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GENERAL PLAN DESIGNATION (Exhibit A): 

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

 
O’NEALS AREA PLAN DESIGNATION (Exhibit A-2) 
 SITE:   RCA (Resource Conservation Area); PL (Public Land) 
 
 SURROUNDING: RCA (Resource Conservation Area); PL (Public Land) 
 
ZONING (Exhibit B): 

SITE: POS (Public Open Space) District 
 

SURROUNDING: ARF (Agricultural Rural Foothill) District; OS (Open Space) 
District); ARE-40 (Agricultural, Rural, Exclusive – 40 Acre) 
District. 

 
LAND USE: 

SITE: Existing Cell Tower 
 

SURROUNDING:  Vacant Land 
 
SIZE OF PROPERTY: 1.77 Acres 
 
ACCESS (Exhibit A): Access to the site is via Road 207. 
 
BACKGROUND AND PRIOR ACTIONS: 

Conditional Use Permit #2012-024 was approved on December 4, 2012 for the 
addition of antennas, remote radio units behind the antennas, and one surge 
protector.  CUP #2012-014 amended CUP #2010-014. 
 
Conditional Use Permit #2010-014 was approved to allow for four new antennas, 
replace one antenna, and add coaxial cable and related equipment on an existing 
cell tower. 
 
Microwave/cell tower installed prior to 1980 when entitlements were not required in 
this zone district. 

 
PROJECT DESCRIPTION: 

This is a request to amend an existing Conditional Use Permit to allow for the 
addition of five antenna to an existing tower and new equipment to the support 
structure. 
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ORDINANCES/POLICIES: 

Section 18.04.010 of the Madera County Zoning Ordinance defines communication 
tower/wireless communications facilities. 
 
Section 18.52.010 of the Madera County Zoning Ordinance outlines the permitted 
uses within the POS (Public Open Space) District. 
 
Chapter 18.92 of the Madera County Zoning Ordinance outlines the procedures for 
the processing and approval of conditional use permits. 
 
Section 15301(b) and (e) of the California Environmental Quality Act allows for an 
exemption on projects which have been determined to not have a significant effect 
on  the environment as the work being done is on an existing facility designated as 
a public utilities facility and is not increasing the footprint of the facility. 

 
ANALYSIS: 

The applicant is proposing to amend 
Conditional Use Permit #2012-024 to 
allow the addition of five antennas to 
an existing cell tower.  The addition 
increases the number of antennas 
previously approved, as well as 
additional supportive equipment.  
 
Wireless providers are attempting to 
provide wireless communication 
services to a wider and wider area of 
the County.  In this case, the facility 
will provide service to areas along 
Highway 41, the Indian Lakes and 
Yosemite Lakes Park Subdivisions, 
and surrounding residential areas.  
The proposed expansion of the 
facility is also part of a larger network 
of sites that has been designed to 
provide continuous wireless 
coverage along Highway 41.   
 
A microwave tower has been located 
here since 1980, prior to the 
requirement for a Conditional Use 
Permit.  Due to the current zoning for 
this parcel, which is Public Open 
Space (POS), a Conditional Use 
Permit for communication towers and 
wireless communication towers, as 
well as amendments to those CUP’s 

Figure 1 Exhibit D-3 

Figure 2 Exhibit D-1 
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any time more equipment is put in.  The Resource Conservation Area (RCA) and 
Public Land (PL) designations under the O’Neals Area Plan allows for a range of 
uses including public open spaces, rural residential and commercial uses.  The 
Agricultural Exclusive (AE) general plan designation allows for public and quasi-
public uses.  No conflicts in land use are seen with this application. 
 
The parcel is located off of a private road accessed via Road 207, which is a narrow 
road leading off of Highway 41.  Adjacent parcels are zoned agricultural and the 
area is sparsely populated.  The nearest residence is just over ¼ of a mile north-
east of the site.  The terrain is mostly hilly in nature.  The identified is located in 
Flood Zone “X” as shown on the latest Flood Insurance Rate Maps (FIRM), an area 
determined to be outside the 500-year flood plain.  The parcel still may be subject 
to localized drainage problems that are site specific and not included in this flood 
zone determination. 
 
As there is no increase in height of the facility, the visual character of the 
surroundings will not change.  The height of the tower, at approximately 60 feet, 
does not fall under the Airport Land Use Commission purview.  There will be no 
increase in footprint. 
 
There are cell towers located along the Highway 41 corridor.  Two towers are 
located in and adjacent to the entrance of Yosemite Lakes Park, 3.73 and 3.62 
miles to the north-west and north-east respectively of the subject site.  A tower is 
also located to the south along Road 200 approximately 7.66 miles from the subject 
site. 

 
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, Department of Fish and Wildlife, 
Agricultural Commissioner, Picayune Rancheria of Chukchansi, and Sheriff’s 
Department. 
 
Public Resources Code Section 21084 requires the CEQA Guidelines to include a 
listing of classes of projects which have been determined not to have a significant 
effect on the environment and which shall, therefore, be exempt from the provisions 
of CEQA.  Under Section 15301(b) and (e), this project is exempt from a CEQA 
evaluation as the work is being conducted on an existing public utility facility.  The 
applicant is replacing some antennas and putting minimal equipment into an 
existing portion of the facility.  There will be no increase in the footprint of the site, 
nor height increase of the tower or any grading to accommodate additional 
equipment.  Operations of the tower will not be changed as a result of this project. 
 

FINDINGS OF FACT: 
The following findings of fact must be made by the Planning Commission to make 
a finding of approval of the project.  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. 
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1. The proposed project does not violate the spirit or intent of the zoning 

ordinance in that the property is POS (Public Open Space District) which 
allows cell towers with a Conditional Use Permit.  As the original tower was 
constructed in the 1980s, it was originally grandfathered in.  With the 
expansions requested since then, the applicant has applied for and received 
Conditional Use Permits, thus acknowledging the cell tower under the 
current 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 as they 
relate to the operations.  The project has already gone through a couple of 
conditional use permits related to the tower operation.  Those previous 
requirements will remain in effect.  Additionally, with the increased 
capabilities and newer technology as a result of the project, enhanced 
emergency services communication will be included. 

 
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.  No 
additional odors, noise, dust, smoke, or glare is being produced by the 
project.   

 
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 surrounding parcels are agriculturally zoned and used for 
agricultural purposes.  While there are residences in the area, there are no 
major developments in the vicinity. 

 
WILLIAMSON ACT: 

The property is not subject to a Williamson Act contract.   
 
GENERAL PLAN CONSISTENCY: 

The General Plan designation for the property is AE (Agricultural Exclusive) which 
allows for public and quasi-public uses, which a cell tower would fall under.  The 
property is zoned POS (Public Open Space) District which allows for cell towers 
with a Conditional Use Permit.  The zoning and general plan designations are 
compatible with the use. 
 

RECOMMENDATION: 
The analysis provided in this report supports approval of the Conditional Use Permit 
(CUP #2016-017) and associated Categorical Exemption under CEQA.   

 
CONDITIONS 

See attached. 
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ATTACHMENTS: 

1. Exhibit A, General Plan Map 
2. Exhibit A-2, O’Neals Area Plan Map 

 3. Exhibit B, Zoning Map  
4. Exhibit C, Assessor’s Map 
5. Exhibit D, Site Plan 
6. Exhibit D-1, Equipment Plan 
7. Exhibit D-2, Antenna Plan 
8. Exhibit D-3, Elevations Plan 

 9. Exhibit E, Aerial Map 
10. Exhibit F, Topographical Map 
11. Exhibit G, Operational Statement 
12. Exhibit H, Environmental Health Department Comments 
13. Exhibit I, Caltrans Comments 
14. Exhibit J, Picayune Rancheria Comments 
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OPERATIONAL/ENVIRONMENTAL STATEMENT 

CHECKLIST 
 

It is important that the operational/environmental statement provides for a complete understanding of 

your project proposal. Please be as detailed as possible. 

 
1. Please provide the following information:  

Assessor's Parcel Number:___________________________________________________________ 

Applicant's Name: _________________________________________________________________ 

Address:__________________________________________________________________________ 

Phone Number:____________________________________________________________________ 
 
 
2. Describe the nature of your proposal/operation. 

________________________________________________________________________________ 

________________________________________________________________________________ 

  
 
3. What is the existing use of the property? 

________________________________________________________________________________ 

________________________________________________________________________________ 

 

4. What products will be produced by the operation? Will they be produced onsite or at some other 

location? Are these products to be sold onsite? 
 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
5. What are the proposed operational time limits?  

Months (if seasonal):________________________________________________________________ 

Days per week:____________________________________________________________________ 

Hours (from to   _): Total Hours per day:_____________________________________________ 

 

6. How many customers or visitors are expected?  

Average number per day:_____________________________________________________________ 

Maximum number per day: ___________________________________________________________ 

What hours will customers/visitors be there? _____________________________________________ 
 

 

7. How many employees will there be?  

Current:__________________________________________________________________________ 

Future:___________________________________________________________________________ 

Hours they work:___________________________________________________________________ 

Do any live onsite? If so, in what capacity (i.e. caretaker)?__________________________________ 
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EXHIBIT G



 

8. What equipment, materials, or supplies will be used and how will they be stored? If appropriate, 

provide pictures or brochures. 

________________________________________________________________________________ 

________________________________________________________________________________ 

 

9. Will there be any service and delivery vehicles?___________________________________________ 

Number:_________________________________________________________________________ 

Type: ____________________________________________________________________________ 

Frequency:____________________________________________________________________________ 

10. Number of parking spaces for employees, customers, and service/delivery vehicles. Type of 

surfacing on parking area. 

_______________________________________________________________________________ 

________________________________________________________________________________ 

 
11. How will access be provided to the property/project? (street name) 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
12. Estimate the number and type (i.e. cars or trucks) of vehicular trips per day that will be generated by 

the proposed development. 
 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
13. Describe any proposed advertising, inlcuding size, appearance, and placement. 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
14. Will existing buildings be used or will new buildings be constructed? Indicate which building(s) or 

portion(s) of will be utilized and describe the type of construction materials, height, color, etc. Provide 

floor plan and elevations, if applicable. 

________________________________________________________________________________ 

________________________________________________________________________________ 

________________________________________________________________________________ 

________________________________________________________________________________ 

 

15. Is there any landscaping or fencing proposed? Describe type and location. 
________________________________________________________________________________ 

________________________________________________________________________________ 

 

16. What are the surrounding land uses to the north, south, east and west property boundaries? 
________________________________________________________________________________ 

________________________________________________________________________________ 

 
17. Will this operation or equipment used, generate noise above other existing parcels in the area? 

________________________________________________________________________________ 

________________________________________________________________________________ 

 

18. On a daily or annual basis, estimate how much water will be used by the proposed development, 

and how is water to be supplied to the proposed development (please be specific). 

________________________________________________________________________________ 

________________________________________________________________________________ 

 

  



 

 

19. On a daily or weekly basis, how much wastewater will be generated by the proposed project and 

how will it be disposed of? 

________________________________________________________________________________ 

________________________________________________________________________________ 

 

20. On a daily or weekly basis, how much solid waste (garbage) will be generated by the proposed 

project and how will it be disposed of? 

________________________________________________________________________________ 

________________________________________________________________________________ 
 
21. Will there be any grading? Tree removal? (please state the purpose, i.e. for building pads, roads, 

drainage, etc.) 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
22. Are there any archeological or historically significant sits located on this property? If so, describe 

and show location on site plan. 

________________________________________________________________________________ 

________________________________________________________________________________ 
 

 
23. Locate and show all bodies of water on application plot plan or attached map. 

________________________________________________________________________________ 

________________________________________________________________________________ 
 
 
24. Show any ravines, gullies, and natural drainage courses on the property on the plot plan. 

_______________________________________________________________________________ 

________________________________________________________________________________ 

 
25. Will hazardous materials or waste be produced as part of this project? If so, how will they be 

shipped or disposed of? 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
26. Will your proposal require use of any public services or facilities? (i.e. schools, parks, fire and 

police protection or special districts?) 
 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
27. How do you see this development impacting the surrounding area? 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
28. How do you see this development impacting schools, parks, fire and police protection or special 

districts? 

________________________________________________________________________________ 

________________________________________________________________________________ 

 
29. If your proposal is for commercial or industrial development, please complete the following; Proposed 

Use(s):___________________________________________________________________________ 

Square feet of building area(s):________________________________________________________ 

Total number of employees:___________________________________________________________ 

Building Heights:___________________________________________________________________ 

  



 

 

30. If your proposal is for a land division(s), show any slopes over 10% on the map or on an attached 

map. 

________________________________________________________________________________ 

________________________________________________________________________________ 
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	24 Show any ravines gullies and natural drainage courses on the property on the plot plan 2: 
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