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GENERAL PLAN DESIGNATION: 
 SITE:   AE (Agricultural Exclusive) Designation 
  
 SURROUNDING: AE (Agricultural Exclusive) Designation 
           
ZONING: 
 SITE:   ARE-40 (Agricultural, Rural, Exclusive, 40-acres) District 

 
            SURROUNDING: ARE-40 (Agricultural, Rural, Exclusive, 40-acres) District  

 
LAND USE: 
 SITE: Agriculture 
 
 SURROUNDING:   Rural Residential and Orchards 

 
SIZE OF PROPERTY:          38.94 acres  
  
ACCESS:                               The property is accessed by Avenue 18 ½. 

 
BACKGROUND AND PRIOR ACTIONS: None 

 
ORDINANCES/POLICIES: 

Madera County Code 18.58 outlines allowed uses within the ARE-40 (Agricultural, Rural, 
Exclusive, 40-acres) zone district. 

 
Madera County General Plan Policy Document (page 7) outlines the allowable uses 
within the AE (Agricultural Exclusive) designation. 

 
PROJECT DESCRIPTION: 

The project proposal is for a conditional use permit to allow the installation of a 150 foot 
tall lattice style cell tower, equipment shelter and standby diesel generator. The project 
site consists of 38.94 acres.  

 
ANALYSIS: 

This proposal is a request for a conditional use permit to allow the installation of a 150 
foot tall lattice style cell tower, equipment shelter and standby diesel generator. The 
subject property is designated AE (Agricultural Exclusive) by the General Plan. The 
property is zoned ARE-40 (Agricultural, Rural, Exclusive - 40 Acre) district.   The 
properties surrounding the subject parcel are zoned ARE- 40 (Agricultural, Rural, 
Exclusive - 40 Acre). The AE designation provides for agricultural  uses,  limited  
agricultural support service uses (e.g., barns, animal feed facilities, silos, stables, fruit 
stands, and feed stores), agriculturally-oriented services (e.g., wineries,  cotton  gins),  
timber production, mineral extraction, airstrips, public and commercial refuse disposal 
sites, recreational uses, public and quasi public uses, and similar and compatible uses. 
The minimum parcel size shall be 36 to 640 acres. The Madera County Zoning 
Ordinance states that with an approved conditional use permit, the ARE-40 zone district 
allows a communication/wireless tower. 
 
 

 
BG 
 



CUP #2014-008 August 5, 2014 
STAFF REPORT 

 
Wireless providers are expanding wireless communication services in Madera County to 
provide wireless access and reliability to an expanded market. This section of Madera 
County currently suffers from poor signal strength and limited service due to its proximity 
to existing wireless towers. There are cell towers surrounding this location at varying 
distances. A tower is located approximately 4.7 miles and 1.3 miles to the northwest, 
and 3.2 miles to the southeast. The installation of the tower and related equipment will 
help alleviate the strain due to high usage and cell tower distance in the southwestern 
portion of the county.   

          
The wireless tower will be unstaffed as part of its normal operation. For maintenance 
purposes the tower will be visited once a month. The proposed tower will not be using 
water, wastewater, or generate any trash as a result of its operation. No noise will be 
generated from the tower, nor will ambient noise levels increase as a direct or indirect 
result of the project. Lighting on the tower will be minimal to none. If the Federal Aviation 
Commission does not require the tower to be lit, then it will not be. Per the operational 
statement, a small section of vineyard will be removed to accommodate the tower. 
Minimal grading will occur for the instillation of the tower. The generator, which is part of 
the equipment plan, is considered standard equipment for all cell towers in the event of 
primary power failure.  

 
Per the Airport Land Use Compatibility Plan, any cell tower structure over 150 feet in 
height from ground level to peak of tower would be under the Airport Land Use 
Commission (ALUC) purview of compatibility (ALUC Policy 1.3.3(d)). This height 
measurement is independent of elevation at ground level. As this lattice style tower is 
150 feet at its peak height, this project would not fall under the ALUC purview. Any 
changes in height to the structure will require an amendment to this Conditional Use 
Permit and potentially review by the Airport Land Use Commission. 
 
Since a Mitigated Negative Declaration has been authorized for this project under the 
provisions of Section 711.4(c) of the Fish and Game Code, an "Environmental Document 
Application/Filing Fee" is required in conjunction with the processing of this project and 
the filing of the required Notice of Determination. In addition, a fifty dollar ($50.00) 
"County Administrative Fee" must be included. A single check made payable to the 
County of Madera is required. (The fee is to be submitted to the Planning Department.) 
State law (Section 21089(b) of the Public Resources Code) provides that project 
approval is not operative or final until these Fish and Game fees are paid. 

 
The project was routed to all parties thought to be impacted from the installation of the 
lattice style cell tower and attached diesel generator. Comments were received from the 
Road, Fire, Engineering, and Environmental Health Departments.  

 
 
FINDINGS OF FACT: 

The following findings of fact must be made by the Planning Commission to approve 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. 

 

 
BG 
 



CUP #2014-008 August 5, 2014 
STAFF REPORT 
 

1. The proposed project does not violate the spirit or intent of the zoning ordinance. 
The property is zoned ARE-40 (Agricultural, Rural, Exclusive -40 Acre). Per 
Section 18.58.010 of the Madera County Code, this zone district allows, an 
installation of 150 foot lattice style cell tower, equipment shelter and standby 
diesel generator with an approved Conditional Use Permit. 
 

2. The proposed project (request) is not contrary to the public health, safety or 
general welfare in that the proposed 150 foot lattice style cell tower, equipment 
shelter and standby diesel generator will not be detrimental to surrounding 
properties.  The tower and its normal operations will adhere to all conditions of 
approval and mitigations as approved as they relate to the operations. 

 
3.   The proposed project (request) is not hazardous, harmful, noxious, offensive, 

or a nuisance because of noise, dust, smoke, odor, glare, or similar factors. 
The proposal 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 mitigations measures as outlined by the mitigated 
negative declaration. Conditions of approval for the conditional use permit have 
been outlined to address these issues such as temporary noise levels 
generated with this project shall be in accordance with the Madera County 
Noise Element and that the driveway shall be constructed to a commercial 
standard. 

 
4.  The proposed project (request) will not for any reason cause a substantial, 

adverse effect upon the property values and general desirability of the 
neighborhood or of the County. The proposal is consistent with uses allowed 
with a conditional use permit. The proposed use is not considered a use that 
will significantly impact adjacent properties or generate large amount of trips 
that could affect other properties. 

 
WILLIAMSON ACT: 

The subject property is under the Williamson Act contract and is, with the exception of the 
small portion on which the tower is located on, used for agricultural purposes. The cell 
tower and related support equipment will take only a small section of the property when 
viewed in light of the total acreage. Based on the lack of the impact to the agricultural 
operation, there will be no conflicts with the Williamson Act as a result of this project. 
Any increases to the footprint of the tower site will require an evaluation of the impact of 
the Williamson Act at the time of the footprint increase.  

 
GENERAL PLAN CONSISTENCY STATEMENT: 

The Conditional Use Permit to allow the installation of a 150 foot lattice cell tower, 
equipment shelter and standby diesel generator, if approved, would be consistent with 
the existing zone district of ARE-40 (Agricultural Rural Exclusive-40 Acre).  The zone 
district is consistent with the general plan designation of AE which allows for agricultural 
uses, limited agricultural support service uses (e.g., barns, animal feed facilities, silos, 
stables, fruit stands, and feed stores), agriculturally- oriented services (e.g., wineries, 
cotton gins), timber production, mineral extraction, airstrips, public and commercial 
refuse disposal sites, recreational uses, public and quasi public uses, and similar and 
compatible uses. The ARE-40 zone district allows communication and wireless towers 
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with approval of a conditional use permit.  Therefore, the proposal is consistent with the 
general plan. 

 
RECOMMENDATION: 

The analysis provided in this report supports approval of Mitigated Negative 
Declaration MND #2014-019 and Conditional Use Permit #2014-008 as presented 
subject to the following conditions and Mitigation Monitoring and Reporting Program. 

 
CONDITIONS:   (See attached Conditions of Approval/ Mitigation Monitoring Program) 
 

 ATTACHMENTS: 
  

1. Conditions of Approval 
2. Exhibit A, General Plan Map 

 3. Exhibit B, Zoning Map 
 4. Exhibit C, Assessor=s Parcel Map 
 5. Exhibit D1, Title Sheet 
 6. Exhibit D2, Site Survey 
 7. Exhibit D3, Site Survey C-2 

8.   Exhibit D4, Overall Site Plan 
 9. Exhibit D5, Equipment and Antenna  
 10. Exhibit D6, South and West Elevations 
 11. Exhibit D7, North and East Elevations 
 12. Exhibit D8, Current Voice Data Coverage 
 13. Exhibit D9, Data Coverage Area Met 
 14. Exhibit D10, Vicinity Map 
 15. Exhibit D11, Photo Simulation View 1 
 16. Exhibit D12, Photo Simulation View 2 
 17. Exhibit D13, Photo Simulation View 3 
 18. Exhibit E, Aerial Map 
 19. Exhibit F, Topographical Map 
 20. Exhibit G, Existing Communication/Cell Towers 

 21.  Exhibit H, Operational Statement/Project Support Statement 
22.  Exhibit I, Engineering Department Comments 
23.  Exhibit J, Environmental Health Department Comments 
24.  Exhibit K, Fire Department Comments 
25.  Exhibit L, Road Department Comments 
26.  Exhibit M, CEQA Initial Study  
27.  Exhibit N, Mitigated Negative Declaration #2014-019 
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PROJECT LOCATION: south side of Avenue 18 1/2, approximately 630 feet west of its intersection with Road 12 (11596 Avenue 18 1/2), Chowchilla.

PROJECT DESCRIPTION:  The application for conditional use permit is to allow an installation of 150 foot lattice style cell tower, equipment shelter and standby diesel generator.

CONTACT PERSON/PHONE NUMBER:  Brenton Gibbons, (559)675-7821

Initials Date Remarks

1
The proposed project is located within Flood Zone A. Equipment must be elevated to the Base 
Flood Elevation. Base Flood Elevation is to be determined by a licensed professional Engineer 
or Land Surveyor.  

Madera County 
Engineering 
Department

2
Prior to the start of any construction, the applicant shall secure a Building Permit from the 
Building Department.  All construction shall meet the most current standards and all applicable 
codes. All plans must be prepared by a licensed architect or registered civil engineer.

Madera County 
Engineering 
Department

3

The applicant shall submit a grading, drainage and erosion control plan to the Engineering 
Department.  This plan shall identify onsite retention for any increase in storm water runoff 
generated by the project. The grading, drainage and erosion control plan shall be prepared by a 
registered civil engineer.

Madera County 
Engineering 
Department

4 All projects containing 1 acre or more of soil disturbance are required to submit a Storm Water 
Pollution Prevention Plan (SWPPP) and report. 

Madera County 
Engineering 
Department

1
The facility will be regulated under the Hazardous Material Business Plan and or Waste 
Generator depending on the type and/or amount of hazardous material on-site.  (Article I, 
Chapter 6.95, of the California Health & Safety Code)

Madera County 
Environmental 
Health 
Department

3
If facility is already regulated by this department the applicant must update their Hazardous 
Material Business Plan if the hazardous material storage location or hazardous material 
quantity(s) has changed.

Madera County 
Environmental 
Health 
Department

4
As of January 2013 all CUPA regulated businesses must submit their Hazardous Material 
Business Plan electronically into the California Environmental Reporting System (CERS) at:  
www.cers.calepa.ca.gov

Madera County 
Environmental 
Health 
Department

ConditionNo.

Environmental Health

Engineering

Verification of Compliance
Department/A

gency

CONDITIONS OF APPROVAL

PROJECT NAME:  CUP #2014-008, SAC Wireless, Communications/Cell Tower

LEAD AGENCY: Madera County

APPLICANT:  SAC Wireless, Rebekah Anderson
CONTACT PERSON/TELEPHONE NUMBER:  (916)-205-3100
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

5

The construction and then ongoing operation must be done in a manner that shall not allow any 
type of public nuisance(s) to occur including but not limited to the following nuisance(s); Dust, 
Odor(s), Noise(s), Lighting, Vector(s) or Litter.  This must be accomplished under accepted and 
approved Best Management Practices (BMP) and as required by the County General Plan, 
County Ordinances and any other related State and/or Federal jurisdiction.

Madera County 
Environmental 
Health 
Department

1

All access to the project site shall meet minimum driveway standards: Driveway shall be a 
minimum of 10 feet wide with an approved all weather surfacing, driveways in excess of 150 ft 
require a turnout at midpoint or every 400 feet if 800 feet long or greater. Turnouts shall be 10 
feet wide for 30 feet of length with 25 foot tapers at each end Driveway improvements shall be 
completed prior to final inspection. Driveways 300 foot long or greater require a 42 foot radius 
turnaround or hammer head within 50 feet of the proposed structure. A minimum of 15 feet or 
vertical clearance above the driveway is required. 

Madera County 
Fire Department

2 All gated access shall be provided with a KNOX Box emergency access device. Madera County 
Fire Department

1
Facility to operate in accordance with submitted operational statement and site plans except as 
modiifed or conditioned by the Conditional Use Permit and associated Mitigated Negative 
Declaration and Mitigaiton Monitoring Program.

Madera County 
Planning 
Department

2 Noise levels generated with this project shall be in accordance with the Madera County Noise 
Element.

Madera County 
Planning 
Department

3 All lighting related to this project is to be hooded and directed downwards so as not to be an 
impact to the surrounding parcels

Madera County 
Planning 
Department

4 A light meeting the standards and requirements of the FAA must be added to the top of the 
wireless cell tower for safety purposes

Madera County 
Planning 
Department

5

The construction phase of the project may be subject to Air District Regulations, administered 
by the San Joaquin Unified Air Pollution Control District, and may be subject to permitting 
requirements of the Air District. The applicant shall consult with the Air District to determine 
how the regulations will be implemented for this project.

Madera County 
Planning 
Department

6 Construction related activities shall be limited from 7:00am to 7:00pm Monday through Friday, 
and 8:00am-5:00pm Saturdays.

Madera County 
Planning 
Department

7
If project construction related activities (including but not limited to ground disturbing activities) 
result in the disturbing of subsurface cultural deposits, project related activities should be halted 
and a professional archaeologist brought in to determine the culture of the deposits.

Madera County 
Planning 
Department

8
The project shall operate in accordance with submitted operational statement and supporting 
documentation, except where modified by conditions of approval and mitigation measures 
required by this project

Madera County 
Planning 
Department

Planning

Fire
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency

1 As a condition of this Conditional Use Permit, the applicant shall construct the driveway 
approach to a commercial standard.

Madera County 
Roads 
Department

2
Prior to any construction within the right of way, the applicant is required to apply for and obtain 
an Encroachment Permit from the Road Department.  Once this permit is secured, the 
applicant may commence with construction (ST-24B, ST-25, 26 and 27).

Madera County 
Roads 
Department

Road
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Initials Date Remarks
ConditionNo.

Verification of Compliance
Department/A

gency
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COUNTY OF MADERA 
DEPARTMENT OF PUBLIC WORKS 

 
JOHANNES J. HOEVERTSZ 

DIRECTOR 

 
 
 
DATE: July 3, 2014   
 
TO:  Brent Gibbons, Planning Department  
 
FROM:  Dario Dominguez, Engineering Department 
 
SUBJECT: CUP 2014-008 SAC Wireless APN 023-080-015     

    
 
 

1. The proposed project is located within Flood Zone A. Equipment must be elevated to the 
Base Flood Elevation. Base Flood Elevation is to be determined by a licensed 
professional Engineer or Land Surveyor.   

2. The subject property is not located in a County Service Area or Maintenance District. 
3. Prior to the start of any construction, the applicant shall secure a Building Permit from 

the Building Department.  All construction shall meet the most current standards and all 
applicable codes. All plans must be prepared by a licensed architect or registered civil 
engineer. 

4. The applicant shall submit a grading, drainage and erosion control plan to the 
Engineering Department.  This plan shall identify onsite retention for any increase in 
storm water runoff generated by the project. The grading, drainage and erosion control 
plan shall be prepared by a registered civil engineer. 

5. All projects containing 1 acre or more of soil disturbance are required to submit a Storm 
Water Pollution Prevention Plan (SWPPP) and report.  

If you have any questions please contact Dario Dominguez at 559-675-7817 ext 3322 

 
 
 
 

•  2037 W. Cleveland Avenue 
•  Madera, CA  93637 
•  (559) 675-7811 Road 
•  (559) 675-7817 Engineering 
•  (559) 675-7820 Special Districts 
jhoevertsz2@madera-county.com 
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MND # 2014-008

Initials Date Remarks

1
Any proposed lighting shall be hooded and directed away from 
surrounding properties and roadways (County Code 
18.102.120.J),

Operations
Madera County 
Planning 
Department

Madera County 
Planning 
Department

1

If project construction related activities (including but not limited 
to ground disturbing activities) result in the disturbing of 
subsurface cultural deposits, project related activities should be 
halted and a professional archaeologist brought in to determine 
the culture of the deposits.

Construction
Madera County 
Planning 
Department

Madera County 
Planning 
Department

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

1 Applicant shall provide for secondary containment for no less 
than 110% of the biggest container. Operations

Madera County 
Planning 
Department

Madera County 
Planning 
Department

1
Construction related activities shall be limited from 7:00am to 
7:00pm Monday through Friday, and 8:00am-5:00pm 
Saturdays.

Construction
Madera County 
Planning 
Department

Madera County 
Planning 
Department

1
As a condition of this Conditional Use Permit, the applicant 
shall construct the driveway approach to a commercial 
standard.

Construction
Madera County 
Roads 
Department

Madera County 
Roads 
Department

Public Services

Recreation

Transportation and Traffic

Utilities and Service Systems

Hazards and Hazardous Materials

Hydrology and Water Quality

Land Use and Planning

Mineral Resources

Population and Housing

Noise
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