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Any person wishing to address any item listed on the Agenda may do so by submitting 

a Speaker Card to the Clerk before the Commission considers the specific item. Cards 

are available at the entrance to the meeting chambers. Please limit your comments to 

five (5) minutes. For items not listed on the Agenda, please see “Items From the 

Public”.

All actions of the Solano County Planning Commission can be appealed to the Board 

of Supervisors in writing within 10 days of the decision to be appealed.  The fee for 

appeal is $150. 

Any person wishing to review the application(s) and accompanying information may do 

so at the Solano County Department of Resource Management, Planning Division, 675 

Texas Street, Suite 5500, Fairfield, CA. Non-confidential materials related to an item 

on this Agenda submitted to the Commission after distribution of the agenda packet 

are available for public inspection during normal business hours. 

The County of Solano, in compliance with the Americans With Disabilities Act of 1990, 

will provide accommodations for persons with disabilities who attend public meetings 

and/or participate in County sponsored programs, services, and activities.  If you have 

the need for an accommodation, such as, interpreters or materials in alternative format, 

please contact Kristine Letterman, Department of Resource Management, 675 Texas 

St., Suite 5500, Fairfield, CA 94533, (707) 784-6765.

AGENDA

CALL TO ORDER

SALUTE TO THE FLAG

ROLL CALL

APPROVAL OF AGENDA

APPROVAL OF THE MINUTES

1 PC 15-017 Minutes of July 2, 2015 and August 20, 2015

July 2, 2015 PC minutes

August 20, 2015 PC minutes

Attachments:

ITEMS FROM THE PUBLIC:

This is your opportunity to address the Commission on a matter not heard on the 

Agenda, but it must be within the subject matter jurisdiction of the Commission.  Please 

submit a Speaker Card before the first speaker is called and limit your comments to five 
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minutes. Items from the public will be taken under consideration without discussion by 

the Commission and may be referred to staff.

REGULAR CALENDAR

2 PC 15-019 Use Permit Application No. U-15-03 of Verizon Wireless for an 80’ new 

wireless communications facility to be located at 4461 Peaceful Glen 

Road, 2.5 miles north of the City of Vacaville in an “RR-2.5” Rural 

Residential Zoning District, APN: 0105-030-290. The Planning 

Commission will also be considering adoption of a Negative Declaration 

of Environmental Impact as recommended by the Solano County 

Department of Resource Management. (Project Planner: Karen Avery)

A - Draft Resolution

B - Location Map

C - Project Plans

D - Neg Dec

E - Photosimulations

F - Comments Letters

Attachments:

ANNOUNCEMENTS AND REPORTS

ADJOURN

To the Planning Commission meeting of September 17, 2015 at 7:00 P.M., Board 

Chambers, 675 Texas Street, Fairfield, CA
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MINUTES OF THE 
SOLANO COUNTY PLANNING COMMISSION 

 
 

Meeting of July 2, 2015 
 

The regular meeting of the Solano County Planning Commission was called to 
order at 7:00 p.m. in the Board of Supervisors' Chambers, Fairfield, California. 

 
PRESENT: Commissioners Cayler, Walker, Hollingsworth and 

Chairperson Rhoads-Poston 
 
EXCUSED:  None  

 
STAFF PRESENT: Mike Yankovich, Planning Program Manager; 

Nedzlene Ferrario, Senior Planner; Jim Mangini, 
County Surveyor; Jim Laughlin, Deputy County 
Counsel; and Kristine Letterman, Planning 
Commission Clerk  

  
Items from the floor: 
There was no one from the public wishing to speak. 

 
The Minutes of the regular meeting of June 4, 2015 were approved as prepared 
 
1. PUBLIC HEARING to consider an appeal of the Zoning Administrator’s conditional approval 

of Minor Subdivision Application No. MS-14-03 of Brian West (Pippo Ranch) to subdivide a 
22 acre parcel into three lots of 2.5 acres and one lot of 14 acres located at the corner of 
English Hills Road and Cantelow Road, Vacaville, in an “RR-2.5” Rural Residential Zoning 
District, APN: 0105-110-590. The Planning Commission will also be considering adoption of 
a Mitigated Negative Declaration of Environmental Impact as recommended by the Solano 
County Department of Resource Management. (Project Planner: Nedzlene Ferrario)  

  
 Nedzlene Ferrario briefly reviewed staff’s written report. The subject property, identified as 

Lot 4, was part of a subdivision approved in 2002 by the Board of Supervisors subdividing 
148 acres into two 5-acre parcels, and five 21.5+ acre parcels. Donald Pippo was the 
subdivider and Brian West was the engineer for the subdivision. The decision before the 
commission is to determine whether or not Mr. Pippo is a co-subdivider on the current 
subdivision application. If the commission decides that Mr. Pippo is a co-subdivider on this 
application, then adjacent properties previously subdivided by Mr. Pippo should be included 
in the subdivision lot counts and a major subdivision is the appropriate application 
procedure. The applicant must refile the application, pay additional fees, recirculate the 
environmental document and the project shall be noticed for action by the Planning 
Commission and Board of Supervisors. Alternatively, if the commission determines that a 
minor subdivision is appropriate then the Zoning Administrator’s decision is upheld.   
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 Jim Laughlin provided the commission some background information on the law applicable 
to this project. He explained the term 4 X 4ing as the idea of doing serial subdivisions, 4 lots 
at a time, and it grows exponentially. The definition of Subdivider is anyone creating 5 or 
more lots within a 12 month period. Mr. Laughlin noted that with enough preparation in 
disguising what is really happening it is possible for a subdivider to avoid state and local 
regulation. Mr. Laughlin commented that over time state law has been tighten up and noted 
that the 12 month guideline has since been eliminated. He said that currently the time period 
is defined as “lifetime” which means that anyone involved in subdividing the same property 
into 5 or more lots over their lifetime makes them a subdivider. It does not matter the amount 
of time that passes before extending beyond that 4 lot limit. Mr. Laughlin noted that the 
subdivider does not need to be the sole subdivider on the project but can also be in a 
partnership or a corporation. He noted that the one exception would be for consultants and 
employees of a subdivider. 

 
 Mr. Laughlin stated that in 1972 the Subdivision Map Act was amended to make all 

subdivisions subject to that Act. Parcel maps and subdivision maps are now the 
requirements so a subdivider is still subject to some regulation, although parcel maps are 
generally subject to less regulation than subdivision maps. Mr. Laughlin said that in this 
case, as far as the county is concerned, it does not make much difference which way the 
map is processed since there are no additional requirements or conditions that will be 
required of the subdivider.  

 
 Mr. Laughlin explained that the accusation is that Mr. Pippo is a co-subdivider in this project. 

It is clear he is a seller and also a lender. The question is Mr. Pippo just those two entities or 
is the way he structured the transaction make him a co-subdivider so that due to his prior 
involvement in the subdivision of the adjacent land puts this into the realm where it should 
be processed as a major subdivision. Mr. Laughlin said that the commission should also turn 
their attention to the sales price of the property and if it is a fair market value price or if it 
reflects an intended profit. He noted that the terms of the loan should also be examined. 

 
 Commissioner Hollingsworth asked counsel if he was saying in his legal opinion that Mr. 

Pippo is a beneficiary of this application and therefore legally becomes the subdivider 
 
 Mr. Laughlin said that there is some conflicting evidence presented in this case, but he 

believed there is enough evidence on each side of the issue to support either decision the 
commission might want to make.  

 
 Commissioner Hollingsworth asked if this would be a good time to move forward with 

subdividing the fourth parcel as well and subdivide the entire 21 acres due to the fact that 
the property is already being marketed. 

 
 Mr. Laughlin stated that it is easier for Mr. West, if this is appropriate to process as a minor 

subdivision, to go ahead and do it this way and then decide what to do with the remainder 
parcel at a later date. However if the commission decides that this should be processed as a 
major subdivision then it might make sense for Mr. West to include all the lots, but that 
would have to be a business decision made by Mr. West. 
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 Chairperson Rhoads-Poston spoke to the written concerns expressed by the appellant 
which were distributed to the commission. She noted that the concerns related to the 
number of homes, number of proposed driveways, the existing home on Parcel E being built 
against an easement, and the marketing of future home sites. She inquired if the real estate 
agency has the right to market the property and if it is contingent upon the approval of the 
subdivision. 

 
 Mr. Yankovich stated that this application was processed as a 4 lot subdivision and under 

the residential zoning a main and secondary dwelling unit is allowed, that is why the number 
8 was referenced. He depicted on the map the two roads that would access the top 2 acres 
plus the 14 acre parcel. With regard to the home being built close to the easement, there 
was a variance that was granted that allowed an encroachment into the front yard setback 
due to the lack of depth in the setback. There are some issues with regard to the marketing 
of the property but he believed what the appellants are concerned with is since the property 
is being marketed that the intent is to subdivide the 14 acres and that acreage should be 
included as part of a major subdivision.  

 
 Mr. Laughlin said that it is his understanding of where the line is drawn is that it is ok to 

advertise to enter into a contract for sale but the sale cannot be completed and escrow 
cannot be closed until after the map is finalized. 

 
 Since there were no further questions or comments, Chairperson Rhoads-Poston opened 

the public hearing. 
 
 The appellant, Michael Smith, 4108 Pippo Lane, Vacaville, commented that in the project 

description the main and secondary unit is not clarified as two separate units. He referred to 
the application where it states that there will be three driveways in three different locations 
north of Cantelow Road yet the map shows 2 driveways. He referred to Parcel E in terms of 
a variance stating that this was never disclosed to him when he purchased his home nor did 
county staff reveal this to him when he discussed it with them a couple of years ago. Mr. 
Smith said that these easements were put into the county’s general plan to deal with major 
developments in that area. 

 
  Mr. Yankovich addressed the issue of the main and secondary units by stating that a 

secondary unit is only allowed if a main unit exists on the property. With regard to the 
driveways, he noted that in the application request it is indicated that there will be three 
driveways in certain feet north of Cantelow Road, but as shown on the map there will be two 
public roads that will be providing access to the 4 lots. It appears that that was written up as 
a proposal but when staff reviewed the tentative map staff wanted to make sure that all the 
driveways to the home sites would be off the private driveways as opposed to off English 
Hills or Cantelow Road. He pointed out that Condition No. 6 addresses this issue. 

 
 Bryant Stocking, 3269 Rice Lane, Vacaville, spoke on behalf of Linda and Alan Held, who 

are adjacent property owners. He said that there has been a long standing issue with the 
residents in the area about Parcel E and Pippo Lane and in examining the maps there are 
duplicate easements. He spoke to a previous map that contained the entire seven lot Pippo 
project and said Parcel E is wide and there are two 60 foot easements that intrude on 
resident’s homes. Mr. Stocking said that those issues are a result of some mistakes that 
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where made as the properties developed and now what the residents are looking forward to 
is when the future subdivision of the seven parcels occur, it would be a major subdivision 
and the existing issues could be addressed. He referred to another issue as the unpermitted 
Pippo Park which is located on the 14 acre parcel. He said that this was probably 
overlooked because of the minor review process. He said that it is a large parcel and 
currently located on the property is Pippo Park amusement event center that operates 
regularly without use permits. He noted that there have been complaints about the event 
center and there could be more with additional residents added to the area. Mr. Stocking 
noted that he was not complaining about the park, stating that he felt it is a benefit to the 
community but these are the kind of things that would be reviewed if this were to go through 
the major review process.  

 
 Mr. Stocking provided to the commission a document that was recorded after the approval 

of the tentative map from a previous development with Mr. West as a partner on a project 
referred to as Dove Creek, showing a $150,000 loan recorded after tentative map approval. 
Mr. Stocking noted that there is a subordination agreement also recorded with the document 
from Mr. Pippo, and that to him is a demonstration of the involvement in the development 
project.  

 
 Commissioner Walker questioned the environmental review process with regard to the minor 

vs. major permitting process. Mr. Yankovich stated that any type of environmental review 
would have to examine the impacts and typically a major subdivision would have more 
impacts that would need assessment. He said much of what was covered under the minor 
subdivision environmental review would be the same assessment that would take place with 
a major review. 

 
 The applicant, Brian West, stated that he believed this to be a legitimate minor subdivision 

proposal. He explained that in October of last year he approached Mr. Pippo with a proposal 
to purchase Lot 4 at which time they negotiated an equitable sale price and entered into a 
contract. Mr. West noted that the purchase price for the property was $550,000. He 
originally was going to obtain financing from a financial institution to purchase the property 
but in some discussions with Mr. Pippo, Mr. Pippo offered to carry some of the financing. Mr. 
West said that he offered to pay Mr. Pippo the avoided cost that he would have had to pay 
for the development loan. The advantage, Mr. West commented, was that it was a much 
quicker process and was convenient. He said that there is question that if Mr. Pippo has a 
first deed of trust on the property he is a co-applicant. Mr. West emphasized that once they 
closed escrow on the sale Mr. Pippo had no further involvement in the project; he was a 
passive holder of a first deed of trust and was in no different position than a financial 
institution would have been if he had financed through them. Mr. West pointed out that this 
is not an uncommon transaction and it is very common for a property owner to carry some 
short term financing on a development project.  

 
 Mr. West stated that when he submitted his application for this minor subdivision, part of the 

application package was to submit a Title Report. He stated that the title report clearly 
showed that Mr. Pippo had a first deed of trust on the property and there was no mistaking 
that Mr. Pippo was the previous subdivider. Mr. West stated that there was no intent or 
attempt to conceal any of the facts regarding the first deed of trust that Mr. Pippo was 
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carrying on that parcel, and the planning division accepted, processed, and approved the 
application as a minor subdivision.  

 
 Mr. West noted that there was no information that was submitted to the planning division 

during the public comment period, nor was there anyone who appeared at the approval 
hearing to contest the application. Mr. West said that he believed this application meets all 
the state and local requirements for a minor subdivision; the seller did not participate in the 
process of the subdivision in any way; and the seller’s remuneration out of this deal was set 
when escrow closed. Mr. Pippo had no risk of losing money or making more money 
depending upon how profitable this project was, he was simply a seller of the property who 
took back a short term deed of trust while the development process was taking place. Mr. 
West said that he believed the facts show the seller was not a co-applicant.  

 
 Since there were no further speakers, Chairperson Rhoads-Poston closed the public 

hearing. 
 
 Mr. Yankovich explained that the difference between a minor and major subdivision comes 

down to the issue of roads. A private road would change with regard to the condition of the 
materials that would be required for the construction of the road.  

 
 Jim Mangini, county surveyor, stated that the main difference would be the road on the 

northern side of the project would most likely be accepted as a public roadway, where right 
now it is being offered as a private easement. What is required for a private road is a 20 foot 
wide roadway with a double chipped seal coat at 8 inches of asphalt base. He said this is 
approximately 30% less costly than what public road requirements would be. The main 
difference is that the county would require a minimum of 3 inches of asphalt paving over the 
surface rather than the chip seal. Mr. Mangini said this was the extent in the difference in 
what they saw in improvements for the roadway for a minor vs. a major subdivision. 

 
 In response to Commissioner Walker’s calculations with regard to transfer taxes, Mr. West 

explained that the purchase price included approximately $150,000 in back taxes and 
assessments that he assumed when he took title to the property and that is where the 
additional monies came from in the sale price. 

 
  Commissioner Walker said that he can see why both parties could be correct in their beliefs. 

It makes it somewhat convoluted and confusing in order to determine which way to vote 
because as was indicated in counsel’s memo, everyone is correct. Mr. Walker noted that a 
seller carryback is not uncommon, but it is less common now than it used to be. He said that 
in his experience in the real estate business he has always discouraged his sellers from this 
because of potential tax implications. Commissioner Walker said that the general plan 
designation envisions this area being populated with custom homes on 2½ acre lots, so 
certainly one could suppose that is exactly what is going to happen. Mr. Walker said that the 
procedure which is what the commission is here to discuss, is not necessarily a gain to be 
realized by the seller/lender because when these parcels are sold he is only made whole 
with the note that has been signed and the deed of trust that secures that note.  

 
 Chairperson Rhoads-Poston stated that the applicant assumed the tax and therefore had to 

pay out of pocket which gives one more benefit to the seller. There was some further 



Minutes of the Solano County Planning Commission 
Meeting of July 2, 2015    

 

 6 

discussion amongst Commissioners Walker and Rhoads-Poston with regard to taxes and 
the marketing of property.  

 
 A motion was made by Chairperson Rhoads-Poston and seconded by Commissioner 

Hollingsworth to uphold the appeal of the West subdivision and consider the project a Major 
Subdivision consisting of all of the parcels including Lot 4. The motion passed 3-1 with 
Commissioner Walker dissenting. (Resolution No. 4622) 

   
2. ANNOUNCEMENTS and REPORTS  
 
 There were no announcements and reports. 
 
3. Since there was no further business, the meeting was adjourned. 

 
 



 

MINUTES OF THE 
SOLANO COUNTY PLANNING COMMISSION 

 
 

Meeting of August 20, 2015 
 

The regular meeting of the Solano County Planning Commission was called to 
order at 7:00 p.m. in the Board of Supervisors' Chambers, Fairfield, California. 

 
PRESENT: Commissioners Cayler, Walker and Hollingsworth  
 
EXCUSED:  Commissioner Rhoads-Poston  

 
STAFF PRESENT: Mike Yankovich, Planning Program Manager; Karen 

Avery, Senior Planner; Jim Laughlin, Deputy County 
Counsel; and Kristine Letterman, Planning 
Commission Clerk  

 
Approval of the Agenda 
The Agenda was approved with no additions or deletions. 

 
1. The Minutes of the regular meeting of July 16, 2015 were approved as prepared. 

 
Items from the Public: 
There was no one from the public wishing to speak. 
 

2. PUBLIC HEARING to consider Use Permit Application No. U-15-02 of Horizon Tower, LLC,  
for a 100’ new wireless communications facility to be located at 4940 North Gate Road outside 
the North Gate at Travis AFB, .1 mile north of the City of Fairfield in an "A-20" Exclusive 
Agricultural Zoning District. The facility will be constructed for up to four cell carriers and 
includes a 2,500 square foot lease area for ground equipment. Lease areas to be surrounded by 
6’ chain link fence with slates, APN’s: 0174-090-100 and 110. (Project Planner: Karen Avery) 

 
Karen Avery gave a brief presentation of the written staff report. The applicant is proposing to 
construct a multi-carrier wireless communication facility designed as a faux windmill in the 
northwest corner of the 34 acre parcel. The project would consist of a 100’ tall steel lattice tower 
with a windmill at the top. The tower will be designed to accommodate four wireless carriers.  
The tower will be constructed within a 50’ x 50’ (2500 sq. ft.) fenced equipment compound. Staff 
recommended approval of the project. 

 
Since there were no questions, Vice Chairperson Cayler opened the public hearing. 
 
Maria Kim of Complete Wireless representing Verizon Wireless, 2009 V Street, Sacramento, 
spoke specifically to the antennas that will be going up at the approximate 96 foot centerline. 
She stated that Verizon formally had a site on Travis Air Force Base that was decommissioned, 
creating a much needed coverage gap. She emphasized that whenever possible Verizon looks 
to co-location opportunities and has done so in this case. 
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Commissioner Hollingsworth inquired if the coverage will be sufficient to serve the area by the 
new train station along the Vanden/Peabody Road corridor. Ms. Kim said that she could not 
speak to the specifics of the road, but said Verizon has a facility south of the air base and the 
antennas on this tower will ensure the entire base is covered.  
 
Since there were no further speakers, Vice Chairperson Cayler closed the public hearing. 
 
A motion was made by Commissioner Walker and seconded by Commissioner Hollingsworth to 
adopt the Negative Declaration and the mandatory and additional findings and approve Use 
Permit Application No. U-15-02, subject to the recommended conditions of approval. The motion 
passed unanimously. (Resolution No. 4624) 
 

3. PUBLIC HEARING to consider a recommendation to the Board of Supervisors to adopt an 
ordinance amending the text of Chapter 28 (Zoning Regulations) to prevent glint and glare from 
impacting air traffic control operators and aircraft pilots. The proposed changes are determined 
to be Categorically Exempt from the provisions of CEQA.  (Project Planner: Matt Walsh) 

 
Mike Yankovich introduced the item and briefly summarized the written report. On July 16, 
2015, the Planning Commission recommended that the Board of Supervisors adopt an 
ordinance regulating commercial solar facilities in Solano County.  The draft ordinance language 
before the Commission tonight addresses the potential impact of glint and glare on overhead 
aircraft.  Though it applies to any proposed land use, it can be of particular concern as it relates 
to larger solar facilities. Depending on location of the reflective surface in relation to the airbase 
and flight patterns, glint and glare can cause a potential impact to flight operations and 
overhead planes 
 
Mr. Yankovich stated that this proposed text amendment was not included in the ordinance 
reviewed by the commission on July 16th.  At the time, the potential issue of glint and glare on 
aircraft was thought to be a concern that could be evaluated through the individual 
environmental review of a particular project.  Since that time, however, staff to the Airport Land 
Use Commission (ALUC) has requested that a general provision be included in the zoning 
ordinance which would recognize the potential impact of glint and glare on overhead aircraft and 
restrict land uses which demonstrate a potential impact.  Since all zoning ordinance 
amendments are required to be reviewed by the ALUC for consistency with the County’s Airport 
Land Use Plan, it was decided that this text amendment should be considered in conjunction 
with the review of the commercial solar facilities ordinance previously recommended by the 
Planning Commission.  As a result, the solar facilities ordinance and this ordinance regulating 
glint and glare will ultimately be reviewed by the Board of Supervisors simultaneously.   

  
 Vice Chairperson Cayler opened the hearing, since there was no one from the public wishing to 

speak, the public hearing was closed. 
 

A motion was made by Commissioner Hollingsworth and seconded by Commissioner Walker to 
recommend that the Board of Supervisors adopt zoning ordinance text amendments to address 
the impact of glint and glare from land uses on aircraft. The motion passed unanimously. 
(Resolution No. 4625) 
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4. PUBLIC HEARING to consider appointment of one Planning Commissioner to serve on the 
Solano County Code Compliance Hearing Panel and one to serve as the alternate. 

 
Mike Yankovich stated that the Board of Supervisors has adopted a code compliance process 
that county staff must follow throughout the complaint investigation and noticing phase of the 
process. The process is complaint based meaning that a complaint must be filed with the Code 
Compliance Officer who verifies the violation and initiates the code compliance process. The 
process involves sending a Notice of Violation and Order to Comply letter to the property owner 
directing the property owner to bring the property into compliance within 30 days.  If the property 
owner does not comply a second and final notice are issued. The final notice includes an 
explanation of the appeal process that includes the Hearing Panel. 
 
Mr. Yankovich explained that the Hearing Panel consists of two members of the Board of 
Supervisors and one Planning Commissioner.  It was formed to facilitate compliance by hearing 
constituent appeals and to review matters that remain unresolved at the staff level. The 
Guidelines for the Solano County Code Compliance Hearing Panel was included as part of the 
staff report to provide an explanation of the Hearing Panel and operating procedures. 
 

 Vice-Chairperson Cayler opened the public hearing. Since there were no speakers either for or 
against this matter, the public hearing was closed. 

 
 It was discussed among the commission and decided that due to their more flexible personal 

time schedules Commissioner Cayler will serve on the panel with Commissioner Hollingsworth 
as the alternate.  

 
 A motion was made by Commissioner Walker and seconded by Commissioner Hollingsworth to 

appoint Commissioner Cayler to serve on the Solano County Code Enforcement Hearing Panel, 
with Commissioner Hollingsworth as the alternate. The motion passed unanimously. (Resolution 
No. 4626)  

 
5. ANNOUNCEMENTS and REPORTS 
 

- Mike Yankovich announced that at their next meeting the Board of Supervisors will appoint a 
new member to the planning commission to fill the unexpired term of Rod Boschee. Ramon 
Castellblanch resides in the City of Benicia and will be representing District 2.  

 
- Commissioner Hollingsworth announced that the update to the Travis Airport Land Use 

Compatibility Plan is rapidly charging toward completion. He said the draft plan should be 
ready for presentation before the Airport Land Use Commission sometime in September. Mr. 
Hollingsworth noted that he has a copy of the Admin Draft available if any of the 
commissioners are interested in seeing it.  

 
6. Since there was no further business, the meeting was adjourned. 
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RECOMMENDATION:

The Planning Commission ADOPT the Negative Declaration and the mandatory and additional findings with
respect to Use Permit 15-03 and,

The Planning Commission ADOPT the attached draft resolution and APPROVE Use Permit No. 15-03, subject
to the recommending Findings and Conditions of Approval.

EXECUTIVE SUMMARY:

Verizon Wireless is requesting a use permit to install a telecommunications facility consisting of an 80’ multi-
carrier monopine within a 1225 sq. ft. lease area.  The lease area will contain the ground equipment necessary
to operate the site and will be enclosed by a 6’ chain link fence with privacy slats.

The project complies with the County’s requirement for new wireless communications facilities.  A Negative
Declaration has been prepared in accordance with CEQA requirements

ENVIRONMENTAL ANALYSIS:

A Negative Declaration was prepared and circulated for public review.  The public comment period will expire
on August 31, 2015.
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File #: PC 15-019, Version: 1

BACKGROUND:

A. Prior approvals: Building Permits

B. Applicant/Owner:
Applicant: Verizon Wireless

      c/o Complete Wireless
      2009 V Street
      Sacramento, CA 95818

Owner:  Chuck & Karen Dobson
  4473 Peaceful Glen Road
  Vacaville, CA 95688

C. General Plan Land Use Designation/Zoning:

General Plan:  Rural Residential
Zoning:  Rural Residential (RR2.5)

D. Existing Use: Residential

E. Adjacent Zoning and Uses:
North:  Rural Residential (RR2.5) - Residential
South:  Agricultural (A-20) - Agriculture
East:    Rural Residential (RR2.5) - Residential
West:   Rural Residential (RR2.5) - Residential

ANALYSIS:

A. Environmental Setting:

The project site is located at 4461 Peaceful Glen Road in unincorporated Solano County north of
Vacaville. The project is located in a rural residential area and is approximately 5.03 acres in size.
The parcel is developed with two single family dwellings (primary and secondary), a large barn, and
several small outbuildings. There are a variety of mature trees near the developed portion of the
property. The remainder of the parcel is vegetated with annual grasses and a number of mature trees
ranging in height from 30’ - 45’.

Access to the property is from Peaceful Glen Road. The existing driveway is elevated as the elevation
of the property increases north of Peaceful Glen Road. The surrounding parcels are developed
similarly with single family dwellings and accessory structures.

There is an existing water well, septic and utilities for the dwellings at the site.

B. Project Description:

The applicant is proposing to construct an 80’ wireless facility designed as a monopine (faux tree)
behind the existing secondary dwelling in the southwest portion of the property. The monopine would
be centered within a 35’ x 35’ (1225 sq. ft.) fenced equipment compound.
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Monopine:
Verizon is proposing to install nine panel antennas with associated equipment mounted at the 68’
centerline of the monopine. All antennas and pole mounted equipment will be painted a non-reflective
flat green, while the monopole will be painted a non-reflective flat brown. The pole will be designed to
resemble a pine tree with artificial limbs extending beyond the antennas mounted on the pole. Verizon
will install green needle socks on all proposed panel antennas and remote radio units to blend in with
the branches.

Equipment Compound:
The compound will accommodate the radio cabinets, telco cabinet, rack mounted MUS cabinet and
appropriate electrical meters and subpanels. Any cabling would be underneath an ice bridge to the
trunk of the monopine and then inside the trunk. A stand by generator will be located within the
compound to serve as a power source during power outages. The generator will be wrapped in a form
fitting acoustic cover to reduce noise.

The equipment compound will be surrounded by a 6’ chain link fence with brown privacy slats. An
acoustifence vinyl product will be installed along the interior of the perimeter of the fence to reduce
sounds emitted by the cooling fans on the equipment cabinets.

Access and utilities:
The applicant is proposing a 15’ wide gravel access and utility easement directly off the exiting
driveway. This access road would maintain a turnout to meet Fire Department requirements. Power
and land-based telecommunications service will be provided from a nearby utility pole located near the
parcel.

C. Environmental Determination:

A Negative Declaration was prepared and circulated for review. The public comment review period
expires August 31, 2015. To date, two letters have been received commenting that the project
(attached) will have a negative impact on aesthetics with one letter asking that the telecommunication
tower be a faux tree placed away from the roadway. The design described in the comment letter is
what the applicant has proposed for the project.

Standard conditions of approval for wireless communications facilities designed as a monopine have
been included in this project. These conditions of approval will ensure the monopine design is
maintained in appearance.

D. General Plan Consistency:

The proposed project would occur on land designated Rural Residential per the Solano County
General Plan.

E. Zoning Consistency:

The site is located on land zoned Rural Residential (RR2.5). This designation allows wireless
telecommunications facilities subject to approval of a Conditional Use Permit by the Planning
Commission.

F. Alternatives Analysis:

Per the Zoning Regulations, an alternative analysis is required to be prepared by the applicant
whenever a wireless facility requires Planning Commission review (Sec.28-81(F). The alternative
analysis shall address co-location potential at existing wireless communication facilities within the
unincorporated County or City; lower more closely spaced wireless communication facilities and
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unincorporated County or City; lower more closely spaced wireless communication facilities and
mounting of antennas on any existing non-residential structures.

The alternatives analysis submitted by the applicant stated that there were no suitable sites available
for co-location that met Verizon’s coverage objectives. Per the report, Verizon representatives
contacted multiple property owners for possible lease agreements but there was either no response by
the property owners or lease negotiations were not successful.

G. Radio-Frequency Exposure Review:

As part of the application requirements for a new wireless facility, Zoning Regulations require the
applicant to submit a radio-frequency (RF) study for the proposed facility. The report must show that
radio-frequency (RF) emissions from the facility will meet current Federal Communications
Commission (FCC) adopted exposure standards.

A radio frequency (RF) study was conducted by Hammett & Edison, Inc. which evaluated the RF
exposure level of the proposed facility with Verizon antennas and equipment configuration. The study
concluded that the proposed Verizon equipment will comply with FCC guidelines limiting public
exposure to RF energy.

Staff is requiring that if other cell carriers co-locate on the monopine, that the carrier submit a radio-
frequency exposure study for not only their additional antennas/equipment but includes the
antennas/equipment currently located on the monopine.

H. Noise Assessment:

The standards set forth by the Solano County General Plan for maximum noise produced by a land
use in the Residential areas is 70 dB during the day and 65 dB at night. Section 28.70.10 of the Land
Use Regulations of the Solano County Zoning Regulations limits any land uses to operate at a
maximum of 65 dB Ldn. Section 28.81(D)(10) of the Solano County Zoning Regulations requires
wireless communication facilities located within or adjacent to a rural residential districts, to limit noise
to 50 dB Ldn at all property lines of the project parcel.

An Environmental Noise Analysis was conducted by Bollard Acoustical Consultants, Inc. (May 27,
2015) and concluded that in order to meet these standards, additional noise reducing methods were
recommended. The noise reducing methods recommended include adding a Level 2 Acoustifence
Vinyl product along the interior of the perimeter of the equipment compound fence as well as a form
fitting Level 2 Acoustic wrap covering the back-up emergency generator.

Staff is requiring that future carriers that co-locate on the monopine to submit a noise analysis to
ensure that any additional ground equipment do not exceed the standards set forth by the Solano
County General Plan and Zoning Regulations.

I. Development Review Committee:

As part of the project review process, the application is reviewed by various divisions within the
Department of Resource Management:
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Environmental Health Division
The Environmental Health Division responded that the applicant will need to contact the Hazardous

Materials Section of the Environmental Health Division to verify whether or not a hazardous materials
business plan is needed for the site.  This requirement is listed as a condition of approval below.

Public Works Engineering Division
The Public Works Engineering Division reviewed the project and will be requiring the applicant to

construct the proposed access driveway to meet the Solano County Road Improvement Standards.
The applicant will need to obtain an encroachment permit from Solano County for any work performed
within the County right-of-way. Also, the applicant may require a grading permit during construction of
the access driveway and site development. These comments are included in the condition listed
below.

Building Division
The Building Division reviewed the project and commented that the applicant will need to apply for a

building permit prior to start of construction. A condition of approval requiring a building permit is
included below.

J. Outside Agency Review:

No comments were received from any outside agencies.

FINDINGS:

1. The establishment, maintenance, or operation of the proposed use is in conformity with the
County General Plan with regard to traffic circulations, population densities and distribution,
and other aspects of the General Plan.

The operation and maintenance of a wireless communication facility is consistent with the goals,
objectives, and policies of the Solano County General Plan, including but not limited to the Land Use,
Resources, and Public Facilities and Service Chapters.

2. Adequate utilities, access roads, drainage and other necessary facilities have been or are being
provided.

Access to the site is from an existing driveway off Peaceful Glen Road. The site has existing electrical
power.  No domestic water or septic system is required for the unmanned facility.

3. The subject use will not, under the circumstances of the particular case, constitute a nuisance
or be detrimental to the health, safety, peace, morals, comfort or general welfare of persons
residing or working in or passing through the neighborhood of such proposed use, or be
detrimental or injurious to property and improvements in the neighborhood or to the general
welfare of the County.

The Solano County Department Review Committee has reviewed the project application and
determined that the project should not present a detrimental or injurious impact on surrounding
properties.

ADDITIONAL FINDINGS

4. The proposed facility complies with all applicable sub-sections of Wireless Communications Facilities,
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Sec. 28.81.

5. The RF Environmental Evaluation Report for the facility shows that the cumulative radio-frequency
energy emitted by the facility and any near-by facilities will be consistent with FCC regulations.

6. The facility blends in with its existing environment and will not have significant visual impacts.

7. The addition of the wireless facility will not have a significant incremental impact on the environment. A
Negative Declaration was prepared and circulated for the project which found no significant impacts.

RECOMMENDED CONDITIONS OF APPROVAL:

General
1. Approval is hereby granted to Verizon Wireless to install an 80 foot tall wireless facility (a monopine)

with a 1225 sq. ft. lease area located at 4461 Peaceful Glen Road. This approval includes the
installation of Verizon’s nine panel antennas at the 68’ centerline of the monopine and the ground
equipment within the 1225 sq. ft. equipment compound. The proposed use shall be established in
accord with the application and plans for U-15-03, submitted May 22, 2015 for Verizon Wireless, drawn
by MST Architects, and as approved by the Solano County Planning Commission.

2. The 1225 sq. ft. lease area shall be fenced with a 6’ chain link fence with brown vinyl privacy slats.
The perimeter of the interior of the fence shall be lined with Level 2 Acoustifence lining and the
emergency back-up generator shall be wrapped with a Level 2 form fitting noise reducing wrap.

3. Prior to issuance of a building permit, the applicant shall submit design specifications and samples
regarding the branch and needle spacing, densities, and paint samples to the Planning Division for
review and approval.

a. High density foliage shall be provided as needed to fully cover all antenna arrays and other pole
mounted equipment. The antenna arrays shall not be the dominant visual feature, and painted a flat
color (green) to match the faux needles and covered with antennas socks to blend in with the tree
branches.

b. Branches shall have varied angles and lengths as needed to resemble the appearance of a natural
tree.

c.  The branches shall begin at a maximum height of 20 feet from the ground level.

d.  The support pole shall be designed to appear like a natural tree trunk and painted a flat brown.

4. Regular maintenance shall be performed on the monopine including but not limited to replacing fading
branches and antenna socks as well as repainting the pole as necessary.

5. Prior to planning approval, all future wireless providers shall submit a radio frequency emissions report
which examines both the existing antenna configuration(s) and the carrier’s proposed antennas to
ensure that the site will continue to meet the Federal Communication Commission standards.

6. Prior to building permit approval, all future wireless providers installing equipment shelter/cabinets and
stand-by generators shall be required to submit a noise assessment study which meets the standards
of the Solano County General Plan and the Solano County Zoning Regulations.

7. All onsite transmission lines leading to the wireless communication lease site shall be located
underground.
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8. Upon termination or expiration of the subject use permit, the proposed wireless communication
infrastructure shall be removed from the site. All obsolete or unused facilities, including concrete pads,
shall be removed within 12 months of cessation of operations at the site and the area returned to
natural conditions.

9. The use permit approved on September 3, 2015, is granted for a fixed term of ten years and shall
expire on September 3, 2025.

Building Division

10. Prior to any construction or improvements taking place, a building permit application shall first be
submitted as per Section 105 of the 2013 California Building Code or the latest edition of the codes
enforced at the time of building permit application. “Any owner or authorized agent who intends to
construct, enlarge, alter, repair, move, demolish, or change the occupancy of a building or structure, or
to erect, install, enlarge, alter, repair, remove, convert or replace any electrical, gas, mechanical or
plumbing system, the installation of which is regulated by this code, or to cause any such work to be
done, shall first make application to the building official and obtain the required permit.”

Environmental Health Division

11. The maximum potential volume of hazardous materials stored at the facility shallb e calculated and if
required, the facility shall submit a hazardous materials business plan to the Solano County Hazardous
Materials Section.

Public Works Engineering

12. Applicant shall apply for, secure and abide by the terms of an encroachment permit for work within the
right of way of Peaceful Glen Road.

13. The applicant shall construct the proposed access driveway to Solano County Road Improvement
Standards, section 1-3.1. The driveway shall be constructed of 0.67 feet of compacted class II
aggregate base. The width of the road shall be 12 feet, with 60 foot long by 8 foot wide turnouts every
300 feet (for roads over 300 feet long), plus 2 foot graded shoulders, and shall have an unobstructed
width of 20 feet. Plans for the driveway shall be prepared by a Civil Engineer, licensed in the State of
California, and submitted to Solano County Public Works Engineering for review and approval.

14. The applicant shall apply for, secure and abide by the conditions of a grading permit for the proposed
access road and communications facility improvements. Grading Plans shall be prepared by a Civil
Engineer, licensed in the State of California.

ATTACHMENTS:
A.  Draft Resolution
B.  Project Location Map
C.  Project Plans - dated May 22, 2015
D.  Negative Declaration with attachments
E.  Photosimulations
F.  Comment Letters



SOLANO COUNTY PLANNING COMMISSION 
RESOLUTION NO. XX 

 

 
WHEREAS, the Solano County Planning Commission has considered Use Permit 

Application No. U-15-03 of Verizon Wireless for a 80’ new wireless communications facility located 
at 4461 Peaceful Glen Road, 2.5 miles north of the City of Vacaville in an “RR-2.5” Rural 
Residential Zoning District, APN: 0105-030-290, and; 
 

WHEREAS, the Commission has reviewed the report of the Department of Resource 
Management and heard testimony relative to the subject application at the duly noticed public 
hearing held on September 3, 2015, and;   
 

WHEREAS, after due consideration, the Planning Commission has made the following 
findings in regard to said proposal: 
 
1. The establishment, maintenance, or operation of the proposed use is in conformity 

with the County General Plan with regard to traffic circulations, population densities 
and distribution, and other aspects of the General Plan. 

 
 The operation and maintenance of a wireless communication facility is consistent with the 

goals, objectives, and policies of the Solano County General Plan, including but not limited 
to the Land Use, Resources, and Public Facilities and Service Chapters. 

 
2. Adequate utilities, access roads, drainage and other necessary facilities have been or 

are being provided. 
 
 Access to the site is from an existing driveway off Peaceful Glen Road.  The site has 

existing electrical power.  No domestic water or septic system is required for the unmanned 
facility. 

 
3. The subject use will not, under the circumstances of the particular case, constitute a 

nuisance or be detrimental to the health, safety, peace, morals, comfort or general 
welfare of persons residing or working in or passing through the neighborhood of 
such proposed use, or be detrimental or injurious to property and improvements in 
the neighborhood or to the general welfare of the County.  

 
 The Solano County Department Review Committee has reviewed the project application and 

determined that the project should not present a detrimental or injurious impact on 
surrounding properties. 

 
ADDITIONAL FINDINGS  
 
4. The proposed facility complies with all applicable sub-sections of Wireless Communications 

Facilities, Sec. 28.81. 
 
5. The RF Environmental Evaluation Report for the facility shows that the cumulative radio-

frequency energy emitted by the facility and any near-by facilities will be consistent with FCC 
regulations. 

 
6. The facility blends in with its existing environment and will not have significant visual 

impacts. 
 
7. The addition of the wireless facility will not have a significant incremental impact on the 

environment.  A Negative Declaration was prepared and circulated for the project which 
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found no significant impacts. 
 
 BE IT, THEREFORE, RESOLVED, that the Planning Commission of the County of Solano 
does hereby ADOPT the Negative Declaration and the mandatory and additional findings, and 
APPROVE Use Permit Application No. U-15-03, subject to the following conditions of approval:  
 
General 
1. Approval is hereby granted to Verizon Wireless to install an 80 foot tall wireless facility (a 

monopine) with a 1225 sq. ft. lease area located at 4461 Peaceful Glen Road.  This 
approval includes the installation of Verizon’s nine panel antennas at the 68’ centerline of 
the monopine and the ground equipment within the 1225 sq. ft. equipment compound.  The 
proposed use shall be established in accord with the application and plans for U-15-03, 
submitted May 22, 2015 for Verizon Wireless, drawn by MST Architects, and as approved by 
the Solano County Planning Commission. 

  
2. The 1225 sq. ft. lease area shall be fenced with a 6’ chain link fence with brown vinyl privacy 

slats.  The perimeter of the interior of the fence shall be lined with Level 2 Acoustifence 
lining and the emergency back-up generator shall be wrapped with a Level 2 form fitting 
noise reducing wrap.  

 
3. Prior to issuance of a building permit, the permittee shall submit design specifications and 

samples regarding the branch and needle spacing, densities, and paint samples to the 
Planning Division for review and approval. 

 
 a.  High density foliage shall be provided as needed to fully cover all antenna arrays and 

other pole mounted equipment.  The antenna arrays shall not be the dominant visual 
feature, and painted a flat color (green) to match the faux needles and covered with 
antennas socks to blend in with the tree branches. 

 
 b.  Branches shall have varied angles and lengths as needed to resemble the appearance of 

a natural tree. 
 
 c.  The branches shall begin at a maximum height of 20 feet from the ground level. 
 
 d.  The support pole shall be designed to appear like a natural tree trunk and painted a flat 

brown. 
 
4. Regular maintenance shall be performed on the monopine including but not limited to 

replacing fading branches and antenna socks as well as repainting the pole as necessary. 
  
5. Prior to planning approval, all future wireless providers shall submit a radio frequency 

emissions report which examines both the existing antenna configuration(s) and the carrier’s 
proposed antennas to ensure that the site will continue to meet the Federal Communication 
Commission standards.   

 
6. Prior to building permit approval, all future wireless providers installing equipment 

shelter/cabinets and stand-by generators shall be required to submit a noise assessment 
study which meets the standards of the Solano County General Plan and the Solano County 
Zoning Regulations. 

 
7. All onsite transmission lines leading to the wireless communication lease site shall be 

located underground. 
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8. Upon termination or expiration of the subject use permit, the proposed wireless 
communication infrastructure shall be removed from the site.  All obsolete or unused 
facilities, including concrete pads, shall be removed within 12 months of cessation of 
operations at the site and the area returned to natural conditions. 

 
9. The use permit approved on September 3, 2015, is granted for a fixed term of ten years and 

shall expire on September 3, 2025. 
 
Building Division 
10. Prior to any construction or improvements taking place, a building permit application shall 

first be submitted as per Section 105 of the 2013 California Building Code or the latest 
edition of the codes enforced at the time of building permit application.  “Any owner or 
authorized agent who intends to construct, enlarge, alter, repair, move, demolish, or change 
the occupancy of a building or structure, or to erect, install, enlarge, alter, repair, remove, 
convert or replace any electrical, gas, mechanical or plumbing system, the installation of 
which is regulated by this code, or to cause any such work to be done, shall first make 
application to the building official and obtain the required permit.” 

 
Environmental Health Division 
11. The maximum potential volume of hazardous materials stored at the facility shallb e 

calculated and if required, the facility shall submit a hazardous materials business plan to 
the Solano County Hazardous Materials Section. 

 
Public Works Engineering 
12. Permittee shall apply for, secure and abide by the terms of an encroachment permit for work 

within the right of way of Peaceful Glen Road. 
 
13. The permittee shall construct the proposed access driveway to Solano County Road 

Improvement Standards, section 1-3.1.  The driveway shall be constructed of 0.67 feet of 
compacted class II aggregate base.  The width of the road shall be 12 feet, with 60 foot long 
by 8 foot wide turnouts every 300 feet (for roads over 300 feet long), plus 2 foot graded 
shoulders, and shall have an unobstructed width of 20 feet.  Plans for the driveway shall be 
prepared by a Civil Engineer, licensed in the State of California, and submitted to Solano 
County Public Works Engineering for review and approval. 

 
14. The permittee shall apply for, secure and abide by the conditions of a grading permit for the 

proposed access road and communications facility improvements.  Grading Plans shall be 
prepared by a Civil Engineer, licensed in the State of California. 

 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * 

 
I hereby certify that the foregoing resolution was adopted at the regular meeting of the Solano 
County Planning Commission on September 3, 2015 by the following vote: 
 

AYES: Commissioners    
    
NOES: Commissioners   
EXCUSED: Commissioners   

 
 

  By:  ___________________________________  
       Bill Emlen, Secretary  
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