
Planning Commission

City of Woodland

Meeting Agenda

City of Woodland Planning 

Commission

c/o Community 

Development Department

300 First Street

Woodland, CA 95695

530-661-5820

Council Chambers6:30 PMThursday, September 17, 2015

Please note: The numerical order of items on this agenda is for convenience of 

reference; items may be taken out of order.  No new items shall begin after 10:30 

pm unless unanimous consent exists to continue.

A. Call to Order

B. Roll Call

C. Pledge of Allegiance

D. Staff and Commissioner Comments

This is an opportunity for the Community Development Department’s Director or 

designee to provide the Commission with information on any items other than those 

listed on the Agenda.

E. Subcommittee Reports

This is an opportunity for the public to speak to the Commission on any item other than 

those listed on the Agenda.  The Chairman may impose a time limit on any speaker.

F. Communications from the Public

This is an opportunity for the public to speak to the Commission on any item other than 

those listed for public hearing on the agenda.  Speakers are requested to use the 

microphone in front of the Commission and to begin by stating their name, whether they 

reside in Woodland and the name of the organization they represent if any.  The 

Commission may impose a time limit on any speaker depending on the number of 

people wanting to speak and time available for the rest of the agenda.  In the event 

comments are related to an item scheduled on the agenda, speakers may be required 

to wait to make their comments until that item is considered.

G. Approval of Minutes

H. Public Hearing

16-102 Del Taco Conditional Use Permit/Design Review:  Request for a 

Conditional Use Permit to allow the construction of a 2,420 square foot 

drive-thru restaurant on 0.82 acres at 1368 East Main Street in the 

General Commercial Zone.

Location:  1368 East Main Street
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September 17, 2015Planning Commission Meeting Agenda

Applicant/Owner:  Del Taco/WC Investors LLC

Environmental Report:  Categorical Exemption

APN 066-030-035

Project Planner:  Jeff Ballantine, Assistant Planner

Staff Recommendation:  Approval with Conditions

Attachment 1 - Planning Commission Resolution.pdf

Attachment 2 - General Application.pdf

Attachment 3 - Landscape Plans.pdf

Attachment 4 - Floor Plans.pdf

Attachments:

16-081 Verizon Cell Tower Conditional Use Permit:  Request for a Conditional 

Use Permit to allow the construction and operation of an 85-foot tall 

telecommunications cellular tower and the installation of related ground 

equipment on an approximate 323.3 square foot lease area at 520 West 

Street (Lee Middle School).  The tower will replace an existing 70-foot 

tall light standard at the school’s baseball field; the field lighting will be 

replaced on the cell tower at its current positioning.   

Location:  520 West Street - Lee Middle School

Applicant/Owner:  Verizon Wireless/Woodland Unified School District

Environmental Report:  Categorical Exemption

APN 065-250-059

Project Planner:  Jeff Ballantine, Assistant Planner

Staff Recommendation:  Approval with Conditions

1 - Planning Commission Resolution

2 - Application, Vicinity Map, Photo Simulation.pdf

3 - Radio Frequency

4 - Alternative Site Analysis

5 - Statement of Support, WJUSD

6 - New Build Coverage Maps

Attachments:

I. Business Items

Items for Planning Commission discussion and/or action that do not require public 

hearing.
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J. Staff or Commissioner Comments

Continued as needed.

K. Adjournment

The Planning Commission of the City of Woodland encourages all parties 

interested in a matter scheduled to be reviewed, discussed and acted on at a 

meeting, to participate in the public discourse, which may include the 

submission of written comments and materials. The Planning Commission 

notifies the public that those materials received less than 24 hours before a 

meeting date and time may not be able to be considered completely. Further, the 

Planning Commission encourages interested parties to attend the meeting to 

discuss any matter of concern and to explain their comments more fully.

Page 3 City of Woodland Printed on 9/11/2015



City Hall
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Legislation Details (With Text)

File #:  Version: 116-102 Name:

Status:Type: Public Hearing Item Agenda Ready

File created: In control:9/2/2015 City Council

On agenda: Final action:9/17/2015

Title: Del Taco Conditional Use Permit/Design Review:  Request for a Conditional Use Permit to allow the
construction of a 2,420 square foot drive-thru restaurant on 0.82 acres at 1368 East Main Street in the
General Commercial Zone.

Location:  1368 East Main Street

Applicant/Owner:  Del Taco/WC Investors LLC

Environmental Report:  Categorical Exemption

APN 066-030-035

Project Planner:  Jeff Ballantine, Assistant Planner

Staff Recommendation:  Approval with Conditions

Sponsors:

Indexes:

Code sections:

Attachments: Attachment 1 - Planning Commission Resolution.pdf

Attachment 2 - General Application.pdf

Attachment 3 - Landscape Plans.pdf

Attachment 4 - Floor Plans.pdf

Action ByDate Action ResultVer.

Planning Commission
Del Taco Conditional Use Permit/Design Review:  Request for a Conditional Use Permit to allow the
construction of a 2,420 square foot drive-thru restaurant on 0.82 acres at 1368 East Main Street in the General
Commercial Zone.

Location:  1368 East Main Street

Applicant/Owner:  Del Taco/WC Investors LLC
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File #: 16-102, Version: 1

Environmental Report:  Categorical Exemption

APN 066-030-035

Project Planner:  Jeff Ballantine, Assistant Planner

Staff Recommendation:  Approval with Conditions
General Plan Designation:  General Commercial

Current Zoning: General Commercial

Specific Plan Designation:  Not applicable

Existing Land Uses:  Remainder development pad currently used for parking within an existing commercial
shopping center.

Flood Zone:  Zone “X” - Not an area subject to inundation by 1% annual chance flood event. FIRM Map
Number - 061130445H, Revised June 18, 2010

Street Access:  East Main Street

Adjacent Land Uses & Zoning:

DIRECTION LAND USE ZONING
North Industrial I
South Single Family Residences R-M
East Commercial/Veterinary Hospital C-3
West Commercial, Apartments C-3, R-M

Pending/Potential Action

Staff recommends that the Planning Commission adopt the attached resolution (Attachment 1):

1. Approving the proposed Conditional Use Permit for a 2,420 square feet drive-thru restaurant at
1368 East Main Street; and

2. Approving the Site Plan and Design Review application as depicted in the plan dated 6/29/2015
based on the findings and subject to the conditions of approval.

Project Site Description

The project site is currently used for parking within the Woodland Crossroads shopping center located at East
Main Street and Matmor Road. Existing businesses in the center consist of Grocery Outlet, Tractor Supply
Company, Ross Dress for Less, Harbor Freight and numerous other businesses. Orchard Supply Hardware is
located at the west side of the center. The proposed business will be located on an underdeveloped building pad
in front of Grocery Outlet. Pacific Coast Producers is located on the north side of East Main Street. The
property consists of 0.82 acres of land that is accessed from East Main Street, Matmor Road or Thomas Street,
with frontage on East Main Street. The site is currently served by city services including water, sewer, and
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electrical.

Project Proposal

The applicant is requesting approval of a Conditional Use Permit, including site plan and design review, to
allow the construction and operation of a drive-thru restaurant (Del Taco) at 1368 East Main Street in the
General Commercial Zone. The proposed restaurant will include a dining area, service counter, kitchen, drive-
thru window, office, storage rooms, and outdoor seating area.

Public Notification

Public notice advertising for the public hearing on this project was prepared by the Community Development
Department in accordance with notification procedures set forth in the City of Woodland’s Municipal Code and
State Planning Law.  Two methods of public notice were used:

· Legal notice was published in the Woodland Daily Democrat on or before Friday, September 4, 2015.

· Notices were mailed to all property owners within 300 feet of the project site on Monday, August 31,
2015.

Copies of the factual staff report for the proposed project have been on file at City Hall since Friday, September
11, 2015.

Applicable Laws, Codes & Ordinances

The project is subject to several laws, codes, and ordinances:

· The California Environmental Quality Act (CEQA)

· The City of Woodland General Plan

· The City of Woodland Zoning Ordinance

· The City of Woodland Community Design Standards

Environmental Assessment Status

The project qualifies for a categorical exemption from the provisions of CEQA as the project is considered a
Class 3 exemption (CEQA Guidelines, §15303). CEQA identifies this as a Class 3, New Construction or
Conversion of Small Structures and is listed in Title 14, Division 6, Chapter 3, Article 19 §15303 of the
California Code of Regulations. Item (c) within §15303 applies to restaurants not exceeding 2,500 square feet
in floor area and not involving the use of significant amounts of hazardous substances. The proposed drive-thru
restaurant meets the requirements of this exemption since it is 2,420 square feet and does not propose using
significant amounts of hazardous substances. In addition, the project is located within Woodland City Limits
and is surrounded by urban development.

Reviewing Agency Comments

The project has been circulated to other City divisions and departments for review. All reviewing comments
have also been integrated into the conditions of approval.

City of Woodland Printed on 10/8/2018Page 3 of 6

powered by Legistar™



File #: 16-102, Version: 1

Staff Analysis

Staff supports this project based on the attached conditions of approval and provides the following analysis for
the conditional use permit request:

GENERAL PLAN CONSISTENCY
The 2002 General Plan (GP) designation for the site is General Commercial (GC) which provides for retail,
services, restaurants, professional and administrative offices, hotels and motels, public and quasi-public uses,
and similar compatible uses. The maximum allowable Floor Area Ratio (FAR) applicable to General
Commercial land uses is 0.8. The project has a FAR of 0.07. The proposed project is consistent with the City’s
General Plan.

ZONING CONSISTENCY

Land Use
The zoning designation for the site is General Commercial (C-2), which provides standards for properties
located within the General Commercial zone. The purpose of this zoning is to provide a general commercial
area for the sale of commodities or the performance of services to serve the entire community. Drive-thru
establishments are allowed with a conditional use permit in this zone. The proposed restaurant is consistent
with the Zoning Ordinance.

Parking
Drive-thru restaurants are required to provide one parking space for each fifty square feet of gross floor area.
Since the proposed drive-thru restaurant has 2,420 square feet, it would be required to provide 48 parking
spaces.  The proposal includes 51 parking spaces and complies with this minimum requirement.

Setbacks
The site plan for the proposed drive-thru restaurant shows the following proposed setbacks:

Setback Requirements Proposed
Setbacks

Front Yard 20’ 50’

Rear Yard 0 38’

West Side Yard 0’ 170’

East Side Yard 0’ 17’

The proposal meets all of the zoning setback requirements.

Lot Coverage
Maximum lot coverage is sixty percent. This project will have a seven percent lot coverage and complies with

this requirement.

Landscaping
Article 22 of the Zoning Regulations addresses landscaping. There is perimeter landscaping already existing
for the commercial center and the applicant proposes installing additional perimeter landscaping on the
northern, eastern, and southern edges of the property. The applicant will need to ensure that perimeter
landscaping that will remain is in good condition and that landscaping provides 40% shade coverage for the
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landscaping that will remain is in good condition and that landscaping provides 40% shade coverage for the
parking lot. The applicant will also need to demonstrate that landscaping and/or a low wall along the eastern
edge of the property are sufficient to screen cars queued in line for the drive-thru. Landscaping is required on
all three sides of the trash enclosure. The site plan indicates that perimeter landscaping is proposed surrounding
the northern, eastern, and southern portions of the site with planters proposed adjacent to the building. A small
seating area is located north of the building. The project is conditioned to provide an enhanced pedestrian
connection to East Main Street. The project will not comply with the City standard that a tree be planted at
least every thirty-five feet on a public right-of-way. However, the City’s Public Works Department has
specifically requested that no more trees be planted along the East Main Street right-of-way on the property
because a water pipeline is located underneath the landscaping strip and additional trees could compromise the
functionality of the pipeline.

Signage
Article 24 of the Zoning Regulations addresses signs. The project will require a separate sign application
because details regarding area, materials, and colors of signage have not yet been provided.

COMMUNITY DESIGN STANDARDS
The proposed project includes a drive-thru lane as well as in inside seating area. Walls will be stucco with
heavy sand finish, painted “Humbled Gold” and “Chinese Red” with trim accents painted “Java.” Awnings will
be painted “Ginko Green.” The roof parapet presents a flat profile with the cornice trim painted in the darker
Java. Stone ledge material will also be included on portions of the bottom four feet of the building. At the
request of City staff, the applicant has incorporated a trellis structure that overhangs the drive-thru window,
better tying the drive-thru component of the restaurant to the main building. This trellis, as conditioned, will be
extended over a greater portion of the drive through to the south.

Staff finds that the proposed building design meets the spirit and intent of the Community Design Standards
through the use of a variety of materials, colors and textures. The building design includes wall articulation and
relief and incorporates large windows at the street level, as well as decorative outdoor light fixtures and design
elements. Staff recommends approval of the proposed building design. The building will complement existing
development at the Woodland Crossroads shopping center both in color and overall design.

This design approval does not include analysis and review of proposed signs or public art. Public art, which
shall be an original design, will be in addition to the graphic art squares shown on the building. The applicant
will be required to submit a proposed sign plan for review prior to installation of any future signage. As this
project involves new construction, public art is required and is to be approved by the Planning Commission and
installed prior to Certificate of Occupancy.  Conditions have been added to address these review requirements.

Conditional Use Permit

Article 27 of the Zoning Regulations commencing with Section 25-27-01 addresses conditional use permits.
The Planning Commission may approve, conditionally approve or deny an application for a conditional use
permit; and in authorizing a conditional use, may impose such requirements and conditions with respect to
location, construction, time period, maintenance, and operation, as deemed necessary for the protection of
adjacent properties and the public interest, when reasonably related to the use of the property. Before granting
any conditional use permit the Planning Commission shall be satisfied that, the proposed structure or use
conforms to the requirements and the intent of this chapter and the General Plan.

Appeals

Any party adversely affected by the decision, the City Council, an individual city council member, or the city
City of Woodland Printed on 10/8/2018Page 5 of 6

powered by Legistar™



File #: 16-102, Version: 1

Any party adversely affected by the decision, the City Council, an individual city council member, or the city
manager, may appeal any action of the Planning Commission to the City Council within fourteen (14) days
after the action of the Planning Commission. No conflict of interest shall exist solely by reason of the filing of
an appeal by the City Council, an individual city council member, or the city manager. Any such appeal shall
be filed with the city clerk and, except an appeal by the City Council, a City Council member, or the city
manager, shall be accompanied by a filing fee as prescribed by City Council resolution. Upon the filing of an
appeal, the city clerk shall set the matter for hearing. Such hearing shall be held within thirty days after the
date of filing the appeal. Within ten days, or at its next regular meeting following the conclusion of the hearing,
the City Council shall render its decision on the appeal. (Ord. No. 1203, § 1 (Exh. A)(part); Ord. No. 1235, § 2
(part); Ord. No. 1261, § 2 (part); Ord. 1339, § 1 (part); Ord. No. 1350, § 1.).

Recommendation

Staff recommends approval of the project by making an affirmative motion as follows:

Motion #1: Move that the Planning Commission adopt Resolution No. PC 15- ______ in support of a
Conditional Use Permit to allow the construction of a 2,420 square feet drive-thru restaurant on
0.82 acres at 1368 East Main Street in the General Commercial Zone.

ATTACHMENTS

Attachment 1 - Planning Commission Resolution
Exhibit A - Conditions of Approval
Exhibit B - Site Plan and Elevations

Attachment 2 - General Application
Attachment 3 - Landscape Plans
Attachment 4 - Floor Plans
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RESOLUTION NO. PC 15 -  

 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

WOODLAND APPROVING A CONDITIONAL USE PERMIT, 

INCLUDING SITE PLAN AND DESIGN REVIEW, FOR THE 

CONSTRUCTION OF A 2,420 SQUARE FOOT DRIVE-THRU 

RESTAURANT ON 0.82 ACRES AT 1368 EAST MAIN STREET IN THE 

GENERAL COMMERCIAL ZONE. 

 

 

 WHEREAS, the Woodland Planning Commission held a duly noticed public hearing on 

September 17, 2015, to review and consider a request for a Conditional Use Permit to allow the 

construction of a 2,420 square foot drive-thru restaurant on 0.82 acres at 1368 East Main Street 

in the General Commercial Zone. 

 

 WHEREAS, the proposed project conforms to the City of Woodland General Plan and 

Zoning Ordinance, in the that use is conditionally permitted in the General Commercial Zone, is 

consistent with the zoning and general plan, and appropriate conditions have been made part of 

the approval; and  

 

 WHEREAS, the proposed use will not constitute a nuisance or be detrimental to the 

public welfare of the community, in that the intensity of the use is modest and the use would be 

consistent with existing and permitted uses in the area; all conditions and requirements deemed 

necessary and in the public interest have been or will be met as they have been imposed on the 

application approval to reduce the impact of the use on adjacent properties an vicinity; and there 

are no significant privacy, noise, traffic, or parking concerns raised by the use; and  

 

 WHEREAS¸ the nature, intensity and condition of the proposed use is compatible with 

existing and adjacent uses and structures and appropriate for the site, in that the project is for a 

drive-thru restaurant, in the vicinity of another drive-thru restaurant and a retail shopping center; 

the project meets all applicant development standards; and appropriate conditions have been 

made part of the approval; and  

 

 WHEREAS, the proposed project substantially satisfies the design requirements and 

intent of the Community Design Standards for the development in the City of Woodland; and  

 

 WHEREAS, pursuant to the California Environmental Quality Act (“CEQA”), the 

proposed modified use is categorically exempt from further environmental review pursuant to 

CEQA Section 15303 which exempts new construction or conversion of small structures and 

includes restaurants not exceeding 2,500 square feet in floor area and not involving the use of 

significant amounts of hazardous substances. 

 

 WHEREAS, proper notice of this public hearing was given in all respects as required by 

law; and  

 



 WHEREAS, the Planning Commission has reviewed all written evidence and oral 

testimony presented to date.  

 

 NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City 

of Woodland, based on substantial evidence in the administrative record of proceedings and 

pursuant to its independent review and consideration, does hereby recommend: 

 

1. Approval of the proposed Conditional Use Permit for a 2,420 square foot drive-thru 

restaurant on 0.82 acres at 1368 East Main Street, based on the findings and subject to 

the conditions of approval, attached hereto as Exhibit A and incorporated by this 

reference; and 

2. Approving the Site Plan and Elevations as depicted in the plans dated 6/29/2015 and 

9/9/2015, respectively, attached hereto as Exhibit B and incorporated by this 

reference, and as conditioned in Exhibit A. 

 

PASSED AND ADOPTED by the Planning Commission of the City of Woodland at a regular 

meeting on the 17
th

 day of September, by the following vote: 

 

AYES:     

 

NOES:     

 

ABSTAIN:      

 

ABSENT:     

 

 

 

_____________________________________        

Chairperson, Kirby Wells 

 

 

ATTEST:        

 

 

_____________________________________     

Cindy Norris, Principal Planner  

  

 

 

Exhibit A – Conditions of Approval 

Exhibit B – Site Plan and Elevations 

 

 

 

 



 

 

 

Exhibit A 
 

Conditions of Approval 
 

PLANNING 

 
General: 

 

1. The project is as described in the staff report prepared for the September 17, 2015 Planning 

Commission meeting to approve a Conditional Use Permit to allow the construction of a 2,420 

square foot drive-thru restaurant on 0.82 acres at 1368 East Main Street in the General 

Commercial Zone. The project shall be completed in substantial conformance to the plans dated 

September 9, 2015, except as modified herein.  Design changes that require modifications to 

uses, elevations, or site features shall be submitted for review and approval.  

 

2. Secure approval and satisfy requirements of all agencies that have jurisdiction. 

 

3. The applicant shall be responsible for informing all subcontractors, consultants, engineers, or 

other business entities providing services related to the project of their responsibilities to comply 

with all pertinent requirements herein in the City of Woodland Municipal Code, including the 

requirement that a business license be obtained by all entities doing business in the City.  

 

4. The applicant shall defend (by counsel reasonably satisfactory to the City Attorney), indemnify, 

and hold harmless the City of Woodland, its agents, officers, and employees from any claim, 

action, or proceeding against the City or its agents, officers, or employees to attack, set aside, 

void, or annul an approval of the subject application by the City, its legislative body, advisory 

agencies, or administrative officers. The City will promptly notify the applicant of any such 

claim, action, or proceeding against the City, and the applicant will either, at the City's 

discretion, undertake defense of the matter and pay the City's associated legal costs, or will 

advance funds to pay for defense of the matter by the City Attorney. 

 

5. The site shall be developed and maintained in accordance with the approved plans which include 

site plans, architectural elevations, exterior materials and colors, landscaping and grading on file 

in the Community Development Department, the conditions contained herein, and Municipal 

Code regulations.  

 

6. Outside storage of solid wastes, containers, merchandise or other items or goods awaiting 

pickup, sale or other distribution shall be prohibited except when screened to the satisfaction of 

the Community Development Director.  

 

7. Applicant shall provide the Community Development Department with a check for the sum of 

$25.00 made out to Yolo County to record the environmental document with Yolo County. 

 



8. New business signage shall be subject to review and approval by the Community Development 

Director to ensure conformity with applicable Zoning Ordinance and Community Design 

Standards and shall be subject to all applicable building permit requirements prior to the 

commencement of work.   

 

9. The Conditional Use Permit shall not be issued until the appeal period has expired or final action 

on an appeal has been rendered. 

 

10. The Conditional Use Permit must be exercised within one year of issuance, or it shall be null and 

void by act of law (Section 25-27-70). 

 

11. Adequate lighting shall be provided at all building entrances and pedestrian walkways pursuant 

to the City Code and the requirements of the Police Department. 

 

 

Required prior to Building Permit Issuance 

 

12. At the time of submittal for building permit, Site Plan Review shall be performed by the 

Planning Division to ensure substantial compliance with the approved set of plans, pursuant to 

the requirements of Section 25-21-60 of the Zoning Ordinance. The building design, colors and 

materials of construction of all visible structures shall be reviewed and approved by the Planning 

Division prior to building permit issuance. 

 

13. Prior to the issuance of building permits, the applicant shall include a Final Plan Set, with all 

conditions of approval incorporated or clearly listed on the plans. The conditions shall be printed 

on a full-size plan sheet(s).  All plans, including site, grading, civil, mechanical, and architectural 

elevations shall be coordinated for consistency prior to issuance of permits.  

 

14. The site/ landscape plan shall be modified with the following which shall be shown on the Final 

Plan Set prior to the issuance of building permits subject to review and approval by the 

Community Development Director:  

 

A. Incorporate an enhanced walkway as a path of travel from sidewalk (East Main Street) 

that complies with the California Building Code for Accessibility. 

B. Incorporate a trellis that is to be provided at the drive-thru window area and over the car 

stacking area to the south of the drive through window.  

C. Provide four bike parking stalls, located near the pedestrian/bike access point from the 

sidewalk.   

 

15. Prior to issuance of a building or grading permit, Applicant shall submit detailed landscape plans 

that comply with the City’s Water Conservation Ordinance and the State of California’s Water 

Efficient Landscape Ordinance. The landscape architect shall document and attest to the 

compliance with the State ordinance on the final landscape plans.  

 

16. Shade trees shall be planted and evenly distributed within the uncovered portions of the auto 

parking area so that at the trees maturity forty percent (40%) of the parking stalls and back up 



area will be in shade at high noon at such times as the trees have full foliage. The landscape 

architect shall document the calculations and attest to this on the final landscape plan. 

 

17. An existing tree adjacent to East Main Street is called out for removal whose location is shown 

in the landscape plans dated June 25, 2015. Prior to issuance of a building or grading permit, and 

prior to removal of any trees on site, applicant shall provide a tree plan consistent with Section 

20A-1-090 of the Municipal Code, which shall contain the following information: 

 

a.  Contour map showing the location, size, species and condition of all existing trees 

which are located upon the property proposed for development;  

b.  Identification of those trees which the applicant proposes to preserve and those which 

are proposed to be removed and the reason for such removal;  

c.  A program for the preservation of street trees, heritage, specimen, landmark trees and 

trees with aesthetic value (trees with a nine-inch diameter or larger, measured fifty-four 

inches above the ground, in healthy condition) during and after completion of the 

development project, as required in the city standard specifications, engineering design 

standards, Section 8, grading and erosion control;  

d.  A program for the replacement of any trees proposed to be removed, as required by 

Municipal Code Section 20A-1-100; and  

e.  Any change in the trees to be saved and/or removed as designated on the approved 

development plan shall only be permitted upon the written approval of the director. 

 

18. All roof mounted equipment shall be completely screened from view.  If necessary, visual 

assessment of equipment and screening methods shall be provided to illustrate the visual impacts 

from public ways. 

 

19. Trash receptacles shall be fully enclosed with materials that are architecturally compatible with 

the design of the main buildings. Enclosure(s) shall contain a roof to cover the enclosure to 

prevent rainfall from entering into containers and shall be of sufficient size and dimensions to 

accommodate recycling containers. Design elevations shall be provided to the Community 

Development Department for review and approval prior to issuance of building permit. Trash 

enclosures shall be landscaped and screened on three sides and built to City specifications. 

 

20. A detailed on-site lighting plan shall be reviewed and approved by the Community Development 

Department prior to the issuance of building permits.  Such plan shall indicate style, 

illumination, location, height, and materials of all lighting fixtures. Such plan shall also indicate 

photometric data that demonstrates that the parking area will meet one (1) foot-candle of 

minimum maintained illumination per square foot of parking surface, over the entire paved area.  

Lighting shall be constructed using sufficient poles and fixtures so that the lighting is evenly 

distributed over the surface area of the parking lot(s) and does not impact adjacent public and/or 

private properties.   The parking area shall be illuminated from dusk until the termination of 

business every operating day. Lighting shall be shielded from neighboring properties and 

directed at a specific task or target.  Exposed bulbs are prohibited.  

 

21. Prior to issuance of a grading permit or any ground disturbance, or building permit or other 

improvement activities on the site the applicant shall submit a final grading plan concurrent with 



the initial building plan check submittal to the Community Development Department.  All 

accessibility features and access routes are to be clearly shown on the site and grading plan.   

Coordination with the concurrent city improvement project will be necessary.   

 

22. Prior to issuance of Certificate of Occupancy, Applicant shall provide a public art installation, 

that consists of an original design, which shall be reviewed and approved by the Planning 

Commission and installed on-site or in a location within close proximity to the project site. 

 

23. The trellis shall be extended from the drive-thru window to the southern edge of the building.  

The trellis structure shall be a durable material such as wood/metal or a combination of both. 

 

24. The material of the awnings provided on the building shall be canvas or a similar material 

acceptable to the Community Development Director. 

 

25. Applicant shall provide an enhanced material for the tower at the northwest corner of the 

building such as the Coronado Stone or a similar material acceptable to the Community 

Development Director. 

 

 

Required Prior To Construction 

 

26. Prior to the start of any work on-site, the applicant shall request and attend a pre-construction 

meeting to include the project superintendent, architect, subcontractors, as well as City 

representatives including Community Development and/or Public Works.  

 

During Construction 

 

27. The applicant shall be responsible for the ongoing maintenance and upkeep of the site.  The site 

shall be kept free of trash or debris at all times.  

 

28. If perimeter fencing is installed during construction/development, it shall consist of chain link or 

better.   

 

29. An effective dust control program should be implemented whenever earth moving activities 

occur on site.   

 

30. In order to minimize the release of Ozone precursors associated with construction, the following 

standard requirements developed by the Yolo/Solano AQMD shall be implemented: 

 

A. Construction equipment and engines shall be properly-maintained. 

B. Vehicle idling shall be kept below ten minutes. 

C. Construction activities shall utilize new technologies to control ozone precursor emissions, as 

they become available and feasible.  

D. During smog season (May through October), the construction period shall be lengthened so 

as to minimize the number of vehicles and equipment operating at the same time.  

 



Required Prior to Certificate of Occupancy 

 

31. Prior to any use of the project site or business activity being commenced thereon, all Conditions 

of Approval shall be completed to the satisfaction of the Community Development Department.  

The site and buildings shall be inspected for compliance prior to the Certificate of Occupancy.   

 

BUILDING 

 

32. This project must meet all criteria and mandates for these City adopted codes or the most current 

code: 

 

A. 2013 California Building Code 

B. 2013 California Plumbing Code 

C. 2013 California Mechanical Code 

D. 2013 California Electrical Code 

E. 2013 Building Energy Efficiency Standards 

F. 2013 California Green Building Code 

G. The Code of the City of Woodland 

 

33. Other City and County Agencies (Health, Fire, Public Works, and Planning, Air Resources 

Board) may be required to approve the project prior to a building permit being issued. 

 

34. Yolo County Environmental Health review is submitted directly to County Offices. 

 

35. Recycle plan is required at time of permit issuance along with a $1000 deposit. 

 

36. Any deferred submittals that are not a part of the initial permit application must be listed on the 

cover sheet of the plan at the time of application for the project.  

 

37. All plans, computations, and specifications to be prepared and designed by an architect or 

engineer licensed by the state of California. 

 

38. A licensed architect or licensed engineer shall be responsible for reviewing and coordinating all 

submittal documents prepared by others, including deferred submittal items, for compatibility 

with the design of the building and project area. 

 

39. A soils investigation report shall be provide as specified in section 1803.2 of the 2010 CBC.  

 

40. Entire area of development and the path of travel from sidewalk [public way] shall comply with 

the California Building Code for Accessibility. When conflicts exist between the ADA and the 

California building Code the standard that provides the greatest degree of accessibility shall 

comply. 

 

41. Accessibility Compliance: Any unauthorized deviations from such regulations or building 

standards shall be rectified by full compliance within 90 days after discovery of the deviation. 

 



DEVELOPMENT SERVICES ENGINEERING 

 

Fees: 

 

42. Project shall pay development impact fees for new building square footage in accordance with 

City municipal Code and Administrative Guidelines.   

 

43. Applicant is not required to pay Storm Drain impact fees as the site is already paved. 

 

44. The conditions of approval set forth herein include certain fees, dedication requirements, 

reservation requirements and/or other exactions.  Pursuant to Government Code, Section 

66020(d), these conditions constitute written notice of the amount of such fees, and a description 

of the dedications, reservations and other exactions. 

 

The applicant is hereby notified that the 90-day protest period, commencing from the date of 

project approval, has begun.  If the applicant fails to file a timely protest regarding any of the 

fees, dedication requirements, reservation requirements and/or other exactions contained in this 

notice, complying with all the requirements of Government Code, Section 66020, the applicant 

will be legally barred from later challenging such fees, dedications requirements, reservation 

requirements and/or other such exactions.  Notwithstanding the foregoing, the City does not 

waive any rights it may have to enforce any settlement agreement, memorandum of 

understanding, or other agreement with the applicant which authorizes the City to impose certain 

fees, and which may waive the applicant's right to challenge the imposition of some or all of the 

fees, dedication requirements, reservation requirements, and/or other exactions set forth in these 

conditions of approval. 

 

Required Submittal: 

 

45. Applicant shall prepare improvement plans for all work within the public right-of-way, and 

utility connections (including on site connections that result in use of the City’s wet utilities) and 

submit to the Development Engineering Division with an encroachment permit application for 

review and approval. The submittal shall include an engineer’s estimate of cost for the public 

improvements and applicant shall pay a plan check and inspection fee in accordance with the fee 

schedule.  Prior to building permit issuance, applicant shall obtain permit and post security 

determined necessary during the permit process. This submittal is separate from the building 

permit submittal.   
 

46. Work shall be completed under the encroachment permit prior to certificate of occupancy 

providing the above conditions are met prior to building permit issuance. 

 

Required Public Improvements: 

 

47. The applicant shall upgrade utility connections to City of Woodland Standards and 

Specifications.  If existing services are proposed to be used, they shall be inspected by the City 

prior to use, and brought up to City Standards if the current services do not meet standards. This 



may include but is not limited to installation of new meters and/or meter boxes, backflow 

prevention, cleanouts and/or laterals in a location approved by the Public Works Department. 

 

48. A water meter, shall be required for this separate lot, and the applicant shall grant a general 

easement to the City for maintenance of the meter, should it not be placed within the Right of 

way or PUE. 

 

49. Backflow protection devices are required on the commercial and landscape irrigation water 

services for the project.  Backflow devices shall be tested by a City-approved tester and results 

provided to the Public Works Department prior to occupancy. 

 

50. Project shall include low impact development standards to minimize storm drain run off, 

applicant shall submit a plan to minimize run off to the City for approval.  The plan shall include 

such measures as bioretention basins, porous pavement, dry wells/trench drains, or other 

approved method as described in section E.12.b.(ii) of the phase II MS4 General permit 

(CAS000004), and demonstrate that the amount of treated run off is in accordance with the 

section E.12.f  E.12.e.ii.c 

 

51. Storm drainage shall be collected and treated on site per the SWQC Ordinance, applicant has the 

option to pay the in lieu fee per the fee schedule if this is impracticable. 

 

52. Construction of projects disturbing more than one acre of soil shall require a National Pollution 

Discharge Elimination System (NPDES) construction permit. Applications/projects disturbing 

less than one acre of soil shall implement BMP’s to prevent and minimize erosion.  The 

improvement plans for construction of less than 1 acre shall include a BMP to be approved by 

the City Engineer.  Projects greater than one acre shall prepare a SWPPP. 

 

53. Applicant shall repair or replace all cracked or broken sidewalk, curb and/or gutter along the 

frontage of the project on East Main Street. 

 

Site Comments: 

 

54. The applicant may wish to install a separate landscape irrigation service with meter and 

backflow.  The city sewer bill is based on water consumption, and separating the domestic from 

landscape irrigation water allows the bill to be calculated on the domestic water use only. A 

backflow device is required on the landscape irrigation service. 

 

Fire 

 

55. Provide Type 1 exhaust hood and ducting with fixed fire protection system for all commercial 

cooking equipment producing grease laden vapors.  

 

Environmental Operations 
 

56. Prior to issuance of a building or grading permit, Applicant shall show on building plans how a 

grease trap or interceptor will be provide to accommodate the kitchen areas. 



 

Waste Management 

 

57. The trash enclosure shall comply with the City’s Recycle & Trash Enclosure Specifications. The 

service truck requirement for a three-point turn is 75 feet. In addition, the trash enclosure shall 

meet the size and access requirements of Waste Management. 

 

58. As a notification, new state regulation (AB 1826 of 2014) will require organic waste to be placed 

in a separate waste stream starting in 2019, requiring an additional container that should be 

accommodated by the enclosure. Organic waste includes food waste and landscape trimmings. 

 

Police 

 

59. Lighting: Good light is one of the most effective crime deterrents.  When used properly, light 

discourages criminal activity, enhances natural surveillance, and reduces fear. Lighting should be 

used to illuminate vulnerable areas that can be used as concealment by a potential burglar. 

 

A. Staff needs to be instructed to report any lights that are not functioning.   

B. Parking lots, aisles, passageways, recesses, and grounds contiguous to buildings shall be 

provided with high intensity discharge lighting with sufficient wattage to provide adequate 

illumination for the safety and security of vehicles and pedestrians using the site during the 

hours of darkness or diminished lighting.  Such lighting shall be equipped with vandal-

resistant covers/lenses. 

C. A lighting level of 1 foot-candle minimum maintained at ground level is required in all 

vehicle and pedestrian areas. 

D. All exterior doors shall be adequately illuminated at all hours with their own light source. 

E. Exterior door, perimeter, canopy, and parking area lights shall be controlled by photocell and 

shall remain on during the hours of darkness or diminished lighting. 

F. The lighting required above shall be installed according to the City of Woodland Security 

ordinance. 

 

60. Landscaping: Landscaping shall be of the type and situated in locations to maximize observation 

while providing the desired degree of aesthetics.  Security planting materials are encouraged 

along fence and property lines and under vulnerable windows. 

 

61. Point of Sale Area: The employee (s) working at the cash register should have clear surveillance 

of the business interior and exterior.  To improve surveillance, windows near the point of sale 

should be clear of any obstructions such as advertisements or objects that block a clear view.  It 

is important that activity around the cash register is open to surveillance. 

 

Robbers do not want to be visible, they do not want a police officer or other witness, who may be 

passing by, to see them with a gun in their hand holding up the employee working the point of 

sale.  The store cash register should be located to allow a clear view for passing motorists, 

pedestrians and police patrols.  If there is a robbery, a store employee can note car descriptions 

and direction of travel. 

 



62. Recommended guidelines for security measures during business hours: 

 

A. Front windows need to be clear of obstructions for clear view into the business. 

B. Install Convex mirrors at upper corners of walls. 

C. The public should not be given admittance to “employee only” areas including lunchrooms, 

employee bathrooms, private office areas, etc. when not accompanied by an employee. 

D. Locked non-public exterior doors should not be propped open. 

E. Provide training to all staff on personal safety issues.  This training should be done annually, 

if not more often.  This would be an opportunity to remind staff of the goals and objectives of 

a policy on security issues. 

F. Provide direction on the correct method to summon police assistance.  Staff should be 

directed to call 9-1-1 in an emergency and the direct police dispatch number in situations that 

require police assistance but are not an immediate threat to life or property.   

i. Police Dispatch: 530-666-2411 

ii. EMERGENCY: 9-1-1 

G. A background check should be done on all employees and they should receive training on 

building security (i.e.: doors need to be checked to make sure they are closed and locked). 

H. Clearly designate “employee only” areas.  Signs make it easier for people to remember where 

access is restricted and it makes it more difficult for a person to deny they were aware that an 

area was restricted. 

I. Doors to unused/restricted areas should be kept locked whenever possible. 

 

63. Recommended guidelines for security measures after business hours: Building security should 

become an end of day routine for all employees. They should be aware of their role in the 

buildings security.  Egress doors should be checked to make sure they are closed and the 

hardware has latched.  Locks that are not operating properly should be immediately reported to 

the appropriate individuals. 

 

Exterior areas also need to be monitored. Exterior lighting should be checked routinely to 

guarantee that fixtures are working properly and lights on timers turn on at the appropriate time. 

Incorporating some or all of these recommendations should help to reduce security risks to staff 

and the facility. 

 

64. Additional guidelines: 

 

A. Security Hardware: Introduce a security key system that reduces a breach of security when an 

employee terminates employment. Consider a panic alarm that can be worn by an employee 

when there is need for them to go outside to drop off garbage or other assigned duties. The 

alarm can be part of the current alarm system and activated by the employee when it is safe.   

B. Security cameras: Security cameras are an excellent tool in deterring crime and recording 

activity that will aid law enforcement in a criminal investigation. Advertise that camera 

surveillance equipment is being used. Make sure that managers and key staff personnel are 

trained in the operation of the Security Camera System.  It is important to give a copy of 

recordings pertaining to the crime to the police or investigators. 
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Site Plan to be revised to incorporate ADA path and drive-thru trellis.
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File #:  Version: 116-081 Name:

Status:Type: Public Hearing Item Agenda Ready

File created: In control:8/21/2015 City Council

On agenda: Final action:9/17/2015

Title: Verizon Cell Tower Conditional Use Permit:  Request for a Conditional Use Permit to allow the
construction and operation of an 85-foot tall telecommunications cellular tower and the installation of
related ground equipment on an approximate 323.3 square foot lease area at 520 West Street (Lee
Middle School).  The tower will replace an existing 70-foot tall light standard at the school’s baseball
field; the field lighting will be replaced on the cell tower at its current positioning.

Location:  520 West Street - Lee Middle School

Applicant/Owner:  Verizon Wireless/Woodland Unified School District

Environmental Report:  Categorical Exemption

APN 065-250-059

Project Planner:  Jeff Ballantine, Assistant Planner

Staff Recommendation:  Approval with Conditions

Sponsors:

Indexes:

Code sections:

Attachments: 1 - Planning Commission Resolution

2 - Application, Vicinity Map, Photo Simulation.pdf

3 - Radio Frequency

4 - Alternative Site Analysis

5 - Statement of Support, WJUSD

6 - New Build Coverage Maps

Action ByDate Action ResultVer.

Planning Commission
Verizon Cell Tower Conditional Use Permit: Request for a Conditional Use Permit to allow the construction
and operation of an 85-foot tall telecommunications cellular tower and the installation of related ground
equipment on an approximate 323.3 square foot lease area at 520 West Street (Lee Middle School). The tower
will replace an existing 70-foot tall light standard at the school’s baseball field; the field lighting will be
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File #: 16-081, Version: 1

will replace an existing 70-foot tall light standard at the school’s baseball field; the field lighting will be
replaced on the cell tower at its current positioning.

Location:  520 West Street - Lee Middle School

Applicant/Owner:  Verizon Wireless/Woodland Unified School District

Environmental Report:  Categorical Exemption

APN 065-250-059

Project Planner:  Jeff Ballantine, Assistant Planner

Staff Recommendation:  Approval with Conditions
General Plan Designation:  Public Service

Current Zoning: Single Family Residential

Specific Plan Designation:  Not applicable

Existing Land Uses:  Lee Middle School - baseball field

Flood Zone:  Zone “X” - Not an area subject to inundation by 1% annual chance flood event. FIRM Map
Number - 061130445H, Revised June 18, 2010

Street Access:  The proposed lease area shall be accessed by West Cross Street.

Adjacent Land Uses & Zoning:

DIRECTION LAND USE ZONING
North Residential R-M
South Woodland Cemetery O-S
East Residential, Commercial R-M
West Holy Rosary School, Vacant R-M

Pending/Potential Action

Staff recommends that the Planning Commission take action on the following:
1) Receive the staff report;

2) Conduct the public hearing;

3) Adopt Resolution No. PC15-______ approving the Conditional Use Permit allowing Verizon
Wireless to construct and operate a 85-foot tall cellular tower, and the installation of related ground
equipment on an approximate 323.3 square foot leased area at 520 West Street (Lee Middle School).

Project Site Description

The proposed cell tower will replace an existing 70-foot tall light standard located just south of (adjacent to) the
baseball field (see Attachment 1, Exhibit B, Site Plan/Elevations). The baseball field will not be impacted by
the replacement tower. The proposed telecommunications equipment shelter will be located south of the
baseball field, east of the proposed tower facility. Utilities will be run underground from the equipment shelter
City of Woodland Printed on 10/8/2018Page 2 of 8

powered by Legistar™



File #: 16-081, Version: 1

baseball field, east of the proposed tower facility. Utilities will be run underground from the equipment shelter
to the tower and from the shelter to an existing transformer located east of the shelter.

Project Proposal

The applicant, Verizon Wireless, proposes to construct and operate an 85-foot tall telecommunications cellular
tower and to install related ground equipment on an approximate 323.3 square foot leased area at 520 West
Street (Lee Middle School).

The proposed facility will include:

§ Replacing an existing 70-foot tall Woodland Unified School District owned stadium light standard with

the proposed 85-foot tall monopole;

§ Reinstalling existing lights from light standard on new monopole at their existing height (approx. 70

feet);

§ Mounting up to 12 antennas on four (4) sectors on the monopole at approximately 83 feet in height;

§ Construction of a 10’ x 20’ equipment shelter made with CMU walls and placement of a 30 KW diesel

generator enclosed within slatted chain link fence, all within an approximate 323.3 square foot lease

area; and

§ Connecting to new and existing underground electrical and telecommunications facilities via utility

easements.

The applicant has provided photo simulations to aid in visualizing the change in view upon implementation of
the proposed project (see Attachment 2 - Photo Simulations).

Public Notification

Public notice advertising for the public hearing on this project was prepared by the Community Development
Department in accordance with notification procedures set forth in the City of Woodland’s Municipal Code and
State Planning Law.  Two methods of public notice were used:

§ Legal notice was published in the Woodland Daily Democrat on August 21, 2015.

§ Notices were mailed to all property owners within 300 feet of the project site on Monday,
August 17, 2015.

Copies of the staff report for the proposed project have been on file at City Hall since September 11,
2015.

Applicable Laws, Codes & Ordinances

The project is subject to the following laws, codes, and ordinances:

§ The California Environmental Quality Act (CEQA)
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§ The City of Woodland General Plan

§ The City of Woodland Zoning Ordinance

Environmental Assessment Status

The proposed Conditional Use Permit qualifies for CEQA, Class 2 (Replacement or Reconstruction) and Class
3 (New Construction or Conversion of Small Structures) Categorical Exemptions as the project consists of
replacing an existing structure with a new structure in the same location and will involve negligible expansion
of capacity, with only minor exterior modifications to the structure. The proposed monopole (cell tower) will
replace an existing light pole, and the equipment shelter is not more than 300 square feet in size and shall be
located directly adjacent to the existing baseball field.

Reviewing Agency Comments

The project has been circulated to other City divisions and departments for review. All reviewing comments
have been integrated into the conditions of approval.

Discussion

The Planning Commission’s consideration of the Conditional Use Permit (CUP) is governed by both the City’s
local zoning regulations and the Federal Telecommunications Act (47 USCS § 332). Under the City’s local
regulations, in order to approve the CUP, the project must be consistent with the General Plan and Zoning for
the site and comply with the development standards for wireless telecommunication facilities set forth in the
Wireless Communication Facilities Ordinance, and the Commission must make the findings required for a
Conditional Use Permit per Article 27 of the Woodland Zoning Ordinance.

The Federal Telecommunications Act limits the Commission’s consideration of the project under these local
standards in two significant ways. First, the federal law prohibits the City from either conditioning or denying
the project based on concerns stemming from the environmental effects of radio frequency emissions (“RF”) if
the proposed facility complies with federal RF standards. Secondly, the federal law prohibits the City from
denying the project if (a) the facility is necessary to fill a significant service gap in the applicant’s wireless
network, and (b) the facility is the least intrusive means of filling the service gap. The applicant has provided
information on both items, 1) a RF Compliance report, and 2) New Build Coverage Maps, indicating the
proposed project complies with federal RF standards and is necessary to fill a significant gap. (See Attachment
3 - Radio Frequency - Electromagnetic Energy Compliance Report) and (See Attachment 6 - New Build
Coverage Maps).

STAFF ANALYSIS

Staff supports this project subject to the recommended conditions of approval and provides the following
analysis:
Telecommunications facilities are public utilities, which provide communications systems to meet the needs of
residents and businesses in Woodland. The proposed facility would improve coverage, and in addition to
meeting the needs of residents and businesses, would benefit public safety response to health and safety
concerns.
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GENERAL PLAN CONSISTENCY

The General Plan (GP) designation for the site is Public Service (PS).   The following General Plan policies are
applicable to wireless communication facilities:

GOAL 4.J
To promote adequate levels of utility services provided by private companies and ensure that these are
constructed to minimize negative effects on surrounding development.

POLICIES

4.J.3 The City shall promote initiatives for using emerging technologies such as fiber

connectivity, wireless communications, data communications over broadband cable, and other

capabilities where appropriate to improve and/or enhance Woodland’s multimedia

communications infrastructure.

4.J.4 The City shall promote technological improvements and upgrading of utility services in
Woodland

GOAL 4.K
To expand the use of information technology as a communication tool in order to improve personal
convenience, to reduce dependency on nonrenewable resources, to take advantage of the ecological and
financial efficiencies of new technologies, and to develop a better informed citizenry.

POLICIES

4.K.1 The City shall facilitate and support development of the infrastructure necessary for all
residents to use and benefit from current and emerging communication technologies.

4.K.5 The City shall endeavor to ensure that the “public utility” telecommunications
infrastructure for high-speed networking will not be dependent on any one media, but will
incorporate CATV, wireless, fiber optics, and other technology, as appropriate.

The proposed tower at Lee Middle School, as conditioned, is consistent with the General Plan.

ZONING CONSISTENCY

The zoning designation for the site is Single Family Residential (R-1). The project is subject to the City’s
Wireless Communication Ordinance (Municipal Code Section 25-21-80). The Wireless Ordinance allows for
telecommunications facilities on public or private school sites if the facility is supported by the applicable
school district and it satisfies the Conditional Use Permit process for telecommunication facilities. In this case,
the Woodland Unified School District supports the proposed telecommunications facility (see Attachment 5).

The proposed tower facility at Lee Middle School, as conditioned, meets the regulatory requirements of the
Wireless Communications Ordinance. The proposed wireless tower will replace an existing stadium light
standard adjacent to the baseball field. The proposed equipment shelter and diesel generator are also adjacent
to the baseball field.

Section 25-21-80(b)(1)(B) of the Wireless Communications Ordinance requires that more than one cellular
tower cannot be located within 1,000 feet of another cellular tower unless visual impacts are negligible and the
site is a technical necessity to meet demands of the geographic service area and the applicant’s city-wide
network. There are cellular towers located approximately 290 and 550 feet to the northeast of the proposed
cellular tower for use by Sprint and T-Mobile, respectively. The applicant proposes replacing stadium lighting
with a new combined stadium light and cellular tower and placing equipment within a shelter and fenced area
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with a new combined stadium light and cellular tower and placing equipment within a shelter and fenced area
that is adjacent to an existing equipment shelter, in order to minimize visual impacts. The applicant has
provided cellular coverage maps indicating a necessity to meet demands of the geographic service area (see
Attachment 6:  New Build Coverage Maps).

Section 25-21-80(b)(5)(C)(v) of the Wireless Communications Ordinance includes an additional provision that
monopoles shall generally not be permitted within 1,000 feet of another existing tower or facility, unless the
planning commission finds that cumulative visual impacts are not significant and that the tower is necessary to
provide services not possible with co-location on an existing tower or structure in the service area. Co-location
was determined to be infeasible for this project because the Sprint and T-Mobile towers to the northeast of the
proposed Verizon cellular tower location are also located above lights. If Verizon were to locate cellular
antennas directly above the Sprint or T-Mobile facilities, it would make either of those towers substantially
taller and more visually obtrusive than if Verizon installed antennas above a separate light pole.

The 20 feet by 10 feet equipment shelter will be constructed with 8 feet tall CMU walls and metal roofing. The
shelter will be 11.75 feet tall. In addition; a 12.25 feet by 10 feet area within chain link fencing adjacent to the
equipment shelter will contain the 30KW diesel generator. The chain link fencing will include slats to screen
the equipment. The colors of the CMU screening wall and chain link fencing will be reviewed by the Planning
Division in conjunction with building permit submittal to the Division of the State Architect (see Condition of
Approval #11).

The City’s Wireless Ordinance requires compliance with minimum location and design standards including
compliance with setback, access, signage, lighting and noise standards. The project as proposed or as
conditioned meets these requirements.

Setbacks
Per the Zoning Ordinance, the front setback requirement is 25 feet and the street side setback requirement is 15
feet in the Single Family Residential (R-1) zone. The proposed leased area will be located within the southern
edge of the parcel. The leased area will be located approximately 500 feet from the east (front) property line
and approximately 4 feet from the southern (street side) property line. However, the Planning Commission may
reduce setbacks upon determination that aesthetic impact would be reduced. As discussed under “Stealth
Design” below, measures have been taken to reduce aesthetic impacts of the wireless facility including placing
the antennas on top of a stadium light pole to assist in camouflaging the facility.

The Applicant is proposing the location for the wireless facility adjacent to Cross Street as shown in
Attachment 1, Exhibit B in response to the concerns of the Woodland Joint Unified School District (WJUSD).
The WJUSD requested the Applicant to locate wireless facilities on the proposed stadium light pole instead of
other stadium light poles further from the street on the northern edge of the baseball field because of concern
regarding disruption to the school yard and student activities to construct and maintain the wireless facility. The
WJUSD was also concerned that if an additional wireless facility were located north of the baseball field, there
could be a perception of a concentration of radio frequency waves in proximity to the school because there are
two existing wireless facilities to the northeast of the baseball field.

Height
Article 25 of the Zoning Ordinance commencing with Section 25-25-10 exempts from height limitations:

(2) Belfries, chimneys, church spires, cupolas, and domes, distribution and transmission facilities, fire
and hose towers, flag poles, radio, and television aerials, smoke stacks, towers, water tanks, wind
energy conversion systems.
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The City’s Wireless Ordinance limits the height to the minimum functional height required to meet service area
objectives. The proposed monopole is 85 feet in height in order to meet its functional height requirements. The
Applicant has indicated that the proposed height of 85 feet is based on the minimum height required to achieve
Verizon’s service area objective as well as to provide sufficient clearance between the antennas and the stadium
lights.

Access and Off-Street Parking
The City’s Wireless Ordinance requires adequate access to the facility. Article 23 of the Zoning Ordinance,
commencing with Section 25-23-10, addresses off-street parking and loading requirements. The proposed
leased area is located at the southern edge of the project site, accessed by way of an existing gate allowing
pedestrian access and adjacent to on-street parking on Cross Street.

“Stealth Design”
The City’s Wireless Ordinance requires that monopoles and lattice towers utilize stealth technology as
appropriate to the site and type of facility. The proposed location of the wireless facility is in a relatively high
visibility area, located directly adjacent to Cross Street. Given the proposed height of 85 feet, the facility will
be visible to travelers along Cross Street and to surrounding uses.

Staff finds that the design of the facility to locate the antennas above stadium lights is a preferable “stealth”
design. In addition, a public art in-lieu fee will be provided to offset the aesthetic impact of the facility.

Public Art
Per City requirements (Community Design Standards), commercial development is required to provide public
art. As a condition of project approval, a public art installation shall be reviewed and approved by the Planning
Commission and installed on-site or in a location within close proximity to the project site. Alternatively; the
applicant may elect to pay a $10,000 in-lieu public art fee if it is deemed infeasible to install public art on-site.
The in-lieu fee option shall be evaluated and approved by the Community Development Director.

CONDITIONAL USE PERMIT

Article 27 of the Zoning Regulations commencing with Section 25-27-01 addresses conditional use permits.
The Planning Commission may approve, conditionally approve, or deny an application for a conditional use
permit; and in authorizing a conditional use, may impose such requirements and conditions with respect to
location, construction, time period, maintenance, and operation, as deemed necessary for the protection of
adjacent properties and the public interest, when reasonably related to the use of the property. Before granting
any conditional use permit the Planning Commission shall be satisfied that the proposed structure or use
conforms to the requirements and the intent of this chapter and the General Plan. The proposed cellular tower
is located on the site of Lee Middle School. Per the Wireless Telecommunications Ordinance, new towers
proposed to be located on public or private school sites require a Conditional Use Permit. Approval of the CUP
shall be subject to and contingent upon the approval of a lease agreement between the carrier and the Woodland
Joint Unified School District.

Recommendation

Staff recommends approval of the project by making an affirmative motion as follows:

Motion #1: Move that the Planning Commission:

1. Approve Resolution No. PC15-______ approving a Conditional Use Permit (CUP)
allowing Verizon Wireless to construct and operate an 85-foot tall cellular tower and to
install related ground equipment on an approximate 323.3 square foot lease area at 520 West
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install related ground equipment on an approximate 323.3 square foot lease area at 520 West
Street (Lee Middle School) subject to the Conditions of Approval as provided for in
Attachment 1, Exhibit B.

ATTACHMENTS:

Attachment 1:  Planning Commission Resolution - Conditional Use Permit
Exhibit A - Conditions of Approval
Exhibit B - Project Site Plan/Elevations

Attachment 2:  Application, Vicinity Map, Photo Simulations
Attachment 3:  Radio Frequency - Electromagnetic Compliance Report
Attachment 4:  Alternative Site Analysis
Attachment 5:  Statement of Support - Woodland Joint Unified School District
Attachment 6:  New Build Coverage Maps
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RESOLUTION NO. PC 15 - ______ 

 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

WOODLAND APPROVING A CONDITIONAL USE PERMIT FOR THE 

CONSTRUCTION AND OPERATION OF A 85-FOOT TALL 

TELECOMMUNICATIONS CELLULAR TOWER TO REPLACE AN 

EXISTING STADIUM LIGHT POLE AND THE INSTALLATION OF 

RELATED GROUND EQUIPMENT ON A 323.3 SQUARE FOOT 

LEASED AREA AT 520 WEST STREET (LEE MIDDLE SCHOOL) (APN 

065-250-059) IN THE SINGLE FAMILY RESIDENTIAL (R-1) ZONE 

 

WHEREAS, the Woodland Planning Commission held a duly noticed public hearing on 

September 17, 2015, to review and consider a request from Verizon Wireless c/o Epic Wireless 

for a Conditional Use Permit to allow the construction and operation of a 85-foot tall 

telecommunications cellular tower to replace an existing stadium light pole on a 323.3 square 

foot leased area at Lee Middle School located at 520 West Street (as provided in Exhibit B); and 

 

WHEREAS, the proposed project conforms to the City of Woodland General Plan and Zoning 

Ordinance, including applicable provisions of the Wireless Communications Facilities 

Ordinance, in that the use is conditionally permitted on public school sites, is consistent with the 

zoning and general plan, and appropriate conditions have been made part of the approval (as 

provided for in Exhibit A); and  

 

WHEREAS, the site for the intended use is adequate in size, shape, topography, accessibility, 

and other physical characteristics to accommodate the use and required provisions of the Zoning 

Code and satisfies all minimum physical standards required under the City’s Zoning Code for 

wireless facilities; and 

WHEREAS, the design and appearance of the telecommunications facility is consistent or 

compatible with the development and design of the surrounding structures and neighborhood; 

and 

WHEREAS, the proposed use will be organized, designed, constructed, operated, and 

maintained so as to be compatible with the character of the area as intended in the General Plan; 

and  

WHEREAS, adequate streets and highways exist to carry the type and quantity of traffic 

anticipated to accommodate access for maintenance and/or service vehicles; and  

WHEREAS, the proposed use will not constitute a nuisance or be detrimental to the public 

welfare of the community, in that the intensity of the use is modest and designed at the minimum 

functional height required, and the use would be consistent with existing and permitted uses in 

the area; all conditions and requirements deemed necessary and in the public interest have been 

or will be met as they have been imposed on the application approval to reduce the impact of the 



 

 

use on adjacent properties and vicinity; and there are no significant privacy, noise, traffic, or 

parking concerns raised by the use; and  

 

WHEREAS, pursuant to the California Environmental Quality Act (“CEQA”), the proposed use 

is categorically exempt from further environmental review pursuant to CEQA Section 15302 and 

15303.  CEQA Section 15301 exempts the replacement or reconstruction of existing structures 

including existing utility systems and CEQA Section 15303 exempts the construction of limited 

numbers of new, small facilities or structures and the installation of small new equipment and 

facilities in small structures.  The project consists of replacing an existing structure with a new 

structure in the same location and will involve negligible expansion of capacity, with only minor 

exterior modifications to the structure.  The proposed monopole (cell tower) will replace an 

existing light pole, and the equipment shelter is not more than 300 square feet in size and shall be 

located directly adjacent to the existing baseball field. 

 

WHEREAS, proper notice of this public hearing was given in all respects as required by law; 

and  

 

WHEREAS, the Planning Commission has reviewed all written evidence and oral testimony 

presented to date.  

 

NOW, THEREFORE, BE IT RESOLVED, that the Planning Commission of the City of 

Woodland, based on substantial evidence in the administrative record of proceedings and 

pursuant to its independent review and consideration, hereby: 

  

1. Approves the Conditional Use Permit (CUP) allowing the applicant, Verizon 

Wireless, to construct and operate an 85-foot tall cellular tower to replace an existing 

stadium light pole and to install related ground equipment on an approximate 323.3 

square foot leased area at Lee Middle School located at 520 West Street (APN 065-

250-059) in the Single Family Residential Zone, consistent with the attached Site 

Plan and Elevations (Exhibit B) subject to the attached Conditions of Approval 

(Exhibit A) 

 

PASSED AND ADOPTED by the Planning Commission of the City of Woodland at a regular 

meeting on the 17
th

 day of September, 2015, by the following vote: 

AYES:     

NOES:     

ABSTAIN:      

ABSENT:     

             

Kirby Wells, Chairperson 

ATTEST:        

 

_____________________________________     

Cindy Norris, Principal Planner     



 

 

EXHIBIT A 

 

CONDITIONS OF APPROVAL – September 17, 2015 

 

PLANNING  

1. The approved project is described in the staff report and exhibits for the September 17, 

2015, Planning Commission meeting to allow the construction and operation of a 85-foot 

tall telecommunications cellular tower to replace an existing stadium light pole and the 

installation of related ground equipment on a 323.3 square foot leased area, enclosed by 

chain link fencing and a concrete masonry unit (CMU) wall to screen ground mounted 

equipment, located at 520 West Street.  The project shall be constructed in substantial 

conformance with the attached elevations (Exhibit B).  

 

2. The applicant shall defend (by counsel reasonably satisfactory to the City Attorney), 

indemnify, and hold harmless the City of Woodland, its agents, officers, and employees 

from any claim, action, or proceeding against the City or its agents, officers, or 

employees to attack, set aside, void, or annul an approval of the subject application by the 

City, its legislative body, advisory agencies, or administrative officers.  The City will 

promptly notify the applicant of any such claim, action, or proceeding against the City, 

and the applicant will either, at the City's discretion, undertake defense of the matter and 

pay the City's associated legal costs, or will advance funds to pay for defense of the 

matter by the City Attorney. 

 

3. Secure approval and satisfy requirements of all agencies that have jurisdiction over the 

project. 

 

4. Final Plan Set: In conjunction with building permit submittal to the Division of the State 

Architect (DSA), the applicant shall include a Final Plan Set, with all conditions of 

approval incorporated or clearly listed on the plans.  The conditions shall be printed on a 

full-size plan sheet(s).  The Applicant shall also provide a contact person at DSA for the 

City to coordinate with. 

 

5.   The project shall be designed and operated consistent with the following: 

 

a) No signs, other than warning, FAA structure identification, and safety signage shall 

be located on the tower or ancillary facility. 

 

b) All coaxial cables must be routed through the pole.  No “doghouse(s)” will be 

allowed above the screen wall. 

 

6. All required screening materials (i.e. CMU wall) shall be of sufficient height to 

adequately screen all ground mounted equipment to the satisfaction of the Community 

Development Director.   

 



 

 

7. The cellular tower and equipment area shall be kept in a clean and properly maintained 

manner.  Should the elements deteriorate any portion of the tower, new items of similar 

likeness shall be installed, replacing the deteriorated items. 

 

8. The conditional use permit must be exercised within one year of issuance, or it shall be 

null and void without further action; except that the Community Development Director 

may extend the approval of a use permit for one (1) additional year, with the same 

conditions of approval, if circumstances have not changed.  The request in writing must 

be received prior to the expiration of the use permit. 

 

9. The conditional use permit shall not be issued until the appeal period has expired or final 

action on an appeal has been rendered. 

 

10. At the time of submittal for building permit, Site Plan Review shall be performed by the 

Planning Division to ensure substantial compliance with the approved set of plans, 

pursuant to the requirements of Section 25-21-60 of the Zoning Ordinance. 

 

11. The colors and materials of construction of all visible structures, including the CMU 

screening wall and chain link fencing, shall be reviewed and approved by the Woodland 

Unified School District and by the Planning Division in conjunction with building permit 

submittal to the Division of the State Architect.  

 

12. At the discretion of the Community Development Director, any replacement and/or 

upgrade of the antennae and associated equipment shall be consistent with Section 25-21-

80 of the Zoning Ordinance. 

 

13. In coordination and upon request by either or both Police Department and Fire 

Departments, a frequency/intermodulation study shall be prepared.  Service shall not be 

initiated until the departments have reviewed and found the study to be acceptable. 

 

14. Forty-five (45) days from the initiation of service, the applicant shall provide the City 

certification by an RF engineer, stating the RFR measurements meet the FCC 

Radiofrequency (RF) Radiation Standards.  

 

15. Upon request, applicant shall provide a written report detailing compliance with 

Conditional Use Permit to the Community Development Department. 

 

16. Applicant shall provide the Community Development Department with a check for the 

sum of $25 made out to Yolo County.  This money is used to record the environmental 

document with Yolo County. 

 

17. The Telecommunications facility shall be subject to periodic review by the City to 

consider whether or not the facility is conforming with the conditions of its discretionary 

approval, or appropriate permits, in accordance with Municipal Code Sections 25-21-80 

(c)(2)(A) and 25-27-90. 

 



 

 

18. Applicant shall provide a public art installation that shall be reviewed and approved by 

the Planning Commission and installed on-site or in a location within close proximity to 

the project site or the Applicant may elect to pay a $10,000 public art in-lieu contribution, 

prior to facility installation or within six months of Planning Commission approval of the 

Conditional Use Permit whichever occurs first.  This contribution will be used towards 

any public art project (public or private) within the City of Woodland at the City’s 

discretion. 

 

POLICE 

 

19. If it is found that the project causes or will cause interference with Public Safety 

communications, then the service provider(s) shall be solely responsible for the removal, 

adjustment, or replacement of the facilities. 

 

20. Within 45 days of approval of the Conditional Use Permit or prior to any subsequent 

future modifications to the facility, applicant shall submit to the City an intermodulation 

study (including analysis of brute force overload) prepared by a State of California 

licensed engineer verifying that applicant’s project will not cause interference with City 

of Woodland Public Safety communications.  To ensure the objectivity of any 

intermodulation study prepared on behalf of the applicant, the Community Development 

Director may require independent verification of the study.  Verification shall be by a 

City approved State of California licensed engineer and at applicant’s expense. 

 

PG&E 

 

21. The relocation of any existing PG&E facilities shall be done at the applicant’s sole cost 

and expense.  The applicant shall contact USA at (800) 227-2600 to locate existing 

facilities prior to digging.



 

 

 

EXHIBIT B 

 

Site Plan and Elevations 
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    PROJECT SUPPORT STATEMENT 

DEVEPLOMENT APPLICATION FOR VERIZON SITE  

“WOODLAND OPERA HOUSE”  

 APN 065-250-059 

520 WEST STREET, WOODLAND, CA 95695 

 

INTRODUCTION 

Verizon Wireless is seeking to improve communications service in the Woodland region 
near central Woodland and Highway 5. Verizon would like to increase coverage and 
capacity in the area by locating a new telecommunications facility between the currently 
existing Verizon sites of in order to increase and improve coverage and capacity for 
both current and potential customers. The site is designed as a capacity site to help off 
load the existing Verizon Facilities in North and South Woodland and provide better 
coverage to the intersection of West Street and Lincoln Avenue, as well as the 
surrounding residential developments. Additionally, this network development will 
increase public safety within these areas and bring wireless service to areas that 
currently have poor capacity service.   

This tower will help alleviate an area of poor coverage and overloaded capacity within 
this service area, which causes reoccurring lost calls, ineffective service, and slow data 
speeds. To remedy these problems, Verizon proposes to develop a wireless facility at 
520 West Street. The proposed location of the tower is set within a utilized portion of 
this parcel and will be designed to comply with all the City of Woodland’s wireless 
design guidelines. The proposed facility is going to be on an existing light standard 
located at the baseball field behind Lee Middle School. The proposed Verizon 
Communications equipment facility will be located within a 32.33’ x 10’ fenced 
compound right next door to a standing dugout.  The facility will include (4) sectors with 
(3) antennas per sector, and (8) remote radio units (RRU’s). This unmanned facility will 
provide service to area travelers, residents and businesses 24 hours a day, 7 days a 
week.  This site will also serve as a back up to the existing landline service in the area 
and will provide improved mobile communications, essential to modern day commerce 
and recreation. 

SAFETY BENEFITS OF IMPROVED WIRELESS SERVICE 

Mobile phone use has become an extremely important system for public safety.  Along 
roads and highways without public call boxes, mobile phones are often the only means 
for emergency roadside communication.  Motorists with disabled vehicles (or worse) 
can use their phone to call in and request appropriate assistance.  With good cellular 
coverage along important roadways, emergency response is just a phone call away.  
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Furthermore, as a back up system to traditional landline phone service, mobile phones 
have proven to be extremely important during natural disasters and other catastrophes. 

Verizon has taken the responsibility for back-up service very seriously.  As such, 
Verizon has incurred increased expense to install a standby diesel generator at this 
facility to insure quality communication for the surrounding community regardless of any 
disaster or catastrophe. 

CONVENIENCE BENEFITS OF IMPROVED WIRELESS SERVICE 

Modern day life has become increasingly dependent on instant communications.  
Whether it is a parent calling their child, spouse calling a spouse, or general contractor 
ordering materials to the jobsite, wireless phone service is no longer just a convenience.  
It has become a way of life and a way of business.    

COMPLIANCE WITH CITY DEVELOPMENT STANDARDS 

This project has been carefully designed to comply with all applicable standards.  

COMPLIANCE WITH FCC STANDARDS 

This project will not interfere with any TV, radio, telephone, satellite, or any other 
signals.  Any interference would be against the Federal Law and would be a violation 
Verizon Wireless’ FCC License. In addition, this project will conform to all FCC 
standards.  

 
TECHNOLOGY AND CONSUMER SERVICES THE CARRIER WILL PROVIDE ITS 
CUSTOMERS  

Verizon offers its customers multiple services such as, voice calls, text messaging, 
mobile email, picture/video messaging, mobile web, navigation, broadband access. 
Wireless service enhances public safety and emergency communications in the 
community. In rural areas such as the subject location, cellular phone service can cover 
much larger geographic areas than traditional landline phone service.   

 
FUTURE COLLOCATION OPPORTUNITIES 

 
The proposed site has been designed to allow for future co-location opportunities with 
other carriers.  This tower will eliminate the need for multiple towers within the same 
general vicinity as it has been designed to accommodate another carrier who is 
interested in the same search area. 

 
NOISE   
 
The standby generator will be operated for approximately 15 minutes per week for 
maintenance purposes, and during power outages and disasters. The generator creates 
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63 dBA of sound at a distance of 23 feet. 63 dBA is comparable to the level of sound 
generated by a normal conversation from 3 feet away. 

         
HAZARDOUS MATERIAL  

 
A Hazardous Material Business Plan will also be submitted upon project completion, 
and stored on site after construction 
 
ENVIRONMENTAL SETTING 
 
The site is set within a parcel that is zoned AR2-Residential and is consistent with 
application design standards in the area and environment. This subject parcel is 
developed as a community church. Roughly half of the parcel is undeveloped raw land. 
The surrounding parcels consist of residential developments. The topography is 
relatively flat with limited non-native vegetation and no wildlife known.  
 

MAINTENANCE AND STANDY GENERATOR TESTING  

Verizon installs a standby diesel generator and batteries at many of its cell sites.  The 
generator and batteries serve a vital role in Verizon emergency and disaster 
preparedness plan.  In the event of a power outage, Verizon communications 
equipment will first transition over to the back-up batteries. The batteries can run the 
site for a few hours depending upon the demand placed upon the equipment. Should 
the power outage extend beyond the capacity of the batteries, the back-up generator 
will automatically start and continue to run the site.  This two state back-up plan is an 
extremely important component of Verizon communications sites.  Back-up batteries 
and generators allow Verizon communications sites to continue providing valuable 
communications services in the event of a power outage, natural disaster or other 
emergency.   

A standby generator will be installed at the site to ensure quality and consistent 
coverage in the event of a power outage or disaster.  This generator will be run for 
approximately 15 minutes per week for maintenance purposes, and during power 
outages and disasters. 

A technician will visit the site approximately twice a month to check the facility and 
perform any necessary maintenance.     

CONSTRUCTION SCHEDULE 

The construction of the facility will be in compliance with all local rules and regulations.  
The typical duration is two months.  The crew size will range from two to ten individuals.   

 
 
 
 





ExistingExisting

Proposed

 Contact ( 925 ) 202-8507
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view from West Cross Street looking northeast at site  

Woodaland Opera House 288122
520 West Street, Woodland, CA

Photosims Produced on 4-23-2015

Woodaland Opera House 288122
520 West Street, Woodland, CA

Photosims Produced on 4-23-2015



ExistingExisting

Proposed

 Contact ( 925 ) 202-8507

Proposed Verizon
Installation

view from West Street looking south at site  

Woodaland Opera ouse 288122
520 West Street, Woodland, CA

Photosims Produced on 4-23-2015

Woodaland Opera ouse 288122
520 West Street, Woodland, CA

Photosims Produced on 4-23-2015



ExistingExisting

Proposed

 Contact ( 925 ) 202-8507

Proposed Verizon
Installation

view from California Street looking east at site  

Woodaland Opera ouse 288122
520 West Street, Woodland, CA
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Alternative Site Analysis 
 

Verizon Wireless Telecommunications Facility 
WOODLAND OPERA HOUSE 

520 West Street, Woodland, CA 
95695 

Light Standard Telecommunications Tower 
APN: 065-250-059 

 
 

June 15, 2015 
 
 

Summary of Site Evaluations and Technical Evidence  
Conducted by Epic Wireless Group, Inc. 
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I. Executive Summary 
 
 In the beginning of 2014, Epic Wireless Group, Inc. was contracted to 
identify a wireless site location and design to serve a significant gap in wireless 
coverage identified by Verizon Wireless in area between the existing North 
Woodland site and South Woodland site in the City of Woodland, California. After 
conducting thorough research and evaluation of existing buildings and structures 
in the area that would accommodate a collocation, Verizon Wireless determined 
a new set of antennas must be constructed to adequately meet the coverage and 
capacity goals. Epic Wireless investigated several potential alternatives and 
concluded that the presently proposed 85’ light standard located on a 
Residential-Use zoned parcel currently owned by the Woodland Joint Unified 
School District (baseball field behind Lee Middle School) was the only option to 
provide the best and least intrusive coverage to the area.  
 
 
II. Coverage Objective 
 
  Area resident requests, customer complaints, and Verizon Wireless RF 
Engineers have confirmed a significant wireless coverage gap in central 
Woodland neighborhood. The coverage objective is detailed in the attached 
coverage maps provided by Verizon Wireless RF Engineers. The coverage maps 
indicate a lack in coverage denoted as yellow coloring. The lack of coverage is 
most heavily concentrated between Kentucky and Gibson Road and Ashley and 
Cleveland St. This area of Sacramento consists of multiple single and multi-
family residential uses, small commercial businesses, governmental buildings 
and a few schools. It is Verizon Wireless’ goal to provide exceptional coverage to 
all of its current and future customers by filling existing significant gaps in 
coverage as identified in this section of Sacramento. The number of residents, 
business owners, office works, and travelers that would benefit from this proposal 
each day are numbered in the thousands. In addition, the new tower will allow for 
collocation opportunities that may attract other carriers to this location in order to 
provide more enhanced coverage from multiple carriers and limit the need for 
additional cell facilities in the future. 
 
III. Methodology 
 
 In identifying the least intrusive site location and design, Verizon Wireless 
looks to local municipal code, ordinances, and general plans to identify the 
values significant to the local community for placement of wireless facilities. In 
addition, each proposed site must meet minimum requirements of a willing 
landlord, feasible construction, road access, available telephone and electrical 



 

Verizon Wireless  

utilities as well as compliance with local zoning requirements. In completing its 
site alternatives analysis, Epic Wireless first looked for collocation opportunities 
which could provide service to the identified coverage gap. Verizon Wireless first 
attempted to identify existing cell towers for collocation. No existing cell towers 
were identified in the area that could provide the needed coverage. Due to the 
location within a specific area of Woodland, there were few existing multi-story 
buildings tall enough for collocation opportunities. The already existing pole and 
the limited visual impact to the surrounding neighbors make our tower a viable 
option for collocation if necessary. 
 
The following is a list of said optional properties who had a landlord that was 
actually interested in talking to Epic before deciding on Lee Middle School.  Other 
properties that we contacted before these did not get past the informational 
stage. 

 
Candidate A: Fire Station 1 @ 101 Court St, Woodland, CA 95695 
Stealth clock tower 38°40'44.33"N, -121°46'57.28"W 
This was the first option we chose based upon its location in the search ring.  We 
were moving forward with due diligence. However, after lengthy back and forth 
with the JX/LL, the planner determined that there was not sufficient space 
available to install the required stealth clock tower. 

 
Candidate B: ABA Investments, LLC @ 6 W Court St, Woodland, CA 
95695 Stealth clock tower 
38°40'48.83"N,  -121°47'4.04"W  and 38°40'44.76", 121°47'13.07" 
The owners were willing to have the project go into the front parking area near 
the street as a stealth clock tower, but the store tenants were opposed 
concerned with the tower blocking the view to their storefronts.  The other space 
in the rear parking area was approved by both the owners and tenants.  
However, the City of Woodland Planning was unwilling to accept a request for a 
variance to reduce the setback requirement. 
 
 
The coverage maps we submitted with our planning package are generated by 
Verizon Wireless Radio Frequency Engineers and supersede any online maps 
found. These are property of Verizon Wireless and demonstrate weak points of 
coverage and capacity within their network. Green depicts good cell coverage 
while yellow depict poor coverage. The proposed location is at a baseball field 
with the antennas located over the light on an existing light standard 
 
The height of the proposed tower is 85’ and is required to offer the desired 
coverage. With the tower at a height of 85’, this provides a centerline of 82’ for 
Verizon Wireless antennas. The centerline of the antennas along with other 
factors such as surrounding topography and physical obstacles play a part in 
determining the degree of operational path loss or coverage loss. The higher the 



 

Verizon Wireless  

antennas the greater chance they are shooting a signal above any obstacles that 
may decrease the operational path of the antennas.  
 
IV. Conclusion 
 
 The identified site location and design of the proposed facility represents a 
thorough and responsible investigation of the wireless tower possibilities. Verizon 
Wireless, with the help of Epic Wireless and Verizon Wireless RF Engineers, has 
determined the proposed site to be the best available location for a new wireless 
telecommunication facility in order to service the desired coverage objective and 
provide coverage to the existing residents, businesses, and travelers. This facility 
is believed to have the least impacts to the community while offering future 
opportunity for other carriers to collocate.  
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