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Figure 4.2-3
Source:  CA Dept of Conservation, 2008; Madera County, 2008; City of Madera, 2008
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4.2.2 REGULATORY FRAMEWORK

FEDERAL

Farmland Protection Policy Act

The Natural Resources Conservation Service (NRCS), a federal agency within the U.S.
Department of Agriculture, is the agency primarily responsible for implementation of the
Farmland Protection Policy Act (FPPA). The purpose of the FPPA is to minimize federal programs’
contribution to the conversion of farmland to nonagricultural uses by ensuring that federal
programs are administered in a manner that is compatible with state, local, and private
programs designed to protect farmland. NRCS provides technical assistance to federal
agencies, state and local governments, tribes, or nonprofit organizations that desire to develop
farmland protection programs and policies.

NRCS summarizes FPPA implementation in an annual report to Congress. The FPPA also
established the Farmland Protection Program and the Land Evaluation and Site Assessment
(LESA), which are discussed below.

Farmland Protection Program

The NRCS administers the Farmland Protection Program, a voluntary program aimed at keeping
productive farmland in agricultural uses. Under the Farmland Protection Program, NRCS
provides matching funds to state, local or tribal government entities and nonprofit organizations
with existing farmland protection programs to purchase conservation easements. The goal of
the program is to protect between 170,000 and 340,000 acres of farmland per year (Natural
Resources Conservation Service, 2002). Participating landowners agree not to convert the land
to nonagricultural use and retain all rights to use the property for agriculture. A minimum of 30
years is required for conservation easements and priority is given to applications with perpetual
easements. NRCS provides up to 50 percent of the fair market value of the easement being
conserved (Natural Resources Conservation Service, 2002).

To qualify for a conservation easement, farmland must meet several criteria. The land must be:

 Prime, Unique, or other productive soil, as defined by NRCS based on factors such as
water moisture regimes, available water capacity, developed irrigation water supply, soil
temperature range, acid-alkali balance, water table, soil sodium content, potential for
flooding, erodibility, permeability rate, rock fragment content, and soil rooting depth;

 Included in a pending offer to be managed by a nonprofit organization, state, tribal, or
local farmland protection program;

 Privately owned;

 Placed under a conservation plan;

 Large enough to sustain agricultural production;

 Accessible to markets for the crop that the land produces; and

 Surrounded by parcels of land that can support long-term agricultural production.
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In Madera County, the Farmland Protection Program is supplemented by the California
Department of Conservation’s Important Farmland Inventory System and Farmland Mapping
and Monitoring Program, which is discussed in further detail under state regulatory programs
below.

Land Evaluation and Site Assessment

Under the California Environmental Quality Act (CEQA), lead agencies may refer to the LESA
model in their environmental analysis but are not required to do so. The LESA system ranks lands
for suitability and inclusion in the Farmland Protection Program. LESA evaluates several factors,
including soil potential for agricultural use, location, market access, and adjacent land use.
These factors are used to numerically rank the suitability of parcels based on local resource
evaluation and site considerations (Natural Resources Conservation Service, 2002). The LESA
system has spawned many variations, including the California LESA model, described below.

STATE

California Environmental Quality Act Definition of Agricultural Lands

Public Resources Code Section 21060.1 defines “agricultural land” as follows:

Agricultural land means prime farmland, farmland of statewide importance or
unique farmland, as defined by the United States Department of Agriculture land
inventory and monitoring criteria, as modified for California.

This DEIR utilizes this definition for evaluating impacts associated with the loss of agricultural lands
as a result of the proposed General Plan Update.

California Department of Conservation

The Department of Conservation administers and supports a number of programs, including the
Williamson Act, the California Farmland Conservancy Program, the Williamson Act Easement
Exchange Program, and the Farmland Mapping and Monitoring Program (FMMP). These
programs are designed to preserve agricultural land and provide data on conversion of
agricultural land to urban use. The Department of Conservation is responsible for approving
Williamson Act Easement Exchange Program agreements.

Important Farmland Inventory System and Farmland Mapping and Monitoring Program

As discussed above, the Important Farmland Inventory System initiated in 1975 by the U.S. Soil
Conservation Service (now NRCS) classifies land based on ten soil and climatic characteristics.
The Department of Conservation started a similar system of mapping and monitoring for
California in 1980, known as the FMMP.

Under CEQA, the lead agency is required to evaluate agricultural resources in environmental
assessments at least in part based on the FMMP. The state’s system was designed to document
how much agricultural land in California was being converted to nonagricultural land or
transferred into Williamson Act contracts. The definitions of Important Farmland types are
provided in the Farmland Mapping and Monitoring Program discussion in the Existing Setting
section above.
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California Land Evaluation and Site Assessment Model

The California LESA model was developed in 1997 based on the federal LESA system. It can be
used to rank the relative importance of farmland and the potential significance of its conversion
on a site-by-site basis. The California LESA model considers the following factors: land
capability, Storie index, water availability (drought and non-drought conditions), land uses within
one-quarter mile, and “protected resource lands” (e.g., Williamson Act lands) surrounding the
property. A score can be derived and used to determine if the conversion of a property would
be significant under CEQA.

Williamson Act

The California Land Conservation Act of 1965, commonly referred to as the Williamson Act, is a
non-mandated state program, administered by counties and cities to preserve agricultural land
and discourage the premature conversion of agricultural land to urban uses. The act authorizes
local governments and property owners to (voluntarily) enter into contracts to commit
agricultural land to specified uses for ten or more years. Once enforceably restricted, the land is
valued for taxation based on its agricultural income rather than unrestricted market value. This
results in a lower tax rate for owners. In return, the owners guarantee that these properties
remain under agricultural production for an initial ten-year period. The contract is renewed
automatically unless the owner files a notice of non-renewal, thereby maintaining a constant
ten-year contract. Currently, approximately 70 percent of the state’s prime agricultural land is
protected under this act. Prime farmland under the Williamson Act includes land that qualifies
as Class I and II in the Soil Conservation Service (SCS) classification of land or that qualifies for
rating 80 to 100 in the Storie index rating. Participation is on a voluntary basis by both
landowners and local governments and is implemented through the establishment of
agricultural preserves and the execution of Williamson Act contracts.

Termination of a Williamson Act contract through the nonrenewal process is the preferred
method to remove the enforceable restriction of the contract. Cancellation is not appropriate
when objectives served by cancellation could be served by nonrenewal. Cancellation is
reserved for unusual, “emergency” situations. In order to approve tentative cancellation, a
board or council must make specific findings based on substantial evidence that a cancellation
is consistent with the purposes of the act or in the public interest. Contracts can specify that
both findings must be made in order to approve tentative cancellation.

Farmland Security Zones

Farmland Security Zones (FSZs) were established by the legislature in 1998. FSZs are meant to
protect participating Important Farmland from development pressure. An FSZ must be located
within an agricultural preserve (area designated as eligible for a Williamson Act contract) and
designated as Prime Farmland, Farmland of Statewide Importance, Unique Farmland, or
Farmland of Local Importance. The agricultural and open space lands enrolled in the program
are protected for a minimum of a 20-year term under an FSZ and are offered an even greater
property tax reduction than land under a Williamson Act contract.

Land protected in an FSZ cannot be annexed by a city or county government or school district,
which would result in cancellation of a Williamson Act contract (California Department of
Conservation, 2001). Nonrenewal and cancellation procedures are similar to those for
Williamson Act contracts.
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LOCAL

City of Madera’s Right-to-Farm Ordinance

The City of Madera adopted a right-to-farm ordinance in 1998 (Chapter 10-3.418 of the Madera
Municipal Code). This ordinance seeks to protect and encourage agricultural operations in the
city, as long as proper and accepted customs and standards are met. The policy states that
residents of property in or near agricultural districts should be prepared to accept the
inconveniences and discomfort associated with normal farm activities. The policy establishes
that no agricultural operation conducted in a manner consistent with proper and accepted
customs and standards shall be or become a nuisance due to any changed condition after the
operation has been in operation for more than one year, if it was not a nuisance at the time it
began. The ordinance also includes a provision to record a right-to-farm notice in conjunction
with prezoning and subdivision applications for all such applications within 300 feet of
agricultural lands.

Madera County’s Right-to-Farm Ordinance

Madera County adopted a right-to-farm ordinance in 1989 (Chapter 6.28 of the Madera County
Code). This ordinance seeks to protect and encourage agricultural operations in the county, as
long as proper and accepted customs and standards are met. The policy states that residents
of property in or near agricultural districts should be prepared to accept the inconveniences
and discomfort associated with normal farm activities. The policy establishes that no agricultural
operation conducted in a manner consistent with proper and accepted customs and standards
shall be or become a nuisance due to any changed condition after the operation has been in
operation for more than one year, if it was not a nuisance at the time it began.

County of Madera General Plan

The Madera County General Plan is used as the “blueprint” to guide future development in
unincorporated areas of the county, including portions of the City’s Planning Area that are
outside the Madera city limits. The County General Plan is currently applicable to the Planning
Area outside the existing city limits of Madera and will remain so until annexed by the City. The
County’s General Plan contains the following goals and polices related to agriculture in the
proposed Madera Planning Area:

Land Use Element

Goal 1.A. To promote the wise, efficient, and environmentally sensitive use of Madera
County land to meet the present and future needs of Madera County residents
and businesses.

Policy 1.A.4 The County shall encourage infill development and development contiguous
to existing cities and unincorporated communities to minimize premature
conversion of agricultural land and other open space lands.

Goal 1.J. To foster cooperative planning and to address regional concerns on a regional
basis.

Policy 1.J.3 The County shall coordinate its policies regarding conversion of agricultural
lands with the County Local Agency Formation Commission (LAFCO) and the
cities of Madera and Chowchilla.
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Agricultural and Natural Resources Element

Goal 5.A. To designate adequate agricultural land and promote development of
agricultural uses to support the continued viability of Madera County’s
agricultural economy.

Policy 5.A.1 The County shall maintain agriculturally-designated areas for agricultural uses
and direct urban uses to designated new growth areas, existing communities,
and/or cities.

Policy 5.A.2 The County shall discourage the conversion of prime agricultural land to
urban uses unless an immediate and clear need can be demonstrated that
indicates a lack of land for non-agricultural use.

Policy 5.A.3 The County shall seek to ensure that new development and public works
projects do not encourage further expansion of urban uses into designated
agricultural areas.

Policy 5.A.5 The County shall allow the conversion of existing agricultural land to urban
uses only within designated urban and rural residential areas, new growth
areas, and within city spheres of influence where designated for urban
development on the General Plan Land Use Diagram.

Policy 5.A.6 The County shall encourage continued and, where possible, increased
agricultural activities on land designated for agricultural uses.

Policy 5.A.9 The County shall encourage infill development in urban areas as an
alternative to expanding urban boundaries into agriculturally-designated
areas.

Policy 5.A.11 The County shall facilitate agricultural production by allowing agricultural
service uses (i.e., commercial and industrial uses) to locate in agriculturally-
designated areas if they relate to the primary agricultural activity in the area.
The County shall use the following guidelines to analyze the suitability of a
proposed agricultural service use:

a. The use will not adversely affect agricultural production in the area;

b. The use supports local agricultural production; and

c. It is compatible with existing agricultural activities and residential uses in
the area.

Policy 5.A.12 The County shall actively encourage enrollments of agricultural lands in its
Williamson Act program, particularly on the edges of new growth areas.

4.1.3 IMPACTS AND MITIGATION MEASURES

STANDARDS OF SIGNIFICANCE

This agricultural resources analysis evaluates the consistency of the proposed General Plan
Update according to the following standards, which are based on State CEQA Guidelines
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Appendix G. An agricultural impact is considered to be significant if implementation of the
project would:

1) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance, as
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring
Program (FMMP) of the California Resources Agency, to non-agricultural use;

2) Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of farmland to non-agricultural uses; or

3) Conflict with existing zoning for agricultural use or a Williamson Act contract.

METHODOLOGY

Evaluation of potential agricultural impacts of the proposed City of Madera General Plan
Update was based on review of the Madera County General Plan and Zoning Code and a field
review of the city to better understand the current agricultural/land use interface with the city.
The agricultural analysis is based on information gathered from the Madera County General
Plan, the Madera County General Plan Update EIR, the California Department of Conservation
Farmland Conversion Report, the California Department of Conservation Important Farmlands
Map, the Soil Survey of Madera County, California, and the Madera County Agricultural
Commissioner’s Report. This analysis addresses direct impacts and losses of farmland as well as
indirect impacts on agricultural uses (e.g., growth pressure to convert farmlands, conflicts
between agricultural operations and urban land uses) as a result of the development of land
use designations proposed under the General Plan Update as well as any roadway
improvements and implementation of policy provisions.

An attempt was made to use the California LESA model to determine the relative importance of
farmland and the potential significance of its conversion. However, after further investigation
into the use of this modeling tool, it was determined that the LESA model is not designed for
projects the size and scale of the General Plan. While the identification of acreage of Important
Farmland within the Planning Area was available, determining the water availability, land uses
within a quarter mile, and “protected resource lands” surrounding the Planning Area was
impractical due to the size of the project. Therefore, using the LESA model to determine the
impact of implementation of the General Plan would have on farmland is considered
inappropriate and was rejected as a possible impact determination source.

PROJECT IMPACTS AND MITIGATION MEASURES

Loss and Conversion of Agricultural Land

Impact 4.2.1 Implementation of the proposed General Plan Update would result in the
direct loss of important farmlands (Prime Farmland, Unique Farmland, and
Farmland of Statewide Importance) as designated by the Farmland Mapping
and Monitoring Program. This is considered a significant and unavoidable
impact.

According to the California State Department of Conservation Important Farmland Map (2006)
as indicated in Table 4.2-4 and depicted in Figure 4.2-1, the Planning Area contains
approximately 20,061 acres of Prime Farmland and 6,893 acres of Farmland of Statewide
Importance (defined hereafter as “important farmlands”). The Planning Area also contains
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approximately 2,581 acres of Farmland of Local Importance, 11,751 acres of Unique Farmland,
and approximately 6,559 acres of Grazing Land.

General Plan Planning Area – Areas Outside of Existing City Boundaries

Within the General Plan Planning Area outside of existing city boundaries are approximately
57,897 acres of agricultural land, consisting of approximately 19,102 acres of Prime Farmland,
6,575 acres of Farmland of Statewide Importance, 2,218 acres of Farmland of Local Importance,
11,358 acres of Unique Farmland, and 6,175 areas of Grazing Land.

The majority of the Prime Farmland, Farmland of Statewide Importance, and Unique Farmland in
the Planning Area outside of existing city limits is located south and west of the City of Madera.
Figure 4.2-2 illustrates that there are important farmland areas that are proposed to be
converted to urban land uses under the proposed General Plan Update Land Use Map.
Proposed land uses in some areas with Prime Farmland and Farmland of Statewide Importance
include Village Reserve, residential land use designations, and commercial land uses.

Implementation of the proposed General Plan Update Land Use Map would result in the
conversion of approximately 11,503 acres falling outside of the city limits, within the Growth
Boundary. Of the 11,503 acres, 5,347 acres are Prime Farmland, 1,664 acres are Farmlands of
Statewide Importance, and 2,997 acres are Unique Farmlands. Loss of this farmland is
considered a significant impact.

General Plan Planning Area – Areas Within Existing City Boundaries

As indicated in Table 4.2-5, the city contains approximately 958 acres of Prime Farmland and 318
acres of Farmland of Statewide Importance. The city also contains approximately 363 acres of
Farmland of Local Importance, 393 acres of Unique Farmland, and approximately 383 acres of
Grazing Land.

Within the City’s current boundaries, the majority of the Prime Farmland, Farmland of Statewide
Importance, and Unique Farmland is located within the southern and northwestern portions of
the city.

Implementation of the General Plan Land Use Map would result in the conversion of
approximately 1,682 acres of important farmland, including 878 acres of Prime Farmland and
292 acres of Farmland of Statewide Importance and 156 acres of Unique Farmland. It should be
noted, however, that many of these acres classified as being converted under implementation
of the General Plan already have approved tentative maps in place but construction has not
yet started. With regard to farmland acreage being converted within the city limits, it has
historically been the City’s general rule not to annex agricultural properties unless a tentative
map is either approved with prezoning or a tentative map application is in process (City of
Madera Community Development Department, 2009). Loss of this farmland is considered a
significant impact.

Proposed General Plan Update Policies and Action Items that Provide Mitigation

The proposed General Plan Update contains several goals, policies, and action items that would
assist in reducing this agricultural conversion impact. The following list contains those policies
and action items that contain specific, enforceable requirements and/or restrictions and
corresponding performance standards that assist in reducing (though not eliminating) this
impact.
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In addition to these policy provisions, the proposed General Plan Update Land Use Map
establishes an agricultural/open space greenbelt along the perimeter of the Planning Area (see
Figure 3.0-7). The greenbelt is intended to address the physical effects of agricultural practices
on urban uses, such as chemical spraying, noise, etc., to ensure the long-term ability of
agricultural uses to continue beyond the expanded urban area of the city and minimize land
use conflicts between agricultural land uses and urban land uses.

The General Plan Update proposed urban Growth Boundary, in conjunction with the
establishment of an average residential density that is higher for new development than existing
residential development, is a feature of the proposed General Plan Update that is intended to
minimize the conversion of agricultural lands to urban land uses.

Policy LU-10: The Growth Boundary is considered by the City to define the physical limits of
development in Madera. The City shall direct all future growth in Madera and
in the unincorporated area outside the city limits to occur inside the Growth
Boundary shown on the Land Use Map in this General Plan. Within the City’s
Planning Area, the City encourages the County to assist the City in
maintaining an agricultural green belt around the Growth Boundary by only
allowing agricultural uses where land is designated for such use on the City’s
General Plan Land Use Map.

The following apply to the Growth Boundary:

• The Growth Boundary may only be revised as part of a comprehensive
update of the General Plan involving, at a minimum, the Land Use and
Circulation elements.

• Any revision to the Growth Boundary shall be accompanied by a
statement of findings which demonstrate the following:

1) That the revision is consistent with the intent of the Growth Boundary
and all other applicable policies in this General Plan.

2) That the revision is necessary to accommodate planned growth in
Madera.

Policy LU-11: The City specifically envisions the establishment and maintenance of a
greenbelt of agricultural and other open space lands around the urbanized
portion of the Planning Area, outside the Growth Boundary, as shown on the
Land Use Map. In addition to the maintenance of appropriate agricultural
land use designations, the City encourages the use of Williamson Act contract
and similar mechanisms to ensure the maintenance of the greenbelt. Along
the west edge of the Planning Area, the greenbelt is intended to be
permanent, and the implementing mechanisms on the west edge should
reflect that intent, including transfer of development rights, permanent
conservation easements, etc. (See specific policies for Villages D & E for
requirements to establish a permanent edge/buffer on the western boundary
of these Villages.)

Policy LU-12: The City shall plan and install infrastructure to serve only the area inside the
Growth Boundary. The expansion of urban services (specifically including
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residential sewer service) outside this boundary shall not be permitted unless
the City Council finds that:

1) The extension is needed to address a clear public health or safety need,
and

2) The infrastructure provided is sized to the minimum level necessary in order
to reduce any excess capacity that could be used to support additional
growth outside the boundary.

Action Item LU-12.1: Develop and implement programs and strategies that
support the Growth Boundary and keep urban growth inside the Growth
Boundary.

Policy LU-35: VILLAGE D: SPECIFIC POLICIES

The following policies are intended to identify some of the unique issues for
this area which will need to be addressed, and to guide development, as the
area transitions to urban use.

• All future development in this Village shall conform to the Building Blocks
principles as described in this General Plan.

• In conjunction with village and neighborhood planning, a mechanism
shall be established which creates a permanent agricultural buffer where
the westerly edge of the Village abuts the Growth Boundary.

This buffer shall average at least 400' in depth, with a minimum depth of
250', and must run continuously along westerly edge of the Village.

No habitable structures are to be located within this buffer, although
passive recreational opportunities (such as trails and community gardens)
may be allowed. Alternative methods and designs to establish the buffer
may be proposed, and including placing the buffer on either side of the
growth boundary. Physical maintenance of the buffer shall be provided
consistent with the design and function of the space.

• The Village core area shall provide for an integrated mix of uses, including
park and open space uses, along the river.

• Future development along the Fresno River should be designed to take
advantage of the river frontage, including orienting development to front
the river where not otherwise prohibited by site conditions.

• Village and neighborhood planning shall provide for the alignment of the
designated arterial which runs through the Village east and west
(Cleveland Avenue), to bend to the south to provide circulation to the
proposed village core located along the Fresno River.

• All development proposals within Village D shall comply with the provisions
of the Airport Land Use Master Plan. The establishment of land use
designations at the village and neighborhood levels, as well as the layouts
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of individual projects, shall reflect the allowable uses and densities in the
Airport Land Use Master Plan.

Mitigation Measures

While the proposed General Plan Update policy provisions assist in minimizing conversion of
agricultural lands to urban by establishing a greenbelt to contain urban growth and buffer
agricultural uses from urban land uses, the General Plan Update would still result in the
conversion of a substantial amount of important farmland acreage. There are no feasible
mitigation measures available to offset this loss of important farmland, as important farmland
cannot be easily created to offset the conversion of such land expected. Thus, this impact is
considered significant and unavoidable.

Agricultural/Urban Interface Conflicts

Impact 4.2.2 Implementation of the proposed General Plan Update could result in the
placement of urban uses adjacent to agricultural uses. This is considered a
significant and unavoidable impact.

Implementation of the proposed City of Madera General Plan Update Land Use Map would
place urbanized land uses adjacent to agricultural uses and would replace existing agricultural
uses. It is anticipated that as the City builds out, new agriculture/urban interface conflicts may
occur, although the establishment of the agricultural buffer associated with the Planning Area
would help alleviate some of the agriculture/urban interface conflicts.

Figure 4.2-1 illustrates that there are important farmland areas adjacent to or near proposed
urban land uses to the west, south, and east of the city, including some agricultural lands within
the city limits adjacent to industrial, commercial, and residential land uses.

The following types of agricultural and urban land use conflicts, inconveniences, or discomforts
associated with normal agricultural operations related primarily to the growing of crops and
cattle grazing are expected to occur:

 Inconveniences or discomforts associated with dust, noise, and odor from agricultural
operations;

 Restrictions on agricultural operations (such as pesticide application) along interfaces
with urban uses;

 Conflicts with farm equipment and vehicles using roadways;

 Trespassing and vandalism on active farmlands; and

 Farmland proximity to urban areas can place growth pressure to convert land to urban
uses as a result of above-mentioned conflicts and increases in property value.

Proposed General Plan Update Policies and Action Items that Provide Mitigation

The proposed General Plan Update contains several goals, policies, and action items that would
assist in reducing agricultural conversion and conflict impacts. The following list contains those
policies that contain specific, enforceable requirements and/or restrictions and corresponding
performance standards that assist in reducing (though not fully mitigating) this impact.
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In addition to these policy provisions, the proposed General Plan Update Land Use Map
establishes an agricultural/open space greenbelt along the perimeter of the Planning Area (see
Figure 3.0-7). The greenbelt is intended to address the physical effects of agricultural practices
on urban uses, such as chemical spraying, noise, etc., to ensure the ability of agricultural uses to
continue beyond the expanded urban area of the city and minimize land use conflicts between
agricultural land uses and urban land uses.

Policy LU-10: The Growth Boundary is considered by the City to define the physical limits of
development in Madera. The City shall direct all future growth in Madera and
in the unincorporated area outside the city limits to occur inside the Growth
Boundary shown on the Land Use Map in this General Plan. Within the City’s
Planning Area, the City encourages the County to assist the City in
maintaining an agricultural green belt around the Growth Boundary by only
allowing agricultural uses where land is designated for such use on the City’s
General Plan Land Use Map.

The following apply to the Growth Boundary:

• The Growth Boundary may only be revised as part of a comprehensive
update of the General Plan involving, at a minimum, the Land Use and
Circulation elements.

• Any revision to the Growth Boundary shall be accompanied by a
statement of findings which demonstrate the following:

1) That the revision is consistent with the intent of the Growth Boundary
and all other applicable policies in this General Plan

2) That the revision is necessary to accommodate planned growth in
Madera

Policy LU-11: The City specifically envisions the establishment and maintenance of a
greenbelt of agricultural and other open space lands around the urbanized
portion of the Planning Area, outside the Growth Boundary, as shown on the
Land Use Map. In addition to the maintenance of appropriate agricultural
land use designations, the City encourages the use of Williamson Act
contracts and similar mechanisms to ensure the maintenance of the
greenbelt.

Along the west edge of the Planning Area, the Greenbelt is intended to be
permanent, and the implementing mechanisms on the west edge should
reflect that intent, including transfer of development rights, permanent
conservation easements, etc. (See specific policies for Villages D & E for
requirements to establish a permanent edge/buffer on the western boundary
of these Villages)

Policy LU-35: VILLAGE D: SPECIFIC POLICIES

The following policies are intended to identify some of the unique issues for
this area which will need to be addressed, and to guide development, as the
area transitions to urban use.
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• All future development in this Village shall conform to the Building Blocks
principles as described in this General Plan.

• In conjunction with village and neighborhood planning, a mechanism
shall be established which creates a permanent agricultural buffer here
the westerly edge of the Village abuts the Growth Boundary.

This buffer shall average at least 400' in depth, with a minimum depth of
250', and must run continuously along westerly edge of the Village.

No habitable structures are to be located within this buffer, although
passive recreational opportunities (such as trails and community gardens)
may be allowed. Alternative methods and designs to establish the buffer
may be proposed, and including placing the buffer on either side of the
growth boundary. Physical maintenance of the buffer shall be provided
consistent with the design and function of the space.

• The Village core area shall provide for an integrated mix of uses, including
park and open space uses, along the river.

• Future development along the Fresno River should be designed to take
advantage of the river frontage, including orienting development to front
the river where not otherwise prohibited by site conditions.

• Village and neighborhood planning shall provide for the alignment of the
designated arterial which runs through the Village east and west
(Cleveland Avenue), to bend to the south to provide circulation to the
proposed village core located along the Fresno River.

• All development proposals within Village D shall comply with the provisions
of the Airport Land Use Master Plan. The establishment of land use
designations at the village and neighborhood levels, as well as the layouts
of individual projects, shall reflect the allowable uses and densities in the
Airport Land Use Master Plan.

Policy CON-15: The City supports the protection of agricultural operations by requiring that
buffers be established between urban residential areas and areas planned to
remain in agricultural use. The buffers shall be designed to address the
physical effects of agricultural practices on urban uses, such as chemical
spraying, noise, etc.

In addition to these policies, the proposed General Plan Update includes implementation of the
design guidelines and design review ordinances for residential and non-residential uses in the
Villages and Districts as proposed (Policy LU-28). These design guidelines are expected to
include provisions for landscape corridors, walls, and other features that provide buffering.

The City’s Right-to-Farm Ordinance includes a provision to record a right-to-farm notice in
conjunction with prezoning and subdivision applications for all such applications within 300 feet
of agricultural lands.
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Mitigation Measures

Implementation of proposed General Plan Update policies CON-16, LU-9, and LU-28 and the
establishment of the agricultural/open space greenbelt as shown on the proposed Land Use
Map would assist in reducing agriculture/urban interface conflicts within and adjacent to the
city’s planned urban areas associated with nuisance effects (dust, smoke noise, odor) and
restrictions on agricultural operations from interfaces with urban uses. However, implementation
of these policies would not fully mitigate agriculture/urban interface conflicts, especially in
regard to farm equipment and vehicle conflicts on area roadways and potential trespassing
and vandalism to active farmlands. Therefore, this impact is considered significant and
unavoidable.

Agriculturally Zoned Lands and Williamson Act Contracts

Impact 4.2.3 Implementation of the proposed General Plan Update could result in a
conflict with land currently zoned for agriculture as well as with existing
Williamson Act contract lands. This is considered a significant and
unavoidable impact.

Pursuant to Government Code Section 51243, the City is required to provide for the exclusion of
uses other than agricultural, and other than those compatible with agricultural uses, for the
duration of a Williamson Act contract. If a city annexes land under Williamson Act contract, the
city must succeed to all rights, duties, and powers of the county unless conditions in Government
Code Section 512343.5 apply to give the city the option to not succeed the contract. However,
these stipulations do not apply to those lands within the General Plan Planning Area because all
lands under Williamson Act contract were contracted prior to city annexation. Therefore the
City must allow agricultural uses to continue on lands under Williamson Act contracts until those
contracts expire or are canceled, which could take up to 10 years after application for
nonrenewal is submitted.

As previously discussed and indicated in Figure 4.2-3, the Planning Area contains approximately
26,975 acres of land subject to Williamson Act contracts, with 17,152 prime acres, 5,035 non-
prime acres, 3,874 Farmland Security Zone acres, 633 non-renewal acres, and 5,036 non-prime
acres.

As previously discussed and indicated in Figure 4.1-2, some of the land falling outside of the
existing city boundaries within the county is designated and zoned for agricultural land,
particularly to the west and south of the city limits.

General Plan Planning Area – Areas Outside of Existing City Boundaries

Outside of the city limits and within the Planning Area (within the Growth Boundary), there are
approximately 3,908 acres under Williamson Act contracts as well as lands currently designated
and zoned for agricultural uses by the County that will be converted to urban uses from
implementation of the proposed General Plan Update Land Use Map.

General Plan Planning Area – Areas Inside of Existing City Boundaries

As previously stated, there are approximately 39 acres within the existing city limits under a
Williamson Act contract and in non-renewal status. This area is Prime Farmland and Farmland of
Statewide Importance and is designated for industrial development in the proposed General
Plan Update.
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Proposed General Plan Update Policies and Action Items that Provide Mitigation

The proposed General Plan contains several goals, policies, and action items that would assist in
reducing loss of Williamson Act contracted lands and conversion of agriculturally zoned lands to
urban land uses. The following list contains those policies and action items that contain specific,
enforceable requirements and/or restrictions and corresponding performance standards that
assist in reducing (though not fully mitigating) this impact.

In addition to these policy provisions, the proposed General Plan Update Land Use Map
establishes an agricultural/open space greenbelt along the perimeter of the Planning Area (see
Figure 3.0-7). The greenbelt is intended to address the physical effects of agricultural practices
on urban uses, such as chemical spraying, noise, etc., to ensure the long-term ability of
agricultural uses to continue beyond the expanded urban area of the city and minimize land
use conflicts between agricultural land uses and urban land uses.

The General Plan Update proposed urban Growth Boundary, in conjunction with the
establishment of an average residential density that is higher for new development than existing
residential development, is a feature of the proposed General Plan Update that is intended to
minimize the conversion of agricultural lands to urban land uses.

Policy LU-10: The Growth Boundary is considered by the City to define the physical limits of
development in Madera. The City shall direct all future growth in Madera and
in the unincorporated area outside the city limits to occur inside the Growth
Boundary shown on the Land Use Map in this General Plan. Within the City’s
Planning Area, the City encourages the County to assist the City in
maintaining an agricultural green belt around the Growth Boundary by only
allowing agricultural uses where land is designated for such use on the City’s
General Plan Land Use Map.

The following apply to the Growth Boundary:

• The Growth Boundary may only be revised as part of a comprehensive
update of the General Plan involving, at a minimum, the Land Use and
Circulation elements.

• Any revision to the Growth Boundary shall be accompanied by a
statement of findings which demonstrate the following:

1) That the revision is consistent with the intent of the Growth Boundary
and all other applicable policies in this General Plan

2) That the revision is necessary to accommodate planned growth in
Madera

Policy LU-11: The City specifically envisions the establishment and maintenance of a
greenbelt of agricultural and other open space lands around the urbanized
portion of the Planning Area, outside the Growth Boundary, as shown on the
Land Use Map. In addition to the maintenance of appropriate agricultural
land use designations, the City encourages the use of Williamson Act
contracts and similar mechanisms to ensure the maintenance of the
greenbelt.

Along the west edge of the Planning Area, the Greenbelt is intended to be
permanent, and the implementing mechanisms on the west edge should
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reflect that intent, including transfer of development rights, permanent
conservation easements, etc. (See specific policies for Villages D & E for
requirements to establish a permanent edge/buffer on the western boundary
of these Villages)

Policy LU-35: VILLAGE D: SPECIFIC POLICIES

The following policies are intended to identify some of the unique issues for
this area which will need to be addressed, and to guide development, as the
area transitions to urban use.

• All future development in this Village shall conform to the Building Blocks
principles as described in this General Plan.

• In conjunction with village and neighborhood planning, a mechanism
shall be established which creates a permanent agricultural buffer where
the westerly edge of the Village abuts the Growth Boundary.

This buffer shall average at least 400' in depth, with a minimum depth of
250', and must run continuously along westerly edge of the Village.

No habitable structures are to be located within this buffer, although
passive recreational opportunities (such as trails and community gardens)
may be allowed. Alternative methods and designs to establish the buffer
may be proposed, and including placing the buffer on either side of the
growth boundary. Physical maintenance of the buffer shall be provided
consistent with the design and function of the space.

• The Village core area shall provide for an integrated mix of uses, including
park and open space uses, along the river.

• Future development along the Fresno River should be designed to take
advantage of the river frontage, including orienting development to front
the river where not otherwise prohibited by site conditions.

• Village and neighborhood planning shall provide for the alignment of the
designated arterial which runs through the Village east and west
(Cleveland Avenue), to bend to the south to provide circulation to the
proposed village core located along the Fresno River.

• All development proposals within Village D shall comply with the provisions
of the Airport Land Use Master Plan. The establishment of land use
designations at the village and neighborhood levels, as well as the layouts
of individual projects, shall reflect the allowable uses and densities in the
Airport Land Use Master Plan.

Policy CON-15: The City supports the protection of agricultural operations by requiring that
buffers be established between urban residential areas and areas planned to
remain in agricultural use. The buffers shall be designed to address the
physical effects of agricultural practices on urban uses, such as chemical
spraying, noise, etc.
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Mitigation Measures

Implementation of the above General Plan Update policies would assist in reducing conflicts
and loss of existing Williamson Act contracts and lands currently designated and zoned for
agricultural uses. The establishment of the proposed greenbelt would help alleviate some of the
interface conflicts from areas outside of the Planning Area by providing a buffer that will address
the physical effects of agricultural practices on urban uses, such as chemical spraying, noise,
etc., to ensure the long-term ability of agricultural uses to continue agricultural operations.
However, they would not completely avoid this impact.

No feasible mitigation measures are available to reduce this impact to a less than significant
level. Thus, this impact is considered significant and unavoidable.

4.2.4. CUMULATIVE SETTING, IMPACTS, AND MITIGATION MEASURES

CUMULATIVE SETTING

The City of Madera and the Planning Area are located in the southern portion of Madera
County. As previously described, urban development within Madera County (including the
unincorporated areas and the cities of Madera and Chowchilla) has resulted in the loss of
approximately 6,307 acres of important farmland (see Table 4.2-6) between 1984 and 2006. The
existing and projected future urban development throughout the state is expected to further
contribute to the loss of important farmlands.

The cumulative setting for agricultural resources impacts takes into account planned and
proposed development anticipated in the Madera Planning Area under buildout conditions
(see Section 4.0 for a further description of cumulative growth conditions). Buildout of the
proposed General Plan Update is not expected to occur until roughly 2065, based on a
projected residential growth rate of around 2.65 percent per year. While the focus of the
cumulative impact analysis is Madera County, it is acknowledged that cumulative important
farmland conversion contributions by the proposed General Plan are of a statewide concern.
To this end, analysis of the cumulative impact of the proposed General Plan Update
incorporates statewide data, as described in “Methodology” above.

CUMULATIVE IMPACTS AND MITIGATION MEASURES

Cumulative Impacts to Agricultural Resources

Impact 4.2.4 Implementation of the proposed General Plan Update along with regional
and statewide growth would result in a substantial contribution to the
conversion of important farmland and may increase agriculture/urban
interface conflicts. This is a cumulatively considerable and significant and
unavoidable impact.

Within the city limits, implementation of the proposed General Plan Update Land Use Map would
result in the conversion of approximately 1,682 acres of important farmland, including 878 acres
of Prime Farmland, 292 acres of Farmland of Statewide Importance, and 156 acres of Unique
Farmland.

In addition to this loss, implementation of the proposed General Plan Update Land Use Map
would result in the conversion of approximately 11,503 acres falling outside of the city limits,
within the Growth Boundary. Of the 11,503 acres, 5,347 acres are Prime Farmland, 1,664 acres
are Farmlands of Statewide Importance, and 2,997 acres are Unique Farmlands.
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The acreages would be in addition to important farmland conversions associated with
development anticipated under the applicable land use plans of Madera County and the City
of Chowchilla. Given the statewide conversion of important farmland areas and the extent of
conversion in Madera County anticipated as a result of subsequent development under the
General Plan, the project’s contribution to this cumulative impact is considered significant.

In addition to the conversion of important farmland from subsequent development under the
proposed General Plan Update, the project would also contribute to significant cumulative
agriculture/urban interface conflicts that are considered a regional and statewide issue.

Important farmland conversions within the Planning Area would represent approximately 3.6
percent of the total important farmland acreage inventoried in Madera County in 2006
(approximately 13,185 acres of important farmland would be converted out of a total of 365,435
acres).

Proposed General Plan Policies and Action Items that Provide Mitigation

The proposed General Plan contains several goals, policies, and action items that would assist in
reducing agricultural land conversion and conflict impacts. The reader is referred to Impacts
4.2.1 and 4.2.2 for those policies and action items that contain specific, enforceable
requirements and/or restrictions and corresponding performance standards that assist in
reducing (though not fully mitigating) this impact.

In addition to these policy provisions, the proposed General Plan Update Land Use Map
establishes an agricultural/open space greenbelt along the perimeter of the Planning Area (see
Figure 3.0-7). The greenbelt is intended to address the physical effects of agricultural practices
on urban uses, such as chemical spraying, noise, etc., to ensure the long-term ability of
agricultural uses to continue beyond the expanded urban area of the city and minimize land
use conflicts between agricultural land uses and urban land uses.

The General Plan Update proposed urban Growth Boundary, in conjunction with the
establishment of an average residential density that is higher for new development than existing
residential development, is a feature of the proposed General Plan Update that is intended to
minimize the conversion of agricultural lands to urban land uses.

Mitigation Measures

Implementation of the proposed General Plan Update policies and action items would assist in
reducing the project’s contribution to cumulative agriculture/urban interface conflicts but not to
less than cumulatively considerable (see the discussion under Impact 4.2.2). As described under
Impact 4.2.1, no feasible mitigation measures are available to reduce the proposed General
Plan Update’s contribution to cumulative important farmland conversion impacts. Thus, the
contribution to cumulative impacts on agricultural resources is cumulatively considerable and is
considered a significant and unavoidable impact.
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