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REGULAR MEETING OF THE MADERA PLANNING COMMISSION  
205 W. 4th Street, Madera, California 93637 

 
NOTICE AND AGENDA 

 
Tuesday, January 20, 2026 Council Chambers 
6:00 p.m.  City Hall 
 

The Council Chambers will be open to the public.  This meeting will also be available for public 
viewing and participation through Zoom.  Members of the public may comment on agenda 
items at the meeting or remotely through an electronic meeting via phone by dialing (669) 900-
6833 enter ID: 83057534606# followed by *9 on your phone when prompted to signal you 
would like to speak, or by computer at https://www.zoom.us/j/83057534606. Comments will also 
be accepted via email at planningcommissionpubliccomment@madera.gov  or by regular mail 
at 205 W. 4th Street, Madera, CA 93637.  

 
CALL TO ORDER:  

ROLL CALL:  

 Chairperson Robert Gran Jr.  
Vice Chair Ramon Lopez-Maciel 
Commissioner Tim Riche 
Commissioner Abel Perez 
Commissioner Balwinder Singh 
Commissioner Saim Mohammad 
Commissioner Jose Eduardo Chavez 
 

INTRODUCTION OF STAFF:   

PLEDGE OF ALLEGIANCE:   

APPROVAL OF MINUTES: August 12, 2025 / October 14, 2025 / November 4, 2025 / December 9, 2025 

PUBLIC COMMENT: 

The first 15 minutes of the meeting are reserved for members of the public to address the Commission 
on items which are within the subject matter jurisdiction of the Commission. Speakers shall be limited to 
three minutes. Speakers will be asked, but are not required, to identify themselves and state the subject 
of their comments. If the subject is an item on the Agenda, the Chairperson has the option of asking the 

https://www.zoom.us/j/
mailto:publiccomment@madera.gov
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speaker to hold the comment until that item is called. Comments on items listed as a Public Hearing on 
the Agenda should be held until the hearing is opened. The Commission is prohibited by law from taking 
any action on matters discussed that are not on the agenda, and no adverse conclusions should be drawn 
if the Commission does not respond to public comment at this time. 

PUBLIC HEARINGS:   

1. CUP 2025-11 & SPR 2025-27 – Wireless Telecommunication Tower (Report by Robert Smith) 

Subject: Consideration of an application (continued from the December 9, 2025 Planning 
Commission meeting) for a Conditional Use Permit (CUP 2025-11) and Site Plan Review (SPR 
2025-27) to allow for the construction of a new wireless telecommunication facility (cell 
tower) composed of a 65 foot tall monopole/tree and associated ground facilities within a 
500 square-foot lease area on a +3.77-acre parcel located on the west side of Golden State 
Boulevard between Avenue 17 and North Schnoor Avenue (APN: 013-250-001). 

Recommendation: 

Conduct a public hearing and adopt: 

a. A Resolution of the City of Madera Planning Commission determining the project is 
Categorically Exempt pursuant to Sections 15301/Class 1 (Existing Facilities) and 
15303/Class 3 (New Construction or Conversions of Small Structures) of the California 
Environmental Quality Act (CEQA) Guidelines and approving Conditional Use Permit 
2025-11 and Site Plan Review 2025-27, subject to the findings and conditions of 
approval. 

2. GPA 2026-01 – Housing Element Update (Report by Will Tackett) 

Subject: Consideration of General Plan Amendment (GPA) No. 2026-01 for the 2024–2032 
Housing Element Update. The Housing Element is one of eight mandatory elements of a 
General Plan and is required by California State Law to be updated every eight years.   

Recommendation: 

Conduct a public hearing and adopt: 

a. A Resolution of the Planning Commission of the City of Madera recommending the 
Council of the City of Madera approve General Plan Amendment (GPA) No. 2026-01 
for the 2024-2032 Housing Element. 

 

ADMINISTRATIVE REPORTS:   

COMMISSIONER REPORTS: 

ADJOURNMENT: 

 

 

 The meeting room is accessible to the physically disabled. Requests for accommodations for persons 
with disabilities such as signing services, assistive listening devices, or alternative format agendas and 
reports needed to assist participation in this public meeting may be made by calling the Planning 
Department’s Office at (559) 661-5430 or emailing planninginfo@madera.gov.  Those who are hearing 
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impaired may call 711 or 1-800-735-2929 for TTY Relay Service. Requests should be made as soon as 
practicable as additional time may be required for the City to arrange or provide the requested 
accommodation. Requests may also be delivered/mailed to: City of Madera, Attn: Planning 
Department, 205 W. 4th Street, Madera, CA 93637.  At least seventy-two (72) hours’ notice prior to 
the meeting is requested but not required. When making a request, please provide sufficient detail 
that the City may evaluate the nature of the request and available accommodations to support 
meeting participation. Please also provide appropriate contact information should the City need to 
engage in an interactive discussion regarding the requested accommodation. 

 The services of a translator can be made available. Please contact the Planning Department at (559) 
661-5430 or emailing planninginfo@madera.gov to request translation services for this meeting. 
Those who are hearing impaired may call 711 or 1-800-735-2929 for TTY Relay Service. Requests 
should be submitted in advance of the meeting to allow the City sufficient time to provide or arrange 
for the requested services. At least seventy-two (72) hours’ notice prior to the meeting is requested 
but not required. 

Any writing related to an agenda item for the open session of this meeting distributed to the Planning 
Commission less than 72 hours before this meeting is available for inspection at the City of Madera – 
Planning Department, 205 W. 4th Street, Madera, CA  93637 during normal business hours. 

Pursuant to Section 65009 of the Government Code of the State of California, notice is hereby given that 
if any of the foregoing projects or matters is challenged in Court, such challenge may be limited to only 
those issues raised at the public hearing, or in written correspondence delivered to the Planning 
Commission at or prior to the public hearing.   

All Planning Commission actions may be appealed to the City Council.  The time in which an applicant may 
appeal a Planning Commission action varies from 10 to 30 days depending on the type of project.  The 
appeal period begins the day after the Planning Commission public hearing.  There is NO EXTENSION for 
an appeal period. 

If you have any questions or comments regarding this hearing notice, you may call the Planning 
Department at (559) 661-5430.  Si usted tiene preguntas, comentarios o necesita ayuda con 
interpretación, favor de llamar el Departamento de Planeamiento por lo menos 72 horas antes de esta 
junta (559) 661-5430. 

mailto:planninginfo@madera.gov


REPORT TO THE PLANNING COMMISSION 

Prepared by:  

Robert Smith, Senior Planner 

Meeting of: January 20, 2026 

Agenda Item:  1

SUBJECT  

Conditional Use Permit 2025-11 and Site Plan Review 2025-27 Golden State Boulevard Wireless Facility. 

RECOMMENDATION  

Conduct a public hearing and adopt: 

1. A Resolution of the City of Madera Planning Commission determining the project is Categorically
Exempt pursuant to Section 15303/Class 3 (New Construction or Conversion of Small Structures)
of the California Environmental Quality Act (CEQA) Guidelines and approving Conditional Use
Permit 2025-11 subject to the findings and conditions of approval.

SUMMARY:  

The Towers of California LLC (applicant) and Pappas Storage LLC. (property owner), has submitted an 
application for a Conditional Use Permit (CUP) 2025-11 and Site Plan Review (SPR) 2025-19, proposing a 
new wireless communication facility. Camouflaged as an approximately 74-foot-high monopine on 
currently improved land containing an active storage use, located on ±3.77-acre parcel located on the 
west side of Golden State Boulevard between Avenue 17 and North Schnoor Avenue (APN 013-250-001) 
(Attachment 1). 

CUP 2025-11 and SPR 2025-19 propose to construct a wireless communication facility (antenna 
monopine, exterior mount camouflaged), located in a non-residential zoning district subject to review by 
the Planning Commission. The project site is within the D zone of the Airport Land Use Compatibility 
District, a non-residential district that allows this type of installation, and use, in the D zone, with 
restrictions for structures over 120’. The proposed wireless facility has been reviewed and found to be 
consistent with all development standards of the City Municipal Code. Development Standards are 
contained in Chapter 9 ‘Wireless Facilities’ (Code 10-9.01 to 10-9.16), the intent of the Wireless Facilities 
Ordinance is to balance the need for wireless facilities with the community’s value of maintaining the 
City’s visual environment and the requirements of state and federal law. 

Table 1 below provides an overview of the project site characteristics. 

Table 1: Project Overview 

Project Number: CUP 2025-11 and SPR 2025-19. 

Applicant: The Towers of California LLC 

Owner: Pappas Storage LLC. 
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 Location:  West side of Golden State Boulevard between Avenue 17 and North Schnoor 
Avenue (APN 013-250-001).  

 Project Area:   Improved, active Industrial 

 General Plan Land 
Use:   

Industrial and Industrial Park (I and IP) 

 Zoning District:   I (Industrial) 

 Site Characteristics Occupied, flat, rectangular site adjacent to improved Road. 
 
Table 2 airport land use compatibility 

 
 

ANALYSIS:  

Site Characteristics:  

The site has an active use as storage including what appears to be ancillary truck repair services which do 
not form part of this project. The wider area is generally surrounded by agricultural uses on open vacant 
land. At the northern corner is the recently complete Industrial warehouse, and to the south a long 
established towing operator at the south east corner.  
 
The project site is located within the city limits. Emergency vehicle access exists along the eastern property 
line of the site which effectively creates a project site and development area that is less than 5 acres in 
size. Surrounding the site on all adjacent sides are industrial and commercial land uses, with some 
residential development in the wider vicinity.  
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Project Description: 
The applicant indicates radiofrequency (RF) engineers have identified a significant gap in Verizon coverage 
in the vicinity of Golden State Boulevard and Ellis Street, and the surrounding community. Therefore, the 
applicant is requesting approval of a conditional use permit and site plan review, which would allow for a 
wireless communication facility camouflaged as an approximately 74-foot-high monopine with an 
associated ground equipment enclosure. 
 
The proposed monopine tree is the applicants’ best effort to offer a solution to improve cellular service 
in the area while reducing aesthetic impacts in the surrounding environment. The wireless communication 
facility would consist of the approximately 74 foot-high monopine structure, “walk up cabinet”, panel 
antennas, Remote Radio Units (RRUs) at antenna level, one Global Positioning System (GPS) antenna, DC-
9 surge suppressors, and DC-12 outdoor units all within an 6-foot-high, chain link fence, within an 
approximately 500-square-foot enclosure. 
 
The wireless communication facility would operate 24 hours a day, seven days a week. Verizon personnel 
would visit the site for general maintenance. Direct vehicle access would be provided through the existing 
site/use. Photo simulations of the proposed project and ground equipment enclosure are included 
(Attachment 5). The proposed project will create additional network coverage and capacity to serve the 
surrounding residential neighborhoods. Specifically, the proposed facility will resolve an existing gap in 
Verizon coverage within the vicinity. Propagation maps, provided (Attachment 6), show the coverage 
created by the addition of the new facility. 
 
Camouflage/Concealment Measures: 
The camouflage/concealment measures, ensure that antennas and related wireless equipment are 
screened from public view to the greatest extent possible and ensure that the wireless facility is 
compatible with the surrounding area. All ground-mounted equipment will be placed within the 6-foot-
high chain link fence creating the equipment enclosure.  The project has employed concealment measures 
to ensure the proposed monopine and any future modifications made to this facility will be visually 
compatible with the site and surrounding neighborhood. The monopine would be located to the west of 
the existing site, screen to a degree by various existing operations and structures within the existing yard. 
Some existing large trees at the property boundary will also provide screening and enhance camouflage 
measures. The location of the pole within an existing industrial area will not create a facility that is out of 
place and have limited visual impact. 
 
The monopine has been specifically scaled and designed for a maximum height of approximately 74 feet 
to blend with the existing industrial facility and surroundings of the storage use and existing trees along 
the western property line. Specific design criteria to conceal the antennas and support components will 
include: 
 

- limiting antenna arrays to a maximum of 9 feet in length;  
- mounting antenna arrays directly to the tree trunk and limiting any protrusion beyond the trunk 

as depicted on the plans;  
- installing tree branches which will extend a minimum of 3 feet beyond the antenna panels and 

support equipment;  
- painting the monopole "tree trunk" to resemble a tree trunk including bark and surface of which 

will molded to resemble the surface of tree bark; and  
- installing “branches” made of fiberglass to resemble the branches and leaves of a real pine tree. 
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The intent of these concealment measures would allow the City to address any requests for future 
modification(s) to this wireless facility, including any wireless tower or base station, that constitutes an 
“eligible facility request,” that does not “substantially change” the physical dimensions of this wireless 
facility, pursuant to Section 6409 of the Middle Class Tax Relief and Job Creation Act of 2012 (47 U.S.C. § 
1455) and the City Municipal Code.  
 
Height: 
The project site is within the Airport Compatibility Zone D, which only requires airport land use review for 
structures above 120’. The proposed pole height at 74’ therefore does not require review from the Airport 
Land Use Commission (ALUC), and the use within that zone is also supported.  
 
Analysis: 
The intent of the Wireless Facilities Ordinance in Chapter 9 ‘Wireless Facilities’ (Code 10-9.01 to 10-9.16) 
is to balance the need for wireless facilities with the community’s value of maintaining the City’s visual 
environment and the requirements of state and federal law. To do this, the Wireless Ordinance establishes 
guidelines for design and review depending on the design proposed. Although building-mounted design 
is the most discreet facility approach, and a free-standing pole with exterior-mounted antennas as the 
most conspicuous. The project site is the only one the applicant has been able to secure to be able to 
make this type of application. 
 
The proposed project complies with the requirements of the wireless facilities ordinance. The proposed 
wireless communication facility will be located in such a manner as to be screened by the existing buildings 
and surrounding trees. Given the proposed design considerations shown on the plans and the distance of 
the monopine to the nearest long views, the visual impact of the project will be minimized. Additionally, 
all ground-mounted equipment will be placed within an equipment enclosure on this industrial lot and, 
therefore, blend into the surrounding environment. 
 
Health Effects: 
The Federal Communications Commission (FCC) regulates the establishment of radio frequency (RF) safety 
standards in the United States. The City is not permitted to set its own standards, regardless of whether 
they may be higher, lower, or even the same as the FCC’s standards. The FCC does, however, allow the 
City to determine whether a proposed wireless project meets the requirements of FCC 47 CFR § 1.1307 
et seq. (the “FCC rules”) and FCC Office of Engineering and Technology Bulletin 65 (OET 65), sections which 
set forth RF safety requirements. 
 
An RF Compliance Report was submitted for this project (Attachment 6). Based on the findings of the 
consultant’s review, the project complies with all FCC requirements. The study concluded that the wireless 
facility will comply with FCC RF safety rules. As such, the City does not have the authority to deny or 
substantially further condition this project based solely on concerns for health and safety. 
 
ENVIRONMENTAL REVIEW:   

Pursuant to California Environmental Quality Act (CEQA) Guidelines - Article 19, the proposed project has 
been found to be exempt pursuant to Section 15303, Class 3, New Construction or Conversion of Small 
Structures. 
 
RECOMMENDED ACTION:   
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The Commission will be acting on Conditional Use Permit Application No. 2025-11 and Site Plan Review 
2025-19. Staff recommend the Commission approve: 

1. A Resolution of the City of Madera Planning Commission determining the project is Categorically 
Exempt pursuant to Section 15303/Class 3 (New Construction or Conversion of small Structures) 
of the California Environmental Quality Act (CEQA) Guidelines and approving Conditional Use 
Permit 2025-11 and Site Plan Review 2025-19 subject to the findings and conditions of approval. 
 

ALTERNATIVES: 

As an alternative, the Commission may elect to: 

1. Move to refer the item back to staff and/or continue the public hearing to a future Planning 
Commission meeting at a date certain with direction to staff to return with an updated staff report 
and/or resolution: (Commission to specify and articulate reasons for referral/continuance). 

2. Move to recommend denial of one or more requests based on specified findings (Commission to 
articulate reasons for denial). 

3. Provide staff with other alternative directives. 
 
ATTACHMENTS: 

1. Vicinity Map 
2. General Plan Land Use Map 
3. Zoning Map 
4. Airport Compatibility Map 
5. Site Plan, Floor Plans and Elevations 
6. Supplemental Information from Applicant 
7. Planning Commission Resolution 

Exhibit A: Conditions of Approval  
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Vicinity Map 
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ATTACHMENT 2 
 

      City of Madera General Plan Land Use Map
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ATTACHMENT 3 
 

          City of Madera Zoning Map
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ATTACHMENT 4 
 

          Airport Compatibility Map
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Project Site 
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ATTACHMENT 5 

 
Site Plan & Elevations 
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SCHEDULE B, Part II
Exceptions

Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law. This Commitment and the Policy treat
any Discriminatory Covenants in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated, removed,
and not republished or recirculated. Only the remaining provisions of the document will be excepted from coverage.

The policy will not insure against loss or damage resulting from the terms and conditions of any lease or easement identified in Schedule A, and will
include the following Exceptions unless cleared to the satisfaction of the Company.

1. Any defect, lien, encumbrance, adverse claim, or other matter that appears for the first time in the Public Records or is created, attaches, or is
disclosed between the Commitment Date and the date on which all of the Schedule B Part I - Requirements are met.

2. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real
property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or noticed of such
proceedings, whether or not shown by the records of such agency or by the Public Records.

3. Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the Land or
that may be asserted by persons in possession of the Land.

4. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

5. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose, and
which are not shown by the Public Records.

6. (a) Unpatented mining claims, (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof, (c) water rights or, claims
or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the Public Records.

7. Any lien or right to a lien for services, labor or material unless such lien is shown by the Public records at Date of Policy

8. Any claim to (a) ownership of or rights to minerals or similar substances, including but not limited to ores, metals, coal, lignite, oil, gas,
geothermal resources, uranium, clay, rock, sand and gravel located in, on, or under the Land or produced from the Land, whether such
ownership or rights arise by lease, grant, exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights
of way, privileges, immunities, rights of way, and easements associated therewith or appurtenant thereto, whether or not the interests or
rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B.

9. Rights of fee simple owners in and to the subject property.

10.  Terms and conditions of an unrecorded lease, as evidenced by a(n) Memorandum of Option to Lease between Pappas Storage LLC, a
California limited liability company and The Towers, LLC ,a Delaware limited liability company, dated April 18, 2025 and recorded April 29,
2025 in (instrument) 2025008802, in Madera County, California.
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Introduction 

The Madera Airport North Verizon Wireless Unmanned Telecommunications Facility (project) 

proposes the installation of cellular equipment within a lease area located at 2842 N Golden State 

Boulevard in Madera County, California (APN: 013-250-001). The outdoor equipment cabinets 

and an emergency standby diesel generator have been identified as the primary noise sources 

associated with the project. The project site location with aerial imagery is shown in Figure 1. The 

studied site drawings are dated June 7, 2025. 

 

Bollard Acoustical Consultants, Inc. has been contracted by Complete Wireless Consulting, Inc. 

to complete an environmental noise assessment regarding the proposed project cellular 

equipment operations. Specifically, the following assessment addresses daily noise production 

and exposure associated with operation of the project emergency generator and outdoor 

equipment cabinets. 

Please refer to Appendix A for definitions of acoustical terminology used in this report. Appendix 

B illustrates common noise levels associated with various sources. 

Criteria for Acceptable Noise Exposure 

Madera County General Plan 

Section 7 of the Madera County General Plan contains noise level limits for noise-sensitive uses 

affected by non-transportation (stationary) noise sources, such as those proposed by the project. 

The County’s non-transportation noise level standards (Table 7.A.4 of the General Plan) have 

been reproduced below in Table 1. The County’s noise level standards are to be applied at the 

property line of a receiving noise-sensitive land use. 

Table 1 

Maximum Allowable Noise Exposure for Non-Transportation Noise Sources 

Noise Level Descriptor 

Daytime 

(7:00 a.m. to 10:00 p.m.) 

Nighttime 

(10:00 p.m. to 7:00 a.m.) 

Hourly Leq, dB 50 45 

Maximum Level (Lmax), dB 70 65 

Source: Madera County General Plan, Section 7, Table 7.A.4 

Project Noise Generation 

As discussed previously, there are two project noise sources which are considered in this 

evaluation: the equipment cabinet cooling systems and the emergency diesel generator. The 

evaluation of potential noise impacts associated with the operation of each noise source is 

evaluated separately as follows:  
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Equipment Cabinet Noise Source and Reference Noise Levels 

The project proposes the installation of two (2) equipment cabinets within the equipment lease 

area shown in Figure 1. Based on a review of the project site plans, the cabinets assumed for the 

project are as follows: one (1) Commscope CMC-85-36 power/battery cabinet and one (1) 

miscellaneous cabinet cooled by a McLean Model T-20 air conditioner. The cabinet reference 

noise levels are provided in Table 2. The manufacturer’s noise level data specification sheets for 

the proposed equipment cabinets are provided as Appendix C. 

Table 2 

Reference Noise Level Data of Proposed Equipment Cabinets 

Equipment 

Number of 

Cabinets 

Reference Noise 

Level (dB) 

Reference 

Distance (ft) 

Commscope CMC-85-36 1 60 5 

McLean T-20 1 66 5 

Note: Manufacturer specification sheets provided as Appendix C. 

Generator Noise Source and Reference Noise Level 

The project also proposes the installation of an emergency standby diesel generator within the 

lease area to maintain cellular service during emergency power outages. According to the project 

site plans, the generator assumed for installation at this site is a Kohler Model 30REOZK. 

According to the manufacturer sound level data sheets, provided as Appendix D, the reference 

sound pressure levels for proposed generator are 79 dB at 23 feet when equipped with a weather 

enclosure, and 65 dB at 23 feet when equipped with a sound enclosure. For this analysis, it is 

assumed that the project generator will be equipped with the manufacturer’s sound enclosure, 

resulting in a reference sound pressure level of 65 dB at 23 feet. 

 

The generator which is proposed at this site would only operate during emergencies (power 

outages) and brief daytime periods for periodic maintenance/lubrication. According to the project 

applicant, testing of the generator would occur twice per month, during daytime hours only, for a 

duration of approximately 15 minutes. The emergency generator would not operate at night, 

except during power outages. It is expected that nighttime operation of the project emergency 

generator would be exempt from the County’s exterior noise exposure criteria due to the need for 

continuous cellular service provided by the project equipment. 

Predicted Facility Equipment Noise Levels at Nearby Noise-Sensitive Receptors 

According to the Madera County Zoning Map Viewer, the project parcel and adjacent parcels 

contain commercial zoning. Commercial land uses are typically not considered to be noise-

sensitive, but rather noise-generating. The closest identified existing noise-sensitive receptors to 

the cellular facility lease area (off project parcel) have been identified as residences, identified as 

receptors 1-3 in Figure 1. Using the provided site plans for scaling distances, and assuming 

standard spherical spreading loss (-6 dB per doubling of distance), project-equipment noise 

exposure at the property lines of the closest noise-sensitive receptors (residences) was calculated 

and the results of those calculations are presented in Table 3. Satisfaction with the County’s noise 
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level limits at the closest noise-sensitive receptors would ensure compliance and more distant 

noise-sensitive receptors. 

Table 3 

Summary of Project-Related Noise Exposure at Nearby Noise-Sensitive Receptors 

Noise-Sensitive Receptor1 

Distance from 

Lease Area (ft)2 

Predicted Equipment Noise Level (dB) 

Cabinets, Leq
 Generator, Lmax 

1 – Residence 700 24 35 

2 – Residence 650 25 36 

3 – Residence 800 23 34 

1 Location of noise-sensitive receptor (residence) is shown in Figure 1. 
2 Distance scaled from lease area to receptor property line using the provided site plans and County Map Viewer. 

Source: BAC 2025 

Because the cooling fans of the proposed equipment cabinets could potentially be in operation 

continuously during warm nighttime hours, the operation of the cabinets would be subject to the 

Madera County General Plan nighttime hourly average noise level standard of 45 dB Leq (Table 

1). As indicated in Table 3, combined predicted outdoor equipment cabinet noise levels ranging 

from 23 dB Leq to 25 dB Leq at the property lines of the closest identified off-parcel noise-sensitive 

receptors (residences) would satisfy the General Plan 45 dB Leq nighttime noise level limit by a 

wide margin. As a result, no further consideration of equipment cabinet noise mitigation measures 

would be warranted for the project relative to Madera County General Plan noise level criteria. 

Project representatives have indicated that the proposed generator would be in operation for 

routine testing and maintenance twice a month during daytime hours for no more than 15 minutes 

and would only operate at night during emergencies. Because the project generator would only 

operate during daytime hours for brief periods required for testing and maintenance, the operation 

of the generator was assessed relative to the Madera County General Plan daytime maximum 

noise level standard of 70 dB Lmax (Table 1). As shown in Table 3, predicted generator noise 

levels ranging from 34 dB Lmax to 36 dB Lmax at the property lines of the closest identified off-

parcel noise-sensitive receptors (residences) would satisfy the General Plan 70 dB Lmax daytime 

noise level standard by a wide margin. As a result, no further consideration of emergency 

generator noise mitigation measures would be warranted for the project relative to Madera County 

General Plan noise level criteria. 

Conclusion 

Based on the analysis and results presented in this assessment, project-related equipment noise 

exposure is expected to satisfy the applicable Madera County General Plan noise level criteria at 

the closest noise-sensitive receptors (residences). As a result, no further consideration of 

equipment noise mitigation measures would be warranted for this project. 

 

This concludes our environmental noise assessment for the proposed Madera Airport North 

Verizon Cellular Facility in Madera County, California. Please contact BAC at (530) 537-2328 or 

dariog@bacnoise.com with any questions or requests for additional information. 



Appendix A 
Acoustical Terminology 
 
 
Acoustics The science of sound. 
 
Ambient Noise The distinctive acoustical characteristics of a given space consisting of all noise sources 

audible at that location. In many cases, the term ambient is used to describe an existing 
or pre-project condition such as the setting in an environmental noise study. 

 
Attenuation The reduction of an acoustic signal. 
 
A-Weighting A frequency-response adjustment of a sound level meter that conditions the output 

signal to approximate human response. 
 
Decibel or dB Fundamental unit of sound. A Bell is defined as the logarithm of the ratio of the sound 

pressure squared over the reference pressure squared.  A Decibel is one-tenth of a 
Bell. 

 
CNEL  Community Noise Equivalent Level. Defined as the 24-hour average noise level with 

noise occurring during evening hours (7 - 10 p.m.) weighted by a factor of three and 
nighttime hours weighted by a factor of 10 prior to averaging. 

 
Frequency The measure of the rapidity of alterations of a periodic signal, expressed in cycles per 

second or hertz. 
 
IIC  Impact Insulation Class (IIC): A single-number representation of a floor/ceiling partition’s 

impact generated noise insulation performance. The field-measured version of this 
number is the FIIC. 

 
Ldn  Day/Night Average Sound Level. Similar to CNEL but with no evening weighting. 
 
Leq  Equivalent or energy-averaged sound level. 
 
Lmax  The highest root-mean-square (RMS) sound level measured over a given period of time. 
 
Loudness A subjective term for the sensation of the magnitude of sound. 
 
Masking The amount (or the process) by which the threshold of audibility is for one sound is 

raised by the presence of another (masking) sound. 
 
Noise  Unwanted sound. 
 
Peak Noise  The level corresponding to the highest (not RMS) sound pressure measured over a 

given period of time. This term is often confused with the “Maximum” level, which is the 
highest RMS level. 

 
RT60  The time it takes reverberant sound to decay by 60 dB once the source has been 

removed. 
 
STC  Sound Transmission Class (STC): A single-number representation of a partition’s noise 

insulation performance. This number is based on laboratory-measured, 16-band (1/3-
octave) transmission loss (TL) data of the subject partition. The field-measured version 
of this number is the FSTC. 
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Executive summary 
 
Purpose of Report 

EnviroBusiness Inc. (dba EBI Consulting) has been contracted by Verizon Wireless to conduct 
radio frequency electromagnetic (RF-EME) modeling for Verizon Wireless  upgrade to an 
existing facility (“facility.”) Site 17458353 – Madera Airport North, located at 2842 N. Golden 
State Blvd., Madera, CA, to determine RF-EME exposure levels from proposed Verizon  
telecommunications equipment at this site. As described in greater detail in Appendix C – 
Federal Communications Commission (FCC) Requirements of this report, the FCC has 
developed Maximum Permissible Exposure (MPE) Limits for the general population and for 
occupational activities. The FCC requires wireless system operators to perform an assessment 
of potential human exposure to RF fields emanating from all transmitting antennas at a site 
whenever antenna operations are added or modified, and to ensure compliance with the MPE 
limit in the FCC regulations. This report summarizes the results of RF-EME modeling in relation 
to relevant FCC RF-EME regulations/compliance standards 
 
This report describes modeling calculations of RF levels associated with the existing and 
proposed antennas. We have performed 3-dimensional modeling calculations to account for the 
effects of the antennas at all roof level(s) and at street level employing standard FCC 
mathematical models for calculating the effects of the antennas in a conservative manner. 
Therefore, our results provide worst-case RF levels to ensure the conclusions are conservative 
with regard to compliance with the FCC limit for safe continuous exposure. 

.  
Statement of Compliance 

There are no other existing antenna carriers at the site to include in the compliance assessment. 
Note that FCC regulations require any future antenna co-locators to assess and assure 
continuing compliance based on the cumulative effects of all then-proposed and then-existing 
antennas at the Site. As presented in the sections below, our conclusions are based on worst-
case modeling calculations related to the existing and proposed antennas.  

At ground level, the maximum cumulative exposure level from Verizon Wireless at this Site is 
approximately 16.13 percent of the FCC’s general population limit (3.226 percent of the FCC’s 
occupational limit).  

Notwithstanding, workers climbing/accessing the Monopole should be informed about the 
presence and locations of antennas and their associated fields. Due to the use of such 
conservative calculations for purposes of our analysis, it should be noted that the exposure 
levels actually caused by the antennas will likely be less significant than the calculated results 
herein. 

Notwithstanding, it is also recommended that in connection with a lockout/tagout procedure, 
any non-Verizon Wireless worker/contractor who will be working on the Tower contact Verizon 
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Wireless since only Verizon Wireless has the ability to lockout/tagout the Facility, or to authorize 
others to do so. 
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1. Site Description 

This project site includes the following Verizon wireless telecommunication antennas on a 
Monopole located at 2842 N. Golden State Blvd., Madera, CA.   
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1 A Verizon NNHH-65B-R4 0 80 61 LTE 700 2 to 14 66 6 2 240 12.45 4219.02 

1 A Verizon NNHH-65B-R4 0 80 61 LTE 850 2 to 14 64 6 2 240 12.85 4626.06 

2 A Verizon AIR 6419 B77D Envelope 0 80 62.8 3.82GHz 0  99.2 2.7  2 320 22.95 50136.03 

3 
A 

Verizon AIR 3283 B25 B66 32 
Ports Envelope 0 80 62 LTE 1900 2 121.7 3.94 2 240 20.41 26376.14 

3 
A 

Verizon AIR 3283 B25 B66 32 
Ports Envelope 0 80 62 LTE 2100 2 121.1 3.94 2 240 21.01 30283.86 

4 B Verizon NNHH-65B-R4 0 180 61 LTE 700 2 to 14 66 6 2 240 12.45 4219.02 

4 B Verizon NNHH-65B-R4 0 180 61 LTE 850 2 to 14 64 6 2 240 12.85 4626.06 

5 B Verizon AIR 6419 B77D Envelope 0 180 62.8 3.82GHz 0  99.2 2.7  2 320 22.95 50136.03 

6 
B 

Verizon AIR 3283 B25 B66 32 
Ports Envelope 0 180 62 LTE 1900 2 121.7 3.94 2 240 20.41 26376.14 

6 
B 

Verizon AIR 3283 B25 B66 32 
Ports Envelope 0 180 62 LTE 2100 2 121.1 3.94 2 240 21.01 30283.86 

7 C Verizon NNHH-65B-R4 0 280 61 LTE 700 2 to 14 66 6 2 240 12.45 4219.02 

7 C Verizon NNHH-65B-R4 0 280 61 LTE 850 2 to 14 64 6 2 240 12.85 4626.06 

8 C Verizon AIR 6419 B77D Envelope 0 280 62.8 3.82GHz 0  99.2  2.7 2 320 22.95 50136.03 

9 
C 

Verizon AIR 3283 B25 B66 32 
Ports Envelope 0 280 62 LTE 1900 2 121.7 3.94 2 240 20.41 26376.14 

9 
C 

Verizon AIR 3283 B25 B66 32 
Ports Envelope 0 280 62 LTE 2100 2 121.1 3.94 2 240 21.01 30283.86 

*A duty cycle of 80% has been applied to all CBRS, mmWave and C-Band technologies. This is 
reflected in the total ERP.  
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1 Verizon N/A N/A 61 31.00 49.00 56.00 59.00 61 
1 Verizon N/A N/A 61 31.00 49.00 56.00 59.00 61 
2 Verizon N/A N/A 62.8 31.00 49.00 56.00 59.00 62.8 
3 Verizon N/A N/A 62 31.00 49.00 56.00 59.00 62 
3 Verizon N/A N/A 62 31.00 49.00 56.00 59.00 62 
4 Verizon N/A N/A 61 31.00 49.00 56.00 59.00 61 
4 Verizon N/A N/A 61 31.00 49.00 56.00 59.00 61 
5 Verizon N/A N/A 62.8 31.00 49.00 56.00 59.00 62.8 
6 Verizon N/A N/A 62 31.00 49.00 56.00 59.00 62 
6 Verizon N/A N/A 62 31.00 49.00 56.00 59.00 62 
7 Verizon N/A N/A 61 31.00 49.00 56.00 59.00 61 
7 Verizon N/A N/A 61 31.00 49.00 56.00 59.00 61 
8 Verizon N/A N/A 62.8 31.00 49.00 56.00 59.00 62.8 
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Note the Z-Height represents the distance from the antenna centerline. 

 
The above tables contain an inventory of proposed Verizon Antennas and other carrier antennas 
if sufficient information was available to model them. Note that EBI uses an assumed set of 
antenna specifications and powers for unknown and other carrier antennas for modeling 
purposes. The FCC guidelines incorporate two separate tiers of exposure limits that are based 
upon occupational/controlled exposure limits (for workers) and general 
population/uncontrolled exposure limits for members of the general public that may be exposed 
to antenna fields. While access to this site is considered controlled, the analysis has considered 
exposures with respect to both controlled and uncontrolled limits as an untrained worker may 
access adjacent rooftop locations. Additional information regarding controlled/uncontrolled 
exposure limits is provided in Appendix C. Appendix B presents a site safety plan that provides 
a plan view of the Monopole with antenna locations.   
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9 Verizon N/A N/A 62 31.00 49.00 56.00 59.00 62 
9 Verizon N/A N/A 62 31.00 49.00 56.00 59.00 62 
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2. Worst-Case Predictive Modeling 
This section provides details of the installation that the compliance assessment is performed 
for.  Information about the compliance calculation software utilized, predicted emission results 
and antenna safety setbacks are included. 

Compliance simulation software 

The IXUS electromagnetic field (EMF) calculation software was used to assess all the RF field 
levels presented in this study. IXUS (https://ixusapp.com/) is a software product of Alphawave 
Mobile Network Products (Pty) Ltd, who specialize in electromagnetic software and systems. 
The IXUS software uses a fast and accurate EMF calculation tool that allows for the 
determination of RF field strength in the vicinity of radio communication base stations and 
transmitters. At its core, the IXUS EMF calculation module implements field evaluation 
techniques detailed in the ITU-T K.61, CENELEC 50383, and IEC62232 specifications. The 
calculation of EMF results at any point in 3-D space is achieved by either a synthetic ray tracing 
technique, a conservative cylindrical envelope method, or through full-wave EM simulation 
results obtained from a computational electromagnetic software tool. 
The selection of the solution method is determined by the specific antenna being considered. In 
addition, a conservative and verified modelling technique for 5G beamforming antennas in IXUS 
is used. The simulation accuracy of the IXUS calculation module has been verified extensively 
with full-wave EM simulations. 
 
IXUS version number: 4.14 (0)2025.1.0 (Calculator: 2025.1). 
Compliance exposure standard: FCC OET 65. 

 
The parameters used for modeling are summarized in the Site Description antenna inventory 
table in the Section above. 

Other Carrier Antennas 
There are no other wireless carriers with equipment installed at this site.   

Modeling Results 
At ground level the maximum cumulative exposure level from Verizon Wireless at this Site is 
approximately 16.13 percent of the FCC’s general population limit (3.226 percent of the FCC’s 
occupational limit). Notwithstanding, workers climbing the Monopole should be informed about 
the presence and locations of antennas and their associated fields. 

A site would be considered out of compliance with FCC regulations if there are areas that exceed 
the FCC exposure limits and there are no RF hazard mitigation measures in place. Any carrier 
which has an installation that contributes more than 5% of the applicable MPE must participate 
in mitigating these RF hazards.  
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As the site is in compliance with applicable FCC limits as designed, and in accordance with the 
official Verizon Wireless Signage and Demarcation Policy for tower structures, no signage is 
recommended at this site. 

The inputs used in the modeling are summarized in the Site Description antenna inventory table 
in the Section above.  

 

 

 



  9 
 T: (781) 273-2500 E: info@ebiconsulting.com W: ebiconsulting.com

3. Mitigation/Site Control Options 
EBI’s modeling indicates that there are no areas in front of the Verizon antennas that exceed the 
FCC standards for occupational or general public exposure. All exposures above the FCC’s safe 
limits require that individuals be elevated above the ground. In accordance with the official 
Verizon Wireless Signage and Demarcation Policy for tower structures, no signage is 
recommended at this site. 

Barriers are recommended for installation when possible to block access to the areas in front of 
the antennas that exceed the FCC general public and/or occupational limits. Barriers may 
consist of rope, chain, or fencing. Painted stripes should only be used as a last resort.There are 
no barriers recommended on this site.  Barriers are not recommended because the areas of 
concern extend into free space over lower walking/working surfaces. 

These protocols and recommended control measures have been summarized and included with 
a graphic representation of the antennas and associated signage and control areas in a RF-EME 
Site Safety Plan, which is included as Appendix B. Individuals and workers accessing the 
Monopole should be provided with a copy of the attached Site Safety Plan, made aware of the 
posted signage and signify their understanding of the Site Safety Plan. 

To reduce the risk of exposure, EBI recommends that access to areas associated with the active 
antenna installation be restricted and secured where possible. All persons accessing elevated 
positions on adjacent structures (ex. rooftop, utility pole, monopole, etc.) along with nearby 
elevated features, such as trees, within areas exceeding the general public MPE, must be made 
aware of the presence and locations of antennas and their associated fields, where applicable..   
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4. Summary and Conclusions 
 

EBI has prepared a Radiofrequency – Electromagnetic Energy (RF-EME) Compliance Report for 
telecommunications equipment installed by Verizon Wireless Site 17458353 – Madera Airport 
North, located at, Madera, CA, 93637, to determine worst-case predicted RF-EME exposure 
levels from wireless communications equipment installed at this site.  This report summarizes 
the results of RF-EME modeling in relation to relevant Federal Communications Commission 
(FCC) RF-EME compliance standards for limiting human exposure to RF-EME fields. 

As presented in the sections above, based on the FCC criteria, there are no modeled areas on 
any accessible walking/working surface related to the Verizon antennas that exceed the FCC’s 
occupational or general public exposure limits at this site.  

 

Workers should be informed about the presence and locations of antennas and their associated 
fields. Recommended control measures are outlined in  Appendix B – Radio Frequency 
Electromagnetic Energy Safety Information and Signage Plans; Verizon Wireless should also 
provide procedures to shut down and lockout/tagout this wireless equipment in accordance with 
their own standard operating protocol. Non-telecom workers who will be working in areas of 
exceedance are required to contact Verizon Wireless since only Verizon Wireless has the ability 
to lockout/tagout the facility, or to authorize others to do so. 
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5. Limitations 
This report was prepared at the request of Verizon Wireless. It was performed in accordance 
with generally accepted practices of other consultants undertaking similar studies at the same 
time and in the same locale under like circumstances.  The conclusions provided by EBI are 
based solely on the information «SVGen1» provided by the client. At the time of this report, no 
additional areas were identified on adjacent elevated surfaces that exceed the FCC’s general 
population MPE. The observations in this report are valid on the date of the investigation.  Any 
additional information that becomes available concerning the Site should be provided to EBI so 
that our conclusions may be revised and modified, if necessary.  This report has been prepared 
in accordance with Standard Conditions for Engagement and authorized proposal, both of which 
are integral parts of this report.  No other warranty, expressed or implied, is made. 
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Appendix A – Certifications 
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I, Kobi Thompson, state that: 

 I am an employee of EnviroBusiness Inc. (d/b/a EBI Consulting), which provides RF-EME 
safety and compliance services to the wireless communications industry. 

 I have successfully completed RF-EME safety training, and I am aware of the potential 
hazards from RF-EME and would be classified “occupational” under the FCC regulations. 

 I am fully aware of and familiar with the Rules and Regulations of both the Federal 
Communications Commissions (FCC) and the Occupational Safety and Health Administration 
(OSHA) with regard to Human Exposure to Radio Frequency Radiation.  

 I have reviewed the data provided by the client and incorporated it into this RF EME 
Report, such that the information contained in this report is true and accurate to the best of my 
knowledge. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Signed:  Kobi Thompson  

By:  Kobi Thompson 
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Reviewed and Approved by: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

        

Michael McGuire 
Electrical Engineer 
mike@h2dc.com 

 
 
 
 
 
 

 
 
 
 
 
Note that EBI’s scope of work is limited to an evaluation of the Radio Frequency – 
Electromagnetic Energy (RF-EME) field generated by the antennas and broadcast equipment 
noted in this report. The engineering and design of the building and related structures, as well 
as the impact of the antennas and broadcast equipment on the structural integrity of the 
building, are specifically excluded from EBI’s scope of work. 
 
  

sealed 23jul2025
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Appendix B – Radio Frequency Electromagnetic Energy Safety 

Information and Signage Plans 
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Elevation View 
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Reference Plane:   Ground Level=0' 
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a. Site Mitigation Diagram (Signage/Barriers) 
 

 
Sign Posting Instructions Required Signage / Mitigation 

 

Securely post at every point of access to the site in a 
manner conspicuous to all individuals entering 

thereon as indicated in the signage plan. 
N/A 

 

Securely post at every point of access to the site in a 
manner conspicuous to all individuals entering 

thereon as indicated in the signage plan. 
N/A 

 

Securely post in a manner conspicuous to all 
individuals entering thereon as indicated in the 

signage plan. 
N/A 

 

Securely post in a manner conspicuous to all 
individuals entering thereon as indicated in the 

signage plan. 
N/A 

 

Securely post in a manner conspicuous to all 
individuals entering thereon as indicated in the 

signage plan. 
N/A 

  

Mitigation Overview 
 

 

Existing Sign 

Installed Sign 

Proposed Sign 

No RF Signage Is Required 
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RF Signage and Safety Information 
 

RF Signage 
Areas or portions of any transmitter site may be susceptible to high power densities that could cause personnel exposures 
in excess of the FCC guidelines. These areas must be demarcated by conspicuously posted signage that identifies the 
potential exposure. Signage MUST be viewable regardless of the viewer’s position. 
 

GUIDELINES Category Two - Notice Category Three - Caution Category Four - Warning 

This sign will inform anyone 
of the basic precautions to 
follow when entering an area 
with transmitting 
radiofrequency equipment. 

 
This sign indicates that RF 
emissions may exceed the 
FCC General Population 
MPE limit.  
 Sign Color Blue  
 Sign Signal Word “Notice”  

 
This sign indicates that RF 
emissions may exceed the 
FCC Occupational MPE 
limit. 
 Sign Color Yellow  
 Sign Signal Word 
“Caution”  

 
This sign indicates that RF 
emissions may exceed at least 
10x the FCC Occupational MPE 
limit.  
 Sign Color Orange for 
Warning 
 Sign Signal Word “Warning”  

    
 

Category One - Information 

 

Information signs are used as a means to provide contact information for any questions or concerns. 
They will include specific cell site identification information and the Verizon Wireless Network 
Operations Center phone number. 
● Sign Color Green 

Physical Barriers 
Physical barriers are control measures that require awareness and participation of personnel. Physical barriers are 
employed as an additional administration control to complement RF signage and physically demarcate an area in which 
RF exposure levels may exceed the FCC General Population limit. Example: chain-connected stanchions 
 

Indicative Markers 
Indicative markers are visible control measures that require awareness and participation of personnel, as they cannot 
physically prevent someone from entering an area of potential concern. Indicative markers are employed as an additional 
administration control to complement RF signage and visually demarcate an area in which RF exposure levels may exceed 
the FCC General Population limit. Example: paint stripes 
 

Occupational Safety and Health Administration (OSHA) Requirements 
A formal adopter of FCC Standards, OSHA stipulates that those in the Occupational classification must complete training 
in the following: RF Safety, RF Awareness, and Utilization of Personal Protective Equipment. OSHA also provides options 
for Hazard Prevention and Control: 
 

Hazard Prevention Control 
 Utilization of good equipment 
 Enact control of hazard areas 
 Limit exposures 
 Employ medical surveillance and accident response 

 Employ Lockout/Tag out 
 Utilize personal alarms & protective clothing 
 Prevent access to hazardous locations 
 Develop or operate an administrative control program 
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Appendix C – Federal Communications Commission (FCC) Requirements 
 
 
The FCC has established Maximum Permissible Exposure (MPE) limits for human exposure to Radiofrequency 
Electromagnetic (RF-EME) energy fields, based on exposure limits recommended by the National Council on 
Radiation Protection and Measurements (NCRP) and, over a wide range of frequencies, the exposure limits 
developed by the Institute of Electrical and Electronics Engineers, Inc. (IEEE) and adopted by the American 
National Standards Institute (ANSI) to replace the 1982 ANSI guidelines.  Limits for localized absorption are 
based on recommendations of both ANSI/IEEE and NCRP. 

The FCC guidelines incorporate two separate tiers of exposure limits that are based upon 
occupational/controlled exposure limits (for workers) and general public/uncontrolled exposure limits for 
members of the general public. 

Occupational/controlled exposure limits apply to situations in which persons are exposed as a consequence 
of their employment and in which those persons who are exposed have been made fully aware of the potential 
for exposure and can exercise control over their exposure.  Occupational/ controlled exposure limits also 
apply where exposure is of a transient nature as a result of incidental passage through a location where 
exposure levels may be above general public/uncontrolled limits (see below), as long as the exposed person 
has been made fully aware of the potential for exposure and can exercise control over his or her exposure by 
leaving the area or by some other appropriate means. 

General public/uncontrolled exposure limits apply to situations in which the general public may be exposed or 
in which persons who are exposed as a consequence of their employment may not be made fully aware of the 
potential for exposure or cannot exercise control over their exposure.  Therefore, members of the general 
public would always be considered under this category when exposure is not employment-related, for 
example, in the case of a telecommunications tower that exposes persons in a nearby residential area. 

Table 1 and Figure 1 (below), which are included within the FCC’s OET Bulletin 65, summarize the MPE limits 
for RF emissions. These limits are designed to provide a substantial margin of safety. They vary by frequency 
to take into account the different types of equipment that may be in operation at a particular facility and are 
“time-averaged” limits to reflect different durations resulting from controlled and uncontrolled exposures. 

The FCC’s MPEs are measured in terms of power (mW) over a unit surface area (cm2).  Known as the power 
density, the FCC has established an occupational MPE of 5 milliwatts per square centimeter (mW/cm2) and an 
uncontrolled MPE of 1 mW/cm2 for equipment operating in the 1900 MHz frequency range.  These limits are 
considered protective of these populations. 
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Table 1: Limits for Maximum Permissible Exposure (MPE) 

(A) Limits for Occupational/Controlled Exposure 

Frequency Range 
(MHz) 

Electric Field 
Strength (E) 

(V/m) 

Magnetic Field 
Strength (H) 

(A/m) 

Power Density (S) 
(mW/cm2) 

Averaging Time 
[E]2, [H]2, or S 

(minutes) 
0.3-3.0 614 1.63 (100)* 6 
3.0-30  1842/f 4.89/f (900/f2)* 6 
30-300  61.4 0.163 1.0 6 
300-I,500  -- -- f/300 6 
1,500-100,000 -- -- 5 6 

(B) Limits for General Public/Uncontrolled Exposure 

Frequency Range 
(MHz) 

Electric Field 
Strength (E) 

(V/m) 

Magnetic Field 
Strength (H) 

(A/m) 

Power Density (S) 
(mW/cm2) 

Averaging Time 
[E]2, [H]2, or S 

(minutes) 
0.3-1.34 614 1.63 (100)* 30 
1.34-30  824/f 2.19/f (180/f2)* 30 
30-300  27.5 0.073 0.2 30 
300-I,500  -- -- f/1,500 30 
1,500-100,000 -- -- 1.0 30 
f = Frequency in (MHz) 
* Plane-wave equivalent power density 
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Based on the above, the most restrictive thresholds for exposures of unlimited duration to RF energy for 
several personal wireless services are summarized below: 

Personal Wireless Service Approximate 
Frequency Occupational MPE Public MPE 

Microwave (Point-to-Point) 5,000 - 80,000 
MHz 5.00 mW/cm2 1.00 mW/cm2 

Broadband Radio (BRS) 2,600 MHz 5.00 mW/cm2 1.00 mW/cm2 
Wireless Communication (WCS) 2,300 MHz 5.00 mW/cm2 1.00 mW/cm2 
Advanced Wireless (AWS) 2,100 MHz 5.00 mW/cm2 1.00 mW/cm2 
Personal Communication (PCS) 1,950 MHz 5.00 mW/cm2 1.00 mW/cm2 
Cellular Telephone 870 MHz 2.90 mW/cm2 0.58 mW/cm2 
Specialized Mobile Radio (SMR) 855 MHz 2.85 mW/cm2 0.57 mW/cm2 
Long Term Evolution (LTE) 700 MHz 2.33 mW/cm2 0.47 mW/cm2 
Most Restrictive Frequency Range 30-300 MHz 1.00 mW/cm2 0.20 mW/cm2 

MPE limits are designed to provide a substantial margin of safety. These limits apply for continuous exposures 
and are intended to provide a prudent margin of safety for all persons, regardless of age, gender, size, or 
health. 

Personal Communication (PCS) facilities used by wireless carriers in this area will potentially operate within a 
frequency range of 600 to 5000 MHz.  Facilities typically consist of: 1) electronic transceivers (the radios or 
cabinets) connected to wired telephone lines; and 2) antennas that send the wireless signals created by the 
transceivers to be received by individual subscriber units (PCS telephones).  Transceivers are typically 
connected to antennas by coaxial cables. 

Because of the short wavelength of PCS services, the antennas require line-of-site paths for good propagation, 
and are typically installed above ground level.  Antennas are constructed to concentrate energy towards the 
horizon, with as little energy as possible scattered towards the ground or the sky.  This design, combined with 
the low power of PCS facilities, generally results in no possibility for exposure to approach Maximum 
Permissible Exposure (MPE) levels, with the exception of areas directly in front of the antennas. 
 
FCC Compliance Requirement 

A site is considered out of compliance with FCC regulations if there are areas that exceed the FCC exposure 
limits and there are no RF hazard mitigation measures in place. Any carrier which has an installation that 
contributes more than 5% of the applicable MPE must participate in mitigating these RF hazards. 
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Planning Commission Resolution  
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RESOLUTION NO.  

 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
DETERMINING THE PROJECT IS CATEGORICALLY EXEMPT PURSUANT TO SECTION 
15303/CLASS 3 (NEW CONSTRUCTION OR CONVERSION OF SMALL STRUCTURES) 

OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) GUIDELINES AND 
APPROVING CONDITIONAL USE PERMIT (CUP) 2025-11 AND SITE PLAN REVIEW 

(SPR) 2025-19 
 

WHEREAS, Towers of California LLC (applicant) and Pappas Storage LLC. (property owner), 
submitted an application for Conditional Use Permit (CUP 2025-11) and Site Plan Review (SPR 2025-19), 
“the project,” pertaining to installation of a 70’ monopine, a 500 square foot lease area and associated 
infrastructure described on a ±3.77-acre parcel located on the west side of Golden State Boulevard 
between Avenue 17 and North Schnoor Avenue (APN 013-250-001), in the City of Madera, CA (“site”); and 

WHEREAS, the site is designated for Industrial land uses on the General Plan Land Use Map and 
is zoned I (Industrial) by the Zoning Ordinance; and 

WHEREAS, in accordance with the provisions of City Municipal Code (CMC) § 10-3.1102, CUP 
2025-11 and SPR 2025-19 was filed to request authorization to construct a 70-foot-tall unmanned 
monopine wireless telecommunication tower and related equipment and facilities for Verizon Wireless 
on the project site; and 

WHEREAS, operations proposed in accordance with CUP 2025-11 and SPR 2025-19 have been 
determined to be able to occur on the site in a manner that is not detrimental to the welfare and well-
being of the surrounding uses and the City at large; and 

WHEREAS, a preliminary environmental assessment was performed and the proposed project 
was found to be Categorically Exempt pursuant to the provisions of the California Environmental Quality 
Act (CEQA) Guidelines, Section 15303/Class 3 (New Construction or Conversion of Small Structures); and 

WHEREAS, under the City’s Municipal Code, the Planning Commission is authorized to review and 
approve conditional use permits and environmental assessments for projects on behalf of the City; and  

WHEREAS, the City provided notice of the Planning Commission hearing as required by law; and  

WHEREAS, the Planning Commission received and independently reviewed CUP 2025-11 and SPR 
2025-19 at a duly noticed meeting on January 20, 2026; and  

WHEREAS, a public hearing was held, the public was provided an opportunity to comment, and 
evidence, both written and oral, was considered by the Planning Commission; and  

WHEREAS, after due consideration of the items before it, the Planning Commission now desires 
to adopt this Resolution determining the project is Categorically Exempt from the provisions of Section 
15303/Class 3 (New Construction or Conversion of Small Structures) of the CEQA Guidelines and approving 
CUP 2025-11 and SPR 2025-19.   
 
NOW THEREFORE, be it resolved by the Planning Commission of the City of Madera as follows:  

1. Recitals: The above recitals are true and correct and are incorporated herein. 



2. CEQA: A preliminary environmental assessment was prepared for this project in accordance with 
the requirements of the California Environmental Quality Act (CEQA). The Planning Commission 
determines that the project is exempt under Section 15303/Class 3 (New Construction or 
Conversion of Small Structures) of the State of California Environmental Quality Act (CEQA) 
Guidelines because the project is limited to development and use of a 70-foot tall unmanned 
monopine wireless telecommunications tower, ancillary equipment and facilities in a developed 
area. The use will not involve the use of significant amounts of hazardous substances. Necessary 
public services and facilities within reasonable length are available for purposes of the project 
and the surrounding area is not environmentally sensitive. None of the exceptions under Section 
15300.2 of the CEQA Guidelines are applicable to this project and there are no unusual 
circumstances. 

3. Findings to Approve CUP 2025-11: The Planning Commission finds and determines that there is 
substantial evidence in the administrative record to support the approval of the use permit, as 
conditioned. The Planning Commission further approves, accepts as its own, incorporates as if set 
forth in full herein, and makes each and every one of the findings, based on the evidence in the 
record, as follows: 
 
Finding a:  The proposal is consistent with the General Plan and Zoning Ordinance. 

The proposed wireless facility uses are consistent with the goals, objectives and 
policies of the General Plan Industrial land use designation and the I (Industrial) 
zone district. 

The proposed use is not considered to be of a sensitive nature, the introduction 
of which would generally obstruct or adversely impact the ability to develop 
planned industrial lands and/or viability to conduct operations for which 
planned for industrial uses and zoned industrial areas are intended. 

CUP 2025-11 was filed to request authorization to allow construction of a 70-
foot-tall unmanned wireless monpine tower telecommunications facility to be 
established on the site in accordance with the provisons of City Municipal Code 
(CMC) § 10-3.1102. 

As conditioned, development of the site is consistent with the Madera General 
Plan goals and policies and the Design and Development Guidelines. 

Finding b:  The proposed use will be compatible with the surrounding properties. 
 

The proposed unmanned telecommunications facility use is not intensive is 
compatible with adjacent industrial uses. For this reason, the proposed use of the 
project site will contribute to the viability of the site adjacent industrial planned 
and zoned lands.  

The proposed use is not considered to be of a sensitive nature. The project site is 
a preferred site as defined by the provisions of Title X, Chapter 9 of the City 
Municipal Code. The project site and surrounding area is planned and zoned for 
industrial use. Typical industrial operations should be expected to occur and 
should not be deemed to constitute a nuisance due to the introduction of the 
subject use on the project site.  



As conditioned, the wireless facility will be compatible with the surrounding land 
uses and the established codes, standards and policies relating to traffic safety, 
street improvements and environmental quality. 

Finding c:  The establishment, maintenance, or operation of the use or building applied for 
will not, under the circumstances of the particular case, be detrimental to the 
health, safety, peace, morals, comfort, and general welfare of persons residing or 
working in the neighborhood of such proposed use or be detrimental or injurious 
to property and improvements in the neighborhood or general welfare of the city. 

The proposed wireless communications facility will not result in a detriment to 
the health, safety, peace, morals, comfort, or general welfare of persons or 
property in the surrounding area. The operations of this proposal have been 
conditioned. The general welfare and safety of the surrounding uses and the City 
at large are not negatively impacted and will be protected.  

The Applicant submitted a Pre-Activation Radio Frequency Electromagnetic 
Energy Exposure Report in accordance with the provisions of the City Municipal 
Code. This report concluded exposure levels are calculated to be below the FCC’s 
most stringent General Population MPE Limits. 

4. Findings for SPR 2025-19: The Planning Commission finds and determines that there is substantial 
evidence in the administrative record to support the approval of SPR 2025-19, as conditioned. 
With conditions, the project is consistent with the requirements of the Municipal Code, including 
Section 10-3.4.0106 and Title X, Chapter 9. The Planning Commission further approves, accepts 
as its own, incorporates as if set forth in full herein, and makes each and every one of the findings, 
based on the evidence in the record, as follows: 

Finding a. The proposal is consistent with the General Plan, operative plans and Municipal 
Code. 

The property is zoned I (Industrial), which is consistent with the existing General 
Plan land use designation of I (Industrial) pursuant to Table LU-A: General 
Plan/Zoning Consistency of the General Plan. As conditioned, the project is 
consistent with the purpose and intent of the I zone district and does not conflict 
with City standards or other provisions of the Code including those specifically 
pertaining to Wireless Facilities at Title X, Chapter 9 of the City Municipal Code. 
Therefore, the project is consistent with the General Plan and Zoning Ordinance 
of the City of Madera.  

The project site is not located within the boundaries of a specific plan. 

Finding b:  The proposed project includes facilities and improvements; vehicular and 
pedestrian ingress, egress, and internal circulation; and location of structures, 
services, walls, landscaping, and drainage that are so arranged that traffic 
congestion is avoided, pedestrian and vehicular safety and welfare are protected, 
there will be no adverse effects on surrounding property, light is deflected away 
from adjoining properties and public streets, and environmental impacts are 
reduced to acceptable levels. 

The proposed project includes a wireless tower monopine unmanned 
telecommunications facilities and minor improvements within a 500 square foot 
lease area. 



Site Plan Review 2025-19 has been evaluating with respect to surrounding land 
and is consistent with applicable requirements for development in the I zone 
district including provisions for access to and from the site, parking, drainage, and 
lighting. The project will comply with all location and design standards of Title X, 
Chapter 9 of the City Municipal Code pertaining to Wireless Facilties and is 
conditioned to ensure safety and welfare of the public is maintained. The project 
will not generate significant amounts of noise, light, or traffic. 

Finding c.  The proposal is consistent with established legislative policies relating to traffic 
safety, street dedications, street improvements, and environmental quality. 

Site Plan Review 2025-19 only requires minimum improvements as it proposed 
development limited to a described 500 square foot lease area on a developed 
parcel within the City. The project will create a paved access path to the 
telecommunications area. All established legal policies relating to traffic, street 
improvements, and environmental quality will be satisfied. 

5. Findings for Wireless Facility: The Planning Commission finds and determines that there is 
substantial evidence in the administrative record to support the approval of the proposed wireless 
facility, as conditioned. With conditions, the project is consistent with the Location Standards and 
Design Standards  for  Wireless Facilities in the City Municipal Code Sections 10-9.09 and 10-9.10 
respectively. The Planning Commission further approves, accepts as its own, incorporates as if set 
forth in full herein, and makes each and every one of the findings, based on the evidence in the 
record, as follows: 

Finding a. The proposed wireless facility is in a preferred location; or the proposed wireless 
facility is in a discouraged location and the applicant has demonstrated through 
a meaningful comparative analysis that no more preferred location or support 
structure would be technically feasible and potentially available; 

The proposed wireless facility is planned to be located on a property planned for 
Industrial uses and withing the I (Industrial) zone district, which is considered to 
be a preferred location.  

Site analysis was complete for purposes of evaluation of other site alternatives, 
Verizon Wireless concluded that the proposed monopine facility at a maximum 
height of 70 feet is the least intrusive means to address the significant gap in 
coverage/capacity, and to address the community’s wireless needs. This 
conclusion arises primarily from the fact that the proposed facility is the only 
location where there is both a willing property owner to lease space and a 
location on the property which presents a location for a wireless facility with little 
or no visual or noise impacts and is therefore preferred under the guidelines of 
the Madera Municipal Code. 

The project may be considered consistent and compatible with the other existing 

uses in the surrounding area. Conditions placed on the project and compliance 

with the codified provisions of the CMC will ensure that the development and 

operation of the project does not have a substantial adverse impact on the 

surrounding uses. 

Finding b.      The proposed wireless facility complies with all applicable development standards 
in this chapter and any other applicable findings required for the approval, such 



as § 10-3.1301 of this chapter (conditional use permits) or § 10-3.4.0106 of this 
chapter (site plan review); 

Location standards for wireless facilities are provided at CMC § 10-9.09; 

identifying “preferred locations,” for which no alternative sites analysis is 

required for new stealth facilities. Monopine towers are considered a “stealth 

facility,” defined by the CMC as, “concealment techniques that make a wireless 

facility look like something other than a wireless facility.” Industrial zones are 

listed as preferred locations. 

Design Standards are also provided at CMC § 10-910, including but not limited to: 

Concealment; Overall height; Setbacks; Fall zone; Noise; Landscaping; Security 

Measures; Secondary power sources; Lights; Signage; Utilities; Parking & access; 

Equipment; and, design requirements for monopines. 

The design standards provide that all wireless facilities must be compliant with 

maximum overall height limits applicable to structures on the underlying parcel; 

provided, however, that a stealth wireless facility may exceed the applicable 

height limit by not more than ten feet. The height standards within the I 

(Industrial) zone district specify building height limits, and yard requirements 

shall be as specified in the use permit.  

The location of the lease area should not obstruct or result in an impediment to 

future development on the larger parcel. 

Finding c. The applicant has provided a signed statement that indicates its willingness to 
allow other carriers and site operators to collocate transmission equipment with 
the proposed wireless facility whenever technically feasible and aesthetically 
desirable in accordance with applicable provisions in this chapter; and 

The applicant has provided a signed statement that indicates its willingness to 
permit other carriers and site operators to collocate transmission equipment with 
the proposed wireless facility when feasible and aesthetically desirable.  

Finding d. The applicant has demonstrated that the proposed wireless facility will comply 
with all applicable FCC regulations and guidelines for human exposure to RF 
emissions and will not, either individually or cumulatively with other transmitters 
in the vicinity, result in RF exposures that exceed the FCC's maximum permissible 
exposure level for the general population. 

The applicant has provided a detailed report concluding that the proposed 
wireless facilities is consistent and compliant with all applicable FCC  regulations 
and guidelines regarding to human exposure RF emissions and will not result in 
RF exposure that exceeds FCC’s maximum permissible exposure either 
individually or cumulatively with other transmitters in the vicinity of the project 
site as the report indicated that the RF levels are well below maximum 
permissible exposure. 

6. Approval of CUP 2025-11 and SPR 2025-19: Given that all findings can be made, the Planning 
Commission hereby approves CUP 2025-11 and SPR 2025-19 as conditioned and set forth in the 
Conditions of Approval attached as Exhibit “A”. 

https://codelibrary.amlegal.com/codes/madera/latest/madera_ca/0-0-0-8293#JD_10-3.1301
https://codelibrary.amlegal.com/codes/madera/latest/madera_ca/0-0-0-7078#JD_10-3.4.0106


7. Effective Date: This resolution is effective immediately.  
 

* * * * * 

 

Passed and adopted by the Planning Commission of the City of Madera this 20th day of January 2026, by 

the following vote:  

 

AYES:  

NOES:  

ABSTENTIONS:  

ABSENT: 

________________________________ 

Robert Gran Jr. 

Planning Commission Chairperson 

Attest: 

 

__________________________ 

David Brletic 

Planning Manager 

 

Exhibit “A” Conditions of Approval for CUP 2025-11 and SPR 2025-19 



EXHIBIT “A” 

CUP 2025-11 and SPR 2025-19 

New Verizon Tower  

CONDITIONS OF APPROVAL 

January 20, 2026 
 

NOTICE TO APPLICANT 

Pursuant to Government Codes Section 66020(d)(1) and/or Section 66499.37, any protest related to the 
imposition of fees, dedications, reservations, or exactions for this project, or any proceedings undertaken 
regarding the City’s actions taken or determinations made regarding the project, including but not limited 
to validity of conditions of approval must occur within ninety (90) calendar days after the date of decision. 
This notice does not apply to those fees, dedications, reservations, or exactions which were previously 
imposed and duly noticed; or where no notice was previously required under the provisions of 
Government Code Section 66020(d)(1) in effect before January 1, 1997. 

IMPORTANT:  PLEASE READ CAREFULLY 

This project is subject to a variety of discretionary conditions of approval. These include conditions based 
on adopted City plans and policies; those determined through plan review and environmental assessment 
essential to mitigate adverse effects on the environment including the health, safety, and welfare of the 
community; and recommended conditions for development that are not essential to health, safety, and 
welfare, but would on the whole enhance the project and its relationship to the neighborhood and 
environment. 

Approval of this permit shall be considered null and void in the event of failure by the applicant and/or 
the authorized representative, architect, engineer, or designer to disclose and delineate all facts and 
information relating to the subject property and the proposed development. 

Approval of this permit may become null and void in the event that development is not completed in 
accordance with all the conditions and requirements imposed on this permit, the zoning ordinance, and 
all City standards and specifications. This permit is granted, and the conditions imposed, based upon the 
application submittal provided by the applicant, including any operational statement. The application is 
material to the issuance of this permit. Unless the conditions of approval specifically require operation 
inconsistent with the application, a new or revised permit is required if the operation of this establishment 
changes or becomes inconsistent with the application. Failure to operate in accordance with the 
conditions and requirements imposed may result in revocation of the permit or any other enforcement 
remedy available under the law. The City shall not assume responsibility for any deletions or omissions 
resulting from the review process or for additions or alterations to any construction or building plans not 
specifically submitted and reviewed and approved pursuant to this permit or subsequent amendments or 
revisions. These conditions are conditions imposed solely upon the permit as delineated herein and are 
not conditions imposed on the City or any third party. Likewise, imposition of conditions to ensure 
compliance with federal, state, or local laws and regulations does not preclude any other type of 
compliance enforcement.  

Discretionary conditions of approval may be appealed. All code requirements, however, are mandatory 
and may only be modified by variance, provided the findings can be made. All discretionary conditions of 
approval for CUP 2025-11 and SPR 2025-19 will ultimately be deemed mandatory unless appealed by the 
applicant to the City Council within 15 days after the decision by the Planning Commission. In the event 
you wish to appeal the Planning Commission’s decision or discretionary conditions of approval, you may 
do so by filing a written appeal with the City Clerk. The appeal shall state the grounds for the appeal and 
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wherein the Commission failed to conform to the requirements of the zoning ordinance. This should 
include identification of the decision or action appealed and specific reasons why you believe the decision 
or action appealed should not be upheld. 

These conditions are applicable to any person or entity making use of this permit, and references to 
“developer” or “applicant” herein also include any applicant, property owner, owner, lessee, operator, or 
any other person or entity making use of this permit. 

CONDITIONS OF APPROVAL 

General Conditions  

1. The applicant shall submit to the City of Madera Planning Department a check in the amount 
necessary to file a Notice of Exemption at the Madera County Clerk. This amount shall equal the 
Madera County filing fee in effect at the time of filing. Such check shall be made payable to the 
Madera County Clerk and submitted to the City of Madera Planning Department no later than 
three (3) working days following action on CUP 2025-11 and SPR 2025-19. 

2. Project approval is conditioned upon acceptance of the conditions of approval contained herein, 
as evidenced by receipt in the Planning Department of the applicant’s signature upon an 
Acknowledgement and Acceptance of Conditions within thirty (30) days of the date of approval 
for this use permit. 

3. The applicant’s failure to utilize CUP 2025-11 and SPR 2025-19 within two years following the date 
of this approval shall render permit(s) null and void unless a written request for an extension has 
been submitted to and approved by the Commission in accordance with the provisions of City 
Municipal Code (CMC) § 10-3.1311(A). 

4. CUP 2025-11 and SPR 2025-19 may be made null and void without any additional public notice or 
hearing at any time upon both the benefactors of use permit and owners of the property 
voluntarily submitting to the City a written request to permanently extinguish CUP 2025-11 and 
SPR 2025-19.  

5. The project site and facilities shall be subject to periodic reviews and inspection by the City to 
determine compliance with the conditions of approval and applicable codes.  If at any time, the 
use is determined by Staff to be in violation of the conditions, staff may schedule a public hearing 
before the Commission within 45 days of the violation to revoke the permits or modify the 
conditions of approval. 

6. All plans submitted for on-site construction or building permits must incorporate and reflect all 
requirements outlined in the herein listed conditions of approval.  Should the need for any 
deviations from these requirements arise, or for any future changes or additions not considered 
by the Planning Commission, they may be requested in writing for consideration of approval by 
the Planning Manager and/or City Engineer.  The Planning Manager may determine that 
substantive changes require formal modification to the conditional use permit and/or site plan 
review by the Commission. 

7. All conditions of approval shall be the sole financial responsibility of the applicant/owner, except 
where specified in the conditions of approval listed herein or mandated by statutes. 

8. It shall be the responsibility of the property owner to ensure that any required permits, 
inspections and approvals from any regulatory agency shall be obtained from the concerned 
agency prior to any building permit final issuance. 
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9. Approval of this conditional use permit is for the benefit of the applicant. The submittal of 
applications by the applicant for this project was a voluntary act on the part of the applicant not 
required by the City. Therefore, as a condition of approval of this project, the applicant agrees to 
defend, indemnify, and hold harmless the City of Madera and its agents, officers, consultants, 
independent contractors, and employees (“City”) from any and all claims, actions, or proceedings 
against the City to attack, set aside, void, or annul an approval by the City concerning the project, 
including any challenges to associated environmental review, and for any and all costs, attorneys 
fees, and damages arising therefrom (collectively “claim”).  

The City shall promptly notify the applicant of any claim and the City shall cooperate fully in the 
defense. If the City fails to promptly notify the applicant of any claim or if the City fails to cooperate 
fully in the defense, the applicant shall not thereafter be responsible to defend, indemnify, or hold 
harmless the City. 

Nothing in this condition shall obligate the City to defend any claim and the City shall not be 
required to pay or perform any settlement arising from any such claim not defended by the City, 
unless the City approves the settlement in writing. Nor shall the City be prohibited from 
independently defending any claim, and if the City does decide to independently defend a claim, 
the applicant shall be responsible for City’s attorneys’ fees, expenses of litigation, and costs for 
that independent defense, including the costs of preparing any required administrative record. 
Should the City decide to independently defend any claim, the applicant shall not be required to 
pay or perform any settlement arising from any such claim unless the applicant approves the 
settlement. 

Building Department 

10. A building permit is required for the site including all structures and infrastructure 
(electrical).  Plans must be submitted to the Building Department for review and approval.  No 
work shall commence until permits are issued. 

Fire Department 

11. A Knox Box or Knox Padlock is required for access.  If located more than 150 feet from the public 
right-of-way, a paved fire access road shall be provided. 

12. One, 2A10BC rated fire extinguisher is required, which must be serviced and mounted in an 
accessible location.  NOTE: If storage batteries, a generator, or fuel tanks are placed on site the 
type and rating will need to be upgraded for the hazard. 

Planning Department 

13. Proposed elevations of all sides of the monopine, or other such appropriate tree type, shall be 
submitted for approval to the Planning Department, clearly detailing the stealthing measures 
required to disguise the new telecommunications pole and include:  

- limiting antenna arrays to a maximum of 9 feet in length;  
- mounting antenna arrays directly to the tree trunk and limiting any protrusion beyond the 

trunk as depicted on the plans;  
- Antennas shall not protrude beyond the external leaf line of the branches;  
- Painting the monopole "tree trunk" to resemble the color of tree trunk; and  
- installing “branches” made of UV resistant branches to resemble the branches and leaves of a 

real pine tree. 
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14. Standard Conditions. Except as may be authorized therein, all wireless facilities approved under 
Title X, Chapter 9 of the City Municipal Code or deemed approved by the operation of law shall be 
automatically subject to the conditions in § 10-9.11(A) et seq. of the City Municipal Code and these 
conditions shall be deemed to be incorporated by reference to any permit approved or deemed 
approved by law. 

15. Vandalism and graffiti shall be corrected per the MMC.   

16. The property owner, operator and/or manager shall keep the property clear of all trash, rubbish 
and debris at all times, and disposal of refuse shall be restricted to the dumpster on the project 
site.  

17. The property owner, operator and/or manager shall operate in a manner that does not generate 
noise, odor, blight or vibration that adversely affects any adjacent properties.  

18. The property owner and/or benefactor of the use permit(s) shall comply with all federal, state and 
local laws. Material violations of any of those laws concerning the use(s) may be cause for 
revocation of said use permit(s). 

19. All other proposed uses that are not permitted by right in the Industrial zone district shall be 
individually processed as separate Conditional Use Permit(s). 

Building and Site Aesthetics 

20. The proposed project shall comply with all Design Standards within § 19-9.10 et seq. of the City 
Municipal Code, including but not limited to, the following: 

a. The proposed monopine shall comply with those provisions included within § 19-
9.10(O)(3) et seq. of the City Municipal Code. This includes, but is not limited to, shape 
and branching. 

21. The construction and placement of all structures approved as part of SPR 2025-19 shall be in close 
conformance with the elevation drawings, as reviewed and approved by the Commission.   

22. The applicant/developer shall provide the Planning Department with a final color and materials 
board and representative color section rendering of the proposed buildings.  

23. Prior to the issuance of building permits, the applicant shall identify on the site plan the following 
information for Planning Department review and approval: 

• The location of all-natural gas and electrical utility meter locations 

• The location of all HVAC (heating, ventilation or air conditioning) equipment 

• The location of all compressor equipment, and mechanical and electrical equipment 

24. The specifications and types of exterior lighting fixtures to be installed on the site shall be 
submitted to and approved by the Planning Department prior to the issuance of building permits.  
All exterior lighting shall be directed away from adjoining properties and not interfere with the 
driving safety of vehicular traffic.  Exposed bulbs will not be permitted. 

25.  The developer shall contact the City Engineer when all site lighting is operational.  Additional light 
screening may be required. 

26. The property owner shall maintain all landscaping in a healthy and well-manicured appearance to 
achieve and maintain the landscaping design that was approved by the city.  This includes, but is 
not limited to, ensuring properly operating irrigation equipment at all times, trimming and pruning 
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of trees and shrubs, mowing lawns consistent with industry standards, and replacing dead or 
unhealthy vegetation.   

Signage 

27. Signage shall be in accordance with City standards, and all signs shall be reviewed and approved 
by the Planning Department prior to the issuance of a separate sign construction permit which 
may be required by the Building Department.   

a. Signage; decals; advertisements shall comply with § 10-9,10(J) of the City Municipal Code. 

28. Address sign designs shall be approved by the Planning Department prior to the issuance of 
building permits. 

29. All proposed construction announcement sign uses shall conform to the sign ordinance. 

 

END OF CONDITIONS 
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REPORT TO THE PLANNING COMMISSION 

Prepared by: Meeting of: January 20, 2026 
Will Tackett, Community Development Director Agenda Number: 2

SUBJECT: 

Consideration of General Plan Amendment (GPA) No. 2026-01 for the 2024–2032 Housing 
Element Update. 

RECOMMENDATION:  

Conduct a public hearing and adopt: 

1. A Resolution of the Planning Commission of the City of Madera recommending the
Council of the City of Madera approve General Plan Amendment (GPA) No. 2026-01 for
the 2024-2032 Housing Element.

BACKGROUND: 

The Housing Element is one of eight mandatory elements of a General Plan and is required by 
California State Law to be updated every eight years. The City of Madera last updated its Housing 
Element in 2016. The City, in coordination with consultant Michael Baker International, has been 
preparing an update to the City’s Housing Element as required by State law. The updated Housing 
Element must address what land use planning steps the City will take so that the City is able to 
meet its Regional Housing Needs Allocation (RHNA). 

Below is a brief overview of the process followed to update the Housing Element to date: 

• March 21, 2023: Virtual community workshop
• June 24-26, 2024: Stakeholder outreach meetings
• March 3, 2025: First draft Housing Element published online for public review
• April 16, 2025: Submittal of draft Housing Element to HCD
• July 14, 2025: HCD review letter received
• August 26, 2025: Technical assistance meeting #1 with HCD
• September 25, 2025: Technical assistance meeting #2 with HCD
• November 21, 2025: Technical assistance meeting #3 with HCD
• November 24, 2025: Second draft Housing Element published online for public review
• December 1, 2025: Second draft Housing Element submitted to HCD
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SUMMARY: 

The Housing Element is composed of six main chapters. 

▪ Review of Past Accomplishments: This chapter reviews the 2016–2024 Housing Element; 
evaluates its progress on housing goals, objectives, and policies; determines the 
effectiveness of these policies; and describes how these policies will be incorporated in 
the 2024–2032 Housing Element. The chapter also reviews progress toward meeting the 
2016–2024 RHNA and effectiveness at serving special needs populations. 

▪ Housing Needs Assessment: This section evaluates characteristics that inform housing 
need, including population trends, demographics, employment trends, household 
characteristics, housing stock characteristics, housing inventory and market conditions, 
and preservation of at-risk units. The assessment also analyzes housing needs of various 
special needs groups, including elderly persons, large households, female-headed 
households, persons with disabilities (including developmental disabilities), homeless 
persons, farmworkers, and extremely low-income households. 

▪ Sites and Resources: This section provides an overview of available land resources and 
residential sites for future housing development; evaluates how these resources can 
satisfy future housing needs; reviews financial and administrative resources available to 
support affordable housing; and discusses resources available for the development, 
rehabilitation, and preservation of housing in Madera. The chapter identifies specific sites 
with capacity to meet the RHNA. It is important to note that the inclusion of a site does 
not require the jurisdiction or landowner to build or finance housing on the site. Suitable 
sites are selected only to demonstrate the capacity for housing. 

▪ Constraints on Housing: This section identifies and evaluates factors that may pose 
significant constraints or burdens that limit or constrain the production of housing 
necessary to meet local and regional housing needs and the goals and objectives of the 
General Plan. 

▪ Affirmatively Furthering Fair Housing (AFFH): This chapter analyzes barriers that restrict 
access to opportunities and identifies goals to address the impacts of systemic issues such 
as residential segregation, housing cost burden, and unequal educational or employment 
opportunities to the extent these issues create and/or perpetuate discrimination against 
protected segments of the population. 

▪ Goals, Policies, and Programs: The Housing Element update includes programs that the 
City will implement over the eight-year planning period. Each program has an action, 
timeline to complete the action, funding source, implementing agency, and, where 
applicable, a quantified objective and/or geographic target for the program. The City of 
Madera’s Community Development Department is largely the implementing agency for 
Housing Element programs. 
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Regional Housing Needs Allocation Obligation 

The City of Madera is required to maintain sufficient land and sites capacity to meet the RHNA 
for the eight-year planning period, from 2024–2032. There must always be appropriate zoning 
and development standards in place for the RHNA to be met. The table below describes the RHNA 
allocation for the City of Madera and the units yielded from the identified opportunity sites. 

 
Very Low 
Income 

Low  
Income 

Moderate 
Income 

Above Mod 
Income 

Total 
RHNA 

Area Median Income <50% 50%–80% 81%–120% > 120% - 
6th Cycle Total RHNA 
(2024–2032) 

1,238 958 1,170 2,874 6,240 

Current Projects - - - 352 352 
ADUs - - - 2 2 
Unmet RHNA 1,238 958 1,170 2,520 5,886 

Identified RHNA Site 
Capacity 

1,486 1,150 1,404 3,024 7,064 

Note: ADU = accessory dwelling unit 
 
The sites inventory identifies 82 opportunity sites to be rezoned in order to create capacity for 
the number of units in the RHNA. As noted in Program A-1, ±123.4 total acres throughout the 
City are proposed to be rezoned to the R3 zone. The Housing Element will be deemed 
substantially compliant once it is adopted and these rezonings are complete. 
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Other Notable Programs 

In addition to the noted proposed rezoning, several other programs are included to promote 
housing mobility, streamline processes, and provide improvements within the City. Notable 
programs include the following: 

• Program A-1, Rezoning Plan: The City will rezone to provide adequate sites to meet 
its housing need. The City will process zoning amendments to fully accommodate the 
City’s remaining housing need. Rezone sites will comply with the requirements of 
Government Code Section 65583.2(h) and (i). To address affirmatively furthering fair 
housing (AFFH) goals and improve access for a diverse array of housing opportunities 
for all residents of Madera, including members of protected classes, the City will seek 
to expand affordable and multifamily housing opportunities in areas of high resource. 
This includes rezoning 82 parcels (±123.4 acres) to the R3 zone (2,410 lower, 1,109 
moderate, and 1,340 above-moderate RHNA units). 

• Program A-2, General Plan and Zoning Densities: The City will revise densities so that 
the zoning and General Plan densities align. Specifically, the City will increase the 
density of the R2 zone from 0–14.52 dwelling units per acre (du/ac) to 0–20 du/ac and 
revise the density of the R3 zone from 0–24.2 du/ac to 20–50 du/ac. 
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• Program A-5, Accessory Dwelling Unit Production: This program includes a set of 
efforts to encourage ADU production, including highlighting the existing ADU bonus 
program, adopting a set of preapproved/rereviewed plans, developing promotional 
and educational material, and monitoring ADU production and affordability levels.  

• Program D-1, Incentives and Assistance for Lower-Income and Special Needs 
Housing: This program includes a set of incentives for and technical assistance to 
developers for housing projects that are affordable or for special needs households. 
The term “special needs households” covers all types of special needs households, 
including persons with disabilities, persons experiencing homelessness, female-
headed households, senior housing, transitional youth housing, or any other 
identified special need housing type not listed. Efforts include expedited processing 
for projects with lower-income units; incentives to developers including modification 
of development standards; continuing existing financial assistance through the City’s 
Grants Administration Division; and technical support and outreach to developers.  

• Program E-1, Neighborhood Revitalization: This program includes a suite of existing 
and new efforts to support neighborhood revitalization. It includes the existing 
Neighborhood Revitalization Program, revitalization and redevelopment fee waivers, 
a windshield survey, adopting an adaptive reuse ordinance, home rehabilitation 
grants, and funding prioritization.   

• Program E-2, Place-Based Improvements: The City will continue to implement and 
develop programs and strategies to create place-based improvements in areas of the 
City with greater need. Improvements include park enhancements, pedestrian 
enhancements, bike lane construction, accessibility (compliant with the Americans 
with Disabilities Act) improvements, transit improvements, and water and sewer 
infrastructure improvements. The City will prioritize funding and efforts in the 
comparatively lower-resource and lower-income areas of the City as identified 
throughout the AFFH chapter. 
 

Next Steps 

Following recommendation for adoption from the Planning Commission, the housing element 
will move forward to City Council for adoption. Upon adoption of the Housing Element by the 
City Council, HCD will be notified and a copy of the adopted Housing Element update will be 
submitted to HCD. HCD will confirm receipt of the adopted revised Housing Element update and 
will note that full compliance with State law is dependent on the City completing its planned 
rezoning as outlined in the Housing Element.  
 
No action regarding future zoning amendments is proposed at this meeting. Subsequent public 
hearings must be held by the Planning Commission and City Council to consider land use and/or 
amendments as referenced in the Housing Element. Once the rezonings are completed and HCD 
is notified, the City will have a fully compliant Housing Element. 
 
ENVIRONMENTAL REVIEW:   
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General Plan Amendment (GPA) 2026-01 is an update to the General Plan Housing Element as 
required by State law and has been reviewed for compliance with the requirements of the 
California Environmental Quality Act (CEQA) Guidelines.  
 
The amendment is exempt from CEQA Guidelines 14 Cal. Code. Regs Section 15061 (b)(3) because 
it can be seen with certainty that there is no possibility that the amendment may have a 
significant effect on the environment. The amendment is further exempt pursuant to 14 Cal. 
Code. Regs Section 15162(a) of the CEQA Guidelines. Further, to the extent the Regional Housing 
Needs determinations are made, the amendment is further exempt from CEQA Guidelines 14 Cal. 
Code. Regs Section 15283, which states, "CEQA does not apply to regional housing needs 
determinations made by HCD, a council of governments, or a city or county pursuant to Section 
65584 of the Government Code." 
 
PLANNING COMMISSION ACTION: 

In accordance with the provisions of California Government Code § 65353(a), before the adoption 
or amendment of a general plan, the commission shall hold at least one public hearing before 
approving a recommendation on the adoption or amendment of a general plan.  

The Commission will be making a recommendation to the City Council. Staff recommends the 
Planning Commission conduct a public hearing to review the 2024–2032 Housing Element, as 
revised in response to comments from the California Department of Housing and Community 
Development (HCD); and, 

1. Adopt a Resolution of the Planning Commission of the City of Madera recommending the 
Council of the City of Madera approve General Plan Amendment (GPA) No. 2026-01 for 
the 2024-2032 Housing Element. 

 
ALTERNATIVES: 

1. Move to continue the public hearing to a future Planning Commission meeting at a date 
and time certain (Planning Commission to specify date) or refer the matter back to staff 
to be rescheduled at a later meeting date to-be-determined; with direction to staff. 

2. Move to recommend approval with modification(s) or recommend denial of the proposed 
amendment based upon specific findings. (Planning Commission should articulate 
reasons for recommended modifications or denial). 
 

ATTACHMENTS: 

1. Planning Commission Resolution 

2. 2024–2032 Housing Element 

 

 



 
 
 
 
 
 
 
 
 

ATTACHMENT 1 
Planning Commission Resolution 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



RESOLUTION NO. 2038 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
RECOMMENDING THE COUNCIL OF THE CITY OF MADERA APPROVE 

GENERAL PLAN AMENDMENT (GPA) NO. 2026-01 FOR THE 2024-2032 
HOUSING ELEMENT. 

WHEREAS, local governments are authorized by Government Code Section 65350 et seq. 
to prepare, adopt, and amend general plans; and 

WHEREAS, Government Code Section 65580 et seq. requires cities to update their 
housing elements on a regular basis; and 

WHEREAS, General Plan Amendment (GPA) 2026-01, a comprehensive update to the 
Housing Element of the Madera General Plan for the 2024–2032 planning period, has been 
initiated and prepared by the City of Madera; and 

WHEREAS, the staff report and supporting materials accompanying this resolution are 
found to be true and are incorporated by reference in this resolution; and 

WHEREAS, the California Department of Housing and Community Development (HCD) 
issued letters finding that the draft 2024–2032 Housing Element was not in compliance with state 
law on July 14, 2025; and 

WHEREAS, pursuant to state law, a revised draft 2024–2032 Housing Element was 
prepared to address all comments received from HCD and statutory requirements to comply with 
State Housing Element Law and was submitted to HCD for review on December 1, 2025; and 

WHEREAS, based on the factors and substantial evidence described in the Sites Inventory 
of the Housing Element, incorporated herein by reference, the existing uses on underutilized sites 
identified to accommodate the lower-income Regional Housing Needs Allocation are likely to be 
discontinued during the planning period and therefore do not constitute an impediment to 
additional residential development during the period covered by the Housing Element; and 

WHEREAS, a preliminary environmental assessment was performed and the General Plan 
amendment was found to be exempt from review under the California Environmental Quality Act 
(CEQA) (California Public Resources Code Section 21000, et seq.), pursuant to State CEQA 
Regulation Section 15061(b)(3) (14 Cal. Code Regs. Section 15061[b][3]), the common sense 
exemption covering activities with no possibility of having a significant effect on the 
environment; and 

WHEREAS, pursuant to the provisions of California Government Code § 65353(a), before 
the adoption or amendment of a general plan, the Planning Commission shall hold at least one 
public hearing before approving a recommendation on the adoption or amendment of a general 
plan; and 

WHEREAS, the City provided notice of the Planning Commission hearing held on January 
20, 2026, as required by law; and  



 

WHEREAS, the Planning Commission received and independently reviewed GPA 2026-01 
and conducted a duly noticed public hearing on January 20, 2026, at which time it solicited public 
testimony concerning the Housing Element update and considered the CEQA determination for 
the proposed amendment; and  

WHEREAS, after due consideration of all the items before it, the Planning Commission 
now desires to adopt this Resolution recommending the City Council approve GPA 2026-01 for 
the 2024–2032 Housing Element. 

NOW THEREFORE, be it resolved by the Planning Commission of the City of Madera as 
follows:  

1. Recitals:  The foregoing recitals are true and correct and are incorporated herein.  

2. CEQA: The Planning Commission recommends the City Council determine General 
Plan Amendment (GPA) 2026-01 is exempt from CEQA Guidelines 14 Cal. Code. 
Regs Section 15061 (b)(3) because it can be seen with certainty that there is no 
possibility that the amendment may have a significant effect on the environment. 
The amendment is further exempt pursuant to 14 Cal. Code. Regs Section 
15162(a) of the CEQA Guidelines. Further, to the extent the Regional Housing 
Needs determinations are made, the amendment is further exempt from CEQA 
Guidelines 14 Cal. Code. Regs Section 15283, which states, "CEQA does not apply 
to regional housing needs determinations made by HCD, a council of 
governments, or a city or county pursuant to Section 65584 of the Government 
Code. 

3. Recommendation to City Council to Approve GPA 2026-01: Based on the evidence 
in the record, the Planning Commission recommends the Council approve GPA 
2026-01 for the 2024–2032 Housing Element with no further revision. 

4. Effective Date:  This resolution is effective immediately. 

 
 

* * * * * 
 
 
 
 
 
 
 
 
 
 
 

 



 

 
Passed and recommended to City Council for adoption by the Planning Commission of the City of 
Madera this 20th day of January 2026, by the following vote: 
 
AYES:    
 
NOES:   
  
ABSTENTIONS:        
 
ABSENT: 
 
  
        _____________________________ 

Robert Gran Jr.  
Planning Commission Chairperson 

Attest: 
 
___________________________________ 
David Brletic 
Planning Manager 
 
 
 



 
 
 
 
 
 
 
 
 

ATTACHMENT 2 
2024–2032 Housing Element 

https://www.madera.gov/media/klalm2g3/madera-housing-element-hcd-
draft-2-11-24-2025-1.pdf  

 

https://www.madera.gov/media/klalm2g3/madera-housing-element-hcd-draft-2-11-24-2025-1.pdf
https://www.madera.gov/media/klalm2g3/madera-housing-element-hcd-draft-2-11-24-2025-1.pdf
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