
 
 

 

DATE ISSUED: November 21, 2018 REPORT NO. PC-18-070 
  
HEARING DATE:             November 29, 2018 
 
SUBJECT: VERIZON WIRELESS BANKERS HILL, Process Four Decision 
 
PROJECT NUMBER: 577788 
 
OWNER/APPLICANT: St Paul’s Senior Home and Services/Verizon Wireless (VAW), LLC 
 
SUMMARY 
 

Issue:  Should the Planning Commission approve a modification to an existing Wireless 
Communication Facility (WCF) located at 111 Elm Street in the Uptown Community Planning 
area? 

 
Staff Recommendation:  Approve Planned Development Permit No. 2192364. 

 
Community Planning Group Recommendation:  On May 1, 2018, the Uptown Planners voted 
14-0-1 to recommend support of the Verizon Wireless Bankers Hill Project with no conditions 
(Attachment 8).  
 
Environmental Review:  This project was determined to be categorically exempt from the 
California Environmental Quality Act (CEQA) pursuant to Section 15301 (Existing Facility). This 
project is not pending an appeal of the environmental determination. The environmental 
exemption determination for this project was made on August 31, 2018, and the opportunity 
to appeal that determination ended September 14, 2018 (Attachment 7). 

 
Fiscal Impact Statement:  None. 

 
Code Enforcement Impact:  None. 

 
 
BACKGROUND 
 
This Wireless Communication Facility (WCF) is located at 111 Elm Street (St. Paul’s PACE -Program for 
All Inclusive Care for the Elderly) in the CC-3-4 zone of the Uptown Community Planning area where 
the site is designated for Office Commercial (0-29Du/Ac) (Attachments 1 and 2).  The site is 
surrounded by Interstate-5 to the west and the south, Elm Street Family Health Center to the north, 

https://opendsd.sandiego.gov/Web/Approvals/Details/2192364
http://docs.sandiego.gov/citybulletin_publicnotices/CEQA_appeal/NORA%2008-31-2018%20Verizon%20Banker's%20Hill.pdf
http://docs.sandiego.gov/citybulletin_publicnotices/CEQA_appeal/NORA%2008-31-2018%20Verizon%20Banker's%20Hill.pdf
https://www.sandiego.gov/sites/default/files/uptown_community_plan_full_version.pdf
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and multi-unit residences to the east (Attachment 1). Verizon’s WCF was originally approved on July 
15, 2005 supporting eight (8) antennas behind Fiberglass Reinforced Panel (FRP) screen walls and 
three (3) rooftop equipment cabinets. Subsequently, multiple modifications were permitted to 
accommodate the current technology at the time which consisted of replacement antennas and new 
Remote Radio Units (RRUs).  
 
As part of the original 
approval, the City imposed a 
ten-year term on all WCFs to 
allow for future review of the 
facility to determine whether 
technology advancements 
can eliminate components of 
the facility or eliminate the 
facility altogether. This facility 
remains essential to Verizon’s 
coverage objective to the 
surrounding area which 
includes heavily traveled 
north and south bound 
Interstate-5 (Attachments 9 
and 10).  
 
The WCF regulations have 
changed over the years; 
however, the key 
requirement to 
architecturally integrate a 
facility into a building or the 
environment remains to be 
the purpose and intent of the 
regulations. Staff has 
reviewed the existing facility 
and has determined that the 
proposed rooftop screen 
boxes with the sixteen new 
antennas inside have been designed to replicate the existing mechanical equipment screen walls. 
The overall design complies with the WCF Regulations Land Development Code Section 141.0420, 
the City’s General Plan for Wireless Facilities and the WCF Design Guidelines. 
 
DISCUSSION 
 
Project Description: 
The project consists of sixteen new antennas concealed inside two new rooftop screening elements, 
designed to replicate the existing mechanical screen walls (Attachment 12). The WCF equipment 

http://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
https://www.sandiego.gov/sites/default/files/legacy/planning/genplan/pdf/generalplan/adoptedudelem.pdf
https://www.sandiego.gov/sites/default/files/legacy/development-services/pdf/industry/telecomguide.pdf
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associated with this project is located on an existing rooftop equipment platform behind a four-
sided screen wall, painted to match the surface of the building. The existing antennas previously 
located on the façade behind the FRP screen walls shall be removed and the area shall be restored 
back to its original condition.  Verizon’s preference for a complete rooftop redesign was heavily 
influenced by the overall size, number and separation requirements associated with the proposed 
antennas and current technology. However, the new rooftop box design exceeds the CC-3-4 height 
limit of 30-feet and therefore, requires a Planned Development Permit, Process Four.  
 
Community Plan Analysis: 
 
The Uptown Community Plan relies on the City’s 
General Plan for design and placement 
locations for all wireless facilities. Consistent with 
the Urban Design Element Section UD-A.15, the 
Verizon WCF is camouflaged and screened behind 
FRP rooftop elements designed to replicate the 
existing mechanical screen walls. This design 
continues to be aesthetically pleasing and scaled in 
proportion with the existing building. The 
equipment associated with this WCF will continue to 
operate on the rooftop, behind a screen wall on a 
raised equipment platform. 
 
Council Policy 600-43: 
According to Council Policy 600-43, this location is 
the most preferred location and is classified a 
Preference 1 location. Since the site is a commercial 
use, no other lower preference level sites are 
required. However, since the project requires a 
height deviation, a PDP is required. 
 
Conclusion: 
 
The project has been determined by staff to be consistent with the purpose and intent of the 
applicable development regulations of the San Diego Municipal Code, which includes the 
development regulations of the CC-3-4 zone (with exception to the 30-foot height limit) and the 
SDMC Section 141.0420. The antennas associated with this design will be concealed behind two new 
rooftop screening elements replicated to match the rooftop mechanical screen walls. No exterior 
changes are proposed to the equipment area. Staff recommends approval of the proposed Verizon 
Wireless Banker Hills project and the findings of approval are located in Attachment 5 of this report. 
 
ALTERNATIVES 
 
1. Approve Planned Development Permit No. 2192364, with modifications. 
 

http://docs.sandiego.gov/councilpolicies/cpd_600-43.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf


2. Deny Planned Development Permit No. 2192364, if the Planning Commission makes findings 
based on substantial evidence that the approval is not authorized by state or local zoning 
law. 

Respectfully submitted, 

Assistant Deputy Director 
Development Services Department 

Attachments: 

1. Aerial Photograph 
2. Community Plan Land Use Map 
3. Project Location Map 
4. Project Data Sheet 
5. Draft Permit Resolution with Findings 
6. Draft Permit with Conditions 
7. Environmental Exemption 

----=-=-=-i=~-t.-P-FO" ect Manager 
Development Services Department 

8. Community Planning Group Recommendation 
9. Site Justification 
10. Coverage Maps 
11. Photo Survey 
12. Photo Simulations 
13. Project Plans 
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ATTACHMENT  2

NorthLand Use Map
Verizon Wireless Banker’s Hill / 111 Elm Street
PROJECT NO.  577788

Project Site
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ATTACHMENT 4 
 

PROJECT DATA SHEET 
PROJECT NAME: Verizon Wireless Banker’s Hill 

PROJECT DESCRIPTION: 

Process Four:  Planned Development Permit for a modification to an 
existing Wireless Communication Facility (WCF) located at 111 Elm Street 
in the CC-3-4 zone of the Uptown Community Planning area. The project 
consists of relocating the existing façade concealed antennas to the roof 
behind two new Fiberglass Reinforced Panel (FRP) screen boxes, painted 
and designed to match the rooftop mechanical screen wall. The 
equipment associated with this WCF will continue to operate on the 
rooftop platform and screened behind a rooftop screen wall.  

COMMUNITY PLAN AREA: Uptown Community Plan 

DISCRETIONARY ACTIONS: Planned Development Permit 

COMMUNITY PLAN LAND 
USE DESIGNATION: Commercial 

ZONING INFORMATION: 
 ZONE: CC-3-4 
 HEIGHT LIMIT: 30’-0” 
              PROPOSED HEIGHT:    68’-6” 
 FRONT SETBACK: -- 
 SIDE SETBACK: 10’-0” 
 STREETSIDE SETBACK: -- 
 REAR SETBACK: 10’-0” 
 

ADJACENT PROPERTIES: LAND USE DESIGNATION & 
ZONE 

EXISTING LAND USE 

NORTH: Commercial/CC-3-4 Elm Street Family Health Center 

SOUTH: Commercial/CC-3-4 Interstate 5 

EAST: Commercial/CC-3-4 Multi-unit residences 

WEST: Commercial/CC-3-4 Interstate 5 

DEVIATION REQUESTED:  The new rooftop box design exceeds the CC-3-4 height limit of 30-feet, 
with a total overall height of 68’-6”. 

COMMUNITY PLANNING 
GROUP 
RECOMMENDATION: 

On May 1, 2018, the Uptown Planners voted 14-0-1 to recommend 
support of the Verizon Bankers Hill Project with no conditions 
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PLANNING COMMISSION RESOLUTION NO.  __________  
PLANNED DEVELOPMENT PERMIT NO. 2192364 

VERIZON WIRELESS BANKERS HILL – PROJECT NO. 577788 
 
 

WHEREAS, ST PAULS SENIOR HOME AND SERVICES, Owner, and VERIZON WIRELESS (VAW) 

LLC., Permittee, filed an application with the City of San Diego for a permit to modify an existing 

Wireless Communication Facility (as described in and by reference to the approved Exhibits "A" and 

corresponding conditions of approval for the associated Planned Development Permit (PDP) No. 

2192364); and 

WHEREAS, the project site is located at 111 Elm Street in the CC-3-4 zone of the Uptown 

Community Plan; 

WHEREAS, the project site is legally described as all that certain real property situated in the 

County of San Diego, State of California, described as follows: All that portion of Block 219 of 

Horton’s Additions, in the City of San Diego, County of San Diego, State of California, according to 

Map thereof made by L.L. Lockling on file in the County Recorder of said County, lying Northerly of 

the following described line: Beginning at a point on the Easterly line of said Block 219, said point 

being distant North 00° 06’ 30” East, 126.68 feet from the Southeasterly corner of said Block; Thence 

North 58° 06’ 20” West, 236.02 feet to a point on the Westerly line of said block, said point being 

distant South 00° 06’ 20” West, 50.00 feet from the Northwesterly corner of said Block 219; and 

WHEREAS, on August 31, 2018, the City of San Diego, as Lead Agency, through the 

Development Services Department, made and issued an Environmental Determination that the 

project is exempt from the California Environmental Quality Act (CEQA) (Public Resources Code 

Section 21000 et seq.) under CEQA Guideline Section 15301 [Existing Facilities] and there was no 

appeal of the Environmental  Determination filed within the time period provided by San Diego 

Municipal Code Section 112.0520; and 
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WHEREAS, on November 29, 2018 the PLANNING COMISSION of the City of San Diego 

considered PLANNED DEVELOPMENT PERMIT No. 2192364 pursuant to the Land Development Code 

of the City of San Diego;  

NOW, THEREFORE, 

BE IT RESOLVED by the PLANNING COMMISSION of the City of San Diego, that it adopts the 

following findings with respect to PLANNED DEVELOPMENT PERMIT No. 2192364: 

 
A. PLANNED DEVELOPMENT PERMIT [SDMC Section 126.0605] 

1. Findings for all Planned Development Permits: 

a. The proposed development will not adversely affect the applicable land use 
plan. 

The Verizon Wireless Banker’s Hill project proposes to remove eight existing 
antennas and install sixteen new antennas concealed inside two new rooftop 
screening elements, designed to replicate the existing mechanical screen walls. The 
WCF equipment associated with this project is located on an existing rooftop 
equipment platform behind a four-sided screen wall, painted to match the surface of 
the building. The existing antennas previously located on the façade behind the 
Fiberglass Reinforced Panel (FRP) screen boxes shall be removed and the building 
facade shall be restored back to its original condition. 

St. Paul’s PACE (Program for All-Inclusive Care for the Elderly), which provides senior 
health care is located on the property. The Uptown Community Plan designates the 
current site as Office Commercial (0-29 Du/Ac) and is currently zoned CC-3-4 
(Commercial Community).  
 
The Uptown Community Plan relies on the City’s General Plan (GP) for Wireless 
Facilities. The GP contains the following recommendations: 1) Conceal wireless 
facilities in existing structures when possible, otherwise use camouflage and 
screening techniques to hide or blend them into the surrounding area; 2) Design 
facilities to be aesthetically pleasing and respectful of the neighborhood context; and 
3) Conceal mechanical equipment and devices associated with wireless facilities in 
underground vaults or unobtrusive structures. Consistent with the GP, Verizon’s 
proposed design will conceal a total of sixteen antennas inside two new rooftop 
elements behind FRP screening. The existing rooftop equipment is set back from the 
edge of the roof and located behind a rooftop screen wall, painted and textured to 
match the surface of the building. The rooftop screen walls will have the appearance 
of mechanical penthouses.  The proposed project is therefore consistent with both 
the Uptown Community Plan and the City’s General Plan policies for wireless  
facilities.  
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b. The proposed development will not be detrimental to the public health, safety, 

and welfare.  

The project modification consists of the removal of eight existing antennas from the 
façade of the building. The project will replace these antennas with the installation of 
sixteen new antennas concealed behind two FRP rooftop screening elements 
designed to match existing mechanical screen walls. The equipment will continue to 
operate on a rooftop platform, set back from the edge of the building and behind a 
screen wall. The project as designed requires a new permit and shall be reviewed in 
accordance under the current regulations which requires a PDP for the proposed 
height deviation to exceed the CC-3-4 zoning height limit of 30-feet. 

The project will not have a significant effect on the environment, as was concluded in 
the initial study and then determined to be categorically exempt from the California 
Environmental Quality Act pursuant to Sections 15301 (Existing Facility). This project 
is not pending an appeal of the environmental determination. The environmental 
exemption determination for this project was made on August 31, 2018 and the 
opportunity to appeal that determination ended September 14, 2018. 

The conditions of approval for the project will require compliance with several 
operational constraints and development controls intended to assure the continued 
public health, safety and welfare, including the requirement to obtain building 
permits which requires compliance with the applicable building, fire, mechanical, and 
plumbing codes and State and Federal disability access laws. 

Additionally, the Telecommunication Act of 1996 preempts local governments from 
regulating the “placement, construction and modification of wireless communication 
facilities on the basis of the environmental effects of Radio Frequency (RF) emissions 
to the extent that such facilities comply with the Federal Communication 
Commission’s (FCC) standards for such emissions.” Verizon submitted an Electro-
Magnetic Emission Analysis, which concluded that the project complies with FCC RF 
standards. Therefore, the project will not result in any significant health or safety 
risks to the surrounding area within matters of the City’s jurisdiction. In conclusion, 
the proposed project will not be detrimental to the public health, safety, and welfare. 

c. The proposed development will comply with the regulations of the Land 
Development Code including any proposed deviations pursuant to Section 
126.0602(b)(1) that are appropriate for this location and will result in a more 
desirable project than would be achieved if designed in strict conformance 
with the development regulations of the applicable zone, and any allowable 
deviations that are otherwise authorized pursuant to the Land Development 
Code. 
 
Wireless Communication Facilities (WCF) are permitted on premises with non-
residential uses in commercial zones with the processing of a Limited Use Permit 
(Process One application) however the project is proposing a height deviation, which 
requires a Planned Development Permit, Process Four. The WCF Design 



  ATTACHMENT 5 

Page 4 of 5 
 

Requirements [LDC Section 141.0420(g)(2)] state that WCFs “shall utilize all 
reasonable means to conceal or minimize the visual impacts of the WCF through 
integration. Integration with existing structures or with existing uses shall be 
accomplished through the use of architecture, landscape, and siting solutions.   

The project modification consists of the removal of eight existing antennas from the 
façade of the building. The project will replace these antennas with the installation of 
sixteen new antennas concealed behind two FRP rooftop screening elements 
designed to match the existing mechanical screen wall. The equipment will continue 
to operate on a rooftop platform, set back from the edge of the building and behind 
a screen wall. The project pursuant to San Diego Municipal Code Section 126.0113(c) 
would result in an amendment to the original permit which under the current 
regulations requires a PDP for the proposed height deviation to exceed the CC-3-4 
zoning height limit of 30-feet. 

Previously, Verizon’s design utilized the existing façade elements to conceal their 
antennas. However, due to the number of antennas required and the propagation 
for each sector, Verizon’s Radio Frequency Engineers have determined that a rooftop 
site would result in a better solution to address the current coverage and capacity 
demand. Designing this site to comply with the CC-3-4 height limit would further limit 
Verizon’s coverage objective and their ability to meet their capacity demand. The 
capacity demand will most likely impact commuters using both north and south 
bound Interstate 5. Furthermore, reducing the height to comply with the CC-3-4 zone 
could affect emergency calls if the network is overwhelmed and/or is out of the 
range as a result of lowering the height of the WCF.  

By allowing the height deviation, the project becomes more desirable for the City as 
it will result in an increase in coverage footprint and would therefore reduce any 
drop calls and/or poor signals during emergency situations. Equally important is that 
the design continues to be compatible with the existing building which already 
contains several rooftop elements. The design specifically matches a mechanical 
screen wall and would appear as part of the building with no visual impact.   

The project, as designed, complies with SDMC Section 141.0420 and the zoning 
regulations for CC-3-4 with exception to the height increase for the reasons listed 
above. The combination of the stealth design and the increase in coverage and 
capacity footprint are reasons why this WCF is appropriate for this location and will 
result in a more desirable project than would be achieved if designed in strict 
conformance with the development regulations of the applicable zone, and any 
allowable deviations that are otherwise authorized pursuant to the Land 
Development Code. 

 

The above findings are supported by the minutes, maps and exhibits, all of which are incorporated 

herein by this reference. 
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BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the 

PLANNING COMMISSION, PLANNED DEVELOPMENT PERMIT No. 2192364 is hereby GRANTED by the 

PLANNING COMMISSION to the referenced Owner/Permittee, in the form, exhibits, terms and 

conditions as set forth in PLANNED DEVELOPMENT PERMIT No. 2192364, a copy of which is attached 

hereto and made a part hereof. 

 
 
                                                                           
Simon Tse 
Development Project Manager  
Development Services 
    
Adopted on:  November 29, 2018 
 
IO#: 11003679 
 
fm 7-17-17 
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RECORDING REQUESTED BY 

CITY OF SAN DIEGO 
DEVELOPMENT SERVICES  

PERMIT INTAKE, MAIL STATION 
501 

 
WHEN RECORDED MAIL TO 

PROJECT MANAGEMENT 
PERMIT CLERK 

MAIL STATION 501 
 

 
 
 
 
 
 
 
 
 
 

INTERNAL ORDER NUMBER: 11003679 SPACE ABOVE THIS LINE FOR RECORDER'S USE 
 

PLANNED DEVELOPMENT PERMIT NO. 2192364 
VERIZON WIRELESS BANKER’S HILL PROJECT NO. 577788 

PLANNING COMMISSION 
 

This Planned Development Permit No. 2192364 is granted by the Planning Commission of the City of 
San Diego to St Paul’s Senior Home and Services, Owner, and Verizon Wireless (VAW), LLC., 
Permittee, pursuant to San Diego Municipal Code [SDMC] sections 126.0601, 131.0501, and 
141.0420. The site is located at 111 Elm Street in the CC-3-4 zone of the Uptown Community Plan. 
The project site is legally described as all that portion of Block 219 of Horton’s Additions, in the City 
of San Diego, County of San Diego, State of California, according to Map thereof made by L.L. 
Lockling on file in the County Recorder of said County, lying Northerly of the following described 
line: Beginning at a point on the Easterly line of said Block 219, said point being distant North 00° 06’ 
30” East, 126.68 feet from the Southeasterly corner of said Block; Thence North 58° 06’ 20” West, 
236.02 feet to a point on the Westerly line of said block, said point being distant South 00° 06’ 20” 
West, 50.00 feet from the Northwesterly corner of said Block 219. 
 

Subject to the terms and conditions set forth in this Permit, permission is granted to Owner 
and Permittee to modify an existing Wireless Communication Facility described and identified by 
size, dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated November 
29, 2018, on file in the Development Services Department. 
The project shall include: 
 

a. A modification to an existing Wireless Communication Facility that consists of sixteen 
panel antennas concealed inside two new rooftop elements behind Fiberglass Reinforced 
Panel (FRP) screening, designed to replicate the existing mechanical screen wall; and 

 
b. The equipment associated with this project will continue to be located on an existing 

rooftop equipment platform, set back from the edge of the building and behind a screen 
wall, painted to match the surface of the building; and 

 
c. Removal of eight existing antennas from the building façade, which includes restoration of 

the area back to its original condition to the satisfaction of the Development Services 
Department; and 
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d. This approval includes a height deviation to allow two new rooftop screen box elements to 
exceed the 30-foot height limit by 38 feet, 6 inches. 

 
e. Public and private accessory improvements determined by the Development Services 

Department to be consistent with the land use and development standards for this site in 
accordance with the adopted community plan, the California Environmental Quality Act 
[CEQA] and the CEQA Guidelines, the City Engineer’s requirements, zoning regulations, 
conditions of this Permit, and any other applicable regulations of the SDMC.  

 
STANDARD REQUIREMENTS: 
 
1. This permit must be utilized within thirty-six (36) months after the date on which all rights of 
appeal have expired.  If this permit is not utilized in accordance with Chapter 12, Article 6, Division 1 
of the SDMC within the 36 month period, this permit shall be void unless an Extension of Time has 
been granted.  Any such Extension of Time must meet all SDMC requirements and applicable 
guidelines in effect at the time the extension is considered by the appropriate decision maker. This 
permit must be utilized by December 13, 2021. 
 
2. This Planned Development Permit [PDP] and corresponding use of this site shall expire on 
December 13, 2028. Upon expiration of this approval, the facilities and improvements described 
herein shall be removed from this site and the property shall be restored to its original condition 
preceding approval of this permit unless the applicant of record files a new application for a facility 
which will be subject to compliance with all regulations in effect at the time. 

 
3. No later than ninety (90) days prior to the expiration of this approval, the Permittee may 
submit a new application to the Development Services Department for consideration with review 
and a decision by the appropriate decision maker at that time. Failure to submit prior to the 
deadline will be cause for enforcement for noncompliance, which may include penalties and fines. 

 
4. Under no circumstances, does approval of this permit authorize the Permittee to utilize this 
site for WCF purposes beyond the permit expiration date.  Use of this Permit approval beyond the 
expiration date of this Permit is prohibited.  
 
5. No permit for the construction, occupancy, or operation of any facility or improvement 
described herein shall be granted, nor shall any activity authorized by this Permit be conducted on 
the premises until: 
 

a. The Owner/Permittee signs and returns the Permit to the Development Services 
Department; and 

 
b. The Permit is recorded in the Office of the San Diego County Recorder. 

 
6. While this Permit is in effect, the subject property shall be used only for the purposes and 
under the terms and conditions set forth in this Permit unless otherwise authorized by the 
appropriate City decision maker. 
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7. This Permit is a covenant running with the subject property and all of the requirements and 
conditions of this Permit and related documents shall be binding upon the Owner/Permittee and 
any successor(s) in interest. 
 
8. The continued use of this Permit shall be subject to the regulations of this and any other 
applicable governmental agency. 
 
9. Issuance of this Permit by the City of San Diego does not authorize the Owner/Permittee for 
this Permit to violate any Federal, State or City laws, ordinances, regulations or policies including, but 
not limited to, the Endangered Species Act of 1973 [ESA] and any amendments thereto (16 U.S.C. § 
1531 et seq.). 
 
10. The Owner/Permittee shall secure all necessary building permits.  The Owner/Permittee is 
informed that to secure these permits, substantial building modifications and site improvements 
may be required to comply with applicable building, fire, mechanical, and plumbing codes, and State 
and Federal disability access laws.  
 
11. Construction plans shall be in substantial conformity to Exhibit “A.”  Changes, modifications, or 
alterations to the construction plans are prohibited unless appropriate application(s) or 
amendment(s) to this Permit have been granted.  
 
12. All of the conditions contained in this Permit have been considered and were determined 
necessary to make the findings required for approval of this Permit.  The Permit holder is required 
to comply with each and every condition in order to maintain the entitlements that are granted by 
this Permit.  
 
If any condition of this Permit, on a legal challenge by the Owner/Permittee of this Permit, is found 
or held by a court of competent jurisdiction to be invalid, unenforceable, or unreasonable, this 
Permit shall be void.  However, in such an event, the Owner/Permittee shall have the right, by paying 
applicable processing fees, to bring a request for a new permit without the "invalid" conditions(s) 
back to the discretionary body which approved the Permit for a determination by that body as to 
whether all of the findings necessary for the issuance of the proposed permit can still be made in 
the absence of the "invalid" condition(s).  Such hearing shall be a hearing de novo, and the 
discretionary body shall have the absolute right to approve, disapprove, or modify the proposed 
permit and the condition(s) contained therein. 
 
13. The Owner/Permittee shall defend, indemnify, and hold harmless the City, its agents, officers, 
and employees from any and all claims, actions, proceedings, damages, judgments, or costs, 
including attorney’s fees, against the City or its agents, officers, or employees, relating to the 
issuance of this permit including, but not limited to, any action to attack, set aside, void, challenge, 
or annul this development approval and any environmental document or decision.  The City will 
promptly notify Owner/Permittee of any claim, action, or proceeding and, if the City should fail to 
cooperate fully in the defense, the Owner/Permittee shall not thereafter be responsible to defend, 
indemnify, and hold harmless the City or its agents, officers, and employees.  The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal counsel in 
defense of any claim related to this indemnification. In the event of such election, Owner/Permittee 
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shall pay all of the costs related thereto, including without limitation reasonable attorney’s fees and 
costs. In the event of a disagreement between the City and Owner/Permittee regarding litigation 
issues, the City shall have the authority to control the litigation and make litigation related decisions, 
including, but not limited to, settlement or other disposition of the matter. However, the 
Owner/Permittee shall not be required to pay or perform any settlement unless such settlement is 
approved by Owner/Permittee.  
 
AIRPORT REQUIREMENTS: 
 
14. Prior to the issuance of any building permits, the Owner/Permittee shall provide a copy of the 
signed agreement [DS-503] and show certification on the building plans verifying that the structures 
do not require Federal Aviation Administration [FAA] notice for Determination of No Hazard to Air 
Navigation, or provide an FAA Determination of No Hazard to Air Navigation as specified in 
Information Bulletin 520. 
 
ENGINEERING REQUIREMENTS: 
 
15. Prior to the issuance of any construction permit, the Permittee shall incorporate any 
construction Best Management Practices necessary to comply with Chapter 14, Article 2, Division 1 
(Grading Regulations) of the San Diego Municipal Code, into the construction plans or specifications. 
 
16. Prior to the issuance of any construction permit the Permittee shall submit a Water Pollution 
Control Plan (WPCP). The WPCP shall be prepared in accordance with the guidelines in Appendix G 
of the City's Storm Water Standards.  
 
PLANNING/DESIGN REQUIREMENTS: 

 
17. This approval permits the following as illustrated on the approved Exhibit “A”: 

 
a. Sixteen (16) antennas with the following dimensions: 72” by 13.8” by 8.2”; and 
b. Twenty-four remote radio units; and 
c. Two raycaps mounted to existing cable tray; and 
d. Two 12’ by 14’ by 10’ rooftop equipment screening elements, designed to replicate 

the existing mechanical screen wall; and 
e. One surge suppressor mounted to existing equipment platform. 

 
18. Any future modifications to the antennas must be approved by Development Services 
Department.  Antennas deviating up to the approved size (length, width, or height), must include 
screening designed to create the appearance of uniformity among the antennas to the satisfaction 
of the Development Services Department.  At that time, the Permittee shall provide evidence 
demonstrating compliance with Federal standards for radio frequency emissions in accordance with 
the Telecommunications Act of 1996 and any subsequent amendments. 
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19. Every aspect of this project is considered an element of concealment including but not limited 
to the dimensions, bulk and scale, color, materials and texture.  Any future modifications to this 
Permit must not defeat concealment.   

20. Photo simulations shall be printed on the construction plans. 
 
21. The Owner/Permittee shall install and maintain appropriate warning signage on the WCF as 
required by State and Federal regulations.  The Owner/Permittee shall be responsible for complying 
with all State and Federal regulations. 

 
22. Use of or replacement of any building façade or mechanical screen with RF-transparent 
material for purposes of concealing antennas shall not result in any noticeable lines or edges in the 
transition to the original building. All RF-transparent material shall be painted and textured to match 
the original building and adjacent building surfaces. 
 
INFORMATION ONLY: 
 

• A Telecom Inspection is required prior to construction permit completion.   
 
• The City of San Diego reserves the right to rescind any approval made under Section 6409(a) 

or the Spectrum Act should any portion of Section 6409(a) or the Spectrum Act, of the FCC’s 
interpretation thereof, be deemed unconstitutional by a court of law, the FCC or any other 
competent authority. 
 

• The issuance of this development permit alone does not allow the immediate commencement 
or continued operation of the proposed use on site. Any operation allowed by this 
discretionary permit may only begin or recommence after all conditions listed on this permit 
are fully completed and all required ministerial permits have been issued and received final 
inspection. 
 

• Any party on whom fees, dedications, reservations, or other exactions have been imposed as 
conditions of approval of this Permit, may protest the imposition within ninety days of the 
approval of this development permit by filing a written protest with the City Clerk pursuant to 
California Government Code section 66020. 

 
• This development may be subject to impact fees at the time of construction permit issuance. 

 
APPROVED by the Planning Commission of the City of San Diego on November 29, 2018 and 
[Approved Resolution Number].  
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Planned Development Permit No. 2192364 
November 29, 2018 

 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Simon Tse 
Development Project Manager 
 
 
NOTE:  Notary acknowledgment 
must be attached per Civil Code 
section 1189 et seq. 
 
 
The undersigned Owner/Permittee, by execution hereof, agrees to each and every condition of 
this Permit and promises to perform each and every obligation of Owner/Permittee hereunder. 
 
 
       ST PAULS SENIOR HOME AND SERVICES 
       Owner  
 
 
       By _________________________________ 

NAME 
TITLE 

 
 
 
       VERIZON WIRELESS (VAW) LLC. 
       Permittee 
 
 
       By _________________________________ 

NAME 
TITLE 

 
 
 
 
 
NOTE:  Notary acknowledgments 
must be attached per Civil Code 
section 1189 et seq. 
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NOTICE OF EXEMPTION 
(Check one or both) 

TO: _X_ Recorder/County Clerk 
P.O. Box 1750, MS A-33 
1600 Pacific Hwy, Room 260 
San Diego, CA 92101-2400 

Office of Planning and Research 
1400 Tenth Street, Room 121 
Sacramento, CA 95814 

Project Name: Verizon Wireless Bankers Hill 

FROM: City of San Diego 
Development Services Department 
1222 First Avenue, MS 501 
San Diego, CA 92101 

Project No. : 577788 

Project Location-Specific: The project is located at 111 Elm Street, San Diego, CA 9210. 

Project Location-City/County: San Diego/San Diego 

Description of nature and purpose of the Project: Verizon Wireless proposes a Planned Development Permit 
(PDP) for the modification of an existing Wireless Communication Facility (WCF) to include sixteen new antennas 
and new remote radio units, all concealed inside new rooftop boxes on an existing building. The equipment 
associated with this WCF will continue to operate inside the rooftop equipment area with minor equipment 
updates. All existing antennas and remote radio units shall be removed as part of this modification. The building 
which supports the WCF is previously conforming, but the proposed additional height associated with the project 
will require a height deviation that can be potentially approved with the PDP. The project is located on 0.51-acre 
site and is in the CC-2-3 zone of the Uptown Community Planning area. 

Name of Public Agency Approving Project: City of San Diego 

Name of Person or Agency Carrying Out Project: Shelly Kilbourn, 

Exempt Status: (CHECK ONE) 
( ) Ministerial (Sec. 21080(b)(1 ); 15268); 

Agent for Verizon Wireless 
PlanCom, Inc. 
302 State Place, Second Floor 
Escondido, CA 92029 
(619) 208-4865 

( ) Declared Emergency (Sec. 21080(b)(3); 15269(a)); 
( ) Emergency Project (Sec. 21080(b)( 4); 15269 (b)(c)) 
(X) Categorical Exemption: CEQA Sections 15301 (Existing Facilities) 

Reasons why project is exempt: The City conducted an environmental review which determined that the 
proposed project, as described above, qualifies to be exempt from CEQA pursuant to CEQA Guidelines Section 
15301, which allows for the operation, repair, maintenance, permitting, leasing, licensing, or minor alteration of 
existing facilities (public or private), involving negligible or no expansion of use beyond that existing at the time 
of the determination. No environmental impacts were identified for the proposed project. Additionally, none of 
the exceptions described in CEQA Guidelines Section 15300.2 apply. 

Lead Agency Contact Person: Anna L. McPherson AICP 

Revised May 2016 

Telephone: (619) 446-5276 
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If filed by applicant: 
1. Attach certified document of exemption finding. 
2. Has a notice of exemption been filed by the public agency approving the project? ( ) Yes ( ) No 

It is hereby certified that the City of San Diego has determined the above activity to be exempt from CEQA 

~~- / . M(/'vi, · . · ) August31, 2018 
~ V\_ Vf 'l{/t{),{}IL-/ /Program Manager 

Signature/Title Date 

Check One: 
(X) Signed By Lead Agency 
( ) Signed by Applicant 

Revised May 2016 

Date Received for Filing with County Clerk or OPR: 



UPTOWN PLANNERS 
MEMORANDUM OF MOTION 

MOTION APPROVED ON MAY 1, 2018 

Motion Approved By Uptown Planners on May 7, 2018:  

Uptown Planners heard the 111 Elm “Verizon Bankers Hill PDP” application at its May 1, 2018 
meeting; which was described on the agenda for the meeting as follows: 

111 ELM (“VERIZON BANKERS HILL PDP”) – Process Four – Bankers Hill/Park West – A 
Planned Development application for a modification to an existing WCF located at 111 Elm 
Street in the CC-2-3 zone.  The WCF supports 16 panel antennas and 24 RRUs, concealed 
inside two new FRP screen walls on the rooftop of the building. The equipment is located on 
the roof.  FAA Part 77.  

The board of Uptown Planners voted 13-0-1 to move the project to the Consent Agenda for the 
meeting.  The motion was made by Wahlstrom, and seconded by Newington. No member of the 
public objected to the motion.  The Consent Agenda was subsequently approved by 
unanimously vote of the board, with no member of the public requesting the project be removed. 

Voting YES _14____    Voting NO ____0____     Abstain _1_ (non-voting chair) 

Respectfully Submitted 

Leo Wilson 
Leo Wilson 
Chair, Uptown Planners 
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Telecommunications Project Management 

302 STATE PLACE    ESCONDIDO, CA 92029    619-208-4685   760-735-4913 FAX 

VERIZON WIRELESS – Bankers Hill 
SITE JUSTIFICATION REPORT 

111 Elm Street 

PROJECT DESCRIPTION 

Verizon Wireless is requesting approval to modify and continue operating of an 
existing wireless communication facility on a commercial property located at 111 Elm 
Street in the Uptown community.  The property is located at the corner of Elm Street and 
1st Street with the I-5 freeway along the southern property line.  The surrounding area is 
mixed with commercial office and some residential development.  An aerial photograph 
of the property and surrounding area has been provided behind Tab 1.   

The Bankers Hill property is a Preference 1 location under Council Policy 600-43.  
It is zoned CC-3-4 and designated in the community plan for commercial uses.  A zoning 
justification map has been provided behind Tab 2 to demonstrate the commercial zone of 
the subject property.  A Limited Use Permit is required for the operation of the Bankers 
Hill site; however, due to height of the proposed modifications, a Planned Development 
Permit (Process 4) is also required.  

The existing wireless facility consists of screened façade mounted antennas with 
rooftop equipment.  Verizon Wireless is proposing to remove the existing antennas from 
the building façade and locate them in rooftop screens.  The purpose of the modifications 
is to provide updated antennas and equipment. Additionally, removing the antennas from 
the building façade to the rooftop will allow continued access of a building balcony 
whose use is currently restricted by the location of the antennas.  The existing wireless 
facility currently houses 6 directional antennas and 3 RRUs and provides service to the 
surrounding commercial, residential and freeway areas.   

Verizon Wireless is proposing to remove the 6 existing antennas and 3 RRUs and 
replace them with 16 antennas and 24 RRUs.  The replacement antennas and RRUs will 
be located inside two rooftop screen boxes designed to match existing mechanical screens 
on the roof.  The revised wireless facility has been designed to allow the additional 
antennas and RRUs to preserve and expand existing coverage while concealing the 
antennas from view.   

COVERAGE CONSIDERATIONS 

The existing wireless facility has been located on this property since 2005, 
providing critical voice and data service throughout the surrounding area including the I-
5 freeway.  Continued operation of the Bankers Hill site is necessary to maintain the 
existing levels of service to these areas.  The site is an integral part of Verizon’s network, 
as the site’s operation is closely coordinated with a number of other Verizon Wireless 
sites in the downtown and Uptown areas. 
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Bankers Hill Site Justification 
Page 2 

Coverage maps have been provided behind Tab 3 to demonstrate the existing 
coverage provided by the Bankers Hill site and the predicted loss of coverage without the 
site. As indicated on the maps, loss of the existing coverage footprint from the Bankers 
Hill site could result in significant impacts to those living and working within the 
surrounding area as well as those traveling through this area along the I-5 freeway.  
Moreover, over one-quarter of US households are “wireless-only,” and thus this 
degradation of service would have a significant impact on customers’ essential 
communications services.   

SITE CONSIDERATIONS 

The Bankers Hill site is an existing site and any change in location would 
negatively impact customers’ existing service.  Alternative sites have not been considered 
because replicating the exact coverage footprint from a different location is not possible.  
The resulting degradation in service would directly contravene Verizon Wireless’ 
commitment to improving the reliability and performance of its network and its 
customers’ wireless experience.  Allowing the Bankers Hill site to be modified and 
continue operating will ensure that existing customers are not impacted and services to 
those customers are enhanced.   

Attachments: 
Tab 1 – Aerial photograph of existing facility 
Tab 2 – Zoning Justification Map 
Tab 3 – Radio Frequency Coverage Map 
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Aerial Photograph of Project Site 

Tab 1 
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Zoning Justification Map 
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PHOTOGRAPHIC STUDY AND KEY MAP

Verizon Wireless 
“Bankers Hill” 
111 Elm Street 

San Diego, CA 92101 

Prepared for: 
City of San Diego 
1222 First Avenue 

San Diego, CA 92101 

Prepared by: 

PlanCom, Inc. 
Contractor Representatives for 

Verizon Wireless 

302 State Place 
Escondido, CA 92029 

Contact:  Shelly Kilbourn, Land Use Consultant 
(619) 208-4685

October 5, 2017 
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Photo Study Page 2 

10/5/2017 

North Elevation of the Building – Photo 1 

South Elevation – Photo 2 

Attachment 11





Photo Study Page 3 

10/5/2017 

East Elevation -Photo 3 

West Elevation – Photo 4 
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Photo Study Page 4 

10/5/2017 

View to the West 

View to the South 
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Photo Study Page 5 

10/5/2017 

View to the North 

View to the East 
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Photo Study Page 6 

10/5/2017 

Aerial Photograph 
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Proposed antennas mounted behind 
proposed FRP screen wall finished 
to match existing building----

These simulations are int ended for graphical purposes only and not intended 
to be part of or to replace the information provided on the construction drawings 

3/ 27/201 8 

Bankers Hill 
111 Elm Street 
San Diego, CA 92101 

verizon" 

Photosimulation of proposed telecommunications site 





Proposed antennas mounted behind 
proposed FRP screen walls finished 
to match existing building --......... 

These simulations are intended for graphical purposes only and not intended 
to be part of or to replace the information provided on the construction drawings 

3/27/2018 

Bankers Hill 

111 Elm Street 
San Diego, CA 92101 

verizon" 

Photosimulation of proposed telecommunications site 
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These simulations are intended for graphical purposes only and not intended 
to be part of or to replace the information provided on the construction drawings 

3/27/2018 

Bankers Hill 

111 Elm Street 
San Diego, CA 92101 

Photosimulation of proposed telecommunications site 
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SEAL:

CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

2

1NOT USED

NOT USED 2' 3'1'0 4

2' 3'1'0 3EXISTING EQUIPMENT LAYOUT PLAN

PROPOSED EQUIPMENT LAYOUT PLAN
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EXISTING & PROPOSED

ELEVATIONS

PROPOSED NORTHEAST ELEVATION 6' 12'3'0 2
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IRVINE, CA 92618

EXISTING NORTHEAST ELEVATION 6' 12'3'0 1
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ELEVATIONS

EXISTING SOUTHEAST ELEVATION 6' 12'3'0 1 PROPOSED SOUTHEAST ELEVATION 6' 12'3'0 2
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111 ELM STREET
SAN DIEGO, CA 92101
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IRVINE, CA 92618

EXISTING NORTHWEST ELEVATION 6' 12'3'0 1 PROPOSED NORTHWEST ELEVATION 6' 12'3'0 2
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EXISTING & PROPOSED

ELEVATIONS

PLANS PREPARED BY:

NO. DATE: DESCRIPTION: BY:
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SHEET TITLE:
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SEAL:

CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

PROPOSED SOUTHWEST ELEVATION 6' 12'3'0 2

EXISTING SOUTHWEST ELEVATION 6' 12'3'0 1
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ARCHITECTURAL

DETAILS
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SEAL:

CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

10 12

ANTENNA MOUNT

6

WALL ANCHORAGE DETAILS 

1 2

5

JAHH-65B SPECIFICATIONS

JAHH-65B-R3B

RRUS SPECIFICATIONS

TYPICAL UNISTRUT FRAMING CONNECTIONS

UNISTRUT TO VERT FRP UNISTRUT TO HORIZ FRP

UNISTRUT TO DIAG FRPUNISTRUT TO UNISTRUT

HORIZ ANTENNA SUPPORT MEMBER SCHEDULE

HANGING UNISTRUT
FROM HORIZ FRP

RRUS STACK-MOUNTING DETAIL
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ARCHITECTURAL

DETAILS

PLANS PREPARED BY:

NO. DATE: DESCRIPTION: BY:

SHEET NUMBER:
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SITE INFORMATION:
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CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

12

5

WALL
MOUNTING

PIPE MAST
MOUNTING

SURGE MOUNTING

RCMDC-3315V-PF-48

RCMDC-3315-PF-48 DETAIL3

76 8

10 11NOT USED

CABLE TRAY

DUAL-MOUNT BRACKET ASSEMBLY

MANUFACTURER: JMA WIRELESS
MODEL #: 91900314

2

DIPLEXER MOUNTING DETAIL

4

NOT USED

9 NOT USEDNOT USED NOT USED

NOT USED
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STRUCTURAL

 ROOF PLAN

PROPOSED SITE PLAN 5' 10'0 1

PLANS PREPARED BY:

NO. DATE: DESCRIPTION: BY:
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SHEET TITLE:
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CLIENTS

111 ELM STREET
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STRUCTURAL

FRP UPPER SCREEN

PLANS
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CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

2' 3'1'0 22' 3'1'0 1FRP UPPER SCREEN PLAN - SECTORS 'B' AND 'C'

SECTOR "C"
300°

AZIMUTH

SECTOR "D"
30°

AZIMUTH

SECTOR "A"
120°

AZIMUTH

FRP UPPER SCREEN PLAN - SECTORS 'A' AND 'D'

SECTOR "B"
210°

AZIMUTH
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FRP BASE PLANS
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2' 3'1'0 22' 3'1'0 1FRP BASE PLAN - SECTORS 'B' AND 'C'

SECTOR "C"
300°

AZIMUTH

SECTOR "D"
30°

AZIMUTH

SECTOR "A"
120°

AZIMUTH

FRP BASE PLAN - SECTORS 'A' AND 'D'

SECTOR "B"
210°

AZIMUTH
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STRUCTURAL

 ELEVATIONS

PLANS PREPARED BY:

NO. DATE: DESCRIPTION: BY:

SHEET NUMBER:

SHEET TITLE:

SITE INFORMATION:

SEAL:

CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

3 4

ELEVATION

NOT USED

1

NOT USED

ELEVATION 2
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STRUCTURAL

 DETAILS

PLANS PREPARED BY:

NO. DATE: DESCRIPTION: BY:

SHEET NUMBER:

SHEET TITLE:

SITE INFORMATION:

SEAL:

CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

12

DETAIL

TYPICAL FRP DETAILS

1 2TYPICAL FRP HORIZ BRACE

TYPICAL FRP TUBE TO TUBE AT CORNER DETAILS

11

7

TYPICAL FRP ELEVATION

FRP TUBE TO TUBE

FRP OR CHANNEL TO TUBE

8

4

ELEVATION  
A

C

B

SECTION  
C ELEVATION  

B

PLAN SECTION "A"
(NO DIAG BRACE)

SECTION "A"
(WHERE DIAG BRACE OCCURS)

SECTION "B"
(NO DIAG BRACE)

A

B

ANGLE OR CHANNEL TO TUBE TUBE TO TUBE
(NO DIAG BRACE)

TUBE TO TUBE
(WHERE DIAG BRACE OCCURS)

TUBE TO TUBE
(CORNER CONDITION)
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STRUCTURAL

 DETAILS

PLANS PREPARED BY:

NO. DATE: DESCRIPTION: BY:

SHEET NUMBER:

SHEET TITLE:

SITE INFORMATION:

SEAL:

CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

9 12

TYPICAL FRP PANEL NOTES

TYPICAL HSS TO HSS WELDED CONNECTIONS

DETAIL

1 2

5

DETAIL

DETAIL

NOT USED

11

7

TYPICAL DETAIL

TYP CONN TO ROOF DETAIL

4

UNISTRUT TO VERT FRP UNISTRUT TO HORIZ FRP

UNISTRUT TO DIAG FRPUNISTRUT TO UNISTRUT

HORIZ ANTENNA SUPPORT MEMBER SCHEDULE

HANGING UNISTRUT
FROM HORIZ FRP

SECTION

PLAN  A

A

OPTIONAL ANTENNA MOUNTING DETAIL

PLAN  
A

PLAN  
B

ELEVATION  
A B

ELEVATION  
D

ELEVATION  

C

ELEVATION  

ELEVATION  
A

PLAN  
C

C

PLAN  
B

B

ELEVATION

SECTION

SCHEDULE

PLAN  
C

SECTION  
B

SECTION  
A

C

B A

A
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ANTENNA GROUNDING,

SCHEMATIC & DETAILS

6GROUNDING SCHEMATIC

10

CABLE GROUNDING3 4

7 8

11 12NOT USED

PLANS PREPARED BY:

NO. DATE: DESCRIPTION: BY:

SHEET NUMBER:

SHEET TITLE:

SITE INFORMATION:

SEAL:

CLIENTS

111 ELM STREET
SAN DIEGO, CA 92101

BANKERS
HILL

15505 SAND CANYON AVE.
IRVINE, CA 92618

NOTES:

ANTENNA GROUNDING

PIPE GROUNDING CONNECTIONCABLE TRAY GROUNDING

GROUND BUSS BAR
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