




 
 PLANNING COMMISSION                      JANUARY 19, 2023 

 STAFF REPORT- USE PERMIT MODIFICATION         UM_2022-0003 
 

 
 

SUMMARY 
 
OWNER: BRUNHILDE FUNKE 
 2335 N. HIGHWAY 1 
 ALBION CA 95410 
 
APPLICANT: AT&T MOBILITY 
 500 EXECUTIVE PARKWAY 
 SAN RAMON CA 94583 
 
AGENT:        EPIC WIRELESS GROUP LLC/KAREN LIENERT 
 605 COOLIDGE DRIVE SUITE 100 
 FOLSOM CA 95630 
                                         
REQUEST: Coastal Development Use Permit Modification of existing 

communications facility to expand the existing lease area at the 
base of the tower by 300 square feet; install a pre-manufactured 
equipment cabinet; install a new GPS unit on the tower; install 
nine new antennas at the seventy five foot level of the monopine 
designed 105 foot tall tower; install fifteen Remote Radio Units 
(RRUs); install three surge suppressors; install a 30 KW diesel 
powered emergency power generator with a 190-gallon fuel 
storage tank; and, upgrade power/telco to the site location. 

 
LOCATION:  In the Coastal Zone, 1.06± miles south of the Town of Albion, 

lying on the east side of State Route 1 (SR 1) 1,523± feet north 
of its intersection with Navarro Ridge Road (CR 518), located at 
2335 North Highway 1, Albion; APN 123-370-03. 

 
TOTAL ACREAGE:  1,373± square feet lease area, with a proposed increase to the 

lease area of 300± square feet within a 103.50± Acre Parcel 
 
GENERAL PLAN:  Rangeland - 160 Acre Minimum (RL 160) 
 
ZONING:  Rangeland - 160 Acre Minimum (RL 160) 
 
EXISTING USES:  Wireless Communication Facility/Residential 
 
SUPERVISORY DISTRICT: 5 (Williams) 
 
ENVIRONMENTAL DETERMINATION:  Addendum to a previously approved mitigated negative 

declaration. 
 
RECOMMENDATION: APPROVE WITH CONDITIONS 
 
STAFF PLANNER:  KEITH GRONENDYKE 

 
BACKGROUND 

 
The Telecommunications Act of 1996 was signed into law on February 8, 1996. This Act preserves the 
authority of a State or local governments over decisions regarding the placement, construction, and 
modifications of personal wireless services, subject to limitations. Section 704(7)(B)(iii) requires that any 
denial shall be in writing and supported by substantial evidence contained in a written record. Section 
704(7)(B)(iv) prohibits denial on the basis of radio frequency emissions if those emissions are below the 
standards as determined by the Federal Communications Commission (FCC). 
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On August 4, 2015, the Mendocino County Board of Supervisors adopted Guidelines for the Development 
of Wireless Communication Facilities to regulate wireless communication facilities subject to a use permit. 
By adopting this resolution (Resolution No. 15-121), the Board of Supervisors acted to maintain the 
County’s authority over decisions regarding development, operation, and maintenance of wireless facilities. 
 
The proposed project has been evaluated for compliance with the General Plan, Zoning Code and the 
adopted Wireless Guidelines. 
 
PROJECT DESCRIPTION: The applicant, AT&T Mobility, is requesting to modify a wireless communication 
facility (WCF) to expand the existing lease area at the base of the tower by 300 square feet, install a pre-
manufactured equipment cabinet, install a new GPS unit on the tower, install nine new antennas at the 
seventy-five-foot level of the monopine designed 105-foot tall tower, install fifteen Remote Radio Units 
(RRUs), install three surge suppressors, install a 30 KW diesel powered emergency power generator with 
a 190 gallon fuel storage tank and upgrade power/telco to the site location. AT&T Mobility has authorized 
Karen Lienert, of Epic Wireless Group LLC to act in their behalf in processing this entitlement application.  
 
APPLICANT’S STATEMENT: (P) New collocation on an existing 100’ monopine tower 
A new 12’x25x lease area expansion which will be fenced to match the existing. 
Install pre-manufactured walk-in equipment cabinet and associated interior equipment 
Install (1) GPS unit 
Install antennas at a height of 75’ on existing 100’ monopine tower 
Install (9) antennas 
Install (15) Remote Radio Units-RRUs 
Install 30KW diesel generator with 190-gallon storage tank 
Upgrade existing power and fiber 
The wireless facility will serve the community with high-speed broadband wireless internet, mobile phone 
services and enhance public safety via FirstNet technology. 
 
AT&T is participating in a Federal Government funded project called Connect America Fund (CAF) that 
provides underserved areas throughout the United States in general and throughout Mendocino County in 
particular with hi-speed broadband internet. The build-up of hi-speed broadband internet throughout 
rural/underserved areas will not only drive economic growth in rural America, but will expand the online 
marketplace nationwide, creating jobs and educational and business opportunities across the country. The 
CAF project is required to provide broadband internet services capable of 10 Mbps download and 1 Mbps 
upload speeds. 
 
AT&T has the necessary technology that allows them to build out their territory in Mendocino County with 
the much demanded hi-speed broadband internet to help improve the County’s rural infrastructure. AT&T’s 
basis for transmitting and receiving hi-speed broadband internet to residences is executed by providing one 
site with either a microwave hop or a direct fiber line to the site and transferring the high speeds of fiber to 
each Living Unit (LU) via wireless signals. Each LU being provided with the service will have a small square 
antenna located in a vantage point on the property where it has a direct line of site to the tower. The square 
antenna will send and receive wireless broadband internet providing the LU with minimum of 10/1 Mbps 
download and upload speeds respectively. 
 
AT&T’s secondary objective is to provide and enhance AT&T’s Wireless Telecommunications services 
(cellular services) to underserved areas. Cellular services go hand in hand with building the internet 
infrastructure throughout these underserved areas. People today rely on their mobile devices not only for 
educational and business purposes but also for emergency services. Increasing AT&T’s cellular coverage 
and capacity throughout Mendocino County’s rural areas while providing Wireless broadband internet will 
greatly assist with enhancing the County’s economic growth and the areas infrastructure. 
 
Given the need for direct line of site to residences, a taller than typical tower will be necessary in order to 
provide wireless broadband internet services to as many homes in the targeted areas as possible. During 
the tower design phase, the Radio Frequency (RF) engineers study many variables including surrounding 
tree heights, tree densities, population densities and surrounding hill tops in order to properly design a 
sufficient tower height with the goal of achieving the FCC’s track census block mandates of reaching 
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specific LU coverage objectives per area. Living Unit (LU) coverage objectives are provided by the RF 
engineer using density maps and are based on the area’s approximate population. AT&T’s goal is not only 
to reach the coverage objective, but to outperform the coverage objective to ensure that the maximum 
amount of homes are being provided this service while taking into consideration a small margin of error 
during the simulation process. 
 
SITE CHARACTERISTICS: The subject site is bordered on all sides by variously sized properties ranging 
from 2.5± acres to 24± acres. Additionally, properties in this area are zoned Rangeland-160 acre minimum 
and Rural Residential-5 acre minimum and are either vacant or developed for residential use. The subject 
parcel also is encumbered with a Williamson Act contract. Under the original entitlement application, the 
property was described to be utilized as a hay growing operation and that the minimal footprint of the cell 
tower location would not negatively impact this hay growing agricultural use. As this application is only to 
expand the lease area at the base of the tower by 300 square feet along with adding new equipment and 
antennas to the tower, staff feels that the agricultural growing of hay will not be impacted by this modification 
application. The topography of the parcel and surrounding area features gently rolling slopes with the WCF 
facility located on a relatively flat area just to the northwest of the existing residence. Stands of trees 
surround the tower location, and State Route 1 to the west features tall trees along the easterly side of the 
highway. An existing single family residence and multiple barn structures are located approximately 480± 
feet to the southeast. The residence sits at an approximate elevation of 382 ft above sea level, while the 
base of the tower site is located at an elevation of 327 ft. above sea level. The residence and cell tower are 
accessed by a gravel driveway accessed off of State Route 1, which is a State Highway maintained by the 
California Department of Transportation (Caltrans) 
 
AT&T maintains a 15foot access and utility easement from State Route 1 (SR 1) to the WCF. The WCF will 
remain an unmanned facility that will operate 24 hours a day, 7 days a week and is secured with a 6 foot-
high chain link fence around the perimeter. According to the applicant, the project will provide additional 
cellular phone service to nearby residents and the State Highway 1 corridor. 
 
RELATED APPLICATIONS:  
 
• Coastal Development Use Permit U 10-2012, to authorize construction and operation of a 

telecommunication facility to support a wireless carrier consisting of a 105 foot tall monopine with twelve 
panel antennas, 2 GPS antennas, a thirty-kilowatt generator, a 132 gallon propane tank and a 176 
square foot equipment shelter in a 1,073 square foot lease area. The project was approved by the 
Mendocino County Planning Commission on January 16, 2014. Subsequent to the Planning 
Commission’s approval, the project was appealed to the California Coastal Commission by one of the 
Coastal Commissioners and other members of the public. The reasons for the appeal were that the 
telecommunications facility was a form of development that is not designated as the “principal permitted 
use” under the certified LCP and that the approved development is located within a designated “highly 
scenic area.”  After a brief time period, the appeal was withdrawn and the approval was reinstated.  
 

• The subject parcel’s current configuration resulted from County’s recognition of Certificate of 
Compliance CC 20-99.    

 
 

SURROUNDING LAND USES AND ZONING: 
 
 ADJACENT GENERAL 

PLAN 
ADJACENT ZONING ADJACENT 

LOT SIZES 
ADJACENT 

USES 

NORTH Rangeland (RL 160) Rangeland (RL 160) 8.7± Acres Vacant 

EAST Rangeland (RL 160) 
Rural Residential (RR 5) 

Rangeland (RL 160) 
Rural Residential (RR 5) 

2.5± to 24± 
Acres 

Vacant 
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SOUTH Rural Residential (RR 

5PD) 
Rural Residential (RR 5) 5± to 7.5± Acres Vacant/Residential 

WEST Rural Residential (RR 5 
and 10) 

Rural Residential (RR 5 
and 10) 

4.5± to 12.5± 
Acres 

Vacant/Residential 

 
PUBLIC SERVICES: 
Access:  15-foot access easement from State Route 1 (SR 1) to the WCF  
Fire District: California Department of Forestry and Fire Protection (CalFire). 
Water District: N/A  
Sewer District: NONE 
 
AGENCY COMMENTS:  On August 23, 2022, project referrals were sent to the following responsible or 
trustee agencies with authority over the Project. Their submitted recommended conditions of approval are 
contained and incorporated within the attached resolution. A summary of the submitted agency comments 
are listed below. 
 

REFERRAL AGENCIES COMMENT 
  

Department of Transportation No comment 
Environmental Health-Hazmat Ukiah Comment 
Environmental Health-Land Use Ukiah No comment 
Building Services-Fort Bragg No comment 
Assessor No response 
Air Quality Management District No response 
Caltrans No response 
California Coastal Commission No response 
Cal Fire  No response 
CA Department of Fish and Wildlife No response 
Sherwood Valley Band of Pomo Indians No response 
Cloverdale Rancheria No response 
Redwood Valley Rancheria No response 
Albion-Little River Fire Protection District No response 

 
RESPONSE TO COMMENTS 

 
Environmental Health Hazmat: “Applicant must update CERS.”  Condition of approval #6 has been 
added to address this requirement. 
 

KEY ISSUES 
 
1. General Plan and Zoning Consistency 
 
The General Plan land use classification is Rangeland (RL 160) and the zoning for the parcel is Rangeland 
(RL 160).  A WCF is categorized under the Major Impact Services and Utilities Civic Use Type. Within the 
RL 160 zoning, Major Impact Services and Utilities is a conditional use, subject to approval of a major use 
permit. County Coastal Zoning Code Section 20.368.005 states the intent of the RL zoning district:  
 

“This district is intended to encompass lands within the Coastal Zone which 
are suited for and are appropriately retained for the grazing of livestock and 
which may also contain some timber producing areas.” 

 
The WCF is located within a previously developed area. Proposed WCF modifications will remain within 
the existing developed WCF site except for the additional 300 square feet to be added to the existing lease 
area to house additional ground-based equipment. Based on the minimal amount of land used to support 
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the project, approximately 1,673 square feet existing and proposed, the project will not significantly affect 
the agricultural or residential capabilities of the property or conflict with the intent of the RL zoning district. 
 
The Mendocino General Plan’s Coastal Element was adopted in 1985, which pre-dates the advent of 
cellular antenna towers by approximately fifteen-years. As such, no policies were crafted that address 
cellular antenna tower placement or construction exclusively. The following Policy, 3.11-9 of the General 
Plan, Coastal Element can be extrapolated to apply to the future development of cellular antenna towers. 
This policy states, in part:  
 

“Electrical transmission and distribution lines shall be permitted as a 
conditional use in all land use categories…” Also: “When above-ground 
facilities are necessary, design and color of the support towers shall be 
compatible with the surroundings to the extent safety and economic 
considerations allow…”  
 

The original entitlement application was for a conditional use permit to allow for the placement of a cellular 
antenna tower. Also, as the constructed tower is designed as a monopine, it is a stealth design, which 
blends in with the surrounding groups of trees. The addition of other antennas to the tower along with the 
small enlargement of the lease area at ground level to accommodate additional equipment is consistent 
with Policy 3.11-9 of the Mendocino County General Plan’s Coastal Element. 
 
Additionally, Policy DE-76 of the Mendocino County General Plan states that: “Encourage improvement to 
existing structures.” This applicant is proposing to add other antennas to the existing monopine cellular 
antenna tower and to slightly enlarge the existing lease area. As such, this proposal is consistent with Policy 
DE-76 of the Mendocino County General Plan. 
 
2. Local Coastal Program Consistency: 
 
Visual Resources:  AT&T is seeking the approval of a Coastal Development Use Permit modification to 
authorize the expansion of the existing lease area at the base of the tower by 300 square feet; install a pre-
manufactured equipment cabinet; install a new GPS unit on the tower; install nine new antennas at the 
seventy five (75) foot level of the monopine designed 100 foot tall tower;   install fifteen Remote Radio Units 
(RRUs); install three surge suppressors; and, install a 30 KW diesel powered emergency power generator 
with a 190 gallon fuel storage tank and upgrade power/telco to the site location. 
 
Nine panel antennas would be placed upon the tower at the seventy five (75) foot elevation along with 
fifteen remote radio units and three surge suppressors. A 12 foot by 25 foot (300 square feet) equipment 
lease area surrounded by a six (6) foot tall chain link fence is also proposed at the base of the tower, and 
adjacent to the existing lease area which will include equipment cabinets with associated interior equipment 
and a 30 kw AC diesel standby generator attached to a 190 gallon capacity belly tank. All equipment will 
be placed on concrete slabs. The facility will operate 24 hours a day 7 days a week. No more than two 
technicians will be at the site at any one time. The generator will be turned on once a week for 15 minutes 
for maintenance purposes. Maintenance operations are limited to the hours of 8:30am to 4:30pm and shall 
occur only on weekdays (Monday through Friday). There will be minimal noise from the standby generator. 
AT&T’s objective for the Albion co-location site is to provide wireless high-speed broadband internet to 
nearby residences and to fill a significant mobility coverage gap in the service area. The site will incorporate 
the FirstNet program, which allows first responders to get information quickly to help them make decisions 
in a timely manner. The existing monopine designed tower is currently 105 feet in height, with no proposal 
to increase its height. 
 
The Facility is located within an undisturbed area of the subject parcel. The nearest residence is 
approximately 482 feet southeast of the existing tower location. 
 
Highly Scenic:  The site location is in an area designated as a Highly Scenic Area and is subject to Highly 
Scenic Area policies. The original Use Permit application (U 10-2012), analyzed this issue in the original 
Initial Study under the aesthetics section and concluded that: “…the facility would not block or interfere with 
any public views to the west and towards the ocean or have a substantial adverse impact to scenic vistas.”  
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Additionally, two conditions were added that limit the total height of the facility along with a requirement that 
existing vegetation was to be protected/preserved. 
 
All other aspects of Section 20.504.015 of the Mendocino County Zoning Code Division II also were 
analyzed and were determined to have no impact or less than significant or less than significant with 
mitigation incorporated. 
 
Habitats and Natural Resources: As part of the submittal documents for the original application U 10-
2012, a biological survey was included. This survey noted that the project site did not have special status 
species on or near the project site, nor did the project site harbor habitat or vegetation associations. Also, 
no special-status species or wetland areas were found.  However, County staff did check the California 
Natural Diversity Database and found that there was a potential for several sensitive plant species located 
on the property. As such, county staff added conditions of approval to the project as preventative measures 
to protect possible impacts to possible plant species that would ensure the project will achieve compliance 
with Chapter 3 of the Mendocino County Coastal Element regarding Habitats and Natural Resources. 
 
Hazards Management: Mendocino County Coastal Element Chapter 3.4 titled Hazards Management, 
addresses seismic, geologic, and natural forces within the Coastal Zone. Mapping does not associate the 
following with the subject site: faults, bluffs, landslides, erosion, or flood hazard. 
 

Seismic Activity: The property neither lies within, nor does it adjoin a mapped Alquist-Priolo 
Earthquake Fault Zone. This project does not conflict with any state or local seismic hazard policy 
or plan. 

 
Flooding: There are no mapped 100-year flood zones on the subject parcel, and no conditions are 
necessary to ensure consistency with flood policy. 

 
Fire: CalFire did comment that this project does not require CalFire review, as it is an uninhabited 
structure. 

 
Grading, Erosion, and Run-Off: Some grading and ground disturbance is required to accommodate the 
proposed development of the new 300-foot lease area. Previously, grading was analyzed during the 
processing of U 10-2012 and conditions of approval were added to mitigate any possible significant impacts 
to a less than significant level. These previous conditions of approval for this entitlement are included to 
ensure that the new lease area grading is developed in conformance with Mendocino County Code 
requirements and to prevent soil erosion.  
 
Archaeological/Cultural Resources: The original use permit application (U 10-2012) submitted a Cultural 
Resources Investigation prepared by EBI Engineering and recommended that only the standard discovery 
clause condition be applied to the proposed project as no sites were identified in the Investigation. The 
project proposes a small amount of ground disturbance to prepare the new 300 square foot lease area.  
Accordingly, a Standard Condition advises the property owner of the Discovery Clause that prescribes 
procedures that are required to be followed if there is discovery of any cultural resources during construction 
of the project. 
 
Groundwater Resources: The proposed development does not require the use of water or septic 
infrastructure.  There was no comment response provided to this office from the Division of Environmental 
Health. No impacts to groundwater resources are anticipated as a result of this project.  
 
Transportation/Circulation: The parcel is currently accessed off State Route 1 (SR 1). The application 
was referred to the Mendocino County Department of Transportation (MCDOT) for comments with MCDOT 
replying with: “No Comment.” As this project does not include the need for additional traffic, other than a 
small amount during the construction phase of the project, no additional conditions of approval are 
warranted. 
 
Power supply to the tower: The existing tower has power supplied to it. This application will not require 
the addition of a new power source or upgrading of the existing supply. 
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Public Access: The site of the proposed project is located east of SR 1 and is therefore not subject to the 
public access findings of the Local Coastal Program. 

 
3.  Use Permit Findings: 

 MCC Section 20.196.020 (A) That the establishment, maintenance, or operation of a use or building 
applied for is in conformity to the General Plan. 

The proposed development is located entirely within the portion of the parcel classified as RL 160. Policy 
3.11-9 in the Coastal Element of Mendocino County’s General Plan can be extrapolated to apply to the 
future development of cellular antenna towers. The surrounding parcel is occupied by a residence and 
several outbuildings. The WCF has been on the site it occupies in one form or another since at least 2014. 
The proposed development consisting of the installation of nine new panel antennas at the seventy five foot 
level along with the small increase of the existing lease area will not interfere with the continued use of the 
parcel. If developed in conformance with the recommended Conditions of Approval, the project is found to 
be consistent with the Mendocino County General Plan.  
 
MCC Section 20.196.020 (B) That adequate utilities, access roads, drainage and other necessary facilities 
have been or are being provided. 
 
There is an existing easement road to the facilities that accommodates vehicular traffic and electrical utilities 
to the site. On site drainage facilities are not present in this rural location. Access to the easement is from 
SR 1, which is a paved surface maintained by the Caltrans. The application was referred to Caltrans for 
comments, but there was no response. Cal Fire was contacted prior to submittal and the agency 
commented that: “The project you described is not required to meet State Fire Safe Regulations (PRC 
4290) and therefore does not require any Conditions of Approval be granted from this office.” 
 
MCC Section 20.196.020 (C) That such use will not, under the circumstances of that 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; 
provided, that if any proposed building or use is necessary for the public health, safety or general welfare, 
the finding shall be to that effect; 
 
The proposed addition of nine panel antennas at the seventy five (75) foot level on the existing wireless 
communication facility along with a 300 foot enlargement of the existing lease area at the foot of the tower 
will not constitute a public nuisance or be detrimental to the health, safety, peace, morals, comfort or general 
welfare of persons residing or working in the area of the proposed use if constructed in conformance with 
the recommended Conditions of Approval.  
 
MCC Section 20.196.020 (D) That such use preserves the integrity of the zoning district. 
 
The project site is located within a Rangeland zoning district (RL:160), which is intended to encompass 
lands within the coastal zone which are suited for and are appropriately retained for the grazing of livestock, 
and which may also contain some timber producing areas. The surrounding parcel is mainly used for low 
density residential. The proposed development will not interfere with the continued use of the parcel and is 
an allowed conditional use within the zoning district. Given the small size of the proposed development on 
the parcel, the proposed development will not affect the future development of uses on the parcel. 
Therefore, the proposed use will preserve the integrity of the zoning district.  
 
4. Wireless Communication Facilities Development Guidelines:  
 
Despite the fact that Guidelines are not yet part of the Certified Local Coastal Program for Mendocino 
County, Staff evaluated the proposed project for consistency with the Wireless Communication Facilities 
Development Guidelines. Staff has recommended Conditions of Approval to ensure that the facility is 
operated and maintained in conformance with these standards since incorporation of the Guidelines into 
the Local Coastal Program is anticipated in the near future. Staff finds the proposed wireless communication 
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