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Planning Commission Staff Report 
Agenda Item No. 3    
December 10, 2020 
 
SUBJECT:   Unclassified Conditional Use Permit Application No. 3689 
 
   The Department of Public Works and Planning, Development 

Services Division is reviewing the subject application proposes to 
amend UCUP 2861 to allow the addition of an emergency diesel 
generator and generator shed. 

 
LOCATION:   The subject parcel is located at the end of Huntington Vista Road, 

approximately 10 miles north of the unincorporated community of 
Shaver Lake (Sup. Dist. 5) (APN 110-570-13u).  

 
 
 OWNER:    Gulf Coast Broadcasting 
 APPLICANT:    John Merrit 

 
STAFF CONTACT: Ethan Davis Planner 
   (559) 600-9669 
 
   David Randall, Senior Planner 
   (559) 600-4052 
 
RECOMMENDATION: 
 
• Approve Unclassified Conditional Use Permit No. 3689 with recommended Findings and 

Conditions; and 
 
• Direct the Secretary to prepare a Resolution documenting the Commission’s action. 
 
EXHIBITS:  
 
1. Conditions of Approval and Project Notes 
 
2. Location Map 
 
3. Existing Zoning Map 
 
4. Existing Land Use Map 
 
5. Site Plans, Elevations, and Detail Drawings 
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6. Applicant’s Operational Statement 
 
7. Previous UCUP Staff Report No. 2861  
 
SITE DEVELOPMENT AND OPERATIONAL INFORMATION: 
 

Criteria Existing Proposed 
General Plan Designation 
 

Public Lands and Open Space No Change 
 

Zoning A-1 (Agricultural, 100,000 square 
feet parcel size) Zone District 

No Change 
 

Parcel Size  
0.002-acre 

No Change 
 

Project Site  
 

No Change 
 

Structural Improvements Existing improvements include; a 
circular water tank with a tower 
mounted on top, a smaller oblong 
water tank, an equipment building 
(Pump house), and an equipment 
closet (Cell Equipment) 
 

Addition of a small 
equipment closet to house 
an emergency diesel 
generator. 

Nearest Residence 
 

80 feet No Change 

Surrounding 
Development 

Condominiums  
 

No Change 

Operational Features Telecommunications Tower and 
Water Pump House 
 

Addition of an emergency 
diesel generator 

Employees N/A 
 

N/A 
 

Customers 
 

N/A No Change 
 

Traffic Trips One trip per month for maintenance 
 

No Change 

Lighting 
 

Existing lighting on the pump house No Change 

Hours of Operation  24 hours a day 7 days a week 
 

No Change 

 
EXISTING VIOLATION (Y/N) AND NATURE OF VIOLATION:  N  
 
 
ENVIRONMENTAL ANALYSIS: 
 
It has been determined pursuant to Section 15303 of the California Environmental Quality Act 
(CEQA) guidelines (Construct /Conversion of Small Structures) that the proposed project will not 
have a significant effect on the environment and is not subject to CEQA.  
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PUBLIC NOTICE: 
 
Notices were sent to 51 property owners within 600 feet of the subject parcel, exceeding the 
minimum notification requirements prescribed by the California Government Code and County 
Zoning Ordinance. 
 
PROCEDURAL CONSIDERATIONS: 
 
An Unclassified Conditional Use Permit may be approved only if five Findings specified in the 
Fresno County Zoning Ordinance, Section 873-F are made by the Planning Commission. 
 
The decision of the Planning Commission on an Unclassified Conditional Use Permit Application 
is final, unless appealed to the Board of Supervisors within 15 days of the Commission’s action. 
 
BACKGROUND INFORMATION: 
 
The subject 4,547 square foot out lot is developed with two water tanks, a crank-up lattice tower 
mounted atop one of the tanks, a pump house and equipment closet for the telecommunications 
antennas. The proposed improvements associated with the project are limited to the addition of 
an emergency generator and generator enclosure. The purpose of the project is to amend a 
previous UCUP 2861 which did not allow a diesel generator.  
 
Finding 1: That the site of the proposed use is adequate in size and shape to accommodate 

said use and all yards, spaces, walls and fences, parking, loading, landscaping, 
and other features required by this Division, to adjust said use with land and uses 
in the neighborhood 

 
 
Reviewing Agency/Department Comments Regarding Site Adequacy: 
 
No other comments specific to the adequacy of the site were expressed by reviewing Agencies 
or Departments. 
 
Analysis Finding 1: 
 
Staff finds that the 4,547 square foot parcel is adequate in size and shape to accommodate the 
proposed use.  
 
Recommended Conditions of Approval:   
 
None. 
 
Conclusion Finding 1:   
 
There are no standard setbacks for the A-1 Zone district therefore, finding 1 can be made. 
 
Finding 2: That the site for the proposed use relates to streets and highways adequate in 

width and pavement type to carry the quantity and kind of traffic generated by the 
proposed use 
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  Existing Conditions Proposed Operation 
Private Road 
 

Yes Huntington Vista Road is not a 
county-maintained road 

No Change 

Public Road Frontage  
 

No Huntington Vista Road is not a 
county-maintained road 

No Change 

Direct Access to Public 
Road 

No Huntington Vista Road is not a 
county-maintained road 

No Change 

Road ADT 
 

500 No Change 

Road Classification 
 

Private Road - Collector No Change 

Road Width 
 

24 feet No Change 

Road Surface Huntington Vista Road is not a 
county-maintained road 

No Change 

Traffic Trips One maintenance trip per 
month 

No Change 

Traffic Impact Study (TIS) 
Prepared 
 

No Huntington Vista Road is not a 
county-maintained road 

No Change  

Road Improvements Required 
 

Huntington Vista Road is not a 
county-maintained road 

No Change 

 
 
 
Reviewing Agency/Department Comments Regarding Adequacy of Streets and 
Highways: 
 
Fresno County Division of Road Maintenance and Operations: The subject parcel does not front 
or propose any impact on county-maintained roads. 
 
No other comments specific to the adequacy of streets and highways were expressed by 
reviewing Agencies or Departments.  
 
Analysis Finding 2: 
 
The proposed addition of an emergency diesel generator to the existing telecommunication 
facility will not have an impact on county-maintained roads. The existing tower has one 
maintenance trip roughly every 3 weeks, these trips will include the proposed generator and will 
not cause any increased traffic. 
 
Recommended Conditions of Approval: 
 
None.  
 
Conclusion Finding 2:   
 
The proposed project site is accessed through a private road and will not increase traffic 
significantly in the area therefore finding 2 can be made.  
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Finding 3: That the proposed use will have no adverse effect on abutting property and 
surrounding neighborhood or the permitted use thereof 

 
Surrounding Parcels 

 Size: Use: Zoning: Nearest Residence: 
North 
 

6.27-acres 
 

Vacant – Public Space A-1 N/A 

South 
 

6.27-acres 
 

Condominiums A-1 20-feet 

East 6.27-acres 
 

Condominiums A-1 40-feet 

West 6.27-acres 
 

Vacant – Public Space A-1 N/A 

 
 
The lot and surrounding area are designated Public Lands and Open Space in the Sierra North 
Regional Plan. The subject lot is located within a developed residential subdivision (Eagles Nest 
Condominium Subdivision). 
 
Reviewing Agency/Department Comments: 
 
Fresno County Division of Development Engineering:  A grading permit or voucher may be 
required for any grading proposed with this application.   
 
San Joaquin Valley Air Pollution Control District:  Based on the applicants submitted documents 
the projects annual emission from construction and operation emissions of criteria pollutants are 
not expected to exceed any of the District significant thresholds.  
 

• The project will be subject to District Rule 2010 (Permits Required) and Rule 2201 (New 
and Modified Stationary Source Review) and will require district permits. Prior to 
construction, an Authority to Construct (ATC) application should be submitted by the 
Project proponent to the District. 

 
• The project may also be subject to the following District rules: Regulation VIII, Fugitive 

PM10 Prohibitions), Rule 4102 (Nuisance), Rule 4601 (Architectural Coatings), and Rule 
4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving and Maintenance 
Operations).  
 

Fresno County Environmental Health Department: The Environmental Health Department 
reviewed the application and found that the possible noise impacts were not significant enough 
to warrant a noise impact study.  
 
No other comments specific to land use compatibility were expressed by reviewing Agencies or 
Departments. 
 
Analysis Finding 3: 
 
The project site is within an already developed area including an existing telecommunications 
tower and a water pump house and tank. The addition of the emergency generator would not 
significantly affect the surrounding properties within the surrounding area. The project will be 
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required to adhere to the Air Districts standard, following the standards set by the air district, 
staff believes that finding 3 can be made. 
 
 
 
Recommended Conditions of Approval:  
 
None.  

 
Conclusion Finding 3:  
 
The addition of a diesel generator and enclosure to the already developed area will not have a 
significant impact on the surrounding area therefore finding 3 can be made. 
 
Finding 4: That the proposed development is consistent with the General Plan 
  
Reviewing Agency Comments: 
 
Fresno County Policy Planning Unit:  The subject parcel is designated as Public Lands and 
Open Space in the Sierra-North Regional Plan.  
 
No other comments specific to General Plan Policy were expressed by reviewing Agencies or 
Departments. 
 
Analysis Finding 4: 
 
Considering the existing nature of the wireless communication facility the addition of an 
emergency backup generator and related equipment shelter would not conflict with the General 
Plan.  
 
Recommended Conditions of Approval:  
 
None 
 
Conclusion Finding 4:  
 
Finding 4 can be made. 
 
 
Finding 5: That the conditions stated in the resolution are deemed necessary to protect the 

public health, safety and general welfare. 
 
PUBLIC COMMENT:  
 
None. 
 
Analysis Finding 5:  
 
Normally proposed conditions of approval are developed based on studies and consultation with 
specifically qualified staff, consultants and outside agencies.  They are developed to address 
specific impacts of the proposed project and are designed to address the public health, safety 
and welfare.  Additional comments and project notes can be included to assist in identifying 
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existing non-discretionary regulations that also apply to the project. In this instance there are no 
conditions of approval being required other than to develop the project as submitted. 
 
 
 
CONCLUSION Finding 5: 
 
Based on the factors cited in the analysis, staff believes the required Findings for granting the 
Unclassified Conditional Use Permit can be made.   
 
SUMMARY CONCLUSION: 
 
The project is appropriately sited and designed.  Staff therefore recommends approval of 
Unclassified Conditional Use Permit No. 3689, subject to the recommended Condition of 
Approval. 
 
PLANNING COMMISSION MOTIONS: 
 
Recommended Motion (Approval Action) 
 
• Move to determine the required Findings can be made and move to approve Unclassified 

Conditional Use permit, subject to the Conditions of Approval and Project Notes listed in 
Exhibit 1; and 

 
• Direct the Secretary to prepare a Resolution documenting the Commission’s action. 
 
Alternative Motion (Denial Action) 
 
• Move to determine that the required Findings cannot be made (state basis for not making 

the Findings) and move to deny Unclassified Conditional Use Permit No. 3689; and 
 
• Direct the Secretary to prepare a Resolution documenting the Commission’s action. 
 
Mitigation Measures, Recommended Conditions of Approval and Project Notes: 
 
See attached Exhibit 1. 
 
ED:im 
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Unclassified Conditional Use Permit Application No. 3689 
(Including Conditions of Approval and Project Notes) 

 

Conditions of Approval 

1. Development of the property shall be in accordance with the Site Plan, Elevations and Operational Statement approved by the 
commission.  

Notes 

The following Notes reference mandatory requirements of Fresno County or other Agencies and are provided as information to the project Applicant. 

2. Facilities that use and/or store hazardous materials and/or hazardous wastes shall meet the requirements set forth in the California 
Health and Safety Code (HSC), Division 20, Chapter 6.95, and the California Code of Regulations (CCR), Title 22, Division 4.5. Any 
business that handles a hazardous material or hazardous waste may be required to submit a Hazardous Materials Business Plan 
pursuant to the California Health and Safety Code (HSC), Division 20, Chapter 6.95, Section 25507 (http://cers.calepa.ca.gov/). 
Contact the Fresno County Hazmat Compliance Program at (559) 600-3271 for more information. 

3. All hazardous waste shall be handled in accordance with requirements set forth in the California Code of Regulations (CCR), Title 22, 
Division 4.5.  This Division discusses proper labeling, storage and handling of hazardous wastes. 

4. The proposed construction project has the potential to expose nearby residents to elevated noise levels. The proposed diesel 
emergency generator may result in significant short-term localized noise impacts due to intermittent use/maintenance.  Equipment 
shall be maintained according to manufacturers’ specifications, and noise-generating equipment equipped with mufflers.  
Consideration should be given to Fresno County Noise Ordinance. 

5. Project/Development will be subject to the requirements of the current Fire Code and Building Code when a building permit or 
certificate of occupancy is sought. 

______________________________________ 
  ED:im 
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PROJECT DESCRIPTION/OPERATIONAL STATEMENT 

VERIZON WIRELESS HUNTINGTON LAKE SITE  

Verizon Wireless proposes to add a backup generator to this existing cell site to maintain mobile coverage 
during electrical outages.  This is important to the area, which is regularly impacted by heavy snowfall. 
Specifics of the generator are described on the attached site plan drawings. 

Location of the property 

Proposed location of generator on the property 
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