
County of Santa Cruz Planning Department 
701 Ocean Street, 4th Floor, Santa Cruz CA 95060 

Applicant:  Crown Castle Towers 06-2 LLC, 

Jacob Sparks 

Agenda Date:  11/19/2021 

Owner:  Dana and Lynn Redington Agenda Item #:  

APN:  090-251-22 Time:  After 9:00 a.m. 

Site Address:  675 Rebecca Drive, Boulder Creek, CA 95006 

Project Description:  Proposal to construct a new wireless communication facility (WCF) to 

replace an existing WCF located on the adjacent parcel to the east, including six 12-foot-tall 

antenna mounts, 12 antennas, and ground equipment within a platform enclosure.  

Requires a Commercial Development Permit.   

Location:  The property is located on Rebecca Drive in Boulder Creek (675 Rebecca Dr.), 

approximately 200 feet south from the intersection with Santa Cruz Street.  

Permits Required:  Commercial Development Permit 

Supervisorial District:  5th District (District Supervisor:  Bruce McPherson 

Staff Recommendation: 

• Determine that the proposal is exempt from further Environmental Review under the

California Environmental Quality Act.

• Approval of Application 201372, based on the attached findings and conditions.

Project Description & Setting 

The property is located at the end of the cul-de-sac on Rebecca Drive in a rural residential 

neighborhood in the hills above and southeast of Boulder Creek and Northeast of Brookdale.  

An existing wireless communication facility, currently serving the Rebecca Drive neighborhood 

and surrounding area is located at 653 Rebecca Drive (east of and adjacent to the subject 

property), will no longer be available to the carrier and will be removed.  The project proposes to 

replace the existing wireless services provided by this current facility proposed for demolition.  

Properties at the end of Rebecca Drive are developed with residential dwellings with exception 

of the subject property which is undeveloped.  The property to the west of the subject property 

includes a portion of the garage and residence improvements that are over the property line of the 

subject property, creating a non-conforming structure.  Given the rounded design of the cul-de-

sac, location at the top of a ridge, as well as mature trees and shrubs, existing homes are screened 

Staff Report to the 

Zoning Administrator Application Number:  201372

1

1



Application #: 201372 

APN: 090-251-22 

Owner: Dana and Lynn Redington 
 

Page 2 

from view from adjacent residential development. Furthermore, the existing facility is not visible 

to surrounding residential properties due to vegetation and topographic differences.  

 

As noted on the title page of the plans, the project includes: 

 

 
The proposed platform is between 4 feet to 8 feet above existing grade (grade is sloped), with 12-

foot-tall antennas mounted to the platform structure.  Overall height is proposed a maximum of 

between 16 and 20 feet above existing grade, from existing grade to the top of the antennas.   

 

Permit Type  

 

The County Code specifies the following basis for approval of a Commercial Development 

Permit for the proposed wireless facility:   

 

13.10.220 Use Approvals. 

(A) Description. A use approval is a discretionary authorization of a land use allowed in 

accordance with the regulations of the governing zone district and issued as part of a 

development permit pursuant to Chapter 18.10 SCCC.  A use approval shall be granted at 

the approval level specified by the governing zone district for the project property and 

may only authorize such development or use of the property as is allowed by the zone 

district or as otherwise provided in this chapter. 

 

The use is allowed pursuant to the Residential Uses Chart in Santa Cruz County Code (SCCC) 

section 13.10.322. The chart indicates that wireless facilities are allowed within the Residential 

Agricultural (RA) zone district subject to a Level 5 review, with approval of a development 

permit by the Zoning Administrator, and subject to the wireless regulations.   Further, the 

wireless regulations state:  

 

“Required Permits: All new wireless communication facilities shall be subject to a 

commercial development permit, and a coastal development permit if in the Coastal 

Zone. Additionally, a building permit will be required for construction of new wireless 

communication facilities” 

 

Project Background 

 

The proposed facility at 675 Rebecca Drive replaces an existing permitted WCF located at 653 
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Rebecca Drive.  The project proposes to fill a significant gap created by demolition of this WCF.  

The proposed WCF project includes an alternative analysis evaluating potential facility locations 

in the Rebecca Drive neighborhood as well as other sites at a similar elevation as the existing 

facility to ensure that existing coverage provided to existing AT&T customers is not 

compromised by replacement of the current facility. Thus, the applicant identified the subject 

property as the only site available to fill the significant gap created by closure of the existing 

facility.  

 

Zoning & General Plan Consistency 

 

The subject property is a 3.1-acre lot, located on a split-zoned parcel, RA (Residential 

Agricultural) and R-1-20 (Residential Agriculture, single family residential, 20,000 square feet 

per unit). The proposed wireless communication facility is located in the portion of the property 

zoned RA located to the south of Rebecca Drive.  

 

The Residential Agricultural Zone district is a restricted wireless zone district. In order for the 

wireless facility to be supported the applicant is required to prove that: 

 

a) The proposed wireless facility would eliminate or substantially reduce one more 

significant gaps in the applicant carriers network; and 

 

Closure of the existing facility will create a significant gap in current wireless 

coverage in AT&T’s WCF network. 

 

b) There are no viable, technically feasible, and environmentally equivalent or superior 

potential alternatives (i.e., sites and/or facility types and/or designs) outside the restricted 

areas that could eliminate or substantially reduce said significant gap.   

 

The alternative analysis concludes that there are no viable, technically feasible, 

and environmentally equivalent or superior potential alternatives outside the 

residential agricultural zone district restricted area that could eliminate or 

substantially reduce the gap created by closure of the existing facility.  

 

The applicant has provided an alternative analysis (Exhibit F) evaluating alternative sites to 

replace coverage by this existing facility.  An alternative analysis evaluates potential sites 

meeting Federally mandated wireless service objectives, zoning district restrictions, site access 

requirements, leasing requirements, topography, and minimizing views to public roadways. It is 

the primary tool in establishing the most viable site for wireless facilities to fill the wireless gap 

while also minimizing visual impacts to the public roadways.   

 

 The alternative site analysis (ASA) evaluated all sites within 1/4 mile of the existing facility 

search ring, in addition to four sites located outside the search ring at a similar elevation that 

would fill the significant gap.    

 

As enumerated in the analysis, the study substantiates that there are no sites available that would 

serve to eliminate or substantially reduce the existing gap in the carrier’s network resulting from 

the closure of the wireless facility, while also being viable, technically feasible, and 

environmentally equivalent or superior due to a variety of factors.  These factors eliminating all 
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the other sites include landlord disinterest, lack of suitable coverage provided by replacement 

facility, lack of access, lack of ground space, etc.     See the attached analysis for a full evaluation 

of all sites, establishing that the proposed site at 675 Rebecca Drive is the only site that is viable 

(has owner lease interest), technically feasible (capable to being constructed) and that is least 

visually obtrusive location.   

 

The facility is proposed at the lowest height of all sites evaluated (capable of filling the wireless 

gap, viable, and technically feasible) at 20 feet in height, has little to no visual impacts to the 

larger community due to the small size of the equipment and relative long distance to Boulder 

Creek, Brookdale, Ben Lomond and surrounding public roadways.  Although the proposed 

equipment is located in proximity to two residential dwellings, the proposed project site is 

screened from view by existing fencing and trees along the east property line and existing trees 

and shrubs along the west sides of the property, which obscure views of the proposed wireless 

facility.  The facility is not required to be invisible from surrounding properties; however, 

equipment shall be screened, and view impacts minimized where feasible. Regarding the 

proposed facility, the equipment would be strategically blocked by existing trees and fencing, 

thereby screening and reducing view impacts from adjacent residential properties, thus meeting 

the objective to be the least visually obtrusive location on site feasible to fill the federally 

mandated wireless coverage gap.    

 

The site plan, aerial drone photos, and visual simulations support the determination of the least 

visually intrusive location on site.   Plans show the location of existing surveyed vegetation 

located between the proposed platform and residentially developed properties to the east and 

west.  The aerial drone photo below shows the location of the property and existing fencing and 

existing trees and shrubs that screen the facility from adjacent property.  Lastly, the visual 

simulations provided show that the site will not be visible from surrounding public roadways of 

the larger community.   

 

Site Standards 

 

Height  

 

The Residential Agriculture zone district height allowance is 28 feet. The proposed facility, from 

existing grade to the top of the antennas, is approximately 20 feet in height.  The antennas 

themselves are 12 feet in height and affixed to the proposed equipment platform.  Thus, the 

proposed facility meets the height standards of the Residential Agricultural zone district applied 

to wireless facilities. 

 

Setbacks  

 

The proposed platform facility meets the setbacks established for the Residential Agriculture 

zone district as noted in the setback table below.  
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Setback Table 

 Front Side Rear 

RA zone district Site Standards 

Required 40’ 20’     20’   

Proposed 40’+ 20’+ 20’+ 

 

Visual Analysis/Design Review 

 

Visual simulations (Exhibit G) are provided of the proposed facility, noting that limited if any 

public views of the facility are readily visible due to the substantial distance from public 

roadways in the area as well as the heavily forestation.  As proposed, the wireless facility 

complies with the requirement to minimize visual impacts enumerated in the visual protection 

regulations of the Wireless Ordinance and the County Design Review Ordinance. 

 

All commercial developments are subject to Design Review pursuant to County Code Section 

13.11.   This includes the site and project layout, including the physical appearance of the project 

improvements.  

 

The proposed WCF complies with the building design requirements of the County Design 

Review Ordinance, in that the proposed project will incorporate architectural design features of 

other residential improvements, by following the natural topography and location below grade of 

surrounding properties. The facility design is the most natural design available and screened 

from view. This includes a stairway access following existing grade, and limited platform area 

for location of the proposed antennas. Antennas are proposed to be affixed to the structure and 

not readily accessible to the public.  The equipment platform, antennas, and associated 

equipment are proposed a natural green color to blend with surrounding vegetation. Furthermore, 

the proposed facility is located at approximately the same elevation as the existing facility 

proposed to be dismantled, and currently not visible to adjacent properties.  As designed and 

located, there is limited visibility on surrounding properties, cul-de-sac, and the natural 

landscape.   

 

All power and utilities are proposed underground, extending from Rebecca Drive, with no 

apparent changes in visual appearance from the public roadway evident as a result of the 

proposed project. A single vehicle parking spot is proposed at the top of the site adjacent to 

Rebecca Drive. Otherwise, no other improvements will be visible.     

 

Public Health and Safety/Radio Frequency (RF) Exposure 

 

Section 47 USC 332(c)(7)(B)(iv) of the Telecommunications Act of 1996 forbids jurisdictions 

from regulating the placement, construction, or modification of Wireless Communications 

Facilities based on the environmental effects of radio frequency (RF) emissions if these 

emissions comply with Federal Communication Commission (FCC) standards.   

 

The Federal Communication Commission requires that wireless facilities comply with FCC 

rules, regulations and standards by requiring that facilities comply with the radiofrequency (RF) 

emissions standards set forth by the FCC.   A radio frequency report, prepared by Hammett and 
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Edison, dated October 2, 2020, is attached as Exhibit H.   Maximum RF emissions at the ground 

will be .71mW/cm2, or 90 percent of the applicable public exposure radio frequency exposure 

limit established by the (FCC).   The maximum calculated level at any nearby building is 2.1 

percent of the public exposure limit.      

 

The report notes that due to the antenna mounting locations and heights within a fenced 

enclosure, the proposed antennas would not be accessible to the general public; therefore, no 

mitigation measures are necessary or recommended to comply with the FCC public exposure 

guidelines.   In addition, the permit is conditioned to require occupational safety measures for 

both proposed wireless carriers prior to issuance of a building permit, in compliance with the 

FCC occupational exposure guidelines for maintenance work required near the antennas.   The 

proposed project is consistent with the FCC regulations as proposed and conditioned.  

 

Environmental Review 

 

The California Environmental Quality Act (CEQA) provides exemptions for classes of projects 

which do not have a significant effect on the environment.   

 

The attached CEQA Notice of Exemption (Exhibit A) states that the project is exempt under the 

Guidelines section 15303 (Class 3) exemption, which applies to “construction and location of 

limited numbers of new, small facilities or structures; installation of small new equipment and 

facilities in small structures; and the conversion of existing small structure from one use to 

another where only minor modifications are made in the exterior of the structure”.    

 

Consistent with this section,  commercial structures such as the proposed project not exceeding 

2500 square feet and not involving significant amounts of hazardous substances and not located 

within a sensitive habitat are exempt.    

 

If a project falls within a catergorical exemption, no formal environmental evaluation is made.  

 

Furthermore, pursuant to CEQA Section 15300.2 (c), the project is categorically exempt from the 

requirements of CEQA unless there is a reasonable possibility that the activity will have a 

significant effect on the environment due to unusual circumstances.   The CEQA guidelines state 

that “Unusual circumstances” require showing that the project has some specific feature that 

distinguishes it from others in the exempt class, such as its size or location, and is not satisfied by 

a mere reasonable possibility that an activity will have a significant effect on the environment.   

 

No unusual circumstances apply to the subject property.    

 

This supports the determination that the project is categorically exempt from CEQA under 

section 15303 (Class 3) exemption (Exhibit A).    

 

Final Action Required  

 

The final action on the proposed project is subject to a Federal Shot Clock deadline of 150 days 

from the date of application submission, excluding periods of time during which the application 

is deemed incomplete for plan requirements.  The application was accepted for submittal on 

November 16, 2020.   At this time, the local jurisdiction is required to act within 150 or by 
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December 11, 2021.  The Federal Telecommunications Act requires local jurisdictions to act on 

this deadline unless otherwise authorized an additional extension by the applicant.    

 

Conclusion 

 

As proposed and conditioned, the project is consistent with all applicable codes and policies of 

the Zoning Ordinance and General Plan/LCP. Please see Exhibit "B" ("Findings") for a complete 

listing of findings and evidence related to the above discussion. 

 

Staff Recommendation 

 

• Determine that the proposal is exempt from further Environmental Review under the 

California Environmental Quality Act. 

 

• APPROVAL of Application Number 201372, based on the attached findings and 

conditions. 

 

Supplementary reports and information referred to in this report are on file and available 

for viewing at the Santa Cruz County Planning Department, and are hereby made a part of 

the administrative record for the proposed project. 

 

The County Code and General Plan, as well as hearing agendas and additional information 

are available online at:  www.sccoplanning.com 

 

 

Report Prepared By: Sheila McDaniel 

Santa Cruz County Planning Department 

701 Ocean Street, 4th Floor 

Santa Cruz CA   95060 

Phone Number: (831) 454-2255 

E-mail:  sheila.mcdaniel@santacruzcounty.us 

 

Exhibits 

 

A. Categorical Exemption (CEQA determination) 

B. Findings 

C. Conditions 

D. Project plans 

E. Assessor's, Location, Zoning and General Plan Maps 

F. Alternative Analysis  

G. Visual simulations 

H. RF Report 

I. Arborist Report 

J. Parcel information 

K. Comments & Correspondence (only if comments/correspondence are attached) 
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EXHIBIT A 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 

 

 

The Santa Cruz County Planning Department has reviewed the project described below and has 

determined that it is exempt from the provisions of CEQA as specified in Sections 15061 - 15332 

of CEQA for the reason(s) which have been specified in this document. 

 

Application Number:  201372 

Assessor Parcel Number:  090-251-22 

Project Location:  675 Rebecca Drive, Boulder Creek, CA 95006 

 

Project Description: Proposal to construct a new wireless communication facility (WCF) to 

replace an existing WCF located on the adjacent parcel to the east, including six 12-foot-tall 

antenna mounts, 12 antennas, and ground equipment within a platform enclosure.  

Requires a Commercial Development Permit.   

 

Person or Agency Proposing Project:  Jacob Sparks 

Contact Phone Number: (977)955-1514x8 

 

A.             The proposed activity is not a project under CEQA Guidelines Section 15378. 

B.             The proposed activity is not subject to CEQA as specified under CEQA 

Guidelines Section 15060 (c). 

C.             Ministerial Project involving only the use of fixed standards or objective 

measurements without personal judgment. 

D.             Statutory Exemption other than a Ministerial Project (CEQA Guidelines Section 

15260 to 15285).  

 

E.      X     Categorical Exemption 

 

Specify type:  Section 15303 Class 3 - New Construction or Conversion of Small Structures 

Construction 

  

F. Reasons why the project is exempt: 

 

Class 3 - New Construction or Conversion of Small Structures Construction and location of 

limited numbers of new, small facilities or structures; installation of small new equipment and 

facilities in small structures; and the conversion of existing small structure from one use to 

another where only minor modifications are made in the exterior of the structure.  

 

The proposed wireless facility, including the lease area, wireless faux monopine, equipment 

within the lease area, and facility fencing do not exceed 2500 square feet in size and the facility 

is not located within a mapped biotic resource area, mapped sensitive habitat, mapped scenic 

highway or visual resource area, or include significant hazardous materials.   

 

In addition, none of the conditions described in Section 15300.2 apply to this project. 

_____________________________________ Date:___________________________ 

Sheila McDaniel, Project Planner
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Wireless Communication Facility Use Permit Findings 
 

1. The development of the proposed wireless communications facility as conditioned will 

not significantly affect any designated visual resources, environmentally sensitive habitat 

resources (as defined in the Santa Cruz County General Plan/LCP Sections 5.1, 5.10, and 

8.6.6.), and/or other significant County resources, including agricultural, open space, and 

community character resources; or there are no other environmentally equivalent and/or 

superior and technically feasible alternatives to the proposed wireless communications 

facility as conditioned (including alternative locations and/or designs) with less visual 

and/or other resource impacts and the proposed facility has been modified by condition 

and/or project design to minimize and mitigate its visual and other resource impacts. 

 

This finding can be made, in that the proposed wireless facility will be located on the ground 

outside any mapped visual resources, environmentally sensitive habitat resources, archaeological 

resources or other significant county resources.   The property is zoned Residential Agriculture 

and is a restricted zone district.   For the wireless facility within a restricted zone district, the 

project meets both below requirements, as substantiated by the alternative analysis, in that:  

 

a) The proposed wireless facility would eliminate or substantially reduce one more 

significant gaps in the applicant carrier’s network; and 

 

b) There are no viable, technically feasible, and environmentally equivalent or superior 

potential alternatives (i.e., sites and/or facility types and/or designs) outside the restricted 

areas that could eliminate or substantially reduce said significant gap.  

 

2. The site is adequate for the development of the proposed wireless communications 

facility and, for sites located in one of the prohibited and/or restricted areas set forth in 

Sections 13.10.661(B) and 13.10.661 (C), that the applicant has demonstrated that there 

are not environmentally equivalent or superior and technically feasible: (1) alternative 

sites outside the prohibited and restricted areas; and/or (2) alternative designs for the 

proposed facility as conditioned. 

 

This finding can be made, in that pursuant to County Code Section 13.10.661 (B) and 13.10.661 

(C), the applicant provided an alternative analysis to substantiate that the proposed location is the 

only viable site, and the project is situated to result in the least visual impacts on site that meets 

the wireless objectives of the carrier.   See Finding 1 above. 

 

3. The subject property upon which the wireless communications facility is to be built is in 

compliance with all rules and regulations pertaining to zoning uses, subdivisions and any 

other applicable provisions of this title (County Code 13.10.660) and that all zoning 

violation abatement costs, if any, have been paid. 

 

This finding can be made, in that pursuant to County Code Section 13.10.312 the proposed 

wireless facility is an allowed use within the Residential Agriculture zone district, consistent 

with the Mountain Residential General Plan designation.  At 20 feet in height, the proposed 

facility complies with the 28-foot maximum height allowed in the Residential Agricultural Zone 

District.    
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The project plans, aerial drone views, and visual simulations provided in the Zoning 

Administrator staff report provide an adequate representation of the proposed facility to 

determine that the visual impacts of the facility would be minimized.  The project is screened 

from adjacent residential properties by existing fencing and trees.   

 

No zoning violation abatement fees are applicable to the subject property. 

 

4. The proposed wireless communication facility as conditioned will not create a hazard for 

aircraft in flight. 

 

This finding can be made, in that the proposed wireless communications facility will be 16 feet 

in height and this elevation is too low to interfere with an aircraft in flight. 

 

5. The proposed wireless communication facility as conditioned is in compliance with all 

FCC and California PUC standards and requirements. 

 

This finding can be made, in that a radio frequency report, prepared by Hammett and Edison, 

dated October 2, 2020, is attached to the Zoning Administrator staff report.   Maximum RF 

emissions at the ground will be .71mW/cm2, or 90 percent of the applicable public exposure 

radio frequency exposure limit established by the (FCC).   The maximum calculated level at any 

nearby building is 2.1 percent of the public exposure limit.      

 

The report notes that due to the antenna mounting locations and heights within a fenced 

enclosure, the proposed antennas would not be accessible to the general public, so no mitigation 

measures are necessary or recommended to comply with the FCC public exposure guidelines.    

In addition, the permit is conditioned to require occupational safety measures prior to issuance of 

a building permit, in compliance with the FCC occupational exposure guidelines for maintenance 

work required near the antennas.   The proposed project is consistent with the FCC regulations as 

proposed and conditioned.  

 

6. For wireless communication facilities in the coastal zone, the proposed wireless 

communication facility as conditioned is consistent with the all applicable requirements 

of the Local Coastal Program. 

 

This finding does not apply in that the proposed project site is not located within the coastal 

zone. 
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Development Permit Findings 

 

1. That the proposed location of the project and the conditions under which it would be 

operated or maintained will not be detrimental to the health, safety, or welfare of persons 

residing or working in the neighborhood or the general public, and will not result in 

inefficient or wasteful use of energy, and will not be materially injurious to properties or 

improvements in the vicinity. 

 

This finding can be made, in that the project is located in an area designated for wireless uses. 

Construction will comply with prevailing building technology, the California Building Code, and 

the County Building ordinance to ensure the optimum in safety and the conservation of energy 

and resources. 

 

2. That the proposed location of the project and the conditions under which it would be 

operated or maintained will be consistent with all pertinent County ordinances and the 

purpose of the zone district in which the site is located. 

 

This finding can be made, in that the proposed location of the wireless communication facility 

and the conditions under which it would be operated or maintained will be consistent with all 

pertinent County ordinances and the purpose of the RA (Residential Agriculture) site 

development area, R-1-20  (Residential Agriculture, single family residential, 20,000 square feet 

per unit) zone district as the primary use of the property will be one wireless communication 

facility that meets all current site standards for the zone district. 

 

3. That the proposed use is consistent with all elements of the County General Plan and with 

any specific plan which has been adopted for the area. 

 

This finding can be made, in that the proposed wireless facility is consistent with the use and 

density requirements specified for the R-M (Mountain Residential) land use designation in the 

County General Plan. 

 

The proposed wireless communication facility will be properly proportioned to the parcel size 

and the character of the neighborhood as specified in General Plan Policy 8.6.1 (Maintaining a 

Relationship Between Structure and Parcel Sizes), in that the proposed wireless communication 

facility will comply with the site standards for the RA (site development area), R-1-20  zone 

district (including setbacks, lot coverage, floor area ratio, height, and number of stories) and will 

result in a structure consistent with a design that could be approved on any similarly sized lot in 

the vicinity. 

 

A specific plan has not been adopted for this portion of the County. 

 

4. That the proposed use will not overload utilities, and will not generate more than the 

acceptable level of traffic on the streets in the vicinity. 

 

This finding can be made, in that the proposed wireless communication facility is to be 

constructed on an existing undeveloped lot. The expected level of traffic generated by the 
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proposed project is anticipated to be only occasional vehicular trips for maintenance of 

equipment, such an increase will not adversely impact existing roads or intersections in the 

surrounding area. 

 

5. That the proposed project will complement and harmonize with the existing and proposed 

land uses in the vicinity and will be compatible with the physical design aspects, land use 

intensities, and dwelling unit densities of the neighborhood. 

 

This finding can be made, in that the proposed structure is located in a mixed neighborhood 

containing a variety of architectural styles, and the proposed wireless communication facility is 

not inconsistent with the land use intensity and density of the neighborhood. 

 

6. The proposed development project is consistent with the Design Standards and 

Guidelines (sections 13.11.070 through 13.11.076), and any other applicable 

requirements of this chapter. 

 

This finding can be made, in that the proposed wireless communication facility, including 16- to 

20-foot-tall platform and antennas, and related ground mounted equipment will be of an 

appropriate scale and type of design that will not detract from the aesthetic qualities of the 

surrounding properties and will not reduce or visually impact available open space in the 

surrounding area. 
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Conditions of Approval 
 

Exhibit D:   Project plans, prepared by Streamline Engineering and Design Inc., dated April 

30, 2021 

 

I. This permit authorizes the construction of a new wireless communication facility (WCF) 

to replace an existing WCF located on the adjacent parcel to the east, including six 12-

foot-tall antenna mounts, 12 antennas, and ground equipment within a platform 

enclosure, as indicated on the approved Exhibit "D" for this permit. This approval does 

not confer legal status on any existing structure(s) or existing use(s) on the subject 

property that are not specifically authorized by this permit. Prior to exercising any rights 

granted by this permit including, without limitation, any construction or site disturbance, 

the applicant/owner shall: 

 

A. Sign, date, and return to the Planning Department one copy of the approval to 

indicate acceptance and agreement with the conditions thereof. 

 

B. Obtain a Building Permit from the Santa Cruz County Building Official. 

 

1. Any outstanding balance due to the Planning Department must be paid 

prior to making a Building Permit application. Applications for Building 

Permits will not be accepted or processed while there is an outstanding 

balance due. 

 

C. Obtain an Encroachment Permit from the Department of Public Works for all off-

site work performed in the County road right-of-way. 

 

D. The applicant shall obtain approval from the California Public Utilities 

Commission and the Federal Communications Commission to install and operate 

this facility.  

 

II. Prior to issuance of a Building Permit the applicant/owner shall: 

 

A. Submit final architectural plans for review and approval by the Planning 

Department. The final plans shall be in substantial compliance with the plans 

marked Exhibit "D" on file with the Planning Department. Any changes from the 

approved Exhibit "D" for this development permit on the plans submitted for the 

Building Permit must be clearly called out and labeled by standard architectural 

methods to indicate such changes. Any changes that are not properly called out 

and labeled will not be authorized by any Building Permit that is issued for the 

proposed development. The final plans shall include the following additional 

information: 

 

1. A copy of the text of these conditions of approval incorporated into the 

full-size sheets of the architectural plan set. 

 

2. One elevation shall indicate materials and colors as they were approved by 

this Discretionary Application. If specific materials and colors have not 
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been approved with this Discretionary Application, in addition to showing 

the materials and colors on the elevation, the applicant shall supply a color 

and material sheet in 8 1/2” x 11” format for Planning Department review 

and approval. 

 

3. Grading, drainage, and erosion control plans, as required. 

  

4. Details showing compliance with fire department requirements. If the 

proposed structure(s) are located within the State Responsibility Area 

(SRA) the requirements of the Wildland-Urban Interface code (WUI), 

California Building Code Chapter 7A, shall apply. 

 

5. Any new electric and telecommunications lines shall be placed 

underground. 

 

6. A lighting plan.  All lighting must be manually controlled and must not be 

visible from neighboring properties. 

 

7. Details showing compliance with the FCC occupational exposure 

guidelines and safety measures.   

 

8. Plans shall include tree protection measures for existing trees on site 

during construction. 

 

B. Meet all requirements of the Encroachment Division of Public Works:   

 

1. Obtain an encroachment permit for all work proposed in the County right-

of-way.  

 

2. Please submit an encroachment permit application with 2 sets of the plans 

(only the sheets showing work in R-O-W) directly to the Department of 

Public Works.   

 

C. Meet all requirements of the Environmental Health Agency: 

 

1. Obtain a Hazardous Materials Permit from Environmental Health (EH) 

HM Program at (831) 454-2022.  Approval of this application is strictly 

for a new wireless communication facility. No other construction or 

habitable structures allowed without the benefit of permits from EH and 

Planning. A Full Site Evaluation is the preliminary requirement for 

assessing water supply and sewage disposal for future development. 

 

D. Meet all requirements of and pay Zone 8 drainage fees to the County Department 

of Public Works, Stormwater Management. Drainage fees will be assessed on the 

net increase in impervious area. 

 

E. Meet all requirements of the Environmental Planning section of the Planning 

Department, including: 
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1.  The project shall comply with the “Subsurface Exploration Report” dated 

February 25th, 2021, by Tower Engineering Professionals, Inc., and the 

“Geotechnical Engineering and Geologic Report” dated August 4th, 2021, 

by Universal Engineering Sciences, as well as the “Addendum Report – 

Limited Slope Stability Analysis” dated September 24th, 2021, by 

Universal Engineering Sciences.  

 

These geotechnical reports have been reviewed and accepted by the Santa 

Cruz County Planning Department; letter dated 10/5/2021. The project 

shall also comply with the acceptance letter requirements, A-C, below.  

 

A.  All project design and construction shall comply with the 

recommendations of the subject reports. 

 

B.  Final plans shall reference the subject geotechnical investigation 

reports by titles, authors, and dates.  Final Plans should also 

include a statement that the project shall conform to the report’s 

recommendations; and 

 

C.  After plans are prepared that are acceptable to all reviewing 

agencies, please submit a completed Consultant Plan Review Form 

(Form PLG-300) to Environmental Planning.  The Geotechnical 

Engineer of Record for the project shall sign and stamp the 

completed form.  Please note that the plan review form must 

reference the final plan set by last revision date. 

 

Any updates to report recommendations necessary to address 

conflicts between the report and plans must be provided via a 

separate addendum to the soils report.  

 

2. Plans shall include recommended tree protection measures to ensure that 

trees continue to screen the proposed wireless facility.   

  

F. Meet all requirements and pay any applicable plan check fee of the Boulder Creek 

Fire Protection District. 

 

G. Submit 3 copies of plan review letters prepared and stamped by the project 

Geotechnical Engineer. 

 

H. Pay the current fees for Child Care mitigation for .23 per square foot of 

commercial space. Currently, these fees are $66.70.   

 

I. Pay the current Affordable Housing Impact Fee. The fees are based on new square 

footage and the current fee for non-residential construction is $3 per square foot. 

 

J. Provide required off-street parking for 1 car. Parking spaces must be 8.5 feet wide 

by 18 feet long and must be located entirely outside vehicular rights-of way. 
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Parking must be clearly designated on the plot plan. 

 

K. Submit a written statement signed by an authorized representative of the school 

district in which the project is located confirming payment in full of all applicable 

developer fees and other requirements lawfully imposed by the school district. 

 

III. All construction shall be performed according to the approved plans for the Building 

Permit.  Prior to final building inspection, the applicant/owner must meet the following 

conditions: 

 

A. All site improvements shown on the final approved Building Permit plans shall be 

installed. 

 

B. All inspections required by the building permit shall be completed to the 

satisfaction of the County Building Official. 

 

C. The wireless communication facility may not be connected to a power source or 

operated until a final inspection and clearance from the Santa Cruz County 

Planning Department has been received. 

 

D. The project must comply with all recommendations of the approved soils reports. 

 

E. Pursuant to Sections 16.40.040 and 16.42.080 of the County Code, if at any time 

during site preparation, excavation, or other ground disturbance associated with 

this development, any artifact or other evidence of an historic archaeological 

resource or a Native American cultural site is discovered, the responsible persons 

shall immediately cease and desist from all further site excavation and notify the 

Sheriff-Coroner if the discovery contains human remains, or the Planning 

Director if the discovery contains no human remains. The procedures established 

in Sections 16.40.040 and 16.42.080, shall be observed. 

 

IV. Operational Conditions 

 

A. In the event that future County inspections of the subject property disclose 

noncompliance with any Conditions of this approval or any violation of the 

County Code, the owner shall pay to the County the full cost of such County 

inspections, including any follow-up inspections and/or necessary enforcement 

actions, up to and including permit revocation. 

 

B. In order to screen the wireless facility from view of adjacent residences to the east 

and west of the subject property, the existing trees on site shall be protected in 

place.  Should trees die, they shall be replaced in kind.  

 

C. The operator of the wireless communication facility must submit within 90 days 

of commencement of normal operations (or within 90 days of any major 

modification of power output of the facility) a written report to the Santa Cruz 

County Planning Department documenting the measurements and findings with 

respect to compliance with the established Federal Communications Commission 
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(FCC) Non-Ionizing Electromagnetic Radiation (NEIR) exposure standard.   The 

wireless communication facility must always remain in continued compliance 

with the NEIR standard established by the FCC.  Failure to submit required 

reports or to remain in continued compliance with the NEIR standard established 

by the FCC will be a violation of the terms of this permit. 

 

D. The exterior finish and materials of the wireless communication facility must be 

maintained on an annual basis to continue to blend with the existing utilities 

infrastructure.  Additional paint and/or replacement materials shall be installed as 

necessary to blend the wireless communication facility with the existing utilities 

infrastructure.    

 

E. If, as a result of future scientific studies and alterations of industry-wide standards 

resulting from those studies, substantial evidence is presented to Santa Cruz 

County that radio frequency transmissions may pose a hazard to human health 

and/or safety, the Santa Cruz County Planning Department shall set a public 

hearing and in its sole discretion, may revoke or modify the conditions of this 

permit. 

 

F. If future technological advances would allow for reduced visual impacts resulting 

from the proposed telecommunication facility, the operator of the wireless 

communication facility must make those modifications which would allow for 

reduced visual impact of the proposed facility as part of the normal replacement 

schedule. If, in the future, the facility is no longer needed, the operator of the 

wireless communication facility must abandon the facility and be responsible for 

the removal of all permanent structures and the restoration of the site as needed to 

re-establish the area consistent with the character of the surrounding natural 

landscape. 

 

V. Indemnification 

 

The applicant/owner shall indemnify, defend with counsel approved by the 

COUNTY, and hold harmless the COUNTY, its officers, employees, and agents 

from and against any claim (including reasonable attorney’s fees, expert fees, and 

all other costs and fees of litigation), against the COUNTY, its officers, 

employees, and agents arising out of or in connection to this development 

approval or any subsequent amendment of this development approval which is 

requested by the applicant/owner, regardless of the COUNTY’s passive 

negligence, but excepting such loss or damage which is caused by the sole active 

negligence or willful misconduct of the COUNTY. Should the COUNTY in its 

sole discretion find the applicant’s/owner’s legal counsel unacceptable, then the 

applicant/owner shall reimburse the COUNTY its costs of defense, including 

without limitation reasonable attorney’s fees, expert fees, and all other costs and 

fees of litigation. The applicant/owner shall promptly pay any final judgment 

rendered against the COUNTY (and its officers, employees, and agents) covered 

by this indemnity obligation. It is expressly understood and agreed that the 

foregoing provisions are intended to be as broad and inclusive as is permitted by 

the law of the State of California and will survive termination of this development 
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approval.  

 

A. The COUNTY shall promptly notify the applicant/owner of any claim, action, or 

proceeding against which the COUNTY seeks to be defended, indemnified, or 

held harmless.  The COUNTY shall cooperate fully in such defense.  

 

B. Nothing contained herein shall prohibit the COUNTY from participating in the 

defense of any claim, action, or proceeding if both of the following occur: 

 

1. COUNTY bears its own attorney's fees and costs; and 

 

2. COUNTY defends the action in good faith. 

 

C. Settlement.  The applicant/owner shall not be required to pay or perform any 

settlement unless such applicant/owner has approved the settlement. When 

representing the COUNTY, the applicant/owner shall not enter into any 

stipulation or settlement modifying or affecting the interpretation or validity of 

any of the terms or conditions of the development approval without the prior 

written consent of the COUNTY. 

 

D. Successors Bound.  The “applicant/owner” shall include the applicant and/or the 

owner and the successor’(s) in interest, transferee(s), and assign(s) of the 

applicant and/or the owner. 

  
 
Minor variations to this permit which do not affect the overall concept or density may be approved by the Planning 

Director at the request of the applicant or staff in accordance with Chapter 18.10 of the County Code. 
 

Please note: This permit expires three years from the effective date listed below unless a 

building permit (or permits) is obtained for the primary structure described in the 

development permit (does not include demolition, temporary power pole or other site 

preparation permits, or accessory structures unless these are the primary subject of the 

development permit).  Failure to exercise the building permit and to complete all of the 

construction under the building permit, resulting in the expiration of the building permit, 

will void the development permit, unless there are special circumstances as determined by 

the Planning Director. 

 

  

Approval Date:       

 

Effective Date:       

 

Expiration Date:        

 

 

______________________________ 

    Jocelyn Drake 

    Deputy Zoning Administrator  
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Appeals:  Any property owner, or other person aggrieved, or any other person whose interests are adversely affected 

by any act or determination of the Zoning Administrator, may appeal the act or determination to the Planning 

Commission in accordance with chapter 18.10 of the Santa Cruz County Co
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