LAND USE SERVICES DEPARTMENT
PLANNING DIVISION
PLANNING COMMISSION STAFF REPORT

HEARING DATE: December 8, 2011 AGENDA ITEM NO: 4
Vicinity Map
Project Description

APPLICANT:  METRO PCS (NEE ROYAL STREET COMMUNICATIONS) _—
APN: 0335-114-02 & -03 o :
PROPOSAL:  CONDITIONAL USE PERMIT TO ESTABLISH A 38-FOOT i jar e
WIRELESS COMMUNICATIONS  FACILITY TOWER S ey
CAMOUFLAGED AS A 40-FOOT MONOPINE WITH THREE e k
PANEL ANTENNAS, ONE MICROWAVE ANTENNA, ONE B :
GPS ANTENNA, AND FOUR EQUIPMENT CABINETS +
WITHIN THE SECOND STORY OF AN EXISTING “GUEST S, W) & >
HOUSE” STRUCTURE WITH A VARIANCE TO ALLOW AN R Rt o T .
OFF-SITE RESIDENTIAL SETBACK LESS THAN THE 300- A
FOOT DISTANCE SEPARATION STANDARD ON 0.37 \ e &
ACRES L LR
COMMUNITY: LAKE ARROWHEAD /2"° SUPERVISORIAL DISTRICT )} =5
LOCATION:  ON THE NORTH SIDE OF HOLIDAY DRIVE, : |
APPROXIMATELY 70 FEET WEST OF LAKES EDGE ROAD
PROJECT NO: P201000221

N

REP: CORE COMMUNICATIONS — ALEXANDER LEW
44 Hearing Notices Sent: November 18, 2011 Report Prepared By: Tracy Creason
PC Field Inspection Date: December 2, 2011 Field Inspected by: Ray Allard

SITE DESCRIPTION:

Parcel Size: Both parcels total 0.37 acres
Terrain: Sloping from the southwest to the north and east, with an overall slope of approximately 21 percent
Vegetation: Native mountain vegetation, including mature trees, mostly pine

EXISTING LAND USES AND DISTRICT DESIGNATIONS:

AREA EXISTING LAND USE ZONING/OVERLAY DISTRICT
Site Arrowhead Coverings LA/CG (Lake Arrowhead Community Plan/General Commercial); FS-1 (Fire Safety
Overlay); Biological (Wildlife Corridor)
North Lake Arrowhead Village LA/CG; FS-1; Biological
South Residential LA/RS-14m (Single Residential, 14,000-square foot minimum parcel size); FS-1,
Biclogical
East Residential LA/CG; FS-1, Biological
West Multi-tenant Commercial LA/CG; FS-1; Biological
AGENCY COMMENTS

City Sphere of Influence MAC/CAP: Lake Arrowhead MAC No comment
Water Service: N/A Not required
Septic/Sewer Service: N/A Not required

STAFF RECOMMENDATION: APPROVE the Conditional Use Permit subject to the conditions of approval; APPROVE
the Major Variance to allow an off-site residential setback less than the required 300 feet; ADOPT the Findings as
contained in the staff report; ADOPT the Negative Declaration; and FILE a Notice of Determination. i

In accordance with Section 86.08.010 of the Development Code, this action may be appealed to the Board of Supervisors.
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METRO PCS (NEE ROYAL STREET COMMUNICATIONS)
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Planning Commission Hearing — December 8, 2011

BACKGROUND:

The proposed project (Project) is a Conditional Use Permit to establish a 38-foot wireless
communications facility tower camouflaged as a 40-foot monopine on two parcels totaling 0.37
acres. The facility proposes to include three panel antennas and one microwave antenna on
the monopine. It proposes one GPS antenna attached to the side of and four equipment
cabinets within the second story of an existing “guest house” structure. Furthermore, the
Project includes a major variance to allow off-site residential setbacks less than the 300-foot
distance separation standard. The Project would be located on the site of an existing
commercial business, Arrowhead Floor & Window Coverings. The Project proponent,
MetroPCS, currently has a coverage void in the area and surveyed existing co-location sites
within their search ring that met their radio frequency (RF) objectives, but found none. They
identified this site to be the most suitable for a new stealth facility.

The location of the proposed monopine is approximately 22 feet from the front property line,
while the existing “guest house” is between four feet, eight inches and eight feet from the edge
of the existing asphalt within a private access easement known as Holiday Drive, which exists
across the rear of the property. The Project site is between State Highway 189, also known as
Lakes Edge Road, and Holiday Drive. A proposed 12-foot wide easement would provide
access to the Project site from Lakes Edge Road. The Project site is zoned General
Commercial, in the Lake Arrowhead Community Plan area (LA/CG). The proposed Project site
contains the operating business Arrowhead Floor & Window Coverings, accessory structures,
and paved areas for parking, patios, and walkways. Parcels on all sides contain development.
A single-family residence adjacent southeast of the proposed Project site is within 122 feet of
the proposed monopine tower. A multi-tenant commercial structure exists west of the proposed
site and is within 111 feet of the proposed monopine tower.

The original Project proposed to relocate an existing storage shed and build a 200-square foot,
approximately 23-foot tall structure to enclose three panel antennas, one GPS antenna, and
four equipment cabinets. This original proposal was exempt from the separation standard of
300 feet [in accordance with Development Code Section 84.27.040 (b)] as the wireless
telecommunication facility was totally enclosed. Because of neighborhood outcry concerning
the intrusion of the new proposed structure into their views of Lake Arrowhead, MetroPCS
revised this original proposal.

In response to these neighborhood concerns, MetroPCS submitted other design proposals.
One was a 55-foot tower with six panel antennas and one microwave antenna camouflaged as
a 60-foot monopine, with four equipment cabinets and a GPS antenna underneath the existing
storage shed behind a facade to match the exterior of the shed. The proposed location of the
monopine was approximately 74 feet from the off-site residence. Resultantly, the second
proposal included a major variance to allow off-site residential setbacks less than the 300-foot
distance separation standard. As part of the second proposal, Metro PCS also submitted photo
simulations of a slimline flagpole to replace the existing flagpole on site near State Route 189.
Neighborhood concerns over lake views continued in response to both stealth options within the
second proposal.

Once constructed, the proposed facility will be unmanned, with only occasional vehicle trips for
maintenance purposes. The operation of the proposed facility requires no water usage. The
Fire Safety Review (FS-1) and Wildlife Corridor Overlay Districts regulate the Project site and
the surrounding areas. Accordingly, Staff required appropriate conditions.
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ANALYSIS: CONDITIONAL USE PERMIT

PUBLIC INPUT. On December 18, 2009, County Staff mailed the original Project notices to 35
owners of property within 300 feet of the Project site, as required by Development Code Section
84.27.070. In response, Staff received five letters, numerous emails, and frequent telephone
calls in opposition. In response to the concerns expressed by the nearby residents, MetroPCS
revised their proposal and on May 31, 2010, County Staff mailed 36 revised Project notices
outlining the second proposal to owners of property within 300 feet of the Project site. On
August 30, 2010, County Staff mailed 36 Project notices to the owners of property within 300
feet of the Project site amending the distance of the proposed tower to off-site residences. In
response to the second proposal, Staff received letters and/or emails in opposition from 11
individuals, petitions signed by 68 individuals, and numerous pieces of informational
correspondence sent on behalf of the neighborhood group “Tract 53 Neighbors Against Cell
Site.” The concerns expressed by opponents of the Project included the Project's inconsistency
with zoning, visual impacts, impacts to trees, health concerns, and impacts to property values.
Staff evaluated those concerns deemed within the purview of the Planning Division during
Project review and through the incorporation of Project design changes and conditions of
approval.

ZONING CONSISTENCY. The CG (General Commercial) land use zoning district allows
wireless telecommunications facilities, defined in the land use tables under the "Transportation,
Communication and Infrastructure" category. The land use type is subject to compliance with
the specific use regulations for Wireless Telecommunications Facilities of the San Bernardino
County Development Code.

VISUAL IMPACTS. The Project site is between State Highway 189, also known as Lakes Edge
Road, and Holiday Drive. San Bernardino County classifies State Highway 189 as a two-lane
mountain major highway. Caltrans maintains State Highway 189, which has the federal
functional classification of Urban Minor Arterial, in its entirety from its beginning at State Route
18 to its end at State Route 173. The proposed Project site contains the commercial business
Arrowhead Floor & Wall Coverings, accessory structures, and paved areas for parking, patios,
and walkways. MetroPCS plans to site the proposed wireless communications monopine tower
approximately 22 feet from the state highway in an area that contains mature trees, two of which
are 109 feet and 94 feet in height. The proposed monopine design obscures the antennas
allowing them to blend with the surroundings. The Planning Division reviewed the proposed
monopine tower and determined the design to be the least intrusive into surrounding vistas. As
a condition of Project approval, the applicant must submit color and material samples to the
Planning Division for review and approval prior to the issuance of building permits.

TREES. The County prepared an Initial Environmental Study (IS) to evaluate potential impacts
to biological resources, including trees. The IS determined that, due to the pre-disturbed nature
of the site, its proximity to improved roadways, and local and on-site improvements, the
potential for the unmanned facility with limited on-site activities to adversely impact any
biological resource is less than significant. MetroPCS intends to preserve all trees on site.

PUBLIC HEALTH.  Wireless telecommunication faciliies must comply with Federal
Communication Commission (FCC) regulations related to EMF (Electromagnetic field)
emissions. These regulations preclude local jurisdictions from considering EMFs when
reviewing projects. Although not required as part of the land use process, in response to
community concern MetroPCS hired Trott Communications Group (Trott) from Irving, Texas to
prepare an Engineering Report Radio Frequency (RF) Exposure Study for the proposed tower.
The Study analyzed the worst-case RF field levels at three locations: the base of the proposed
tower, atop nearby buildings, and inside nearbystafildiogs. The Study concluded that due to the
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mounting heights, locations, and RF operation, no RF fields would approach the FCC Maximum
Permissible Exposure (MPE) level. Trott predicted that the anticipated worst-case levels (three
carriers transmitting out of six antenna sectors), which would exist at the base of the monopine,
would equal only 1.5 percent of the FCC General Population MPE limit.

ANALYSIS: VARIANCE

The applicant requested a Major Variance to allow the proposed cell tower within 122 feet of an
off-site residence, which is less than the required distance separation standard of 300 feet.
Tract 53, Arrowhead Woods, which recorded in June 1922, created 95 lots. Original lot sizes
within the tract were as small as 4,700-square feet and as large as 18,178-square feet. The
County zoning on lots of the tract mainly adjacent to State Highway 189 along the north, south,
and east boundaries (lots 1 through 17, lots 25, 26, 41 through 45 along with a small portion of
lot 46, lots 57, 58, 80, and 81) is LA/CG. Zoning on the remaining lots within the tract is LA/RS-
14M (Single Residential, 14,000-square foot minimum lot size). A majority of lots within Tract
53 continue to be smaller than the size required by the zoning. Section 84.27.040 of the San
Bernardino County Development Code discusses separation from residences. Subsection (a)
requires that telecommunication towers and antennas be located no closer than 300 feet or a
distance equal to 200 percent of the tower height, whichever is greater, from an off-site
residence. The nearest off-site residence, a 79-year old structure is 122 feet from the proposed
tower. The County classifies this residence as a legally established, non-conforming use
because it exists in a commercially zoned area that does not currently permit residential
development. The separation distance between the proposed tower and the off-site residence
is more than 300 percent of the tower height. Due to the small lot sizes in the area, the 300-foot
distance separation standard is difficult to achieve.

SUMMARY:

The applicant conducted an alternative site analysis for the 38-foot high tower and determined
that the current site is necessary to accomplish the desired service coverage for the area. The
addition of this tower will provide a needed and necessary facility for emergency and other
communication purposes. The required functional/operational height and location limitations of
this telecommunication facility are determined on a site-by-site basis by an engineering
evaluation. MetroPCS modified the original stealth proposal and previous height and location
proposals in response to neighborhood concerns. This proposed facility requires the requested
location to operate effectively within the designed telecommunications system network
parameters.

Staff evaluated the Project proposal through the preparation of an Environmental Initial Study in
compliance with the California Environmental Quality Act (CEQA). The Initial Study, which
reflects the County’'s independent judgment, determined that the Project would not have a
significant adverse impact on the environment with the implementation of all the Conditions of
Approval. Staff circulated the Initial Study through the Office of Planning and Research State
Clearinghouse beginning on September 20, 2011. In addition, Staff mailed a Notice of
Availability (NOA) and Notice of Intent (NOI) to adopt an Initial Study / Negative Declaration to
41 surrounding property owners and other interested parties, including the Arrowhead lake
Association, the Lake Arrowhead Municipal Advisory Council, and the Arrowhead Woods
Architectural Committee, Inc. Furthermore, Staff advertised the same NOA/NOQOI in the San
Bernardino County Sun, a newspaper of general circulation. Staff received one response,
which did not express any concerns regarding the Project. The California Department of Fish
and Game determined that the proposed Project has no potential effect on fish, wildlife, and
habitat and does not require payment of the CEQA filing fee. Therefore, Staff recommends the
adoption of a Negative Declaration. 5 of 170
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RECOMMENDATION:

That the Planning Commission:

1.

ADOPT the Negative Declaration;

2. APPROVE the Conditional Use Permit to establish a 38-foot wireless communications
facility tower camouflaged as a 40-foot monopine with three panel antennas, one
microwave antenna, one GPS antenna, and four equipment cabinets within the second
story of an existing “guest house” structure on 0.37 acres, subject to the conditions of
approval;

3. APPROVE a Major Variance to allow an off-site residential setback less than the 300-
foot distance separation standard on 0.37 acres;

4. ADOPT the Findings as contained in the staff report; and

5. FILE the Notice of Determination.

ATTACHMENTS:

Exhibit A:  Findings

Exhibit B:  Conditions of Approval
Exhibit C:  Aerial Map

Exhibit D:  Assessor's Page

Exhibit E:  Land Use Zoning District Map
Exhibit F:  Site Plan

Exhibit G:  Initial Study

Exhibit H:  Photo Simulations

Exhibit I Correspondence
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METRO PCS: CONDITIONAL USE PERMIT FINDINGS

General findings for all Use Permits (Conditional and Minor)

1.

The site for the proposed use is adequate in terms of shape and size to
accommodate the proposed use and all landscaping, loading area, open spaces,
parking areas, walls and fences, yards, and other required features pertaining to
the application. To accommodate these requirements and to acquiesce to the
concerns of the neighborhood, MetroPCS revised their original proposals.
MetroPCS proposes to construct the monopine cell tower within a stand of tall
pine trees on the site. The applicant intends to locate the associated equipment
cabinets within the second story of an existing “guest house”. The 0.37-acre site
currently contains a structure built in 1922, which operates as Arrowhead Floor &
Window Coverings, a carpet and window covering business. Due to the small lot
sizes in the area, the applicant filed a major variance to allow smaller setbacks to
off-site residences than required in the County Development Code. These
findings are made separately.

The site for the proposed use has adequate access, which means that the site
design incorporates appropriate street and highway characteristics to serve the
proposed use. Periodic maintenance personnel will access the cell site via a 12-
foot wide easement from State Highway 189.

The proposed use will not have a substantial adverse effect on abutting property
or the allowed use of the abutting property, which means that the use will not
generate excessive noise, traffic, vibration, or other disturbance. In addition, the
use will not substantially interfere with the present or future ability to use solar
energy systems. The site design incorporated the existing stand of pine trees
and the existing “guest house”. The monopine tower is approximately 122 feet
from the nearest off-site residence and 22 feet from the nearest property line at
State Highway 189. The equipment cabinets are within the second story of the
existing “guest house’, which is between four feet, eight inches and eight feet
from the existing asphalt within a private access easement known as Holiday
Drive, which exists across the rear of the property.

The proposed use and manner of development are consistent with the goals,
maps, policies, and standards of the General Plan and the Lake Arrowhead
Community Plan. The General Plan contains Goal Cl 15, which states that the
County will improve its telecommunications infrastructure and expand access to
communications technology. Policy Cl 15.3 states that the County will work with
telecommunication industries to provide a reliable and effective network of
facilities that is commensurate with open space aesthetics and human health and
safety concerns. The Community Plan is silent on telecommunications.
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5.

There is supporting infrastructure, existing or available, consistent with the
intensity of development, to accommodate the proposed development without
significantly lowering service levels. The site contains an existing structure
currently used as the commercial business Arrowhead Floor & Window
Coverings, which has all required infrastructure. Because the project is a
wireless telecommunications facility, the only utilities needed are electricity and
telephone. Southern California Edison supplies electricity and Verizon
Telephone provides telephone.

The County deems the lawful conditions stated in the approval reasonable and
necessary to protect the public health, safety, and general welfare. The
appropriate agencies evaluated all development issues and required applicable
conditions to the project.

The design of the site has considered the potential for the use of solar energy
systems and passive or natural heating and cooling opportunities. The only new
proposed structure on site is the 40-foot monopine, which MetroPCS will place
within a stand of existing pine trees. The anticipated diameter of the foliage on
the monopine is approximately 13 feet. This MetroPCS facility will use
equipment cabinets to eliminate the need for an air-conditioned equipment
shelter. MetroPCS proposes to site these within the second story of the existing
“guest house”. There will be no permanent generator on-site; instead, the site
will use a temporary generator if power is lost for more than 12 hours.

There is no substantial evidence that the project will have a significant effect on
the environment, as determined and justified in the Initial Study prepared for the
project. The Negative Declaration reflects the County’s independent judgment.
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METRO PCS (NEE ROYAL STREET COMMUNICATIONS)

PROJECT #: P201000221/CF EFFECTIVE DATE: DECEMBER 20, 2011
PLANNING COMMISSION HEARING: DECEMBER 8, 2011 EXPIRATION DATE: DECEMBER 19, 2014
CONDITIONAL USE PERMIT

CONDITIONS OF APPROVAL

ON-GOING PROCEDURAL OR OPERATIONAL CONDITIONS OF APPROVAL

LAND USE SERVICES DEPARTMENT/Planning Division (760) 995-8140

1.

This Conditional Use Permit (CUP) is to establish a 38-foot wireless
communications facility tower with three panel antennas and one two-foot diameter
microwave antenna camouflaged as a 40-foot monopine. Also conditionally
approved are one GPS antenna on the exterior of and four equipment cabinets
within the second story of an existing “guest house” structure on 0.37 acres. A
major variance to allow a 122-foot off-site residential setback in lieu of the 300-foot
distance separation standard is included as part of the CUP. The project site lies
within the unincorporated portion of the County of San Bernardino in the Lake
Arrowhead Community Plan area. The property is located between Holiday Drive
and State Highway 189, also known as Lakes Edge Road. Any alteration or
expansion of these facilities or increase in the developed area of the site from that
shown on the approved site plan may require submission of an additional land use
application for review and approval.

Indemnification. In compliance with SBCC §81.01.070, the “developer” shall agree,
to defend, indemnify, and hold harmless the County or its agents, officers,
employees and volunteers from any claim, action, or proceeding against the
County or its agents, officers, employees or volunteers (Indemnitees) to attack, set
aside, void, or annul an approval of the County, an advisory agency, appeal board
or legislative body concerning the map or permit or any other action relating to or
arising out of County approval, including the acts, errors or omissions of any
person and for any costs or expenses incurred by the Indemnitees on account of
any claim, except where such indemnification is prohibited by law. In the
alternative, the “developer” may agree to relinquish such approval, Any condition of
approval imposed in compliance with the County Development Code shall include
a requirement that the County acts reasonably to promptly notify the “developer” of
any claim, action, or proceeding and that the County cooperates fully in the
defense. The “developer’ shall reimburse the County, its agents, officers, or
employees for all expenses resulting from such actions, including any court costs
and attorney’s fees, which the County, its agents, officers or employees may be
required by a court to pay as a result of such action. The County may at its sole
discretion, participate at its own expense in the defense of any such action, but
such participation shall not relieve the “developer” of their obligations under this
condition to reimburse the County, its agents, officers, or employees for all such
expenses. This indemnification provision shall apply regardless of the existence or
degree of fault of indemnitees. The Developer’s indemnification obligation applies
to the Indemnitee’s “passive” negligence but does not apply to the Indemnitee’s

Mitigation Measures are bolded
Non-standard conditions are italicized

13 of 170



APN: 0335-114-02 & -03 PAGE 2 OF 12
METRO PCS (NEE ROYAL STREET COMMUNICATIONS)

PROJECT #: P201000221/CF EFFECTIVE DATE: DECEMBER 20, 2011
PLANNING COMMISSION HEARING: DECEMBER 8, 2011 EXPIRATION DATE: DECEMBER 19, 2014

“sole” or “active” negligence” or “willful misconduct” within the meaning of Civil
Code Section 2782.

3. This Conditional Use Permit approval shall become null and void if all conditions
have not been complied with and the occupancy or use of the land has not taken
place within three years of the date of approval. The County may grant one
extension of time, not to exceed three years upon written request and submittal of
the appropriate fee, not less than 30 days prior to the date of expiration. PLEASE
NOTE that this will be the only notice given for the specified expiration date. The
applicant is responsible for initiating an extension request.

4, All of the conditions of this Conditional Use Permit are continuously in effect
throughout the operative life of the project for the use approved. Failure of the
property owner, tenant, applicant, developer, or any operator to comply with any or
all of the conditions at any time may result in a public hearing and possible
revocation of the Conditional Use Permit. The County shall provide adequate
notice, time, and opportunity to the property owner or other interested party to
correct the non-complying situation.

3 The applicant shall ascertain and comply with requirements of all federal, State,
County and local agencies as are applicable to the proposed use and the project
area. They may include, but are not limited to: 1) Federal, Federal
Communications Commission; 2) State: South Coast Air Quality Management
District; 3) County: Department of Land Use Services - Divisions of Building &
Safety and Code Enforcement, Department of Public Works, Fire Department; 4)
Local: Arrowhead Woods Architectural Committee.

6. If any County enforcement activities are required to enforce compliance with the
conditions of approval, the County will charge the applicant and/or property owner
for such enforcement activities in accordance with the San Bernardino County
Code Schedule of Fees.

7. Additional fees may be required prior to issuance of development permits.
Applicant shall pay fees as specified in adopted fee ordinances.

8. The applicant and/or property owner shall maintain all fencing and structures
regularly so that all facets of the development are in continual good repair,
including but not limited to the removal of graffiti. Applicant shall screen all trash
and storage areas, loading areas, mechanical equipment, and roof top mechanical
equipment from public view. Applicant shall maintain the property so that it is
visually attractive and not dangerous to the health and welfare of the surrounding

properties.

Mitigation Measures are bolded

Non-standard conditions are italicized
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9

10.

11.

1Z.

13,

14.

1

Applicant shall maintain all on-site “No Trespassing” or other “Posted Area” signs
in a clean readable condition at all times. The applicant shall remove all graffiti
and repair any vandalism on a regular basis.

Any diesel/electrical generators and air conditioning units installed on this site shall
use noise-muffling equipment. If noise levels are in excess of local requirements,
the applicant shall take appropriate additional steps to correct the problem.

Applicant shall arrange all lighting provided to illuminate the site to reflect away
from adjoining properties and abutting streets. There shall be no lighting on the
telecommunication facility unless required by the Federal Aviation Administration
(FAA).

Applicant shall not extend any new aboveground power or communication lines to
the site. Applicant shall place all utilities underground in a manner that avoids
disturbing any existing/natural vegetation or the site appearance.

The access road to the facility shall remain unobstructed at all times.

Telecommunication Facility Time Limit. The occupancy and use of the
telecommunication facility is limited to a renewable 10-year period. The facility is
subject to evaluation, renewal, and extension in 10-year increments. Planning
staff shall evaluate the applicability of current technology to determine if the
applicant should upgrade the facility, allow continuing as approved, or terminate
the tower. Planning staff will also evaluate whether the facility remains compatible
with adjacent land uses and if any additional buffering and screening measures
are appropriate. If Planning staff determines that the use should be terminated
then a public hearing before the Planning Commission shall be scheduled to
validate the staff determination and to determine a reasonable amortization period.
Should the Planning Commission act to terminate the telecommunication facility
use, then the County shall no longer consider it a valid legal use of the land after
the established termination date. The County will grant the wireless service
provider a minimum of one year from the date of the Planning Commission action
to terminate operations. Any unapproved use of the telecommunication facility
beyond the termination date shall be an enforceable violation.

FCC Conformance. The applicant/operator of the telecommunication facility shall
operate the proposed radio/telephone equipment in strict conformance with
Federal Communications Commission (FCC) regulations at all times so as not to
cause a Public Health and Safety Hazard or nuisance to nearby properties and
their radio and television reception. If, in the future, the FCC adopts more stringent
Radio Frequency (RF) emission regulations, the applicant shall submit an
application to the County of San Bernardino to modify the Conditional Use Permit
(CUP) in order to demonstrate compliance with the revised FCC regulations.
Failure by the applicant to apply for such a review of the subject CUP to conform to

Mitigation Measures are bolded
Non-standard conditions are italicized
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16.

17.

18.

the FCC approval of revised RF emission regulations shall subject this approval to
possible revocation of the approval.

FCC Regulations. The applicant/operator shall operate the proposed wireless
communication equipment in strict conformance with FCC regulations at all times
so as not to cause a Public Health and Safety Hazard or nuisance to nearby
properties. ‘

Telecommunication  Facility Abandoned Site Restoration. A wireless
telecommunication facility that is not operated for a continuous period of 12
months shall be considered abandoned. The owners of an abandoned facility
shall remove all structures within 90 days of receipt of notice from the County
notifying the owner of abandonment. The owner shall return the site to its
approximate natural condition. If an abandoned facility is not removed within the
90-day time period, the County may remove all such structures at the owner’s
expense. The applicant shall restore the site to its prior natural condition or as
otherwise authorized by the County Planning Division. Once the
telecommunication company vacates the site, future establishment of the same or
similar facility shall require new land use approval through the County Planning
Division.

The applicant shall not affix microwave or other antenna dishes or sector panels
beyond the limits of the simulated pine boughs. All such antennas will be inside
the monopine and painted or otherwise camouflaged to blend with the simulated
pine boughs or the simulated tree trunk.

DEPARTMENT OF PUBLIC WORKS/Land Development Division (909) 387-8145

19.

20.

21.

22,

Infrequent Flood Hazards. The site may be subject to infrequent flood hazards by
reasons of overflow, erosion, and debris deposition in the event of a major storm.

FEMA Flood Zone. The project is located with Flood Zone D according to FEMA
Panel Number 7955H dated 28 August 2008.

Tributary Drainage. Applicant should make adequate provisions to intercept and
conduct the tributary off-site and on-site drainage flows around and through the
site in a manner that will not adversely affect adjacent or downstream properties.

Additional Drainage Requirements. In addition to drainage requirements stated
herein, Public Works might require other on-site or off-site improvements that
cannot be determined from tentative plans at this time. Once the applicant
submits more complete improvement plans and profiles to this office, Public Works
might have additional drainage requirements.

Mitigation Measures are bolded
Non-standard condifions are italicized
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PUBLIC HEALTH DEPARTMENT/Environmental Health Services Division (909) 387-
4666

23. The applicant shall maintain noise levels at or below County Standards as
contained in Development Code Section 83.01.080. For information, please call
DEHS at (909) 387-4666.

24.  All refuse generated at the premises shall be stored at all times in approved
containers and placed in a manner so that environmental public health nuisances
are minimal. Applicant shall remove all refuse not containing garbage from the
premises at least one time per week and refuse containing garbage at least two
times per week. Applicant shall ensure that all refuse is taken to an approved solid
waste facility in conformance with San Bernardino County Code Chapter 8,
Section 33.0830 et seq. For information, please call DEHS/LEA at (909) 387-
4655.

COUNTY FIRE DEPARTMENT/Community Safety Division (760) 995-8190

25.  Cell site installation and operation of the proposed system shall not cause harmful
interference to the County’s Public Safety Telecommunications System (PSTS). If
it is determined that the system causes harmful interference with PSTS operations,
the cell tower operations shall cease immediately upon order of the Fire Chief or
other County official.

26. The site is under the jurisdiction of the San Bernardino County Fire Department.
Prior to any construction occurring on the parcel, the applicant shall contact the
First Department for verification of current fire protection requirements. All new
construction shall comply with the current Uniform Fire Code requirements and all
applicable statutes, codes, ordinances, and standards of the Fire Department.

PRIOR TO ISSUANCE OF GRADING PERMITS, THE FOLLOWING CONDITIONS
SHALL BE MET:

LAND USE SERVICES DEPARTMENT/Building and Safety Division (760) 995-8140

27.  Prior to any land disturbance, the applicant shall submit an erosion and sediment
control plan to the Building Official. The Building Official shall approve the plan.

28. The applicant shall obtain a demolition permit for any building or structure to be
demolished. Underground structures must be broken in, back-filled, and inspected

before covering.

29. Applicant shall submit a geologic feasibility report to the Building and Safety
Division for review and approval by the County Geologist. Applicant must pay the
fee for the review prior to final project approval.

Mitigation Measures are bolded
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30. Although applicant intends to remove no trees, applicant shall submit a
preconstruction inspection, tree removal plan and permit in compliance with the
County's Plant Protection and Management Ordinance for review and approval.
Approval must occur prior to any land disturbance and/or removal of any trees or

plants.

31.  Applicant shall show proof of permits for all structures or obtain a field investigation
inspection permit for each structure not permitted.

32.  If grading exceeds 50 cubic yards, approved plans will be required.

33.  Applicant shall provide a site plan that shows the specific uses of all structures on
site, existing and proposed.

34.  Applicant shall submit a floor plan of the existing or proposed buildings or units.
Provide the following details: size and location of all openings, wall location, size of
all rooms, type of construction (wood frame, metal, block), and interior/exterior wall
covering. If the buildings or units include uses more than one purpose, list the use
of the adjoining units. This plan is for record purposes only — it is not for plan
review.

LAND USE SERVICES DEPARTMENT/Code Enforcement Division (760) 995-8140

35. Code Violations. Prior to issuance of any permits, applicant shall ascertain code
violations and comply with all requirements to resolve them.

LAND USE SERVICES DEPARTMENT/Planning Division (760) 995-8140

36.  Prior to issuance of any permits, applicant must submit and process a Lot Merger
application for APNs 0335-114-02 and -03. The existing structures and uses
currently span both parcels.

37. In order to obtain building and occupancy permits, the developer shall process a
Condition Compliance Review through County Planning in accordance with the
directions stated in the Conditional Approval letter. A minimum balance of
$1,000.00 must be in the project account at the time the applicant initiates the
Condition Compliance Review. Sufficient funds must remain in the account to
cover the charges during each compliance review.

DEPARTMENT OF PUBLIC WORKS/Land Development Division (909) 387-8145

38. Infrequent Flood Hazards. The site may be subject to infrequent flood hazards by
reasons of overflow, erosion, and debris deposition in the event of a major storm.

Mitigation Measures are bolded
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39. FEMA Flood Zone. The project is located with Flood Zone D according to FEMA
Panel Number 7955H dated 28 August 2008.

40. Tributary Drainage. Applicant should make adequate provisions to intercept and
conduct the tributary off-site and on-site drainage flows around and through the
site in a manner that will not adversely affect adjacent or downstream properties.

41. Additional Drainage Regquirements. In addition to drainage requirements stated
herein, Public Works might require other on-site or off-site improvements that
cannot be determined from tentative plans at this time. Once the applicant
submits more complete improvement plans and profiles to this office, Public Works
might have additional drainage requirements.

42. Permit. Applicant shall obtain a permit, or authorized clearance, from County
Public Works prior to issuance of a grading permit by County Building and Safety.

43. Caltrans_Approval. Obtain comments, approval, and permits from Caltrans for
access requirements and for working within their right-of-way. Submit verification
documents to the Land Development Division.

DEPARTMENT OF TRANSPORTATION (CALTRANS) (909) 383-4557

44. Issuance of a Caltrans Encroachment Permit will be required prior to any
construction within the State Route right-of-way. In addition, all work undertaken
within SR-189 right-of-way shall comply with all current design standards,
applicable policies, and construction practices. Detailed information regarding
permit application and submittal requirements is available at:

Office of Encroachment Permits, California Department of Transportation, 464
West Fourth Street, 6" Floor, MS 619, San Bernardino, CA 92401-1400, (909)
383-4557.

PRIOR TO ISSUANCE OF BUILDING PERMITS, THE FOLLOWING CONDITIONS
SHALL BE MET:

LAND USE SERVICES DEPARTMENT/Building and Safety Division (760) 995-8140

45.  Applicant shall install all erosion control devices at all perimeter openings and
slopes prior to issuance of building permits. No sediment is to leave the job site.

46. The plan shall include a code analysis that justifies the area and type of
construction for the proposed use.

47.  Applicant must submit plans and obtain permits for all rehabilitation and
remodeling work proposed.
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48.  Professionally prepared plans for any building, sign, or structure to be constructed
or located on site will require review and approval by Building and Safety.
Applicant must obtain permits prior to any construction. The plans must include
the following:

Disabled access requirements

Exiting requirements

Floor loads

Setback and exterior wall protection

Septic system location and size

Light and ventilation requirements

Any proposed remodeling of buildings

A fully dimensioned floor plan

A letter of intent describing the specific uses of all areas of the building

Necessary energy calculations

49.  Applicant must list the specific use of all buildings on site. Plans must include the
type of construction, and the amount and type of materials to be stored.

50. Applicant shall hold all runoff to pre-development levels per the San Bernardino
County Development Code.

51. The proposed facility lies within the County-designated Geologic Hazard Overlay
District. Applicant shall submit a geology report with the appropriate fees to the
county Geologist for review and approval prior to issuance of building permits.

COUNTY FIRE DEPARTMENT/Community Safety Division (760) 995-8190

52. The applicant shall submit two sets of building plans to the Fire Department for
review and approval. When the proposed cell site equipment storage buildings
include a fire suppression system, applicant shall submit four sets of plans for
review and approval. This site is within the FS-1 overlay district and all buildings
shall have a fire suppression system.

53.  This site is within the FS-1 overlay and all future construction shall adhere to all
applicable standards and requirements of this overlay district.

54.  Structures shall have non-combustible exterior wall coverings or one-hour fire
resistive construction.

PUBLIC HEALTH DEPARTMENT/Environmental Health Services Division (909) 387-
4666

55.  Applicant shall remit $104.00 for EHS review fees and sign the conditional waiver
form if use of an emergency generator is not proposed. Conversely, the applicant
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shall comply with the following condition regarding preliminary acoustical
information. For information, please call DEHS at (909) 387-4666.

56. Applicant shall submit preliminary acoustical information demonstrating that the
proposed project maintains noise levels at or below San Bernardino County Noise
Standards, San Bernardino Development Code Section 83.01.080. The purpose
is to evaluate potential future on-site and/or adjacent off-site noise sources. If the
preliminary information cannot demonstrate compliance to noise standards, EHS
will require a project-specific acoustical analysis. Submit information and/or
analysis to the Division of Environmental Health Services for review and approval.
For information and acoustical checklist, contact DEHS at (909) 387-4655.

INFORMATION SERVICES DEPARTMENT/Network Services (909) 388-5971

57. Obtain clearance from ISD. For information, contact Network Services at (909)
388-5971.

LAND USE SERVICES DEPARTMENT/Code Enforcement Division (760) 995-8140

58.  SUP Annual Inspection. The applicant shall submit for review and gain approval of
a Special Use Permit [SUP]. Thereafter, the applicant shall renew the SUP
annually and shall authorize an annual inspection. The SUP shall authorize
inspections to review and confirm continuing compliance with the listed conditions
of approval, including all mitigation measures. This compliance review shall
include evaluation of the maintenance of all storage areas, landscaping, screening,
and buffering. Failure to comply shall cause enforcement actions to be brought
against the property. Such actions may cause a hearing or action that could result
in the revocation of this approval and the imposition of additional sanctions and/or
penalties in accordance with established land use enforcement procedures. Any
additional inspections that the Code Enforcement Supervisor deems necessary
shall constitute a special inspection and shall be charged at a rate in accordance
with the County Fee Schedule, including travel time with a time not to exceed three
hours per inspection. Specifically the SUP shall evaluate and administer the
following in accordance with the related provisions of these conditions:

e Telecommunication Facility maintenance. This includes all landscaping,
screening, buffering, painting, and required stealthing and camouflaging
elements of the installation.

e Telecommunication Facility time limit. Every 10 years a determination shall be
made through the SUP based upon technology and land use compatibility as to
whether or not the authorization for the use will be renewed for an additional 10
years.

e Telecommunication Facility FCC-RF requlation reevaluation.

o Telecommunication Facility Abandoned Site Restoration.

e Telecommunication Co-location Agreement.
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59.

Termination Agreement and Surety for Removal.

Surety for Removal — Tower. The County shall require surety in a form and

manner determined acceptable to County Counsel and the Land Use Services
Director for the complete removal of the telecommunication tower and other
elements of the facility. The applicant shall either:

a.

Post a performance or other equivalent surety bond issued by an admitted
surety insurer guaranteeing the complete removal of the telecommunication
tower and other elements of the facility in a form or manner determined
acceptable to County Counsel and the Land Use Services Director in an
amount equal to 120% of the cost estimate therefore provided by a licensed
civil engineer and approved by the Land Use Services Director; OR

Cause the issuance of a certificate of deposit or an irrevocable letter of credit
payable to the County of San Bernardino issued by a bank or savings
association authorized to do business in this state and insured by the Federal
Deposit Insurance Corporation for the purpose of guaranteeing the complete
removal of the telecommunication tower and other elements of the facility in a
form in a form or manner determined acceptable to County Counsel and the
Land Use Services Director in an amount equal to 120% of the cost estimate
therefore provided by a licensed civil engineer and approved by the Land Use
Services Director.

LAND USE SERVICES DEPARTMENT/Planning Division (760) 995-8140

60.

Provide a minimum of two copies of a painting and design plan that demonstrates
compliance with the painting, color, screening, and stealthing requirements for this
telecommunication facility for Planning review and approval. The design plans
shall include the following:
e Screening. Decorative coverings shall screen the second story windows and

exterior doors of the “guest house”. These shall blend with the existing look of
the structures in the area and on site. Show such screening details on the plan.
Screen parking areas where practical.

e Facility Design. The telecommunication facility shall be designed in accordance

*

with the following standards:

Facade. The applicant shall install a 38-foot wireless communications tower
camouflaged as a 40-foot monopine. County Planning will approve specific
painting and design.

Paint or coating. County Planning shall approve all structure and equipment
color. The applicant shall submit a suitable color "paint chip" and visual
rendering to County Planning staff for reference and approval. County
Planning will approve specific painting and design. Submittal of photographs of
the site from various viewing positions during a sunny day to establish the
predominant viewing background is required. Such photographs shall include
ground level views from State Route 189 and Holiday Drive.
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61.

62.

* Height. Adherence to the 38-foot tower height and 40-foot monopine height
restriction approved by action on this project is required.

*+ Accessory Support Facility Design. All accessory support facilities to the
telecommunication facility shall be within the second story of the existing “guest
house” with the exception of the GPS antenna, which can be affixed to the
exterior of the structure. The applicant shall ensure that any changes to the
exterior of the “guest house” shall integrate with the structural architecture of
the on-site and adjacent uses and/or those predominant in the area.

Telecommunication Co-location Agreement: The applicant shall sign an
agreement with the County that clearly establishes a commitment in both design
and policy to allow for future joint use or co-location of other telecommunications
facilities at this same cell site. County Planning Staff will review and approve the
document, and retain it for future reference to allow coordination with future
telecommunications providers/networks in this region. Code Enforcement will
enforce the agreement through the required SUP

Termination Agreement. The owner of the telecommunication facility and the
property owner shall sign an agreement with the County, prior to the issuance of
any permits which states that they:

(a) Agree to terminate the described land use within 10 years from approval or
as extended, or before any termination date established through a public
hearing before the Planning Commission;

(b) Agree that no vested right to such land use will exist after such termination date
is established;

(c) Agree to not transfer ownership of the described property or operation rights to
the telecommunication facility without first notifying the prospective
purchaser(s) of the provisions, limitations, and conditions of this approval; and

(d) Agree that the County will en