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

 
NOTICE AND AGENDA 

 
Tuesday, June 14, 2022 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: 86829913248# followed by *9 on your phone when prompted to signal you 
would like to speak, or by computer at https://www.zoom.us/j/86829913248. 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:  
 Commissioner Robert Gran Jr.  

Commissioner Ramon Lopez-Maciel 
Commissioner Rohi Zacharia 
Commissioner Khubaib Sheikh 
Commissioner Balwinder Singh 
Commissioner Saim Mohammad 
Commissioner Jose Chavez Garcia 
 

INTRODUCTION OF STAFF: 

RECOGNITION: 

INTRODUCTION OF NEW PLANNING COMMISSIONER APPOINTEES: 

PLEDGE OF ALLEGIANCE:   

APPROVAL OF MINUTES:  None 

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 

https://www.zoom.us/j/
mailto:publiccomment@madera.gov
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three minutes.  Comments on items listed as a Public Hearing on the Agenda should be held until the 
hearing is opened.   
PUBLIC HEARINGS:   

1. Conditional Use Permit 2022-03 & SPR 2022-09 – Tear Down and Rebuild of Cell Tower 

Recommendation:   

A. Conduct a public hearing and make the necessary findings. 
B. Adopt a resolution adopting findings of a Categorical Exemption pursuant to CEQA Guidelines 

Section 15332 for the project and approving Conditional Use Permit 2022-03 and Site Plan 
Review 2022-09 to allow for the removal of an existing monopole and placement of a new 
faux Italian Cypress pole and generator. The site is located at 1501 E. Yosemite Ave. (APN: 
008-143-032). 
 

  The project has been determined to be categorically exempt from the preparation of 
environmental documents pursuant to Section 15301 of the State California Environmental 
Quality Act (CEQA) Guidelines. 

 
2. Precise Plan 2022-03 – Crown Tozer 1 

Recommendation: 

A. Conduct a public hearing and make the necessary findings. 
B. Adopt a Resolution approving Precise Plan 2022-03 for a 134-lot subdivision on a 25.75-acre 

parcel and a minor deviation of setbacks to allow 10% of lots to reduce the rear setback by 
20%, or three (3) feet.  The site is located on the northwest corner of Tozer St. and Sunrise 
Ave., approximately one mile east of State Route 99.   
 
An Initial Study/Negative Declaration (IS/ND) was prepared and adopted at the Planning 
Commission hearing on April 9, 2019. The proposed precise plan is consistent with the 
previously approved development analyzed by the prior Negative Declaration with no 
substantial changes to the project site or its surrounding that would warrant additional 
environmental review.  Therefore, no additional environmental analysis is required.  
 

3. Conditional Use Permit 2015-31 MOD – Los Girasoles 

Recommendation: 

 Staff is requesting this item be continued to the July 12, 2022, Planning Commission meeting. 

 

APPOINTMENT OF CHAIR AND VICE CHAIR: 

ADMINISTRATIVE REPORTS:   

COMMISSIONER REPORTS: 

ADJOURNMENT: 
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In compliance with the Americans with Disabilities Act, the meeting room is accessible to the physically 
disabled and the services of a translator can be made available.  Requests for additional accommodations 
for the disabled, signers, assistive listening devices or translators needed to assist participation in the 
public meeting should be made at least seventy-two (72) hours before the meeting.  If you need special 
assistance to participate in a City meeting or other services offered by this City, please contact the 
Planning Department office at (559) 661-5430.  Those who are hearing impaired, may call 711 or 1-800-
735-2929 for TTY Relay Services.  Any and all persons interested in this matter may provide comments. 

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. 

 



REPORT TO THE PLANNING COMMISSION 

Prepared by: Meeting of:  June 14, 2022 
Kira Noguera, Contract Planner Agenda Item: 1 

SUBJECT: 

Conditional Use Permit 2022-03, Site Plan Review 2022-09, and related Categorical Exemption for 1501 
East Yosemite Avenue cell tower replacement and equipment upgrades, and standby / emergency 
generator filed by Crown Castle on behalf of T-Mobile. 

RECOMMENDATION:  

Conduct a public hearing and: 

1. Adopt a resolution adopting a Finding of Categorical Exemption pursuant to California
Environmental Quality Act (CEQA) Guidelines Section 15303 (Small Facilities) and Section 15332
(In-fill Development) and approving Conditional Use Permit 2022-03 and Site Plan Review 2022-
09, subject to the findings and conditions of approval.

PROPOSAL:  

A request for a conditional use permit (CUP) and site plan review (SPR) for consideration to allow for 
wireless upgrades that include the removal and replacement of an existing 77 foot (ft) tall monopole with 
an 89 ft high faux cypress wireless tower and other equipment improvements at a developed cellular 
communication site located 1501 East Yosemite Avenue (Assessor’s Parcel Number (APN) 008-143-032) 
approximately 350 feet east of East Cleveland Avenue (refer to Attachment 1). The new tower will be 
five feet taller than the existing tower, plus an additional 6 feet of faux Italian cypress screening for a 
total height of 89 feet. The applicant is also requesting to extend the enclosed cellular communication 
site lease area approximately 16 square feet.   

In addition, the applicant is requesting consideration to allow the installation of a new 25-kilowatt (kW) 
standby / emergency diesel generator to be located approximately 100 feet outside the enclosed cellular 
communication site (APN 008-143-032). The standby generator would be placed in an enclosed 10 ft by 
15 ft leased area. 

Table 1: Project Overview 
Project Number: CUP 2022-03, SPR 2022-09 
Applicant: Crown Castle on behalf of T-Mobile 
Property Owner: Chalybeate Associates 
Location: 1501 E Yosemite Avenue (APNs 008-143-030 & -032) 
Project Area:  1.27 acres 

Return to Agenda



2 
PC 06/14/22 (CUP 2022-03 & SPR 2022-09 – Tear Down and Rebuild of Cell Tower) 

 Plan Land Use:   C (Commercial) (Refer to Attachment 2) 
 Zoning District:   C1 (Light Commercial) (Refer to Attachment 3) 
 Site 

Characteristics 
 

The subject property is located at the northeast corner of East Yosemite 
Avenue and Cleveland Avenue. The project site has street access from both 
East Yosemite Avenue and Cleveland Avenue. The site is currently developed 
with a service station, minimart, commercial strip mall, fast food restaurant, 
and existing communication monopole. 

 
SUMMARY:   

The applicant has requested a use permit (CUP 2022-03) and site plan review (SPR 2022-09) to allow for 
wireless upgrades that include the removal and replacement of an existing 77 ft high monopole with an 
89 ft high faux cypress wireless tower and the installation of a new 25-kilowatt (kW) standby / emergency 
diesel generator to be located approximately 100 feet outside the enclosed cellular communication site 
at a developed cellular communication site located 1501 East Yosemite Avenue. The City General Plan 
Land Use Map designates the subject site Use C (Commercial) and the site is zoned C1 (Light Commercial) 
as shown in Attachments 3 and 4, respectively. 
 
Existing pole mounted T-Mobile antennas and antenna equipment, along ground mounted global 
positioning system (GPS) antenna, outdoor equipment cabinets, diplexers, ice bridge, cable trays and 
coaxal cable leading from the pole mounted antenna equipment and ground equipment would be 
removed. The existing 200-amp electrical panel and battery cabinet positioned inside the enclosure 
would be relocated from the front of the enclosure to the rear of the enclosure. The existing 200-amp 
electrical panel would be relocated from its northern position on the westerly concrete masonry unit 
(CMU) wall to a more southerly position on the same wall. An existing lamp and post would remain 
affixed to the westerly wall facing east and into the enclosure. The northwesterly corner of the cellular 
site’s six-foot-high (CMU) wall enclosure would be removed and extended for the purpose of expanding 
the enclosure area an additional 16 ft. (Refer to Attachment 4) 
 
New ground equipment to be installed within the enclosure include a 200-amp generator intersect, GPS 
antenna, outdoor equipment cabinets, cable trays and a 48 ft diameter caisson to mount the 89 ft tall 
faux Italian Cypress monopole. The applicant proposes to install 8 new antennas and 8 remote radio 
heads (RRHs) also commonly refer to as remote radio units (RRUs) onto the pole using collar mounts.  
The new antennas and RRUs are to be positioned at an elevation of approximately 64 ft, 71 ft and 77 ft 
above grade. The co-location communication monopole allows for a future set of antennas to be 
mounted at an elevation of approximately 55 feet above grade. (Refer to Attachment 4) 
 
In addition to the cellular tower removal and replacement, and the ground equipment improvements, 
the applicant proposes to install a new 25-kW standby / emergency diesel generator, fuel cell and other 
improvements in what appears to be an abandoned equipment enclosure approximately 100 feet 
southeast of the enclosed cellular communication site. The abandoned equipment enclosure interior 
area would be expanded to 10 ft by 15 ft and improved to include an 8-foot-high CMU walls on three 
sides with an access gate facing west. The standby generator would be housed in an all-weather 
enclosure affixed to the pavement or concrete pad. A 200-amp automatic transfer switch would be 
mounted to the interior of the CMU wall. Power from the emergency generator would be extended 
underground via conduit from the generator enclosure to the cellular communication site.  
 
Wireless communication towers are allowed in Commercial zones provided a use permit is first acquired.  
Madera Municipal Code (MMC) Section 10-3.419(D)(3)(c)(1) requires communication towers to be 
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setback a distance equal to the height of the tower, including antennas, plus 20 feet from any off-site 
residential structure. The nearest residential structure is approximately 150 feet southeast of the 
proposed new faux cellular tower.  
 
PRIOR ACTIONS: 

SPR 2015-13, approved April 2015, allowed for the removal and replacement of 6 pole mounted panel 
antennas on current cellular monopole and for the installation of a new supporting ground equipment. 

SPR 2021-18 sought to install an emergency / standby generator to provide back-up power to the existing 
cellular equipment at the same location now being considered. The SPR 2021-18 application was 
withdrawn by T-Mobile.  
 
SURROUNDING LAND USES: 

Table 2: Bordering Site Information 

Direction  Existing Use General Plan 
Designation Zone District 

North Fresno River RC RCO – Resource 
Conservation and Open 
Space 

East Auto-oriented Light Commercial County County 
South Auto-oriented Light Commercial C  C1 – Commercial  
West Single-Family Residence (existing 

non-conforming) 
C C1 – Commercial 

 
ANALYSIS: 

Site Plan Review 

MMC § 10-3.4.0102 Site Plan Review Applicability 

A site plan review is required for all projects which require a use permit, including a change of use where 
no on-site construction is proposed. If the Commission cannot make the appropriate findings, the 
development should be denied. Conditions may be attached to the approval of the site plan to ensure 
compatibility. Project design may be altered and on- or off-site improvements required in order to make 
the project compatible with nearby uses. 
 
Conditional Use Permit 

MMC § 10-3.1301 – MMC § 10.3.1311 Use Permits 
MMC § 10-3.419 (D) Required Approvals (3) Use Permits 

The Municipal Code states that towers or antennas not permitted pursuant to administrative approvals 
subsections (1) and (2) shall be subject to approval of a use permit. The City’s Zoning Ordinance allows 
for the granting of a use permit by the Planning Commission subject to being able to make findings that 
the establishment, maintenance or operation of the use or building 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 the use, or be detrimental or injurious to property 
and improvements in the neighborhood or to the general welfare of the City. If the Commission cannot 
make the appropriate findings even after imposing appropriate conditions, the use permit should be 
denied. Conditions may be attached to the approval of the use permit to ensure compatibility. In 
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addition, the application may be subject to further review, modification, or revocation by the 
Commission as necessary. 
 
Potential Impacts 

The continuous impacts of this use on surrounding properties will be minimal and there are few discrete 
impacts. Both the continuous and discrete impacts are less than significant. 
 
The only continuous impact is no more or less than the existing tower. Maintenance visits will be 
consistent with the current operation of the existing tower. The extension of the cellular tower enclosure 
and lease space would not affect the drive aisle immediately adjacent to and north of the cellular tower 
enclosure space. Adequate width of the drive aisle would remain and would not impede on parking or 
emergency vehicle access to the rear of the existing buildings on the property. 
 
Implementation of the emergency / standby generator would not result in the loss of parking or 
landscape. Nor would the proposed emergency generator interfere with on-site circulation.  
 
The discrete impacts are also consistent with current operation of the existing tower. The new tower will 
not introduce additional impacts.  
 
Justification 

The proposed upgrades will enhance the wireless coverage and capacity to the community and 
emergency services.  
 
ENVIRONMENTAL REVIEW:   

Staff performed a preliminary environmental assessment and determined that the project is exempt 
under Section 15303 (Small Facilities) and Section 15332 (In-fill Development) of the California 
Environmental Quality Act (CEQA) Guidelines because the project would be in an area that is substantially 
urbanized within the City limits, would be less than five acres in size, and would not have any value to an 
at-risk plant or animal species, and would not result in any potential environmental impacts under CEQA. 
Further, none of the exceptions under Section 15300.2 of the CEQA Guidelines are applicable to this 
project. 
 
COMMISSION ACTION: 

The Commission will be acting on CUP 2022-03 and SPR 2022-09. Staff recommends that the Commission: 

1. Move to adopt a resolution of the Planning Commission adopting a Findings of Categorical 
Exemption from CEQA pursuant to CEQA Guidelines Sections 15303 and 15332 for the project 
and approving Conditional Use Permit 2022-03 and Site Plan Review 2022-09, based on the and 
subject to the findings and conditions of approval. 

ALTERNATIVES: 

As an alternative, the Commission may elect to: 

1. Move to continue the public hearing to the July 12, 2022, Planning Commission hearing with 
direction to staff to return with an updated resolution with appropriate findings modifying the 
conditions of approval for the following reasons: (Specify – Planning Commission should 
articulate reasons for modifications to findings and conditions of approval). 
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2. Move to continue the public hearing to July 12, 2022, Planning Commission hearing with 

direction to staff to return with an updated resolution with appropriate findings for denial for 
the following reasons: (Specify – Planning Commission should articulate reasons for denial). 
 

ATTACHMENTS: 

1. Aerial Photo 
2. General Plan Land Use Map 
3. Zoning Map 
4. Site Plan and Elevations 
5. Photo Representations 
6. Planning Commission Resolution  



 
Attachment 1: Aerial Photo 

 
 

 
 



 
Attachment 2: Zoning Map 

 
 
 
 

 Project Site 
 



Attachment 3: Site Plan and Elevations

    

 



  



  



  



 
Attachment 4: Photo Representations 

    

 
 
 



 
 
 
 



Attachment 6: Planning Commission Resolution 



 

RESOLUTION NO. 1920 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
APPROVING CONDITIONAL USE PERMIT 2022-03 AND SITE PLAN REVIEW 2022-
09, SUBJECT TO CONDITIONS, AND FINDING THE PROJECT IS CATEGORICALLY 

EXEMPT FROM CEQA PURSUANT TO CEQA GUIDELINES SECTION 15303 (SMALL 
FACILITIES) and 15332 (IN-FILL DEVELOPMENT PROJECTS) 

 
WHEREAS, Chalybeate Associates (“Owner”) owns APN 008-143-032 in Madera, California (“site”) 

and has authorized Crown Castle on behalf of T-Mobile (“Applicant”) to submit applications for 
development on the site; and 
 

WHEREAS, the 1.27-acre site is a previously developed commercial site with a gas station, 
commercial strip mall, and fast-food restaurant and is planned C (Commercial) and zoned C-1 (Light 
Commercial) for commercial land uses; and 

 
WHEREAS, the Applicant is seeking Conditional Use Permit (CUP) 2022-09 to allow for wireless 

upgrades that include the removal and replacement of an existing monopole with a faux cypress wireless 
tower; and 

 
WHEREAS, the Applicant is seeking Site Plan Review (SPR) 2022-09 to allow for wireless upgrades 

that include the removal and replacement of an existing monopole with a faux cypress wireless tower, 
ground equipment and an emergency / standby generator; and 

 
WHEREAS, the site will remain as it is currently developed except for the existing monopole will 

be demolished and removed to allow for the new wireless tower to be installed; and 
 

WHEREAS, the City performed a preliminary environmental assessment of this project and has 
determined that it falls within the Categorical Exemption set forth in Section 15303 for small structures 
as well as Section 15332 of the California Environmental Quality Act (CEQA) Guidelines as the project is 
characterized as in-fill development; and 

 
WHEREAS, under the City’s Municipal Code, the Planning Commission is authorized to review and 

approve site plan reviews and conditional use permits 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 reviewed CUP 2022-03 and SPR 2022-09  at a 
duly noticed meeting on June 14, 2022; and 
 

WHEREAS, at the June 14, 2022, Planning Commission hearing, the public was provided an 
opportunity to comment, and evidence, both written and oral, was considered by the Planning 
Commission; and 
 

WHEREAS, the Planning Commission now desires to adopt a Class 3 and Class 32 Categorical 
Exemption per the California Environmental Quality Act and approve CUP 2022-03 and SPR 2022-09, with 
conditions. 
 



 

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 finds and determines that the project falls within the Class 3 Categorical Exemption as the 
project qualifies as a small structure as set forth in the CEQA Guidelines Section 15303 as well as a Class 
32 Categorical Exemption set forth in CEQA Guidelines Section 15332 as the project is characterized as in-
fill development and meets the required conditions described in said Section. As described in further 
detail below, the project is consistent with the General Plan and its policies, as well as with the applicable 
zoning designation and regulations. The proposed development occurs within City limits on a project site 
of approximately 1.27 acres, which is substantially surrounded by urban uses. The project site has no value 
as habitat for endangered, rare, or threatened species, and would not result in any significant effect 
relating to traffic, noise, air quality, or water quality. Additionally, the site can adequately be served by all 
required utilities and public services. Furthermore, none of the exceptions to Categorical Exemptions set 
forth in in CEQA Guidelines section 15300.2 apply to this project. As such, the Planning Commission adopts 
a finding of a Categorical Exemption under CEQA Guidelines Section 15202 (Small structures) and Section 
15332 (In-Fill Development Projects) for this project. 

3. Findings for CUP 2022-03 and SPR 2022-09: The Planning Commission finds and 
determines that there is substantial evidence in the administrative record to support the approval of CUP 
2022-03 and SPR 2022-09, as conditioned. With conditions, the project is consistent with the 
requirements of the Municipal Code, including Section 10-3.13 (Use Permits) and Section 10-3.4.01 (Site 
Plan Review). 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: 

Findings to Approve a Conditional Use Permit 

 Finding a: The proposal is consistent with the General Plan and Zoning Ordinance. 

The property is zoned C-1 (Light Commercial), which is consistent with the existing General 
Plan land use designation of C (Commercial). CUP 2022-03 and SPR 2022-09 are consistent 
with the purpose and intent of the C-1 (Light Commercial) zoning district and do not conflict 
with City standards or other provisions of the Code. 
 

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

The property is located in a commercial zone which will minimize any potential impacts which 
will need to be mitigated. Additionally, as conditioned, all impacts to surrounding properties 
have been mitigated such that the use is compatible with surrounding uses. 
 

 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. 

As discussed above, the proposed use is compatible with surrounding properties and will not 
have a significant, adverse environmental impact. The request will not result in a detriment 



 

to the health, safety, peace, morals, comfort, or general welfare of people residing or working 
in the neighborhood. 
 

Findings to Approve a Site Plan Review 

 Finding a: The proposal is consistent with the General Plan and Zoning Ordinance. 

The property is zoned C-1 (Light Commercial), which is consistent with the existing General 
Plan land use designation of C (Commercial). CUP 2022-03 and SPR 2022-09 are consistent 
with the purpose and intent of the C-1 (Light Commercial) zoning district and do not conflict 
with City standards or other provisions of the Code. 

 
 Finding b: The proposal is consistent with any applicable specific plans. 

The property is not located within the boundary of a specific plan.  
 

 Finding c: 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. 

Site Plan Review 2022-09 has been reviewed and, as conditioned, is consistent with 
surrounding uses and with all applicable requirements for development in the C1 zone district 
including provisions for access to and from the site, drainage, and lighting. As conditioned, 
the project will not generate significant amounts of additional noise, light, or traffic. 
 

 Finding d: The proposed project is consistent with established legislative policies relating to 
traffic safety, street dedications, street improvements, and environmental quality. 

SPR 2022-09 requires no street dedications as it is located in a developed area. Based on the 
project’s preliminary environmental review, the project will not have a significant impact on 
traffic or the environment. 
 

4. Approval of CUP 2022-03 and SPR 2022-09: Given that all findings can be made, the 
Planning Commission hereby approves CUP 2022-03 and SPR 2022-09 as conditioned as set forth in the 
Conditions of Approval attached as Exhibit “A”. 

5. Effective Date: This resolution is effective immediately. 

 
* * * * * 

 
 
 
 
 
 
 
 



 

Passed and adopted by the Planning Commission of the City of Madera this 14th day of June 2022, by the 
following vote: 
 
AYES:  
 
NOES:  
 
ABSTENTIONS: 
 
ABSENT: 
 
        _____________________________ 

Robert Gran Jr. 
Planning Commission Chairperson 

Attest: 
 
___________________________________ 
Gary Conte, AICP 
Planning Manager 
 
Exhibit “A” – Conditions of Approval for CUP 2022-03 and SPR 2022-09 



EXHIBIT “A” 
CUP 2022-03 & SPR 2022-09 
CONDITIONS OF APPROVAL 

June 14, 2022 

 
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. 
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All discretionary conditions of approval for SPR 2022-09 will ultimately be deemed mandatory unless 
appealed by the applicant to the City Council within ten (10) days after the decision by the Planning 
Commission. All discretionary conditions of approval for CUP 2022-03 will ultimately be deemed 
mandatory unless appealed by the applicant to the City Council within fifteen (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 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. 

GENERAL CONDITIONS: 

1. 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.  

2. 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) days following action on SPR 2022-09. 

3. CUP 2022-03 shall expire 12 months from date of issuance, unless positive action to utilize the 
CUP or a written request for extension has been submitted to the Planning Commission before 
the expiration of the CUP (MMC Section 10-3.1311, Termination and Revocation).  

4. SPR 2022-09 shall expire one year from date of issuance, unless a building permit is issued by 
the Building Official and construction is commenced and diligently pursued toward completion 
of the site or structures which were the subject of the site plan or the required action is taken 
to extend the approval before the expiration date (MMC Section 10-3.4.0114, Lapse of Site Plan 
Approval).  

5. It shall be the responsibility of the property owner, operator, and/or management to ensure 
that any required permits, inspections, and approvals from any regulatory agency be obtained 
from the applicable agency prior to issuance of a building permit and/or the issuance of a 
certificate of completion, as determined appropriate by the City of Madera Planning 
Department. 

6. Development of the project shall conform to the plans submitted dated February 24, 2022, 
subject to the conditions noted herein. Minor modifications to the approved plans necessary to 
meet regulatory, engineering, or similar constraints may at the discretion of the Planning 
Manager without an amendment to CUP 2022-03 and/or SPR 2022-09. However, should the 
Planning Manager determine that modifications are substantive, he/she may require that an 
amendment to CUP 2022-03 and/or SPR 2022-09 be filed for review and approval through the 
applicable City process.  

7. Deferrals are not permitted for any condition included herein, unless otherwise stated or unless 
approved by the City Council, through a separate deferral process. 
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8. All construction shall cease, and the Planning Manager and City Engineer shall be notified 
immediately if any prehistoric, archaeological, or fossil artifact or resource is uncovered during 
construction. All construction shall immediately stop and an archaeologist that meets the 
Secretary of the Interior’s Professional Qualifications Standards in prehistoric or historical 
archaeology shall be retained, at the applicant’s and/or successors-in-interest’s expense, to 
evaluate the find(s) and recommend appropriate action according to Section 15064.5 of the 
California Environmental Quality Act (CEQA) Guidelines. If avoidance is infeasible, other 
appropriate measures would be instituted. Work may proceed on other parts of the project 
subject to direction of the archaeologist while assessment of historic resources or unique 
archaeological resources is being carried out. 

9. All construction shall cease if any human remains are uncovered, and the Planning Manager, 
City Engineer and County of Madera Coroner shall be notified in accordance to Section 7050.5 
of the California Health and Safety Code. If human remains are determined to be those of a 
Native American or has reason to believe that they are those of a Native American, the Native 
American Heritage Commission shall be contacted, and the procedures outlined in CEQA 
Section 15064.5(e) shall be followed. 

10. Approval of CUP 2022-03 and SPR 2022-09 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. 

 
PLANNING DEPARTMENT  

General 

11. Approval of this application shall be considered null and void in the event of failure by the 
applicant and/or the authorized representative to disclose and delineate all facts and 
information relating to the subject property and proposed uses. 

12. Approval of SPR 2022-09 extinguishes SPR 2015-13 and renders SPR 2015-13 null and void. 



PC 06/14/22 (CUP 2022-03 & SPR 2022-09 – Tear Down and Rebuild of Cell Tower)  4 
 

13. CUP 2022-03 and SPR 2022-09 approval is not an authorization to commence construction. On- 
and off-site improvements, building construction, sign erection or occupancy shall not be 
permitted without prior approval of the City through issuance of any required grading or 
building permits. 

14. The applicant 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 CUP 2022-03. Such conditions 
that constitute such violation include, but are not limited to: 
 
• The commission of three or more violent felonies (crimes against the person) and/or 

narcotic or dangerous drug sales within the subject premises or in the area immediately 
adjacent thereto. 

• The arrest of the owner and/or an employee for violations occurring within the subject 
premises, or in the area immediately adjacent thereto, which violations can be found to 
be reasonably related to the operation of the business. 

• The failure by the owner or other person responsible for the operation of the premises 
to take reasonable steps to correct objectionable conditions after having been placed on 
notice by the official of the City that such conditions exist. Such official may include, but 
not be limited to the: Code Enforcement Officer, Police Chief, Fire Marshall or City 
Attorney. Objectionable conditions may include, but not be limited to, disturbance of 
the peace, public drunkenness, drinking in public, harassment of passersby, gambling, 
prostitution, loitering, public urination, lewd conduct, drug trafficking or excessive loud 
noise. Such conduct shall be attributable to the subject premises whether occurring 
within the subject premises or in the area immediately adjacent thereto. 

15. Project site shall be subject to periodic review and inspection by the City to determine 
compliance with the conditions of approval. If, at any time, the use is determined by staff to be 
in violation of the conditions, the property owner and/or operator may be subject to corrective 
action. 

16. All on- and off-site improvements shall be completed prior to final building inspection and shall 
be completed in conformance with CUP 2022-03 and SPR 2022-09 Conditions of Approval to the 
satisfaction of the City of Madera prior to issuance of a certificate of completion, occupancy 
permit and/or issuance of a business license. 

17. Vandalism and graffiti shall be corrected in accordance with the provisions of the Madera 
Municipal Code. 

18. The property owner, operator and/or manager shall operate in a manner that does not generate 
excessive noise, odor, blight, or vibration that is demonstrated to adversely affect adjacent 
properties.   

19. 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 site.  

20. Installation of any structure, equipment and/or other on- or off-site improvements shall not 
impinge upon or restrict the use of any adjacent property, including, but not limited to, 
excavations, installation of underground utilities or other improvements, or installation of 
storm water retention facilities which would be permitted or conditionally permitted by land 
use regulations. 
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21. No signage is approved as a component of this entitlement. Any signage shall be in compliance 
with the Sign Ordinance of the Madera Municipal Code Section 10-6. All permanent signage, 
with the exception of required signs in accordance with City standards, is required to have an 
approved Sign Permit issued by the Planning Department per Madera Municipal Code Section 
10-6. 

22. Applicant shall repair / replace broken landscape irrigation improvements and replace damaged 
landscape improvements, including, but not limited to, turf, shrubs, trees and asphalt resulting 
from the implementation of the new emergency / standby generator, related equipment, 
enclosure and /or of undergrounding of electrical equipment to current City and ADA standards. 
Limits of repairs and replacement shall be established by the City Planning Manager and City 
Engineer. 

23. Applicant shall repair / replace broken landscape irrigation improvements and replace damaged 
landscape improvements, including, but not limited to, turf, shrubs, trees and asphalt resulting 
from the removal and replacement of the existing cellular site monopole, aerial and ground 
equipment and / or expansion of the enclosure to current City and ADA standards. Limits of 
repairs and replacement shall be established by the City Planning Manager and City Engineer. 

Lighting 

24. Security lighting associated with the ground equipment enclosure equipment and other 
improvements shall be down-shielded to keep light within the boundaries of the ground 
equipment enclosure and prescribed surroundings. In no instances shall lighting pose a concern 
to public safety or unreasonably affect surrounding.  

25. Nuisance on-site lighting shall be redirected as requested by the City within 48 hours of 
notification.  

26. The project proponent shall contact the City Engineer when all site lighting is operational.  
Additional light screening may be required to ensure compliance with City standards and 
conditions of approval.  

27. The monopole fixture shall not be illuminated beyond what is required by law for public and 
aircraft safety. 

Fencing 

28. The use of Concertina wire (razor wire) as a component of any fencing is not allowed.  

 

CUP 2022-03 Wireless Communication Tower 

29. The owner, operator and/or successors-in-interest of the communication monopole and ground 
equipment lease space shall accept reasonable co-location requests from communication 
companies to place their antennas on the existing monopole and ground-based support 
equipment at this facility. In the event of conflict between whether a request is reasonable or 
not, a determination shall be made by the Planning Department based on information provided 
by the requester and the current owner of the monopole. Appeal to this decision may be made 
to the Planning Commission to be considered in a public hearing. 

30. Height of the faux Italian Cypress cellular monopole shall not exceed 89 feet measured from 
grade.  
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BUILDING DEPARTMENT 

31. At time of submittal for building permit plan check, a minimum of three (3) sets of the 
following plans to the Building Department is required.  Plans shall be prepared by an 
individual licensed to practice architecture and include the following required drawings drawn 
to an appropriate scale: 

a) Site plan bearing City approval or a plan incorporating all site related conditions. 

b) Grading plan prepared by an individual licensed to practice land surveying, civil 
engineering or architecture. 

c) Floor plan - The uses of all rooms and activity areas shall be identified on the plans 

d) All exterior elevations. 

e) Site utilities plan showing on-site sanitary sewer, water, storm sewer, water meters, 
backflow prevention devices, roof drains, etc., and the connections to off-site utilities. 

32. Current State of California and federal accessibility requirements shall apply to the entire site 
and all structures and parking thereon.  Compliance shall be checked at permit stage, shall be 
confirmed at final inspection, and shall apply to proposed and future development. 

 
FIRE DEPARTMENT 

33. A Knox box or Knox padlock is required for access to the generator enclosure. 

34. Changes to the antennas or other equipment requires structural analysis as applicable.  
Calculations shall be provided with the Building Plans. 

35. Fire extinguishers are required.  An additional 3A40BC rated fire extinguisher is required for 
the generator in the generator enclosure. 

 
SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT (SJVAPCD) 

36. Applicant shall obtain all applicable San Joaquin Valley Air Pollution Control District (SJVAPCD) 
approvals and permits (i.e., Authority to Construct (ATC) permit) and shall be submitted to 
the Planning and Building Departments prior to issuance of any building 

37. The applicant shall comply with the rules and regulations of the San Joaquin Valley Air 
Pollution Control District. 

 
- END OF CONDITIONS- 

 



 REPORT TO PLANNING COMMISSION 

Prepared by: Meeting of:  June 14, 2022 
Robert Smith, Contract Senior Planner Agenda Item: 2 

SUBJECT:  

Crown Tozer I Precise Plan (PPL 2022-03) 

RECOMMENDATION: 

Adopt a resolution approving Precise Plan PPL 2022-03 by the Planning Commission, subject to the 
findings and conditions of approval. 

PROPOSAL:   

An application for Precise Plan (PPL 2022-03) for a 134-lot single-family residential subdivision (Crown 
Tozer I) on approximately 25.75-acres.  

Table 1: Project Overview 
Project Number: Precise Plan (PPL) 2022-03 
Applicant/Owner: Joseph Crown 
Location: Existing vacant parcel northwest corner of Tozer Street and Sunrise Avenue. 
Project Area:  25.75-acres, for a 134-lot subdivision 
Plan Land Use: LD – Low Density Residential 
Zoning District:  PD 4,500 (Planned Development, one unit per 4,500 square feet of site area). 
Site 
Characteristics 

The subject property contains a graded vacant lot with no existing structures or 
formal site access on-site.  

SUMMARY: 

The applicant, Joseph Crown, has previously received City approval on 25.75-acres, for a Rezone (REZ 
2019-01) application to PD (4,500) – Planned Development (One Unit for each 4,500 square feet of site 
area) and a Tentative Subdivision Map (TSM 2019-02) to facilitate the development of a 134-lot residential 
subdivision (Crown Tozer I). The Planning Commission approved TSM 2019-02 on April 9, 2019 contingent 
on City Council approving REZ 2019-01. REZ 2019-01 was adopted by City Council on May 15, 2019. The 
applicant proposes to create a precise plan for the development of residential buildings on these lots.  The 
Planning Commission adopted a Negative Declaration as part of the proposed Rezone and Tentative 
Subdivision Map project.  

The Final map for this property was recorded in January 2021. 

Return to Agenda
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SURROUNDING LAND USES:  

Table 1. Existing Uses, General Plan Designations, Zone Districts of Surrounding Properties 
Direction from 

Project site 
Existing Use General Plan Designation Zone District 

North Vacant MD – Medium Density 
Residential 
P&SP – Other Public and 
Semi Public Uses 

PD-4500 – Planned 
Development (One unit for 
each 4,500 sf of site area) 
PF – Public Facility 

East Residential LD – Low Density Residential Outside City Limit 
South Educational MD – Medium Density 

Residential 
 

PF – Public Facility 

West Residential and 
Educational 

HD – High Density Residential 
LD – Low Density Residential 

R3 – High Density Residential 
R1 – Low Density Residential 

 
Surrounding land uses include vacant open land to the north. To the west is a residential subdivision and 
the Martin Luther King Middle School. To the south is the Madera Technical Exploration Center, and 
education facility for eighth graders, and to the east is the City Limits with predominantly single-family 
residences on larger lots with occasional vacant parcels.  
 
ANALYSIS:   

Precise plans address the relationship to neighboring properties, project building, landscape design, 
aesthetics, fencing, walls, public infrastructure, services, circulation, parking, and open space. No 
construction, grading or new development activity may commence in any P-D Zone prior to the approval 
of a precise plan. Precise plans are subject to the approval of the Planning Commission, and in the case of 
residential subdivision projects, remain valid so long as the approved tentative map remains valid. Once 
the subdivision is recorded, the precise plan remains valid until such time that it is amended or repealed.  
 
Site Plans 
The applicant is requesting approval of four residential model types and associated floor plans for 
construction on the 134-lot single-family subdivision. Floor areas will range between 1300 square feet (sf) 
and 1777 sf, with additional floor area allocated for two-car garages (418 – 456 sf), and three-car garages 
(690 – 728 sf). Porch’s will add between 59-77 sf to the site plan coverage. With a proposed maximum lot 
coverage of 50%. The minimum lot size required to accommodate the maximum site plan would be 5,164 
sf (see applicant Matrix). The main limitation on the floor plan type available on each lot is the width of 
the proposed building models in relation to the width of the lot. 
 

Table 2: Floor plan total SF 
Model Floor Area (sf) Bed/Bath Garage Buildable Lots 

Piccola 1300 (min) 1777 3 bed/2 bath 2 spaces 100% 
Piccola 1300 (max) 2049 3 bed/2 bath 3 spaces 13% 
Regatta 1400 (min) 1874 3 bed/2 bath 2 spaces 92% 
Regatta 1400 (max) 2072 3 bed/2 bath 3 spaces 91% 
Abbey 1616 (min) 2153 3 bed/2 bath 2 spaces 93% 
Abbey 1616 (max) 2425 3 bed/2 bath 3 spaces 14% 
Sienna 1777 (min) 2310 4 bed/2 bath 2 spaces 91% 
Sienna 1777 (max) 2582 4 bed/2 bath 3 spaces 10% 
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Development Standards 
Precise plans are utilized within the P-D (Planned Development) Zoning District to establish the proposed 
project's specific development and improvement standards, consistent with sections 10-3-4.101 through 
10-3-4.107 of the Madera Municipal Code (MMC). Sections 10-3.501 through 10-3.513 of the MMC 
establishes standards specific to the development within the R (Residential) zoning districts. Additional 
development standards identified in the MMC, such as parking requirements also apply. The following 
table (Table 3) sets out the development standards for this proposed subdivision.  
 

Table 3: Development Standard Comparison 
Development Standard Typical R-1 Standard Proposed Standard Deviation 
Minimum Site Area 4500 sf (interior) 

5000 (exterior) 
4500 sf - 

Minimum Dimensions 80’ deep 
50’ width (interior) 
60’ width (exterior) 

80’  
40’ (interior) 
55’ (interior) 

- 
10’ (interior) 
5’ (interior) 

Front yard setback 15’ living areas 
12’ porch 
20’ garages 

15’ living space 
12’ porch 
20’ garages 

- 
- 
- 

Side yard 5’ (interior) 
10’ (exterior) 
20’ (exterior facing garage) 

5’ (interior) 
10’ (exterior) 
20’ (exterior facing 
garage) 

- 
- 
- 
 

Rear Yard 15’ (with windows, 1st floor) 
10’ (no rear facing windows) 
10’ Patio Cover, Balcony, Deck 
Accessory Structures by MMC 

15’ and 12’ for 10% of 
lots 
- 
 
10’ Patio Cover, 
Balcony, Deck 
Accessory Structures 
by MMC 

- 
3’ for 10% of lots 

 
- 
 
- 
- 

Parking 1 covered stall 
1 uncovered stall 

1 covered stall and  
1 uncovered stall  

- 
- 

Minimum Open Space 750 sf  750 sf - 
Street Tree City Street Tree standards 1 street tree per 

interior lot 
3 street trees per 
exterior lot. 

- 

Minimum front 
landscaping 

450 sf 450sf - 

 

The application is proposing reductions of typical development standards for minimum lot width 
dimension, and rear yard setback. Each deviation from development standard will be discussed below.  
 
Minimum Site Dimension 
The applicant is requesting a reduction to the exterior and interior (corner) lot width by five (5’) feet and 
ten (10’) feet respectively. When the site was rezoned to PD 4500, the intention was the density of 
development would be higher due to the lower required overall lot size from the R-1 standard. The 
reduction in required width for these smaller lots is expected and acceptable. The lot width would typically 
be 45’, to accommodate a small number of reduced width lots. The proposed final map lot configuration 
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results in approximately five lots which are under the standard 50’ lot width. Rezoning the property to PD 
4,500 is anticipated to result in smaller lot sizes and by design, reduce the individual lot dimensions. In 
this instance, given unique shape of the subdivision parcel, the constrained nature of the site and resulting 
lots, the limited number of lots below the required 50’ and overall smaller lot size all provides justification 
for this deviation. 
 
Rear Yard Setback 
The reduction in the rear yard setback of three (3’) feet, for 10 % of the lots is proposed due to the unusual 
shape of the overall subdivision. The reconfiguration of certain lots within the subdivision, as conditions 
of approval of TSM 2019-02, subjected exterior (corner) lots and cul-de-sacs to improve fire access and 
turnaround resulted in some unusually shaped lots. For the lots affected by the reconfiguration, a number 
of factors inhibit the ability to be able to maximize the residential model floor space to the extent that 
other lots within the surroundings are able to do. Given the very specific site circumstances and challenges 
that these lots bring, relaxing the rear yard setback for a very small overall number of lots (13) would 
avoid the practical difficulties, unnecessary hardships of placing the proposed model types upon these 
lots. This percentage is high enough to allow sufficient lot optimization while also ensuring minimal impact 
the quality of the overall development.  
 
Architecture 
Policy CD-33 states, “The exterior of residential buildings shall be varied and articulated to provide visual 
interest to the streetscape.”  Each floor plan type comes with four elevational options (Attachment 5). 
The proposed models are set out in Table 2. The model types are offered as 1,300, 1,400, 1616, and 1777. 
All models include a two-car garage, front porch and rear patio. Roof material, stucco color and window 
style and treatment are the main variation between model types.  
 
Side Yard Elevations 
In addition to providing a varied primary elevation, the General Plan requires exterior side and or rear 
elevations visible from a right of way to provide architectural treatments consistent with the front 
(primary) elevation. A condition of approval is included to ensure compliance.  
 
Varied setbacks 
The design document prepared by the applicant identifies the requirement to create variation in the front 
elevations with a variation from the required front setback to twenty feet (25’) with no two adjoining lots 
having not less than two feet variation between the front setbacks. That variation will be at least five feet 
over three lots. All garages will have a minimum twenty feet (20’) setback. The variation will apply to the 
entire front elevation of the property, with each elevation element subject to its own setback 
requirement.   
 
Garage subordinate design 
All model types exhibit a subordinate garage design that ensures the prominent elevation is that of the 
living space rather than the garage. Varying depths of garage, porch and living space provide character to 
the neighborhood and architectural articulation of the front elevations.  
 
Landscape 
Landscape plans are required as an element of the precise plan. Attention to detail and aesthetic design 
is necessary to satisfy Goal 4 of the General Plan Community Design Element. Goal 4 requires “[A] 
attractive streetscapes in all aeras of Madera.” Staff has required landscape and irrigation plans through 
the conditions of approval, in addition to the requirement for each lot to contain at least one street tree 
within the front yard. 
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Open Space 
Policy LU-22 states, “Single-family developments need to provide functional outdoor recreational space.”  
Through conditions of approval for the tentative subdivision map, the Project will be required to pay the 
necessary park impact fees, as well as parkland acquisition fees to provide for the park and recreational 
needs of residents, thereby satisfying Policy LU-22. The park impact and parkland acquisition fees 
collected will be expended solely for the acquisition, development, and/or rehabilitation of parkland or 
improvements. Individual properties will be required to provide open space for each dwelling at 750 sf 
minimum with minimum dimensions of ten feet (10’) in any direction.  
 
ENVIRONMENTAL REVIEW:   

Pursuant to the California Environmental Quality Act (CEQA), an Initial Study/Negative Declaration (IS/ND) 
has been prepared, describing the potential environmental impacts of the proposed Project. The City has 
assessed the potential environmental impacts of this Project and has determined that they are less than 
significant. Planning Commission adopted the environmental documents at the meeting on April 9, 2019. 
Therefore, the adopted negative declaration is still valid. There have been no changes of circumstances 
which require subsequent environmental analysis under State CEQA Guidelines Section 15162. Therefore, 
no further environmental review is required.  
 
RECOMMENDED ACTION:   
The Commission will be acting on the Precise Plan PPL 2022-03.  Staff recommends that the Commission:  

 
1. Move to adopt a resolution of the Planning Commission approving Precise Plan PPL 2022-03, 

based on and subject to the findings and conditions of approval as contained in the resolution 
and associated Exhibit A.  

 
The Commission’s action is final unless appealed for consideration by the City Council.  
 
ALTERNATIVES: 

As an alternative, the Commission may elect to: 

1. Move to continue the application for PPL 2022-03 to the July 12, 2022, Planning Commission 
hearing with direction to staff to return with an updated resolution with appropriate 
findings modifying the conditions of approval for the following reasons: (Specify – Planning 
Commission should articulate reasons for modifications to findings and conditions of 
approval). 
 

2. Move to continue the application for PPL 2022-03 to the July 12, 2022, Planning Commission 
hearing with direction to staff with an updated resolution with appropriate findings for 
denial for the following reasons: (Specify – Planning Commission should articulate reasons 
for denial). 

  
ATTACHMENTS: 

1. Vicinity Map  
2. Aerial Photo  
3. General Plan Land Use Map 
4. Zoning Map   
5. Model Plans, Material and Color Options 
6. Planning Commission Resolution for PPL 2022-03   



Attachment 1:  Vicinity Map 
 
 

 

  



Attachment 2: Aerial Photograph 
 

 
 
  



Attachment 3: General Plan Land Use Map 
 

 
 
 
  



Attachment 4: Zoning Map 
 

 
 
 
  



Attachment 5: Model Plans, Colors and Materials 
 
 
  



Project Description and Design Standards for  

Tozer I Subdivision 
 

Plan Models 

1.  Three models are submitted as part of Tozer I Subdivision. The homes will be constructed upon 
the 134 lots encompassed within the Subdivision. The home models are as follows: 

 

MODEL NAME    FLOOR AREA        BED/BATH 

Piccola                     1,300 sq. ft.       3 bed/2 bath 
Regatta                    1,400 sq. ft.       3 bed/2 bath 
Abbey                      1,616 sq. ft.       3 bed/2 bath 
Sienna                      1,777 sq. ft.       4 bed/2 bath 

 
 

2.  Each proposed model will be constructed consistent with either of three elevations, A Gable Roof 
Lines, B Hip Roof Lines, C Gable Roof Line with Siding Embellishments. Each elevation of each model 
will have at least five different three-color paint schemes with roof tile variations such as Spanish or 
flat. 

3.  All standards for the location and design of buildings (including accessory structures) and fences 
which are not specified will conform to PD 4500 (Residential) Zone District standards. 

4. All driveways and encroachments will conform to City standards regarding setbacks from adjacent 
property lines, and near intersections. All approaches will conform to City standards. 

5. The floor plans of all units will be reversible and driveway approaches on corner lots will be located 
on the interior side of the property. 

6. The appearance of the home is affected by at least three primary features, which are the home 
model, alternative elevations for each plan, and color. Homes built on side-by-side lots will not repeat 
more than two of these primary home features. The model floor plans will not be repeated on more 
than two consecutive lots. 

7.  The minimums for all lots will be: 

Minimum Lot Area: 4,500 sq.ft.  

Minimum Corner Lot Area: 5,000 sq.ft. 

Maximum Lot Coverage: 50% 

Minimum Landscape Area (Front Yard) 450 sq.ft. 



Minimum Interior Lot Width: 40ft  

Minimum Exterior Lot Width: 55ft 

Minimum Lot Depth: 80ft 

Maximum Building Height: 35ft 

Minimum Curved Frontage: 35ft 

Minimum Yard Setbacks: As Follows:  

Front Setback – Porch, Balcony, Deck 12ft 

Front Setback – Living Space 15ft 

Front Setback – Front gate, per Madera Municipal Code Standards 

Street Side Setback 10ft 

Interior Side Setback 5ft 

Rear Setback – Patio Cover, Balcony Deck 10ft 

Rear Setback – Living Space 15ft (a 20% rear setback reduction may be applied to a maximum of 
10% of the subdivision lots)  

Accessory structures: Per Madera Municipal Code Section 10-3.513  

Required parking spaces: Minimum 1 covered space and 1 uncovered space on driveway.  

Minimum usable open space: For each residential unit in a planned residential development there 
shall be provided a minimum 750 square feet of open space exclusive of drives and off-street 
parking areas. 

Reduced rear setback justification: The Madera Municipal Code requires a minimum rear yard 
setback for living space of 15ft with rear facing windows, or 10ft without rear facing windows. The 
MMC also specifies a requirement to have garage subordinate designs and requires staggering the 
front yard setbacks with at least a two-foot variation amongst any 2 adjacent lots, and a five-foot 
variation over any 3 consecutive lots, regardless of home model. The addition of these two design 
features enhance the streetscape and provide welcomed articulation to an otherwise bland street. 
However, with the implementation of these two additional design features amongst 3 or more 
consecutive lots, it’s been found to render the 4th lot unsuitable for a home larger than 1,700 sq.ft. 
due to the limitations of the MMC standard setbacks & the cumulative front yard setback amongst 5 
consecutive. Therefore, in order to satisfy the staggering front yard setback and garage subordinate 
design features, we must reduce the living space rear yard setback as noted above while 
maintaining a minimum 20ft setback to garage and providing a minimum of 750 sq.ft. of usable 
open space as required by the MMC.  

 



8.  The front setback will vary from the minimum of twelve feet to a maximum of twenty-five feet, 
with at least a two-foot variation amongst any 2 adjacent lots, and a five-foot variation over any 3 
consecutive lots, regardless of home model. Garages will be setback a minimum of twenty feet. 

9.  Any variation to the development standards proposed will be granted with approval by the 
Planning Manager when deemed necessary. 

 

Building Colors, Materials and Lighting Considerations 

11.  The color and materials presentation board will be approved by the Planning Manager and will 
be included in the precise plan approval. 

 
12.  The construction of buildings approved as a component of the precise plan will be 
consistent with the approved color and materials presentation board, as reviewed and 
approved by the Planning Department. Any alteration will require, at a minimum, 
approval by the Planning Manager. 

 
13. All lots where side and/or rear exterior elevations of residential buildings are visible from any 
street or public rights-of-way will incorporate architectural treatments in keeping with the front 
(primary) elevation. Such architectural treatments shall consist of installing window trim stucco 
molding and window grids to match the front of the home. 

14. All exterior lighting will be down-shielded and directed in such a way as to not interfere with the 
driving safety of vehicular traffic. Exposed bulbs will not be permitted. 

15.  The specifications and types of exterior lighting fixtures to be installed in the subdivision area 
will be submitted to and approved by the Planning Department prior to issuance of any building 
permit(s). 

 

Construction Trailer and Sales Center 

16.  We will apply for a Zoning Administrator Permit for the development of any temporary 
construction trailer, materials storage yard and/or model home sales center. 

 

Fences and Walls 

17. Along all side and rear property lines, six-foot wood fencing will be required for all single-family 
homes. Within the required front yard setback for main living areas, a maximum fence height of 3’-
6” will be allowed. Any retaining walls greater then eighteen inches in height will be split-block 
masonry. Residential fencing will have a gate that will allow for easy access by an automated solid 
waste container provided by the City. The width of the gate will be a minimum of 36 inches.  

18.  Street side yard fencing will be set back no less than five feet. 

 



HVAC and PG&E Utility Placement Considerations/Screening Requirements 

19.  Heating ventilation and air-conditioning (HVAC) units will be ground-mounted. All ground-
mounted HVAC equipment will be located in the interior side or rear yards behind six-foot tall 
fencing.  

20.  No fireplaces will be used in Iveywood I Subdivision. 

 

Landscaping and Open Space 

21.   A detailed landscaping and irrigation plan will be prepared by a licensed landscape architect, 
stamped and submitted as part of the submittals for a building permit plan check. Each home model 
will have its own landscape and irrigation plan. Landscape and irrigation plans will be approved by 
the Planning Department prior to issuance of building permits. Standard and Typical landscape and 
irrigation plans will be designed for front yards for the entire subdivision as a whole. Installation will 
be completed in conjunction with occupancy of the individual homes. At least one (1) tree of a 
minimum 15 gallon or 24" box must be permanently in place within each residential lot front yard. 
Any change to the position or species of tree shall be reviewed for approval by the Planning 
Manager. The plans will: 

• Demonstrate compliance with the State of California’s Model Water Efficient Landscape 
Ordinance (MWELO); 

• Landscaped areas will be provided with permanent automatic irrigation systems; 
• At least one City-approved Street tree will be planted in each front yard. Trees will be carefully 

selected and located to shade the buildings during the summer months. This will be 
implemented on southern and western exposures. Deciduous trees will be preferentially 
considered since they provide shade in the summer and allow the sun to reach the buildings 
during winter months; 

• A detailed planting list for landscaping, with the number, size, spacing (where applicable) and 
specie of all plantings will be included as part of the approved landscaping plan prepared by a 
licensed landscape architect. 

22.  The property owner(s) will maintain all landscaping in a healthy and well-manicured appearance 
to achieve and maintain the landscaping design that will be approved by the City. This includes, but 
is not limited to, ensuring properly operating irrigation equipment at all times, trimming and pruning 
of trees and shrubs, mowing lawns consistent with residential standards, and replacing dead or 
unhealthy vegetation. 
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1" = 8'

8 24 32

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY PSI

Rain Bird 1804 8 Series MPR
Turf Spray 4.0" Pop-Up Sprinkler with Co-Molded Wiper Seal.
1/2" NPT Female Threaded Inlet.

1 30

Rain Bird 1804 10 Series MPR
Turf Spray 4.0" Pop-Up Sprinkler with Co-Molded Wiper Seal.
1/2" NPT Female Threaded Inlet.

1 30

Rain Bird 1804 15 Series MPR
Turf Spray 4.0" Pop-Up Sprinkler with Co-Molded Wiper Seal.
1/2" NPT Female Threaded Inlet.

4 30

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Netafim LVCZS8010075-HF
Pre-Assembled Control Zone Kit, with 1" Series 80 Control Valve,
3/4" Disc Filter, and High Flow Pressure Regulator 4.5GPM to
17.6GPM.

1

Hunter HE-B 1.0 GPH
Point Source Drip Emitter with Self Piercing Barb. Color coded
emitters for flow rates of 0.5, 1.0, 2.0, 4.0, and 6.0 GPH. Can be
inserted into 1/2" and 3/4" tubing and have pressure
compensating from 15-50 PSI. Optional diffuser cap (HE)
available.

19

SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY

Hunter PGV-ASV
3/4" and  1" Plastic Electric Remote Control Valve, with
removable Anti-Siphon Cap, and Flow Control, for Residential
Use. Inlet/Outlet: Female NPT Threads.

1

Nibco T-113
Class 125 bronze gate manual control valve with wheel handle,
same size as mainline pipe diameter at valve location.  Size
Range - 1"

1

Hunter Solar-Sync
Solar, rain freeze sensor with outdoor interface, connects to
Hunter PCC, Pro-C, and I-Core Controllers, install as noted.
Includes 10 year lithium battery and rubber module cover, and
gutter mount bracket.  Wired.

1

Point of Connection 1"
Domestic Service

1

Irrigation Lateral Line: PVC Schedule 40 111.5 l.f.

Irrigation Lateral Line: Polyethylene Pipe SDR-7 96.3 l.f.

Irrigation Mainline: CPVC Schedule 40 12.4 l.f.

Pipe Sleeve: PVC Class 315 SDR 13.5 24.7 l.f.

SS

IRRIGATION SCHEDULE

TYPICAL DRIP TUBING1
ACZ-075 VALVE WITH SCH 80 NIPPLES2

BRASS ISOLATION VALVE3
TURF SPRAY MARLEX ASSEMBLY4

SOLAR SYNC SYSTEM WITH X-CORE5

"I HAVE COMPLIED WITH THE CRITERIA OF THE  WATER EFFICIENCY LANDSCAPE REQUIREMENTS
ORDINANCE AND APPLIED THEM FOR THE EFFICIENT USE OF WATER IN THE IRRIGATION DESIGN
PLAN"

SIGNATURE DATE

2-28-2022
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LOT 1300-2 1300-3 1400-2 1400-3 1616-2 1616-3 1777-2 1777-3
1 X X X X X
2 X X X X X
3 X X X X X
4 X X X X X
5 X X X X X
6 X X X X X
7 X X X X X X
8 X X X X X
9 X X X X X

10 X X X X X
11 X X X X X
12 X X X X X
13 X X X X X
14 X X X X X X
15 X X X X X
16 X X X X X
17 X X X X X
18 X X X X X
19 X X X X X
20 X X X X X
21 X X X X X
22 X X X X X
23 X X X X X
24 X
25 X
26 X X X X X X X X
27 X X X X
28 X X X
29 X X X
30 X X X X
31 X X X X X X
32 X X X X X
33 X
34 X X X X X
35 X X X X X
36 X X X X X
37 X X X X X
38 X X X X X
39 X X X X X
40 X X X X X
41 X X X X X
42 X X X X X
43 X X X X X
44 X X X X X
45 X X
46 X X X X X



47 X X X X X
48 X
49 X X X X X
50 X X X X X
51 X X X X X
52 X X X X X
53 X X X X X
54 X X X X X
55 X X X X X
56 X X X X X
57 X X X X X
58 X X X X X
59 X X X X X
60 X X
61 X
62 X X X X X
63 X X X X X
64 X X X X X
65 X X X X X X X X
66 X X X X X X X X
67 X X X X X X X X
68 X X X X X
69 X X X X X
70 X X X X X
71 X X X X X
72 X X X X X
75 X X X X X
76 X X X X X
77 X X X X X
78 X X X X X
79 X X X X X
80 X X X X X
81 X
82 X X
83 X X X X X X X X
84 X X X X X X X
85 X X X X X
86 X X X X
87 X X X X
88 X X X X X X X
89 X X X X X
90 X X X X X
91 X X X X X
92 X X X X X X X X
93 X X X X X X X X
94 X X X X X
95 X X X X X



96 X X X X X
97 X X X X X
98 X X X X X
99 X X X X X

100 X X X X X
101 X X X X X
102 X X X X X
103 X X X X X
104 X X X X X
105 X X X X X
106 X X X X X
107 X X X X X
108 X X X X X
109 X X X X X
110 X X X X X
111 X X X X X
112 X X X X X
113 X X X X X
114 X X X X X
115 X X X X X X X X
116 X X X X X X X X
117 X X X X X X X X
118 X X X X X X X X
119 X X X X X X X X
120 X X X X X
121 X X X X X
122 X X X X X
123 X X X X X X X X
124 X X X X X
125 X X X X X
126 X X X X X
127 X X X X X
128 X X X X X
129 X X X X X
130 X X X X X
131 X X X X X
132 X X X X X
133 X X X X X
134 X X X X X







































Attachment 6: Planning Commission Resolution 
 
 



RESOLUTION NO. 1921 
 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF MADERA 
APPROVING PRECISE PLAN, SUBJECT TO CONDITIONS, FOR A 134-LOT 

RESIDENTIAL SUBDIVISION (PPL 2022-03)  
(CROWN TOZER I) 

 
WHEREAS, Joseph Crown (“Owner”) owns Assessor Parcel Numbers (APNs) 008-180-001; 002; 

003; and 004: in Madera, California (“site”); and 
 
WHEREAS, the Planning Commission (Commission) approved Tentative Subdivision Map 

application 2019-02 (TSM 2019-02) on April 9, 2019 for APNs 008-180-001; 002; 003; and 004 contingent 
on City Council approving Rezone application 2019-01 (REZ 2019-01); and 

 
WHEREAS, City Council approved REZ 2019-01 on May 15, 2019; and 

 
WHEREAS, the Owner is now seeking a precise plan to allow for a 134-lot single family residential 

subdivision on 25.75-acres of APN 008-180-001; 002; 003; 004, as proposed by Precise Plan 2022-03 (PPL 
2022-03); and 
 

WHEREAS, the 25.75-acres is planned and zoned for residential land uses; and 
 

WHEREAS, the City of Madera, acting as the Lead Agency, prepared an Initial Study and Negative 
Declaration for the project in compliance with California Environmental Quality Act (CEQA), Public 
Resources Code Section 21000 et. Seq.; and  

 
WHEREAS, the Commission adopted the Negative Declaration on April 9, 2019; and 

 
WHEREAS, the adopted negative declaration is sufficient and pursuant to State CEQA Guidelines 

Section 15162, which identifies the requirements for which subsequent analysis is required, and upon 
analysis, no further environmental review is required; and 
 

WHEREAS, under the City’s Municipal Code, the Commission is authorized to review and approve 
precise plans on behalf of the City; and 
 

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

WHEREAS, the Commission has completed its review of the Staff Report and documents 
submitted for the proposed Precise Plan (PPL 2022-03) evaluated the information contained in the 
negative declaration, and considered testimony received as part of the public hearing process at a duly 
noticed meeting on June 14, 2022; and 
 

WHEREAS, the Commission now desires to approve PPL 2022-03, with conditions; 
 



NOW THEREFORE, be it resolved by the Commission of the City of Madera as follows:  
 
1.  Recitals: The above recitals are true and correct and are incorporated herein by reference. 
 
2.  CEQA: The Commission finds and determines that an environmental assessment was 

prepared for this project in accordance with the requirements of CEQA. The Negative Declaration adopted 
on April 9, 2019, is still valid.  There have been no changes of circumstances which require subsequent 
environmental analysis under State CEQA Guidelines Section 15162. Therefore, no further environmental 
review is required.    

 
3.  Findings for PPL 2022-03: The Commission finds and determines that there is substantial 

evidence in the administrative record to support the approval of PPL 2022-03, as conditioned. With 
conditions, the project is consistent with the requirements of the Municipal Code, including Sections 10-
3-4.101 through 10-3-4.107, and Section 10-3.1307. The Commission further approves, accepts as its own, 
incorporates as if set forth in full herein, and makes each 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 project is consistent with both the proposed land use and adjacent areas in the City of 
Madera.  

Finding b:  The proposal is consistent with any applicable specific plans. 

The project site is not subject to any specific plans. 

Finding c:  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. 

PPL 2022-03 has been reviewed and is consistent with surrounding uses and with all 
applicable requirements for development in the PD 4,500 zone district, including provisions 
for access to and from the site, parking and loading facilities, drainage, and lighting. The 
project would not have an adverse effect on surrounding properties.  

Finding d:  The proposed project is consistent with established legislative policies relating to traffic 
safety, street dedications, street improvements, and environmental quality. 
 
PPL 2022-03 will be required to install street improvements in accordance with City standards 
and specifications. Related infrastructure improvements will also be required for storm 
drainage. The project site will have access to Tozer Street which can accommodate traffic 
generated from the proposed project. Based on the environmental analysis prepared, the 
project will not have a significant impact on traffic or the environment. 

 
 



5.  Recommendation of Approval of PPL 2022-03 with Conditions: Given all of the findings 
can be made, Planning Commission hereby approves PPL 2022-03 as conditioned as set forth in the 
Conditions of Approval attached as Exhibit “A”. 

 
6. Effective Date: This resolution is effective immediately.   

 
* * * * * 

 
 
Passed and adopted by the Planning Commission of the City of Madera this 14th day of June 2022, by the 
following vote: 
 
AYES:  
 
NOES:  
 
ABSTENTIONS: 
 
ABSENT: 
 
 
 
        _____________________________ 

Robert Gran Jr. 
Planning Commission Chairperson 

Attest: 
 
___________________________________ 
Gary Conte, AICP 
Planning Manager 
 
Exhibit “A” – Conditions of Approval for PPL 2022-03. 
 



  
 

EXHIBIT “A” 
PPL 2022-03 Crown Tozer I  

CONDITIONS OF APPROVAL 
June 14th, 2022 

 
Notice to Applicant 
 
In accordance with the provisions of Government Code Section 66020(d)(1), the imposition of fees, 
dedications, reservations, or exactions for this project are subject to protest by the project applicant at 
the time of approval or conditional approval of the development or within ninety (90) calendar days after 
the date of imposition of fees, dedications, reservation, or exactions imposed on the development project. 
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 site 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 PPL 2022-03 will ultimately be deemed mandatory unless 
appealed by the applicant to the City Council within fifteen (15) days after the decision by the Planning 
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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 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.  

GENERAL CONDITIONS 

1. All conditions of approval shall be the sole financial responsibility of the applicant/owner, 
except where specifically noted in the conditions or mandated by statutes. 

2. 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 from the listed applicant on the application form and submitted 
to the City of Madera Planning Department no later than three (3) days following action on 
PPL 2022-03. 

3. Project approval is conditioned upon acceptance of the conditions of approval contained 
herein, as evidenced by the applicant’s signature on the Acknowledgement and Acceptance of 
Conditions of Approval.  

4. It shall be the responsibility of the property owner, operator, and/or management to ensure 
that any required permits, inspections, and approvals from any regulatory agency be obtained 
from the applicable agency prior to issuance of a building permit and/or the issuance of a 
certificate of completion, as determined appropriate by the City of Madera Planning 
Department. 

5. Prior to issuance of building permits or any future division of the property, the applicant at 
their sole expense shall cause the property to be annexed into the City-wide Community 
Facilities District No. 2005-01, and shall pay all applicable fees. 

6. The project shall be developed in conformance with the plans, elevations, and color and 
material selections approved by PPL 2022-03 provided herein as Attachments 5, subject to the 
conditions noted herein. 

7. Minor modifications to model types including to plans, elevations, color and materials 
selections approved under PPL 2022-03 which are necessary to meet regulatory, engineering, 
or similar constraints or requirements may be made at the discretion of the Planning Manager 
without an amendment to PPL 2022-03. If the Planning Manager determines the modifications 
are substantive, an amendment to PPL 2022-03 shall be filed for review and approval through 
the applicable City process. 

8. All on-site improvements shall be completed prior to final building inspection and shall be 
completed in conformance with PPL 2022-03 to the satisfaction of the City of Madera prior to 
issuance of a certificate of completion. 

9. All construction shall cease, and the Planning Manager and City Engineer shall be notified 
immediately if any prehistoric, archaeological, or fossil artifact or resource is uncovered during 
construction. All construction shall immediately stop and an archaeologist that meets the 
Secretary of the Interior’s Professional Qualifications Standards in prehistoric or historical 
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archaeology shall be retained, at the applicant’s and/or successors-in-interest’s expense, to 
evaluate the find(s) and recommend appropriate action according to Section 15064.5 of the 
California Environmental Quality Act (CEQA) Guidelines. If avoidance is infeasible, other 
appropriate measures would be instituted. Work may proceed on other parts of the project 
subject to direction of the archaeologist while assessment of historic resources or unique 
archaeological resources is being carried out. 

10. All construction shall cease if any human remains are uncovered, and the Planning Manager, 
City Engineer and County of Madera Coroner shall be notified in accordance to Section 7050.5 
of the California Health and Safety Code. If human remains are determined to be those of a 
Native American or has reason to believe that they are those of a Native American, the Native 
American Heritage Commission shall be contacted, and the procedures outlined in CEQA 
Section 15064.5(e) shall be followed. 

11. Approval of this project 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 

12. Submit five (5) full sets and one (1) USB flash drive providing a portable document format 
(PDF) file of plans for review and approval prior to obtaining all required permits for 
construction of project. 

13. A building permit is required for all construction on the site.  

 

ENGINEERING 

General Conditions 

14. Nuisance onsite lighting shall be redirected as requested by City Engineer within 48 hours of 
notification. 



   

PC 06/14/22 (PPL 2022-03 – Crown Tozer I)  Page 4 of 8 

15. Prior to the construction of improvements within the City right-of-way, an Encroachment 
Permit will be required from the Engineering Department. 

16. All off-site improvements shall be completed prior to issuance of final occupancy. 

PLANNING DEPARTMENT 

General Conditions 

17. Vandalism and graffiti shall be corrected in accordance with the provisions of the Madera 
Municipal Code. 

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

19. The property owner, operator, and/or manager shall keep the property clear of all trash, 
rubbish, and debris at all times. 

Residences 

20. All model types shall conform to the development standards set out in the ‘Project Description 
and Design Standards’ document inclusive of: 

Minimum Lot Area: 4,500 sq.ft.  

Minimum Corner Lot Area: 5,000 sq.ft. 

Maximum Lot Coverage: 50% 

Minimum Landscape Area (Front Yard) 450 sq.ft 

Minimum Interior Lot Width: 40ft  

Minimum Exterior Lot Width: 55ft 

Minimum Lot Depth: 80ft 

Maximum Building Height: 35ft 

Minimum Curved Frontage: 35ft 

Minimum Yard Setbacks:  

Front Setback – Porch, Balcony, Deck 12ft 

Front Setback – Living Space 15ft 

Front Setback – Garage 20ft 

Front Setback – Front gate, per Madera Municipal Code Standards 

Street Side Setback 10ft 

Interior Side Setback 5ft 

Rear Setback – Patio Cover, Balcony Deck 10ft 
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Rear Setback – 15ft*  

Rear Setback – for a maximum 10% (13-lots) of the subdivision a 20% (three feet (3’)) rear 
setback reduction may be applied. 

Accessory structures: Per Madera Municipal Code Section 10-3.513 

Required parking spaces: Minimum 1 covered space and 1 uncovered space on driveway.  

Minimum usable open space: For each residential unit in a planned residential development 
there shall be provided a minimum 750 square feet of open space exclusive of drives and off-
street parking areas. Minimum dimension in any direction for open space shall be ten (10’) feet.  

Standards set out in the ‘Project Description and Design Standards’ shall be applied to the 
subdivision development. Where standards are not present or there are conflicts between 
these standards and the City of Madera Municipal Code, the Municipal Code shall predominate.  

21. Construction of dwelling units upon the 134 lots is confined to four (4) residential model plans 
listed below and herein included as Attachment 5. 

Model Plan Sq. Ft. Bedrooms Bathrooms Garage 

1300 1,300 3 2 Subordinate 

1400 1,400 3 2 Subordinate 

1616 1,616 3 2 Subordinate 

1777 1,777 4 2 Subordinate 

 

22. Each dwelling unit shall be constructed consistent with approved elevations, and the color and 
materials selections herein included as Attachment 5 to the Planning Commission Packet.  Any 
change to the color and materials shall be approved by the Planning Manager and shall be 
included in the Precise Plan. 

23. The following criteria shall be applied to the location of homes on individual lots: 
a) The appearance of a home is affected by at least three (3) primary features, including: 

i. Home Model Plan; 
ii. Alternative Elevations for Each Plan; and 

iii. Color 

b) Dwelling units built on side-by-side lots shall not repeat more than two (2) of the primary 
home features described in Conditions of Approval No. 28. Model floor plans (inclusive of 
garages) shall not be repeated on more than two (2) consecutive lots. 

24. For lots where side and/or rear exterior elevations of residential buildings are visible from any 
street or public rights-of-way, they shall incorporate architectural treatments in keeping with 
the front (primary) elevation. 

25. The front setback shall vary from the minimum of fifteen (15) feet to living space to a maximum 
of twenty (25) feet to living space, with at least a two (2) foot variation, over the entire front 
elevation, amongst any two (2) adjacent lots, and a five (5) foot variation over any three (3) 
consecutive lots, regardless of home model plan. 
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26. All exterior lighting shall be down-shielded, directed in a way to avoid glare onto neighboring 
properties or off site and directed in such a way as to not interfere with the driving safety of 
vehicular traffic.  Exposed bulbs shall not be permitted. 

27. The specifications and types of exterior lighting fixtures including shielding method and 
luminance to be installed in the subdivision area shall be submitted to and approved by the 
Planning Department prior to issuance of building permits. 

28. All standards for the location and design of buildings (including accessory structures) and fences 
which are not specifically included and made a part of PPL 2022-03, shall conform to R1 
(Residential) zoning standards. 

29. The floor plans of all dwelling units shall be reversible and driveway approaches on corner lots 
shall be located on the interior side of the property. 

30. Except as noted in these Conditions of Approval, all driveways and encroachments shall 
conform to City standards in regard to setbacks from adjacent property lines and intersections.  
All approaches shall conform to City standards. 

HVAC and PG&E Utility Placement Considerations/Screening Requirements 

31. Prior to the issuance of building permits, the applicant shall identify on the site plan the 
following information for Planning Department review and approval including screening: 
a) The location of all-natural gas and electrical utility meter locations (coordinate with PG&E). 
b) The location of all heating, ventilation, and air conditioning (HVAC) equipment. 
c) The location of all compressor equipment, and mechanical and electrical equipment. 

32. All utility equipment and services shall be screened to the specifications of the Planning 
Department. The applicant shall show methods proposed to architecturally integrate 
equipment locations, or show methods proposed to screen equipment using landscaping.  Any 
wall-mounted equipment shall be painted to match the exterior wall and screened when in 
predominant public views. 

33. HVAC units shall be ground mounted. No roof mounted air conditioning or heating ventilation 
units shall be allowed.  All ground-mounted HVAC equipment shall be located in the rear yard 
behind a six (6) foot tall fencing. 

34. Fireplaces are not proposed as part of this subdivision.  Outside electric outlets shall be provided 
in the front and rear yards of the units to facilitate the use of electric lawn mowers, edgers, etc.  
Electric or low nitrogen oxide (Nox) emitting gas-fired water heaters should be installed. 

Fencing and Walls 

35. All fencing and walls shall be properly maintained so as not to create a hazard, public nuisance 
or blight in the surrounding neighborhood. 

36. Wood fencing shall be required along all side and rear yards unless otherwise specified in the 
Conditions of Approval.  

Wood fencing shall be a dog ear fence picket style and made of cedar quality or better, and all 
fence posts shall be pressure treated and set in concrete. Fencing shall not exceed a maximum 
uniform height of six (6) feet. Fencing shall have a gate allowing for easy access to solid waste 
containers provided by the City or City contracted waste hauler purveyor. The width of the 
gate shall be a minimum of thirty-six (36) inches. 

37. Any retaining walls greater than eighteen (18) inches in height shall be split block masonry or 
other architecturally compatible materials to be approved by Planning Manager.  
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Landscaping 

38. A landscape and irrigation plan shall be prepared by a licensed Landscape Architect and 
submitted as part of the submittals for a building permit. Landscape and irrigation plans shall 
be approved by the Planning Department prior to issuance of building permits. Said Landscape 
and irrigation plans shall be designed for front yards and the exterior side yards of corner lots 
visible to the public for the entire subdivision as a whole.  Installation shall be completed in 
conjunction with construction of the individual homes. The plans shall: 

a) Demonstrate compliance with the State of California’s Model Water Efficient Landscape 
Ordinance (MWELO); 

b) Provide permanent automatic irrigation systems for all landscaped areas; 

c) Provide vegetative matter coverage of a minimum of 75 percent of all landscaped areas; 

d) At least one (1) City approved street tree planted in each front yard. Corner lots shall 
have at least two (2) additional trees planted along the exterior side yard. Said front 
yard and side street trees overall shall be planted thirty (30) foot on center. Trees 
should be carefully selected and located to shade the buildings during the summer 
months.  Deciduous trees should be preferentially considered since they provide shade 
in the summer and allow the sun to reach the buildings during winter months. 

e) Locate landscape material in such a way that it does not interfere with utilities above or 
below ground; and 

f) Provide detailed planting lists for all landscaping, with the number, size, spacing (where 
applicable) and species of all plant life and groundcover, as well as soil preparation 
techniques for all landscaped areas. 

g) Directing downspouts towards landscape areas.  

39. The property owner shall maintain all landscaping in a healthy and well-manicured 
appearance. This includes, but is not limited to, ensuring properly operating irrigation 
equipment at all times, trimming and pruning of trees and shrubs, and replacing dead or 
unhealthy vegetation with drought-tolerant plantings. 

40. A maintenance agreement is required for all landscaping located within the public right-of-
way. Such agreement shall be entered into prior to issuance of a certificate of completion. 

FIRE DEPARTMENT 

41. All dwelling shall be equipped with residential fire sprinklers, smoke alarms and carbon 
monoxide detectors in accordance with the California Fire Code. 

42. Street fire hydrant placement shall be consistent with approved civil plans and the California 
Fire Code. 

43. Temporary construction addresses shall be provided during construction. 

44. Illuminated addresses shall be provided at certificate of occupancy. 

Signage 

45. All signage, including, but not limited to, on- or off-site temporary subdivision identification, 
directional or marketing / sale signs for the purpose advertising homes for sale shall be in 
compliance with the Sign Ordinance of the Madera Municipal Code Section 10-6. All 
permanent signage, with the exception of required signs in accordance with City standards for 
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Ellis Street is required to have an approved Sign Permit issued by the Planning Department per 
Madera Municipal Code Section 10-6. 

Construction Trailer & Sales Center 

46. Development of any temporary construction trailer and/or materials storage yard and/or 
parking on any lot in the subdivision requires the approval of the Planning Manager in 
advance of installation/placement. 

47. The development of any model home sales center on any lot in the subdivision requires the 
approval of the Planning Manager.  

SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT 

48. The applicant shall consult with and shall comply with the requirements of the San Joaquin 
Valley Air Pollution Control District, including, but not limited to, compliance with Regulation 
VIII (Fugitive PM10 Prohibitions) and Rule 9510 (Indirect Source Review). 

 

-END OF CONDITIONS- 



 

 

Item #3:  CUP 2015-31 MOD – Los Girasoles 

 

Staff is requesting this item be continued to the July 12, 2022 Planning 
Commission meeting. 
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