
 

City of St. Helena 

Planning Commission 

Regular Meeting 

Tuesday, October 16, 2018 @ 6:00 PM 

Vintage Hall Board Room - Second Floor 

465 Main Street, St. Helena 

 

PLEASE NOTE: Any person who wishes to speak regarding an item on the agenda or make a 
comment under the "Oral Communication" portion of the agenda may do so, but please 
observe the time limit of four minutes.  

Page 
 
1. PLEDGE OF ALLEGIANCE  
 
2. CALL TO ORDER AND ROLL CALL 

Chairperson: Lester Hardy 

Vice Chair: David Knudsen 

Commissioners: Bobbi Monnette and John Ponte 

City staff present at the meeting will be noted in the minutes. 

 

 
3. PUBLIC FORUM: 

This is an opportunity for the public to address the Commission on items of 
interest to the public that are NOT listed on t he agenda. Because of 
restrictions imposed by the Brown Act, the Commission may not engage in 
discussion nor take action on matters not described on the agenda. Please 
observe the time limit of four minutes.  

 

 
4. CONSENT ITEMS 

Members of the Commission or the public may ask that any items be 
considered individually for purposes of considering alternative action, for 
extended discussion, or for public comment. Unless that is done, one motion 
may be used to adopt all recommended actions. (Roll Call Vote) 

 

 
 4.1. Approval of Minutes: October 2, 2018  

Commission Minutes 10-02-18 

5 - 9 

 
5. PUBLIC HEARINGS  
 
 5.1. Request by Brian Moore on behalf of Verizon Wireless for adoption of a 

resolution granting use permit and design review approval in order to 
place a 12 foot high addition on an existing PG&E tower to 
accommodate 6 new panel antennas and associated equipment on the 
property located near the 1600 block of Grayson Avenue in the A-20 
zoning district. 

 

CEQA Determination: The project is exempt from the requirements of 
CEQA pursuant to Section 15301 and 15303. 

Prepared By: Aaron Hecock, Senior Planner 

Recommendation: 

For the reasons described above, staff recommends that the Planning 
Commission: 

  

1. Determine that the project is exempt from the requirements of 

11 - 94 
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CEQA pursuant to Section 15301 and 15303; and 
2. Consider the required findings enumerated in SHMC Sections 

17.164.030 and 17.168.050 and adopt a resolution to approve, 
modify or deny a use permit and design review for the proposed 
addition of wireless antennas on the existing PG&E tower 
located near the 1600 block of Grayson Avenue.  

Staff Report - 1600 block of Grayson Ave. 
 
6. SCHEDULED MATTERS  
 
7. DEPARTMENT REPORTS 

This is an opportunity for staff to report on or update the Commission on any 
relevant matters. 

 

 
8. AGENDA FORCAST 

Below is a a link to a list of pending and upcoming projects which may be of 
interest to the community. 

 

This is also an opportunity for the Commission as a whole to request items be 
placed on future agendas for discussion. These items should be consistent 
with, and work to implement adopted Council Goals. 

 

A list of all current planning projects is available on our city website in the link 
below: 

http://www.cityofsthelena.org/projects?term_node_tid_depth=21 

 

Please contact the assigned project Planner for additional questions. 

 

 
9. ADJOURNMENT 

The next Regular Planning Commission meeting is scheduled for November 
6, 2018, at 6:00 p.m. in the Vintage Hall Board Room located at 465 Main 
Street.  

  

This agenda was posted at City Hall, 1480 Main Street, and at Vintage Hall, 
465 Main Street, St. Helena, California on October 5, 2018. 

  

 
 Noah  Housh, Planning Director 

  

Appeal. A person who is dissatisfied with a decision of the Planning 
Commission may appeal that decision to the City Council pursuant to 
Municipal Code Section 17.08.180, Appeal procedure. Actions of the 
Planning Commission will be listed on the City Council agenda the following 
Tuesday to give the City Council opportunity to review the Planning 
Commission’s decision. Absent of an appeal by the City Council or by a 
citizen, the appeal period will terminate two weeks after the Planning 
Commission hearing. 

  

Special Assistance for the Disabled. In compliance with the Americans 
with Disabilities Act, if you need special assistance to participate in this 
meeting, please call the City Clerk’s Office (707) 967-2792. Notification 48 
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hours prior to the meeting will enable City to make reasonable arrangements 
to ensure accessibility to this meeting (28 CFR35.102-35.104 ADA Title II). 
However, City staff will attempt to assist at any time with accessibility. The 
City Clerk has equipment to assist those with a hearing impairment.  

 

  
 
  PUBLIC TESTIMONY PROCEDURES 

Pursuant to the Government Code Section 54954.3, the public may address 
the Commission on each agenda item during the Commission’s consideration 
of that item. Each speaker has the option to state his or her name for the 
record before testifying. Depending on the number of speakers or the interest 
of the item, the Planning Commission Chairman may also restrict, at his/her 
discretion, the speaker’s time to three minutes. The 

Chairman may also restrict public comments if they become irrelevant to the 
agenda item or repetitious of prior comments. All persons interested may 
appear and be heard or submit written statements prior to the Planning 
Commission meeting. Please note that if you challenge the City’s decision on 
any of these matters in court, you may be limited to raising only those issues 
you or someone else raised at the meeting or in written correspondence 
delivered to the City at, or prior to, the meeting. 

 

 
  CHALLENGING DECISIONS OF CITY ENTITIES 

The time limit within which to commence any lawsuit or legal challenge to any 
quasi-adjudicative decision made by the City of St. Helena is governed by 
Section 1094.6 of the Code of Civil Procedure, unless a shorter limitation 
period is specified by any other provision, including without limitation 
Government Code section 65009 applicable to many land use and zoning 
decisions, Government Code section 66499.37 applicable to the Subdivision 
Map Act, and Public Resources Code section 21167 applicable to the 
California Environmental Quality Act (CEQA). Under Section 1094.6, any 
lawsuit or legal challenge to any quasi-adjudicative decision made by the City 
must be filed no later than the 90th day following the date on which such 
decision becomes final. Any lawsuit or legal challenge, which is not filed within 
that 90-day period, will be barred. Government Code section 65009 and 
66499.37, and Public Resources Code section 21167, impose shorter 
limitations periods and requirements, including timely service in addition to 
filing. 

 

If a person wishes to challenge the above actions in court, they may be limited 
to raising only those issues they or someone else raised at the meeting 
described in this notice, or in written correspondence delivered to the City of 
St. Helena, at or prior to the meeting. In addition, judicial challenge may be 
limited or barred where the interested party has not sought and exhausted all 
available administrative remedies. 

 

 
  SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE 

AGENDA 

Any supplemental writings or documents distributed to a majority of the 
Planning Commission regarding any item on this Agenda, after the posting of 
the Agenda, will be available for public review in the Planning Department’s 
Office located at 1480 Main Street, St. Helena, California, during normal 
business hours. In addition, such writings or documents will be made available 
on the City’s web site at http://cityofsthelena.org and will be available for public 
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MINUTES
City of St. Helena

Planning Commission Meeting
Tuesday, October 2, 2018 @ 6:00 PM

Vintage Hall Board Room - Second Floor
465 Main Street, St. Helena

 

 A complete video recording of this meeting, except for closed session, can be found at 
https://sthelena.civicweb.net/Portal/ or by calling the City Clerk at (707) 967-2792. The City Council 
video is the official record of the Council meeting.
 
Present: Chair Lester Hardy, Vice Chair David Knudsen, Commissioner Bobbi Monnette, 

and Commissioner John Ponte 
Absent: None 
Staff Present:  Noah Housh, Planning & Community Improvement Director and Xinia Gamero, 

Administrative Assistant 

1. PLEDGE OF ALLEGIANCE

2. CALL TO ORDER AND ROLL CALL

3. PUBLIC FORUM:

No public comment received.

4. CONSENT ITEMS

Commissioner Monnette pulled item 4.2 on the Consent Calendar. 

4.1 Approval of Minutes: September 18, 2018

4.2 Request for Design Review Exemption to allow the construction of a 500 
square foot carport trellis and two appurtenant 110 square foot storage areas 
(with a maximum height of approximately 10-feet) at 890 Fulton Lane in the A-
20 zoning district.
Recommendation:
It is recommended by the Planning and Community Improvement Department 
that the Planning Commission:
 
1. Find that the proposed project is exempt from the requirements of CEQA as 
a Class 3 Categorical Exemption under CEQA Section 15303; and
2. Adopt a resolution to approve a Design Review Exemption to allow the 
proposed construction of a 500 square foot carport trellis and two appurtenant 
110 square foot storage areas (with a maximum height of approximately 10-
feet) at 890 Fulton Lane in the A-20 zoning district.

Agenda Item #4.1.
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Planning and Community Improvement Director Noah Housh reported on the 
item.
 
No public comment received.
 
Chair Hardy re-opened public comment.
 
Applicant, Rees Purcell addressed the Planning Commission.
 
Chair Hardy closed public comment.
 
Commissioner John Ponte moved to continue item to a date certain of October 
16, 2018.  The motion was seconded by Vice-Chair David Knudsen and on roll 
call carried by the following vote:

AYES: Lester Hardy, David Knudsen, Bobbi Monnette, and John Ponte
NOES: None
ABSENT: None
ABSTAIN: None
RECUSE: None

4.1 Approval of Minutes: September 18, 2018

Commissioner John Ponte moved to approve the minutes of September 18, 
2018.  The motion was seconded by Commissioner Bobbi Monnette and on roll 
call carried by the following vote:

AYES: Lester Hardy, David Knudsen, Bobbi Monnette, and John Ponte
NOES: None
ABSENT: None
ABSTAIN: None
RECUSE: None

5. PUBLIC HEARINGS
5.1 Request by Tomoko Simons for a Use Permit to establish an aesthetician 

business in an existing tenant spaces located at 1119 Hunt Avenue, Ste. B, in 
the CB: Central Business district.

CEQA Determination: Exempt from the requirements of CEQA pursuant to 
Section 15301, Class 1, which exempts the operation, leasing, or minor 
alteration of existing facilities.
Prepared By: Lilly Bianco, Contract Planner
Recommendation:
Staff recommends that the Planning Commission:
1.Determine that the project is exempt from the requirements of CEQA 
pursuant to Section 15301, Class 1, which exempts the operation, leasing, or 
minor alteration of existing facilities; and
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2. Accept the required findings and approve a Use Permit for a new 
aesthetician business at 1119 Hunt Avenue, Suite B.

Planning and Community Improvement Director Noah Housh reported on the 
item.
 
Chair Hardy opened public comment.
 
Applicant, Tomoko Simons addressed the Commission.
 
Chair Hardy closed public comment.
 
Vice-Chair David Knudsen moved to approve staff recommendation.  The 
motion was seconded by Commissioner John Ponte and on roll call carried by 
the following vote:

AYES: Lester Hardy, David Knudsen, Bobbi Monnette, and John Ponte
NOES: None
ABSENT: None
ABSTAIN: None
RECUSE: None

5.2 Review (and recommendation to the City Council) of an Ordinance amending 
and restating St. Helena Municipal Code (SHMC) Chapter 17.136.050 
Temporary Uses, to create a Temporary Use Permit and an administrative 
review process for such permits, citywide.

CEQA Determination: The proposed Ordinance to amend St. Helena Municipal 
Code Title 17 is exempt from the requirements of CEQA pursuant to Guidelines 
Sections 15301, 15303, and 15304 as Class 1, Class 3 and Class 4 
Categorical Exemptions in that these modifications create an administrative 
process for the temporary use, conversion or minor alteration of existing 
properties, which may include the construction, modification or conversion of 
“Small Structures” as defined in the statute, however only for temporary and 
set periods of time for the use of the land; that the proposed text amendments 
are consistent with the environmental impact analysis of the 1993 General Plan 
and Zoning Code EIR, given their intent to facilitate operation of temporary 
activities at existing facilities, and that the proposed changes are exempt from 
the requirements of CEQA, under Section 15061(b)(3) in that it can be seen 
with certainty that there is no possibility that the activity in question may have a 
significant effect on the environment, and therefore, the activity is not subject to 
CEQA.
Prepared By: Noah Housh, Planning & Community Improvement Director
Recommendation:
It is recommended by the Planning and Community Improvement Department 
that the Planning Commission:
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1. Find that the proposed Ordinance to amend St. Helena Municipal Code Title 
17 is exempt from the requirements of CEQA pursuant to Guidelines Sections 
15301, 15303, and 15304 as Class 1, Class 3 and Class 4 Categorical 
Exemptions in that these modifications create an administrative process for the 
temporary use, conversion or minor alteration of existing properties, which may 
include the construction, modification or conversion of “Small Structures” as 
defined in the statute, however only for temporary and set periods of time for 
the use of the land; that the proposed text amendments are consistent with the 
environmental impact analysis of the 1993 General Plan and Zoning Code EIR, 
given their intent to facilitate operation of temporary activities at existing 
facilities, and that the proposed changes are exempt from the requirements of 
CEQA, under Section 15061(b)(3) in that it can be seen with certainty that 
there is no possibility that the activity in question may have a significant effect 
on the environment, and therefore, the activity is not subject to CEQA; and
 
2. Review, comment on and make a recommendation to the City Council on 
the proposed Ordinance making changes to Chapter 17.136.050 of the St. 
Helena Municipal Code.  

Planning and Community Improvement Director Noah Housh provided a 
presentation to the Planning Commission.
 
No public comment received.
 
Commissioner John Ponte moved to approve staff recommendation and 
forward the proposed amendments to the City Council for approval.  The 
motion was seconded by Commissioner Bobbi Monnette and on roll call carried 
by the following vote:

AYES: Lester Hardy, David Knudsen, Bobbi Monnette, and John Ponte
NOES: None
ABSENT: None
ABSTAIN: None
RECUSE: None

6. SCHEDULED MATTERS
6.1 None

7. DEPARTMENT REPORTS 

Planning Director Noah Housh reported on the item.

8. AGENDA FORCAST

Agenda Item #4.1.
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9. ADJOURNMENT

Chair Hardy adjourned the meeting at 8:15 P.M.

The October 2, 2018 minutes were amended and approved at the ____________ 
Planning Commission meeting. 

APPROVED:

______________________________
Lester Hardy, Planning Commission Chair

ATTEST:

_________________________
Noah Housh, Planning and Community 
Improvement Director

Agenda Item #4.1.
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PLANNING COMMISSION REPORT 

Planning Commission Meeting of  October 16, 2018 

 

 

 

AGENDA SECTION: Public Hearing 

 

FILE NUMBER: PL18-005 

 

SUBJECT: Request by Brian Moore on behalf of Verizon Wireless for adoption of a 
resolution granting use permit and design review approval in order to place a 12 foot 
high addition on an existing PG&E tower to accommodate 6 new panel antennas and 
associated equipment on the property located near the 1600 block of Grayson Avenue 
in the A-20 zoning district. 

 

PREPARED BY: Aaron Hecock, Senior Planner 

 

REVIEWED BY: Noah Housh, Planning & Community Improvement Director 

 

APPROVED BY: Noah Housh, Planning & Community Improvement Director 

 

 

APPLICATION FILED:01/11/18 ACCEPTED AS COMPLETE:06/06/18 

 

LOCATION OF PROPERTY: 1600 Block Grayson Avenue 

 

APN: 009-280-041 

 

GENERAL PLAN/ZONING: Agriculture (AG) / Twenty-Acre Agriculture (A-20) 

 

APPLICANT: Verizon Wireless PHONE: (510) 480-5574 

 

BACKGROUND 

This application was originally presented at the June 19, 2018 meeting of the City of St. 
Helena Planning Commission where it was continued to a date certain (July 3, 2018) in 
order for the applicant and City to come to agreement on the wording of several 
conditions of approval. Additionally, the Planning Commission expressed a desire for 
alternative antenna designs to lessen the aesthetic impact of the tower addition. At the 
July 3, 2018 Planning Commission meeting a public hearing was opened where no one 
commented on the project and the item was again continued at the applicant's request 
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to a date certain (July 19, 2018). At the publicly noticed July 19, 2018 Planning 
Commission meeting, a public hearing was opened where one member of the public 
spoke in support of the proposed project due to existing coverage dead zones and the 
need for immediate information and alerts in situations like the 2017 wildfires. 
Subsequently, this item has been continued several other times in order for the 
applicant and City to address aesthetic and process issues. This meeting (October 16, 
2018) was duly noticed in the newspaper and to all neighbors within 500 feet. 

  

As a result of aesthetic concerns voiced by neighbors and the Planning Commission, 
the applicant considered alternative design solutions including lowering the antennas 
and moving antennas from the corners of the extensions to the middle portions of the 
extensions, however they consider these options unviable as they would not achieve 
the desired coverage objective and would become even more noticeable according to 
the applicant. Alternatively, the applicant is proposing to install 3M concealment film on 
the antennas (see attached spec sheet for more information on the film). According to 
the applicant, the concealment film mirrors its surroundings, in this case the sky, 
thereby making the antennas "virtually invisible". 

  

As discussed at a previous meeting, the filing of an initial application for a new Wireless 
Communications Facility (WCF) commences a 150-day deadline for the City to make a 
decision whether to grant the application. If the City fails to rule on an application within 
this period of time, and the provider has served the requisite public notices and notified 
the agency that the timeline has passed, the application will be deemed approved. As 
such, the City and Verizon Wireless have entered into a second tolling agreement 
thereby “pausing” the shot-clock until November 30, 2018 (the original tolling agreement 
expired on October 1, 2018). 

  

It should also be noted that a series of 80+ feet tall PG&E lattice towers traverse the 
City of St. Helena in an east/west direction. The property on which the existing lattice 
tower is located is approximately 11.27 acres and is currently planted with vineyards. 
Furthermore, the City has no standalone telecommunications ordinance, therefore the 
City is utilizing existing relevant code sections and Federal law to analyze the project 
(discussed below). 

 

PROJECT DESCRIPTION 

The applicant wishes to install a 12 foot extension on an existing 83’1” PG&E lattice 
tower in order to accommodate 6 new wireless panel antennas and associated 
equipment including remote radio units (RRUS), raycaps (surge protection), cables, etc. 
The antennas would be wrapped in a 3M concealment film in order to reduce their 
visual impact. The proposed project includes a 13’ x 13’ concrete pad that would be 
enclosed with a 6’ high wood fence in order to house equipment cabinets, meters, a 
transformer and possibly an emergency generator (if approved by PG&E). This 169 
square foot area would be located within the footprint of the existing lattice tower 
(essentially directly underneath the tower itself). 
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Primary access to the site would be from existing access roads via Grayson Avenue. 
The site can also be reached by several vineyard maintenance roads that connect to 
Charter Oak Avenue. 

 

ANALYSIS 

Federal Communications Commission (FCC) 

Communication Act Section 332(C)(7) - Regulatory Treatment of Mobile Services 

Preservation of Local Zoning Authority 

  

(A) General authority 

Except as provided in this paragraph, nothing in this chapter shall limit or affect the 
authority of a State or local government or instrumentality thereof over decisions 
regarding the placement, construction, and modification of personal wireless service 
facilities. 

  

(B) Limitations 

(i) The regulation of the placement, construction, and modification of personal 
wireless service facilities by any State or local government or instrumentality thereof: 

(I) shall not unreasonably discriminate among providers of functionally 
equivalent services; and 

(II) shall not prohibit or have the effect of prohibiting the provision of personal 
wireless services. 

(ii) A State or local government or instrumentality thereof shall act on any request for 
authorization to place, construct, or modify personal wireless service facilities within 
a reasonable period of time after the request is duly filed with such government or 
instrumentality, taking into account the nature and scope of such request. 

(iii) Any decision by a State or local government or instrumentality thereof to deny a 
request to place, construct, or modify personal wireless service facilities shall be in 
writing and supported by substantial evidence contained in a written record. 

(iv) No State or local government or instrumentality thereof may regulate the 
placement, construction, and modification of personal wireless service facilities on 
the basis of the environmental effects of radio frequency emissions to the extent that 
such facilities comply with the Commission’s regulations concerning such emissions. 

(v) Any person adversely affected by any final action or failure to act by a State or 
local government or any instrumentality thereof that is inconsistent with this 
subparagraph may, within 30 days after such action or failure to act, commence an 
action in any court of competent jurisdiction. The court shall hear and decide such 
action on an expedited basis. Any person adversely affected by an act or failure to 
act by a State or local government or any instrumentality thereof that is inconsistent 
with clause (iv) may petition the Commission for relief. 

  

(C) Definitions for purposes of this paragraph: 

(i) the term “personal wireless services” means commercial mobile services, 
unlicensed wireless services, and common carrier wireless exchange access 
services; 
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(ii) the term “personal wireless service facilities” means facilities for the provision of 
personal wireless services; and 

(iii) the term “unlicensed wireless service” means the offering of telecommunications 
services using duly authorized devices which do not require individual licenses, but 
does not mean the provision of direct-to-home satellite services (as defined in 
section 303(v) of this title). 

  

Staff Response: As noted above, Section 332(C)(7) of the Communications Act 
preserves state and local authority over zoning and land use decisions for personal 
wireless service facilities, but sets forth specific limitations on that authority. Specifically, 
a state or local government may not unreasonably discriminate among providers of 
functionally equivalent services, may not regulate in a manner that prohibits or has the 
effect of prohibiting the provision of personal wireless services, must act on applications 
within a reasonable period of time, and must make any denial of an application in writing 
supported by substantial evidence in a written record. The statute also preempts local 
decisions premised directly or indirectly on the environmental effects of radio frequency 
(RF) emissions, assuming that the provider is in compliance with the Commission's RF 
rules. Allegations that a state or local government has acted inconsistently with Section 
332(C)(7) are to be resolved exclusively by the courts.  

  

The 9th Circuit has acknowledged that the Act itself does not provide the legal basis for 
denial, the authority for denial must be found in the local agency’s laws (MetroPCS, Inc. 
v. City of San Francisco, 400 F.3d 715, 723-724 (9th Cir. 2005). Thus, if the municipal 
code allows for consideration and denial of an application based on factors such as 
aesthetic impacts, views, or specific goals, aesthetics, height, etc., then there may be 
grounds for denying the application but the record must provide substantial evidence for 
the denial through clear findings supported by evidence in the record and/or testimony. 

  

With respect to prohibiting or effectively prohibiting the provision of personal wireless 
services, if the applicant can show that the proposed cell tower would fill a significant 
gap in the applicant’s cell coverage and that the proposed wireless facility is the least 
intrusive means of filling that significant gap in coverage, then the local government 
must allow the wireless facility under the Act (MetroPCS v. San Francisco (9th Cir. 
2005) 400 F.3d 715.). 

  

CEQA 

The project is exempt from the requirements of CEQA pursuant to Section 15301 which 
exempts the operation, permitting, leasing, licensing or minor alteration of existing 
public or private structures including minor additions to existing structures and Section 
15303 which exempts the new construction or conversion of small structures. 

  

GENERAL PLAN 

The subject property exhibits a General Plan Land Use designation of Agriculture 
(AG).The AG designation provides for agricultural uses, wineries, single-family 
residences, and public and quasi-public uses. The AG designation is applied to 
extensive areas of the valley floor that surround the urban core area. With the exception 
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of those hillside areas designated Woodlands and Watershed (WW), all lands outside 
the Urban Limit Line are designated AG regardless of their actual size or actual use. 
General Plan Policies applicable to the proposed project include the following: 

  

• 2.6.1 - New development should be required to occur in a logical and orderly 
manner within well-defined boundaries, and be consistent with the ability to 
provide urban services. 

• 4.3.4 - Strengthen community identity by appropriate building design, size, and 
site landscaping. 

• 4.6.1 - Retain key undeveloped open space areas where views to the vineyard or 
hills can be maintained. Require that these areas by planted in vines or other low 
vegetation. 

  

Staff Response: Staff has concluded that the proposed project is consistent with the 
General Plan policies listed above in that in that the antennas would be located on an 
existing PG&E tower in an area designated for agricultural uses, is above the visual 
plane of most viewers and does not expand on the foot print of the existing development 
or otherwise impact the agricultural use or plantings. 

  

ZONING 

Consistent with the Agricultural Land Use Designation, the site exhibits a zoning 
designation of Twenty-Acre Agriculture (A-20).The A-20 designation provides for 
agricultural and residential uses. With the exception of those hillside areas designated 
woodlands and watershed, and wineries designated winery, all lands outside the urban 
limit line are designated A-20 regardless of their size or use. The purpose of the A-20 
district is to promote and implement the policies of the general plan to preserve 
agricultural land uses and provide for future orderly development as the urban limit line 
is adjusted to accommodate urban growth. This district restricts the density of 
residential use and stipulates the location and area of residential development to 
promote preservation of agricultural land use and reduce impacts to the provision of 
infrastructure as the urban area of the city expands. 

  
As noted above, the City has no standalone telecommunications ordinance, and while the existing PG&E 
lattice tower is not subject to city land use authority, SHMC §17.112.080(B) requires use permit approval 
in order to exceed height limitations for the following: radio and television transmitting antennas pursuant 
to SHMC §17.136.020; electric power transmission and distribution lines, poles and towers; and other 
buildings and structures which, in the opinion of the Planning Commission, are similar to those types of 
buildings and structures. As the project proposes to add additional height on to an existing electric power 
transmission tower in order to add wireless antennas, it can be argued that the proposed project fits into 
each of the categories listed as requiring a use permit. It should also be noted, SHMC §17.136.020(B)(8) 
states that "No antenna shall be allowed directly under power lines and shall maintain at least ten (10) 
feet of horizontal clearance from the power lines"; which could limit design alternatives when placing an 
antenna on an existing tower. 

  

In addition, SHMC §17.164.050 (design review applicability) states that design review 
applies to “(A)any new building or structure or for exterior addition to, alteration of, or 
modification of any existing structure or building as regulated by each of the established 
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zoning districts”. Therefore, as a proposed modification of existing structure design 
review approval shall be required in addition to a use permit as described above. 

  

Staff Response: In the absence of a telecommunications ordinance, evaluation of the 
proposed project is reliant on SHMC §17.112.080(B), §17.136.020 and §17.164.050 
within the limitations set by Federal Law. Under Federal law (the Telecommunications 
Act of 1996 and controlling Ninth Circuit cases), once an applicant has shown both that 
(a) a significant gap in coverage exists and (b) the proposed installation will be the least 
intrusive means of filling that gap, then the City must approve the proposed installation 
through its normal processes.  In defining the “least intrusive means,” the Ninth Circuit 
has ruled that the manner is the least intrusive on the community values sought to be 
protected by a potential denial. Here, given that the installation would be mounted on a 
PG&E tower and segregated from residential and commercial uses, the primary 
community value sought to be protected is the aesthetic value associated with the 
viewshed in the area.   

  

The applicant has revised the proposed project to respond to the aesthetic concerns 
associated with its earlier submittals, and given the location of the coverage gap it 
appears that the proposed installation in its current form is now the least intrusive 
means of filling that significant gap.  While the City does not have direct land use 
authority over the placement of or construction of PG&E towers, the City does have the 
power under Municipal Code §17.112.080 to authorize an electric power transmission 
tower to exceed normal height limitations and under §17.164.050 to consider design 
related concerns. This authority is important for situations such as this one, where the 
height exceedance is required not because of the power transmission activity but 
because of the placement of another facility on the tower. The permit application before 
the Commission, then, represents the City using its normal processes to permit the 
applicant to fill an existing coverage gap through the least intrusive means (as stated by 
the applicant). 

  

USE PERMIT 

The purpose of a use permit is to allow the proper integration in the City of essential or 
desirable uses which may be suitable only in certain locations or zoning districts, or to 
ensure that such uses are designed or arranged on the site in a particular manner. In its 
review of applications for use permits, the Planning Commission shall evaluate each 
proposed use in order to consider its impact on the city. Pursuant to Municipal Code 
Section 17.168 050, no use permit shall be granted unless the following findings can be 
made: 

1. That the proposed use would not generate odors, fumes, dust, light, glare, 
radiation or refuse that would be injurious to surrounding uses or to the 
community.  

2. That the proposed use would not generate levels of noise that adversely affect 
the health, safety, or welfare of neighboring properties or uses. 

3. That the proposed use would not generate traffic noise in excess of the "normally 
acceptable" range identified in the General Plan. 
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4. That the proposed use would not make excessive demands on the provision of 
public services including water supply, sewer capacity, energy supply, 
communication facilities, police protection, and fire protection. 

5. That the proposed use would provide adequate ingress and egress to and from 
the proposed location. 

6. That allowing the proposed use would not conflict with the City's goal of 
maintaining the economic viability of a local serving economy. 

7. That the proposed use would be compatible with surrounding land uses and 
would not conflict with the purpose established for the district within which it 
would be located. 

8. That the proposed use would not be in conflict with the City's General Plan. 
9. That the proposed use would not be injurious to public health, safety, or welfare. 
10. That granting the use permit would not set a precedent for the approval of similar 

uses whose incremental effect would be detrimental to the City or would be in 
conflict with the General Plan. 

11. That, as demonstrated on a detailed plan submitted by the applicant, adequate 
off-street parking to accommodate the long term parking needs of employees 
and business owners and customers is available. 

12. That the capacity of surrounding streets is adequate to serve the automobile and 
delivery truck traffic generated by the proposed use. 

  

Staff Response:The proposed addition of wireless antennas on the existing lattice tower 
would represent a minimal change in use from what currently exists and would result in 
relatively minor impacts associated with this change in use. The location, height, and 
distance of the antennas reduce their overall visibility to the general public. Co-locating 
the wireless antennas on an existing PG&E tower in a predominately agricultural area 
prevents the need of erecting antennas in neighborhoods or adjacent Main Street. 
Furthermore, additional wireless antennas on the valley floor will increase 
communication capabilities which could be advantageous in the event of a natural 
disaster. For these reasons, staff believes that the proposed project is consistent with 
the required use permit findings listed above. 

  

  

DESIGN REVIEW 

The purpose of design review is to, among other things, promote the qualities that bring 
value to the community and foster attractiveness and functional utility of the community 
as a place to live and work. Pursuant to Municipal Code Section 17.164.030, the 
following design criteria should be considered by the Planning Commission in review of 
this application:   

  

1.   Consistency and compatibility with applicable elements of the general plan; 

2.   Compatibility of design with the immediate environment of the site; 

3.   Relationship of the design to the site; 

4.   Determination that the design is compatible in areas considered by the board 
as having a unified design or historical character; 
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5.   Whether the design promotes harmonious transition in scale and character in 
areas between different designated land uses; 

6.   Compatibility with future construction both on and off the site; 

7.   Whether the architectural design of structures and their materials and colors 
are appropriate to the function of the project; 

8.   Whether the planning and siting of the various functions and buildings on the 
site create an internal sense of order and provide a desirable environment for 
occupants, visitors and the general community; 

9.   Whether the amount and arrangement of open space and landscaping are 
appropriate to the design and the function of the structures; 

10.Whether sufficient ancillary functions are provided to support the main 
functions of the project and whether they are compatible with the project’s design 
concept; 

11.Whether access to the property and circulation systems are safe and 
convenient for pedestrians, cyclists and vehicles; 

12.Whether natural features are appropriately preserved and integrated with the 
project; 

13.Whether the materials, textures, colors and details of construction are an 
appropriate expression of its design concept and function and whether they are 
compatible with the adjacent and neighboring structure and functions; 

14.In areas considered by the board as having a unified design character or 
historical character, whether the design is compatible with such character; 

15.Whether the landscape design concept for the site, as shown by the 
relationship of plant masses, open space, scale, plant forms and foliage textures 
and colors create a desirable and functional environment and whether the 
landscape concept depicts an appropriate unity with the various buildings on the 
site; 

16.Whether plant material is suitable and adaptable to the site, capable of being 
properly maintained on the site, and is of a variety which is suitable to the climate 
of St. Helena; 

17. Whether sustainability and climate protection are promoted through the use of 
green building practices such as appropriate site/architectural design, use of 
green building materials, energy efficient systems and water efficient landscape 
materials. 

  

Staff Response: The applicant has demonstrated that the proposed antennas will help 
fill a coverage need and the placement of antennas on an existing tower is far less 
intrusive and disruptive than erecting a new tower somewhere else in town. The 
proposed addition of wireless antennas on the existing lattice tower would be a minimal 
visual change as the site in largely agricultural area where existing lattice towers are 
part of the existing visual character. Additionally, the location, height, and distance of 
the antennas reduce their overall visibility. Co-locating the wireless antennas on an 
existing PG&E tower in a predominately agricultural area is a better design alternative to 
erecting antennas in neighborhoods and/or adjacent Main Street. Furthermore, 
additional wireless antennas on the valley floor will increase communication capabilities 
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which could be advantageous in the event of a natural disaster.For these reasons, staff 
believes that the proposed project may be consistent with the required design review 
findings listed above. 

  

HISTORIC RESOURCES 

The existing PG&E tower is not listed on the City’s Historic Resources Master List nor is 
the property located in one of the City’s three historic districts as described in the 1993 
General Plan. 

  

Staff Response: For the reasons stated above, construction associated with the 
proposed project will not detract from or be incompatible with existing historic districts or 
structures. 

 

ISSUES 

With respect to radio frequency emissions, a local government may not consider the 
environmental effects of those emissions in making its decision (see AT&T Wireless v. 
City of Carlsbad (S.D. Cal. 2003) 308 F.Supp.2d 1148). This means that a local 
government cannot base its decision on the direct environmental effects of radio 
frequency emissions, or on any indirect effects radio frequency emissions may cause.  
Indirect effects include any effects radio frequency emissions may have on property 
values or public health. While the city may undoubtedly hear residents’ concerns over 
the health effects of RF emissions, such concerns do not constitute a legitimate basis to 
deny an application. The attached RF report notes that the proposed antennas would 
have an RF exposure level at approximately 1% of the applicable public exposure limit. 

  

Also, as previously noted, the City and Verizon Wireless have entering into a Tolling 
Agreement thereby “pausing” the FCC shot-clock until November 30, 2018. If the City 
fails to rule on this application by that date, and the provider has served the requisite 
public notices and notified the agency that the timeline has passed, the application will 
be deemed approved. 

 

CORRESPONDENCE 

Staff received four (4) comment letters related to this application (3 are from 1 
individual) that are attached to the end of this report. One commenter expresses 
general concern about height, visual mass, and potential radiation exposure. The 
second commenter requests that any additional antennas be reviewed (this would be 
required) and that obsolete/unused antennas be removed. A condition of approval has 
been added requiring that obsolete and/or unused antennas be removed within 60 days. 

 

STAFF RECOMMENDATION 

For the reasons described above, staff recommends that the Planning Commission: 

  

1. Determine that the project is exempt from the requirements of CEQA pursuant to 
Section 15301 and 15303; and 
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2. Consider the required findings enumerated in SHMC Sections 17.164.030 and 
17.168.050 and adopt a resolution to approve, modify or deny a use permit and 
design review for the proposed addition of wireless antennas on the existing 
PG&E tower located near the 1600 block of Grayson Avenue. 

 

ATTACHMENTS 

Resolution of Approval 

APN Map 

Applicant Package 7.27.18 

Applicant's Use Permit Statement 

Plan Set 7.27.18 

RF Report 

Public Comments 
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1600 Block Grayson Avenue
Use Permit & Design Review - Approval

October 16, 2018

CITY OF ST. HELENA PLANNING COMMISSION 
RESOLUTION NO.

GRANTING USE PERMIT AND DESIGN REVIEW APPROVAL TO 
1600 BLOCK GRAYSON AVENUE (File No. PL18-005)

PROPERTY OWNER: Pacific Gas & Electric (PG&E) APN: 009-280-041

Recitals
1. On January 11, 2018 Brian Moore on behalf of Verizon Wireless submitted an 

application for design review approval in order to place a 12 foot high addition on an 
existing PG&E tower to accommodate 6 new panel antennas and associated 
equipment on the property located near the 1600 block of Grayson Avenue in the A-
20 zoning district;

2. A Notice of Application was sent to all residents and property owners within 500 feet of 
the subject parcel on February 2, 2018 informing them of the design review application 
and notifying them that they may submit written comments on the application;

3. A public notice was published in the Napa Valley Register and mailed to residents and 
occupants within 300 feet of the project site in compliance with state and local law for 
the public hearings held on June 19, 2018; July 19, 2018; September 4, 2018 and 
October 16, 2018;

4. The Planning Commission of the City of St. Helena, State of California, considered the 
project, staff report, and all testimony, written and spoken, at a duly noticed public 
hearing on June 19, 2018 where the item was continued to a date certain (July 3, 
2018); on July 3, 2018 the item was again continued to a date certain (July 17, 2018); 
on July 17, 2018 the item was continued to a date uncertain; at a duly noticed public 
hearing on September 4, 2018 the item was continued to a date certain (September 
18, 2018); on September 18, 2018 the item was again continued to a date uncertain. 

5. On July 10, 2018, the City of St. Helena and Verizon Wireless entered into a Tolling 
Agreement extending the FCC shot clock to October 1, 2018.

6. On September 5, 2018, the City of St. Helena and Verizon Wireless entered into a 
Tolling Agreement extending the FCC shot clock to November 30, 2018.

7. On October 1, 2018 the applicant filed the requisite application for a Use Permit.
8. The Planning Commission of the City of St. Helena, State of California, considered the 

project, staff report, and all testimony, written and spoken, at a duly noticed public 
hearing on October 16, 2018 where they formally voted to adopt a resolution to grant 
design review approval as requested by Verizon Wireless; and

9. Now, therefore let it be found that, the Planning Commission approves the Use Permit 
and Design Review permit and authorizes the modifications contained in said plans 
based on the findings below and subject to the conditions of approval enumerated 
herein.
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Resolution
A. In making the findings in this Resolution, the Planning Commission relied upon and 

hereby incorporates by reference all of the documents referenced in this Resolution 
and the associated staff reports, City files for this matter, correspondence, 
presentations and other materials.

B. The Planning Commission hereby finds that the project is exempt from the 
requirements of CEQA pursuant to Section 15301 which exempts the operation, 
permitting, leasing, licensing or minor alteration of existing public or private 
structures including minor additions to existing structures and Section 15303 which 
exempts the new construction or conversion of small structures.

C. In accordance with Municipal Code Section 17.168.050, the Planning Commission 
makes the following use permit findings to support the motion to approve the use 
permit:
1. That the proposed use would not generate odors, fumes, dust, light, glare, radiation 

or refuse that would be injurious to surrounding uses or to the community in that 
the project is the addition of wireless antennas on an existing lattice tower in an 
area designated for agricultural uses and the proposed antennas would have an 
RF exposure level at approximately 1% of the applicable public exposure limit.

2. That the proposed use would not generate levels of noise that adversely affect the 
health, safety, or welfare of neighboring properties or uses in that the addition of 
wireless antennas on an existing lattice tower is not anticipated to generate 
increases in noise, traffic or other external activities on-site.

3. That the proposed use would not generate traffic noise in excess of the "normally 
acceptable" range identified in the General Plan as the addition of wireless 
antennas on an existing lattice tower will not generate additional traffic noise. 

4. That the proposed use would not make excessive demands on the provision of 
public services including water supply, sewer capacity, energy supply, 
communication facilities, police protection, and fire protection given that the project 
consists of the addition of wireless antennas on an existing lattice tower.

5. That the proposed use would provide adequate ingress and egress to and from the 
proposed location as ingress and egress would not change due to the addition of 
antennas on the existing lattice tower.

6. That allowing the proposed use would not conflict with the City's goal of 
maintaining the economic viability of a local serving economy in that the proposed 
antennas would provide greater and more reliable communication capabilities.

7. That the proposed use would be compatible with surrounding land uses and would 
not conflict with the purpose established for the district within which it would be 
located as the proposed use would occur on an existing lattice tower in an area 
designated for agricultural uses and no agricultural uses would be affected by the 
addition of wireless antennas on an existing lattice tower. 
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8. That the proposed use would not be in conflict with the City's General Plan in that 
the addition of wireless antennas on an existing lattice tower in an area designated 
for agricultural uses would be minimally visually impactful and could add to the 
City’s communication capabilities in the event of a natural disaster.

9. That the proposed use would not be injurious to public health, safety, or welfare in 
that the project is the addition of wireless antennas on an existing lattice tower in 
an area designated for agricultural uses and the proposed antennas would have an 
RF exposure level at approximately 1% of the applicable public exposure limit.

10.That granting the use permit would not set a precedent for the approval of similar 
uses whose incremental effect would be detrimental to the City or would be in 
conflict with the General Plan in that this use permit only applies to this property 
and to these specific uses; future applications are reviewed on a case-by-case 
basis subject to the constraints of each site and the specific operational 
characteristics proposed with each application.

11.That, as demonstrated on a detailed plan submitted by the applicant, adequate off-
street parking to accommodate the long term parking needs of employees and 
business owners and customers is available in that a parking plan is not required 
nor necessary at the project consists of adding wireless antennas to an existing 
lattice tower in an area designated for agricultural uses and no parking employees, 
owners, or customers is necessary.

12.That the capacity of surrounding streets is adequate to serve the automobile and 
delivery truck traffic generated by the proposed use in that the proposed use will 
occur on an existing lattice tower, will generate very little traffic and can adequately 
be served by existing streets.

D. In accordance with the design review criteria identified in Municipal Code Section 
17.164.030, the Planning Commission finds that the project demonstrates the 
following:  
1. Consistency and compatibility with applicable elements of the general plan in that 

the project consists of constructing wireless antennas on an existing lattice tower 
in an agriculturally zoned area;

2. Compatibility of design with the immediate environment of the site in that the 
proposed addition of wireless antennas on the existing lattice tower would be a 
minimal visual change as the site in largely agricultural area where existing lattice 
towers are part of the existing visual character;

3. Relationship of the design to the site in that the project consists of constructing 
wireless antennas on an existing lattice tower in an agriculturally zoned area;

4. That the design is compatible in areas considered by the board as having a 
unified design or historical character in that the proposed location is not located in 
a historical area nor in an area of with a unified design;

5. That the design promotes harmonious transition in scale and character in areas 
between different designated land uses in that the project is the addition of 
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wireless antennas on an existing lattice tower in an area designated for 
agricultural uses;

6. Compatibility with future construction both on and off the site in that the project 
consists of the addition of wireless antennas on an existing lattice tower in an 
area designated for agricultural uses;

7. That the architectural design of structures and their materials and colors are 
appropriate to the function of the project in that the antennas will be attached to 
an existing lattice tower;

8. That the planning and siting of the various functions and buildings on the site 
create an internal sense of order and provide a desirable environment for 
occupants, visitors and the general community in that the wireless antennas will 
be attached to an existing lattice tower;

9. That the amount and arrangement of open space and landscaping are 
appropriate to the design and the function of the structures in that the addition of 
wireless antennas to the existing lattice tower will not affect any open space or 
landscaping.

10.Whether sufficient ancillary functions are provided to support the main functions 
of the project and whether they are compatible with the project’s design concept 
in that the addition of wireless antennas on an existing lattice tower in an area 
designated for agricultural uses;

11.That access to the property and circulation systems are safe and convenient for 
pedestrians, cyclists and vehicles in that access to the site will remain via 
Grayson Avenue and several other vineyard access roads;

12.That natural features are appropriately preserved and integrated with the project 
in that the addition of wireless antennas to the existing lattice tower will not affect 
any natural features;

13.That the materials, textures, colors and details of construction are an appropriate 
expression of its design concept and function and whether they are compatible 
with the adjacent and neighboring structures and functions in that the wireless 
antennas will be attached to an existing lattice tower;

14. In areas considered by the board as having a unified design character or 
historical character, whether the design is compatible with such character in that 
the proposed location is not located in an historical area nor in an area of with a 
unified design;

15.That if the applicant incorporates a landscape design concept for the site, then 
the relationship of plant masses, open space, scale, plant forms and foliage 
textures and colors should create a desirable and functional environment and 
demonstrate that the landscape concept depicts an appropriate unity with the 
various buildings on the site;

16.That if the applicant incorporates a landscape design concept for the site, plant 
material used is suitable and adaptable to the site, capable of being properly 
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maintained on the site, and is of a variety which is suitable to the climate of St. 
Helena in that no landscaping is proposed or will be affected by the addition of 
wireless antennas to the existing lattice tower;

17. That sustainability and climate protection are promoted through the use of green 
building practices such as appropriate site/architectural design, use of green 
building materials, energy efficient systems and water efficient landscape 
materials in that project related construction is required to meet all California 
Building Codes and City of St. Helena development standards.

Planning Department Conditions of Approval

E. The Planning Commission approves design review for the above-described project 
with the following conditions of approval. The conditions noted below are particularly 
pertinent to this permit and shall not be construed to permit violation of other laws and 
policies not so listed.

1. The project shall be in conformance with all city ordinances, rules, regulations and 
policies in effect at the time of issuance of a building permit.

2. The design review shall be vested within one (1) year from the date of final action. A 
building permit for the use allowed under this approval shall have been obtained within 
one (1) year from the effective date of this action or the approval shall expire, provided 
however that the approval may be extended for up to two (2) one-year periods 
pursuant to the St. Helena Municipal Code, Section 17.08.130, Extension of Permits 
and Approvals. 

3. Any request for an extension of this approval shall be justified in writing and received 
by the Planning Department at least thirty (30) days prior to expiration.

4. The approvals shall not become effective until fourteen (14) calendar days after 
approval, providing that the action is not appealed by the City Council or any other 
interested party within that 14-day period.

5. All required fees, including planning fees, development impact fees, residential in-lieu 
housing fees, building fees, toilet retrofit fees, and St. Helena Unified School District 
fees shall be paid prior to issuance of a building permit. Fees shall be those in effect at 
the time of the issuance of the building permit.

6. Pursuant to City Council Resolution 2003-65, the owner and applicant are informed of 
the following:
In recognition of the need for additional affordable housing, and to mitigate the effects 
of this development on the supply and demand of affordable housing, the permitee 
shall be subject to a Housing Impact Fee, an inclusionary requirement, an in-lieu fee, 
and/or similar fair and appropriate mechanisms, to provide funds for or to develop 
additional affordable housing. Pursuant to City Code Chapter 17.146.040, the Housing 
Impact Fee for telecommunications facilities are determined on a case by case basis. 
The fee, if applicable will be determined by the Building Department upon submittal of 
a building permit application.
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7. Compliance with all permit conditions shall occur in accordance with specific 
regulations but in all cases no later than prior to occupancy or initiation of use unless 
another time is set by law or by this approval. Occupancy or final inspection of a 
project may be withheld if all conditions, including payment of fees for services 
rendered by the City, are not met.

8. In any action or proceeding to attack, challenge, invalidate, set aside, void or annul the 
City’s approval of applicant’s Project, in whole or in part, applicant shall defend, at its 
own expense and without any cost to the City, and with counsel acceptable to the City, 
and shall fully and completely indemnify and hold the City, its agents, officers, and 
employees harmless from and against any and all claims, causes of action, damages, 
costs, attorney’s fees and liability of any kind, so long as the City reasonably promptly 
notifies the applicant of any such claim, action, or proceedings and the City cooperates 
fully in the defense of the action or proceedings.

9. Provided they are in general compliance with this approval, minor modifications may 
be approved by the Planning Director.

10.Pursuant to St. Helena Municipal Code Section 17.08.110, this permit shall run with 
the land and shall be binding upon all parties having any right, title or interest in the 
real property or any part thereof, their heirs, successors and assigns, and shall inure to 
their benefit and benefit of the City of St. Helena.

11.The primary purpose of this review is for compliance with the General Plan and Zoning 
Ordinance. The property owners or their designee shall be responsible for meeting 
with the Building Official, Fire Inspector and or Public Works Department to review 
compliance with Building Codes, Fire Codes and specific Public Works Standards 
including fire protection systems and any applicable accessibility standards of Title 24.

12.Construction shall be in compliance with plans submitted and reviewed by the 
Planning Commission on October 16, 2018, except as modified herein.

13.During construction, the project site shall be adequately fenced and secured to prevent 
trespassing.

14.Exterior lighting shall be directed or shielded to prevent glare onto the public roadway 
or adjacent properties.

15.The equipment screening fence directly below the lattice tower shall be constructed of 
wood; chain-link or other materials are not permitted.

16.Should any installed antennas become obsolete or are no longer used they must be 
removed with 6 months of their last day of use.

17.The antennas must be wrapped in 3M Concealment Film.
18.Prior to receiving a final building permit, the applicant must file for an address addition 

with the City of St. Helena Building Department so that the Fire Department can locate 
the property in an expeditious manner should they need to respond to the site.

19.To reduce disturbance of residents in the project vicinity, construction activities which 
generate noise that can be heard at the property line of any parcel of real property 
within the City limits shall be limited to 8:00 a.m. to 5:00 p.m. Monday through 
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Saturday. Delivery of materials/equipment and cleaning and servicing of 
machines/equipment shall be limited to 7:00 a.m. to 6:00 p.m. Exceptions to these 
time restrictions may be granted by the Public Works Director for one of the following 
reasons: (1) inclement weather affecting work, (2) emergency work, or (3) other work, if 
work and equipment will not create noise that may be unreasonably offensive to 
neighbors as to constitute a nuisance. The City Engineer must be notified and give 
approval in advance of such work. No construction activities shall occur on Sundays or 
federal or local holidays that generate noise that can be heard at the property line of 
any parcel of real property within the City limits.  

Public Works Department Conditions of Approval

20.Approval of this project shall be subject to the requirements of, and all 
improvements shall be designed and constructed in accordance with, the most 
current version at the time of improvement plan submittal, Caltrans Standards and 
Specifications, the City of St. Helena Municipal Code, the St. Helena Water and 
Sewer Standards, the St. Helena Street, Storm Drain and Sidewalk Standards, and 
all current federal, state and county codes governing such improvements.

21.Erosion and sediment control best management practices shall conform to the latest 
State and City codes at a minimum.

22.There are City water and sewer utility mainline and service laterals located on 
Grayson Avenue. The applicant shall provide plans showing all these utilities prior to 
issuance of their building permit.

23.The applicant shall field verify all utility locations in close proximity of the project 
prior to construction and notify the City Public Works Department immediately when 
City utility conflicts are encountered.

24.All proposed utility junction boxes located within the public right of way will be traffic-
rated.

25.The applicant shall repair all public improvements that are damaged by the 
construction process in accordance with the City Water/Sewer/Street/Storm 
Drain/Sidewalk Standards prior to Certificate of Occupancy.

26.Existing streets being cut by new utility services will require edge grinding and an 
A.C. overlay per City standards, extent to be determined by the Public Works 
Department.  

27.An encroachment permit shall be required for any work performed in the public right 
of way.

Building Department Conditions of Approval

28.A building permit is required for all onsite demolition, construction and/or change of 
occupancy.

29.The applicant will be required to comply with the codes adopted at the time the 
applicant applies for a building permit.  At this time the City of St. Helena utilizes the 
2016 Title 24 codes.
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30.When submitting plans for a building permit, the plans shall include all 
documentation listed on the building permit application checklist.   

31.The applicant shall provide a construction waste management plan with the building 
permit application.

32.The plans for construction shall include a checklist for compliance with the California 
Green Buildings Standards Code, mandatory measures.  Provide a reference on the 
checklist indicating where the mandatory measures can be found on the plans.

33.When submitting plans, the title page shall include all information referenced on the 
building permit application checklist Title Page requirements. 

34.Building Permit application materials and plans shall include any documentation 
pertaining to special loads applicable to the design and the specified section of the 
code that addresses the condition; special inspections for any systems or 
components requiring special inspection; requirements for seismic resistance; and a 
complete list of deferred submittals at time of application.  Any deferral of the 
required submittal items shall have prior approval of the Building Official however 
deferral of fire sprinkler design is not allowed. 

Fire Department Conditions of Approval
35. If diesel or propane fuels are to be used for an on-site generator, Fire Department 

review is required.

I HEREBY CERTIFY that the foregoing design review application was duly and regularly 
approved by the Planning Commission of the City of St. Helena at a regular meeting of 
said Planning Commission held on October 16, 2018 by the following roll call vote:

AYES: 
NOES:
ABSENT: 
ABSTAIN:

APPROVED: ATTEST:

Lester Hardy Noah Housh
Chair, Planning Commission Planning Director
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Brian Moore, Project Manager 
J5 Infrastructure Partners LLC 
1150 Ballena Boulevard, Ste. 259 
Alameda, CA 94501 

July 27, 2018 

Aaron Hecock, AICP 
Senior Planner 
City of St. Helena 
1480 Main Street 
St. Helena, CA 94574 
707-967-2792
aaronh@cityofsthelena.org

RE: Revised Project Description in support of Verizon Wireless’ installation of 
telecommunications facility on existing PG&E lattice tower located at 1401 Charter 
Oak Avenue, St. Helena, CA 94574 

1. Background

Verizon Wireless (“Applicant”) proposes to install and operate an unmanned wireless
telecommunications (“Development”) facility at 1401 Charter Oak Avenue, St. Helena, CA
94574 / APN: 009-280-041-000 (“Property”) on an existing PG&E lattice tower.

On June 19, 2018, Applicant attending the scheduled Planning Commission Hearing to
consider Applicant’s Development.  Applicant requested a continuance at the hearing to
address concerns about proposed Conditions of Approval.  However, Planning Staff and
Applicant thought it was important to hear about the concerns expressed by neighbors of
Development and Commissioners on Planning Board regarding the aesthetics of the antennas
proposed to be located on top of an existing PG&E lattice tower.

Both Applicant and Planning Staff were concerned about the Shot Clock expiring, so a tolling
agreement was executed between Applicant and the City of St. Helena that tolled the Shot
Clock to October 1, 2018.  The additional time ensured that both the City of St. Helena and
Applicant could work together to address the aesthetic concerns of the Development.

2. Design Change
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To address aesthetic concerns voiced by neighbors and Planning Commission, Applicant, 
revised the design of the Development by proposing to install concealment film on the antennas 
making them virtually invisible.  The concealment film mirrors its surrounding.  So, in this case, the 
antennas will be located at 95’ 1” in the air.  The antennas at that height would reflect the sky making 
them virtually invisible. 

 
Attached are revised photo simulations (EX. A); data sheet(s) for the concealment film (EX. 

B); and revised site plan indicating the use of concealment film on the antennas (EX. C). 
 
Applicant, looked at lowering the antennas, however, this option is not viable as Applicant 

would not achieve the desired coverage objective since Applicant would have to attach antennas 
below conductor only allowing for a RAD center of approximately 40’.   More importantly, the 
antennas at a 40’ RAD center would be even more visible to the neighbor adjacent to Development.    

 
Additionally, Applicant discussed with PG&E alternative design solutions, however, the 

only acceptable alternative was to move antennas from the corners of the extension, to the middle 
portions of the extensions.  See, attached photo (EX. D).  However, this design is even more 
noticeable vs. proposed design.  The proposed design takes advantage of the existing characteristics 
of the mass of the legs of the lattice tower whereas relocating antennas in between the legs of the 
extension of lattice tower stands out as nothing of similar mass or characteristic are present at these 
locations.   

 
 

3. Current Use of Property & Proposed location of Development 
   
 The Property’s current use is a vineyard and the Development is located on the Southwestern 

portion of Property, over 850’ away from Charter Oak Avenue.  Applicant proposes to install 
antennas on the existing PG&E lattice tower, and the equipment shelter would be situated nicely 
underneath the existing lattice tower surrounded by a 6’ tall wooden fence.  Applicant proposes to 
conceal antennas using a concealment film making antennas virtually invisible.  

 
4. Coverage Objective 

 
Applicant’s coverage objective is to provide wireless phone and internet service to the Town 

of St. Helena.  This site is part of a larger infill project designed to improve internet connectivity and 
voice coverage in the area as far as speed and reliant connectivity.  Currently Applicant has four (4) 
sites as part of the larger infill project.  These sites are: 1) Auberge Du Soleil located South East of 
proposed site; 2) Rutherford located South of proposed site; 3) Greystone located Northwest of 
proposed site; and 4) Angwin located North of proposed site.  See, attached Coverage Map; (EX. 
E).  The proposed site is centered in between the aforementioned four sites to mitigate the significant 
gap in coverage Applicant has in its network.  The before and after coverage indicators on attached 
Coverage map illustrate the improvement of voice and data coverage the town of St. Helena will 
benefit from with the proposed site. Furthermore, Applicant’s site selection of collocating its site on 
existing structure and not proposing to install a monopole is the least intrusive means since the 
existing structure is a lattice power tower. There will be minimal ground disturbance as the antennas 
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will be placed on existing tower and ancillary ground equipment will be located  directly under the 
existing lattice tower. 

 
5. Scope of Proposed Development 

 
The scope of work will consist of the following: 

• One (1) 12’ tower extension 
• Six (6) panel antennas two (2) per sector 
• Six (6) RRU’s at 92’ on tower with two (2) per sector 
• Three (3) RRU’s at 22’ on tower with one (1) per sector 
• Two (2) Raycaps on tower 
• Two (2) Raycaps in equipment area 
• Two (2) Hybrid cables 
• Three (3) Cabinets 
• Twelve (12) 7/8” cable runs from RRU’s at 22’ on tower to antennas 
• One (1) 13’ x 13’ concrete pad inside tower footprint 
• One (1) 6’ tall wooden fence surrounding 13’ x 13’ concrete pad. 

  
 

6. Site Selection Process 

 Applicant, considered two (2) locations.  First, Applicant considered 1401 Charter Oak 
Avenue which the property subject to this application.  Second, Applicant considered a PG&E 
substation (“Substation”) located at SE Corner of Mills Lane and Lafata Street, St. Helena, CA.  The 
Substation did not afford a collocation opportunity and would require Applicant to erect a 70’ tall 
mono-pine.  It is Applicant’s position to collocate whenever possible, and therefore Applicant 
selected the property at 1401 Charter Oak Avenue as it primary candidate, as there is an existing 
PG&E lattice tower that would allow Applicant to collocate on it minimizing impact in and around 
Property. 
 

7. Existing Vegetation/Vegetation Removal 
 
No vegetation will be removed from Property as the location of Development is underneath 

and within the footprint of the existing PG&E tower and/or on the tower itself and there is no 
vegetation at this location.   

 

Agenda Item #5.1.

Page 32 of 94



 
 
 

4 
 

 
 

8. Site Photos 
 
Below are photos of the following vantage points: 
 -Aerial 
 -Tower 
 -North 
 -West 
 -South  
 -East 
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Aerial 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed site/ 
PG&E Tower 
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EX. A 

 

Photo simulations-without 3m concealment film 

Vs. 

Photo simulations-3m concealment film added 
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INSTALL (6) NEW ANTENNAS, (6) RRU’S ON 12’ TOWER EXTENSIONPHOTOSIMULATION

ST HELENA & PINE 1600 Block of Grayson Ave St Helena CA 94574SET 1 - 6/24/18 VIEW 1

PROPOSED

EXISTING

PROPOSED 
ANTENNAS
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INSTALL (6) NEW ANTENNAS, (6) RRU’S ON 12’ TOWER EXTENSIONPHOTOSIMULATION

ST HELENA & PINE 1600 Block of Grayson Ave St Helena CA 94574SET 1 - 6/24/18 VIEW 2

PROPOSED
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PROPOSED 
ANTENNAS

Agenda Item #5.1.

Page 42 of 94



INSTALL (6) NEW ANTENNAS, (6) RRU’S ON 12’ TOWER EXTENSIONPHOTOSIMULATION

ST HELENA & PINE 1600 Block of Grayson Ave St Helena CA 94574SET 1 - 6/24/18 VIEW 3

PROPOSED
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PHOTOSIMULATION

ST HELENA & PINE 1600 Block of Grayson Ave St Helena CA 94574
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INSTALL (6) NEW ANTENNAS, (6) RRU’S ON 12’ TOWER EXTENSIONPHOTOSIMULATION

ST HELENA & PINE 1600 Block of Grayson Ave St Helena CA 94574Rev 1 - 7/12/18 VIEW 1

PROPOSED

EXISTING

PROPOSED 
ANTENNAS
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INSTALL (6) NEW ANTENNAS, (6) RRU’S ON 12’ TOWER EXTENSIONPHOTOSIMULATION

ST HELENA & PINE 1600 Block of Grayson Ave St Helena CA 94574Rev 1 - 7/12/18 VIEW 2
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INSTALL (6) NEW ANTENNAS, (6) RRU’S ON 12’ TOWER EXTENSIONPHOTOSIMULATION

ST HELENA & PINE 1600 Block of Grayson Ave St Helena CA 94574Rev 1 - 7/12/18 VIEW 3
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ST HELENA & PINE 1600 Block of Grayson Ave St Helena CA 94574
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EX. B 

 

3M Concealment Film Data Sheets 
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The less you see, the better it looks.

© 3M 2016. All rights reserved.

New 3M™ Conceal Film is so advanced,  
so revolutionary, it helps antennas blend 
into their environment. 

Can you spot the 3M  Conceal Film?

Hint: Look right under the headline.
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Not seeing is believing.

New 3M™ Conceal Film utilizes 6 unique 3M 
technologies such as Light Management and Micro  
Replication to create a camouflage effect that helps 
reduce the visual impact of antennas. So ugly wireless 
infrastructure is transformed into more aesthetically  
pleasing landscapes.	

		
Can you spot the business advantage?
As a result, 3M Conceal Film helps eliminate one of  
the main objections to cellular site acquisition—visual 
pollution. With the reduced visual clutter and crowding,  
it can help lower resistance to infrastructure expansion 
from building owners, municipalities and communities. 

So now mobile operators can provide coverage and 

capacity their customers need with site acquisitions and 
antennas where they need them.

	
A Global Economy.	
Because 3M Conceal Film is applied to wireless  
infrastructure, there is no need to build elaborate and  
expensive concealment structures such as faux trees,  
poles and rooftop facades. 

And unlike paint, 3M Conceal Film can stand up to  
extreme weather conditions and has no impact on  
RF performance. 

3M Conceal Film is currently being used around the  
world, from the U.S. to the U.K. From Sweden to Spain. 

		
The less you see, the better it looks.
It’s time to look at communications in a whole new way. 
Learn more about new 3M Conceal Film at  
3M.com/ConcealFilm.

Without 3M™ Conceal Film With 3M™ Conceal Film
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3M™ Conceal Film 

Communication Markets Division 

Product Description
3M™ Conceal Film is a new 
generation of 3M’s high 
performance non-metallic  
reflective film technology. 
Reflective over the full visible 
spectrum and RF-transmissive  
into the microwave range,  
3M Conceal Film is specially 
formulated with an adhesive 
backing to provide long-life 
in outdoor environments and  
excellent UV irradiance stability.  
3M Conceal Film is also optimized  
for glare reduction and contains  
a protective layer to provide 
abrasion resistance and permit  
mild cleaning.

3M™ Conceal Film

Features Benefits

RF transparent, non-metallic Does not affect cellular signal/RF transmission

Mirror-like surface  adapts to changing weather 
conditions

Blends antenna into its environment, no custom 
color matching required

Light scattering properties Helps reduce intensity of reflected sun glare 

Expected performance life of 10 years 
(unwarranted period applied to a flat, vertical, 
outdoor surface)

Long-term outdoor performance with minimal 
maintenance

Abrasion resistant coating Reduced mechanical erosion and wear

Easy, even application using 3M adhesive 
technology 

Clean, no fuss installation

Utilizes existing mounting hardware No change to today’s installation methods;   
less costly than custom solutions
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Product Construction/
Material Description
3M™ Conceal Film is constructed 
using proprietary 3M technologies, 
combined to provide the ultimate in 
durable infrastructure concealment, 
while maintaining ease of installation. 
The core of 3M Conceal Film 
is a high efficiency mirror film 
constructed of alternating polymeric 
layers. It achieves broad band, high 
reflectivity without using any metal.

Protecting the mirror film is an 
overcoat that is field proven to 
provide years of UV protection  
as well as mechanical durability  
and abrasion resistance. The  
3M Conceal Film is anchored to 
the object to be concealed using 
3M™ Controltac™ Graphic Film with 
3M™ Comply™ Adhesive system. This 
highly engineered adhesive provides 
simple, initially repositionable, 
bubble-free application using a  
“dry” application method. 

Translucent Protective Liner
(remove protective liner 
after installation)

Protective Coating

Mirror film

Adhesive

Adhesive liner

3M™ Conceal Film

Property Value

Total film thickness (with temporary  
protective film and adhesive liner)

16 mil (0.016 in., 0.406 mm)

Total film thickness (without temporary 
protective film and adhesive liner)

7 mil (0.007 in., 0.178 mm)

Construction 100% polymeric

3M™ Conceal Film Physical Properties and Performance Characteristics 

Property Method Value

Photopic Reflectivity ASTM E1164/E308 > 90 %

Dielectric constant IEC 61189-2-721 2.80 @ 5.6 GHz

Dielectric loss tangent (tan d) IEC 61189-2-721 0.022 @ 5.6 GHz

Cold temperature exposure IEC 60068-2-1 -55° C

Hot temperature/Dry exposure IEC 60068-2-2 70° C 

Hot temperature/Humid exposure IEC 60068-2-78 40°C/95% RH

Adhesive Pressure activated with air release channels

Adhesion (typical, 24 hours after application) ASTM  D3330 3 pounds/inch, FRP (fiberglass)
7 pounds/inch, PVC

Salt fog corrosion resistance ASTM B117 5% salt solution, 720 hrs
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3M, Controltac and Comply are trademarks of 3M Company.

Important Notice
All statements, technical information, and recommendations related to 3M’s products are based on information believed to be reliable, but the  
accuracy or completeness is not guaranteed. Before using this product, you must evaluate it and determine if it is suitable for your intended application. 
You assume all risks and liability associated with such use. Any statements related to the product which are not contained in 3M’s current publications, 
or any contrary statements contained on your purchase order shall have no force or effect unless expressly agreed upon, in writing, by an authorized 
officer of 3M.

Warranty; Limited Remedy; Limited Liability. 
This product will be free from defects in material and manufacture for a period of 12 months from the time of purchase. 3M MAKES NO OTHER 
WARRANTIES INCLUDING, BUT NOT LIMITED TO, ANY IMPLIED WARRANTY OF MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE. 
If this product is defective within the warranty period stated above, your exclusive remedy shall be, at 3M’s option, to replace or repair the 3M product 
or refund the purchase price of the 3M product. Except where prohibited by law, 3M will not be liable for any loss or damage arising from this 3M 
product, whether direct, indirect, special, incidental or consequential regardless of the legal theory asserted.

Communication Markets Division
6801 River Place Blvd.
Austin, TX 78726-9000 USA 

Phone	 1-800-426-8688
Fax 	 1-800-626-0329
Web	 3M.com/Telecom

Please recycle. Printed in USA © 3M 2017. 
All rights reserved. 80-6116-2051-1
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EX. D 

 

PG&E Alternative design 
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EX. E 

 

Coverage Maps 
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Coverage Area
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Verizon Current Coverage

In-Building coverage
Out door coverage
Marginal coverage

Proposed addition
Current site

Agenda Item
 #5.1.

Page 60 of 94



Verizon additional Coverage

In-Building coverage
Out door coverage
Marginal coverage

Proposed addition
Current site
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ST. HELENA & PINE
PUBLIC RECORD PARCEL NO. 009-280-041-000

1600 BLOCK OF GRAYSON AVE
ST HELENA, CA 94574

NAPA COUNTY
EXISTING 83'-1" LATTICE TOWER
(OVERALL HEIGHT: 83'-1" A.G.L.)

RAWLAND COMMUNICATION SITE

SAP TOWER#: 40761991
LINE NAME & VOLTAGE: FULTON - PUEBLO 115kV

TOWER/NUMBER: 026/125
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Statement of Hammett & Edison, Inc., Consulting Engineers 

The firm of Hammett & Edison, Inc., Consulting Engineers, has been retained on behalf of Verizon 
Wireless, a personal wireless telecommunications carrier, to evaluate the base station (Site No. 297508 
“St. Helena & Pine”) proposed to be located near 1401 Charter Oak Avenue in St. Helena, California, 
for compliance with appropriate guidelines limiting human exposure to radio frequency (“RF”) 
electromagnetic fields. 

Executive Summary 

Verizon proposes to install directional panel antennas on the tall PG&E lattice tower sited 
near 1401 Charter Oak Avenue in St. Helena.  The proposed operation will comply with the 
FCC guidelines limiting public exposure to RF energy. 

Prevailing Exposure Standards 

The U.S. Congress requires that the Federal Communications Commission (“FCC”) evaluate its 
actions for possible significant impact on the environment.  A summary of the FCC’s exposure limits 
is shown in Figure 1.  These limits apply for continuous exposures and are intended to provide a 
prudent margin of safety for all persons, regardless of age, gender, size, or health.  The most restrictive 
FCC limit for exposures of unlimited duration to radio frequency energy for several personal wireless 
services are as follows: 

  Wireless Service Frequency Band Occupational Limit Public Limit     
Microwave (Point-to-Point) 5–80 GHz 5.00 mW/cm2 1.00 mW/cm2 
WiFi (and unlicensed uses) 2–6 5.00 1.00 
BRS (Broadband Radio) 2,600 MHz 5.00 1.00 
WCS (Wireless Communication) 2,300 5.00 1.00 
AWS (Advanced Wireless) 2,100 5.00 1.00 
PCS (Personal Communication) 1,950 5.00 1.00 
Cellular 870 2.90 0.58 
SMR (Specialized Mobile Radio) 855 2.85 0.57 
700 MHz 700 2.40 0.48 
[most restrictive frequency range] 30–300 1.00 0.20 

Power line frequencies (60 Hz) are well below the applicable range of these standards, and there is 
considered to be no compounding effect from simultaneous exposure to power line and radio 
frequency fields. 
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General Facility Requirements 

Base stations typically consist of two distinct parts:  the electronic transceivers (also called “radios” or 
“channels”) that are connected to the traditional wired telephone lines, and the passive antennas that 
send the wireless signals created by the radios out to be received by individual subscriber units.  The 
transceivers are often located at ground level and are connected to the antennas by coaxial cables.  A 
small antenna for reception of GPS signals is also required, mounted with a clear view of the sky.  
Because of the short wavelength of the frequencies assigned by the FCC for wireless services, the 
antennas require line-of-sight paths for their signals to propagate well and so are installed at some 
height above ground.  The antennas are designed to concentrate their energy toward the horizon, with 
very little energy wasted toward the sky or the ground.  This means that it is generally not possible for 
exposure conditions to approach the maximum permissible exposure limits without being physically 
very near the antennas.   

Computer Modeling Method 

The FCC provides direction for determining compliance in its Office of Engineering and Technology 
Bulletin No. 65, “Evaluating Compliance with FCC-Specified Guidelines for Human Exposure to 
Radio Frequency Radiation,” dated August 1997.  Figure 2 describes the calculation methodologies, 
reflecting the facts that a directional antenna’s radiation pattern is not fully formed at locations very 
close by (the “near-field” effect) and that at greater distances the power level from an energy source 
decreases with the square of the distance from it (the “inverse square law”).  The conservative nature 
of this method for evaluating exposure conditions has been verified by numerous field tests. 

Site and Facility Description 

Based upon information provided by Verizon, including zoning drawings by J5 Infrastructure Partners, 
dated October 6, 2017, it is proposed to install six CommScope Model SBNHH-1D65B directional 
panel antennas on a 12-foot extension to be added above the 83-foot PG&E lattice tower sited near the 
south edge of the agricultural property located south of 1401 Charter Oak Avenue in St. Helena, north 
of the residences on Grayson Avenue.  The antennas would employ no downtilt, would be mounted at 
an effective height of about 92 feet above ground, and would be oriented in pairs at about  
120° spacing, to provide service in all directions.  The maximum effective radiated power in any 
direction would be 13,160 watts, representing simultaneous operation at 5,780 watts for AWS,  
5,300 watts for PCS, and 2,080 watts for 700 MHz service; no operation on cellular frequencies is 
presently proposed from this site.  There are reported no other wireless telecommunications base 
stations at the site or nearby. 
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Study Results 

For a person anywhere at ground, the maximum RF exposure level due to the proposed Verizon 
operation is calculated to be 0.010 mW/cm2, which is 1.0% of the applicable public exposure limit.  
The maximum calculated level at the second-floor elevation of any nearby residence* is 0.27% of the 
public exposure limit.  It should be noted that these results include several “worst-case” assumptions 
and therefore are expected to overstate actual power density levels from the proposed operation.   

No Recommended Mitigation Measures 

Due to their mounting location and height, the Verizon antennas would not be accessible to 
unauthorized persons, and so no mitigation measures are necessary to comply with the FCC public 
exposure guidelines.  It is presumed that PG&E already takes adequate precautions to ensure that there 
is no unauthorized access to its tower.  To prevent exposures in excess of the occupational limit by 
authorized PG&E workers, it is expected that they will adhere to appropriate safety protocols adopted 
by that company.   

Conclusion 

Based on the information and analysis above, it is the undersigned’s professional opinion that 
operation of the base station proposed by Verizon Wireless at 1401 Charter Oak Avenue in St. Helena, 
California, will comply with the prevailing standards for limiting public exposure to radio frequency 
energy and, therefore, will not for this reason cause a significant impact on the environment.  The 
highest calculated level in publicly accessible areas is much less than the prevailing standards allow 
for exposures of unlimited duration.  This finding is consistent with measurements of actual exposure 
conditions taken at other operating base stations.  

																																																								
* Located at least 160 feet away, based on photographs from Google Maps. 
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Authorship 

The undersigned author of this statement is a qualified Professional Engineer, holding California 
Registration Nos. E-13026 and M-20676, which expire on June 30, 2019.  This work has been carried 
out under his direction, and all statements are true and correct of his own knowledge except, where 
noted, when data has been supplied by others, which data he believes to be correct. 
 
 
 
    
 William F. Hammett, P.E.  
 707/996-5200 
November 9, 2017 
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FCC Radio Frequency Protection Guide

FCC Guidelines

Figure 1
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The U.S. Congress required (1996 Telecom Act) the Federal Communications Commission (“FCC”)

to adopt a nationwide human exposure standard to ensure that its licensees do not, cumulatively, have

a significant impact on the environment.  The FCC adopted the limits from Report No. 86, “Biological

Effects and Exposure Criteria for Radiofrequency Electromagnetic Fields,” published in 1986 by the

Congressionally chartered National Council on Radiation Protection and Measurements (“NCRP”).

Separate limits apply for occupational and public exposure conditions, with the latter limits generally

five times more restrictive.  The more recent standard, developed by the Institute of Electrical and

Electronics Engineers and approved as American National Standard ANSI/IEEE C95.1-2006, “Safety

Levels with Respect to Human Exposure to Radio Frequency Electromagnetic Fields, 3 kHz to

300 GHz,” includes similar limits. These limits apply for continuous exposures from all sources and

are intended to provide a prudent margin of safety for all persons, regardless of age, gender, size, or

health.

As shown in the table and chart below, separate limits apply for occupational and public exposure

conditions, with the latter limits (in italics and/or dashed) up to five times more restrictive:

   Frequency     Electromagnetic Fields (f is frequency of emission in MHz)   

Applicable

Range

(MHz)

Electric

Field Strength

(V/m)

Magnetic

Field Strength

(A/m)

Equivalent Far-Field

Power Density

(mW/cm
2
)

0.3 – 1.34 614 614 1.63 1.63 100 100

1.34 – 3.0 614 823.8/ f 1.63 2.19/ f 100 180/ f
2

3.0 – 30 1842/ f 823.8/ f 4.89/ f 2.19/ f 900/ f
2

180/ f
2

30 – 300 61.4 27.5 0.163 0.0729 1.0 0.2

300 – 1,500 3.54 f 1.59 f f /106 f /238 f/300 f/1500

1,500 – 100,000 137 61.4 0.364 0.163 5.0 1.0

Higher levels are allowed for short periods of time, such that total exposure levels averaged over six or

thirty minutes, for occupational or public settings, respectively, do not exceed the limits, and higher

levels also are allowed for exposures to small areas, such that the spatially averaged levels do not

exceed the limits.  However, neither of these allowances is incorporated in the conservative calculation

formulas in the FCC Office of Engineering and Technology Bulletin No. 65 (August 1997) for

projecting field levels.  Hammett & Edison has built those formulas into a proprietary program that

calculates, at each location on an arbitrary rectangular grid, the total expected power density from any

number of individual radio sources.  The program allows for the description of buildings and uneven

terrain, if required to obtain more accurate projections.
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RFR.CALC™ Calculation Methodology

Assessment by Calculation of Compliance with FCC Exposure Guidelines

Methodology
Figure 2

The U.S. Congress required (1996 Telecom Act) the Federal Communications Commission (“FCC”) to

adopt a nationwide human exposure standard to ensure that its licensees do not, cumulatively, have a

significant impact on the environment.  The maximum permissible exposure limits adopted by the FCC

(see Figure 1) apply for continuous exposures from all sources and are intended to provide a prudent

margin of safety for all persons, regardless of age, gender, size, or health.  Higher levels are allowed for

short periods of time, such that total exposure levels averaged over six or thirty minutes, for

occupational or public settings, respectively, do not exceed the limits.

Near Field.  
Prediction methods have been developed for the near field zone of panel (directional) and whip

(omnidirectional) antennas, typical at wireless telecommunications base stations, as well as dish

(aperture) antennas, typically used for microwave links.  The antenna patterns are not fully formed in

the near field at these antennas, and the FCC Office of Engineering and Technology Bulletin No. 65

(August 1997) gives suitable formulas for calculating power density within such zones.

For a panel or whip antenna, power density   S  =  
180

!!
BW

"
0.1" P

net

# "D2 " h
,  in mW/cm2,

and for an aperture antenna, maximum power density   Smax  =   
0.1 ! 16 ! " ! P

net

# ! h
2

,  in mW/cm2,

         where !BW =  half-power beamwidth of the antenna, in degrees, and

Pnet =  net power input to the antenna, in watts,

D =  distance from antenna, in meters,

h =  aperture height of the antenna, in meters, and

" =  aperture efficiency (unitless, typically 0.5-0.8).

The factor of 0.1 in the numerators converts to the desired units of power density.  

Far Field.  
OET-65 gives this formula for calculating power density in the far field of an individual RF source:

power density    S  =   
2.56 !1.64 !100 ! RFF2 ! ERP

4 !" !D2
,  in mW/cm2,

where ERP =  total ERP (all polarizations), in kilowatts,

RFF =  relative field factor at the direction to the actual point of calculation, and

D =  distance from the center of radiation to the point of calculation, in meters.

The factor of 2.56 accounts for the increase in power density due to ground reflection, assuming a

reflection coefficient of 1.6 (1.6 x 1.6 = 2.56).  The factor of 1.64 is the gain of a half-wave dipole

relative to an isotropic radiator.  The factor of 100 in the numerator converts to the desired units of

power density.  This formula has been built into a proprietary program that calculates, at each location

on an arbitrary rectangular grid, the total expected power density from any number of individual

radiation sources.  The program also allows for the description of uneven terrain in the vicinity, to

obtain more accurate projections.
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Aaron Hecock

From: Rodney Friedrich <rodney.friedrich@gmail.com>
Sent: Tuesday, February 20, 2018 7:20 PM
To: Aaron Hecock
Cc: Noah Housh
Subject: Re: Verizon Wireless Antenna Project file application (file No. PL18-005)

Aaron, 
 
Here are my comments to the Verizon Tower extension application off of Grayson Ave. near the St. Helena 
High School and within the Beckstoffer Vineyard: 

 That a new application be filed if more than the initial 6 antennas (filed under this application), are 
wanted. 

o The purpose is for the public to determine the sight views of what is installed in order to 
determine if more antennas are visually appropriate. 

 That if any of the antennas become obsolete and/or no longer used, that they be removed. 

Rodney 
 
 
 
 
 

***************************** 
Rodney Friedrich 

PO Box 392 
St. Helena, CA. 

94574 
707-486-7070 

www.friedrichcompany.com 
www.vinelandstation.com 

 
 
On Wed, Feb 14, 2018 at 8:11 AM, Aaron Hecock <ahecock@cityofsthelena.org> wrote: 

Good Morning Rodney, 

  

As stated in the Notice of Application, the project file and plans are available to review here at City Hall. They can also 
be found at the following link: 

  

http://cityofsthelena.org/projects?term_node_tid_depth=21 
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Aaron Hecock

From: John Chen <jkchen22@comcast.net>
Sent: Monday, February 12, 2018 10:12 AM
To: Aaron Hecock
Cc: Cathrine Chen
Subject: Fwd: Cell Tower Extension off of Grayson

Dear Aaron, 
 
My apologies for the large file size. I have resampled the mock up photo to a lower resolution and smaller file 
size. Please let me know if this one works better. Over the weekend, we communicated with our next door 
neighbors who are also concerned about the tower extension and I will speak to their neighbors later this week 
or this weekend. Hopefully, you will hear from them as well. 
 
I would like to add one more concern to my original email - if this Verizon request is approved and the tower 
goes in, the infrastructure will be in place for other carriers to potentially add to the existing tower, thus 
increasing visual mass and radio transmission power, making the situation even worse (the slippery slope 
problem). Over the weekend we also noted that if something has to go on top of one of these high tension 
towers, there are other locations along the easement that are not as close to homes, especially down Mills Lane, 
which is mostly industrial in nature and would be on the far side of vineyards away from other neighborhoods. 
Below is a Google Earth view of the tower location with a circle of approximately 150 ft radius (slightly further 
than my original estimate of 100 feet), further illustrating how close the proposed location is to a number of 
homes. 
 
Best regards, 
John 
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Begin forwarded message: 
 
From: John Chen <jkchen22@comcast.net> 
Subject: Cell Tower Extension off of Grayson 
Date: February 10, 2018 at 11:56:55 AM PST 
To: ahecock@cityofsthelena.org 
Cc: Cathrine Chen <cathrineg1@comcast.net> 
 
Dear Mr Hecock, 
 
We received the notice of application regarding Verizon’s plan to add a cell tower extension to 
the PG&E lattice tower in the 1600 block of Grayson Avenue. While we have not reviewed the 
actual application, we do have several concerns about this plan, as listed below: 
 
1. While we have accepted the high tension lattice towers, of which the one in question is 
directly behind our property, we are concerned about the additional height and visual mass that 
this extension will cause. During on our nearly 17 years owning this home in St Helena, I don’t 
recall a place in town where there is such a visually obvious cell tower that is placed at the 
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proposed height. Based on the specifications and without knowing the exact formation of the 
cellular array, I have put together a mock up of how this may look once completed. The original 
photo is taken from the back deck of our home. Despite any differences the actual proposed 
extension may have in look to this mock up, such a large and prominent cellular tower located 
close to any other residential areas in town would also likely generate significant concerns. 
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2. Our second concern, which we feel may be more controversial in nature, is the proximity of 
additional radiation generating elements so close to our home. This cellular array will be within 
100 feet of us, and neighbors to the east a a bit to the west of us. While studies regarding the 
effects of long term cellular tower radiation exposure are not necessarily conclusive, we are 
concerned that the location of the proposed tower was chosen without regard to the residents 
who live in the relatively low-density housing area (from what we  understand, we are zoned 
medium density). Also, while the location and height may be ideal for Verizon to improve its 
service coverage in our town, it is hard to imagine that a consideration of the chosen site 
included the potential to reduce public complaints due to the relatively few homes next to the 
tower. Granted, there are also claims that proximity to high tension power lines may itself cause 
excess exposure to electromagnetic radiation (a claim we have learned to dismiss as owners of 
our home), but the power of the cellular transmissions is likely far higher than anything coming 
off of the power lines. 
 
Improving infrastructure in our town using existing resources, easements, etc. is a good overall 
goal for the town, but we are lodging our complaint against this particular proposed project given 
the points made above. If you have any additional feedback to our questions and comments, 
please contact us at this email address. 
 
Best regards, 
John and Cathrine Chen 
1476 Grayson Ave 
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Aaron Hecock

From: John Chen <jkchen22@comcast.net>
Sent: Thursday, June 14, 2018 7:12 PM
To: Aaron Hecock
Cc: Cathrine Chen
Subject: Final Letter of Opposition to the Verizon Cell Tower Proposal on Grayson

Dear Aaron and the St. Helena Planning Commission, 
 
We are sending this follow up email ahead of next Tuesday’s (June 19) planning commission meeting as we 
will be unable to attend due to business travel. Attached are prior communications from last February when the 
public comment period for your reference. 
 
Since February, we have taken notice of other cell towers attached to high tension power towers and our 
concerns over Verizon’s proposed addition to the tower directly behind our house (see original communications 
below) have only grown. Attached to this latest email is a picture of a tower in Cordelia (Fairfield) just off of 
I680/I80 junction. In addition to the visual mass at the top of the tower caused by the cellular antennas and 
tower extension, the cables servicing those antennas also add a significant amount visual distraction and further 
amplifies the unappealing nature of the Verizon project on Grayson. Note that this example is typical of 
minimum installations, as we have seen a number of other instances when multiple carriers add to the same 
tower. As mentioned in our previous letters, approving the Verizon project sets a precedent where other carriers 
may be motivated to also propose adding to the same tower once infrastructure and a prior installation is in 
place. 
 
Most importantly, there are no other cell towers within the town of St Helena that we know of that are this 
glaringly visible within neighborhoods and are located within 150 feet of homes (as far as we can tell). All other 
similar installations which we have seen throughout the Bay Area are also not located in neighborhoods (this 
one pictured in Cordelia is in an industrial area far from neighboring homes even though the power lines 
themselves traverse nearby housing tracts). 
 
There are other places in town where a cellular tower, even if attached to another high tension tower, would 
have no impact to neighboring homes and residents. As a result, we strongly urge that the planning commission 
reconsider its recommendation to approve the project and instead reject the Verizon proposal. 
 
Best regards, 
John and Cathrine Chen 
1476 Grayson Avenue 
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Planning Commission Public Comment for July 17, 2018 Meeting 
Re: Verizon application to add cellular infrastructure to PG&E high tension tower behind our 
home at 1476 Grayson Ave – File number PL18-005 
 
John and Cathrine Chen 
Owners of the home at 1476 Grayson Avenue. 
 
Thank you for allowing us to address the planning commission in writing to make a follow-up 
statement regarding Verizon’s request to add cellular infrastructure to the PG&E high tension 
tower behind our home. 
 
While we appreciate Verizon’s consideration to redesign the installation to mitigate aesthetic 
issues, we would like to respond to a few of the comments made at the prior June 19th planning 
commission meeting with additional details. To reiterate our past statements, the tower in 
question is immediately behind our property and is visible from both our bedroom and living 
rooms which face towards Beckstoffer’s vineyard. The easement and access road for the towers 
run along our property line and the tower itself is approximately 15 feet from our property and 
less than 150 feet from our home. 
 

• Comments by the Verizon representative stating that the company took all steps to 
mitigate the obtrusiveness of the installation did not include any comments about the 
tower’s location immediately adjacent to residential areas. In fact, the comments made 
indicated that the company’s main interest was to fill existing service “dead zones”, 
which, by itself, makes sense. Utilizing the PG&E tower enables to company to fulfil that 
particular goal without the added expense of building a stand-alone tower, but without 
regard to the visual impact to residents directly next to the tower. The following 
photograph illustrates the tower’s position relative to our home and others that run 
nearly the entire length of the north side of Grayson Avenue and back up to the PG&E 
power lines and easement. 
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This second photo highlights our property relative to the tower in question: 

 
 

• Other than the location of the tower providing a convenient location for Verizon, there 
is NO other infrastructure available to support the cellular installation. Both power and 
network connections would have to be brought in from a significant distance, likely 900 
feet along the easement from the east in order to activate the antennas.  

• If an existing PG&E tower must be utilized, the tower immediately east of the currently 
proposed tower would likely serve most of the same goals sought by Verizon. However, 
unlike the current location, the tower to the east is located in a primarily commercial 
area with J Schram Winery to the south and Tre Posti to the north. The tower’s base, 
where supporting equipment would be housed and fenced off, is also currently partially 
surrounded by oleander bushes and the area is being used to store a storage container. 
In addition, the location is also served with existing local power lines that could be 
utilized for the installation, unlike the currently proposed location which includes no 
infrastructure other than the existing tower itself. The above-mentioned points can be 
seen in the following south-facing photo. 
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• Alternatively, a stand-alone tower located towards the north side of the vineyard and 

possibly disguised as a tree would likely serve the same goals but would have nearly 
zero visual impact. The north side of the vineyard along the industrial portion of Charter 
Oak (west of highway 29) currently holds the city yard and provides access to the Harold 
Smith and Son’s rock facility. In addition, Sulphur Creek runs alongside this portion of 
the road and has a substantial amount of tree coverage that could also help to make a 
cellular tower – disguised as a tree or not – far less visible to anyone and is far enough 
away from all homes, including neighborhoods to the north, to cause any unsightly 
visual obstructions. The following photo taken from our property facing north across 
Beckstoffer’s Dr. Crane Vineyard illustrates the tree line along Sulphur Creek as well as 
the absence of residential areas. 

 
 
 

• Per the original proposal for a tower extension, the visual impact can be seen in the 
following two photos, taken from the perspective of our back deck. The first picture is 
the current view, while the second is a composite with the tower extension added via 
image editing software. The added antennas and tower extension are similar to the 
original design proposed by Verizon. Using the tower, even with significant 
modifications to the antenna design would result in a highly visible and unsightly 
change. It is important to note that the poor aesthetics result largely from the cables 
running up the side of the tower and the additional equipment that would be attached 
lower on the tower, not just from the antennas themselves. 
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• Finally, any agreement by Verizon to remove unused equipment and apply for additional 
installations does not deal with the likely possibility of other carriers requesting 
installation of equipment to serve their own networks (AT&T, Sprint, etc.). Approval of 
Verizon’s requests sets a precedent and would also establish infrastructure needed to 
support additional equipment and would further bolster arguments from other carriers 
to seek their own installations. 

 
Similar to comments made by some on the planning commission, we do agree with and support 
the improvement of infrastructure serving St Helena, but at the same time we obviously side 
with comments made regarding the concerns of those improvements creating negative 
aesthetic issues to residents within our small town. Being directly impacted by this proposal, we 
hope for and appreciate any consideration by the commission to address our concerns as part 
of a larger goal of preserving the residential character of neighborhoods throughout our town. 
 
Thank you again for allowing us to voice our concerns. 
 
Best regards, 
John and Cathrine Chen 
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