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To amend a previous Conditional Use Permit to 
allow for a Power Substation 
Applicant/Owner: Paramount Farms  
 
Mitigated Negative Declaration 

 
REQUEST: 

The applicant is requesting to amend Conditional Use Permit #2011-010 to allow 
for the installation of a power substation on the property. 
 

LOCATION: 
The subject property is located on the southwest side of Chowchilla Canal Road, 
approximately 1.1 miles south of its intersection with Avenue 7 (12888 Avenue 6) 
Firebaugh. 
 

ENVIRONMENTAL ASSESSMENT: 
A Mitigated Negative Declaration (MND #2014-02) (Exhibit Q) has been prepared 
and is subject to approval by the Planning Commission. 
 

 
 
RECOMMENDATION: Staff recommends approval of Conditional Use Permit 

#2013-026 subject to conditions and Mitigated Negative 
Declaration MND #2014-02 and Mitigation Monitoring 
Program. 

RESOURCE MANAGEMENT AGENCY 

Community and Economic Development 
Department of Planning and Building  

Norman L. Allinder, AICP  
Director 
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•   mc_planning@madera-county.com 



CUP #2013-026 
STAFF REPORT  March 4, 2014 
 
GENERAL PLAN DESIGNATION (Exhibit A): 

SITE:   AE (Agricultural Exclusive) Designation 
 
SURROUNDING: AE (Agricultural Exclusive) 
 

ZONING (Exhibit B): 
 SITE:   ARE-40 (Agricultural Rural Exclusive – 40 Acre) District 

 
SURROUNDING: ARE-40 (Agricultural Rural Exclusive – 40 Acre) District 
 

LAND USE: 
 SITE:   Pistachio hulling, storing and packaging facility 

 
SURROUNDING:  North, South, East and West: Agricultural 
 

SIZE OF PROPERTY: 404.3 acres 
 
ACCESS (Exhibit A):          Access to the site is via Chowchilla Canal Road 
 
BACKGROUND AND PRIOR ACTIONS: 

Conditional Use Permit #2011-010 was approved by the Planning Commission on 
October 4, 2011 to allow for a pistachio hulling, storing and packaging plant. 

 
PROJECT DESCRIPTION: 

This project is to amend Conditional Use Permit #2011-010 to allow for the 
installation of an electrical substation and overhead high voltage electrical lines 
from Chowchilla Canal Road to substation.  The electrical substation is to aid the 
operation.  PG&E will be providing 115kV transmission voltage service lines to the 
substation. 
 
Pacific Gas and Electric (PG&E) has been requested by Paramount Farms to 
provide 115kV electric transmission voltage service to the new Paramount Farms 
owned and operated substation.  PG&E proposes to install a new 115 kV power 
line that will be constructed, owned, operated and maintained by PG&E.  The new 
line will tap from the existing Gill Ranch 115 kV along Chowchilla Canal Road and 
will include approximately 10 poles.  The new power line will run west along the 
farm access road to the new substation and will be approximately 3,200 feet in 
length.  The alignment of the new power line for the majority of the length overbuilt 
and co-located with an existing distribution line and the new 115 kV power line.  
The existing electric distribution poles are approximately 34 feet to 39 feet tall out 
of the ground.  The new poles after construction will be approximately 61 feet to 
100 feet tall out of the ground. 
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As part of the construction of the line, temporary disturbance around each of the 
poles will be approximately a 50 foot radius.  The new line will require 
approximately 2 pull and tension sites for the installation of the conductors (wires).  
Pull sites are typically 100 feet by 300 feet areas and are situated in the 
alignment, or extension of the alignment, of the new line.  Standard equipment 
used in the construction of power lines includes bucket trucks, wire pull and 
tension equipment, and crew trucks and equipment. 
 

ORDINANCES/POLICIES: 
Section 18.58 of the Madera County Zoning Ordinance outlines the uses and 
regulations of the ARE-40 (Agricultural Rural Exclusive – 40 Acre District. 
 
Section 18.92 of the Madera County Zoning Ordinance outlines the procedures for 
obtaining Conditional Use Permits. 
 
Policy 1.E.3 of the Madera County General Plan supports the economic 
development of the County. 
 
Policy 5.A.6 of the Madera County General Plan supports continued agricultural 
operations on lands designated for agricultural uses. 
 
Policy 5.A.11 of the Madera County General Plan supports the allowing of 
agricultural services in agriculturally designated areas in support of that industry. 
 
Policy 7.A.5 of the Madera County General Plan requires noise created by new 
non-transportation noise sources, or existing non-transportation noise sources 
which undergo modifications that may increase noise levels, to be mitigated so as 
not to exceed noise levels indicated in Table 7.A.4 on lands designated for noise-
sensitive uses. 

 
ANALYSIS: 

The proposal is to amend Conditional Use Permit #2011-010 to allow for the 
installation of a power substation to be utilized in the existing pistachio hulling, 
storing and packaging plant.  PG&E will be providing 115kV transmission voltage 
service to the substation. 

 
The parcel is developed by Paramount Farms to process pistachios harvested in 
Madera County.  The General Plan designates the parcel AE (Agricultural 
Exclusive) which provides for agricultural related activities.  The subject parcel is 
zoned ARE-40 (Agricultural Rural Exclusive – 40 Acre) district which allows for 
agricultural related services with a Conditional Use Permit.  The Zoning and 
General Plan designations for this parcel are consistent with one another and the 
hulling and shelling operation is considered an agriculturally oriented service.   
This Conditional Use Permit is to allow for a power substation in support of the 
agriculturally related facility on the parcel.  
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The hulling facility will be running year-round; and seasonally it will operate 5 to 7 
days per week, 24 hour a day.  The operation will receive the pistachios during a 
six week harvesting period that is between September and October.  The 
pistachios will be stored on site during the remainder of the year while they are 
processed for shipping.  The facility will employ between 80 and 400 persons for 
this process.  During the harvest period, the facility expects approximately 100 
truckloads to enter the site.  Post production traffic will include approximately 5 
truckloads a day outbound from the facility with the finished product. 
 
Part of the substation equipment are transformers, which contains a pure-tone or 
“hum” component, as well as noise associated with the cooling fans and oil pumps 
that operate periodically.  There are no hospitals, residential subdivisions, 
schools, performance centers or religious congregations (typically defined as 
“sensitive receptors”) in the vicinity of this project.   The Noise Element of the 
Madera County General Plan (Policy 7.A.5) provides that noise which will be 
created by new non-transportation noise sources shall be mitigated so as not to 
exceed the Noise Element noise level standards on lands designated for noise-
sensitive uses.  While this policy does not apply to agricultural uses, the 
substation technically cannot be thought of as agriculturally based. 
 
Industrial uses, saw mills, energy generation plants, and mining operations are 
significant noise sources in Madera County.  In some cases, noise-sensitive land 
uses are located near these operations.  In most cases, however, noise 
generators are located in areas containing only industrial uses, or in rural areas 
surrounded by a significant amount of open space or agriculture.  This area is 
predominately agricultural in nature and no residential uses are immediately 
adjacent to the project site. 

 
The project is located on a Williamson Act enrolled parcel.  The processing facility 
is not significantly displacing any existing agricultural operation and is considered 
compatible with the provisions of the Williamson Act.  However, any expansion of 
the operation would be subject to review for consistency with the provisions of the 
Williamson Act and subject to review.  The inclusion of this substation is not 
considered an expansion of the operation as it is designed and necessary for the 
power requirements of the operation. 

 
According to the Madera County Transportation Commission (MCTC), the traffic 
counts for the area, covering Avenue 7 east of Firebaugh Boulevard, range from 
1,339 vehicles east bound and 1,244 vehicles westbound.  With the exception of 
the time period during construction of the substation and transmission line 
extension, this project will not generate any traffic that will impact these figures.  
During installation of the poles leading to the site, and for when the substation is 
being installed, construction vehicles will travel to and from the areas of 
construction.  There is the potential of occasional road closure or detours to 
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facilitate the installation of the poles.  Given the limited traffic on Chowchilla Canal 
Road, this is not seen as a significant impact.  A mitigation measure is for 
construction personnel to coordinate with local emergency providers so as to have 
plans in place in the even emergency vehicles need to get through the area of 
construction. 
 
There is no water, wastewater or trash generation expected as a result of this 
project.   

 
The project has been routed to California Highway Patrol, Department of Fish and 
Wildlife, Sheriff’s Office, San Joaquin Valley Air Pollution Control District, PG&E 
and Caltrans for comment.  The Air District commented that project specific 
emissions of criteria pollutants will not exceed the District’s significant thresholds. 
 
If this project is approved, the applicant will need to submit a check, made out to 
the County of Madera, in the amount of $2,231.25 to cover the Notice of 
Determination (CEQA) filing at the Clerks’ office.  The amount covers the current 
$2,181.25 Department of Fish and Wildlife fee and the County Clerk $50.00 filing 
fee.  In lieu of the Fish and Wildlife fee, the applicant may choose to contact the 
Fresno office of the Department of Fish and Wildlife to apply for a fee waiver.  The 
County Clerk Fee, Department of Fish and Wildlife Fee (or waiver if approved) is 
due within five days of approval of this permit. 
 

FINDINGS OF FACT: 
The following findings of fact must be made by the Planning Commission to make 
a finding of approval of this conditional use permit application.  Should the 
Planning Commission vote to approve the project, Staff recommends that the 
Planning Commission concur with the following in light of the proposed conditions 
of approval. 
 
1. The proposed project does not violate the spirit or intent of the zoning 

ordinance in that pursuant to Section 18.58.010 of the Madera County 
Zoning Ordinance, the proposed underlying use is allowed in the ARE-40 
(Agricultural Rural Exclusive – 40 acre) Zone District subject to a 
conditional use permit.  The proposed power substation is intended to 
provide power to the facility and aide in operations.  The inclusion of the 
power substation will not change the underlying operation of the facility as 
a pistachio hulling, storing and packaging plant. 

 
2. The proposed project is not contrary to the public health, safety, or general 

welfare in that the facility will adhere to all conditions of approval and 
mitigations as approved as they relate to the operations.   The facility itself 
requires it to be regularly maintained, and will be by PG&E. 

 
3. The proposed project is not hazardous, harmful, noxious, offensive, or a 
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nuisance because of noise, dust, smoke, odor, glare, or similar, factors, in 
that the project must adhere to local and state health and building codes.  
In addition, any potential environmental impacts have been mitigated to a 
level of less than significant through mitigation measures as outlined by the 
mitigated negative declaration and conditions of approval for the 
conditional use permit.  

 
4. The proposed project will not for any reason cause a substantial, adverse 

effect upon the property values and general desirability of the surrounding 
properties.  The underlying project is compatible with the nature of adjacent 
uses and is considered an agriculturally related service.  The properties 
surrounding this facility are agricultural in nature and sparsely populated.  
The power substation in this project is supplementing the power 
requirements of the underlying use, therefore will not affect property values 
or general desirability of the surrounding properties. 

 
WILLIAMSON ACT: 

The parcels are subject to a Williamson Act contract.  The proposed project is not 
significantly displacing the existing agricultural operation, in fact is supplementing 
the power requirements of the operations only, and is considered compatible with 
the provisions of the Williamson Act.    
 

GENERAL PLAN CONSISTENCY: 
The General Plan designates the site as AE (Agricultural Exclusive) which allows 
for similar uses as to that being proposed.  The property is zoned ARE-40 
(Agricultural Rural Exclusive – 40 acre) District.  The proposed project is 
consistent with the designations. 

 
RECOMMENDATION: 

The analysis provided in this report supports approval of Conditional Use Permit 
(CUP #2013-026), Mitigated Negative Declaration (MND #2014-02) and the 
Mitigation Measure Monitoring Program as presented.   
 
 

ATTACHMENTS: 
1. Exhibit A, General Plan Map 

 2. Exhibit B, Zoning Map 
3 Exhibit C, Assessor’s Map 
4. Exhibit D, Site Plan Map 
5. Exhibit D-1, Site Plan North 
6. Exhibit D-2, Site Plan South 
7. Exhibit D-3, Elevations A 
8. Exhibit D-4, Elevations B 
9. Exhibit D-5, Elevations C 
10. Exhibit D-6, Elevations D 
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11. Exhibit D-7, Elevations E 
12. Exhibit D-8, Elevations F 
13. Exhibit E, Aerial Map 
14. Exhibit F, Topographical Map 
15. Exhibit G, Operational Statement 
16. Exhibit H, Paramount PG&E Scope 
17. Exhibit I, Power Line Layout 
18. Exhibit J, Engineering Department Comments 
19. Exhibit K, Environmental Health Comments 
20. Exhibit L, Planning Department Comments 
21. Exhibit M, Roads Department Comments 
22. Exhibit N, Air District Comments 
23. Exhibit O, Caltrans Comments 
24. Exhibit P, Initial Study 
25. Exhibit Q, Mitigated Negative Declaration #2014-02 
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1

south of its intersection with Acenue 7 (12888 Avenue 6), Firebaugh

Initials Date Remarks

1

The applicant shall submit a detailed grading, drainage and erosion control plan (24X36 2-sets) 
to the Engineering Department.  This plan shall identify onsite retention for any increase in 
storm water runoff generated by this project. The grading, drainage and erosion control plan 
shall be prepared by a registered civil engineer and shall meet all applicable standards of the 
Building Code and the Madera County Code

Engineering

1 This current applicant shall also meet all the previously required Madera County Env. Hlth Dept. 
conditions identified within the approved CUP #2011-010 Env. Hlth.

None

1
The project shall operate in accordance with the operational statement and plans submitted for 
this project except as modified by the conditions of approval of this conditional use permit and 
associated mitigation measures.

Planning

2 All driveways and parking associated with this project are to be constructed and maintained in a 
manner to provide for a dust free environment. Planning

3 Facility noise levels shall conform to Madera County Noise Ordinance standards. Planning

CONTACT PERSON/TELEPHONE NUMBER: 
APPLICANT:  

Planning

ConditionNo.

Fire

Environmental Health

Engineering

Verification of Compliance
Department/A

gency

661-797-6500

CONDITIONS OF APPROVAL

PROJECT NAME: 
PROJECT LOCATION:  

PROJECT DESCRIPTION:  To amend CUP #2011-010 to allow for installation of a PGE substation

CUP #2013-026 Paramount Farms Int.
on the southwest side of Chowchilla Canal Road approximately 1.1 miles

Paramount Farms



2

Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

4 Applicant shall landscape the frontage of the facility to create a windrow for dust minimization Planning

5
Conditions of Approval and Mitigation Measures related to Conditional Use Permit #2011-010, 
permitting the processing facility, remain in effect and remain unchanged as a result of this 
Conditional Use Permit.

Planning

1 The applicant shall fulfill all conditions stipulated under CUP 2011-010. Roads
Road
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MND # 2014-002

Initials Date Remarks

1
Any lighting associated with this project will be hooded and
directed away from adjoin parcels. Construction Planning Planning

2
All driveways and parking stalls associated with this project will 
be constructed and maintained in such a manner so as to be 
dust free

Construction Planning Planning

3
No grading or construction to occur near riparian habitats or 
potential riparian habitats

4

If project construction related activities (including but not limited 
to ground disturbing activities) result in the disturbing of 
subsurface cultural deposits, project related activities shall be 
halted and a professional archaeologist brought in to determine 
the culture of the deposits.  In addition, if human remains are 
unearthed, the Madera County Coroner, by law, must be 
notified immediately

Construction Planning Planning

5
PG&E will continuously monitor the equipment associated with 
this project for Sulfer-hexaflouride leaks and immediately repair 
any discovered leaks

Operations Env. Hlth Env. Hlth

Hazards and Hazardous Materials

Hydrology and Water Quality

MITIGATION MONITORING REPORT

Verification of Compliance

Aesthetics

Agricultural Resources

Air Quality

Biological Resources

Cultural Resources

No. Mitigation Measure Monitoring 
Phase

Enforcement 
Agency

Monitoring 
Agency

Action 
Indicating 

Compliance

Geology and Soils
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Initials Date Remarks

Verification of Compliance
No. Mitigation Measure Monitoring 

Phase
Enforcement 

Agency
Monitoring 

Agency

Action 
Indicating 

Compliance

6 No smoking will be permitted in areas of dry vegetation Construction Fire Contractor

7
Where feasible, there will be no parking of vehicles in areas of 
dry grass Construction Fire Contractor

8

PG&E and others associated with the construction of the 
substation and distribution network will coordinate with local 
emergency personnel in the event project activities impact 
points of entry or road networks in the area.  PG&E or others 
associated with this project will contact law enforcement and 
fire services prior to the closure of roads so as the project will 
not cause inadequate access

Construction Roads Roads

Public Services

Recreation

Transportation and Traffic

Utilities and Service Systems

Land Use and Planning

Mineral Resources

Population and Housing

Noise
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