Planning Director Staff Report — Hearing on July 30, 2015

County of Ventura - Resource Management Agency * Planning Division
800 S. Victoria Avenue, Ventura, CA 93009-1740 - (805) 654-2478 * ventura.org/rma/planning

AMERICAN TOWER COMMUNICATIONS FACILITY

Case No. PL14-0193

PROJECT INFORMATION

. Request: The applicant requests that a Conditional Use Permit (CUP) be
granted to authorize the continued operation of an existing wireless
communications facility (Case No. PL14-0193).

. Applicant: Verizon Wireless, 15505 Sand Canyon Avenue, Building D-1, Irvine,
California, 92618

. Property Owner: Coast Ranch Family LLC, Care of Carol Humbleton, 1000
South Seward Avenue, Ventura, California, 93001

. Applicant’s Representative: Jamie T. Hall, Channel Law Group, LLC, 207 East
Broadway, Suite 201, Long Beach, California, 90802

. Decision-Making Authority: Pursuant to the Non-Coastal Zoning Ordinance
(NCZO0) (§ 8105-4 and § 8111-1.2 et seq.), the Planning Director is the decision-
maker for the requested CUP.

. Project Site Size, Location, and Parcel Number: The 7,812 square foot
project site is located at 10151 Ocean View Road, near the intersection of
Casitas Pass and Rameli Ranch Roads, in the unincorporated area of Ventura
County. The Tax Assessor's parcel number for the parcel that constitutes the
project site is 060-0-030-040 (Exhibit 2).

. Project Site Land Use and Zoning Designations (Exhibit 2):

a. Countywide General Plan Land Use Map Designation: Open Space

b. Zoning Designation: OS-160 ac (Open Space, 160 acre minimum lot size)
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. Adjacent Zoning and Land Uses/Development (Exhibit 2):
Location in
Relation to the Zoning Land Uses/Development
Project Site
North 0S-160 ac Vacant
East 0S-160 ac Vacant
South 0S-160 ac and M2-10,000 sq ft Vacant
West AE-40 ac Agricultural production

. History: The project site is located within an area subject to an oil and gas
conditional use permit (CUP 19) since 1948. The site has been used for
communications facilities since 1961. Discretionary permits granted on the
project property include the following:

e CUP 19: In 1948, the Board of Supervisors granted SUP 19 for oil and gas
exploration and production. The subject property is not currently used for oil
and gas production, but is located within the permit area.

e In 1961, the Board of Zoning Approval granted CUP 1441 for the construction
of a microwave relay station.

e In 1977, the Planning Commission approved CUP 3690 for the continued use
of the existing communications facility previously permitted with CUP 1441.

e In 1984, the Planning Director granted CUP 4218 for the construction of a
microwave repeater station.

e In 1988, the Planning Director granted CUP 4496 for the construction of a
communications facility. This permit expired in 1998 and was later replaced
by Permit No. LU08-0143.

e In 1994, the Planning Director granted CUP 4849 for the construction of a
communications facility.

e In 1995, the Planning Director granted CUP 4899 for the construction of a
communications facility. This permit expired in 2005 and was later replaced
by Permit No. LUQ7-0079.

e In 2004, an application was submitted for a time extension to CUP 4849
(LU04-0028). The application was later withdrawn.

e In 2004, the Planning Director approved a Modified CUP (LU04-0089) to CUP
4849 for the continued use of, and addition of equipment to, the existing
communications facility.
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e In 2004, the Planning Director approved a Permit Adjustment (LU04-0107) to
CUP 4849 for the addition of an emergency generator.

e In 2006, the Planning Director granted CUP LU06-0023 for the continued
operation of the existing communications that was previously permitted with
CUP 3690.

e In 2007, the Planning Director granted CUP LUQ7-0079 for the continued
operation of, and addition of equipment to, the existing facility previously
permitted with CUP 4899.

e |n 2009, the Planning Director approved a Permit Adjustment (LU08-0150) to
CUP 4849 for the installation of additional equipment on the existing
communications facility.

e In 2009, the Planning Director granted CUP LU08-0143 for the continued use
of a communications facility previously permitted with CUP 4496.

¢ [n 2009, the Planning Director approved a Permit Adjustment (LU08-0150) to
CUP 4849 for additional antennas on the existing communications facility.

e In 2012, the Planning Director approved a Permit Adjustment (LU11-0140) to
CUP LUO07-0079 for the addition of equipment.

e |In 2014, the Planning Director approved a Permit Adjustment (PL14-0009) to
CUP LUOQ7-0079 for the replacement of equipment on the existing
communications facility.

e In 2014, the Planning Director approved a Permit Adjustment (PL14-0147) to
CUP LUQ7-0079 for the replacement of equipment on the existing
communications facility.

e |n 2014, the applicant submitted the current application for a new CUP (PL14-
0193) for the existing facility that was previously permitted with CUP 4849.

10.Project Description: The applicant requests that a Conditional Use Permit be
granted to authorize the continued use of an existing communications facility
operated by Verizon. The facility consists of a 60-foot high lattice tower, two
equipment shelters, and a generator within a 7,812 square foot area surrounded
by an eight-foot high chainlink fence topped with one foot of barbed wire. The
lattice tower has a total of 11 antennas including six panel antennas, and five
dish antennas. The facility will be unmanned and does not require water for
operation. Operation of the facility includes eight maintenance visits per month
by company personnel. (See project plans, Exhibit 3)
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B. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE

Pursuant to CEQA (Public Resources Code § 21000 et seq.) and the CEQA Guidelines
(Title 14, California Code or Regulations, Division 6, Chapter 3, § 15000 et seq.), the
subject application is a “project” that is subject to environmental review.

The State Legislature through the Secretary for Resources has found that certain
classes of projects are exempt from CEQA environmental impact review because they
do not have a significant effect on the environment. These projects are declared to be
categorically exempt from the requirement for the preparation of environmental impact
documents. Section 15301 of the CEQA Guidelines exempts projects involving
negligible or no expansion of use beyond that existing at the time of the lead agency’s
environmental determination. The proposed project consists of the continued use of the
existing communications facility, and does not include any expansion of use or any
physical changes to the facility.

Therefore, staff recommends that the decision-maker find this project to be categorically
exempt from environmental review pursuant to Section 15301 of the CEQA Guidelines.

C. CONSISTENCY WITH THE GENERAL PLAN
The Ventura County General Plan Goals, Policies and Programs (2011, page 4) states:

...in the unincorporated area of Ventura County, zoning and any permits issued
thereunder, any subdivision of land, any public works project, any public (County,
Special District, or Local Government) land acquisition or disposition, and any
specific plan, must be consistent with the Ventura County General Plan Goals,
Policies and Programs, and where applicable, the adopted Area Plan.

Furthermore, the Ventura County NCZO (§ 8111-1.2.1.1.a) states that in order to be
approved, a CUP must be found consistent with all applicable policies of the Ventura
County General Plan.

Evaluated below is the consistency of the proposed project with the applicable policies
of the General Plan Goals, Policies and Programs.

1. Resources Policy 1.3.2-4: Discretionary development shall not significantly
impact the quantity or quality of water resources within watersheds, groundwater
recharge areas or groundwater basins.

The proposed project does not include the use of water. No additional
impervious areas will be created as part of this project. Thus, the proposed
project would not significantly impact the quantity or quality of water resources
within watersheds, groundwater recharge areas or groundwater basins.
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Based on the above discussion, the proposed project will be consistent with
Policies 1.3.2-4.

. Resources Policy 1.5.2-1: Discretionary development which could potentially
impact biological resources shall be evaluated by a qualified biologist to assess
impacts and, if necessary, develop mitigation measures.

Implementation of the proposed project will not require any construction activities
or include the introduction of new uses that could adversely impact biological
resources on the site or in the surrounding area. The site has been previously
cleared of vegetation to accommodate the existing wireless communication
facility.

Based on the above discussion, the project is consistent with Policy 1.5.2-1.

. Resources Policy 1.7.2-1:  Notwithstanding Policy 1.7.2-2, discretionary
development which would significantly degrade visual resources or significantly
alter or obscure public views of visual resources shall be prohibited unless no
feasible mitigation measures are available and the decision-making body
determines there are overriding considerations.

Resources Policy 1.7.2-2: Scenic Resource Areas, which are depicted on the
Resource Protection Map (Figure 1), shall be subject to the Scenic Resource
Protection (SRP) Overlay Zone provisions and standards set forth in the Non-
Coastal Zoning Ordinance, which include the following:

(1) Any request for grading, structures or vegetation removal per the
standards of the SRP Overlay Zone shall be evaluated through a
discretionary permit.

(2) Removal, damaging or destruction of protected trees shall be in
compliance with the County's "Tree Protection Regulations" of the Non-
Coastal Zoning Ordinance.

(3) All discretionary development shall be sited and designed to:

a. Prevent significant degradation of the scenic view or vista;

b. Minimize alteration of the natural topography, physical features and
vegetation;

c. Utilize native plants indigenous to the area for re-vegetation, whenever
possible;

d. Avoid silhouetting of structures on ridge tops that are within public view.

e. Use colors and materials that are designed to blend in with the natural
surroundings.

f. Minimize lighting that causes glare, illuminates adjacent properties, or is
directed skyward in rural areas

(4) No on-site freestanding advertising signs in excess of four feet in height
and no freestanding off-site advertising signs shall be permitted.
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Federally-owned land is not subject to the Scenic Resource Protection Overlay
Zone and is not subject to any permit requirements as specified under (1) or (2)
above. To the extent possible, the agencies responsible for the administration of
land use activities on Federally owned land should consider Policies 1.7.2-2(3)
and (4) above in the planning and administration of new land uses within Scenic
Resource Areas.

The proposed project involves the continued operation of an existing
communication facility. No physical changes in the facility are proposed. Thus,
no new effect on visual resources will result from project implementation. The
facility is located on the top of Rincon Peak. The facility includes a lattice tower
that is not prominently silhouetted on the ridgeline. The Permittee will be subject
to a condition of approval to ensure the facility remains compatible with the
surrounding terrain (Exhibit 4, Condition No. 20).

The proposed project site is not located within a Scenic Resource Area.

Based on the above discussion, the proposed project is consistent with Policies
1.7.2-1 and 1.7.2-2.

. Hazards Policy 2.13.2-1: All discretionary permits shall be required, as a
condition of approval, to provide adequate water supply and access for fire
protection and evacuation purposes.

Hazards Policy 2.13.2-2: A/l discretionary permits in fire hazard areas shall be
conditioned to include fire-resistant vegetation, cleared firebreaks, or a long-term
comprehensive fuel management program as a condition of approval. Fire
hazard reduction measures shall be incorporated into the design of any project in
a fire hazard area.

Public Facilities and Services Policy 4.8.2-1: Discretionary development shall
be permitted only if adequate water supply, access and response time for fire
protection can be made available.

The existing communications facility does not require water service for fire
protection. The facility will continue to be accessible for fire protection and
evacuation purposes by an existing dirt road. The proposed project has been
reviewed by the Ventura County Fire Protection District (“WVCFPD”) and will be
subject to conditions of approval to require adequate water supply and access for
fire protection and evacuation purposes be maintained (Exhibit 4, Condition Nos.
25-29).

Based on the above discussion, the proposed project will be consistent with
Policies 2.13.2-1, 2.13.2-2, and 4.8.2-1.
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5. Hazards Policy 2.16.2-1: All discretionary development shall be reviewed for
noise compatibility with surrounding uses. Noise compatibility shall be
determined from a consistent set of criteria based on the standards listed below.
An acoustical analysis by a qualified acoustical engineer shall be required of
discretionary developments involving noise exposure or noise generation in
excess of the established standards. The analysis shall provide documentation of
existing and projected noise levels at on-site and off-site receptors, and shall
recommend noise control measures for mitigating adverse impacts.

(1) Noise sensitive uses proposed to be located near highways, truck routes,
heavy industrial activities and other relatively continuous noise sources shall
incorporate noise control measures so that:

a. Indoor noise levels in habitable rooms do not exceed CNEL 45.
b. Outdoor noise levels do not exceed CNEL 60 or Leg1H of 65 dB(A) during
any hour.

(2) Noise sensitive uses proposed to be located near railroads shall incorporate
noise control measures so that:

a. Guidelines (1)a. and (1)b. above are adhered to.
b. Outdoor noise levels do not exceed L10 of 60 dB(A).
(3) Noise sensitive uses proposed to be located near airports:
a. Shall be prohibited if they are in a CNEL 65 or greater, noise contour.
b. Shall be permitted in the CNEL 60 to CNEL 65 noise confour area only if
means will be taken to ensure interior noise levels of CNEL 45 or less.

(4) Noise generators, proposed to be located near any noise sensitive use, shall
incorporate noise control measures so that ongoing outdoor noise levels
received by the noise sensitive receptor, measured at the exterior wall of the
building, does not exceed any of the following standards:

a. Leq1H of 55dB(A) or ambient noise level plus 3dB(A), whichever is greater,
during any hour from 6:00 a.m. to 7:00 p.m.

b. Leq1H of 50dB(A) or ambient noise level plus 3dB(A), whichever is greater,
during any hour from 7:00 p.m. to 10:00 p.m.

c. Leq1H of 45dB(A) or ambient noise level plus 3dB(A), whichever is greater,
during any hour from 10:00 p.m. to 6:00 a.m.

Section 2.16.2(4) is not applicable to increased traffic noise along any of the

roads identified within the 2020 Regional Roadway Network (Figure 4.2.3)

Public Facilities Appendix of the Ventura County General Plan (see 2.16.2-

1(1)). In addition, State and Federal highways, all railroad line operations,

aircraft in flight, and public utility facilities are noise generators having Federal

and State regulations that preempt local regulations.

(6) Construction noise shall be evaluated and, if necessary, mitigated in
accordance with the County Construction Noise Threshold Criteria and
Control Plan.

Under normal operation, the proposed facility will not generate any noise that
would be perceptible from offsite locations. No new noise would be created as
the requested permit would authorize the existing facility.
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The proposed project will generate noise from the operation of the emergency
generator and maintenance activities that are incidental to the facility operation.
The facility operations will occur at the remote site on Rincon Peak. The nearest
noise sensitive use is a residence located approximately 2,000 feet to the
northwest of the proposed project site. At that distance, the noise levels
generated from the communications facility will not exceed the noise levels of
Policy 2.16.2-1.

Based on the above discussion, the proposed project will be consistent with
Policy 2.16.2-1.

. Public Facilities and Services Policy 4.1.2-1: Discretionary development shall

be conditioned to contribute land, improvements or funds toward the cost of
needed public improvements and services related to the proposed development.

The proposed project will not require public improvements and services related to
the development. Therefore, no conditions of approval are required for
contributions toward the cost of public improvements.

Based on the above discussion, the proposed project will be consistent with
Policy 4.1.2-1.

. Public Facilities and Services Policy 4.1.2-2: Development shall only be

permitted in those locations where adequate public services are available
(functional), under physical construction or will be available in the near future.

The existing communications facility is not anticipated to increase demand on
public services. The VCFPD has reviewed the proposed project and has
determined that the proposed project does not have the potential to adversely
impact public services.

Based on the above discussion, the proposed project will be consistent with
Policy 4.1.2-2.

ZONING ORDINANCE COMPLIANCE

The proposed project is subject to the requirements of the Ventura County NCZO.

Pursuant to the NCZO (§ 8105-4), the proposed use is allowed in the Open Space zone
district with the granting of a CUP. Upon the granting of the CUP, the proposed project
will comply with this requirement.

The proposed project includes the construction and use of buildings and structures that
are subject to the development standards of the Ventura County Ventura County NCZO
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(§ 8106-1.1). Table 1 lists the applicable development standards and a description of
whether the proposed project complies with the development standards.

Table 1 — Development Standards Consistency Analysis

: Zoning Ordinance :

Type of Requirement Rec?uirement Complies?
Minimum Lot Area (Gross) 10 acres Yes B
Maximum Percentage of Building Coverage - S I ~ Yes
Front Setback 20 feet . Yes
Side Setback - 10 feet - ~Yes
Rear Setback o 15 feet Yes
Maximum Building Height - 35 feet N/A

E. CUP FINDINGS AND SUPPORTING EVIDENCE

The Planning Director must make certain findings in order to grant a conditional use permit
pursuant to § 8111-1.2.1.1 of the Ventura County NCZO. The ability to make the required
findings is evaluated below.

1. The proposed development is consistent with the intent and provisions of
the County's General Plan and of Division 8, Chapters 1 and 2, of the
Ventura County Ordinance Code [§ 8111-1.2.1.1.a].

Based on the information and analysis presented in Sections C and D of this staff
report, the finding that the proposed development is consistent with the intent
and provisions of the County's General Plan and of Division 8, Chapters 1 and 2,
of the Ventura County Ordinance Code can be made.

2. The proposed development is compatible with the character of
surrounding, legally established development [§ 8111-1.2.1.1.b].

The subject communications facility is surrounded by undeveloped land used for
livestock grazing. The facility is visible from public viewing areas along U.S.
Highway 101 located approximately three miles to the west of the site in the
County of Santa Barbara. The communications facility has been painted to blend
in with the sky and the surrounding vegetation and is not be prominently
distinguishable from the background of sky and hillsides. The facility will be
subject to a condition of approval to require the facility blend in with the
surrounding terrain (Exhibit 4, Condition No. 20). Since the facility will not be
prominently visible from public viewing locations, it will be compatible with the
character of the surrounding development.

Based on the discussion above, this finding can be made.
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3. The proposed development would not be obnoxious or harmful, or impair
the utility of neighboring property or uses [§ 8111-1.2.1.1.c].

The subject communications facility is and will be enclosed by a chainlink fence
surrounded by undeveloped land. The facility will be unmanned and will require
eight visits per month by maintenance personnel. The operation of the facility will
not create any substantial new effects on the neighboring properties. The
proposed project will be conditioned to establish a system for the reporting and
resolution of complaints. Reporting of all major incidents will also be required
(Exhibit 4, Conditions Nos. 16-18). Finally the project will include conditions of
approval to ensure that waste materials and other pollutants are handled
appropriately and that the proposed use, storage, and handling of hazardous
materials will comply with all applicable County and state regulations (Exhibit 4,
Condition Nos. 23-24). No aspect of the facility has been identified that will be
obnoxious or harmful, or impair the utility of neighboring property or uses.

Based on the above discussion, this finding can be made.

4. The proposed development would not be detrimental to the public interest,
health, safety, convenience, or welfare [§ 8111-1.2.1.1.d].

The operation of the facility will not generate significant noise and will not create
any substantial new effects on the neighboring properties. The project will not
create any unusual risks or hazards as it will be operated in compliance with
County and State regulations pertaining to fire suppression and the handling of
hazardous materials (Exhibit 4, Condition Nos. 23-29). Because of its design and
distance from public viewing areas, the proposed facility would not substantially
affect visual resources. Therefore, the proposed project will not be detrimental to
the public interest, health, safety, convenience, or welfare.

Based on the discussion above, this finding can be made.

5. The proposed development, if allowed by a Conditional Use Permit, is
compatible with existing and potential land uses in the general area where
the development is to be located [§ 8111-1.2.1.1.e].

As discussed in Finding 2 (above), the project involves the use of an unmanned
communications facility that will not substantially alter the character of the area.
The proposed communications facility will be compatible with the surrounding oil
and gas production use, and grazing use. Given the Open Space land use
designation and remote location, more intense future land uses in the area are
not foreseeable at this time.

Based on the discussion above, this finding can be made.

10
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The proposed development will occur on a legal lot [§ 8111-1.2.1.11].

The subject property is comprised of the southwest quarter of the northwest
quarter of Section 5, Township 3 North, Range 24 West, San Bernardino
Baseline and Meridian, in the County of Ventura, State of California. Certificate
of Compliance No. 88-11-270 issued by the County of Ventura establishes this
property as a legal lot.

Based on the above discussion, this finding can be made.

PLANNING COMMISSION HEARING NOTICE, PUBLIC COMMENTS, AND
JURISDICTIONAL COMMENTS

The Planning Division provided public notice regarding the Planning Director hearing in
accordance with the Government Code (§ 65091), and the Ventura County NCZO (§
8111-3.1). The Planning Division mailed notice to owners of property within 300 feet of
the property on which the project site is located and placed a legal ad in the Ventura
County Star. As of the date of this document, Planning Division staff has not received
any public comments regarding the proposed project.

G.

RECOMMENDED ACTIONS

Based upon the analysis and information provided above, Planning Division Staff
recommends that the Planning Commission take the foliowing actions:

1.

CERTIFY that the Director has reviewed and considered this staff report and all
exhibits thereto, and has considered all comments received during the public
comment process;

FIND that this project is categorically exempt from environmental review pursuant
to Section 15301 of the CEQA Guidelines.

MAKE the required findings to grant a CUP pursuant to Section 8111-1.2.1.1 of the
Ventura County NCZO, based on the substantial evidence presented in Section E
of this staff report and the entire record;

GRANT CUP PL14-0193, subject to the conditions of approval (Exhibit 4).

SPECIFY that the Clerk of the Planning Division is the custodian, and 800 S.
Victoria Avenue, Ventura, CA 93009 is the location, of the documents and materials
that constitute the record of proceedings upon which this decision is based.

The decision of the Planning Director is final unless appealed to the Planning
Commission within 10 calendar days after the permit has been approved, conditionally

11
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approved, or denied (or on the following workday if the 10t day falls on a weekend or
holiday). Any aggrieved person may file an appeal of the decision with the Planning
Division. The Planning Division shall then set a hearing date before the Planning
Commission to review the matter at the earliest convenient date.

If you have any questions concerning the information presented above, please contact
Jay Dobrowalski at (805) 654-2498 or jay.dobrowalski@ventura.org.

Prepared by: Reviewed by:

J browalski, Case Planner rian R. Baca, Manager
Commercial-Industrial Permits Section

EXHIBITS
Exhibit 2 — Location Map

Exhibit 3 — Plans
Exhibit 4 — Conditions of Approval

12



™
9
-
.
o o
W o
/ -
- i
'(.I
4
Ay,
Py

t
Sty mpyoer 1)

150

eéf‘acmc {;é{;e an

=
-

gaane LIPER

ad
e

-
i i G
- i i
- - -
- Ty 5
- G G
% - G
G
G - z
- A
: =y
i B
-
=
"
)
b e
G T e
S s
g S
- G
& : .
-
= :
i
e
i
- N B
= ahom
= H X
% el
T
“nt‘l
i
’.;,_,

Sources: Esn. Delarme INAVTEQ. USGS, Intermap, iPC. NRE’R\‘-QJ_@SH Japan,
METI, Esfi China (Hong Kona), Esrl (Thailand), TomTom, 2012

i i
i i .
. S
5 :
§--‘l‘ &
4
f1os F.
a¥
o a
. -
7 -
L p -
o
e i
o
i
i 150
Laks Cosiran
Focmanon
L
San1a h%
LAAE
Camtas
i
-
Gantty 7
ity ”
Rer
A
Fej
F

B,

Venlura County
Rescurce Managemenl Agency
Information Syslems GiS Services
Map created on 07/07/2015

-

yvul'
RMAGIS

County of Ventura
Planning Director Hearing
PL14-0193
Exhibit 2 — Map

13

(1] 2,000 4000 8,000 Feel

Disclaimer this map was crealed by lhe Venlura Counly Resource

Management Agency (nformalion Syslems GIS, which is designed

and operaled solely lor lhe convenience of Lhe Counly and relaled

public agencies The County dees nol warrant lhe accuracy of (his

map and no decision involving a risk of econamic loss or physical

inury should be made in reliance lherein -



AMERICAN TOWER®
AMERICAN TOWER® |
ATC TOWER SERVICES, INC.
, 8505 FREEPORT PARKWAY SUITE
135
RINCON MTN o
PHONE: (972) $36-8900
FAX: (972) 995-8940
ATC SITE #: 301010
O | ese DRAWINCSMD/DRYHEA..COMF vc
10151 OCEANVIEW ROAD
SEASIDE, CA

TOWFR SFRVICEN NG OR THF SPECIFED GARRIFR 1S
€5 TITLE TO THESC DOCUMENTS SHALL

RFMAIN THE BAGRERTY OF ATC TOWE 3 SFRVIGES BIC
WHETHER OR NOT THE PROJECT
CONSTHUCTION REWEW OF THIS PROJECT :c«mrcnm
MUST VERIEY ALL CINZNSION
SEAMCES mc OF v DAC:

lct O s oAy T SLVERSEORD o m= LAl
T LT, S A ES AT

ATC SITE NUMBER:

301010

ATC SITE NAME:

RINCON MTN

PROJECT TEAM i SHEET INDEX ATC SITE ADDESS:

| 10151 OCEANVIEW RORD

PROJECT DESCRIPTION " PROJECT SUMMARY

SEASIDE.CA
o prmerslnampienil: i odcounyay LESSEE SEET DEIERIPTION REv |
TE CONTAINERS. AND (1) PAD WOUNTLD GENZRATOR WITHAN A 93° > 24" — }
: INCED AREA VERIZON WIRELESS s = 2 " rm
s LA ARCHITECT: T e e
NUT CREEK, CA 94598 NI DESIGN GROUP. NG Sy
' WATNE LOWELL 1 TANK TARM ROAD. SUNTC %Gf| C-1 Ly SHEEN Tomeaniminicarane
EronE) 525 276 €333 SAN LUIS_OBISRO, CA 93401
FA:| 228,279 R T Rear - 1442 A SITE AND SHELTER PLANS
PROPERTY INFORMATION 805544700 -
e 805-544-4327 A2 ookl )
s Ly Lt A3 r
ADDRESS: 1000 § SEAWARD AVE ZONING: 3 ‘S omns
P G R CENTACT: JMIE HALL A4 e Mok e t
FRETI 53 A1 P
207CgoR: A5 asiiied si
T T LONG BEACH, C4 90802
g st

CONSTRUCTION TYPE: N/

AP =T

e T T

FACILITY S UNMANNED AND NOT FOR
HUMAN HABITATION. HANDICAPPED
IO T EMET

b L
HE CENTER OF THE PROPOSED ANTENNAS AS SHOWN | | DRAWN BY: MWM
H I

ERECN 1S LOCATED AT THE FOLLOWING COORDINATES

CODE COMPLIANCE

M0 3 {
CATITUDE N3422'20 26"
Si ALL WORK AND MATERIALS SHALL B LenCuOER | 925 a7aT
VICINITY MAP = PERFORNED AND INSTALLEO IN ACCOFDFNCE ELEVATIDN(HE) 215
WTH THE CURRENT EDIMONS O

EJL:CEowmc Coate a :Domn?_ Ngv rn: Locn TOWER MANAGER

N TOWER CORPORATION

<
DRIVING DIRECTIONS e e e ;ﬁ,"'ﬁ":ﬁ"g*;n:'" | TITLE SHECT

FROM 1405 & 107 FRWY; TAKE 101 NORTH "VENTURA" TO e e

EXIT 78 TOWARD SEACLIFF. TURN LEFT ONTO PACIFIC CAFORMA SDUNGTRATA COOT

COAST HIGHWAY/CA-1. STAY STRAIGHT TO GO ONTO i e 204 0 JURISDICTION
AINCON HWY, PROCEED TO SITE ADDRESS ON RIGHT SIDE B s

OF ROAD,

e 3 i,

st SEHANS

County of Ventura
Planning Director Hearing
PL14-0193
Exhibit 3 — Plans

14



AMERICAN TOWER*
ATC TOWER SERVICES, INC.

AL FAZESON WAY SLITE

I8
_ Imving, T TsEd
FeDNE: lm:m
Fa (5] e
HYOE AMT

=

BEASACH AL Sire
IREACHE E 0
T T s

N S NAEL

AN MIE HUASES

301010
RINCON MTN

AP BITE ANDESS:
10151 CEEAHVENHDAD
EEANITE CA

)

gmnl
STAMP HERE:
DRAWN BY: Mt
CHECKEDBY: | J&
DATE DRAWN: | 07/1/2016
JOB NO: 780-08A
SHEET TILE:

SITE PLAN AND

SHELTER LAYOUT

15

SHEET NUMBER:

REL

A-1 |0




e o s

aviL s i) GG sy
ARG, b -
b s = e

- v i

— o
vl

ATC TOWER SER\/ICES INC.
i PREERRY W BuiTE

IRVING Tx 75061
PHONE: {972) 963-8500
FAX: (972) 999-8940
NYSE AMT

o THESE ORAWINGS ANDIOR THE ACCOMPANYING
e S ez
-2 e o temes e, I o

$20-C AL LDt -

f MRS ke Wi s v
2 e

I

1 o oy
L rract
77 haD g

WHETHER ORNOT THE PROJECT IS EXECUTED NSITHER THE

ARCHITECT NOR THE ENGINEER WILL 25 PROVIDING ON SITE

CONSTRUCTION REVIEW OF THIS PROJECT, CONTRACTORIS)
IUST VEAPY AL CIMENSIONS AND ADWISE ATC TO

RSION ON FILE WITH ATG TOWER SERVICES

ATC SITE NUMBER:

301010

ATC SITE NAME:

RINCON MTN

ATCEITE ADDESE:
Wy DCEANUIEN ROAD
SEASIDE, CA

s.“m-—.,\_\_ e CPISING VNN WWLLCE
e AT A G, T o) 1110t L5m Ko vt Salr 100
A A » ot iy Caena e
ot S 0 1AGE) S
i e e L e
- ; T e omni Em

SELiman

-]
L Ttk

e 1 g
L . e

= s s et

R it Vi T, o
'\ T L it g e r
e e maa
Moo s asranee e STAMP HERE:

DRSNS MW

UG o wan hcng w1 ’ =, | creckeney: | ic

e niears ey ’ SR | eaTe trme | otwrans

=T . S I'me TEOO0A
R SHEET TITLE:
AT MR g, b B
Yy T ke e T e
| ELEvaTIONS
.'- o] " A b ' I SHEET NUMBER: REV.®
3T B2 A"2 0
T

16




AMERICAN TOWER*®
ATC TOWER SERVICES, INC.

60 0‘3 8505 FREEPORT PARKWAY SUITE
= L

IRVING, TX 75083
PHONE: (372) 806-8500
FAX: (972) 999-8940
NYSE AMT

THESE DRAWINGS AND/OR THE ACCOMPANYING
‘SPEGIFICATION AS INSTRUENTS OF S3AVICE ARE TIIC.

ATC TOWER SER:
1| a25 USC AND PUBLIGATION SHALL 6C ACSTRICTED TO THE

SEAVICES INC OF ANV DISCREPANCIES. ANY PRIOR
| | SuancE 0F Tmis DRAWING 1S SUPERSEDED Y T LATEST
VERSION ON FILE WITH ATE TOWER SERVICES RNC.

ATC SITE NUMBER:

301010

R e

2034
ATC SITE NAME:

RINCON MTN

ATC SITE ADDESS:
10151 OCEANVIEW ROAD
SEASIDE. CA

St €
[T —

mni

T e, (R0l EVeDd (D8

STAAE HEHE!

L i

CHECKEDBY: | IC
| DATE DRAWN: | 07/01/2015

Yenture County Assassor’s Nap.

JOB NO: 780-08A

SHEET TITLE:

EREER

‘ ASSESSORS PARCEL MAP

OMEET HUMBES: EEV.

s ' A3 0




MAP SCALE 1" = 1000
0 1000 2000

METEH

PANEL 0710E

FRM

FLOOD INSURANCE RATE MAP

YENTURA COURTY,
CALIFORNIA
AND INCORPORATED AREAS

PANEL 710 OF 1275
I MAT INGER FUE TV Pl LrS0T)

e il
P

MAP NUMBER
06111CO710E

EFFECTIVE DATE
JANUARY 20, 2010

Federal Famrgencs Mamsgement Azones

il |

T m e waow H
[ riims s R Sl s ok e oy

e bend Fir S | i i i s e £ o] (e g
oy it e e o]

@ FLOOD PLAIN MAP
SEaE sON

18

AMERICAN TOWER®

ATC TOWER SERVICES, INC.
8505 FREEPORT PARKWAY SUITE

135
IRVING, TX 75061
PHONE: (972) 966-8200
FAX; (972) 999-8040
NYSE AMT

THESE DRAWINGS

Ect
ARCHITECT NOR THE ENGINEER WILL 3£ PROVIDING ON-SITE

MUST VERIFY ALL CINENSIONS AND ADVISE ATC TOWER
SERVICES, ING OF ANY DISCREPANCEES, ANY PRIOR

rHt UF THIS DHAWING IS SUPERSEOED BY Iz LATES |
0 WL SE St 1E T W IR ES,

ATC SITE NUMBER:

301010

ATC SITE NAME:

RINCON MTN

ATC SITE ADDESS:
10151 OCEANVIEW ROAD
SEASIDE, CA

Surveing
[ Apa—.

7)1 Lok Lo Roor e 100
4 m Ot o, Cotlaen 01
B hoe (03 5449700
s o
omni  SLTRRe

LTANS MERE

DR B LG
CHECREDE® [

BATEDRsovN; | OTdrdntd

=0 e

SHEET TITLE:

FLOOD PLAIN MAP

SHEET HsapR REV. N

A4 | O




FCC TOWER REGISTRATION # CE X

A cruion | A WARNING e
| | i -l 2] 5063 Az s e g., \rogie amery 1)

' /AN :
| - Poslmg of sign required by law
| [ / ATC STAND-ALONE FCC TOWER REGISTRATION SIGN

| Beyond this poi Beyond this peint: - AMERICAN TOWER®
Radio frequeney fields at this sitc nay Radio frequency ficlds at this site may - o
exceed FCC rules for human cxpesure, exceed FCC rules far human exposure, ATC TOWER SERVICES, INC.
— N0l FREESTAT PAERAAY SUITE
For yuur sulety, ohey all posted signs aud site For your sufety, obey all pasted signs und site |RV|NG‘JT5X 75053
uid, es for worklug in puidelioes for working in PHONE: (972) 933-8300
FAX: (972) 999-8940
NYSE AMT

NO TRESPASSING

| : = - N T EN B Uonr PROPEAT: OF a1C TOMER SER
| = o e D AT B B el
ATC CAUTION AND TRESPASSING, RF WARNING, AND FCC NUMBER SIGNS SITE NAME: gggigggirz;:@,l:?{;:E:;N:}:ﬁ;f:w,y;yﬁc
SITE NUMBER: IRy GBS L 1o ECE DU S
AECIRECITRATONIH VHETHER G307 1 TROJECT & EXEEL T2 e
T o T ELEER s e PG
v
FOR LEASING INFORMATION: FOR EMERGENCIES CALL: 2‘::&&%:‘7&‘;&%"5%?;‘2’.!2Sﬁ:&“ﬁiﬁkn )
877-262-7483 577_’7?18'53137 N g e a7 Pl Femaih ne T
B77-ATC-SITE 877-51-TOWER

ATC SITE NUMBER:

NO TRESPASSING 301010

www . americantower.com

EXISTING SIGNAGE PHOTO GTCSIENAVE,
OIS T I SO SETLEURTID B9 i RINCON MTN
A "NO TRE SING SIGN™ MUST BE POSTED A MINIMUM OF EVERY 50" THERE MUST BE AN ATC SIGN WIIH SITE
2 P INFORMATION AND FCC RLGISTRATION NUMOER ATC SITE SIGN
Al BOTH THE ACCESS RDAD CAIE (CATE OFF
OF MAIN HOAD, IF APPLICADLE) AND ATC SITE ADDESS:
COMPOUND FENCE (IF NO COMPOUND FENCE,
THEN IN A CONSFIGUOUS PLACE UPON DRI REPLACEMENT OF SIGNAGE e
UP). IN ADDITICN, PLEASE LODK AT DMR‘M " — Wl [—T T = 'D' t- I"fﬂl“l rpre——— SEASIDE, CA
T FOR ALL' ADDITIONAL SIGNS REQUIRI et R R = L g —
e B e P ey oy —
OPTION 1 MAY BE TO POST TOWER SR o T S T PP it Creipirmre i3
RECISTRATION NUMBERS AT 1HE OF THE o
IF A NI IGN DOES HAVE NOTE [ T I T
1 SPACE FOR THE TOWER RECISTRATION NUMBER,
| R S5 AL 1 MOPSSEE CRGEPT A MCAWED BY N TCE L DTG SOUC 10 1t NAURE SGAL L B COUPLAN
| IMPORTANT FOR ANY ATC SIGN THAT DOES smuv[ 164=434 NO MIGH-VOLTAE SENAGE 14 HECTTBANY NO RICH-vOLTACL EQUINNINT PRESINY,
NOT MEZT THE ATC SPLCIMCATION [OR
| i SIGNAGE (IE, SHARPIE/PAINT PEN, WORN 1)
LABELS, ETC), BRING IT INTQ COMPUANCE 1
(uz-wmrt (F WORN) AND FLAG
| AP W, THE APPRCBRATE omni s o com
M (rau Saw TFOEN TeESE
| THROUGH THE walnglat),
ONLY LABELS PRINTED BY A ZEBRA LABEL
PRINTER WILL BE ACCEPTED
i L
STAMP HERE:
LT
_ Jc
DATE DRAWH: | TTA130E
JOB NO: 780-08A
WY TITLL:
| EXISTING SIGNAGE
|

19



Conditions for Conditional Use Permit Case No. PL14-0193 Permittee: Verizon Wireless
Date of Planning Director Hearing: July 30, 2015 Location: 10151 Ocean View Rd
Date of Approval: [insert date] Page 1 of 15

EXHIBIT 4

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT (CUP) NO. PL14-0193

Verizon Wireless Communications Facility

RESOURCE MANAGEMENT AGENCY (RMA) CONDITIONS

l. Planning Division Conditions

1. Project Description

This permit authorizes the continued use of an existing communications facility operated
by Verizon. The facility consists of a 60-foot high lattice tower, two equipment shelters,
and a generator within a 7,812 square foot area surrounded by an eight-foot high
chainlink fence topped with one foot of barbed wire. The lattice tower has a total of 11
antennas including six panel antennas, and five dish antennas. The facility will be
unmanned and does not require water for operation. Operation of the facility includes
eight maintenance visits per month by company personnel. The facility shall be
maintained in accordance with the approved plans on file with the County of Ventura,
Planning Division.

2. Required Improvements for CUP
Purpose: To ensure the project site conforms to the plans approved at the Planning
Director hearing in support of the project.

Requirement: The Permittee shall ensure that all required off-site and on-site
improvements for the Project, including structures, paving, parking, and landscaping are
completed in conformance with the approved plans stamped as hearing Exhibit 3. The
Permittee shall submit all final building and site plans for the County’s review and
approval in accordance with the approved plans.

Documentation: The Permittee shall obtain Planning Division’s stamped approval on
the project plans and submit them to the County for inclusion in the project file. The
Permittee shall submit additional plans to the Planning Division for review and stamped
approval (e.g., tree protection and landscape plans) for inclusion in the project file as
necessary.

Timing: Prior to the issuance of a Zoning Clearance for construction the Permittee
shall submit all final development plans to the Planning Division for review and
approval. Unless the Planning Director and Public Works Director allow the Permittee to
provide financial security and a final executed aareement. approved as to form by the

County of Ventura
Planning Director Hearing
PL14-0193
Exhibit 4 — Condjtjons of Approval



Conditions for Conditional Use Permit Case No. PL14-0193 Permittee: Verizon Wireless
Date of Planning Director Hearing: July 30, 2015 Location: 10151 Ocean View Rd
Date of Approval: [insert date] Page 2 of 15

County Counsel, that ensures completion of such improvements, the Permittee shall
complete all required improvements prior to occupancy. The Permittee shall maintain
the required improvements for the life of the permit.

Monitoring and Reporting: The County Building Inspector, Public Works Grading
Inspector, Fire Marshall, and/or Planning Division staff has the authority to conduct
periodic site inspections to ensure the Permittee’'s ongoing compliance with this
condition consistent with the requirements of § 8114-3 of the Ventura County Non-
Coastal Zoning Ordinance.

3. Site Maintenance
Purpose: To ensure that the CUP area is maintained in a neat and orderly manner so
as not to create any hazardous conditions or unsightly conditions which are visible from
outside the CUP area.

Requirement: The Permittee shall maintain the project site in compliance with the
described uses outlined in Condition No. 1 (Permitted Land Uses). Only equipment
and/or materials which the Planning Director determines to substantially comply with
Condition No. 1 (Permitted Land Uses), or which are authorized by any subsequent
amendments to this CUP, shall be stored on the property during the life of this CUP.

Documentation: Pursuant to Condition No. 1 (Permitted Land Uses), the CUP and any
amendments thereto.

Timing: Prior to occupancy and for the life of the permit.

Monitoring and Reporting: The County Building Inspector, Public Works Grading
Inspector, Fire Marshall, and/or Planning Division staff has the authority to conduct
periodic site inspections to ensure the Permittee’s ongoing compliance with this
condition consistent with the requirements of § 8114-3 of the Ventura County Non-
Coastal Zoning Ordinance.

4. CUP Modification
Prior to undertaking any operational or construction-related activity which is not
expressly described in these conditions or Project Description, the Permittee shall first
contact the Planning Director to determine if the proposed activity requires a
modification of this CUP. The Planning Director may, at the Planning Director’s sole
discretion, require the Permittee to file a written and/or mapped description of the
proposed activity in order to determine if a CUP modification is required. If a CUP
modification is required, the modification shall be subject to:
a. The modification approval standards of the Ventura County Ordinance Code
in effect at the time the modification application is acted on by the Planning
Director; and,
b. Environmental review, as required pursuant to the California Environmental
Quality Act (CEQA, California Public Resources Code, § 21000-21178) and
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the State CEQA Guidelines (California Code of Regulations, Title 14,
Chapter 3, § 15000-15387), as amended from time to time.

5. Construction Activities

Prior to any construction, the Permittee shall obtain a Zoning Clearance for construction
from the Planning Division, and a Building Permit from the Building and Safety Division.
Prior to any grading, the Permittee shall obtain a Grading Permit from the Public Works
Agency.

6. Acceptance of Conditions and Schedule of Enforcement Responses
The Permittee’s acceptance of this CUP and/or commencement of construction and/or
operations under this CUP shall constitute the Permittee’s formal agreement to comply
with all conditions of this CUP. Failure to abide by and comply with any condition for the
granting of this CUP shall constitute grounds for enforcement action provided in the
Ventura County Non-Coastal Zoning Ordinance (2011, Article 14), which shall include,
but is not limited to, the following:
a. Public reporting of violations to the Planning Commission and/or Board of
Supervisors;
b. Suspension of the permitted land uses (Condition No. 1);
c. Modification of the CUP conditions listed herein;
d. Recordation of a “Notice of Noncompliance” on the deed to the subject
property;
e. The imposition of civil administrative penalties; and/or
f. Revocation of this CUP.

The Permittee is responsible for being aware of and complying with the CUP conditions
and all applicable federal, state, and local laws and regulations.

7. Time Limits
a. Use inauguration:

i. The approval decision for this CUP becomes effective upon the
expiration of the 10 day appeal period following the approval decision,
or when any appeals of the decision are finally resolved. Once the
approval decision becomes effective, the Permittee must obtain a
Zoning Clearance for use inauguration in order to initiate the land uses
provided in Condition No. 1 (Project Description).

ii. This CUP shall expire and become null and void if the Permittee fails to
obtain a Zoning Clearance for use inauguration within one year [see the
Ventura County Non-Coastal Zoning Ordinance (2011, § 8111-4)] from
the granting or approval of this CUP. The Planning Director may grant
a one year extension of time to the Permittee in order to obtain the
Zoning Clearance for use inauguration if the Permittee can demonstrate
to the satisfaction of the Planning Director that the Permittee has made
a diligent effort to inaugurate the permitted land use, and the Permittee
has requested the time extension in writing at least 30 days prior to the
one year expiration date.
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iii. Prior to the issuance of the Zoning Clearance for use inauguration, all
fees and charges billed to that date by any County agency, as well as
any fines, penalties, and sureties, must be paid in full. After issuance of
the Zoning Clearance for use inauguration, any final billed processing
fees must be paid within 30 days of the billing date or the County may
revoke this CUP.

b. Permit Life or Operations Period:

This CUP will expire on [insert date, 10yrs]. The lack of additional
notification of the expiration date provided by the County to the Permittee
shall not constitute grounds to continue the uses that are authorized by this
CUP after the CUP expiration date. The uses authorized by this CUP may
continue after the CUP expiration date if:
1. The Permittee has filed a permit modification application
pursuant to Section 8111-6 of the Ventura County Non-Coastal
Zoning Ordinance prior to [insert expiration date]; and
2. The County decision-maker grants the requested modification.
The uses authorized by this CUP may continue during processing of a
timely-filed modification application in accordance with Section 8111-2.10
of the Ventura County Non-Coastal Zoning Ordinance.

8. Documentation Verifying Compliance with Other Agencies’ Requirements Related
to this CUP

Purpose: To ensure compliance with and notification of federal, state, or local

government regulatory agencies that have requirements that pertain to the project

(Condition No. 1, above) that is the subject of this CUP.

Requirement: Upon the request of the Planning Director, the Permittee shall provide
the Planning Division with documentation (e.g., copies of permits or agreements from
other agencies, which are required pursuant to a condition of this CUP) to verify that the
Permittee has obtained or satisfied all applicable federal, state, and local entitlements
and conditions that pertain to the project.

Documentation: The Permittee shall provide this documentation to the County
Planning Division in the form that is acceptable to the agency issuing the entitlement or
clearance, to be included in the Planning Division project file.

Timing: The documentation shall be submitted to the Planning Division prior to the
issuance of the Zoning Clearance for use inauguration or as dictated by the respective
agency.

Monitoring and Reporting: The Planning Division maintains the documentation
provided by the Permittee in the respective project file. In the event that the federal,
state, or local government regulatory agency prepares new documentation due to
changes in the project or the other agency’s requirements, the Permittee shall submit
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the new documentation within 30 days of receipt of the documentation from the other
agency.

9. Notice of CUP Requirements and Retention of CUP Conditions On-Site
Purpose: To ensure full and proper notice of permit requirements and conditions
affecting the use of the subject property.

Requirement: Unless otherwise required by the Planning Director, the Permittee shall
notify, in writing, the Property Owner(s) of record, contractors, and all other parties and
vendors regularly dealing with the daily operation of the proposed activities, of the
pertinent conditions of this CUP.

Documentation: The Permittee shall present to the Planning Division copies of the
conditions, upon the Planning Division’s request.

Timing: Prior to issuance of a Zoning Clearance for use inauguration and until
expiration of the CUP.

Monitoring and Reporting: The Planning Division has the authority to conduct periodic
site inspections to ensure ongoing compliance with this condition consistent with the
requirements of § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance.

10. Recorded Notice of Land Use Entitlement

Purpose: In order to comply with § 8111-8.3 of the Ventura County Non-Coastal
Zoning Ordinance a notice shall be recorded on the deed of the subject property that
describes the responsibilities of the Property Owner and Permittee for compliance with
applicable permit conditions and regulations.

Requirement: The Permittee and Property Owner of record shall sign, have notarized,
and record with the Office of the County Recorder, a Notice of Land Use Entitlement
form furnished by the Planning Division, for tax assessor’s parcel that is subject to this
CUP.

Documentation: Recorded Notice of Land Use Entitlement.
Timing: Prior to the issuance of a Zoning Clearance for use inauguration.

Monitoring and Reporting: The Permittee shall return a copy of the recorded Notice
of Land Use Entitlement to the Planning Division for the project file.

11. Condition Compliance, Enforcement, and Other Responsibilities
a. Cost Responsibilities: The Permittee shall bear the full costs of all staff
time, material costs, or consultant costs associated with the approval of
studies, generation of studies or reports, on-going permit compliance, and
monitoring programs as described below in Condition 11.b. Specifically, the
Permittee shall bear the full costs of the following:
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i.  condition compliance costs which include, but are not limited to, staff
time, material costs, or consultant costs associated with the approval of
studies, generation of studies or reports, ongoing permit condition
compliance review, and CEQA Mitigation Monitoring/other monitoring
programs; and,

ii. monitoring and enforcement costs required by the Ventura County Non-
Coastal Zoning Ordinance (2011, § 8114-3). The Permittee, or the
Permittee’s successors-in-interest, shall bear the full costs incurred by
the County or its contractors for inspection and monitoring, and for
enforcement activities related to the resolution of confirmed violations.
Enforcement activities shall be in response to confirmed violations and
may include such measures as inspections (which may include
weekday and/or weekend inspections), public reports, penalty hearings,
forfeiture of securities, and suspension of this CUP. Costs will be billed
at the contract rates in effect at the time enforcement actions are
required. The Permittee shall be billed for said costs and penalties
pursuant to the Ventura County Non-Coastal Zoning Ordinance (§
8114-3.4).

b. Establishment of Revolving Compliance Accounts: Within 10 calendar days
of the effective date of the decision on this CUP, the Permittee, or the
Permittee’s successors-in-interest, shall submit the following deposit and
reimbursement agreement to the Planning Director:

i. apayment of $500.00 for deposit into a revolving condition compliance
and enforcement account to be used by the Planning Division to cover
costs incurred for Condition Compliance review (Condition 11.a,
above), monitoring and enforcement (Condition 11.c, below). The
$500.00 deposit may be modified to a higher amount by mutual
agreement between the Permittee and the Planning Director; and,

ii. a signed and fully executed County RMA reimbursement agreement,
which is subject to the Permittee’s right to challenge any charges
obligating the Permittee to pay all Condition Compliance review,
monitoring, and enforcement costs.

c. Monitoring and Enforcement Costs: The $500.00 deposit and
reimbursement agreement (Condition 11.b, above) are required to ensure
that funds are available for legitimate and anticipated costs incurred for
Condition Compliance. All permits issued by the Planning Division may be
reviewed and the sites inspected no less than once every three years,
unless the terms of the permit require more frequent inspections. These
funds shall cover costs for any regular compliance inspections or the
resolution of confirmed violations of the conditions of this CUP and/or the
Ventura County Non-Coastal Zoning Ordinance that may occur.

d. Billing Process: The Permittee shall pay any written invoices from the
Planning Division within 30 days of receipt of the request. Failure to pay the
invoice shall be grounds for suspension, modification, or revocation of this
CUP. The Permittee shall have the right to challenge any charge prior to
payment.
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12. Defense and Indemnity

As a condition of CUP issuance and use including adjustment, modification, or renewal

thereof, the Permittee agrees to:

a. Defend, at the Permittee's sole expense, any action brought against the
County by a third party challenging either the County’s decision to issue this
CUP, or the manner in which the County is interpreting or enforcing the
conditions of this CUP; and
b. Indemnify the County against any settlements, awards, or judgments,

including attorney’s fees, arising out of, or resulting from, any such legal
action. Upon written demand from the County, the Permittee shall reimburse
the County for any and all court costs and/or attorney’s fees which the
County may be required by a court to pay as a result of any such legal
action the Permittee defended or controlled the defense thereof pursuant to
Section 13(a) above. The County may, at its sole discretion, participate in
the defense of any such legal action, but such participation shall not relieve
the Permittee of the Permittee’s obligations under this condition.
Neither the issuance of this CUP, nor compliance with the conditions
thereof, shall relieve the Permittee from any responsibility otherwise
imposed by law for damage to persons or property; nor shall the issuance of
this CUP serve to impose any liability upon the County of Ventura, its
officers, or employees for injury or damage to persons or property.
Except with respect to the County's sole negligence or intentional
misconduct, the Permittee shall indemnify, defend, and hold harmless the
County, its officers, agents, and employees from any and all claims,
demands, costs, and expenses, including attorney's fees, judgments, or
liabilities arising out of the construction, maintenance, or operations
described in Condition No. 1 (Permitted Land Uses), as it may be
subsequently modified pursuant to the conditions of this CUP.

13. Invalidation of Condition(s)

If any of the conditions or limitations of this CUP are held to be invalid, that holding shall
not invalidate any of the remaining CUP conditions or limitations. In the event the
Planning Director determines that any condition contained herein is in conflict with any
other condition contained herein, then where principles of law do not provide to the
contrary, the conditions most protective of public health and safety and natural
environmental resources shall prevail to the extent feasible.

In the event that any condition imposing a fee, exaction, dedication, or other mitigation
measure is challenged by the Permittee in an action filed in a court of law, or threatened
to be filed therein, which action is brought in the time period provided for by the Code of
Civil Procedures (§ 1094.6), or other applicable law, this CUP shall be allowed to
continue in force until the expiration of the limitation period applicable to such action, or
until final resolution of such action, provided the Permittee has, in the interim, fully
complied with the fee, exaction, dedication, or other mitigation measure being
challenged.
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If a court of law invalidates any condition, and the invalidation would change the findings
and/or the mitigation measures associated with the approval of this CUP, at the
discretion of the Planning Director, the Planning Commission may review .the project
and impose substitute feasible conditions/mitigation measures to adequately address
the subject matter of the invalidated condition. The Planning Commission shall make
the determination of adequacy. If the Planning Commission cannot identify substitute
feasible conditions/mitigation measures to replace the invalidated condition, and cannot
identify overriding considerations for the significant impacts that are not mitigated to a
level of insignificance as a result of the invalidation of the condition, then this CUP may
be revoked.

14. Consultant Review of Information and Consultant Work

The County and all other County permitting agencies for this land use have the option of
referring any and all special studies that these conditions require to an independent and
qualified consultant for review and evaluation of issues beyond the expertise or
manpower of County staff.

Prior to the County engaging any independent consultants or contractors pursuant to
the conditions of this CUP, the County shall confer in writing with the Permittee
regarding the necessary work to be contracted, as well as the costs of such work.
Whenever feasible, the County will use the lowest bidder. Any decisions made by
County staff in reliance on consultant or contractor work may be appealed pursuant to
the appeal procedures contained in the Ventura County Zoning Ordinance Code then in
effect.

The Permittee may hire private consultants to conduct work required by the County, but
only if the consultant and the consultant’s proposed scope-of-work are first reviewed
and approved by the County. The County retains the right to hire its own consultants to
evaluate any work that the Permittee or a contractor of the Permittee undertakes. In
accordance with Condition No. 11 above, if the County hires a consultant to review any
work undertaken by the Permittee, or hires a consultant to review the work undertaken
by a contractor of the Permittee, the hiring of the consultant will be at the Permittee’s
expense.

15. Relationship of CUP Conditions, Laws and Other Permits

The Permittee shall design, maintain, and operate the CUP area and any facilities
thereon in compliance with all applicable requirements and enactments of Federal,
State, and County authorities. In the event of conflict between various requirements,
the more restrictive requirements shall apply. In the event the Planning Director
determines that any CUP condition contained herein is in conflict with any other CUP
condition contained herein, when principles of law do not provide to the contrary, the
CUP condition most protective of public health and safety and environmental resources
shall prevail to the extent feasible.
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No condition of this CUP for uses allowed by the Ventura County Ordinance Code shall
be interpreted as permitting or requiring any violation of law, lawful rules or regulations,
or orders of an authorized governmental agency. Neither the issuance of this CUP, nor
compliance with the conditions of this CUP, shall relieve the Permittee from any
responsibility otherwise imposed by law for damage to persons or property.

A business tax certificate and regulatory licenses shall be obtained for operation of a
communications facility.

16. Contact Person
Purpose: To designate a person responsible for responding to complaints.

Requirement: The Permittee shall designate a contact person(s) to respond to
complaints from citizens and the County which are related to the permitted uses of this
CUP.

Documentation: The Permittee shall provide the Planning Director with the contact
information (e.g., name and/or position title, address, business and cell phone numbers,
and email addresses) of the Permittee’s field agent who receives all orders, notices, and
communications regarding matters of condition and code compliance at the CUP site.

Timing: Prior to the issuance of a Zoning Clearance for use inauguration, the
Permittee shall provide the Planning Division the contact information of the Permittee’s
field agent(s) for the project file. If the address or phone number of the Permittee’s field
agent(s) should change, or the responsibility is assigned to another person, the
Permittee shall provide the Planning Division with the new information in writing within
three calendar days of the change in the Permittee’s field agent.

Monitoring and Reporting: The Planning Division maintains the contact information
provided by the Permittee in the respective project file. The Planning Division has the
authority to periodically confirm the contact information consistent with the requirements
of § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance.

17. Resolution of Complaints
The following process shall be used to resolve complaints related to the project:

a. The Permittee shall post the telephone number for the designated Contact
Person as identified pursuant to Condition No. 16 in a visible location on the
site. The Contact Person shall be available via telephone on a 24-hour
basis. Persons with concerns about an use as it is occurring may directly
contact the Contact Person;

b. If a written complaint about this CUP is received by the County, Planning
staff may contact the Permittee’s Contact Person or the Permittee to
request information regarding the alleged violation; and,

c. If, following a complaint investigation by County staff, a violation of Ventura
County Code or a condition of this permit is confirmed, County enforcement
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actions pursuant to § 8174-3 of the Non-Coastal Zoning Ordinance may be
initiated.

18. Reporting of Major Incidents
Purpose: To ensure that the Planning Director is notified of major incidents within the
CUP area.

Requirement: The Permittee shall immediately notify the Planning Director by
telephone, email, FAX, and/or voicemail of any incidents (e.g., fires, explosions, spills,
landslides, or slope failures) that could pose a hazard to life or property inside or outside
the CUP area.

Documentation: Upon request of any County agency, the Permittee shall provide a
written report of any incident that shall include, but is not limited to: a description of the
facts of the incident; the corrective measures used, if any; and, the steps taken to
prevent a recurrence of the incident.

Timing: The Permittee shall provide the written report to the requesting County agency
and Planning Division within seven days of the request.

Monitoring and Reporting: The Planning Division maintains any documentation
provided by the Permittee related to major incidents in the CUP file.

19. Change of Owner and/or Permittee
Purpose: To ensure that the Planning Division is properly and promptly notified of any
change of ownership or change of Permittee affecting the CUP site.

Requirement: The Permittee shall file, as an initial notice with the Planning Director,
the new name(s), address(es), telephone/FAX number(s), and email addresses of the
new owner(s), lessee(s), operator(s) of the permitted uses, and the company officer(s).
The Permittee shall provide the Planning Director with a final notice once the transfer of
ownership and/or operational control has occurred.

Documentation: The initial notice must be submitted with the new Property Owner’s
and/or Permittee’s contact information. The final notice of transfer must include the
effective date and time of the transfer and a letter signed by the new Property Owner(s),
lessee(s), and/or operator(s) of the permitted uses acknowledging and agreeing to
comply with all conditions of this CUP.

Timing: The Permittee shall provide written notice to the Planning Director 10 calendar
days prior to the change of ownership or change of Permittee. The Permittee shall
provide the final notice to the Planning Director within 15 calendar days of the effective
date of the transfer.

Monitoring and Reporting: The Planning Division maintains notices submitted by the
Permittee in the project file and has the authority to periodically confirm the information
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consistent with the requirements of § 8174-3 of the Ventura County Non-Coastal Zoning
Ordinance.

20. Color/Material/Manufacture Specifications

Purpose: To comply with the Ventura County General Plan Scenic Resources Policies
1.7.2-1 through 1.7.2-4 and to ensure that the communication facility is constructed as
illustrated on the approved plans and photo simulations.

Requirement: The Permittee shall:

a. construct and maintain the exterior surfaces of all buildings and structures of
the communication facility using building materials and colors that are
compatible with surrounding terrain (e.g., earth tones and non-reflective
paints);

b. provide the manufacturer's specifications and model numbers of all tower,
antenna, and ancillary equipment (e.g., batteries, equipment in cabinets,
GPS, and antennae) on all development plans; and,

c. construct and maintain the site in compliance with the approved plans and
photo-simulations; and

d. provide photos to the Planning Division to verify that the facility is
constructed as approved.

Documentation: The Permittee shall provide plans, photo simulations, and a materials
sample/color board to the Planning Division. Prior to final inspection of the
communication facility the Permittee shall provide photographs demonstrating that the
facility was treated as approved.

Timing: Prior to the issuance of a Zoning Clearance for construction, the Permittee
shall provide the colors and materials of all buildings and structures on building plans for
review and approval by the Planning Division. Prior to the issuance of a Zoning
Clearance for construction, the Permittee shall provide the materials sample/color board
that illustrates the proposed colors for review and approval by the Planning Division.
Prior to final inspection, the Permittee shall paint and treat the approved structures
according to the approved plans.

Monitoring and Reporting: The Planning Division maintains copies of the approved
plans, photo simulations, and materials sample/color board in the project file. The
Permittee shall provide photos of the constructed facility to the Planning Division to
verify that the facility is constructed as approved prior to final inspection. The Planning
Division maintains the photo documentation provided by the Permittee in the project file.
The Planning Division has the authority to ensure ongoing compliance with this
condition pursuant to the requirements of § 8114-3 of the Ventura County Non-Coastal
Zoning Ordinance.

21. Removal of Facility upon Abandonment of Use or Expiration of Permit
Purpose: In compliance with § 8111-2.8 and § 8111-8.1 of the Ventura County Non-
Coastal Zoning Ordinance and in order to ensure that the use of the subject property
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remains compatible with existing and potential uses of other property within the general
area, the communication facility shall be removed if this CUP expires or if the facility is
abandoned.

Requirement: Upon the expiration of this CUP, or abandonment of the use, the
Permittee shall:
a) notify the County that the Permittee has discontinued the use of the facility;
b) remove the facility and all appurtenant structures; and,
c) restore the premises to the conditions existing prior to the issuance of the
permit, to the extent feasible, as determined by the Planning Director.

In the event that the Permittee fails to perform the required actions, the Property Owner
shall be responsible for compliance with the requirements set forth in this condition.

The facility shall be considered to be abandoned if it has not been in use for 12
continuous months.

Documentation: The Permittee shall provide photos of the site after restoration is
completed, to the County Planning Division.

Timing: The Permittee shall complete the notification, removal, and restoration
activities within 60 days of the expiration of this CUP, or abandonment of the use,
unless the Planning Director grants (in writing) additional time.

Monitoring and Reporting: The Planning Division has the authority to conduct
periodic site inspections to ensure compliance with this condition consistent with the
requirements of § 8114-3 of the Ventura County Non-Coastal Zoning Ordinance.

22. Future Co-location of Wireless Telecommunication Facilities and Equipment
Purpose: To reduce the number of communication facilities and minimize the potential
environmental impacts associated with such facilities.

Requirement: The Permittee shall avail its facility and site to other telecommunication
carriers and, in good faith, accommodate all reasonable requests for collocation in the
future subject to the following parameters:

a. the party seeking the collocation shall be responsible for all facility
modifications, environmental review, mitigation measures, associated costs,
and permit processing;

b. the Permittee shall not be not be required to compromise the operational
effectiveness of its facility or place its prior approval at risk;

c. the Permittee shall make its facilities and site available for collocation on a
non-discriminatory and equitable cost basis; and,

d. the County retains the right to verify that the use of the Permittee’s facilities
and site conforms to County policies.

Documentation: Permittee shall demonstrate to the satisfaction of the Planning
Director that the wireless telecommunications tower associated with the communication
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facility is engineered in a manner that can accommodate supplementary antennas to
collocate at least one additional telecommunication carrier.

Timing: Prior to the issuance of a Zoning Clearance for construction, the Permittee
shall submit evidence to the Planning Division that the facility is engineered to
accommodate the collocation of at least one additional carrier.

Monitoring and Reporting: Prior to the issuance of a Certificate of Occupancy,
Building and Safety inspectors and Planning Division staff have the authority to inspect
the facility to confirm that is constructed as approved.

II. Environmental Health Division (EHD) Conditions

23. Hazardous Materials

Purpose: To comply with the California Health and Safety Code and Ventura County
Ordinance Code to ensure the safe storage, handling, and disposal of any potentially
hazardous material.

Requirement: The Permittee shall submit a business plan to the Environmental Health
Division/Certified Unified Program Agency for the hazardous materials associated with
the backup power supply.

Documentation: A completed business plan submitted to the Certified Unified Program
Agency.

Timing: The business plan must be submitted and approved by the Certified Unified
Program Agency prior to the storage of any hazardous material on site.

Monitoring and Reporting: A copy of the approved business plan shall be maintained
by the Permittee as part of the project file. Ongoing compliance with the requirements
shall be accomplished through field inspection by District Inspectors of the Certified
Unified Program Agency.

24. Hazardous Materials Management
The storage, handling, and disposal of any potentially hazardous material must be in
compliance with applicable state regulations.

VENTURA COUNTY FIRE PROTECTION DISTRICT (VCFPD) CONDITIONS

25. Hazardous Fire Area
Purpose: To advise the applicant that the project is located within a Hazardous Fire
Area and ensure compliance with California Building and Fire Codes.

Requirement: The Permittee shall construct all structures to meet hazardous fire area
building code requirements.
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Documentation: A stamped copy of the approved building plans to be retained by the
Building Department.

Timing: The Permittee shall submit building plans to the Building Department for
approval before the issuance of building permits.

Monitoring and Reporting: The Fire Prevention Bureau shall conduct a final
inspection to ensure that the structure is constructed according to the approved
hazardous fire area building code requirements. Unless a modification is approved by
the Fire Prevention Bureau, the Permittee, and his successors in interest, shall maintain
the approved construction for the life of the structure.

26. Hazard Abatement
Purpose: To ensure compliance with Ventura County Fire Protection District
Ordinance.

Requirement: The Permittee shall have all grass or brush adjacent to any structure’s
footprint cleared for a distance of 100 feet or to the property line if less than 100 feet.
All grass and brush shall be removed a distance of 30 feet from any antenna or to the
property line if less than 30 feet. The Fire District may require the entire parcel to be
cleared. Note: A Notice to Abate Fire Hazard may be recorded against the parcel.

Documentation: A signed copy of the Ventura County Fire Protection District's Form
#126 “Requirement for Construction” or the “Notice to Abate” issued under the Fire
District’'s Fire Hazard Reduction Program.

Timing: The Permittee shall remove all grass and brush as outlined by the Ventura
County Fire Protection District's Fire Hazard Reduction Program guidelines before the
start of construction on any structure.

Monitoring and Reporting: Monitoring and Reporting: The Fire Prevention Bureau
shall conduct on-site inspections to ensure compliance with this condition.

27. Fire Department Clearance
Purpose: To provide the Permittee a list of all applicable fire department requirements
for his / her project.

Requirement: The Permittee shall obtain VCFD Form #126 “Requirements for
Construction” for any new structures or additions to existing structures before issuance
of building permits.

Documentation: A signed copy of the Ventura County Fire Protection District's Form
#126 “Requirements for Construction”.
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Timing: The Permittee shall submit VCFPD Form #126 Application to the Fire
Prevention Bureau for approval before issuance of building permits.

Monitoring and Reporting: A copy of the completed VCFPD Form #126 shall be kept
on file with the Fire Prevention Bureau. The Fire Prevention Bureau will conduct a final
on-site inspection of the project to ensure compliance with all conditions and applicable
codes / ordinances.

28. Fire Code Permits
Purpose: To comply with the requirements of the Ventura County Fire Code.

Requirement: The Permittee and/or tenant shall obtain all applicable Fire Code
permits.

Documentation: A signed copy of the Fire Code permit(s).

Timing: The Permittee shall submit a Fire Code permit application along with required
documentation/plans to the Fire Prevention Bureau for approval before final occupancy,
installation and/or use of any item/system requiring a Fire Code permit.

Monitoring and Reporting: A copy of the approved Fire Code permits shall be kept on
file with the Fire Prevention Bureau. The Fire Prevention Bureau shall conduct a final
inspection to ensure that the requirements of the Fire Code permit are installed
according to the approved plans. Unless a modification is approved by the Fire
Prevention Bureau, the Permittee, and his successors in interest, shall maintain the
conditions of the Fire Code permit for the life of the development.

29. Inspection Authority
Purpose: To ensure on-going compliance with all applicable codes, ordinances and
project conditions.

Requirement: The Permittee, by accepting these project conditions of approval, shall
acknowledge that the fire code official (Fire District) is authorized to enter at all
reasonable times and examine any building, structure or premises subject to this project
approval for the purpose of enforcing the Fire Code and these conditions of approval.

Documentation: A copy of the approved entitlement conditions.

Timing: The Permittee shall allow on-going inspections by the fire code official (Fire
District) for the life of the project.

Monitoring and Reporting: A copy of the approved entitiement conditions shall be

kept on file with the Fire Prevention Bureau. The Fire Prevention Bureau shall ensure
ongoing compliance with this condition through on-site inspections.
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