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Mariposa County 

MINUTES of the Planning Commission 

ACTION SUMMARY MINUTES 

 

MEETING DATE: July 23, 2021 

TIME: 9:00 AM 

LOCATION: Board Chambers 
 Mariposa County Government Center 
 5100 Bullion Street, Second Floor, Mariposa, CA 95338  

 
 

1. CALL TO ORDER 

The meeting was called to order at 9:00 a.m. by Chair Walls.  

Attendee Name Title Status Arrived 

Ed Walls District I Planning Commissioner Present 9:00 AM 

Jack Wilmeth District II Planning Commissioner Present 9:00 AM 

Mick Herman District III Planning Commissioner Present 9:00 AM 

Deni Smith District IV Planning Commissioner Present 9:00 AM 

John McCamman District V Planning Commissioner Present 9:00 AM 

2. PLEDGE OF ALLEGIANCE 

The Pledge was led by Commissioner McCamman. 

3. MINUTES APPROVAL 

A. Planning Commission – Regular Meeting – July 9, 2021 9:00 AM 

By motion of Commissioner Herman, seconded by Commissioner Smith, the minutes of 
July 9, 2021 were approved as presented. 

Motion was carried by the following vote: 

RESULT: ADOPTED: (4-0) 

AYES:   Walls, Wilmeth, Herman, Smith 

ABSTAINED: McCamman 

 4. PUBLIC ADDRESS 

Persons wishing to speak on any item of interest within the subject matter or jurisdiction 
of the Commission that is not on the agenda. None. 

5. PUBLIC HEARINGS 

A. Public Hearing:  Resolution Recommending the Board of Supervisors Approve 
GPZA No. 2020-054; Parcel Merger No. 2020-055; and Design Review No. 2020-
056 with Findings and Conditions, Including the Finding that the Project is 
Exempt from Environmental Review, with the Land Use Change and Design 



Mariposa County MINUTES of the Planning Commission 
July 23, 2021 

 

Review Approval Effective on the Effective Date of the Zone Change. MACT 
Health Board Inc., Applicant.  5204 and 5192 Hospital Road, Mariposa,  
Assessor Parcel Numbers 013-020-003, 013-020-034, and 13-020-036. 

 2021-PCRES-13 Planner: Steve Engfer 

  
Senior Planner, Steve Engfer, presented the project along with a Power Point 
presentation. 
 
Public Comment was received from John Dunlap, facility manager for MACT.  
 
By Motion of Commissioner Herman, seconded by Commissioner McCamman, the 
Planning Commission adopted a resolution recommending that the Board of 
Supervisors:  

1. Adopt a resolution recommending the Board of Supervisors approve GPZA No. 2020-
054; Parcel Merger No. 2020-055; and Design Review No. 2020-056 with findings and 
conditions, including the finding that the project is exempt from environmental review, 
with the land use change and Design Review approval effective on the effective date of 
the zone change; and  2. Adopt an ordinance amending the Zoning from Multi-Family 
Residential to Professional Office on APNs 013-020-034 and 013-030-036 pursuant to 
GPZA No. 2020-054; and 3. Recommend that the Board of Supervisors accept the 
improved segment of Hospital Road, fronting the project site into the county maintained 
road system.  

 

Motion was carried by the following vote: 

RESULT: ADOPTED: (5-0) 

AYES:   Walls, Wilmeth, Herman, Smith, McCamman 

 6. PLANNING COMMISSIONER INFORMATION 

Information was received from Commissioner Herman, Director Sarah Williams and 
Commissioner McCamman. 

7. INFORMATION ITEMS 

Information was received from Director Sarah Williams: 

8. ADJOURN 

There being no further business, the meeting was adjourned at 9:42 am 

__________________________________ 

         Ed Walls, Chair 
         Mariposa County Planning Commission 
__________________________________ 
Carol Suggs, Secretary 
Mariposa County Planning Commission 
 

Note: Full audio recordings of the minutes are available from the Planning Department by request or on-line: 

http://mariposacountyca.iqm2.com/citizens/calendar.aspx?view=list  

http://mariposacountyca.iqm2.com/citizens/calendar.aspx?view=list
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Mariposa County 

MINUTES of the Planning Commission 

ACTION SUMMARY MINUTES 

 

MEETING DATE: July 9, 2021 

TIME: 9:00 AM 

LOCATION: Board Chambers 
 Mariposa County Government Center 
 5100 Bullion Street, Second Floor, Mariposa, CA 95338  

 
 

1. CALL TO ORDER 

The meeting was called to order at 9:00 a.m. by Chair Walls. 

Attendee Name Title Status Arrived 

Ed Walls District I Planning Commissioner Present 9:00 AM 

Jack Wilmeth District II Planning Commissioner Present 9:00 AM 

Mick Herman District III Planning Commissioner Present 9:00 AM 

Deni Smith District IV Planning Commissioner Present 9:00 AM 

John McCamman District V Planning Commissioner Excused  

2. PLEDGE OF ALLEGIANCE 

The Pledge was led by Commissioner Smith.  

3. MINUTES APPROVAL 

A. Planning Commission – Regular Meeting – June 25, 2021 9:00 AM 

By Motion of Commissioner Smith, seconded by Commissioner Wilmeth, the minutes of 
June 25, 2021 were approved as presented. 

 

Motion was carried by the following vote: 

 

RESULT:  ADOPTED: [4-0] 

AYES:   Walls, Wilmeth, Herman, Smith 

4. PUBLIC ADDRESS 

Persons wishing to speak on any item of interest within the subject matter or jurisdiction 
of the Commission that is not on the agenda.  None. 

5. PUBLIC HEARINGS 

A. PUBLIC HEARING: Resolution Approving Time Extension Application No. 
2021-057 for Conditional Use Permit No. 2017-117, and Finding that No Further 
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Mariposa County MINUTES of the Planning Commission 
July 9, 2021 

 

Environmental Review is Required; Mariposa Biomass Project - Jay Johnson, 
Applicant. Location: 5673 Copper Leaf Dr. Mariposa. APN 012-050-066 and APN 
012-050-067. 2021-PCRES-11 

          Planner: Sarah Williams  

Senior Planner, Steve Engfer, presented the project along with a power point 
presentation, stating that the CUP for the Biomass project was previously approved and 
not a part of the consideration today and we are only reviewing the Time Extension 
request.  Engfer stated that January 17, 2023, would be the new deadline if approved, 
noting that there was a date error in the notice.  Engfer also noted that the applicant is 
here for any questions. 

Public Comment was received from the following: Proponents of the project: 
Christiana Darlington, Steve Smallcombe, Jay Johnson and Melissa Barrett (RCD).  
Opposition:  Tom Archibald and Ruth Sellers. 

 

By Motion of Commissioner Herman, seconded by Commissioner Smith the 
Planning Commission adopted a resolution approving the Time Extension 2021-057 
with findings, including a finding that the previously adopted Mitigated Negative 
Declaration for CUP No. 2017-117 satisfies the requirement for environmental 
review pursuant to the California Environmental Quality Act (CEQA) and no further 
environmental review is required. 

Motion was carried by the following vote: 

 

RESULT:  ADOPTED: [3-1] 

AYES:   Walls, Herman, Smith 

NAYES:  Wilmeth 

 

B. PUBLIC HEARING: Resolution Approving or Denying Amended Conditions No. 
2021-111 for Design Review No. 2019-035; Self-Help Enterprises, Applicant.  
Project Proposes to Amend Condition No. 13 Which Limits the Hours that 
Construction Can Occur.  Pursuant to Condition No. 13, No Work Can Start 
Prior to 7 AM.  the Applicant is Requesting that This Condition be Modified to 
Allow for Construction to Begin at 3 AM for No More Than 5 Days.  This Will 
Allow for Concrete Pours for the Project Foundations to Occur During the 
Cooler Temperatures in the Day, to Maintain the Quality of the Concrete and 
Use the Product to Recommended Specifications. Design Review No. 2019-035 
is Approved for a Multi-Family, 42 Unit, Affordable Housing Project.  Project 
Site is Located at 5118 Fournier Road. APN 012-140-024 (ID # 11959) 

          Planner: Alvaro Arias  

Deputy Director, Alvaro Arias, presented the project along with a Power Point 
Presentation.  Noting that the only item they are considering today is the amendment of 
condition #13.  Applicant is here with the General Contractor and Building Department 
Representatives. 

 

Public Comment was received from the following: 
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Mariposa County MINUTES of the Planning Commission 
July 9, 2021 

 

Proponents of the project:  Kristin Ainley, Self-Help Enterprises, Will Amador and Kip 
Bedell from Quiring General,   Perrin Johnal and Naranian Purewal from Harris & 
Sloan. 

By Motion of Commissioner  Wilmeth, Seconded by Commissioner Smith, the 
Planning Commission adopted a resolution approving the Amended Conditions 
Application No. 2021-111 (for condition #13 only) with a provision that it not extend 
past October 1, 2021, with findings, including a finding that the previously adopted 
Mitigated Negative Declaration for Design Review 2019-035 satisfies the 
requirement for environmental review pursuant to the California Environmental 
Quality Act (CEQA) and no further environmental review is required. 

 

Motion was carried by the following vote: 

 

RESULT:  ADOPTED: [3-1] 

AYES:   Walls, Wilmeth, Smith 

NAYES:  Herman 

6. PLANNING COMMISSIONER INFORMATION 

None. 

7. INFORMATION ITEMS 

Information was received from Director, Sarah Williams. 

8. ADJOURN 

There being no further business the meeting was adjourned at 10:17 a.m. 

 

__________________________________ 

         Ed Walls, Chair 
         Mariposa County Planning Commission 
__________________________________ 
Carol Suggs, Secretary 
Mariposa County Planning Commission 
 
 

Note: Full audio recordings of the minutes are available from the Planning Department by request or on-line: 

http://mariposacountyca.iqm2.com/citizens/calendar.aspx?view=list  

 

w=list. 
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  MARIPOSA COUNTY 
 

 Planning ∙ 209-966-5151 

 
 

Page 1 REF ID# 11978 
 

MEETING: July 23, 2021 
 
TO:  The Mariposa County Planning Commission 
 
FROM: Sarah Williams, Planning Director 
 
RE:  GPZA 2020-054, PM 2020-055, DR 2020-056 MACT Dental Clinic 
 

 
Project Description Summary: 
General Plan/Area Plan/Zoning Amendment No. 2020-054: 

Change in the land use and zoning designation for two parcels, 013-020-034 and 013-
030-036 from Multi-Family residential to Professional Office in order to construct a 
dental office building on the site.   

 
Parcel Merger No. 2020-055 
The project proposes to merge three (3) parcels, Parcel A of the merger is 0.52 acre 
(22,651 square feet and involves two “parcels” that have separate APNs for tax 
assessment purposes) and Parcel B is 1.03 acre (44,866 square feet). The merger is 
necessary for the Dental Clinic design to meet required development standards.  The 
combination of the merged parcels will result in a single parcel that exceeds the 
minimum parcel size of 9,000 square feet for the Professional Office Zone. If approved, 
the existing MACT Health Clinic and the proposed new Dental Clinic would be located 
on one parcel as a result of the merger. 
 
Design Review No. 2020-056 
Proposal for a new Dental Clinic of 4,885 square feet (adjacent to the existing MACT 
Health Clinic), parking (17 new spaces), landscaping, signage, frontage improvements 
and access from Hospital Road. 

 
REQUESTED ACTION 
Staff recommends the Planning Commission adopt a resolution recommending  
that the Board of Supervisors: 
 
1. Adopt a resolution recommending the Board of Supervisors approve GPZA No. 
2020-054; Parcel Merger No. 2020-055; and Design Review No. 2020-056 with 
findings and conditions, including the finding that the project is exempt from 
environmental review, with the land use change and Design Review approval effective 
on the effective date of the zone change; and 
 
2. Adopt an ordinance amending the Zoning from Multi-Family Residential to 
Professional Office on APNs 013-020-034 and 013-030-036 pursuant to GPZA No. 
2020-054. 
See staff report 
 
 

5.A
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MARIPOSA COUNTY RESOLUTION NUMBER 2021-13  
 

 

ATTACHMENTS: 
Staff Report (DOC) 
Attachment A - Project Plans (PDF) 
Attachment B - Draft BOS Resolution (DOCX) 
Attachment C - Draft NOE (DOCX) 
PC PPT Presentation (PDF) 
 
 
RESULT: ADOPTED [UNANIMOUS] 
MOVER: Mick Herman, District III Planning Commissioner 
SECONDER: John McCamman, District V Planning Commissioner 
AYES: Walls, Wilmeth, Herman, Smith, McCamman 
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MARIPOSA PLANNING STAFF REPORT 
From:  Sarah Williams, Planning Director 

Prepared By: Steve Engfer, Senior Planner 

Planning Commission Meeting Date: July 23, 2021 

 

 

 
 
PROJECT:  General Plan/Area Plan/Zoning Amendment (GPZA) No. 2020-054; Parcel 

Merger No. 2020-055; and Design Review (DR) No. 2020-056. 

 

APPLICANT: M.A.C.T. Health Board, Inc. 

 

LOCATION: The project is located at 5204 Hospital Road and 5192 Hospital Road in the community 

of Mariposa.  

 

DISTRICT: District 4: Supervisor, Wayne Forsythe; Planning Commissioner, John McCamman 

 

NOTICING:  Gazette Ad:       July 8, 2021 

Mailed Notice: July 2, 2021 

   Posted Notice: July 12, 2021 

COMMISSION 

ACTION: Staff recommends the Planning Commission adopt a resolution recommending that the 

Board of Supervisors: 

 

1) Adopt a resolution recommending the Board of Supervisors approve General 

Plan/Area Plan/Zoning Amendment (GPZA) No. 2020-054; Parcel Merger (PM) 

No. 2020-055; and Design Review (DR) No. 2020-056 with findings and 

conditions, including the finding that the project is exempt from environmental 

review, with the land use change and Design Review approval effective on the 

effective date of the zone change, and 

2) Adopt an ordinance amending the Zoning from Multi-Family Residential to 

Professional Office on APNs 013-020-034 and 013-030-036 pursuant to GPZA No. 

2020-054. 

 

STAFF SUMMARY ANALYSIS: 

The project site is located just to the north of John C. Fremont Hospital and adjacent to the MACT Health 

Clinic.  The project involves three parcels: Assessor’s Parcel Numbers (APNs) 013-020-0030, 0340, and 0360.  

(The latter two APNs are one legal parcel but are separated for tax assessment purposes.)  The current zoning on 

APNs 0340/0360 is Multi-Family Residential within the Mariposa Town Planning Area Town Plan.  The 

applicant proposes to change the zoning and land use designation on this 0.52-acre area to Professional Office to 

allow the dental office use and construction of a 4,885 sq. ft. dental office building.  This parcel currently 

contains a 2,917 sq. ft. residence that will be removed to construct the dental office building.  APN 013-020-

0030 (5192 Hospital Rd.) is currently 1.03 acres in size and contains the existing 4,775 square foot Indian health 

clinic.  The parcel merger will merge the parcels into one parcel of 1.55± acres in size.  The proposed dental 

office building would then be located on the same parcel as the existing MACT Health Clinic after the parcel 

merger. Construction of the new 4,885 square foot dental office building is subject to all applicable design 

review standards contained in the zoning standards for the Mariposa Town Planning Area.   
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General Plan/Area Plan/Zoning Amendment Application No. 2020-054; Parcel Merger No. 2020-055 and Design 

Review Application No. 2020-056                                                               Applicant: M.A.C.T. Health Board, Inc. 

Planning Commission Hearing of July 23, 2021    Page 2 of 14 

 

 

Figure 1- Vicinity Map 
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General Plan/Area Plan/Zoning Amendment Application No. 2020-054; Parcel Merger No. 2020-055 and Design 

Review Application No. 2020-056                                                               Applicant: M.A.C.T. Health Board, Inc. 

Planning Commission Hearing of July 23, 2021    Page 3 of 14 

 

 

Figure 2 - Parcel Merger Map 
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General Plan/Area Plan/Zoning Amendment Application No. 2020-054; Parcel Merger No. 2020-055 and Design 

Review Application No. 2020-056                                                               Applicant: M.A.C.T. Health Board, Inc. 

Planning Commission Hearing of July 23, 2021    Page 4 of 14 

 

 

Figure 2- Zoning Vicinity Map  
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General Plan/Area Plan/Zoning Amendment Application No. 2020-054; Parcel Merger No. 2020-055 and Design 

Review Application No. 2020-056                                                               Applicant: M.A.C.T. Health Board, Inc. 

Planning Commission Hearing of July 23, 2021    Page 5 of 14 

 

 

 

Figure 3- General Plan/Zoning Amendment Map 
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General Plan/Area Plan/Zoning Amendment Application No. 2020-054; Parcel Merger No. 2020-055 and Design 

Review Application No. 2020-056                                                               Applicant: M.A.C.T. Health Board, Inc. 

Planning Commission Hearing of July 23, 2021    Page 6 of 14 

 

 

Description of Project  
There are three components to the project: an amendment to the land use and zoning map for the Mariposa 

Town Planning Area Specific Plan, a parcel merger, and a design review for the entirety of the project.  The 

Mariposa Town Planning Area (TPA) Town Plan is a component of Volume II of the Mariposa County General 

Plan; therefore, a general plan amendment is required to be processed for the project. As noted, the project 

involves three parcels; Assessor’s Parcel Numbers are as follows: 

 

013-020-034 (unassigned address) 

013-020-036 (5204 Hospital Road) 

013-020-003 (5192 Hospital Road) 

 

General Plan/Area Plan/Zoning Amendment No. 2020-054 involves the following: 

Change in the land use and zoning designation for two parcels, APNs 013-020-034 and 013-030-036 from 

Multi-Family residential to Professional Office in order to construct a dental office building on the site.  It is 

currently zoned Multi-Family Residential.  (See Figures 2 and 3 for current/proposed zoning and land use.) 

 

Parcel Merger No. 2020-055 

The project proposes to merge three (3) APNs (2 legal parcels) owned by the same party, pending approval of 

the proposed GPZA. Parcel A of the merger is 0.52 acre (22,651 square feet and involves two APNs (separate 

APNs are for tax assessment purposes only) and Parcel B is 1.03 acre (44,866 square feet). Both parcels exceed 

the minimum parcel size of 9,000 square feet for the Professional Office Zoning. The combination of the two (2) 

parcels will also result in a single parcel that exceeds the minimum parcel size of 9,000 square feet for the 

Professional Office Zone. Both Parcel A and Parcel B front Hospital Road and have access via Hospital Road. 

(Any changes to encroachments will require Public Works approval as part of the Design Review). The 

proposed parcel configuration and site layout (DR 2020-056) conform to setback requirements for the proposed 

Professional Office Zone. Both parcels were conforming with regards to the 4:1 lot length to width ratio and will 

remain conforming after the parcel merger. 

 

Design Review No. 2020-056 

The project is in the Design Review Overlay District and subject to the design review standards contained in the 

Mariposa Town Planning Area Town Plan.  Chapter 17.66 of Title 17 describes the purpose of the design review 

overlay district as the following: 

 

The Design Review Overlay zone is an overlay district which is intended to be combined with 

any other district in which it is determined desirable to protect the overall appearance of the 

district by regulating the design of new structures and changes in the appearance of existing 

structures.  The purpose of this district is to ensure that proposed buildings, structures, signs, 

and landscaping and modifications to buildings, structures, signs, and landscaping within these 

areas are in harmony with the surrounding areas.  The intent of the zone is to enhance tourism 

and to stabilize and increase property values.  This district may be applied to areas containing 

public or private buildings and lands exhibiting unique architectural themes and/or scenic 

beauty. 

 

The existing MACT Health Clinic medical building underwent design review when it was originally 

constructed.  The proposed new 4,885 sq. ft. dental office building is subject to design review standards.  The 

project will take access from Hospital Road. Water and sewer service to the entirety of the project will be 

provided by the Mariposa Public Utility District.  Sufficient water for domestic and firefighting purposes will be 

required. 

 

(Attachment A - Project Plans) 
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Comprehensive design review standards that will apply to this project are found in Section 17.336.060 – 

Architectural theme and development guidelines for the design review overlay zone of Title 17.  They are 

included under the general headings of: 

 

• Site Development Standards (minimization of grading; maximum building area for development; 

desirable and appropriate transition from street to building; preservation of unique natural features; 

potential clustering of buildings; active and passive solar; establishing Mariposa Creek as open space; 

and undergrounding of utilities) 

• Building Design Standards (diversity of architectural styles commensurate to what is appropriate in 

Mariposa; incorporation of functional elements of the historic buildings of the region; appropriate scale; 

design and character of buildings should not conflict with adjoining development; avoidance of 

monotony in design involving multiple buildings; base colors; placement and screening of mechanical 

equipment) 

• Landscaping Standards, including for parking areas (inclusion of existing and planned vegetation, 

fences, walls, pedestrian ways; screening of unsightly areas; use of landscaping for screening for 

mechanical and electrical equipment, service areas; landscaping shall not obstruct sightlines for safe 

vehicle and pedestrian circulation, and not interfere with public utilities; use of indigenous water 

conserving plants; incorporation of natural topographic and vegetative elements; landscaping for 

parking areas; perimeter landscaping; use of vegetation to direct pedestrians safely to their destinations; 

protecting vegetated areas using curbing, fencing or walls; size of vegetation at time of planting; and 

landscaping maintenance.)  

• Sign Standards (integration into building design; constructed of natural materials; sign size; limitation 

on graphic elements; use of on-site directional signs; no extension above roofline of buildings; 

prohibition of off-site signs; and window signs.) 

 

In order to approve a design review application for this project site it must be found that the project proposal 

conforms to the architectural theme and development guidelines established by the Board of Supervisors 

pursuant to Mariposa County Code and subsection 17.336.060 (Design Review Overlay). 

 

In addition, the project is subject to all applicable standards contained in Chapter 17.336 – Supplementary 

Development Standards, of Title 17.  This chapter includes standards for setbacks from property lines and 

streets, setbacks from drainage ways; building height standards; parking standards, and improvement standards. 

 

The clinic will have a vestibule entryway which leads into a large circular waiting room. There will be eight (8) 

dental chairs, with two (2) hygienist chairs and six (6) operative chairs. There will also be three (3) office spaces 

with a reception room and other utility rooms, stations, and labs necessary for operation. An asphalt concrete 

parking lot consisting of seventeen (17) spaces will also be constructed to serve the clinic.  Calculations for 

parking space consistency with the standards of the Mariposa Town Planning Area Town Plan are shown further 

in this report. 

 

Design Review Submittal: 
The project applicant has submitted plans that include exterior elevations for the proposed structure, landscaping 

and signage.  The building materials consist of stucco walls in color matching the adjacent medical office 

building, standing seam metal roof panels green in color to compliment surrounding residential and medical 

office’s green asphalt shingles and trims. The proposed theme is designed to accentuate architectural treatments 

and color scheme colors compatible with the vicinity and also carry a design in line with the MACT Health 

Board branding.  

 

Proposed signage includes two matching monument signs, one for a replacement at the existing MACT Health 

Clinic and one for the new Dental Clinic. Both include rock base and color scheme designed to match existing 

MACT Health Clinic and proposed Dental Clinic color schemes. 
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Project Background Data  

 
Existing Zoning: The 0.52 acres proposed for rezone is currently zoned Multi-Family Residential 

within the Mariposa Town Plan Area Design Review Overlay Zone. 

 

General Plan: Mariposa Town Planning Area. 

 

Current Land   Single family residence. 

Use:  

 

Adjacent Property: 

 

 Size (in acres) Zoning Use 

North/East/Southeast 2.63  Multi-Family Res. Apartments/residence 

South 1.03 Professional Office Medical clinic 

Southwest 7.15 Public Quasi Public Hospital 

West/Northwest 44.12 SFR ½ acre Vacant 

 

Site Topography  

 And Vegetation: The site that will contain the dental office building has grades of 2% to 10%. 

The area of proposed improvement generally has slopes of 5%.  The existing 

house on the site will be removed during project implementation.  Vegetation is 

consistent with adjacent properties.   

 

Project Analysis 

 
Agency Comments  

Requests for comments were originally solicited for this project in May of 2020.  The project underwent a 

revision and a second request for comments was sent to agencies in September of 2020.  The project applicant 

further revised the project to address drainage and site configuration issues raised by agencies in February of 

2021 and May of 2021.   

 

Requests for comments were sent to the following agencies: Mariposa County Public Works, Mariposa County 

Environmental Health Unit, Mariposa County Fire Department, Mariposa County Assessor, Mariposa County 

Building Department, Mariposa County Sheriff, California Department of Fish and Wildlife, Mariposa County 

Resource Conservation District, Mariposa County Unified School District, CAL FIRE, Pacific Gas & Electric, 

Sierra Telephone, and the Mariposa Public Utility District.  Notices as mandated by state Government Code 

were sent to Native American contacts for Mariposa County as maintained by the Native American Heritage 

Commission.  That process is described further in this staff report. 

 

Responses were received from the following agencies:  Mariposa County Public Works, Sierra Telephone, and 

the Mariposa Public Utility District.  

 

Public Works:  

Public Works comments related to requirements to complete the parcel merger; the necessity to dedicate a 

public easement which encumbers the proposed sidewalk improvements and provision for public utilities; the 

creation of a road reserve within the existing 25-foot wide access to APN 013-020-35/037, which will also 

involve the creation of an easement for public utilities; and the necessity for the project plan to delineate 

easements and exceptions called out in the Parcel Map Guarantee (before proceeding, the impacts on existing 

rights must identified). 
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Public Works also commented that the project fronts a portion of Hospital Road that is outside the county road 

maintenance system.  That portion of road is also substandard for the type of use proposed.  Hospital Road 

should be improved to a level to meet the demands of the project and existing uses.  Since the project is a 

commercial project within the Mariposa TPA, street parking as frontage improvements must be considered. 

 

Comments were addressed as the project applicant redesigned the project layout, including required frontage 

improvements.  This was the result of site visits, survey work, and subsequent work between the County 

Engineer and the project applicant team.  

 

The revised project plan set dated May 20, 2021 (Attachment A- Project Plans) address the comments as 

follows: 

 

• Frontage improvement on Hospital Road. The proposed redesign includes extension of Hospital 

Road to meet County Road Improvement and Circulation Policy Requirements with a curb, 

gutter and sidewalk on the project frontage.  

• Recommendation by Public Works for the frontage section to be included in County Maintained 

Road system. 

• Draining improvements – on site drainage redesigned; road drainage being addressed through 

County Engineer Review of final project engineering prior to grading or building permit 

issuance. 

• Access to offsite parcel is maintained. 

• Parcel merger requirements to be met prior to building permit final. 

 

Conditions of approval require final building design and plans be approved prior to the grading or building 

permit issuance to verify that all Public Works requirements are met. 

 

Sierra Telephone:  

Sierra Telephone commented that the company has no objections to the project as long as its rights, as granted 

on recorded easements, are not abridged. 

 

MPUD:   

MPUD provides public water, wastewater and fire protection services to the parcels.  MPUD commented that it 

has an easement for public utility purposes on APN 013-020-003.  Buildings or permanent improvements shall 

not be placed on the easement at any time.  The parcels are within the MPUD Assessment District 94-1 (Saxon 

Creek).  Payment of the unpaid portion of assessments for the three parcels identified in the parcel merger must 

be made prior to approval of the merger.  MPUD also described its infrastructure located in the area and utility 

construction and connection requirements.  The project proponent will be required to provide a fire flow 

analysis in compliance with California Fire Code requirements and mitigate any fire flow deficiencies, which 

may include structure modifications, public water main improvements and/or approved commercial fire 

sprinkler system.  Fire hydrants will be required to be installed according to the MPUD’s Fire Protection 

Ordinance.  The District, in conjunction with the State Fire Marshal representative will make final determination 

of fire flow requirements.  In its review of revised site plans submitted to the Planning office in early February, 

MPUD described the level of detail in drawings that will be required to be submitted to MPUD for review and 

approval in order for the facility to connect to the district’s facilities.  All MPUD requirements will be met 

through conditions of approval placed on the Design Review component of the project, including any need for 

future reapportionment.  MPUD requirements will be met during the building permit stage of project 

implementation. 
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Practical Concerns 

 
Planning evaluated the project for the following issues:  

 

Current Zoning Feasibility:  The existing zoning on the project site would not allow the professional office 

development proposed.  The rezone of property from the Multi-Family Residential zone to the Professional 

Office zone is necessary to implement the project. 

 

Project Aesthetics 

 

Design Review:  The project site is located within the Design Review Overlay Zone, which applies to all 

properties within the Mariposa Town Planning Area (TPA).  This overlay zone regulates the design of new 

structures and ensures that new structures and overall site design are “…in harmony with the surrounding 

properties and areas.”  As such, as part of the project, Design Review No. 2020-008 is also being reviewed.  In 

order to process the project, the applicant has submitted proposed conceptual elevations and site plans.  

Conditions of approval are recommended as part of the Design Review to ensure compliance with the Design 

Review requirements.  Design review and approval of final plans will occur at the Planning Director level.  

Details of the design review are included in the Required Development Standards section below. 

 

Required Development Standards: 

 

1. Setbacks:  Commercial uses front yard setbacks shall be a minimum of thirty (30) feet from the 

centerline of a local street or ten (10) feet from the nearest point on the edge of a right-of-way boundary 

of a state highway. There are no mandatory side and rear yard setbacks. Appropriate setbacks shall be 

determined based upon design review considerations, circulation, and loading/unloading needs. 

 

2. Building Height:  Section 17.336.020 limits the height of buildings and structures to two (2) stories or 

thirty-five (35) feet as measured from the natural grade, whichever constitutes the greatest height.  The 

site plan shows that the dental office structure will comply with this standard. 

 

3. Parking Standards: The applicant proposes to merge the new dental clinic parcel with the adjacent 

existing medical facility parcel, also owned by MACT Health Board Inc. This merger will allow the 

applicant to utilize the existing parking as well as the proposed parking lot to accommodate both the 

existing medical facilities and the proposed dental clinic. Section 17.336.030 of Title 17 establishes 

parking standards for new developments depending on the type of use.  Medical offices require one (1) 

parking space for each two hundred (200) square feet of gross floor area, except for floor area used 

exclusively for storage.  Currently, the medical office building provides 37 parking spaces, which 

exceeds the required number of spaces of 24 by 13 spaces.  The new dental office building is also 

required to provide 24 spaces (could be slightly less due to the existence of a storage room as shown on 

the building plans).  Based upon total square footage of the two facilities, the total number of spaces that 

would be required at the medical/dental office complex is 48.  The dental office will provide 17 spaces 

bringing the total number of spaces provided at the complex to 54, six more than is required. 

 

Parking Lot Shading 

The dental office building will be required to comply with parking lot shading requirements contained 

in Section 17.336.060.  This code section mandates that 30% of the 17-space lot will be required to be 

shaded.   

 

4. Design Review Overlay Theme and Guidelines:  Section 17.336.060 establishes standards that apply to 

all commercial development.  Based on the conceptual stage of some of the information, conditions of 

approval are included as part of the Design Review action to ensure compliance with all requirements.  
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These requirements include site development (grading), landscaping standards, parking lot shading 

requirements, and sign standards.  The building design as shown on the example photographs generally 

meets the guidelines for building design standards.  A condition of approval will require that selected 

colors for the buildings comply with the standard that the base color buildings should be light colors in 

warm tones.  Trim may be brighter or darker.  All mechanical equipment will need to be screened.  

 

5. Declarations, Covenants and Restrictions 

Mariposa County does not have any authority to enforce covenants, conditions and restrictions, or 

similarly worded regulations, that govern the development of private property.  They are enforced by 

the owners of properties covered under such agreements.  However, it should be noted that the 0.52-acre 

property at 5204 Hospital Road, the property proposed for rezone, is governed by Declarations, 

Covenants and Restrictions (DC&Rs), according to the title report prepared for the property.  The 

DC&Rs were created as part of a grant deed for the property recorded on May 17, 1968, and the 

regulations involved other properties. 

 

Among the series of DC&Rs listed in the grant deed for the parcel is a prohibition on any non-

residential development.  Commercial enterprises are specifically prohibited.  Residential construction 

is limited to one single family residence per parcel.  The deed created architectural controls enforced by 

a committee of property owners.   

 

The property on which the existing medical office is located is also governed by the same declarations, 

covenants and restrictions. 

 

It will be incumbent upon the project applicant/proponent to address outstanding issues related to the 

DC&Rs governing the property.  The DC&Rs are not part of the review and consideration of this project 

by the Planning Commission and Board of Supervisors. 

 

Access/Road Improvements/Road Maintenance:   

Access Road Improvements: The new dental clinic is estimated to generate approximately 120 ADT based on 

the 25 ADT/1,000 square foot of office space defined in the County’s Road Improvement and Circulation Policy 

(RICP) and therefore meets the requirements for additional improvements as required by Section17.336.050.  

The RICP defines frontage improvements as: 

 

“These are improvements made along existing roads within a project parcel or where any property line is shared 

with a road, such as a County Road.” 

 

For this specific project, the only portion with County Road frontage is the western property line along Hospital 

Road.  The project is proposing to take access from Hospital Road.  Therefore, frontage improvements will be 

required. An analysis was performed using historic traffic counts from the intersection of Hospital Road and 

Smith Road, averaging 1,350 ADT and the estimates of additional traffic generated by the project (120 ADT as 

described above). The total estimated 1,470 ADTs would require a Town Class IV road, which is a paved, 24-

foot wide road with parking on both sides and curb and gutter on one side. The Public Works department has 

informed the Planning Department that they could support a waiver of the installation of parking on both sides 

of the road.    

 

Public Works recommends that the project Hospital Road extension (along site frontage) be taken into the 

County Maintained Road system upon meeting the County requirements. 

 

Utilities:  This property is located within the Mariposa Public Utility District (MPUD) and is required to 

connect to the District’s water and sewer service.  These connections will be required to meet MPUD standards 

and specifications.  All other utilities such as, electrical and telephone, are required to be undergrounded within 
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the project site. A condition of approval will require that all utilities be undergrounded as required by County 

code. 

 

There is an existing easement for public utility purposes located on APN 013-020-003, the parcel on which the 

existing medical office is located, and MPUD requires that no buildings or permanent improvements be placed 

on the easement at any time. Final site design plans require MPUD approval prior to building or grading permit 

issuance to ensure the requirement is met. 

 

On-Site Drainage: 

The redesign of the project addressed Public Works initial concerns relating to the originally proposed 

stormwater retention basin and site drainage. Final plan verification by County Engineer will occur at time of 

grading and/or building permit review. 

 

Use Standards: 

1. General Plan Compatibility: The project site is located within the Mariposa Town Plan area and is 

currently in the Multi-Family Residential land use designation of the Mariposa Town Planning Area 

Specific Plan.  The project proposes to change the land use designation on APNs 013-020-034 and 036 

(0.52 acres after merger) to Professional Office to allow for the construction of the dental office 

building.  The Mariposa Town Planning Area Specific Plan is part of Volume II of the General Plan.  

 

2. Current Zoning Feasibility:  Current zoning does not allow the intended professional office use 

proposed on the site. Therefore, the applicant has requested the Multi-Family Zoning on parcels 013-

020-034 and 036 be rezoned to Professional Office to accommodate the dental office building.  

 

3. Proposed Zoning Feasibility:  

 

Per County Code Section 17.318.010 – Professional Office (PO) Zone: 

 
This zoning classification is designed to provide areas for the 

development of business and professional office uses with related 

business and institutional uses to the exclusion of retail business in 

general.  It is intended that PO areas, and the uses therein, will be 

compatible and convenient to residential areas and the general 

business area. 

 

Prior to development and building permit issuance the project must obtain approval of additional project 

detail information.  Design Review conditions must be met prior to building permit 

issuance/completion.  

 

The Board of Supervisors must be able to make all findings required for a zoning amendment in order to 

approve the zoning amendment from Multi-Family Residential to Professional Office.  In turn, the 

dental office cannot be considered without the zoning amendment. 

 

Development Standards: 

 

Constructability: 

 

1. Utilities:   

This property is located within the Mariposa Public Utility District (MPUD) and is required to connect 

to the District’s water and sewer service.  These connections will be required to meet MPUD standards 

and specifications.  All other utilities such as, electrical and telephone, are required to be undergrounded 

within the project site. 
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There are utility easements on the project site, including for MPUD, Sierra Telephone, and PG&E that 

will be required to be accommodated by project design or relocated. 

 

2. Fire Flow: 

Fire flow will be required to meet the approval of MPUD and the state Fire Marshall. 

 

3. Grading and Drainage: 

The project will be subject to all applicable grading standards contained in Appendix J of the California 

Building Code as adopted by the Board of Supervisors as well as standards contained in the Mariposa 

Town Planning Area Town Plan.  The project applicant has submitted a grading plan for the project. 

Final plans will be reviewed by the County Engineer as a part of the grading and building permit 

process to ensure requirements are met.  

 

Consistency with the Goals, Policies and Objectives of the 2019-2024 Housing Element 
 

The density standard for multi-family residential uses in the Multi-Family Residential zone within the 

boundaries of the Mariposa Town Planning Area Specific Plan is 4,000 sq. ft. of land area for the first multi-

family unit and 1,500 sq. ft. for each additional residential unit, exclusive of road easements.  The Mariposa 

County 2019-2024 Housing Element, adopted in August of 2019 and certified by the State Housing and 

Community Development Department in October of 2019, uses a dwelling unit per acre density of 26 for the 

Multi-Family Residential zone in Mariposa.  This means that the maximum density for the 0.52 acres that is 

proposed to be rezoned from Multi-Family Residential to Professional Office would be 13 units.  It would be 

unlikely that any site would support that density due to the placement of parking lots, landscaping, common 

areas, walkways, etc.  However, that is the maximum density.  Table 8.4-2 – Land Suitable for Residential 

Development/Housing Unit Development Potential in the Housing Element uses a default density of 10 units per 

acre in the calculation of lands zoned for multi-family residential development for lower income households in 

the community of Mariposa, in accordance with State Government Code §65583.2(c)(3)(B).  (The Housing 

Element states : “In addition, twenty percent (20%) of the developable acreage for sites zoned for Multi-Family 

Residential uses is assumed to be reserved for setbacks, landscaping, rights-of-way, off-street parking, etc. 

meaning net acreage was used to calculate assumed housing units.”)  Using the maximum density figure, the 

maximum multi-family residential development on the subject 0.52 acres would be 13 units as noted above; 

using a figure of 10 units per acre would yield a total of five (5) units.  Table 8.4-2 of the Housing Element 

shows that there are 18 parcels zoned Multi-Family Residential in Mariposa that would yield 1,011 units, using 

the lower 10 units per acre default density figure.  The project site is considered in these figures. 

 

The Housing Element addresses Mariposa County’s requirement to provide its share of the Regional Housing 

Needs Allocation (RHNA) as calculated by the State Housing Community Development Department.  The 

Housing Element states that Mariposa County must accommodate 195 additional housing units countywide 

between December 31, 2018, and August 31, 2024, or 39 dwelling units per year.  There is sufficient multi-

family residential land available in the community of Mariposa to help meet the five-year RHNA mandate.  The 

removal of 0.52 acres of multi-family residential land as proposed by this project, which would remove land that 

could accommodate five multi-family units, would not cause a failure by Mariposa County to meet its state 

mandate.  Thirty-seven of the 195 state-mandated units must be for the moderate-income group and 81 must be 

for the above moderate-income group.  The number of housing units the County must accommodate in the 

moderate to above moderate groups is 118 over the next five years.  Although the project proposes removing 

0.52 acres of land from the Multi-Family Residential zone, the overall effect on the County’s ability to meet its 

RHNA obligation is not significant.   

 

It should be noted that Mariposa County approved the Creekside Terrace project in 2019.  This project, 

proposed for the community of Mariposa, will provide 42 low-income apartments.  Construction of the project 
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has commenced.  The County approved the Brown Bear project in 2020.  This project would provide 96 

apartments for the workforce sector.  Ninety-six apartments would supply 81% of the required RHNA five-year 

mandate for the moderate to above moderate-income groups. 

 

The removal of 0.52 acres from the Multi-Family Residential zone would not have a significant impact on the 

County’s ability to meet its RHNA requirements. 

 

Environmental Review 
The project site and general area has been developed with single- and multi-family residential uses; professional 

office uses and public quasi-public uses (JCF Hospital).  The 0.52-acre area proposed for rezone has been 

significantly disturbed by the development of a single-family residence.  The project will be subject to all 

existing requirements relating to grading, drainage, construction, access, and improvements.  The demolition of 

the existing residence and the construction of the dental office building will be subject to all existing permitting 

requirements.  Based upon these factors, it can be determined that this project is exempt from the California 

Environmental Quality Act (CEQA) pursuant to Section 15061(b)(3) – common sense exemption – (there is no 

possibility the activity in question may have a significant effect on the environment), CEQA Guidelines.  

Recommended project findings include an environmental finding. 

 

Native American Consultation:  
Since this project is a General Plan and Specific Plan amendment the County was required to provide 

opportunity for Native American tribes on the Mariposa County contact list to request a consultation on the 

project.  The tribe contact list is maintained by the state Native American Heritage Commission. 

 

In accordance with the process mandated by state Government Code Section 64352.3, Planning staff mailed 

certified letters, dated May 8, 2020, to the County’s prescribed Native American contacts notifying them that 

they had the requisite time as mandated by State law (90 days) to request a consultation on the project.  The 

consultation request period ended on August 6, 2020.  None of the three tribes that were sent notifications 

requested a consultation.  The Southern Sierra Miwuk Nation commented that the tribe had no concerns 

regarding zoning issues and that they would like to see the project expedited. 

 

________________________________________ 
Attachment A - Project Plans  

Attachment B - Draft Planning Commission Resolution 

Attachment C - Proposed Notice of Exemption 

 

Recommended Project Findings  
Are as shown in the Draft Planning Commission Resolution 
 

Recommended Project Conditions 

Are as shown in Draft Planning Commission Resolution 
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Draft 
STATE OF CALIFORNIA 

COUNTY OF MARIPOSA 

PLANNING COMMISSION 

Resolution 

No. 2021-xxx A Resolution Recommending the Board of Supervisors Approve 

General Plan/Area Plan/Zoning Amendment No. 2020-054; Parcel 

Merger No. 2020-055; and Design Review No. 2020-056 with 

Findings and Conditions, Including the Finding that the Project 

is Exempt from Environmental Review.  MACT Health Board 

Inc., applicant.  Assessor Parcel Numbers 013-020-003, 013-020-

034, and 013-020-036. 
 

 

WHEREAS, an application for a General Plan/Area Plan/Zoning Amendment, Parcel Merger 

and Design Review were received on April 27, 2020 from MACT Health Board Inc. for 

properties located at 5204 and 5192 Hospital Road in Mariposa, also known as Assessor 

Parcel Number 013-020-003, 013-020-034, and 13-020-036; and  

WHEREAS, the Planning Department circulated the application among trustee and 

responsible agencies, interested public organizations, and others as appropriate; and 

WHEREAS, a duly noticed public hearing was scheduled for the 23rd day of July 2021; and 

WHEREAS, the Planning Director found the project to be exempt from environmental review 

in accordance with the California Environmental Quality Act and local administrative 

procedures; and  

WHEREAS, a Staff Report was prepared pursuant to the California Government Code, 

Mariposa County Code, and local administrative procedures; and  

WHEREAS, the Planning Commission did hold a public hearing on the noticed date and 

considered all of the information in the public record, including the Staff Report, 

testimony presented by the public concerning the application, and the comments of the 

applicants. 

NOW THEREFORE, BE IT RESOLVED THAT, the Planning Commission of the County of 

Mariposa does hereby recommend that the Board of Supervisors find that the project is 

exempt from environmental review. 

BE IT THEREFORE FURTHER RESOLVED THAT, the Planning Commission of the County 

of Mariposa does hereby recommend that the Board of Supervisors approve General 

Plan/Area Plan/Zoning Amendment No. 2020-054 with findings and conditions 

including a finding that the project is exempt from environmental review, with the land 

use change and Design Review approval effective on the effective date of the zone 

change; based upon the findings set forth in Exhibit 1.  
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BE IT THEREFORE FINALY RESOLVED THAT, the Planning Commission of the County 

of Mariposa does hereby recommend that the Board of Supervisors conditionally 

approve Parcel Merger No. 2020-055 and Design Review No. 2020-056, based upon the 

conditions set forth in Exhibit 2. 

ON MOTION BY Commissioner _________, seconded by Commissioner ________, this 

resolution is duly passed and adopted this 23rd day of July 2021 by the following vote: 

AYES:   

NOES:   

EXCUSED:  

ABSTAIN:  

 

________________________________________ 

Ed Walls, Chair 

Mariposa County Planning Commission 

 

Attest: 

 

 

__________________________________ 

Carol Suggs, Secretary to the 

Mariposa County Planning Commission 
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Exhibit 1—Recommended Findings for Approval 
 

In accordance with Section 17.128.050 of the Mariposa County Zoning Code, the following findings are 

made for General Plan Area Plan Zoning Amendment (GPZA) Application No. 2020-054, Parcel Merger 

(PM) Application No. 2020-055 and Major Design Review (DR) Application No. 2020-056:   

General Plan/ Area Plan / Zoning Amendment Findings 

1. FINDING:  This amendment is in the general public interest and will not have a significant adverse 

effect on the general public health, safety, peace, and welfare. 

 

 EVIDENCE: The project will provide affordable dentistry near both the existing developed multi-

family housing and the health care hub of John C. Fremont hospital in the town of Mariposa.  The 

project proposes 4,885 square foot dental clinic that will serve the Native American population as 

well as low income households.  The project site encroachment to the proposed 17-space parking 

lot is proposed to be improved.  The project will be implemented in accordance with all 

requirements contained in state and local codes relating to drainage, building and utility 

construction, roadway/driveway and parking lot construction and signage.  The property is located 

within the Mariposa Town Planning Area, the area of Mariposa County which serves as the central 

commercial center, providing services to residents.  Adequate provisions for water, wastewater, 

garbage, and parking facilities are available at the project site to ensure that the area will not be 

negatively impacted.  The proposed dental clinic project will be required to meet all development 

standards except those waived or reduced in accordance with applicable state law.   

2. FINDING:  This amendment is desirable for the purpose of improving the Mariposa County 

General Plan with respect to providing a long term guide for County development and a short term 

basis for day-to-day decision making. 

 

 EVIDENCE:  Amending the land use of 0.52 acres of the project site to the Professional Office 

land use classification and the rezoning of the subject property to the Professional Office zoning 

classification provides a clear plan for the future development of the area in a manner consistent 

with the General Plan.  Removing 0.52 acres from Multi-family Residential zone will not impact 

the County’s ability to achieve the goal of providing multi-family residential housing in accordance 

with the 2019-2024 Housing Element contained in the General Plan.  It will not impact the county’s 

ability to meet its Regional Housing Assessment Needs.  The project helps to implement General 

Plan goals, policies and implementation measures.  Implementation Measure 5-2a(4) states that 

“No urban expansion shall occur within the Mariposa Town Planning Study Area unless water and 

sewage disposal are available from a centrally coordinated and managed system.”  The dental 

office building will connect to Mariposa Public Utility District water and sewer facilities.  Policy 

5-4a of the General Plan states: “Cluster commercial and service development in planning areas 

and Rural Economic land use classifications.”  The project is located in the Mariposa Town 

Planning Area.  Implementation Measure 5-4a(1) that implement this policy specifically identify 

healthcare facilities that serve the greater County population and a regional or greater customer 

base as uses that are required to be located in Town Planning Areas.  Implementation Measure 5-

4a(2) identifies healthcare facilities that are intended to serve the neighborhood needs as uses that 

may be located in Planning Areas.  The amendment will allow for additional medical services for 

Native American residents as well as affordable dentistry to residents of Mariposa County.  The 

project site is adjacent to the John C. Fremont hospital and other medical office buildings as well 

as multiple apartment complexes that provide low cost and senior housing. The project will assist 

in centrally locating healthcare services, effectively creating a “healthcare hub” adjacent to the 

densely populated multi-family apartment complexes. Transit services are available near the project 
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site and provide public transportation to the dental clinic from outlying communities such as 

Midpines and Catheys Valley. 

3. FINDING: This amendment conforms to the requirements of State law and County policy. 

 

 EVIDENCE: State law governing the adoption of general plans requires that the adopted plan 

include provisions for amendments.  Those provisions are included in the adopted Mariposa County 

General Plan and in the Mariposa County Zoning Code.  This application has been processed in 

accordance with all requirements of State laws and local ordinances.   

4. FINDING:  This amendment is consistent with other guiding policies, goals, policies and standards 

of the Mariposa County General Plan. 

 

 EVIDENCE:  The development of services unrelated to tourism is consistent with the guiding 

principles of the General Plan to create a sustainable and diverse economy. The project is consistent 

with the goals and policies in the Economic Development section of the General Plan. Economic 

development policies include the expansion of career opportunities by encouraging economic 

diversification.  This project has the potential to create several professional career opportunities for 

county residents. Expansion of essential healthcare services within the County provides an 

economic benefit, allowing residents to spend money locally and reducing the need for to seek 

services outside of the community.  The availability of additional local services also provides an 

environmental benefit by reducing the need to commute out of the area for services. The project 

location is ideal for preventing urban sprawl by utilizing an already developed site in an area with 

similar uses.  The site has existing services on-site such as sewer, water and access.  Rezoning a 

0.52-acre area from Multi-Family residential to Professional Office will not have a significant 

impact on the County’s ability to meet its Regional Housing Needs Allocation as established by 

the California Department of Housing and Community Development.  The project is not 

inconsistent with nor does it conflict with the 2019-2024 Housing Element contained in the 

Mariposa County General Plan.  The amendment is consistent with other guiding policies, goals, 

policies and standards of the Mariposa County General Plan.  The project will be subject to all 

applicable to all land use development policies contained in the General Plan. 

5. FINDING: The subject parcel is physically suitable (including, but not limited to access, provision 

of utilities and infrastructure, compatibility with adjoining land uses, and absence of physical 

constraints) for the requested land use designation and the anticipated land use development. 

 

 EVIDENCE: The subject parcel is found to be physically suitable for the proposed zoning 

classification. Water, sewer, phone, and power are already installed at the subject property, with 

frontage access to Hospital Road. The sites will require minimal changes to accommodate the 

proposed dental clinic. The project is proposed at a site with several similar uses within the 

Mariposa Town Planning Area.  The site is similar to other properties nearby in the town of 

Mariposa that are zoned Professional Office. Approximately half of the parcels in the immediate 

vicinity of the project site are zoned Professional Office or Public/Quasi Public and house the 

hospital and other healthcare facilities. The remainder of the adjacent parcels are zoned Multi-

Family Residential and provide low income and senior apartments with some vacant Single Family 

Residential ½ acre.  The proposed medical professional office project will be consistent with the 

intended use anticipated for the area.  The site is physically suited to the type of development 

proposed.  There are no physical constraints that would preclude the implementation of the project.  

Site development will conform to all applicable standards contained in the Mariposa Town 

Planning Area Town Plan and additional regulations relating to grading practices.  
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6. FINDING: The proposed zoning is logical and desirable to provide expanded employment 

opportunities, or basic services to the immediate residential population or touring public. 

 

 EVIDENCE: The proposed zoning is logical and desirable in that it provides much needed dental 

services to Native American and low income residents of the county.  It will also provide several 

high paying technical and professional jobs for residents of Mariposa County. Expanding dental 

services will help to diversify the economy by providing jobs that do not depend on tourism.  

Parcel Merger Findings  

7. FINDING: The parcel size, configuration, and density standards conform to the Professional 

Office Zoning development standards. 

 

EVIDENCE: The merged parcel and additional development on the parcel will conform to all size, 

parcel configuration, setback, and density standards. The pre-merged parcels currently comply with 

all zoning, parcel configuration, setbacks and density standards. The merged parcel will comply 

with all development standards as a result of the zone change, parcel merger and design review. 

Design Review Findings  

8. FINDING: Major Design Review No. 2020-056 shall comply with all applicable zoning and land 

use requirements as defined in Section 17.320 of the Mariposa County Zoning Ordinance, 

Professional Office Zone.   

 

EVIDENCE: Approval of the proposed zone change from Multi-Family to Professional Office 

will allow for the development of the dental clinic as a permitted use. The site has all services 

available to support the structures, including community sewer and water services. Thus, this 

project complies with Section 17.320 of the Mariposa County Zoning Ordinance and conforms to 

applicable zoning and land use requirements.   

  

9. FINDING: Development within the Design Review Overlay Zone shall conform to architectural 

theme and development guidelines established by the board of supervisors pursuant to Subsection 

(G) of Section 17.66.010 of the Mariposa County Zoning Ordinance. 

 

EVIDENCE: Based upon the recommended conditions, the final site plan and project design will 

be required to comply with all applicable sections of 17.366.060 of the Mariposa County Zoning 

Ordinance and shall conform to applicable Architectural Theme and Development Review 

Guidelines and Design Review Overlay Zone requirements relating to exterior color schemes and 

materials, landscaping, parking, shading, and signage as required in the Design Review 

Guidelines.   

 

10. FINDING: Buildings should generally be light colors in warm tones. Trim may be brighter or 

darker colors to compliment architectural features as defined in Section 17.366.060.B.6 of the 

Mariposa County Zoning Ordinance.   

 

EVIDENCE: The project proposes to use materials and colors that match the applicant’s adjacent 

building. The building finishes will be stucco painted in a light color to match the existing medical 

offices with a stucco brick façade also painted in to match the existing building and provide a 

contrast to the light color base. The project also proposes a green standing seam metal roof.  

 

11. FINDING: Parking shall consist of one (1) space for each two hundred (200) sq. ft. of gross floor 

area, except floor area used exclusively for storage for medical offices 
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EVIDENCE: The project is proposing to utilize both the existing parking lot with thirty-seven (37) 

spaces and is proposing to construct an additional seventeen (17) spaces in a separate lot adjacent 

to the proposed dental clinic for a total of fifty-two (54) parking spaces. The project requires forty-

eight (48) parking spaces based on the combined square footage of the existing and proposed 

medical offices.  

 

12. FINDING: Landscaping is necessary to enhance architectural features, screen unsightly areas and 

provide an attractive transition from street to building and between adjacent developments. 

Landscaping shall include existing and planned vegetation, fences, walls, pedestrian ways, exterior 

furniture and patios, berms, and irrigation systems. Landscaping shall also utilize indigenous and/or 

water conserving plants as defined in Section 17.366.070.C of the Mariposa County Zoning 

Ordinance and comply with the state Model Water Efficient Landscaping Ordinance (MWELO). 

 

EVIDENCE: The project proposes to extend the existing sidewalk from the frontage of the existing 

medical offices along the frontage of the proposed dental clinic. The project is proposing to use 

drought tolerant vegetation that perform well in the Mariposa County climate. Irrigation will be 

fully automatic and conform to state MWELO requirements.  

 

13. FINDING: Planting areas for interior landscaping shall be designed so as to maximize provision 

of shade throughout the parking area during the summer months.  
 

EVIDENCE: The project proposes to incorporate several such as western redbud and costal live 

oak to provide shading for parking in the proposed seventeen (17) space parking lot. The project 

will provide one (1) tree per every five (5) spaces in the proposed parking lot for a total of three (3) 

shade trees minimum.  
 

14. FINDING: Internally lit signs or signs not made of natural materials or modern materials which 

closely resemble natural materials, shall have maximum area of thirty-two (32) square feet for each 

sign and the aggregate of all signs for each business. If external lighting is used for signs, the 

lighting shall be shielded and directional and shall not shine light off-site. 

 

EVIDENCE: The project proposes to replace signage at the existing medical offices and install an 

internally lit, seventeen (17) square foot sign on a stone pedestal. The project also proposes a similar 

internally lit, eleven (11) square foot sign for the proposed dental clinic. The proposed signs will 

compliment and integrate into the overall site design.   

 

ENVIRONMENTAL REVIEW FINDING:  
This project is exempt from the California Environmental Quality Act (CEQA) pursuant to 

Exemptions established by CEQA Guidelines Section 15061 (b)(3) – Common Sense 

Exemption.   The site has been significantly disturbed by the development of a single family 

residence. The demolition of the existing residence and the construction of the dental office 

building will be subject to all existing permitting requirements.  Utilities are available to the project 

site and new infrastructure will be constructed to all applicable standards.  Design of the new 

structure will be subject to all applicable design review standards. 
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Exhibit 2 – Recommended Conditions of Approval  
 

PROJECT DESCRIPTION 
GPZA No. 2020-054, PM No. 2020-055 and Design Review No. 2020-056 propose to change the 

designation of a 0.52 acre parcel from Multi-Family Residential (MFR) to Professional Office (PO) and 

merge that parcel with the adjacent MACT Health Clinic in order to develop a dental clinic. The properties 

are located at 5204 and 5192 Hospital Road in Mariposa, CA and are also known as Assessor’s Parcel 

Number 013-020-034 and 036 (Parcel A) and APN 013-020-030 (Parcel B).  

The project proposes to remove the existing single-family residence consisting of a 1,761 square foot living 

area, a 546 square foot garage, and a 610 square foot porch and to construct a new 4,885 square foot dental 

clinic office building with landscaping and signage. Seventeen parking spaces are proposed to be 

constructed as part of the project.  

Primary access to the project will be from Hospital Road and existing encroachment to be improved. The 

project site is currently served by Mariposa Public Utility District (MPUD) for both water and sewer. There 

is an existing well on the property that the applicant proposes to use for landscape irrigation.  

CONDITIONS OF APPROVAL 

General Conditions 

1. Approval is for the project as described in the Project Description above and the site plans dated May 

20, 2021. 

2. The applicant has three (3) years to obtain a grading or building permit for construction of the project. 

The applicant may request one or more-time extensions of up to eighteen (18) months.  Time extension 

applications must be submitted prior to the expiration date of the approval. 

(Section 17.08.170 of Mariposa County Zoning Ordinance)  

3. The Design Review shall be vested by the issuance of the first building permit within 36 months from 

the effective date of approval of the project.  

(Section 17.08.170 of Mariposa County Zoning Ordinance)  

4. Prior to the issuance of a building permit and prior to issuance of a Certificate of Occupancy, all fees 

associated with the County’s processing of this project and filing of associated documents shall be 

paid.  

(Section 17.08.050 of Mariposa County Zoning Ordinance)  

5. Prior to the issuance of any grading or building permits, the applicant shall submit the following FINAL 

plans with the Grading or Building Permit Application for approval by the Planning Director:  

a. Site Plan, which shows all easements, parking lots, building locations and any other significant 

features including but not limited to trash and recycling areas, any backup generators that may 

be contemplated and retaining walls and fencing. 

b. Landscape/Hardscaping Plans, which show all vegetation types, sidewalks, pathways, stairs 

and railings, irrigation methods and Model Water Efficient Landscape Ordinance (MWELO) 

calculations, and retaining walls with proposed material types for the walls, plans shall include 

the treatments of all retaining walls on-site.  
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c. Building Elevations for all buildings and all outbuildings with proposed finishes and door and 

window schedules. 

d. Signage Plans, which show dimensions, materials, locations, fonts and colors for all signs 

including wayfinding signs.  

e. Lighting Plans, which show the exterior lighting fixture schedule with fixture locations and 

elevations. (Lighting must meet International Dark Sky Association requirements per Mariposa 

County General Plan). 

f. All exterior mechanical equipment shall be shown on plans including proposed screening. 

Mechanical equipment shall be enclosed or screened from public view either by utilizing 

materials compatible with the building or locating them away from public view.  

The final plans shall clearly be labeled to match the approved plans for Design Review 2020-056 and 

conditions established herein. All physical construction for the project shall be in substantial 

conformance with the FINAL approved plans.  

(Section 17.336.060 of Mariposa County Zoning Ordinance)  

6. No changes to the approved site plan, exterior design, color, or materials of any structure or landscaping 

shall be permitted without review by and written approval of the Planning Director pursuant to 

applicable conditions for the project.  

(Section 17.066.010 of Mariposa County Zoning Ordinance)  

7. Minor amendments in the configuration and materials of the proposed development may be approved 

by the Planning Director provided that any expansion does not exceed 10% of the size of area of the 

approved facility (any amount of a reduction in size of area of the facility may be allowed), and provided 

a finding can be made that the modification does not create impacts which were not addressed in the 

original project approval.  

(Mariposa Planning Recommendation) 

8. Prior to issuance of a Certificate of Occupancy, the Planning Director or her designee shall conduct a 

site inspection to ensure that all applicable conditions have been satisfied.  

(Section 17.066.010 of Mariposa County Zoning Ordinance)  

9. Noncompliance with any of the conditions of approval for Design Review No. 2020-056 may be 

grounds for revocation of the approval. 

(Mariposa Planning Recommendation) 

Construction Conditions 

10. No site disturbance activities shall commence without the issuance of a grading or building permit.  

(Planning Department Recommendation)  

11. Prior to the commencement of any grading, building, encroachment improvements, road improvements, 

frontage improvements, construction or other maintenance activities required as a condition of approval 

for the project a consultation meeting with the Public Works Department, the Planning Department, the 

applicant, the agent, the road/construction contractor, MPUD, and CALFIRE shall occur. Any and all 

costs associated with the consultation shall be the responsibility of the applicant. The County Engineer 
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shall verify that this condition has been met prior to issuance of any encroachment permit required for 

this project and prior to the scheduling of any on-site inspections of road or other improvements. 

(Public Works Recommendation)  

12. Construction activities occurring outdoors shall not commence prior to the hours of 7:00 a.m. Monday 

through Friday, and 8:00 a.m. on Saturdays.  All construction activities occurring outdoors shall cease 

by sunset Monday through Saturday.  No outdoor construction shall be permitted on Sundays.  The 

Planning Department shall monitor noise through complaints by the neighbors. 

(Mariposa Planning Department Recommendation) 

13. Provisions shall be made for the on-site storage of all solid waste generated during construction and 

operation of the project.  All solid waste shall be placed in trash bins to maintain the site in a safe and 

attractive condition.  Solid waste which cannot be contained in trash bins on site shall be removed from 

the site on a weekly basis.  

(Mariposa Planning Recommendation) 

Environmental Conditions  

14. All applicable Air Pollution Control District (APCD) requirements, including but not limited to, 

Naturally Occurring Asbestos, dust mitigation and idling diesel engines shall be met prior to building 

or grading permit issuance, during construction, prior to occupancy, and during operation to the 

satisfaction of the County Air Pollution Control Officer. 

(Mariposa Planning Recommendation) 

15. The project shall install and maintain onsite pollutant control measures during project construction and 

operation as required to ensure NPDES compliance. The permit holder shall provide the Planning 

Director with a copy of its approved State Water Resources Control Board Construction Activity Storm 

Water Permits prior to issuance of a building or grading permit and any other State Water Resources 

Control Board operational permits as may be required. 

(Mariposa Planning Recommendation)  

16. The project shall install and maintain onsite runoff attenuation facilities with sufficient capacity to 

reduce 100-year project stormwater runoff rates (or as required by the Building Department or County 

Engineer) to those currently generated by the project site. The project engineered grading plans shall 

include these facilities. County Engineer approval of the plan is required prior to grading or building 

permit issuance.   

Fire/Safety Conditions 

17. Prior to the issuance of any building or grading permits, the Planning Director shall receive a letter 

from the CALFIRE indicating the final design meets the State Responsibility Area Firesafe 

Requirements for signage, driveways, gates, roads, emergency water supply, fire hydrants, defensible 

space, and as otherwise specified in 14 CCR§1270 et. Seq. 

 

(Mariposa Planning Recommendation) 

 

18. Prior to the issuance of any building or grading permits, MPUD verification indicating the final design 

meets the MPUD requirements for fire flow adequacy is required. 
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(Mariposa Planning & MPUD Recommendation) 

 

19. The project shall meet all applicable standards of PRC 4290, PRC 4291, Mariposa County Fire, and 

requirements of the State Fire Marshall’s Office for commercial structures as may be applicable. 

 

(Mariposa Planning Recommendation) 

Utility Conditions  

20. All utilities, except for propane storage tanks, shall be underground within the project site. 

(Section 17.336.060, Mariposa County Code) 

21. Prior to grading or building permit issuance, MPUD approval of the proposed final plans shall be 

required. Connection to the Mariposa Public Utility District (MPUD) water and wastewater services 

and compliance with the MPUD Fire Protection Ordinance is required.  The applicant shall contact 

MPUD for permit requirements, including any necessary infrastructure to provide adequate fire flows 

and fire hydrants. MPUD approval is required prior to final occupancy of the project. 

(Section 17.336.050.B, Mariposa County Code) 

22. The telephone company shall be contacted prior to construction in order to coordinate the location of 

telephone facilities.  

(Sierra Telephone Recommendation) 

Parking Conditions 

23. Final parking design shall be submitted with the building permit application. The plans shall include 

the design of the required parking area drawn to scale. Final design shall include all parking spaces and 

maneuvering areas, curb cuts, landscaping, shading calculations and other improvements. The FINAL 

parking lot design shall be identified on the plans submitted with the building permit application and 

approved by the Planning Director prior to building permit issuance and shall be inspected on site by 

Planning Director or her designee for substantial conformance with the FINAL approved plans prior to 

issuance of a Certificate of Occupancy.  

 

(Section 17.336.030 of the Mariposa County Zoning Ordinance)  

 

24. Planting areas for interior landscaping shall be designed so as to maximize provision of shade 

throughout the parking area for both the existing and proposed parking lots during the summer months. 

Tree coverage shall be determined by the approximate crown diameter of each tree at fifteen (15) years 

as estimated on the approved tree list. The percentage of area required to be shaded shall be based upon 

the number of parking spaces provided.  

 

(Section 17.336.060.C of Mariposa County Zoning Ordinance) 

 

25. The parking lot shall comply with all handicapped accessibility requirements as established by Title 24 

of the California Code of Regulations. The Building Director shall approve the parking lot pursuant to 

these regulations prior to issuance of a grading permit for the project. Verification by the Building 

Director that the parking lot meets Title 24 of California Code of Regulations shall be required prior to 

issuance of Certificate of Occupancy. 

 

(Title 24 California Code of Regulations) 
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Frontage and Road Improvement Conditions 

26. A commercial driveway encroachment permit for access onto Hospital Road shall be obtained from the 

Public Works Department prior to issuance of a grading or building permit. All required encroachment 

improvements shall be completed and approved by Public Works prior to issuance of a Certificate of 

Occupancy.   

(Mariposa County Road Improvement and Circulation Policy) 

27. The construction of any of the required access and/or frontage improvements for this project shall not 

negatively impact any off-site improvements or parcels such as, but not limited to, existing driveways 

serving existing development. 

(Mariposa County Recommendation)  

28. All proposed road improvements shall be done in accordance with the Mariposa County Improvement 

Standards.  The Hospital Road extension road from the end of the existing Hospital Road paved section 

directly adjacent the project site, along the project frontage, shall be improved to a Town Class IV 

standard, which requires a twenty-four (24) foot, paved road with parking, curb and gutter, and 

sidewalks. The resulting roadway section shall meet these minimum criteria prior to issuance of a 

Certificate of Occupancy.  The proposed road improvements shall be completed in accordance with the 

Road Improvement and Circulation Policy (RICP) and the County Improvement Standards and shall 

be approved by the County Engineer or a licensed civil engineer with a signed, wet-stamped letter 

indicating that the improvements meet the RICP and the County Improvement Standards.  Engineered 

improvement plans prepared by a Registered Civil Engineer shall be required and approved by the 

County Engineer prior to commencement on the proposed road improvements.  If required, any 

necessary encroachment permits from the Public Works Department shall be obtained. 

(Applicant Proposal; Chart A and Section II.D.2.a, Road Improvement and Circulation Policy) 

29. A formal request for acceptance of the project improved Hospital Road extension to the Public Works 

Department, for acceptance by the County into the County maintained road system by the Board of 

Supervisors is required.  To be accepted into the County Road system, offers of dedication would be 

required to provide for a continuous easement to a road currently within the County Road system.   

If acceptance into the County maintained road system does not occur, one of the follow two alternatives 

must be met:  

 

Alternative 1: A road maintenance association shall be formed to provide for the maintenance of the 

off-site easement roads providing access to the project site (Hospital Road). Maintenance shall include, 

but not be limited to, drainage and erosion control devices, fuel modification, and upkeep of road 

surfaces.  The Road Maintenance Association provisions shall be developed by the applicant so that 

the project site served by the easement roads shall be responsible for road maintenance.  These 

provisions shall be reviewed and approved by the County Engineer prior to issuance of a Certificate of 

Occupancy and shall: 

a. Be in effect for the life of the project unless said maintenance is taken over by the County, a 

special district, or other governmental entity. 

b. Provide for annual maintenance and the immediate correction of emergency and hazard 

situations. 

c. Include the project parcel.  

d. Provide a mechanism for the road maintenance association to collect delinquent payments or 

assessments for the maintenance described above by filing a lien on the delinquent properties. 

e. Provide a mechanism for new parcels to be added to the association. 
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Or  

Alternative 2: The applicant may join into an existing Road Maintenance Association for Hospital 

Road, if there is one which is active, and which generally accomplishes the objectives described in this 

condition.  If the applicant elects this alternative, the applicant shall provide evidence that the subject 

parcel is legally “joined” into the existing association and shall provide information about the 

association. 

County Engineer verification that this condition has been met shall be required prior to Certificate of 

Occupancy for the project.  

(Public Works Department Recommendation; Section II.I, Road Improvement and Circulation Policy)  
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Draft 
STATE OF CALIFORNIA 

COUNTY OF MARIPOSA 

PLANNING COMMISSION 

Resolution 

No. 2021-xxx A Resolution Recommending the Board of Supervisors Approve 

General Plan/Area Plan/Zoning Amendment No. 2020-054; Parcel 

Merger No. 2020-055; and Design Review No. 2020-056 with 

Findings and Conditions, Including the Finding that the Project 

is Exempt from Environmental Review. MACT Health Board Inc., 

applicant.  Assessor Parcel Numbers 013-020-003, 013-020-034, 

and 013-020-036. 
 

 

WHEREAS, an application for a General Plan/Area Plan/Zoning Amendment, Parcel Merger 

and Design Review were received on April 27, 2020 from MACT Health Board Inc. for 

properties located at 5204 and 5192 Hospital Road in Mariposa, also known as Assessor 

Parcel Number 013-020-003, 013-020-034, and 13-020-036; and  

WHEREAS, the Planning Department circulated the application among trustee and 

responsible agencies, interested public organizations, and others as appropriate; and 

WHEREAS, a duly noticed public hearing was scheduled for the 23rd day of July 2021; and 

WHEREAS, the Planning Director found the project to be exempt from environmental review 

in accordance with the California Environmental Quality Act and local administrative 

procedures; and  

WHEREAS, a Staff Report was prepared pursuant to the California Government Code, 

Mariposa County Code, and local administrative procedures; and  

WHEREAS, the Planning Commission did hold a public hearing on the noticed date and 

considered all of the information in the public record, including the Staff Report, 

testimony presented by the public concerning the application, and the comments of the 

applicants, 

NOW THEREFORE, BE IT RESOLVED THAT, the Planning Commission of the County of 

Mariposa does hereby recommend that the Board of Supervisors find that the project is 

exempt from environmental review. 

BE IT THEREFORE FURTHER RESOLVED THAT, the Planning Commission of the County 

of Mariposa does hereby recommend that the Board of Supervisors approve General 

Plan/ Area Plan/Zoning Amendment No. 2020-054; Parcel Merger No. 2020-055; and 

Design Review No. 2020-056 based upon the findings set forth in Exhibit 1;  

BE IT THEREFORE FURTHER RESOLVED THAT, the Planning Commission of the County 

of Mariposa does hereby recommend that the Board of Supervisors conditionally 
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approve Design Review No. 2020-056, based upon the findings set forth in Exhibit 1 and 

based upon the conditions set forth in Exhibit 2. 

ON MOTION BY Commissioner _________, seconded by Commissioner ________, this 

resolution is duly passed and adopted this 23rd day of July 2021 by the following vote: 

AYES:   

NOES:  None 

EXCUSED: None 

ABSTAIN: None 

 

________________________________________ 

Ed Walls, Chair 

Mariposa County Planning Commission 

 

Attest: 

 

 

__________________________________ 

Carol Suggs, Secretary to the 

Mariposa County Planning Commission 
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Exhibit 1—Recommended Findings for Approval 
 

In accordance with Section 17.128.050 of the Mariposa County Zoning Code, the following findings are 

made for General Plan Area Plan Zoning Amendment (GPZA) Application No. 2020-054, Parcel Merger 

(PM) Application No. 2020-055 and Major Design Review (DR) Application No. 2020-056:   

General Plan/ Area Plan / Zoning Amendment Findings 

1. FINDING:  This amendment is in the general public interest and will not have a significant adverse 

effect on the general public health, safety, peace, and welfare. 

 

 EVIDENCE: The project will provide affordable dentistry near both the existing developed multi-

family housing and the health care hub of John C. Fremont hospital in the town of Mariposa.  The 

project proposes 4,885 square foot dental clinic that will serve the Native American population as 

well as low income households.  The project site encroachment to the proposed 17-space parking 

lot is proposed to be improved.  The project will be implemented in accordance with all 

requirements contained in state and local codes relating to drainage, building and utility 

construction, roadway/driveway and parking lot construction and signage.  The property is located 

within the Mariposa Town Planning Area, the area of Mariposa County which serves as the central 

commercial center, providing services to residents.  Adequate provisions for water, wastewater, 

garbage, and parking facilities are available at the project site to ensure that the area will not be 

negatively impacted.  The proposed dental clinic project will be required to meet all development 

standards except those waived or reduced in accordance with applicable state law.   

2. FINDING:  This amendment is desirable for the purpose of improving the Mariposa County 

General Plan with respect to providing a long term guide for County development and a short term 

basis for day-to-day decision making. 

 

 EVIDENCE:  Amending the land use of 0.52 acres of the project site to the Professional Office 

land use classification and the rezoning of the subject property to the Professional Office zoning 

classification provides a clear plan for the future development of the area in a manner consistent 

with the General Plan.  Removing 0.52 acres from Multi-family Residential zone will not impact 

the County’s ability to achieve the goal of providing multi-family residential housing in accordance 

with the 2019-2024 Housing Element contained in the General Plan.  It will not impact the county’s 

ability to meet its Regional Housing Assessment Needs.  The project helps to implement General 

Plan goals, policies and implementation measures.  Implementation Measure 5-2a(4) states that 

“No urban expansion shall occur within the Mariposa Town Planning Study Area unless water and 

sewage disposal are available from a centrally coordinated and managed system.”  The dental 

office building will connect to Mariposa Public Utility District water and sewer facilities.  Policy 

5-4a of the General Plan states: “Cluster commercial and service development in planning areas 

and Rural Economic land use classifications.”  The project is located in the Mariposa Town 

Planning Area.  Implementation Measure 5-4a(1) that implement this policy specifically identify 

healthcare facilities that serve the greater County population and a regional or greater customer 

base as uses that are required to be located in Town Planning Areas.  Implementation Measure 5-

4a(2) identifies healthcare facilities that are intended to serve the neighborhood needs as uses that 

may be located in Planning Areas.  The amendment will allow for additional medical services for 

Native American residents as well as affordable dentistry to residents of Mariposa County.  The 

project site is adjacent to the John C. Fremont hospital and other medical office buildings as well 

as multiple apartment complexes that provide low cost and senior housing. The project will assist 

in centrally locating healthcare services, effectively creating a “healthcare hub” adjacent to the 

densely populated multi-family apartment complexes. Transit services are available near the project 
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site and provide public transportation to the dental clinic from outlying communities such as 

Midpines and Catheys Valley. 

3. FINDING: This amendment conforms to the requirements of State law and County policy. 

 

 EVIDENCE: State law governing the adoption of general plans requires that the adopted plan 

include provisions for amendments.  Those provisions are included in the adopted Mariposa County 

General Plan and in the Mariposa County Zoning Code.  This application has been processed in 

accordance with all requirements of State laws and local ordinances.   

4. FINDING:  This amendment is consistent with other guiding policies, goals, policies and standards 

of the Mariposa County General Plan. 

 

 EVIDENCE:  The development of services unrelated to tourism is consistent with the guiding 

principles of the General Plan to create a sustainable and diverse economy. The project is consistent 

with the goals and policies in the Economic Development section of the General Plan. Economic 

development policies include the expansion of career opportunities by encouraging economic 

diversification.  This project has the potential to create several professional career opportunities for 

county residents. Expansion of essential healthcare services within the County provides an 

economic benefit, allowing residents to spend money locally and reducing the need for to seek 

services outside of the community.  The availability of additional local services also provides and 

environmental benefit by reducing the need to commute out of the area for services. The project 

location is ideal for preventing urban sprawl by utilizing an already developed site in an area with 

similar uses.  The site has existing services on site such as sewer, water and access.  Rezoning a 

0.52-acre area from Multi-Family residential to Professional Office will not have a significant 

impact on the County’s ability to meet its Regional Housing Needs Allocation as established by 

the California Department of Housing and Community Development.  The project is not 

inconsistent with nor does it conflict with the 2019-2024 Housing Element contained in the 

Mariposa County General Plan.  The amendment is consistent with other guiding policies, goals, 

policies and standards of the Mariposa County General Plan.  The project will be subject to all 

applicable to all land use development policies contained in the General Plan. 

5. FINDING: The subject parcel is physically suitable (including, but not limited to access, provision 

of utilities and infrastructure, compatibility with adjoining land uses, and absence of physical 

constraints) for the requested land use designation and the anticipated land use development. 

 

 EVIDENCE: The subject parcel is found to be physically suitable for the proposed zoning 

classification. Water, sewer, phone, and power are already installed at the subject property, with 

frontage access to Hospital Road. The sites will require minimal changes to accommodate the 

proposed dental clinic. The project is proposed at a site with several similar uses within the 

Mariposa Town Planning Area.  The site is similar to other properties nearby in the town of 

Mariposa that are zoned Professional Office. Approximately half of the parcels in the immediate 

vicinity of the project site are zoned Professional Office or Public/Quasi Public and house the 

hospital and other healthcare facilities. The remainder of the adjacent parcels are zoned Multi-

Family Residential and provide low income and senior apartments with some vacant Single Family 

Residential ½ acre.  The proposed medical professional office project will be consistent with the 

intended use anticipated for the area.  The site is physically suited to the type of development 

proposed.  There are no physical constraints that would preclude the implementation of the project.  

Site development will conform to all applicable standards contained in the Mariposa Town 

Planning Area Town Plan and additional regulations relating to grading practices.  
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6. FINDING: The proposed zoning is logical and desirable to provide expanded employment 

opportunities, or basic services to the immediate residential population or touring public. 

 

 EVIDENCE: The proposed zoning is logical and desirable in that it provides much needed dental 

services to Native American and low income residents of the county.  It will also provide several 

high paying technical and professional jobs for residents of Mariposa County. Expanding dental 

services will help to diversify the economy by providing jobs that do not depend on tourism.  

Parcel Merger Findings  

7. FINDING: The parcel size, configuration, and density standards conform to the Professional 

Office Zoning development standards. 

 

EVIDENCE: The merged parcel and additional development on the parcel will conform to all size, 

parcel configuration, setback, and density standards. The pre-merged parcels currently comply with 

all zoning, parcel configuration, setbacks and density standards. The merged parcel will comply 

with all development standards as a result of the zone change, parcel merger and design review. 

Design Review Findings  

8. FINDING: Major Design Review No. 2020-056 shall comply with all applicable zoning and land 

use requirements as defined in Section 17.320 of the Mariposa County Zoning Ordinance, 

Professional Office Zone.   

 

EVIDENCE: Approval of the proposed zone change from Multi-Family to Professional Office 

will allow for the development of the dental clinic as a permitted use. The site has all services 

available to support the structures, including community sewer and water services. Thus, this 

project complies with Section 17.320 of the Mariposa County Zoning Ordinance and conforms to 

applicable zoning and land use requirements.   

  

9. FINDING: Development within the Design Review Overlay Zone shall conform to architectural 

theme and development guidelines established by the board of supervisors pursuant to Subsection 

(G) of Section 17.66.010 of the Mariposa County Zoning Ordinance. 

 

EVIDENCE: Based upon the recommended conditions, the final site plan and project 

design will be required to comply with all applicable sections of 17.366.060 of the Mariposa 

County Zoning Ordinance and shall conform to applicable Architectural Theme and Development 

Review Guidelines and Design Review Overlay Zone requirements relating to exterior color 

schemes and materials, landscaping, parking, shading, and signage as required in the Design 

Review Guidelines.   

 

10. FINDING: Buildings should generally be light colors in warm tones. Trim may be brighter or 

darker colors to compliment architectural features as defined in Section 17.366.060.B.6 of the 

Mariposa County Zoning Ordinance.   

 

EVIDENCE: The project proposes to use materials and colors that match the applicant’s adjacent 

building. The building finishes will be stucco painted in a light color to match the existing medical 

offices with a stucco brick façade also painted in to match the existing building and provide a 

contrast to the light color base. The project also proposes a green standing seam metal roof.  

 

11. FINDING: Parking shall consist of one (1) space for each two hundred (200) sq. ft. of gross floor 

area, except floor area used exclusively for storage for medical offices 

 

5.A.d

Packet Pg. 47

A
tt

ac
h

m
en

t:
 A

tt
ac

h
m

en
t 

C
 -

 D
ra

ft
 N

O
E

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R
 2

02
0-

05
6 

M
A

C
T

 D
en

ta
l C

lin
ic

)



GPZA No. 2020-054, PM No. 2020-055 & DR 2020-056  Resolution No. 2021-XXX 

MACT Health Board Inc., applicant.   July 23, 2021 

APN 013-020-030, 34, 36   Page 6 of 12 

 

 

 

EVIDENCE: The project is proposing to utilize both the existing parking lot with thirty-seven (37) 

spaces and is proposing to construct an additional fifteen (17) spaces in a separate lot adjacent to 

the proposed dental clinic for a total of fifty-two (54) parking spaces. The project requires forty-

eight (48) parking spaces based on the combined square footage of the existing and proposed 

medical offices.  

 

12. FINDING: Landscaping is necessary to enhance architectural features, screen unsightly areas and 

provide an attractive transition from street to building and between adjacent developments. 

Landscaping shall include existing and planned vegetation, fences, walls, pedestrian ways, exterior 

furniture and patios, berms, and irrigation systems. Landscaping shall also utilize indigenous and/or 

water conserving plants as defined in Section 17.366.070.C of the Mariposa County Zoning 

Ordinance and comply with the state Model Water Efficient Landscaping Ordinance (MWELO). 

 

EVIDENCE: The project proposes to extend the existing sidewalk from the frontage of the existing 

medical offices along the frontage of the proposed dental clinic. The project is proposing to use 

drought tolerant vegetation that perform well in the Mariposa County climate. Irrigation will be 

fully automatic and conform to state MWELO requirements.  

 

13. FINDING: Planting areas for interior landscaping shall be designed so as to maximize provision 

of shade throughout the parking area during the summer months.  
 

EVIDENCE: The project proposes to incorporate several such as western redbud and costal live 

oak to provide shading for parking in the proposed fifteen (17) space parking lot. The project will 

provide one (1) tree per every five (5) spaces in the proposed parking lot for a total of three (3) 

shade trees minimum.  
 

14. FINDING: Internally lit signs or signs not made of natural materials or modern materials which 

closely resemble natural materials, shall have maximum area of thirty-two (32) square feet for each 

sign and the aggregate of all signs for each business. If external lighting is used for signs, the 

lighting shall be shielded and directional and shall not shine light off-site. 

 

EVIDENCE: The project proposes to replace signage at the existing medical offices and install an 

internally lit, seventeen (17) square foot sign on a stone pedestal. The project also proposes a similar 

internally lit, eleven (11) square foot sign for the proposed dental clinic. The proposed signs will 

compliment and integrate into the overall site design.   

 

ENVIRONMENTAL REVIEW FINDING:  
This project is exempt from the California Environmental Quality Act (CEQA) pursuant to 

Exemptions established by CEQA Guidelines Section 15061 (b)(3) – Common Sense 

Exemption.   The site has been significantly disturbed by the development of a single family 

residence. The demolition of the existing residence and the construction of the dental office 

building will be subject to all existing permitting requirements.  Utilities are available to the project 

site and new infrastructure will be constructed to all applicable standards.  Design of the new 

structure will be subject to all applicable design review standards. 
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Exhibit 2 – Recommended Conditions of Approval  
 

PROJECT DESCRIPTION 
GPZA No. 2020-054, PM No. 2020-055 and Design Review No. 2020-056 propose to change the 

designation of a 0.52 acre parcel from Multi-Family Residential (MFR) to Professional Office (PO) and 

merge that parcel with the adjacent MACT Health Clinic in order to develop a dental clinic. The properties 

are located at 5204 Hospital Road in Mariposa, CA and is also known as Assessor’s Parcel Number 013-

020-034 & 036 (Parcel A) and 5192 Hospital Road, APN 013-020-030 (Parcel B).  

The project proposes to remove the existing single-family residence consisting of a 1,761 square foot living 

area, a 546 square foot garage, and a 610 square foot porch and to construct a new 4,885 square foot dental 

clinic office building with landscaping and signage. Seventeen parking spaces are proposed to be 

constructed as part of the project.  

Primary access to the project will be from Hospital Road and existing encroachment to be improved. The 

project site is currently served by Mariposa Public Utility District (MPUD) for both water and sewer. There 

is an existing well on the property that the applicant proposes to use for landscape irrigation.  

CONDITIONS OF APPROVAL 

General Conditions 

1. Approval is for the project as described in the Project Description above and the site plans dated May 

20, 2021. 

2. The applicant has three (3) years to obtain a grading or building permit for construction of the project. 

The applicant may request one or more-time extensions of up to eighteen (18) months.  

(Section 17.08.170 of Mariposa County Zoning Ordinance)  

3. The Design Review shall be vested by the issuance of the first building permit within 36 months from 

the effective date of Planning Director approval of the project.  

(Section 17.08.170 of Mariposa County Zoning Ordinance)  

4. The Planning Director may impose any conditions and/or requirements she finds necessary to guarantee 

compliance with the project approval findings.  

(Section 17.08.160 of Mariposa County Zoning Ordinance)  

5. Prior to the issuance of a building permit and prior to issuance of a Certificate of Occupancy, all fees 

associated with the County’s processing of this project and filing of associated documents shall be 

paid.  

(Section 17.08.050 of Mariposa County Zoning Ordinance)  

6. Prior to the issuance of any grading or building permits, the applicant shall submit the following FINAL 

plans with the Grading or Building Permit Application for approval by the Planning Director:  

a. Site Plan, which shows all easements, parking lots, building locations and any other significant 

features including but not limited to trash and recycling areas, any backup generators that may 

be contemplated and retaining walls and fencing 
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b. Landscape/Hardscaping Plans, which show all vegetation types, sidewalks, pathways, stairs 

and railings, irrigation methods and Model Water Efficient Landscape Ordinance (MWELO) 

calculations, and retaining walls with proposed material types for the walls, plans shall include 

the treatments of all retaining walls on-site.  

c. Building Elevations for all buildings and all outbuildings with proposed finishes and door and 

window schedules. 

d. Signage Plans, which show dimensions, materials, locations, fonts and colors for all signs 

including wayfinding signs.  

e. Lighting Plans, which show the lighting fixture schedule with fixture locations and elevations. 

(Lighting must meet International Dark Sky Association requirements per Mariposa County 

General Plan). 

f. All exterior mechanical equipment shall be shown on plans including proposed screening. 

Mechanical equipment shall be enclosed or screened from public view either by utilizing 

materials compatible with the building or locating them away from public view.  

The final plans shall clearly be labeled to match the approved plans for Design Review 2020-056 and 

conditions established herein. All physical construction for the project shall be in substantial 

conformance with the FINAL approved plans.  

(Section 17.336.060 of Mariposa County Zoning Ordinance)  

7. No changes to the approved site plan, exterior design, color, or materials of any structure or landscaping 

shall be permitted without review by and written approval of the Planning Director pursuant to 

applicable conditions for the project.  

(Section 17.066.010 of Mariposa County Zoning Ordinance)  

8. Minor amendments in the configuration and materials of the proposed development may be approved 

by the Planning Director provided that any expansion does not exceed 10% of the size of area of the 

approved facility (any amount of a reduction in size of area of the facility may be allowed), and provided 

a finding can be made that the modification does not create impacts which were not addressed in the 

original project approval.  

(Mariposa Planning Recommendation) 

9. Prior to issuance of a Certificate of Occupancy, the Planning Director or her designee shall conduct a 

site inspection to ensure that all applicable conditions have been satisfied.  

(Section 17.066.010 of Mariposa County Zoning Ordinance)  

10. Noncompliance with any of the conditions of approval for Design Review No. 2020-056 may be 

grounds for revocation of the approval. 

(Mariposa Planning Recommendation) 

Construction Conditions 

11. No site disturbance activities shall commence without the issuance of a grading or building permit.  

(Planning Department Recommendation)  

12. Prior to the commencement of any grading, building, encroachment improvements, road improvements, 

frontage improvements, construction or other maintenance activities required as a condition of approval 
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for the project a consultation meeting with the Public Works Department, the Planning Department, the 

applicant, the agent, the road/construction contractor, MPUD, and CALFIRE shall occur. Any and all 

costs associated with the consultation shall be the responsibility of the applicant. The County Engineer 

shall verify that this condition has been met prior to issuance of any encroachment permit required for 

this project and prior to the scheduling of any on-site inspections of road or other improvements. 

(Public Works Recommendation)  

13. Construction activities occurring outdoors shall not commence prior to the hours of 7:00 a.m. Monday 

through Friday, and 8:00 a.m. on Saturdays.  All construction activities occurring outdoors shall cease 

by sunset Monday through Saturday.  No outdoor construction shall be permitted on Sundays.  The 

Planning Department shall monitor noise through complaints by the neighbors. 

(Mariposa Planning Department Recommendation) 

14. Provisions shall be made for the on-site storage of all solid waste generated during construction and 

operation of the project.  All solid waste shall be placed in trash bins to maintain the site in a safe and 

attractive condition.  Solid waste which cannot be contained in trash bins on site shall be removed from 

the site on a weekly basis.  

(Mariposa Planning Recommendation) 

Environmental Conditions  

15. All applicable Air Pollution Control District (APCD) requirements, including but not limited to, 

Naturally Occurring Asbestos, dust mitigation and idling diesel engines shall be met prior to building 

or grading permit issuance, during construction, prior to occupancy, and during operation to the 

satisfaction of the County Air Pollution Control Officer. 

(Mariposa Planning Recommendation) 

16. The project shall install and maintain onsite pollutant control measures during project construction and 

operation as required to ensure NPDES compliance. The permit holder shall provide the Planning 

Director with a copy of its approved State Water Resources Control Board Construction Activity Storm 

Water Permits prior to issuance of a building or grading permit and any other State Water Resources 

Control Board operational permits as may be required. 

(Mariposa Planning Recommendation)  

17. The project shall install and maintain onsite runoff attenuation facilities with sufficient capacity to 

reduce 100-year project stormwater runoff rates (or as required by the Building Department or County 

Engineer) to those currently generated by the project site. The project engineered grading plans shall 

include these facilities. County Engineer approval of the plan is required prior to grading or building 

permit issuance.  This requirement also applies to the off-site road work. 

Fire/Safety Conditions 

18. Prior to the issuance of any building or grading permits, the Planning Director shall receive a letter 

from the CALFIRE indicating the final design meets the State Responsibility Area Firesafe 

Requirements for signage, driveways, gates, roads, emergency water supply, fire hydrants, defensible 

space, and as otherwise specified in 14 CCR§1270 et. Seq. 

 

(Mariposa Planning Recommendation) 
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19. Prior to the issuance of any building or grading permits, MPUD verification indicating the final design 

meets the MPUD requirements for fire flow adequacy is required. 

 

(Mariposa Planning & MPUD Recommendation) 

 

20. The project shall meet all applicable standards of PRC 4290, PRC 4291, Mariposa County Fire, and 

requirements of the State Fire Marshall’s Office for commercial structures as may be applicable. 

 

(Mariposa Planning Recommendation) 

Utility Conditions  

 

21. All utilities, except for propane storage tanks, shall be underground within the project site. 

(Section 17.336.060, Mariposa County Code) 

22. Prior to grading or building permit issuance, MPUD approval of the proposed final plans shall be 

required. Connection to the Mariposa Public Utility District (MPUD) water and wastewater services 

and compliance with the MPUD Fire Protection Ordinance is required.  The applicant shall contact 

MPUD for permit requirements, including any necessary infrastructure to provide adequate fire flows 

and fire hydrants. MPUD approval is required prior to final and occupancy of the project. 

(Section 17.336.050.B, Mariposa County Code) 

23. The telephone company shall be contacted prior to construction in order to coordinate the location of 

telephone facilities.  

(Sierra Telephone Recommendation) 

Parking Conditions 

 

24. Final parking design shall be submitted with the building permit application. The plans shall include 

the design of the required parking area drawn to scale. Final design shall include all parking spaces and 

maneuvering areas, curb cuts, landscaping, shading calculations and other improvements. The FINAL 

parking lot design shall be identified on the plans submitted with the building permit application and 

approved by the Planning Director prior to building permit issuance and shall be inspected on site by 

Planning Director or her designee for substantial conformance with the FINAL approved plans prior to 

issuance of a Certificate of Occupancy.  

 

(Section 17.336.030 of the Mariposa County Zoning Ordinance)  

 

25. Planting areas for interior landscaping shall be designed so as to maximize provision of shade 

throughout the parking area for both the existing and proposed parking lots during the summer months. 

Tree coverage shall be determined by the approximate crown diameter of each tree at fifteen (15) years 

as estimated on the approved tree list. The percentage of area required to be shaded shall be based upon 

the number of above-ground and uncovered parking spaces provided.  

 

(Section 17.336.060.C of Mariposa County Zoning Ordinance) 

 

26. The parking lot shall comply with all handicapped accessibility requirements as established by Title 24 

of the California Code of Regulations. The Building Director shall approve the parking lot pursuant to 

these regulations prior to issuance of a grading permit for the project. Verification by the Building 
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Director that the parking lot meets Title 24 of California Code of Regulations shall be required prior to 

issuance of Certificate of Occupancy. 

 

(Title 24 California Code of Regulations) 

Frontage and Road Improvement Conditions 

 

27. A commercial driveway encroachment permit for access onto Hospital Road shall be obtained from the 

Public Works Department prior to issuance of a grading or building permit. All required encroachment 

improvements shall be completed and approved by Public Works prior to issuance of a Certificate of 

Occupancy.   

(Mariposa County Road Improvement and Circulation Policy) 

28. The construction of any of the required access and/or frontage improvements for this project shall not 

negatively impact any off-site improvements or parcels such as, but not limited to, existing driveways 

serving existing development. 

(Mariposa County Recommendation)  

29. All proposed road improvements shall be done in accordance with the Mariposa County Improvement 

Standards.  The Hospital Road extension road from the end of the existing Hospital Road paved section 

directly adjacent the project site, along the project frontage, shall be improved to a Town Class IV 

standard, which requires a twenty-four (24) foot, paved road with parking, curb and gutter, and 

sidewalks. The resulting roadway section shall meet these minimum criteria prior to issuance of a 

Certificate of Occupancy.  The proposed road improvements shall be completed in accordance with the 

Road Improvement and Circulation Policy (RICP) and the County Improvement Standards and shall 

be approved by the County Engineer or a licensed civil engineer with a signed, wet-stamped letter 

indicating that the improvements meet the RICP and the County Improvement Standards.  Engineered 

improvement plans prepared by a Registered Civil Engineer shall be required and approved by the 

County Engineer prior to commencement on the proposed road improvements.  If required, any 

necessary encroachment permits from the Public Works Department shall be obtained. 

(Applicant Proposal; Chart A and Section II.D.2.a, Road Improvement and Circulation Policy) 

30. A formal request for acceptance of the project improved Hospital Road extension to the Public Works 

Department, for acceptance by the County into the County maintained road system by the Board of 

Supervisors is required.  To be accepted into the County Road system, offers of dedication would be 

required by all off-site owners to provide for a continuous easement to a road currently within the 

County Road system.   

An alternative, which may be considered would be acceptance by the County in the event the inclusion 

in the County maintained Road system is not feasible,  

A road maintenance association shall be formed to provide for the maintenance of the off-site easement 

roads providing access to the project site (Hospital Road). Maintenance shall include, but not be limited 

to, drainage and erosion control devices, fuel modification, and upkeep of road surfaces.  The Road 

Maintenance Association provisions shall be developed by the applicant so that the project site served 

by the easement roads shall be responsible for road maintenance.  These provisions shall be reviewed 

and approved by the County Engineer prior to issuance of a Certificate of Occupancy and shall: 
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a. Be in effect for the life of the project unless said maintenance is taken over by the County, a 

special district, or other governmental entity. 

b. Provide for annual maintenance and the immediate correction of emergency and hazard 

situations. 

c. Include the project parcel.  

d. Provide a mechanism for the road maintenance association to collect delinquent payments or 

assessments for the maintenance described above by filing a lien on the delinquent properties. 

e. Provide a mechanism for new parcels to be added to the association. 

Or As an alternative to what is required above, the applicant may join into an existing Road 

Maintenance Association for Hospital Road, if there is one which is active, and which generally 

accomplishes the objectives described in this condition.  If the applicant elects this alternative, the 

applicant shall provide evidence that the subject parcel is legally “joined” into the existing association 

and shall provide information about the association. 

County Engineer verification that this condition has been met shall be required prior to Certificate of 

Occupancy for the project.  

(Public Works Department Recommendation; Section II.I, Road Improvement and Circulation Policy)  
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General Plan/Zoning Amendment 

Application No. 2020-054

Parcel Merger Application No. 2020-055 

Design Review Application No. 2020-056

M.A.C.T. Dental Clinic

Planning Commission Public Hearing

July 23, 2021 

Project Consideration and Recommendation to the 

Board of Supervisors

Applicant: MACT
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Project Background

◼ General Plan Land Use 

◼ Mariposa Town Planning Area 

◼ Zoning

◼ Professional Office and Multi Family Residential

◼ Design Review District Overlay 

◼ Current on-site uses

◼ Residential- Vacant SFR and MACT Health Clinic 

(Parcel Merger) 

◼ Adjacent Land Uses 
❑ Medical - JCF

❑ Multi Family Residential

❑ Single Family Residential
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Project Background

◼ The project involves three  APNs totaling 1.55 acres

◼ 013-020-034 (unassigned address)

◼ 013-020-036 (5204 Hospital Road)

◼ 013-020-003 (5192 Hospital Road)

◼ Parcel merger approval would mean the existing MACT Health 

Clinic and the proposed MACT Dental Clinic would be on the 

resultant merged parcel.
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Project Summary Description  - Three Actions

◼ General Plan Area Plan Zoning Amendment

◼ Parcel Merger

◼ Design Review
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Project Description- General Plan Zoning 

Amendment

◼ Change APNS- 013-020-034 and 013-030-036  to 

Multi-Family Residential to Professional Office 

◼ Professional Office is the appropriate zoning for the

proposed dental office use
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Project Description-Parcel Merger

◼ Merge subject parcels into one parcel

◼ The merged configuration assists the project in meeting 

development standards and site constraints

◼ Allows for connectivity of the project to the adjacent MACT 

Health Clinic 

❑ Eliminates setback issues born of a transecting lot line

◼ Affords opportunity through Merger Map to record

relocated easements for utilities etc.
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Project Description-Design Review

◼ Demolition of the existing residence

◼ Construct a 4885 sf. Dental Office Building

◼ Sidewalks and Parking (17 spaces)

◼ Landscaping, Lighting, Signage

◼ Frontage/ Road Improvements (Hospital Road 

Extension)

◼ Built to Town Class IV standard, one side curb gutter and 

sidewalk

◼ Recommended to be taken into the County Maintained

Road system upon completion.
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Project Summary Description
◼ Water and Sewer - Mariposa Public Utility District

◼ Water sufficient for both domestic and firefighting purposes

◼ Sewage disposal sufficient for project

◼ All MPUD requirements must be met for utility 

infrastructure improvements

◼ Utility Undergrounding (except propane if needed)

◼ (Relocation and improvements at developer's expense)

◼ Architectural Design Features and treatments to 

adhere to Design Review Requirements

◼ Landscaping, Lighting and Signage adhere to 

Design Review requirements.

5.A.e

Packet Pg. 69

A
tt

ac
h

m
en

t:
 P

C
 P

P
T

 P
re

se
n

ta
ti

o
n

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R



5.A.e

Packet Pg. 70

A
tt

ac
h

m
en

t:
 P

C
 P

P
T

 P
re

se
n

ta
ti

o
n

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R



5.A.e

Packet Pg. 71

A
tt

ac
h

m
en

t:
 P

C
 P

P
T

 P
re

se
n

ta
ti

o
n

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R



5.A.e

Packet Pg. 72

A
tt

ac
h

m
en

t:
 P

C
 P

P
T

 P
re

se
n

ta
ti

o
n

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R



5.A.e

Packet Pg. 73

A
tt

ac
h

m
en

t:
 P

C
 P

P
T

 P
re

se
n

ta
ti

o
n

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R



5.A.e

Packet Pg. 74

A
tt

ac
h

m
en

t:
 P

C
 P

P
T

 P
re

se
n

ta
ti

o
n

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R



5.A.e

Packet Pg. 75

A
tt

ac
h

m
en

t:
 P

C
 P

P
T

 P
re

se
n

ta
ti

o
n

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R



5.A.e

Packet Pg. 76

A
tt

ac
h

m
en

t:
 P

C
 P

P
T

 P
re

se
n

ta
ti

o
n

  (
20

21
-P

C
R

E
S

-1
3 

: 
G

P
Z

A
 2

02
0-

05
4,

 P
M

 2
02

0-
05

5,
 D

R



Project Summary – Agency Review

◼ Agency Review and Comment on the project  

through the project evaluation process to the 

following:

◼ Mariposa County Public Works, Mariposa County Environmental 

Health Unit, Mariposa County Fire Department, Mariposa County 

Assessor, California the American Indian Council of Mariposa 

County, Mariposa County Unified School District,  CALFIRE, Pacific 

Gas & Electric, Sierra Telephone, and the Mariposa Public Utility 

District. 
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Project Summary – Agency Review

◼ Agency Review and comments detail are included in the 

Planning Commission agenda packet which incudes the 

project staff report

◼ Comments were received from Mariposa County Public 

Works, Sierra Telephone and the Mariposa Public Utility 

District and the AICMC AKA Southern Sierra Miwuk 

Nation

◼ AICMC support the project

◼ Comments are addressed in the project staff report 

◼ Recommended project findings and conditions address the 

comments.
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Public Noticing and Comment

◼ Prior to the  Planning Commission public hearing  

Public noticing was conducted as follows:

◼ July 2, 2021 - Mailed to property owners within 300 feet of 

the proposed project site 

◼ July 8, 2021- Published in the Mariposa Gazette Notices

◼ July 12, 2021- Posted at courthouse, Planning Department, 

and on the Planning Department’s website.  

◼ No Public Comments were received prior to 

preparation of this presentation.
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Project- CEQA

◼ Exempt from the California Environmental Quality Act 
(CEQA) pursuant to Section 15061(b)(3) – common sense 
exemption – (there is no possibility the activity in question 
may have a significant effect on the environment), CEQA 
Guidelines.  
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Conclusion and Recommendation
Staff recommends the Planning Commission adopt a 

resolution recommending that the Board of Supervisors:

1. Adopt a resolution recommending the Board of Supervisors approve 

GPZA No. 2020-054; Parcel Merger No. 2020-055; and Design Review 

No. 2020-056 with findings and conditions, including the finding that the 

project is exempt from environmental review, with the land use change 

and Design Review approval effective on the effective date of the zone 

change; and

2. Adopt an ordinance amending the Zoning from Multi-Family Residential 

to Professional Office on APNs 013-020-034 and 013-030-036 pursuant to 

GPZA No. 2020-054.
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