


CUP #2013-014 
STAFF REPORT  July 1, 2014 
 
 
 
GENERAL PLAN DESIGNATION (Exhibit A): 

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

 
ZONING (Exhibit B): 
 SITE:   ARV-20 (Agricultural Rural Valley – 20 Acre) District 
 

SURROUNDING: ARV-20 (Agricultural Rural Valley – 20 Acre) District, ARE-40 
(Agricultural Rural Exclusive – 40 Acre) District 

 
LAND USE: 
 SITE:   Existing chicken farm 
 

SURROUNDING:  North: Field; East:  Field; South:  Vacant; West: Trees. 
 
SIZE OF PROPERTY: 91.31 acres 
 
ACCESS (Exhibit A):          Access to the site is via Road 26  
 
BACKGROUND AND PRIOR ACTIONS: 

None 
 

PROJECT DESCRIPTION: 
The request is to recognize an existing chicken ranch and allow it to expand its’ 
operations on the parcels related to the operation.  The expansion includes 4 
25,500 square feet poultry barns, for a total of 102,000 square feet in new 
buildings. 
 

ORDINANCES/POLICIES: 
Section 18.62.010 of the Madera County Zoning Ordinance outlines the permitted 
uses in an ARV-20 (Agricultural Rural Valley – 20 Acre) District. 
 
Section 18.92 of the Madera County Zoning Ordinance outlines the procedures for 
obtaining Conditional Use Permits. 
 
Policy 5.A.6 of the Madera County General Plan encourages continued and, 
where possible, increased agricultural activities on lands designated for 
agricultural uses. 
 
Policy 5.C.3 of the Madera County General Plan shall require new development of 
facilities near rivers, creeks, reservoirs, or substantial aquatic recharge areas to 
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mitigate any potential impacts of release of pollutants in flood waters, flowing 
river, stream, creek, or reservoir waters. 
 
Policy 5.C.4 of the Madera County General Plan shall require the use of feasible 
and practical best management practices (BMPs) to protect streams from the 
adverse effects of construction activities, and shall encourage the urban storm 
drainage systems and agricultural activities to use BMPs. 
 
Policy 5.D.4 of the Madera County general Plan shall require riparian protection 
zones around natural watercourses.  Riparian protection zones shall include the 
bed and bank of both low and high flow channels and associated riparian 
vegetation, the band of riparian vegetation outside the high flow channel, and 
buffers of 100 feet in width as measured from the top of bank of unvegetated 
channels and 50 feet in width as measured from the outer edge for the canopy of 
riparian vegetation.  Exception may be made in existing development areas where 
existing development and lots are located within the setback areas. 

 
ANALYSIS: 

The request is to recognize an existing chicken ranch and allow it to expand its’ 
operations on the parcels related to the operation.  The expansion includes 4 
25,500 square feet poultry barns, for a total of 102,000 square feet in new 
buildings. 
 
The General Plan designates the site as AE (Agricultural Exclusive) which allows 
for similar uses as to that being proposed.  The property is zoned ARV-20 
(Agricultural Rural Valley – 20 Acre) District.  The proposed project is consistent 
with the designations.  The parcel is not in a Williamson Act contract. 
 
According to the operational statement, the facility is anticipated to generate six 
vehicle trips and one truck trip for deliveries per day.  Additionally, larger 
deliveries are anticipated every three months for delivery of baby chicks, bedding 
and related materials.  The operation will require semi truck deliveries of baby 
chicks approximately every three months and bedding material delivery on a 
regular basis.  There will be a semi truck pick-up of live chickens also every three 
months to deliver to a processing plant.  It is anticipated that there will be six 
employee vehicle trips and one semi truck trip per day.  No customers or visitors 
will come to the site due to bio-security reasons. 
 
The Madera County Transportation Commission on their most recent traffic 
counts at the intersection of Avenue 26 and Road 26, which is just north of the 
facility, indicated that the maximum peak period counts both east and west bound 
are approximately 496 vehicles.  Both Road 26 and Avenue 26 are considered 
arterial roads within the road network.  Given the peak period counts on Road 26 
and Avenue 26, the overall impact is not expected to be significant in the area.  
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The Road Department anticipates the amount of trips to be 12 per day, which 
coincides with the above analysis.   
 
Water usage for the site is estimated currently at 300 gallons per day, with an 
estimated 800 gallons per day usage when the new barns are fully constructed.  
The water will be supplied by an on-site well.  The water usage is exclusively for 
consumption by the poultry.  There is no anticipated wastewater discharge.  The 
site is expected to generate approximately 400 pounds of trash on a weekly basis. 
 
The Madera Canal runs past the property just north of the northerly property line 
and a tributary runs along the western edge of the property line.  During a site visit 
it was noted that the canal and tributary was dry; however, it can be assumed that 
during normal rainfall periods, that both will have water flow.  No riparian 
habitation was noted during the site visit.  The General Plan, however, requires 
setbacks of 100 feet in width from unvegetated channels, and 50 feet of vegetated 
channels so as to not impact either known or potential riparian zones. 
 
The project was circulated to County Departments and outside regulatory 
agencies for comments and conditions.  This included the San Joaquin Valley Air 
Pollution Control District, Regional Water Quality Control Board, CALTRANS and 
the Department of Fish and Wildlife (formally the Department of Fish and Game).  
The Department of Fish and Wildlife, San Joaquin Valley Air Pollution Control 
Board and Caltrans responded.   
 
The Department of Fish and Wildlife had expressed concerns regarding potential 
impacts to wildlife habitats and certain species.  A review of available data, and a 
site visit, and given where the expansion is going, the potential for impacts to the 
indicated species is less than likely.   Additionally, given that the facility has been 
in operation at the same location for at least 50 years, the potential for any 
species habitats on the parcel or even migratory habitats is unlikely.   
 
When the project was originally submitted, forty - 25,500 square foot structures 
were proposed.  The San Joaquin Valley Air Pollution Control District commented 
on the project that it was a large facility and potentially an impact to air quality.  
They recommended an air assessment be conducted.  Discussions between the 
Air District and the owners of the facility resulted in the applicant reducing the 
number of facilities, thus classifying the project as a smaller facility.  The current 
proposal is now four – 25,500 square foot new structures to supplement what is 
there.  The proposed reduction was re-circulated to internal departments as well 
as the Air District to see if there were any changes to conditions.  All indicated that 
there were no changes to their comments and conditions as a result of the 
reduction. 
 
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 
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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 18.62.010 of the Madera County 
Zoning Ordinance, the proposed use is allowed in the ARV-20 Zone District 
subject to a conditional use permit for a poultry farm. The poultry farm 
began operations at a time when such operations were not addressed in 
the zoning ordinance and was grandfathered in at such time as a 
Conditional Use Permit was required for operations to exist.  The 
grandfathering allowed it to exist as a legally non-conforming use with the 
caveat that any expansions related to the operation would require a 
Conditional Use Permit to, at a minimum, acknowledge the operations as 
existing, thus bringing it into conformity with the zoning ordinance. 

 
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 is 
also regulated and monitored by the Air Resources Board and other 
Regional and State agencies. 

 
3. The proposed project is not hazardous, harmful, noxious, offensive, or a 

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 proposed project is compatible with the nature of adjacent 
uses.  The surrounding properties are largely vacant or in agriculturally 
based uses.  The surrounding area is sparsely populated.  As the facility 
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has been in existence for approximately 50 years, and there is little change 
in the amount of structures, there is no anticipated impact to property 
values or general desirability of the surrounding properties.  

 
WILLIAMSON ACT: 

The property is not subject to a Williamson Act contract.   
 

GENERAL PLAN CONSISTENCY: 
The General Plan designates the site as AE (Agriculturally Exclusive) which 
allows for similar uses as to that being proposed.  The property is zoned ARV-20 
(Agricultural, Rural, Valley – 20 Acre) District.  The proposed project is consistent 
with the designations. 

 
RECOMMENDATION: 

The analysis provided in this report supports approval of Conditional Use Permit 
(CUP #2013-014), Mitigated Negative Declaration (MND #2014-15) 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-2, Elevations 
6. Exhibit E, Aerial Map 
7. Exhibit F, Topographical Map 
8. Exhibit G, Operational Statement 
9. Exhibit G-1, Revised project proposal (#1 on Operational Statement) 
10. Exhibit H, Engineering Comments  
11. Exhibit I, Environmental Health Comments 
12. Exhibit J, Fire Department Comments 
13. Exhibit K, Planning Department Comments 
14. Exhibit L, Road Department Comments 
15. Exhibit M, Air District Comments 
16. Exhibit M-1, Revised Air District Comments 
17. Exhibit N, Caltrans Comments 
18. Exhibit O, Fish and Wildlife Comments 
19. Exhibit P, Initial Study 
20. Exhibit Q, Mitigated Negative Declaration 
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