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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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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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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  

 

t. 

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: June 25, 2021 

TIME: 9:00 AM 

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

 
 

1. CALL TO ORDER 

Chair Walls called the meeting to order at 9:00 a.m. 

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 Wilmeth. 

3. MINUTES APPROVAL 

A. Planning Commission – Regular Meeting – June 11, 2021 9:00 AM 

By motion of Commissioner Herman, seconded by Commissioner Wilmeth, the Planning 
Commission approved the minutes of June 11, 2021, 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 - Adopt a Resolution Recommending the Board of 
Supervisors: 1) Adopt a Resolution Approving General Plan/Zoning 
Amendment No. 2017-084 for Special Event Facilities with the Recommended 
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Findings, Including a Finding the Project is Exempt from Environmental 
Review, and 2) Waive the First Reading and Introduce an Ordinance Amending 
County Code Pursuant to County Code Amendment No. 2017-084 with 
Findings 2021-PCRES-10 

          Planner: Sarah Williams  

Deputy Director, Alvaro Arias, presented the project along with a Power Point 
presentation. 

There was no public comment received. 

By motion of Commissioner Herman, seconded by Commissioner Smith, the 
Planning Commission adopted a resolution recommending that the Board of 
Supervisors: 1) adopt a resolution approving General Plan/Zoning Amendment No. 
2017-084 for Special Event Facilities as amended to include the Mountain Preserve 
zone, with the recommended findings, including a finding the project is exempt from 
environmental review; 2) waive the first reading and introduce an ordinance 
amending County Code pursuant to County Code Amendment No. 2017-084 with 
findings and with the correction of February 30 to be last day in February; and 3) 
establish that currently operating event facilities are given a grace period of one year 
from the effective date of the ordinance to become compliant. 

 

Motion was carried by the following vote: 

 

RESULT:  ADOPTED: [4-0] 

AYES:   Walls, Wilmeth, Herman, Smith 

6. PLANNING COMMISSIONER INFORMATION 

No information was received. 

7. INFORMATION ITEMS 

Information was received from Deputy Director Arias. 

8. ADJOURN 

There being no further business the meeting was adjourned at 9:50 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  
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  MARIPOSA COUNTY 
 

 Planning Commission ∙ 209-966-5151 

 
 

Page 1 REF ID# 11958 
 

MEETING: July 9, 2021 
 
TO:  The Mariposa County Planning Commission 
 
FROM: Sarah Williams, Planning Director 
 
RE:  Time Extension No. 2021-057, Mariposa Biomass Project, Jay Johnson 
 

 

PUBLIC HEARING: Resolution Approving Time Extension Application No. 2021-
057 for Conditional Use Permit No. 2017-117 (Mariposa Biomass Project), with 

findings, including a finding that No Further 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. 
 

Time Extension Application No. 2021-057 requests an 18-month time 
extension for Conditional Use Permit (CUP) No. 2017-117, Mariposa Biomass 
Project.   
 

The approved project proposes a 2.4-megawatt (MW) Bioenergy Facility and a 

woodchip storage yard, which would be located on two parcels which are 2.86 
and 2.41 acres in size within the Mariposa Industrial Park 

 

See Staff Report for additional information and justification. 
 

Background project information and approval documents are provided for 
informational purposes. 
See attached staff report 
 
 
ATTACHMENTS: 
Staff Report (DOCX) 
Attachment A - Vicinity Map & Approved Site Plan (PDF) 
Attachment B- CUP Approval BOS RES 2018-357 (PDF) 
Attachment C - Application and Justification (PDF) 
Attachment D -Draft PC Resolution (DOCX) 
TE 2021-057 PC Presentation (PDF) 
 
 
RESULT: ADOPTED [3 TO 1] 
MOVER: Mick Herman, District III Planning Commissioner 
SECONDER: Deni Smith, District IV Planning Commissioner 
AYES: Ed Walls, Mick Herman, Deni Smith 
NAYS: Jack Wilmeth 
EXCUSED: John 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 9, 2021 
  
 
 

 
PROJECT:  Time Extension Application No. 2021-057 requests an 18-month time 

extension for Conditional Use Permit No. 2017-117 (Mariposa Biomass 
Project) 

 
LOCATION: The project is located at 5673 Copper Leaf Dr. Mariposa, CA 95338, APN 

012-050-066 and APN 012-050-067 
 
APPLICANT: Mariposa Biomass Project, Jay Johnson 
 
 
NOTICING:  Gazette Ad: June 24, 2021  
   Mailed Notice: June 17, 2021  
   Posted Notice: June 28, 2021   
   
COMMISSION 

ACTION Staff recommends the Planning Commission adopt a resolution approving 
Time Extension Application No. 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.  

 
 

Project Description 

 
The application an 18-month time extension request for Conditional Use Permit (CUP) No. 
2017-117, Mariposa Biomass Project. The approved project proposes a 2.4-megawatt (MW) 
Bioenergy Facility and a woodchip storage yard, which would be located on two parcels which 
are 2.86 and 2.41 acres in size within the Mariposa Industrial Park.  (Attachment A - Vicinity 
Map & Approved Project Site Plan) 

Previous actions include: 

February 23, 2018 – The Planning Commission adopted Resolution No. 2018-006 approving 
Conditional Use Permit (CUP) Application No. 2017-117 with findings, conditions, and 
mitigation measures. The approval included adoption of a mitigated negative declaration for 
the California Environmental Quality Act (CEQA) determination.  

July 17, 2018 - The Board of Supervisors adopted Resolution No. 2018-357, denying Appeal 
No. 2018-051, and upholding the Planning Commission’s approval of CUP No. 2017-117. The 
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Time Extension Application No. 2021-057                                            Planning Commission Hearing July 9, 2021          
Mariposa Biomass Project - Jay Johnson, applicant    
 

2 
 

adopted Board resolution included findings, amended conditions and mitigation measures.  Per 
the Board resolution, the approval date for CUP 2017-117 is July 17, 2018. (Attachment B - 
Project Approvals)  

Basis for Request 
CUP No. 2017-117 Condition of Approval No. 4 established the initial timeframe of 36-months 
for the project to meet conditions and obtain a grading or building permit. The issuance of a 
grading or building permit “vests” the project under the CUP. Timelines from that point would 
be subject to the grading and building permit construction time requirements.  
 
The initial CUP expiration date is July 17, 2021, 36-months after the July 17, 2018 adoption 
date of Board of Supervisors Resolution No. 2018-357 for the CUP.   
 
Per Condition of Approval No. 5, one 18-month time extension may be requested 90 days prior 
to the expiration date of the CUP. The applicant submitted the request for extension application 
on April 8, 2021, 100 days prior to the expiration date of July 17, 2021.  
 
Specific Reasons for Time Extension Request: 
The applicant has provided four primary reasons for the Time Extension request summarized 
as follows: 
 

1. Technology Issues - Cortus Engineering, the project technology design company, 
could not move forward due to issues with their other project implementation in Sweden. 
Issues that arose in Sweden resulted in some project redesign at that location. This 
therefore delayed the company from moving forward with the Mariposa Biomass Project. 

2. Land Use Issues - Due to the Cortus Engineering re-design of its similar project in 
Sweden, the  need arose for Mariposa Biomass Project to conduct design evaluation, 
layout, and feasibility for the Mariposa site in order to determine implications that may 
result for height, septic and other site context issues.   

3. Financing Issues - Additional work necessary for gap financing for Investor Tax Credit 
due to uncertainties that arose due to election cycle COVID19 and implications on 
project financing in general. 

4. COVID Issues - The project was impacted where COVID affected the supply chain for 
parts etc. for Cortus Engineering project in Sweden, creating delays. There were 
overarching delays generally due to COVID. 

 
Please see Attachment C - Application and Justification, for additional details. 

 
Agency Comments: 
Mariposa County Public Works Department and the Mariposa County Health and Human 
Services Agency – Environmental Health Unit (EHU).  The EHU and Air Pollution Control 
District, had no objections or concerns regarding the extension. The Public Works Department 
had no objection to the time extension of 18-months, given all other original CUP conditions 
remain unchanged.  Public Works did provide a comment for a constructive reminder that the 
applicants be sure to contact the Federal Aviation Administration (FAA) and CALTRANS 
Aeronautics to ensure the project design meets their requirements pursuant to the CUP 
conditions of approval.  
 

5.A.a

Packet Pg. 8

A
tt

ac
h

m
en

t:
 S

ta
ff

 R
ep

o
rt

 [
R

ev
is

io
n

 1
] 

 (
20

21
-P

C
R

E
S

-1
1 

: 
T

im
e 

E
xt

en
si

o
n

 N
o

. 2
02

1-
05

7,
 M

ar
ip

o
sa

 B
io

m
as

s 
P

ro
je

ct
, J

ay
 J

o
h

n
so

n
)



Time Extension Application No. 2021-057                                            Planning Commission Hearing July 9, 2021          
Mariposa Biomass Project - Jay Johnson, applicant    
 

3 
 

Environmental Review  
 
CEQA review was conducted and a mitigated negative declaration was adopted March 23, 
2018 at the time of Approval of Conditional Use Permit No. 2017-117. The project applicant is 
not requesting any amended conditions for the project.  The request is only an allowance of an 
18-month extension to implement the project. The Time Extension Application is not a 
substantial change in the project that would require major revisions of the previous mitigated 
negative declaration due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. The action to 
allow an additional 18-months, Time Extension Application No. 2021-057 does not require any 
further environmental review pursuant to the California Environmental Quality Act (CEQA) 
Guidelines Section 15162 and is exempt from environmental review, pursuant to CEQA 
Guidelines Section 15061(b)(3) – Common Sense Exemption.  It can be found with certainty 
that there is no possibility that the project will have a significant effect on the environment.   
 
Project Correspondence  
 
An interested party, caretaker for Dora Reidel, who resides in Mykleoaks (APN 012-050-001), 
contacted the Planning Department for additional information. They voiced no objections and 
mentioned the project seemed interesting. No other comments were received prior to 
completion of this report. 
 
Summary Recommendation  
 
Staff finds the applicant’s request and justification to be reasonable, and staff supports the 18-
month time extension to January 17, 2023.   
 
If approved, the expiration of the project approval would be  

 
If the conditions of approval are not completed and the project is not fully implemented 
(grading or building permit issuance) by January 17, 2023, a new Conditional Use 
permit application may be required. 
 
(Mariposa Planning Recommendation) 

 
Alternative Actions  
 
The Planning Commission may: 
 

1. Approve the applicant’s original request for an 18-month time extension; or 
2. Approve a shorter time extension; or 
3. Continue the hearing and request additional information; or 
4. Deny the request for time extension. 

a. If the Commission denies the request, there should be discussion to support 
findings for denial; staff will return with an amended resolution with findings based 
upon the Commission’s discussion. 
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Final Action  
 
The Planning Commission action is the final action on this application unless the action is 
appealed to the Board of Supervisors within 20 calendar days from the date of the action. Any 
interested person may submit an appeal. 
 
__________________________________________________________________________ 
 
ATTACHMENTS: 
 
A. Vicinity Map & Approved Site Plan 
B.  PC and Board CUP Approvals 
C.  Application and Justification 
C. PC Draft Resolution 
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200501

TIME EXTENSION APPLICATION 
(MAJOR SUBDIVISION, LAND DIVISION CONDITIONAL USE PERMIT) 

Mariposa County Planning Department 
5100 Bullion Street, P.O. Box 2039 

Mariposa, CA 95338 
Telephone (209) 966-5151 FAX (209) 742-5024 

www.mariposacounty.org planningdept@mariposacounty.org 

FOR OFFICE USE ONLY 

Date SubmiMgifosa County Planning Department Received By _i,ci.,,:;,.;;;;___. ___________

Fees Paid$ SD¢- Receipt No. � \l L-j 30 Received By KL-, 
Application No. �, o'5tJ Application Complete _________ _

Final Action Date ---------------- ---------

Request is hereby made to extend the recordation deadline for:

Application Number Applicant Name
�;q S-'60 57q� 

f'o Go,._ 1, qo :3 maa1<'oSP! CA '-'� g'Jca 
Mailing Address J Zip Telephone/ E-Mail Address

The last date for��" is now on __ '7:;..��11-=-----.:;;�;..;.1 __ -___________ _ 
An extension request is hereby made for /e /llotJ'T11 $ days/months/years.
The reason(s) for the requested extension is/are as follows: (use attachment if necessary) 

see: A rrOr c.H ca S? 

□ Payment of application fees as determined by Mariposa Planning. Additional fees maybe charged
by other agencies or county offices, depending on the type of application. 

Time Extension Application $213.00 

Document Conversion $18.00 

Public Noticing, Posted $55.00 

Public Noticino, Affected Property Owners $55.00 

Agency Review Fees: 

Public Works $134.00 

County Fire $100.00 

Total: $575.00 

Note: Publication fees will be billed at cost to the applicant, as they are occurred. 

200501 Page 1 of 3 

ATTACHMENT C- Application and 
Justification
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DRAFT 
STATE OF CALIFORNIA 

COUNTY OF MARIPOSA 

PLANNING COMMISSION 

Resolution 

No. 2021 -  A resolution approving Time Extension Application No. 2021-

057 for  the Mariposa Biomass Project Conditional Use Permit 

No. 2017-117 Mariposa Biomass Project, Jay Johnson, applicant. 

Assessor Parcel Number 012-050-066 and 012-050-067. 

WHEREAS, an application for Time Extension No. 2021-057 was received on the 8th day of 

April 2021 from Mariposa Biomass Project- Jay Johnson, for a property located at 5673 

Copper Leaf Dr. Mariposa also known as Assessor Parcel Numbers 012-050-066 and 

012-050-067; and  

WHEREAS, Conditional Use Permit No. 2017-117 (Mariposa Biomass Project) was 

conditionally approved by the Mariposa County Planning Commission with findings 

conditions and mitigation measures on the 23rd day of February 2018 via Resolution No. 

2018-006; and  

WHEREAS, on the 17th day of July 2018 the Board of Supervisors adopted Resolution No. 

2018-357, denying Appeal Application No. 2018-051, and upholding the Planning 

Commission’s approval of CUP No. 2017-117. The adopted Board resolution included 

findings, amended conditions and mitigation measures; and 

WHEREAS, the Planning Department circulated the Time Extension Application among 

pertinent responsible agencies, interested public organizations, and others as 

appropriate; and 

WHEREAS, a duly noticed public hearing was scheduled for the 9th day of July 2021; 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 

applicant. 

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

of Mariposa does hereby find that the project is exempt from further environmental 

review and approves Time Extension Application No. 2021-057, granting an 18-month 

time extension for the approved tentative parcel map for Land Division Application No. 

2017-090 from the 17th day of July 2021 to the 17th day of January 2023. 

ON MOTION BY Commissioner ______, seconded by Commissioner ______, this resolution is 

duly passed and adopted this 9th day of June 2021 by the following vote: 
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Resolution No. 2021-____, Time Extension Application No. 2021-057,  Mariposa Biomass Project- Jay 

Johnson, applicants.  APN: 012-050-066 and 012-050-067      July 9, 2021.   Page 2 of 2 pages 

 

 

 

AYES:  

NOES:    

EXCUSED:    

ABSTAIN:   

 

 

 

________________________________________ 

Ed Walls, Chair 

Mariposa County Planning Commission 

 

 

 

Attest: 

 

 

__________________________________ 

Carol Suggs,  

Clerk of the Mariposa County Planning Commission 
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Time Extension No. 2021-057 
for Conditional Use Permit No. 2017-117
Mariposa Biomass Project

Planning Commission Public Hearing 7/9/21
Project Consideration and Action 

Applicant: Mariposa Biomass Project- Jay Johnson
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Project Description 
 An 18-month Time Extension Request

 No project changes are proposed or would be 
authorized if approved

 Only extension of time to complete conditions of 
approval required before issuance of grading or 
building permit
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Site Background
 Zoning- Planned Development Zone 87-1 (Mariposa 

Industrial Park), Mountain General and Airport 
Overlay Zone

 General Plan Land Use- Natural Resources, within 
the Expanded Mariposa Town Planning Study Area

 The Project site is located just southerly of the intersection of 
Highway 49 North and Gold Leaf Drive at 5673 and 5686 Copper 
Leaf Drive, Mariposa.  

 APNs 012-050-066 (2.41 acres) and 012-050-067 (2.86 acres)
 5.27 acres total
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Approved Biomass Project CUP 2017-117 
Summary
 A proposed 2.4 MW Bioenergy Facility with support 

buildings, parking, access and a woodchip storage 
yard located at the Mariposa Industrial Park.

 Applicant the Mariposa Biomass Project (MBP)
 (MBP) is a 501(c) (3) nonprofit corporation 

 Cortus Energy is proposed to build, own and operate the 
facility. Cortus is based in Sweden.

 Project Partner is the Mariposa County Resource 
Conservation District (RCD)
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Site Pictures-
5.A.f
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Approved Biomass Project CUP 2017-117 
Summary
 February 23, 2018 – The Planning Commission 

adopted Resolution No. 2018-006 approving 
Conditional Use Permit (CUP) Application No. 2017-
117 with applicable findings, conditions, and 
mitigation measures. 

 The approval included adoption of a mitigated 
negative declaration for the California Environmental 
Quality Act (CEQA) determination. 
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Approved Biomass Project CUP 2017-117 
Summary
 July 17, 2018 - The Board of Supervisors adopted 

Resolution No. 2018-357, denying Appeal 
Application No. 2018-051, and upholding the 
Planning Commission’s approval of CUP No. 2017-
117. 

 The adopted Board resolution included findings, 
amended conditions and mitigation measures.  Per 
the Board resolution, the approval date for CUP 
2017-117 is July 17, 2018
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Water Tank 
and Storage

Copper Leaf Drive- Access

Parking

Truck access, scale 
and turnaround

Operational Feedstock Road 

Bioenergy Facility 
Driveway Access
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Time Extension Request- Basis

 CUP No. 2017-117 Condition No. 4 
 36-months for the project to meet conditions and obtain 

a grading or building permit. 

 The issuance of a grading or building permit 
“vests” the project under the CUP. 

 Timelines from that point would be subject to the grading 
and building permit construction time requirements. 
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Time Extension Request- Basis

 Condition No. 5, one 18-month time 
extension may be requested.
 Request must be 90 days prior to the expiration 

date of the CUP. 
 The applicant submitted the request for extension 

application on April 8, 2021, 100 days prior to the 
expiration date of July 17, 2021. 
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Reasons for Request
 Applicant provided (4) Four primary reasons

 Technology Issues
 Land Use Issues
 Financing Issues 
 COVID Issues 
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Agency Comments-
 Public Works, the EHU and Air Pollution Control 

District, had no objections or concerns regarding 
the extension. 
 Provided all other original CUP conditions remain 

unchanged.  

 Public Works - constructive reminder that the applicants 
be sure to contact the Federal Aviation Administration (FAA) 
and CALTRANS Aeronautics to ensure the project design 
meets their requirements pursuant to the CUP conditions of 
approval. 
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Project Public Comments-

 An Interested party, caretaker for Dora Reidel, 
who resides in Mykle Oaks (APN 012-050-001), 
called the Planning Department for additional 
information. 
 no objections were voiced 
 mentioned the project seemed interesting 

 No other comments were received prior to 
completion of this presentation
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Project- CEQA

 CEQA review was conducted, and a mitigated negative 
declaration was adopted at the time of Approval of 
Conditional Use Permit No. 2017-117. 

 The request is only an allowance of an 18-month extension to implement the 
project. All CUP approval conditions, and mitigation remain the same.

 The Time Extension Application is not a substantial change in the project that 
would require major revisions of the previous mitigated negative declaration 
due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. 

 The action to allow an additional 18-months, Time Extension Application No. 
2021-057 does not require any further environmental review pursuant to the 
California Environmental Quality Act (CEQA) Guidelines Section 15162 and is 
exempt from environmental review, pursuant to CEQA Guidelines Section 
15061(b)(3) – Common Sense Exemption.  It can be found with certainty that 
there is no possibility that the project will have a significant effect on the 
environment.  
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Project- CEQA

 The Time Extension Application is not a substantial change in the project that 
would require major revisions of the previous mitigated negative declaration 
due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. 

 The action to allow an additional 18-months, Time Extension Application No. 
2021-057 does not require any further environmental review pursuant to the 
California Environmental Quality Act (CEQA) Guidelines Section 15162 and is 
exempt from environmental review, pursuant to CEQA Guidelines Section 
15061(b)(3) – Common Sense Exemption.  It can be found with certainty that 
there is no possibility that the project will have a significant effect on the 
environment.  
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Conclusion and Recommendation
Staff recommends the Planning Commission 
adopt a resolution:
 Approving Time Extension Applciation No.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 CEQA and no further environmental review is required. 

*New expiration date of January 17, 2023 
 If the conditions of approval are not completed and the project is not 

fully implemented (grading or building permit issuance) by January 17, 
2023, a new Conditional Use permit application may be required
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  MARIPOSA COUNTY 
 

 Planning Commission ∙ 209-966-5151 

 
 

Page 1 REF ID# 11959 
 

MEETING: July 9, 2021 
 
TO:  The Mariposa County Planning Commission 
 
FROM: Sarah Williams, Planning Director 
 
RE:  Amended Conditions No. 2021-111 for DR No. 2019-035; Self-Help 
Enterprises-Creekside Terrace 
 

 
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 a.m..  The applicant is requesting that this condition be modified to allow for construction to begin at 

3 a.m. 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 in July, 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 

See Staff Report for additional information. 

See attached draft resolution 

 
 
ATTACHMENTS: 

Staff Report (DOC) 
Amended Condition PC Resolution Draft (DOC) 
Information from Applicant-Creekside Terrace Concrete Pours (PDF) 
Concrete Pouring Schedule Information from Applicant (DOCX) 
 
 
RESULT: ADOPTED AS AMENDED [3 TO 1] 
MOVER: Jack Wilmeth, District II Planning Commissioner 
SECONDER: Deni Smith, District IV Planning Commissioner 
AYES: Ed Walls, Jack Wilmeth, Deni Smith 
NAYS: Mick Herman 
EXCUSED: John McCamman 
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MARIPOSA PLANNING STAFF REPORT 
From:  Sarah Williams, Planning Director 

Prepared By: Alvaro Arias, Deputy Director 

Planning Commission Meeting Date: July 9, 2021 

  

 
SUPERVISORIAL  

DISTRICT: District 4 

 

PROJECT:  Amended Conditions No. 2021-111 for Design Review Application No. 2019-035  

 

APPLICANT: Self-Help Enterprises  

 

NOTICING:  Gazette Ad: June 24, 2021  

Mailed Notice:  June 17, 2021 

   Posted Notice:   June 21, 2021 

                                                                                        

COMMISSION 

ACTION: The Planning Commission can consider adopting a resolution: 

A. Approving Amended Conditions Application No. 2021-111 with findings, 

including a finding that the previously adopted Mitigated Negative Declaration for 

Design Review No. 2019-035 satisfies the requirement for environmental review 

pursuant to the California Environmental Quality Act (CEQA) and no further 

environmental review is required. 

    -or- 

B.  Denying Amended Conditions Application No. 2021-111 with findings. 

  

 

STAFF SUMMARY ANALYSIS: 

 

In 2018/2019, Self-Help Enterprises proposed and were approved for a rezone and change in land use 

designation (GP/ZA) of a 2.39-acre parcel, APN 012-140-024, from Single-Family Residential-9,000 s.f. (SFR-

9K) to Multi-Family Residential (MFR).  The purpose was to allow for the development of a multi-family 42-

unit, affordable housing project.  The project includes a combination of one, two, and three bedrooms units, as 

well as a community building.  The rezone and change in land use became effective in the summer of 2019. 

 

Self-Help Enterprises submitted a 9% Low-Income Housing Tax Credit application and was awarded the 

funding.  Based on that funding construction was required to begin by April 26, 2021. Additional funding 

sources include, but are not limited to: No Place Like Home (NPLH), Low-Income Housing Tax Credits, 

HOME, CDBG, Project-Based Section 8 and other HUD vouchers, Continuum of Care funding, National 

Housing Trust Fund (NHTF) and other State/Federal resources. 

 

The site plan and design information submitted with the GP/ZA application were conceptual and further detailed 

information was required as part of the conditions of approval.  Both the Planning Commission and Board of 

Supervisors requested that the Design Review application be brought back for review once more detailed 

information was available. 

 

During project design, it was determined that additional land was needed for the project.  General 

Plan/Zoning/Area Plan Amendment (GP/ZA) No. 2020-167 proposed to amend the designation of an 

approximately 0.50-acre portion of APN 012-140-023 (legal with 012-140-022) from Single-Family Residential 

– 9000 sq ft to Multi-Family.  The area is proposed to be developed with a stormwater drainage basin and a 
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Amended Conditions No. 2021-111 for Design Review Application No. 2019-035   

Applicant:  Self-Help Enterprises 

Planning Commission Hearing of July 9, 2021 

Page 2 of 5 

 
basketball court associated with the project.  The area was added to APN 012-140-024 (the project site) through 

a lot line adjustment.  The amendment was necessary to allow uses/improvements that are associated with and 

needed for the multi-family housing project. 

 

Earlier this year, the Planning Commission and Board of Supervisors found that the site plan and design details 

submitted were in conformance with the previous Board of Supervisors’ approval of Design Review No. 2019-

035.   

 

The applicant has recently commenced construction of the project.  The applicant is now requesting a 

modification to Condition No. 13 which limits the hours that construction can occur.  Pursuant to Condition No. 

13, no work can start prior to 7 a.m.  The applicant is requesting that this condition be modified to allow for 

construction to begin at 3 a.m. for no more than 5 days.  This will allow for concrete pours for the project 

foundations to occur in July, during the cooler temperatures in the day, to maintain the quality of the concrete 

and use the product to recommended specifications. 

 

AMENDED CONDITION REQUEST: 

 

On June 17, 2021 the applicant submitted an application to request an amendment to the Conditions of Approval 

for Design Review No. 2019-035. The condition being requested for amendment is Condition No. 13, which 

reads as follows: 

 

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.  

 

The suggested language based on the applicant’s request, if the Planning Commission approves the amendment, 

is as follows (additions in italics): 

 

 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, except as noted below. 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.  

 

For a period not to exceed five (5) total days, either consecutive or separate, start times may be 

adjusted to no earlier than 3 a.m. to accommodate concrete pours during the earlier cooler hours of the 

day.  No early start times will be allowed on Saturdays.  The Planning Department shall be notified a 

minimum of 24 hours before the intended early start time days. Notification must occur on a workday 

(not a holiday), Monday through Friday.  If requested by any potentially impacted property owner or 

agency, the project proponent or their designee shall provide a minimum of 24 hours-notice prior to the 

intended start time of an early concrete pour.  Notification shall be in writing, which may be by email.  

Additional verbal or telephone notification may be provided.  The project proponent and their designee 

shall take all reasonable actions to limit noise and light impacts on neighboring parcels and any parcels 

along the route to the site on the early start time days. 

 

The basis for the applicant’s request is related to issues that would be encountered by pouring concrete 

foundations in the high temperatures that are prevalent during the summer months.  Pouring and working the 

concrete in higher temperatures increases the potential for issues with the structure foundations.  The applicant 

has provided information regarding the issues that can be encountered when pouring and working concrete in 

higher temperatures and that information is attached to this staff report. 
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Amended Conditions No. 2021-111 for Design Review Application No. 2019-035   

Applicant:  Self-Help Enterprises 

Planning Commission Hearing of July 9, 2021 

Page 3 of 5 

 
Pouring and working concrete in higher temperatures can increase the likelihood of cracks, reduced workability, 

and creates a situation where the concrete sets much more quickly.  As temperatures increase, the amount of 

time concrete takes to set decreases exponentially.  Given that the project has larger foundations, the potential 

for problems increases.  Per the applicant, sourcing the material from a local source does not negate the need to 

start the pours in the earlier and cooler parts of the day. 

 

Additional information outlining the concrete work schedule for the early start time days is also attached to this 

staff report packet.  The Planning Commission should note that the process outlined (from the 7/2/21 email) has 

some activity starting before the requested early start time, at 2 a.m.  This is not what was applied for or noticed.  

If the Planning Commission approves a 3 a.m. start time as originally requested, it is important to note that no 

activity would be allowed to start prior to that start time, including the setup time for the concrete boom truck. 

 

STAFF RECOMMENDATION: 

 

Staff has not prepared a firm recommendation on the requested amendments.  This is not typical for a project 

processed and scheduled for Planning Commission action, and is based on several factors:   

 

• Compressed timeline.  The request was submitted on June 17, 2021, with a desired Planning 

Commission hearing date of July 9, 2021, due to the project proponent’s construction schedule and 

concrete work commencing in mid-July 2021.  This provided a significantly reduced timeline to prepare 

notices (notices had to be sent out June 17, the date the request was submitted), to review the project, 

and to prepare the necessary staff report.   

 

• The request helps an affordable and much needed housing project in Mariposa, which is widely 

supported in the community.  There is a desire by the county, including staff, to provide support for the 

successful development of the housing project. 

 

• This is an unusual request, which wouldn’t normally be supported as there is potential for the request to 

impact surrounding property owners. 

 

• This is a limited request; early construction hours will only occur on a maximum of 5 days. 

 

• For longevity and durability, it is critically important that the concrete work for the project be installed 

correctly; the current summer season has been unusually warm.  July and August are historically the 

warmest months of the year. 

 

• The project’s funding allows for a short construction time period; it isn’t possible to delay the concrete 

work. 

 

• A decision should take into account the project proponents request and justification, and any public 

input received.  To date, no public input has been received. 
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  Mariposa County 

  Planning Department 

  P.O. Box 2039 

  Mariposa, CA 95338-2039 

____________________________________________________________________________________ 

 

STATE OF CALIFORNIA 

COUNTY OF MARIPOSA 

PLANNING COMMISSION 

Resolution 

No. 2021- A resolution amending conditions of approval for Design 

Review No. 2019-035; Creekside Terrace, Self-Help Enterprises.  

Assessor Parcel Number 012-140-024 

WHEREAS, an application requesting to amend the conditions of approval for Design 

Review No. 2019-035 was received on the 17th day of June 2021 from Self-Help 

Enterprises for a property located at 5118 Fournier Road, Mariposa CA, Assessor 

Parcel Number 012-140-024; and  

WHEREAS, the application is titled Amended Conditions No. 2021-111; and 

WHEREAS, the project proposes to modify Condition No. 13, which limits the hours that 

construction can occur.  Pursuant to Condition No. 13, no work can start prior to 7 

a.m.  The applicant is requesting that this condition be modified to allow for 

construction to begin at 3 a.m. for no more than 5 days.; and 

WHEREAS, the site plan and conditions of approval for Design Review No. 2019-035 

allowed for the development of a 42-unit multi-family housing project; and 

WHEREAS, a duly noticed public hearing was scheduled for the 9th day of July 2021; and 

 

WHEREAS, a previously adopted Mitigated Negative Declaration for Design Review No. 

2019-035 satisfies the requirement for environmental review pursuant to the 

California Environmental Quality Act and no further environmental review is 

required; and 

 

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

Mariposa County Code, and local administrative procedures. 

__________________________________________________________________ 

OPTION 1: APPROVAL BY THE PLANNING COMMISSION: 

NOW THEREFORE BE IT RESOLVED THAT the Planning Commission does hereby 

approve Amended Conditions Application No. 2021-111 and Condition No. 13 is 

modified to read as follows: 

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, except as noted below. All construction 

activities occurring outdoors shall cease by sunset Monday through Saturday. No outdoor 
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construction shall be permitted on Sundays. The Planning Department shall monitor noise 

through complaints by the neighbors.  

 

For a period not to exceed five (5) total days, either consecutive or separate, start times may be 

adjusted to no earlier than 3 a.m. to accommodate concrete pours during the earlier cooler hours 

of the day.  No early start times will be allowed on Saturdays.  The Planning Department shall be 

notified a minimum of 24 hours before the intended early start time days. Notification must occur 

on a workday (not a holiday), Monday through Friday.  If requested by any potentially impacted 

property owner or agency, the project proponent or their designee shall provide a minimum of 24 

hours-notice prior to the intended start time of an early concrete pour.  Notification shall be in 

writing, which may be by email.  Additional verbal or telephone notification may be provided.  

The project proponent and their designee shall take all reasonable actions to limit noise and light 

impacts on neighboring parcels and any parcels along the route to the site on the early start time 

days. 

 
BE IT THEREFORE FURTHER RESOLVED THAT the project is approved based upon 

the following findings: 

1. The modification to allow for earlier construction start time for a period not to 

exceed 5 days is due to the higher temperatures during the summer, which are not 

conducive to concrete hauling and pouring.  The cooler temperatures in the early 

morning hours will help maintain the quality of the concrete and ensure the 

product is used in accordance with recommended specifications. 

2. The impacts associated with earlier construction start times will be limited to a 

maximum of 5 total days, which will create limited, temporary impacts. 

3. The request helps an affordable and much needed housing project in Mariposa, 

which is widely supported in the community.  This request provides support for the 

successful development of the project. 

 

4. For longevity and durability, it is critically important that the concrete work for 

the project be installed correctly; the current summer season has been unusually 

warm.  July and August are historically the warmest months of the year. 

 

5. The project’s funding allows for a short construction time period; it isn’t possible to 

delay the concrete work. 

__________________________________________________________________ 

OPTION 2: DENIAL BY THE PLANNING COMMISSION: 

NOW THEREFORE BE IT RESOLVED THAT the Planning Commission does hereby 

deny Amended Conditions Application No. 2021-111; and 

BE IT THEREFORE FURTHER RESOLVED THAT the project is denied based upon 

the following findings: 

 Insert findings as discussed, developed and approved by the Planning Commission 

__________________________________________________________________ 
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ON MOTION BY Commissioner     , seconded by Commissioner      , this resolution is duly 

passed and adopted on the 9th day of July 2021 by the following vote: 

AYES:    

NOES:   

EXCUSED:  

ABSTAIN:  

 

________________________________________ 

                                                      Edward Walls, Chair 

Mariposa County Planning Commission 

 

Attest: 

 

 

__________________________________ 

Carol Suggs, Secretary to the 

Mariposa County Planning Commission 
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1 

 

 

Atten: Mariposa Building Department 

From: Self-Help, Quiring General 

Date: 6/29/2021 

 

A large concrete pour is planned for mid-July and due to the reactive nature of the concrete 

material, it is necessary to pour the material in the cool hours of the day. This ensures that we are able 

to maintain the quality of the concrete and use the product to recommended specifications. 

Neighborhood outreach will be conducted prior to the concrete pour to ensure community awareness 

of any noise that may take place during these few days.  The work is not intended to extend more than 

five mornings. 

 

 

Below, you can find the Structural Engineers on Record responses, and direction for the purpose 

of concrete pours starting before 7am on behalf of Quiring General, LLC and Self-Help Enterprises. 

Please let us know if you have any other questions or concerns we can assist with. 

 

 
I did finish digging through the concrete code ACI 305 and wanted to provide the following bits of 
information if any additional support is needed: 

- In addition to the potential for shrinkage cracks, hot weather will tend to cause concrete to lose 
slump (workability) and set much more quickly. The typical amount of time it takes concrete to set 
will decrease exponentially as the ambient temperature increases. 

- Additionally, steel rebar will get much hotter at the higher temperatures and becomes harder to 
work with, and also causes concrete around the rebar to dry up leading to increased cracking. 
The potentially for cracking in this situation is even more likely due to a 4” thick mat slab. 

- Lastly, pouring concrete in hot weather can lead to special mix design requirements. These can 
be difficult to obtain, as well as difficult to ensure that the concrete meets the requirements for the 
hotter temperature. 

 
Hopefully this helps, but please do let me know if there is anything further I can provide. 
 
Thank you, 
 
    

Naranjan Purewal 
 

   

      

 

  

Structural | Mechanical | Electrical | Plumbing | Energy
 

       
 

harrisandsloan.com  |npurewal@harrisandsloan.com |
 

 

    

Direct: (916) 250-3453| Office: (916) 921-2441 
  

      

Sacramento | San Ramon | Aliso Viejo | Reno 
    

 

 

 
 
 
 
 

5.B.c

Packet Pg. 68

A
tt

ac
h

m
en

t:
 In

fo
rm

at
io

n
 f

ro
m

 A
p

p
lic

an
t-

C
re

ek
si

d
e 

T
er

ra
ce

 C
o

n
cr

et
e 

P
o

u
rs

  (
20

21
-P

C
R

E
S

-1
2 

: 
A

m
en

d
ed

 C
o

n
d

it
io

n
s 

N
o

. 2
02

1-
11

1 
fo

r 
D

R
 N

o
.



  
 

2 

 

 
 
If you would like to reference the specific code and section within your response to the county that 
information is provided below. I also clipped in the section for ease of reference. 
 
Code: ACI305R-20 
Chapter 3, Section 3.1 
 

 
 
Thank you, 
 
    

Naranjan Purewal 
 

   

      

 

  

Structural | Mechanical | Electrical | Plumbing | Energy
 

       
 

harrisandsloan.com  |npurewal@harrisandsloan.com |
 

 

    

Direct: (916) 250-3453| Office: (916) 921-2441 
  

      

Sacramento | San Ramon | Aliso Viejo | Reno 
    

 

Sincerely, 

 

Quiring General, LLC, Self-Help Enterprises. 
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CONCRETE POURING SCHEDULE 
 

(from email received by Mariposa Planning on 7/2/21) 
 
 
See below for info on the concrete transport and pouring process: 
 

• Concrete plant is in Chowchilla (CVC concrete). This was chosen by our awarded subcontractor 
who is performing the concrete pours. Currently this plant is located 50 minutes away which 
meets all project specifications. The concrete mix design from CVC was approved from the 
design team as well. If we were to use a local plant the concern is still pouring temperature in 
warm weather after 7am and the effects it can have.  

• Noises: 
o Boom truck will arrive around 2 a.m.** You can expect a diesel engine noise arriving on-

site. 
o Concrete boom truck will start priming after it has been set up at its location around 

2:30 a.m. Priming the concrete boom truck will have loud noises. You can expect a loud 
engine rev with a sudden blast of air compression. This will be the loudest activity. 

o 3am concrete trucks will roll into the jobsite. Noises will consist of common concrete 
trucks mixing in their barrels, and pouring from the chute. Not very noisy… 

o Concrete boom truck will pour from 3am to around 430am. Noises consist of diesel 
engines and light towers, as well as concrete trucks coming and leaving our site. 

o Once the pour is complete and the boom truck washes out around 5am, noises will be 
minimal while we wait for the concrete to set up. 

o After 5 a.m. there will be no loud noises or distance from the jobsite 

• We are planning for 5 days of pours but subject to change if we could pour more than one slab 
at a time. If that is the case, you can expect the same amount of setup time and noises, the pour 
times will just double (3 a.m. to 6 a.m.). In that case it would potentially be 3 mornings rather 
than 5. 

• Crews will be done prior to 4 p.m. finish time.  
 
 
 
 

**STAFF NOTE:  A 2 a.m. start time is NOT what was applied for or originally requested.  This 
is NOT what was noticed.   
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