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A. EXECUTIVE SUMMARY 

1. Requested Actions 

This is a request for the Planning Commission to evaluate the proposed project for a Major Use 
Permit (MUP) for a new unmanned wireless telecommunication facility, determine if the required 
findings can be made, and if so, take the following actions:  

a. Adopt the Environmental Findings included in Attachment D, which includes a finding that 
the project is exempt from the California Environmental Quality Act (CEQA). 

b. Grant MUP PDS2015-MUP-15-016, make the findings, and impose the requirements and 
conditions as set forth in the Form of Decision in Attachment B. 
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2. Key Requirements for Requested Actions 

a. Is the proposed project consistent with the vision, goals, and polices of the General Plan?  

b.  Does the project comply with the policies set forth under the Ramona Community Plan?   

c. Is the proposed project consistent with the County’s Zoning Ordinance? 

d. Is the project consistent with the County’s Wireless Ordinance? 

e. Does the project comply with the California Environmental Quality Act (CEQA)?   
 

B. REPORT SUMMARY 
 
The purpose of this staff report is to provide the Planning Commission with the information necessary 
to consider the proposed MUP, conditions of approval and findings, and Environmental Findings 
prepared in accordance with CEQA. 
 
The applicant proposes an unmanned wireless telecommunication facility consisting of a 60-foot tall 
faux mono-pine tree and associated equipment. Based on staff’s analysis, it is the position of Planning 
& Development Services (PDS) that the required findings can be made; and recommends approval of 
the MUP with the conditions noted in the attached Form of Decision (Attachment B). 

 
C. DEVELOPMENT PROPOSAL 

 
1. Project Description 

 
The applicant requests an MUP to construct, operate and maintain an unmanned wireless 
telecommunication facility for Verizon consisting of a faux tree and associated equipment within the 
equestrian area of San Diego Country Estates Association. The facility would include 12 panel 
antennas and 12 remote radio units (RRU’s) mounted upon a new 60-foot tall faux mono-pine tree. 
Each panel antenna would be covered by “socks” which are faux leaves to help conceal the 
antennas. The equipment would be contained within a 289 square foot (10-foot tall) earth-tone 
colored concrete masonry unit (CMU) building with a red-tile mansard roof. The mansard roof 
(open in the middle) would allow for air flow. A chain-link lid would be placed within the roof, set 
below the roof line, for safety purposes. A 30kW emergency generator enclosure would be located 
within the equipment enclosure. One Global Positioning System (GPS) antenna would be mounted 
to the edge of the roof of the building (see Figure 1). 
 
Additionally, the project will include an approximately 220-foot long utility trench for electrical, 
telephone and cable. The trenching will be completely within a disturbed area of the existing private 
residential community, and would not require mitigation or monitoring. The design of the facility will 
allow for future co-location if the findings can be made for an additional unmanned 
telecommunication facility. 
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Figure 2: Photo-simulation 
 

2. Subject Property and Surrounding Land Uses 
 

The subject property is 26.2 acres and is located at 25241 Ramona Oaks Road, in the Ramona 
Community Plan Area (see Figures 3 and 4). The site is located approximately five miles southeast 
of Main Street/State Route 67 (SR-67). Surrounding land uses can be characterized as single-
family residential with recreational open space and vacant lands, all part of the San Diego Country 
Estates. The closest homes to the facility would be located approximately 450 feet to the north of 
Ramona Oaks Road, as well as the commercial timeshare units approximately 300 feet to the east. 
Access would be provided by an existing private driveway connecting to Avenel Lane, which 
connects to Ramona Oaks Road, shown in Figure 2, above. 
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Figure 3: Vicinity Map 
 

 
  Figure 4: Aerial Photo  

Project 

Site 
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Table C-1: Surrounding Zoning and Land Uses 

 
Location 

 
General 

Plan 
 

Zoning Adjacent 
Streets Description 

North 

Village Residential, 
Open Space 

(Conservation), 
Public Agencies 

Land 

RR, A70 Ramona Oaks 
Road Residential 

East 
Open Space 

(Conservation), 
Village Residential 

RR, C36, 
RV 

Avenel Lane, 
Davis Cup Lane 

Residential 
(Timeshare) 

South 

Village Residential, 
Open Space 

(Conservation), 
Semi-Rural 
Residential 

RR, RV, A70 
Pappas Road, 
Hereford Drive, 
Rainbird Road 

Residential 

West 

Village Residential, 
Open Space 

(Conservation), 
Semi-Rural 
Residential 

RR Papas Road, Rio 
Verde Drive Residential 

 
D. ANALYSIS AND DISCUSSION 

 
The project was reviewed to ensure it conforms to all relevant ordinances and guidelines, including, but 
not limited to, the San Diego County General Plan, Ramona Community Plan, Zoning Ordinance, and 
CEQA Guidelines. A detailed discussion of the project analysis and consistency with applicable codes, 
policies and ordinances is as follows. 
 
1. Project Site History 

 
The project site is not a preferred site or zone pursuant to the Zoning Ordinance and requires the 
approval of a MUP. The proposed wireless telecommunication facility would be located south of 
Ramona Oaks Road and west of Avenel Lane. The proposed faux mono-pine tree and associated 
equipment would blend with the existing vegetation and structures, and provide cellular coverage 
to drivers along Ramona Oaks Road, San Vicente Road and surrounding residents. The following 
items were reviewed throughout the project processing, and are detailed below: Site Planning 
Analysis, Community Capability and Alternative Site Analysis. 
  
Site Planning Analysis 
 
The proposed faux tree and equipment enclosure are designed to match the existing mature trees 
and nearby buildings. The equipment enclosure has an earth-tone color and red-tile roof which 
would appear as an addition to the existing accessory structures in the equestrian area of the 
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Country Estates community. A field visit by staff determined that the design and location of the 
proposed faux tree and enclosure would be similar in structure, materials and color with the 
existing project site, since it is proposed in an area which has several buildings and vegetation. 
Mature trees exist on the project site, many as tall as 45-50 feet high, which help to buffer and 
screen the facility. The 60-foot tall faux mono-pine would appear as an addition to the grove of 
existing trees. In addition, there is a row of trees to the north, which would screen the proposed 
facility from drivers along Ramona Oaks Road as well as nearby residents, the closest 
approximately 450 feet from the proposed facility. The commercial timeshare units located 
approximately 300 feet to the east would have screening of existing structures and vegetation. The 
existing landscaping is sufficient to buffer the proposed facility, without any additional screening. 
 
Community Compatibility 
 
The proposed 60-foot tall faux mono-pine tree would be compatible with the surrounding land uses 
and existing structures. Tall vertical elements surrounding the proposed faux tree and equipment 
enclosure include: street and parking light poles; mature trees; single and two-story residences; 
and accessory structures. The equipment enclosure would be a stucco exterior with an earth tone 
color, which would match the color of the nearby accessory structures that are similar in height, 
bulk, scale and design. 
 
In addition, Ramona Oaks Road is a scenic road per the County of San Diego General Plan. The 
proposed project, as designed, would not impact the views from the roadway. This is due to the 
location of the facility and the surrounding vegetation that buffer and screens the faux tree and 
equipment enclosure. The equipment enclosure cannot be seen from Ramona Oaks Road due to 
the height and location of the existing trees and vegetation. An example of a view from Ramona 
Oaks Road looking south, toward the project site, is shown in Figure 5. The arrow indicates the 
approximate location of the facility. This photo demonstrates how the views from Ramona Oaks 
Road to the proposed wireless facility would be significantly blocked by the existing rows of oaks 
and other broadleaf trees. Therefore, it can be found that views from Ramona Oaks Road would 
not be significantly affected by either the faux tree or the proposed equipment enclosure.  
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Figure 5: Ramona Oaks Road - Looking south toward project site 
 
Alternative Site Analysis 
 
The purpose of the wireless telecommunication facility is to provide cellular coverage to the east 
and west along Ramona Oaks Road, west to SR-67, as well as the surrounding area. The project 
site is zoned Rural Residential (RR), which is a non-preferred zone per the Wireless Ordinance. 
Therefore, the applicant submitted an Alternative Site Analysis (ASA) in order to demonstrate that 
coverage objectives could not be met in a preferred location or preferred zone.  
 
The ASA noted that there is a commercially-zoned property located immediately to the east of the 
proposed location. However, the commercial zone is comprised of residential 
condominiums/timeshares and a country club. The applicant evaluated placing the facility at this 
location, but determined that a wireless facility within this area would not be feasible, due to 
setbacks and screening. For example, if the wireless facility was placed along the outside 
boundary of the buildings, it would not meet required setbacks. If the facility were placed within the 
parking area of the commercially zoned area, it would be difficult to screen while still maintaining 
community character. The applicant also explored the option of placing the antennas on the roof of 
the two-story complex. However, the building height is less than 30 feet, which would result in 
inadequate coverage to the area. Therefore, the analysis determined that the site would not meet 
the project objectives, and this commercially zoned area was no longer pursued.  

 
There were no other locations within the area which would achieve the same coverage objective. 
Other areas were either too low in elevation, have intervening topography, or already have a 
Verizon facility. In addition, the applicant researched traffic lights, street lights and power poles in 
the area, but there were none that would allow for the number of antennas required, nor would they 
achieve the coverage objective. The complete ASA can be found in Attachment E. 
 

Approximate location of Verizon 

facility, to be located behind the 

existing canopy of trees 
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Figure 6a: Coverage without proposed Verizon wireless facility   
 

 
Figure 6b: Coverage with the proposed Verizon wireless facility 

Proposed 

Verizon 

Site

Proposed 

Verizon 

Site
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The colorization in Figures 6a and 6b is broken down into four categories; beige represents no 
coverage, purple represent poor coverage, blue represents fair coverage, yellow represents good 
coverage and green represents optimal coverage for the service area. With the inclusion of the 
proposed wireless facility, the coverage in the area is improved from poor/no coverage to optimal 
coverage. 
 

2. General Plan Consistency 
  
The site is subject to the General Plan Regional Category Semi-Rural and Land Use Designation 
VR-2. The proposed project is consistent with the following relevant General Plan goals, policies, 
and actions as described in Table D-1.  
 
Table D-1: General Plan Conformance 
General Plan Policy Explanation of Project Conformance 
GOAL S-1 – Public Safety. Enhanced 
public safety and the protection of public 
and private property. 

The proposed wireless telecommunication facility 
would allow for increased Verizon coverage 
throughout the area, which is essential in the event 
of an emergency. 

GOAL S-2 – Emergency Response.  
Effective emergency response to disasters 
that minimizes the loss of life and damage 
to property, while also reducing disruption 
in the delivery of vital public and private 
services during and following a disaster. 

The proposed facility would minimize 
telecommunication interruptions during the event 
of an emergency by improving coverage in the 
area. The facility would also increase the volume 
and data coverage of phone calls that would allow 
Verizon to provide service in the surrounding area. 
Additionally, the applicant proposes an emergency 
generator that would allow the facility to operate in 
the event of a power outage. 

POLICY LU 15.1 – Telecommunication 
Facilities Compatibility with Setting.  
Require that wireless telecommunication 
facilities be sited and designed to minimize 
visual impacts, adverse impacts to the 
natural environment, and are compatible 
with existing development and community 
character. 

The proposed facility would be compatible with the 
existing community character because the tower 
and equipment enclosure have been sited and 
designed to appear as additions to the existing 
trees. The mature vegetation around the perimeter 
of the property helps to minimize the views of the 
facility from multiple public vantage points. For 
these reasons, the facility would blend with the 
visual setting of the area and be compatible with 
the existing community character. 

POLICY LU 15.2 – Co-Location of 
Telecommunication Facilities. 
Encourage wireless telecommunication 
services providers to co-locate their 
facilities whenever appropriate, consistent 
with the Zoning Ordinance. 

Pursuant to Section 6984 of the Zoning Ordinance, 
the applicant provided a letter indicating that they 
are willing to allow other carriers to co-locate on 
the proposed wireless facility. 
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General Plan Policy Explanation of Project Conformance 
POLICY COS 11.3 – Development Siting 
and Design.  Require development within 
visually sensitive areas to minimize visual 
impacts and to preserve unique or special 
visual features, particularly in rural areas. 

The facility was sited and designed to minimize 
views from surrounding land uses and roadways 
with the design of a faux mono-pine tree. The 
panel antennas would be located upon the 60-foot 
tall faux tree, which would be designed to hide the 
antennas with longer faux branches, antennas 
painted to match the green of the tree, and 
additional “socks” (or faux leaves) on the 
antennas. The equipment enclosure would be of 
similar height, design and color of the existing 
surrounding accessory structures. Both the faux 
tree and equipment enclosure would be sited near 
the eastern portion of the property and would be 
near existing trees and accessory buildings.  

POLICY N-6.1 – Noise Regulations. 
Develop and regularly update codes and 
ordinances as necessary to regulate 
impacts from point, intermittent, and other 
disruptive noise sources. 

The project has been reviewed to ensure that the 
project complies with all applicable ordinances and 
regulations. The main noise sources would be the 
generator unit. The project location, enclosure of 
the equipment and the existing buildings would 
ensure that noise levels will not exceed the 45dBA 
threshold at the property lines. In addition, the 
project has been conditioned to ensure that the 
noise levels remain within these decibel limits. 
Finally, an additional condition has been placed to 
ensure that the maintenance of the generator 
occurs between 7am and 6pm, Monday through 
Friday. 

 

3. Community Plan Consistency 
  
 The proposed project is consistent with the following relevant Ramona Community Plan goals, 

policies, and actions as described in Table D-2. 
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Table D-2: Community Plan Conformance   

Community Plan Policy Explanation of Project Conformance 
Goal LU 1.1 The rural atmosphere of the 
Ramona community is preserved and 
enhanced, while encouraging a balance of 
land uses that are compatible with a country 
lifestyle. 

The facility has been designed as a faux mono-
pine tree, which will assist in preserving the 
rural atmosphere. Due to the separation 
distance between the residential use and the 
proposed location, the facility would not be 
highly visible from the residences. In addition, 
the proposed facility would allow for coverage 
throughout the area, which is essential in the 
event of an emergency.  

2.10 Infrastructure and Utilities  
f. Telecommunications Refer to General Plan 
Goals and Policies 

The Ramona Community Plan requires 
compliance with the General Plan Goals and 
Policies for telecommunication facilities. As 
detailed in Table D-1, the project is in 
compliance with the General Plan Goals and 
Policies.  

 
4.  Zoning Ordinance Consistency  

 
a. Development Regulations  
 

The proposed project complies with all applicable zoning requirements of the Rural Residential 
(RR) zone with the incorporation of conditions of approval. The Planning Commission should 
consider whether the included conditions of approval contained in the Form of Decision 
(Attachment B) ensure the proposed project is compatible with the surrounding properties and 
overall community character.  

 
 Table D-3: Zoning Ordinance Development Regulations  

CURRENT ZONING REGULATIONS CONSISTENT? 
Use Regulation: RR Yes, with issuance of a MUP. 
Animal Regulation: J N/A 
Density: - N/A 
Lot Size: 0.5 acre N/A 
Building Type: C Yes 
Height: G Yes 
Lot Coverage: - N/A 
Setback: G Yes 
Open Space: - N/A 

  Special Area 
  Regulations:   -   N/A 

 

 

3 - 12



13 
 

Development Standard Proposed/Provided Complies? 
Section 4600 of the Zoning 
Ordinance sets the maximum 
height requirements.  This parcel 
has a designated height of “G” 
which requires structures to be 
no more than 35 feet in height. 

The applicant has 
demonstrated that the 
increased height is necessary 
to meet the coverage 
objectives for Verizon’s 
network due to topography, 
and designed to allow for 
future co-location. To offset the 
increase in height, the 
applicant has designed the 
facility so that it will not impact 
a scenic viewshed. 

Yes   No  

Section 4800 of the Zoning 
Ordinance requires that the 
project meet the “C” setback 
requirements of a 50-foot front 
yard setback, 10-foot side yard 
setback, and a 40-foot rear yard 
setback. 

The project meets all required 
setbacks. The closest property 
line to the wireless facility is 
approximately 117 feet to the 
east.  

Yes   No  

 
b.  Wireless Telecommunications Facilities 

 
The facility would fill several coverage gaps which would allow Verizon to have more complete 
and consistent network coverage along San Vicente Road, Ramona Oaks Road and the 
surrounding area. 
 

The project, as designed, is classified as a Tier 4 site pursuant to Section 6985A of the Zoning 
Ordinance which requires a MUP, because the facility is proposed in a rural zone, Rural 
Residential (RR), which is a non-preferred zone. The site was selected because no preferred 
zones or locations exist in the service area that meets the coverage objectives of the carrier. 
The parcel immediately adjacent to the east of the proposed site is zoned C36 (General 
Commercial), and is a preferred zone per the Wireless Ordinance. However, this parcel, also 
owned by San Diego Country Estates Association, contains two-story condominiums. The 
parcel does not have sufficient area to house the facility without altering buildings or parking 
spaces. The applicant considered adding antennas to the roofline, but the building is not tall 
enough to reach the intended coverage area. Furthermore, the faux tree would be out of place 
if placed near the condominiums. In addition, the Association agreed to place the Verizon 
facility near the equestrian area. 
 
By federal law, the County is prohibited from regulating the placement, construction and 
modification of personal wireless service facilities on the basis of the environmental effects of 
radio frequency (RF) emissions, if the facilities comply with the Federal Communication 
Commission's (FCC’s) regulations concerning RF emissions. Therefore, County decision 
makers do not consider comments or information concerning potential health effects or other 
environmental effects when determining whether to approve permits for cellular facilities.  Also, 
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staff does not require information from the applicant concerning such effects from RF 
emissions associated with the project. (Information regarding potential health effects is 
available from the cellular providers upon request as it is also required from the FCC.) 
 
The County is preempted by the Federal Telecommunication Act from considering Electric 
Magnetic Radiation (EMR) when reviewing the proposed location of cellular facilities.  
Therefore, staff does not require information from the applicant on potential health effects from 
EMR associated with the project. Generally, this information is available from the cellular 
providers upon request as it is also required from the FCC. 
 

Table D-4:  Wireless Ordinance Development Regulations 
Development Standard Proposed/Provided Complies? 
Section 6985.C.2 of the Wireless 
Telecommunication Ordinance 
requires that the equipment 
accessory to a facility not exceed 10 
feet in height unless a greater height 
is necessary to maximize 
architectural integration and the 
facility is screened by landscaping. 

The applicant is proposing an 
equipment enclosure with a maximum 
height of 10 feet. The height is 
necessary to house the internal 
equipment and allow the enclosure to 
have a design (red-tile mansard roof) 
which complements the surrounding 
structures.  

Yes   No  
 
 

Section 6985.C.4 of the Wireless 
Telecommunications Ordinance 
requires that a minimum 50-foot 
setback for a telecommunication 
tower when it is placed adjacent to a 
residential use.  

The project complies with the 50-foot 
setback requirement. The setback 
from the closest portion of the faux 
tree to the nearest residential property 
line is approximately 117 feet.  

Yes   No  
 
 
 
  
 

Section 6985.C.5 of the Wireless 
Telecommunication Ordinance 
prohibits the placement of a 
telecommunication tower or 
equipment in the front, rear, or side 
yard setback. 

The proposed faux mono-pine tree 
and equipment enclosure would be 
placed outside of all required 
setbacks.   

Yes   No  
 

Section 6985.C.6 of the Wireless 
Telecommunication Ordinance 
states that noise from any 
equipment supporting the facility 
shall meet the requirements of the 
County’s Noise Ordinance on an 
average hourly basis. 

The project site is zoned RR (Rural 
Residential), and is subject to the most 
restrictive nighttime one-hour average 
sound level limit of 45 dBA at the 
project property lines pursuant to the 
County Code Noise Ordinance. Noise 
producing equipment consists of an 
emergency generator which is a noise 
generating source. The emergency 
generator unit would produce noise 
levels below the 45 dBA threshold at 
the property line and would comply 
with the County Noise Ordinance. 

Yes   No  
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