

Project Site Metal storage building  Amend the County General Plan by re-
designating a 0.45-acre (19,698 square 
feet) portion of a 38.44-acre parcel from 
Agriculture to Limited Industrial and 
rezone the site from the AE-20 
(Exclusive Agricultural, 20-acre minimum 
parcel size) Zone District to an M-1(c) 
(Light Manufacturing, Conditional) Zone 
District to allow the expansion of an 
existing barrel cooperage operation.  
 

Structural Improvements Metal storage building 
 

None  

Nearest Residence  1,354 feet east of the 
proposal 
 

No Change 

Surrounding Development  Industrial uses, single-
family residences 
 

No change    

Operational Features Metal storage building  See “Project Site” above 
 

Employees N/A N/A.  No development proposed by this 
application 
 

Customers/Supplier N/A N/A 
 

Traffic Trips None N/A.  No development proposed by this 
application 
 

Lighting  None N/A.  No development proposed by this 
application  
 

Hours of Operation 
 

N/A N/A 

 
Setback, Separation and Parking   
 
 Current Standard: Proposed Operation: Is Standard Met 

(y/n) 
Setbacks AE-20 Zone District: 

 
Front:  35 feet 
Sides:  20 feet 
Rear:  20 feet 
 

M-1 (c) Zone District: 
 
Front:  None 
Sides: None 
Rear:  None 
 

N/A.  No 
development 
proposed by this 
application 

Parking No requirement None required for this 
application 
 

N/A   
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 Current Standard: Proposed Operation: Is Standard Met 
(y/n) 

Lot Coverage  No requirement  No requirement 
 

N/A 

Separation 
between Buildings 
 

Six-foot minimum  No requirement N/A 

Wall 
Requirements 

No requirement None (proposal is not adjacent 
to residentially-zoned property) 

N/A 

Septic 
Replacement Area 

100 percent for the 
existing system 
 

N/A 
 

N/A   

Water Well 
Separation  

Septic tank:  50 feet; 
Disposal field:  100 
feet; Seepage pit:  
150 feet 
 

N/A N/A 

 
Circulation and Traffic 
 
  Existing Conditions Proposed Operation 
Private Road No N/A 

 
N/A 

Public Road Frontage  Yes Fowler Avenue; Fair condition 
 

No change 

Direct Access to Public 
Road 
 

No 
 

N/A  N/A 

Road ADT 1,100 
 

No change 

Road Classification Local 
 

No change 

Road Width 60 feet No change 
 

Road Surface Asphalt paved; pavement width 
24.7 feet 
 

No change 

Traffic Trips 
 

None N/A.  No development 
proposed by this application 
 

TIS Prepared No Metal storage building 
 

Not TIS required by the 
Design Division of the 
Fresno County Department 
of Public Works and 
Planning  
 

Road Improvements 
Required 
 

Fair condition 
  

No change 
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Surrounding Properties 
 
 Size: Use: Zoning:  Nearest Residence: 
North 2 acres 

3.81 acres 
 

Industrial development 
 

M-1 & M-1 (c) None 

South 97.76 acres 
 

Orchard AE-40 None 

East  57.45 acres 
 

Single-family Residence, 
orchard, vineyard 
 

AE-20 1,354 feet  

West 36.77 acres Single-family Residence, 
orchard 
 

AE-20 2,036 feet 

 
EXISTING VIOLATION (Y/N) AND NATURE OF VIOLATION:  N  
 
ENVIRONMENTAL ANALYSIS 
 
Initial Study No. 7151 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 Negative Declaration is appropriate.  A summary of the Initial Study is 
included as Exhibit 7. 
 
Notice of Intent of Negative Declaration publication date:  January 13, 2017. 
 
PUBLIC NOTICE: 
 
Notices were sent to 16 property owners within 1,320 feet of the subject property, 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 (BOS) will be scheduled as close to the Commission’s action as practical 
to make the final decision on the General Plan Amendment and rezoning request.  Information 
for that hearing will be provided under separate notice.  Staff is currently targeting a Board of 
Supervisors hearing date in April 2017.  Once scheduled, a separate notice of that hearing will 
be provided to the Applicant, surrounding property owners and other interested parties. 
 
PROCEDURAL CONSIDERATIONS: 
 
A General Plan Amendment and rezoning (Amendment) are legislative acts requiring final 
action by the Board of Supervisors.  A decision by the Planning Commission in support of 
General Plan Amendment and 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 General 
Plan and rezoning, however, is final unless appealed to the Board of Supervisors. 
 
BACKGROUND INFORMATION: 
 
The subject property is currently zoned AE-20 (Exclusive Agricultural, 20-acre minimum parcel 
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size).  The zoning was enacted on August 31, 1976 by the County Board of Supervisors 
(Amendment Application No. 2870).   
 
There is a history of General Plan Amendments and rezoning activity on parcels in the 
immediate vicinity of the subject proposal. This includes two adjacent parcels to the north zoned 
Industrial to allow for a barrel cooperage operation and a 6.54-acre parcel farther to the north 
rezoned from an AE-20 Zone District to an M-1 Zone District on July 6, 2000 with the approval of 
AA No. 3696.   
 
In February 26, 2002, General Plan Amendment (GPA) No. 487 and Amendment Application 
(AA) No. 3710 (rezoning) were approved to amend the land use designation of the General Plan 
for a 2.92-acre portion of the subject property (total 41.37 acres at the time) from Agriculture to 
Limited Industrial and change the zoning from AE-20 to an M-1(c) (Light Industrial, Conditional) 
to allow for a barrel cooperage operation (Exhibit 8). 
     
Under the subject proposal, the Applicant is proposing to amend the County General Plan by re-
designating a 0.45-acre (19,698 square feet) portion of the subject a 38.44-acre parcel from 
Agriculture to Limited Industrial and rezone from the AE-20 Zone District to an M-1(c) (Light 
Manufacturing, Conditional) Zone District, to allow the expansion of the barrel cooperage 
operation onto the adjacent parcels.   
 
The subject proposal is similar to GPA No. 487 and AA No. 3710 in that the rezone will also be 
restricted to a barrel cooperage operation and upon approval, the parcel will be merged with the 
adjacent industrially-zoned parcel restricted to a barrel cooperage operation through a property 
line adjustment.  No development is proposed by this application and any subsequent 
development on the property will be subject to mandatory Site Plan Review to ensure 
compliance with the development standards of the new zone district.   
 
ANALYSIS/DISCUSSION/GENERAL PLAN CONSISTENCY:   
 
Relevant Policies: Consistency/Considerations:  
General Plan Policy LU-F.29, criteria a, b, 
c, d: County may approve rezoning 
requests for new industrial development, 
provided that the project’s operational 
measures protect public health, safety, and 
welfare; project provides adequate off-street 
parking; project maintains non-
objectionable use areas adjacent to 
abutting properties; and project limits the 
industry’s size, time of operation, or length 
of permit. 
 

The subject proposal will not result in new 
industrial development.  The subject site (0.45-
acre portion of a 38.44-acre parcel) is developed 
with a metal storage building and paved 
surfaces.  The conditional rezoning will allow a 
barrel cooperage operation on the site which will 
be merged with the adjacent industrially-zoned 
parcel also limited to barrel cooperage operation.  
The merger will occur through a subsequent 
property line adjustment.  The proposal is 
consistent with Policy LU-F.29.  

General Plan Policy LU-F.30:  
County shall generally require 
community sewer and water 
services for industrial development. 
 

The proposed parcel will merge with the 
adjacent industrially-zoned parcel and utilize 
sewer and water services currently available to 
that parcel for an existing industrial use (barrel 
cooperage).  No concerns relating to sewer and 
water services were expressed by the Fresno 
County Department of Public Health, 
Environmental Health Division. 
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Reviewing Agency/Department Comments: 
 
Development Engineering Section of the Fresno County Department of Public Works and 
Planning: An Engineered Grading and Drainage Plan may be required to show how additional 
storm water runoff generated by the proposed development will be handled without adversely 
impacting adjacent properties.  A grading permit or voucher shall be required for grading 
proposed with this application.  Any additional runoff generated by the site development cannot 
be drained across property lines and must be retained or disposed of per County Standards. A 
10-foot by 10-foot corner cutoff shall be improved for sight distance purposes at the existing 
driveway onto Fowler Avenue, if not already present.  
 
Fresno County Fire Protection District:  Any future development on the property shall adhere to 
the current Fire Code and Building Code and the property shall be annexed to Community 
Facilities District No. 2010-01.  
 
Fresno Irrigation District (FID):  FID’s active Briggs – Central Avenue Br. No. 10 Pipeline runs 
westerly and crosses the intersection of Central and Fowler Avenues approximately 1,700 feet 
north of the subject property, and FID’s active Briggs No. 7 Canal runs southerly approximately 
1,550 feet east of the subject property and crosses Fowler Avenue approximately 2,500 feet 
south of the subject property.  All plans for any street or utility improvements along Central 
Avenue, Fowler Avenue, or in the vicinity of the pipeline or the canal shall require FID’s review 
and approval.  
 
Fresno County Department of Public Health, Environmental Health Division:  Within 30 days of 
the occurrence of any of the following events, the Applicant/operators shall update their online 
Hazardous Materials Business Plan (HMBP) and site map: a) there is a 100 percent or more 
increase in the quantities of a previously-disclosed material; or b) the facility begins handling a 
previously-undisclosed material at or above the HMBP threshold amounts.  Furthermore, the 
business shall certify that a review of the business plan has been conducted annually and that 
any necessary changes were made and that the changes were submitted to the local agency.  
All hazardous waste shall be handled in accordance with requirements set forth in the California 
Code of Regulations (CCR), Title 22, Division 4.5.   
 
The aforementioned requirements have been included as Project Notes. 
 
San Joaquin Valley Air Pollution Control District; Zoning, Water/Geology/Natural Resources, 
and Building and Safety Sections, and Design and Road Maintenance and Operations Divisions 
of the Fresno County Department of Public Works and Planning; California Department of Fish 
and Wildlife; Fresno Metropolitan Flood Control District; Fresno County Department of 
Agriculture (Ag Commissioner’s Office); Fresno County Fire Protection District; Table Mountain 
Rancheria:  No concerns.  
 
Analysis: 
 
One fundamental issue regarding any rezone request is whether the proposed zone change is 
consistent with the General Plan.  The subject 38.44-acre property is currently designated 
Agriculture in the County General Plan and zoned AE-20 (Exclusive Agricultural, 20-acre 
minimum parcel size) in the County Zoning Ordinance.   
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Agriculture designations are essentially to promote long-term conservation of productive 
agricultural lands and to accommodate agricultural-supported services and agriculturally-related 
activities that support the viability of agriculture.  Likewise, an AE Zone 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.   
 
The current request is to change the land use designation on the project site from Agriculture to 
Limited Industrial.  The General Plan lists the M-1 Zone District as being compatible with the 
proposed Limited Industrial land use designation.  The existing land use designation of 
Agriculture is compatible with the AE (Exclusive Agricultural) Zone District, but is not compatible 
with the M-1 (Light Manufacturing) Zone District.   
 
The project area encompasses an approximate 0.45-acre portion of a 38.44-acre parcel and is 
currently developed with a metal storage building related to an industrial use.  However, the 
remainder 38 acres of the property is in farming operation.  The industrial use, as it exists today, 
is not compatible with the Agricultural land use designation and AE-20 zoning on the parcel.  
The subject proposal would amend the County General Plan by re-designating the 0.45-acre 
site from Agriculture to Limited Industrial and rezoning from the AE-20 (Exclusive Agricultural, 
20-acre minimum parcel size) Zone District to an M-1(c) (Light Manufacturing, Conditional) Zone 
District to allow the expansion of an existing barrel cooperage operation.   
 
Staff notes that with the approval of this proposal, the resulting Limited Industrial designation 
and M-1(c) zoning on the 0.45-acre site will match with the existing land use designation and 
zoning on the adjacent northerly parcel.  Further, the proposed conditional zoning will limit the 
use of the site to a barrel cooperage operation and the site will be merged with the adjacent 
parcel also limited to a barrel cooperage operation.  The merger will occur through a 
subsequent property line adjustment.  
 
Staff also notes that the entire 38.44-acre property is restricted by Williamson Act Land 
Conservation Contract No. 7089.  A petition to remove the 0.45-acre area from the Contract was 
filed by the Applicant in order to create a separate 0.45-acre parcel for industrial uses, while the 
remaining approximately 38 acres will continue to be farmed.  The Agricultural Land 
Conservation Committee (ALCC) heard the proposal on December 7, 2016 and recommended 
that the County Board of Supervisors approve the cancellation petition.  The BOS will take final 
action on the cancellation petition following the consideration of the subject applications when 
scheduled before the BOS.   
 
An Initial Study (IS) prepared for this proposal has identified potential impacts related to 
aesthetics, agriculture and forestry resources, biological resources, geology and soils, hazards 
and hazardous materials, hydrology and water quality, land use and planning, transportation/ 
traffic, and utilities and service systems as less than significant.  As such, no mitigation 
measures are required for this proposal.  Identified mandatory project requirements (Project 
Notes), as discussed in this staff report, would more appropriately apply to any future 
development on the property, subject to mandatory Site Plan Review as specified in Section 
874 of the County Zoning Ordinance.   
 
Given the above discussion, staff believes the proposal is consistent with the County General 
Plan.   
 
The following mandatory requirements (Project Notes) have been provided to the Applicant and 
will apply to subsequent site development in the M-1(c) Zone District: 
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• An Engineered Grading and Drainage Plan may be required to show how additional storm 
water runoff generated by the proposed development will be handled without adversely 
impacting adjacent properties.   

 
• A grading permit or voucher will be required for grading proposed with this application.  

 
•  Any additional runoff generated by the site development cannot be drained across property 

lines and must be retained or disposed of per County Standards.  
 

• If not already present, a 10-foot by 10-foot corner cutoff shall be improved for sight distance 
purposes at the existing driveway onto Fowler Avenue. 
 

• Any future development on the property will be subject to the requirements of the current 
Fire Code and Building Code and the property shall annex with Community Facilities District 
No. 2010-01.  

 
• Fresno Irrigation District’s Central Avenue Br. No. 10 Pipeline runs westerly and crosses the 

intersection of Central and Fowler Avenues approximately 1,700 feet north of the subject 
property, and FID’s active Briggs No. 7 Canal runs southerly approximately 1,550 feet east 
of the subject property and crosses Fowler Avenue approximately 2,500 feet south of the 
subject property.  All plans for any street or utility improvements along Central Avenue, 
Fowler Avenue, or in the vicinity of the pipeline or the canal will require FID’s review and 
approval.   

 
• Per the Fresno County Department of Public Health, Environmental Health Division, within 

30 days of the occurrence of any of the following events, the Applicant/operators shall 
update their online Hazardous Materials Business Plan (HMBP) and site map: a) there is a 
100 percent or more increase in the quantities of a previously-disclosed material; or b) the 
facility begins handling a previously-undisclosed material at or above the HMBP threshold 
amounts.  Furthermore, the business shall certify that a review of the business plan has 
been conducted annually and that any necessary changes were made and that the changes 
were submitted to the local agency and all hazardous waste shall be handled in accordance 
with requirements set forth in the California Code of Regulations (CCR), Title 22, Division 
4.5. 

RECOMMENDED CONDITIONS OF APPROVAL: 
 
None – Staff notes the rezoning to Light Manufacturing will be limited to only barrel cooperage 
operations as is consistent with existing zoning in the vicinity. 
 
PUBLIC COMMENT: 
 
None 
 
CONCLUSION:  
 
Staff believes that amendment to the County General Plan from Agriculture to Limited Industrial 
and the proposed rezone from the AE-20 (Exclusive Agricultural) Zone District to an M-1(c) 
(Light Manufacturing, Conditional) Zone District is consistent with the Fresno County General 
Plan and recommends approval of General Plan Amendment No. 548 and Amendment 
Application No. 3818, subject to the Project Notes in the Staff Report.   
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PLANNING COMMISSION MOTIONS:  
 
Recommended Motion (Approval Action) 
 
• Recommend that the Board of Supervisors adopt the Negative Declaration prepared for 

Initial Study (IS) Application No. 7151; and 
 

• Recommend that the Board of Supervisors approve General Plan Amendment (GPA) No. 
548 amending the County General Plan by re-designating a 0.45-acre (19,698 square foot) 
portion of a 38.44-acre parcel from Agriculture to Limited Industrial as the first General Plan 
Amendment cycle in 2017; and 
 

• Recommend that the Board of Supervisors approve Amendment Application No. 3818 to 
rezone a 0.45-acre (19,698 square foot) portion of an existing 38.44-acre parcel from AE-20 
(Exclusive Agricultural, 20-acre minimum parcel size) Zone District to the M-1(c) (Light 
Manufacturing, Conditional) Zone District limited to barrel cooperage operations; and  
 

• Direct the Secretary to prepare a Resolution forwarding GPA No. 548 and AA No. 3818 to 
the Board of Supervisors with a recommendation for approval stating that the proposed 
changes to the County General Plan and rezoning request are consistent with the Fresno 
County General Plan.   

 
Alternative Motion (Denial Action) 
 
• Determine that the proposed request to amend the Fresno County General Plan from 

Agriculture to Limited Industrial and rezone a 0.45-acre (19,698 square feet) portion of a 
38.44-acre parcel from and rezone the subject portion from AE-20 (Exclusive Agricultural, 
20-acre minimum parcel size) Zone District to the M-1(c) (Light Manufacturing, Conditional) 
Zone District limited to permit a barrel cooperage operation is inconsistent with the General 
Plan and deny GPA No 548 and AA No. 3818 (state basis for denial); and    
 

• Direct the Secretary to prepare a resolution documenting the Commission’s action. 
 
EA:ksn:cwm 
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