DATE ISSUED: July 9, 2020 REPORT NO. PC-20-033

HEARING DATE: July 16, 2020

SUBJECT: VERIZON MTSO. Process Four Decision

PROJECT NUMBER: 635697

REFERENCE: The Wireless Ordinance (SDMC 141.0420) was updated effective September
9, 2019 by Ordinance 0-21117 N.S. This project was submitted April 26, 2019
and is subject to the prior version of the ordinance (updated by Ordinance O-

20261 N.S.; effective 7-19-2013). All references to SDMC 143.0420 in this staff
report are to the 2013 version (Attachment 11).

OWNER/APPLICANT: Verizon Wireless, LLC
SUMMARY

Issue: Should the Planning Commission approve a Wireless Communication Facility (WCF)
located at 4777 Mercury Street with the Kearny Mesa Community Planning area?

Staff Recommendation: APPROVE Planned Development Permit No. 2358137.

Community Planning Group Recommendation: Pursuant to the current State of Emergency
due to COVID-19 and the inability to have group meetings, the applicant did not meet with
the community planning group.

Environmental Review:

This project was determined to be categorically exempt from the California Environmental
Quality Act (CEQA) pursuant to Section 15301, (Existing Facilities). This project is not pending
an appeal of the environmental determination. The environmental exemption determination
for this project was made on March 12, 2020 and the opportunity to appeal that
determination ended March 26, 2020 (Attachment 7).

Fiscal Impact Statement: Processing costs paid for by applicant fees.

Code Enforcement Impact: None.



https://opendsd.sandiego.gov/Web/Projects/Details/635697
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
https://www.sandiego.gov/sites/default/files/2019_coastal_wcf.pdf
https://www.sandiego.gov/sites/default/files/2019_coastal_wcf.pdf

BACKGROUND

Verizon MTSO is an application for a new permit for an existing, expired WCF at 4777 Mercury Street.
The project is in the IL-2-1 zone, which provides for light industrial and office uses with limited
commercial. The Kearny Mesa Community Plan designates the site for industrial and business parks
(Attachment 2). Surrounding uses in all directions are light industrial in nature, with some
commercial (Attachment 1).

The existing 130-foot, 10-inch-tall lattice tower was first permitted in 1987, re-permitted in 1998, and
again in 2009. The most recent permit expired in May 2019. The current application was deemed
complete prior to that date.

Council Policy 600-43 assigns preference levels to WCFs in different land use categories. This
project, a WCF on an industrially zoned property, is in the Preference 1 category. Generally,
Preference 1 locations are permitted as a Process One Limited Use and do not come before the
Planning Commission. However, this project requires a Planned Development Permit (PDP) per
SDMC 126.0602(b)(1) for deviations to the WCF Regulations (SDMC 141.0420) to allow a lattice tower,
which does not conform to the WCF Guidelines. This PDP requires a Process Four Planning
Commission decision.

DISCUSSION

Proposed Project:

The existing Verizon tower is a main hub/switching station for their wireless network. The tower
supports 30 panel antennas, 14 microwave dishes, six remote radio units and three surge
protectors. The associated equipment is in a 324-square-foot equipment room inside the building
(Attachments 9 and 12).

Verizon owns the project site, which is used for operations, storage and parking. The Kearny Mesa
Community Plan designates the site and the surrounding area as Industrial/Business Park. The
entire area is zoned industrial, and is characterized by light industrial businesses, a package
distribution center, small delis and other small commercial and office spaces.

WCEF Regulations and Planned Development Permit Considerations:

The WCF Regulations are designed to require wireless carriers to update their sites as development
patterns change and technology advances. This is achieved by issuing permits in 10-year increments
to provide the City with the opportunity to review projects under current regulations and consider
technological advances in design. Prior to the adoption of the original WCF regulations in 2000,
lattice towers were allowed in the City of San Diego; however, the adoption of the ordinance require
that applicants “use all reasonable means to conceal or minimize the visual impacts of the wireless
communication facilities through integration. Integration with existing structures or among other existing
uses shall be accomplished through the use of architecture, landscape and siting solutions." Therefore, a
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deviation from the WCF Regulations is necessary to allow an existing lattice tower to remain with a
new permit, a PDP.

The PDP process is intended to assure that the deviation would be preferable to what would be
achieved by strict conformance with the regulations. Because the tower is one of two main Verizon
switches in the City with significant network traffic filtering through the site, replacing it with a
structure that complies with the integration requirement could draw more attention to it than letting
it remain in its existing visual context.

While it may be possible to alter or rebuild the structure to screen or camouflage this facility, the
resulting obelisk, clock tower, faux tree, or other structure would still be eighty feet tall and out of
scale and character with the surrounding area. Existing buildings and landscaping already serve to
screen the tower to the extent feasible. Itis staff's opinion that structural alteration of this tower
would provide no benefit at this industrial location.

Kearny Mesa is primarily zoned industrial, which is an appropriate location for WCF uses. There are
multiple existing lattice towers in the area. At almost 131 feet tall, the tower is visible from many
vantage points throughout the community. Kearny Mesa hosts other tall communication towers for
broadcast, radio and government entities. AT&T also has a switching station northwest of this
project site.

This site is important to Verizon's network. It is the hub to the northern and central network in the
City. A deviation to allow the lattice tower to remain prevents the placement of multiple,
replacement sites in the surrounding area, or the construction of a new tower element that would
be of limited utility at this location.

Although lattice towers generally represent an undesirable visual element, it is staff's opinion that
the lattice tower has minimal visual impact due to its specific location. The existing tower is central
to the industrial area. Its visual effects are localized, reduce quickly with distance because of
landscaping and building placement, do not affect major public rights of way or commercial areas,
would not be effectively be reduced by structural alteration, and are balanced by the fact that to
replace this site may require multiple alternative sites. The benefit of concealing this facility is
minimal at this location. It is staff's opinion that allowing this lattice tower to remain is preferable to
what would be achieved by strict conformance with the WCF regulations.

Community Plan Analysis:

The Kearny Mesa Community Plan does not contemplate WCFs; however, it does recommend that
“Extensive landscaping should be encouraged in yard areas that abut freeways, prime arterials, and other
streets to buffer building tenants and pedestrians from traffic and to present aesthetically pleasing views
along transportation corridors.” A previous permit for this WCF required 36-inch box eucalyptus trees
along Mercury Street resulting in a nice tree-lined street view in support of this recommendation.

In addition, the City's General Plan addresses WCFs in the Urban Design Element (UD-A.15). The
visual impact of WCFs should be minimized by concealing them in existing structures or using
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camouflage and screening techniques to hide or blend them into the surrounding area. Facilities
should be designed to be aesthetically pleasing and respectful of the neighborhood context.
Equipment associated with the WCF should be located in underground vaults or unobtrusive
structures.

The tower and the surrounding neighborhood were developed prior to adoption of the Urban
Design Element. Although the tower is visible, it is framed by trees and/or buildings in all directions.
Exposed elements such as this tower are an expected component of industrial areas, especially in
Kearny Mesa, where lattice towers are prevalent. Taken into the visual context of the surrounding
area, the tower blends into the extent feasible. The site placement, surrounding development,
existing and proposed landscaping, and general neighborhood characteristics make this centrally
located, industrial site a superior alternative to locating several smaller facilities in and around the
community.

Therefore, this project meets the intent of UD-A.15, as well as the objectives of the Community Plan
and General Plan. Should the surrounding industrial context change, the permit’s limited term will
provide the City the opportunity to address impacts in the future.

Conclusion:
The project complies with the development regulations of the IL-2-1 zone. Other than the requested
deviation, it will comply with the WCF Regulations (SDMC 141.0420). Staff has prepared draft
findings in the affirmative to approve the project and recommends approval of Planned
Development Permit (PDP) 2358137 (Attachments 5 and 6).
ALTERNATIVES

1. Approve Planned Development Permit (PDP) 2358137, with modifications.

2. Deny Planned Development Permit (PDP) 2358137 if the Planning Commission makes

written findings based on substantial evidence that the approval is not authorized by state

or local zoning law.

Respectfully submitted,

w4 Pocysinn

P Fitipérﬁl&/- d Karen Lynch o

Assistant Deputy Director Development Project Manager
Development Services Department Development Services Department
FITZGERALD/KAL
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Aerial Photographs

Community Plan Land Use Map
Project Location Map

Project Data Sheet

Draft Permit Resolution with Findings
Draft Permit with Conditions
Environmental Exemption
Coverage Maps

Photo Survey

Ownership Disclosure Statement
Prior Version of Wireless Ordinance
Project Plans
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Aerial Photo
Verizon MTSO/ 4777 Mercury Street
PROJECT NO. 635697

North

L LNINHOVLLVY



ATTACHMENT 2

Project Site
Kearny Mesa Land Use Map North
Verizon MTSO/ 4777 Mercury Street i I
PROJECT NO. 635697




Project Site

Project Location Map

Verizon MTSO/ 4777 Mercury Street
PROJECT NO. 635697

North

€ LNINHOVLLY



ATTACHMENT 4

PROJECT DATA SHEET

PROJECT NAME:

Verizon MTSO

PROJECT DESCRIPTION:

A new permit for an existing 130', 10" tall lattice tower supporting 30
panel antennas. 14 microwave dishes, 6 remote radios and 3 surge
suppressors. Associated equipment is located within the adjacent
building.

COMMUNITY PLAN AREA:

Kearny Mesa

DISCRETIONARY ACTIONS:

Planned Development Permit

COMMUNITY PLAN LAND
USE DESIGNATION:

Industrial and Business Parks

ZONE:

HEIGHT LIMIT:
FLOOR AREA RATIO:
FRONT SETBACK:
SIDE SETBACK:
STREETSIDE SETBACK:
REAR SETBACK:
PARKING:

ZONING INFORMATION:

[L-2-1

None

N/A

15/20 feet (min/std)
10 feet

N/A

0/15 feet (min/std)
N/A

ADJACENT PROPERTIES:

LAND USE DESIGNATION & EXISTING LAND USE

ZONE
NORTH: :E_‘;ftrial and Business Parks; Commercial Office; Office Building
SOUTH: :C_‘;Lftrial and Business Parks; Commercial Office; Institutional
EAST: :C_‘;Lftrial and Business Parks; Commercial Office; Office Building
WEST: Industrial and Business Parks; Light Industrial; Package Distribution

IL-2-1

DEVIATION REQUESTED:

Deviation to allow a lattice tower which does not comply with the WCF
regulations requiring integration and/or concealment.

COMMUNITY PLANNING
GROUP
RECOMMENDATION:

The applicant did not meet with the community planning group due to
the current State of Emergency due to COVID-19.




ATTACHMENT 5

PLANNING COMMISSION RESOLUTION NO.
PLANNED DEVELOPMENT PERMIT NO. 2358137
VERIZON - MTSO PROJECT NO. 635697

WHEREAS, VERIZON WIRELESS, LLC, Owner/Permittee, filed an application with the City of
San Diego for a permit for a Wireless Communication Facility (as described in and by reference to
the approved Exhibits "A" and corresponding conditions of approval for the associated Permit No.
2358137), on portions of a 1.24-acre site;

WHEREAS, the project site is located at 4777 Mercury Street in the IL-2-1 zone of the Kearny
Mesa Community Plan area;

WHEREAS, the project site is legally described as Lot 79 of the Kearny Mesa Industrial Park
Unit No. 7, Map No. 7025;

WHEREAS, on March 12, 2020, 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, and there was no appeal of the
Environmental Determination filed within the time period provided by San Diego Municipal Code
Section 112.0520;

WHEREAS, on July 16, 2020, the Planning Commission of the City of San Diego considered
Planned Development Permit No. 2358137, 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. 2358137:

PLANNED DEVELOPMENT PERMIT [SDMC Section 126.0605]

1. The proposed development will not adversely affect the applicable land use plan.
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ATTACHMENT 5

The Kearny Mesa Community Plan does not contemplate Wireless Communication Facilities
(WCFs); however, it does recommend that "[e]xtensive landscaping should be encouraged in
yard areas that abut freeways, prime arterials, and other streets to buffer building tenants
and pedestrians from traffic and to present aesthetically pleasing views along transportation
corridors." The project site was extensively landscaped and in 2009, with their last
discretionary permit for the tower, Verizon added eight 36-inch box eucalyptus trees to the
Mercury Street side of the project and the interior side yard in support of this
recommendation.

In addition, the City's General Plan addresses WCFs in the Urban Design Element (UD-A.15).
The visual impact of WCFs should be minimized by concealing them in existing structures or
using camouflage and screening techniques to hide or blend them into the surrounding
area. Facilities should be designed to be aesthetically pleasing and respectful of the
neighborhood context. Equipment associated with the WCF should be located in
underground vaults or unobtrusive structures.

The tower is framed by trees and/or buildings in most directions to the extent feasible.
Exposed elements such as this tower are an expected component of industrial areas,
especially in Kearny Mesa, where lattice towers are prevalent. When taken into the visual
context of the surrounding area, the tower is an expected element in a predominantly
industrial/heavy commercial area where pole signs, billboards and electric transmission lines
are abundant. The site placement, surrounding development, existing and proposed
landscaping, and general neighborhood characteristics make this centrally located, industrial
site a good alternative to locating several smaller facilities in and around the community.
Therefore, the site fulfills the requirements of UD-A.15.

The proposed WCF complies with the City's Land Development Code, Section 141.0420,
Wireless Communication Facilities, as well as the design and location requirements of the
Kearny Mesa Community Plan and City's General Plan. The proposed WCF will not adversely
affect the applicable land use plan or the City's General Plan.

The proposed development will not be detrimental to the public health, safety, and
welfare.

The project is located at 4777 Mercury Street in the Kearny Mesa Community Planning Area.
It consists of 30 panel antennas, 14 microwave dishes, six Remote Radio Units, and three
surge protectors on an existing 130" 10" lattice tower. Existing equipment is located inside
the adjacent building.

The project was determined to be exempt from CEQA pursuant to Section 15301 (Existing
Facilities). 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. All proposed improvement plans associated with the project will
be reviewed prior to issuance of construction permits and inspected during construction to
assure the project will meet or exceed all relevant and applicable building, electrical,
mechanical, plumbing and fire codes.
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ATTACHMENT 5

The Telecommunications 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) emission to the extent that such
facilities comply with the Federal Communication Commission's (FCC) standards for such
emissions." An Electromagnetic Energy Exposure Report was prepared, which concluded that
the project will be in compliance with FCC standards for RF emissions. Therefore, the project
will not result in any significant health or safety risks to the surrounding area within matters
of the City's jurisdiction.

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.

The project site is located within the IL-2-1 zone of the Kearny Mesa Community Plan. The
project meets all applicable requirements of this zone. The WCF Regulations (SDMC
141.0420) contain design requirements for WCFs, which include the requirement to utilize
the smallest, least visually intrusive antennas, components and other necessary equipment
and to use all reasonable means to conceal or minimize the visual impacts of the wireless
communication facilities through integration. Integration with existing structures or among
other existing uses shall be accomplished through the use of architecture, landscape and
siting solutions. Although the existing lattice tower is integrated into the site to the extent
feasible, the WCF Regulations and Guidelines do not permit unscreened facilities such as
lattice towers. The project is seeking a Planned Development Permit (PDP) pursuant to SDMC
126.0602(b)(1) to deviate from the WCF Regulations.

To comply with the WCF Regulations without deviations, the tower must be replaced with an
integrated structure or replaced with a new structure similar in height to the buildings in the
area, which would require Verizon to add more sites to make up for the coverage lost by the
height reduction. Verizon requires the tower at its existing height because it was built in
1987 as the hub for their network, which has since developed around this site. It would not
be possible to alter or rebuild the structure to screen or camouflage the tower because the
resulting obelisk, clock tower, faux tree, or other structure would be over 130 feet tall and
completely out of scale and character with the surrounding area. Existing buildings and
landscaping already serve to screen the lower portions of the tower to the extent feasible. It
is staff's opinion that structural alteration of this tower would provide no benefit at this
industrial location.

The purpose of a PDP (SDMC 126.0601) is to establish a review process for development that
allows an applicant to request greater flexibility from the strict application of the regulations
than would be allowed through a deviation process. The intent is to encourage imaginative
and innovative planning and to assure that the development achieves the purpose and
intent of the applicable land use plan and that it would be preferable to what would be
achieved by strict conformance with the regulations.
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ATTACHMENT 5

The project achieves this purpose and intent by allowing a structure to remain in its existing
visual context instead of requiring a new structure. The surrounding area is primarily zoned
for industrial land uses. Exposed elements such as this lattice tower are an expected
component of industrial areas, especially in Kearny Mesa, where lattice towers are prevalent.

This project site is adequately landscaped with mature trees. The existing tower is central to
an industrial area and its visual effects are localized, reduce quickly with distance because of
landscaping and building placement, do not affect major public rights of way or commercial
areas, would not be effectively reduced by structural alteration, and are balanced by the fact
that to replace this site may require multiple alternative sites. The benefit of concealing this
facility is minimal at this location.

Allowing this lattice tower to remain is preferable to what would be achieved by strict
conformance with the WCF regulations. Because the project meets the requirements of the
IL-2-1 zone, and findings can be made in the affirmative for all required permits, the project
and all deviations will comply with the applicable regulations of the Land Development Code.

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

incorporated herein by this reference.

BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning
Commission, PDP No. 2358137 is hereby GRANTED by the Planning Commission to the referenced
Owner/Permittee, in the form, exhibits, terms and conditions as set forth in Permit No. 2358137, a

copy of which is attached hereto and made a part hereof.

Karen Lynch
Development Project Manager
Development Services

Adopted on: July 16, 2020

[0#: 11003679
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ATTACHMENT 6

RECORDING REQUESTED BY
CITY OF SAN DIEGO
DEVELOPMENT SERVICES
PERMIT INTAKSE(,HMAIL STATION

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. 2358137
VERIZON MTSO PROJECT NO. 635697
PLANNING COMMISSION

This Planned Development Permit No. 2358137 is granted by the Planning Commission of the City of
San Diego to Verizon Wireless, LLC, Owner/Permittee, pursuant to San Diego Municipal Code [SDM(]
sections 141.0420 and 126.0602. The 1.24-acre site is located at 4777 Mercury Street in the IL-2-1
zone of the Kearny Mesa Community Plan area. The project site is legally described as: Lot 790f the
Kearny Mesa Industrial Park Unit No. 7, Map No. 7025.

Subject to the terms and conditions set forth in this Permit, permission is granted to
Owner/Permittee for a Wireless Communication Facility (WCF) described and identified by size,
dimension, quantity, type, and location on the approved exhibits [Exhibit "A"] dated July 16, 2020, on
file in the Development Services Department.

The project shall include:
a. An existing 130-foot, 10-inch-tall lattice tower supporting 30 panel antennas, 14 microwave

dishes, six Remote Radio Units (RRUs) and three raycaps and a 324-square-foot equipment
room inside the existing building. The antennas include the following:

Upper Panel Antennas

Number Dimensions

6 47.4"x 11.2"x 5"

3 72.8"x 11.85" x 7.08"
6 71.96" x 11.85" x 7.08"

Lower Panel Antennas
Number Length

5 4
10 2
Microwave Dishes
Number Diameter
4 8
4 6’
3 4
3 2
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ATTACHMENT 6

b. Deviation to Land Development Code (LDC) Section 141.0420 to allow a lattice tower where
lattice towers are not permitted by the Wireless Communication Facility (WCF) Regulations;

c. Landscaping (planting, irrigation and landscape related improvements); and

d. 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 July 30, 2023.

2. This permit and corresponding use of this site shall expire on July 30, 2030. 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 Owner/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 Owner/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 Permitis recorded in the Office of the San Diego County Recorder.
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ATTACHMENT 6

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.

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.  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.

12.  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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ATTACHMENT 6

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.

LANDSCAPE REQUIREMENTS:

13.  The Owner/Permittee shall submit complete landscape and irrigation construction documents,
which are consistent with the Landscape Standards, to the Development Services Department for
approval. The construction documents shall be in substantial conformance with Exhibit "A,"
Landscape Development Plan, on file in the Development Services Department. Construction plans
shall provide a 40-square-foot area around each tree that is unencumbered by hardscape and
utilities unless otherwise approved per 8142.0403(b)5.

14. The Owner/Permittee shall be responsible for the maintenance of all landscape improvements
shown on the approved plans, including in the right-of-way, unless long-term maintenance of said
landscaping will be the responsibility of another entity approved by the Development Services
Department. All required landscape shall be maintained consistent with the Landscape Standards in
a disease, weed, and litter free condition at all times. Severe pruning or "topping" of trees is not
permitted.

15. If any required landscape (including existing or new plantings, hardscape, landscape features,
etc.) indicated on the approved construction documents is damaged or removed, the
Owner/Permittee shall repair and/or replace in kind and equivalent size per the approved
documents to the satisfaction of the Development Services Department within 30 days of damage or
Certificate of Occupancy.

PLANNING/DESIGN REQUIREMENTS:

16. The WCF shall conform to the Exhibit A for the life of this permit.

17. 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.

18. The accuracy and validity of the RF Compliance Report, submitted by the Permittee, shall be
assured while the WCF is in operation. If requested by the City, Owner/Permittee shall provide an

updated RF Compliance Report to address any issues associated with the emitting components of
the WCF.

19. All equipment, including transformers, emergency generators and air conditioners belonging
to the Owner/Permittee shall be designed and operated consistent with the City noise

ordinance. Ventilation openings shall be baffled and directed away from residential areas.
Vibration resonance of operating equipment in the equipment enclosures shall be eliminated.
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ATTACHMENT 6

20. All facilities and related equipment shall be maintained in good working order. Any damaged
equipment shall be repaired or replaced within thirty (30) calendar days of notification by the City of
San Diego.

21. The Owner/Permittee shall notify the City within 30 days of the sale or transfer of this site to
any other provider or if the site is no longer operational, in which case, the removal and the
restoration of this site to its original condition is required.

22.  All private outdoor lighting shall be shaded and adjusted to fall on the same premises where
such lights are located and in accordance with the applicable regulations in the SDMC.

INFORMATION ONLY:

¢ Please note that a Telecom Planning Inspection Issue will be placed on the project prior to
Final Clearance from the City's Building Inspector to ensure compliance with the approved
plans and associated conditions. Prior to calling for your Final Inspection from your building
inspection official, please contact the Project Manager listed below at (619) XXX-XXXX to
schedule an inspection of the completed facility. Please schedule this administrative inspection
at least five working days ahead of the requested Final Inspection date.

e The issuance of this development permit alone does not allow the immediate commencement
or continued operation of the proposed use on site. The 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 July 16, 2020 by Resolution No.
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Permit Type/PTS Approval No.: PDP No. 2358137
Date of Approval: July 16, 2020

AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT

Karen Lynch
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.

Verizon Wireless, LLC
Owner/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) ATTACHMENT 7
TO: X RECORDER/COUNTY CLERK FROM: CiTy oF SAN DIEGO

P.O.Box 1750, MS A-33 DEVELOPMENT SERVICES DEPARTMENT

1600 PACIFIC Hwy, Room 260 1222 FIRST AVENUE, MS 501

SAN DIEGO, CA 92101-2422 SAN DIEGO, CA 92101

OFFICE OF PLANNING AND RESEARCH
1400 TENTH STREET, RooM 121
SACRAMENTO, CA 95814

Project No.: 635697 Project Title: Verizon MTSO
PROJECT LOCATION-SPECIFIC: The project is located at 4777 Mercury Street, San Diego, CA 92111

PROJECT LOCATION-CITY/COUNTY: San Diego/San Diego

DESCRIPTION OF NATURE AND PURPOSE OF THE PROJECT: A PLANNED DEVELOPMENT PERMIT (PDP) to allow for
the continuing operation of an existing Wireless Communication Facility (WCF). The previously-permitted WCF
consists of a 134-foot-tall lattice tower, thirty panel antennas, eleven microwave dishes, six Remote Radio Units,
and one raycap. The project proposes to allow these components to stay in place with no new construction other
than landscape improvements. The project requires a Process Four PDP per San Diego Municipal Code (SDMC)
126.0602(b)(1), to allow the deviation from SDMC 141.0420 which would allow the lattice tower to remain. The
project is located within the IL-2-1 zone, the Airport Environs Overlay Zone, and the FAA Part 77 noticing area.
The WCF is unmanned and technicians would visit the site only as required for routine maintenance.

NAME OF PUBLIC AGENCY APPROVING PROJECT: City of San Diego

NAME OF PERSON OR AGENCY CARRYING OUT PROJECT: PlanCom Inc., Shelly Kilburn, 302 State Place, Escondido CA,
92029. 619 208-4685

EXEMPT STATUS: (CHECK ONE)

() MINISTERIAL (SEC. 21080(b)(1); 15268);
) DECLARED EMERGENCY (SEC. 21080(b)(3); 15269(a));
) EMERGENCY PROJECT (SEC. 21080(b)( 4); 15269 (b)(c)..
) CATEGORICAL EXEMPTION: 15301 (Existing Facilities)
) STATUTORY EXEMPTION:

— N e~
>

REASONS WHY PROIJECT IS EXEMPT: The City conducted an environmental review which determined that the proposed
project is 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. Since the proposed
project would permit the existing facility without expanding the use of the WCF the exemption is appropriate.
No environmental impacts were identified for the proposed project and none of the exceptions described in
CEQA Guidelines Section 15300.2 apply.
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ATTACHMENT 11

San Diego Municipal Code Chapter 14: General Regulations
(6-2018)
8141.0420  Wireless Communication Facilities

Wireless communication facilities are permitted as a limited use in accordance with
Process One in the zones indicated with an “L” in the Use Regulations Tables in
Chapter 13, Article 1 (Base Zones), subject to the regulations in Section 141.0420.
Wireless communication facilities that do not comply with Section 141.0420(c)(1) or
are in the zones indicated with an “N” in the Use Regulations Tables in Chapter 13,
Acrticle 1 (Base Zones) may also be permitted with a Neighborhood Use Permit,
subject to the regulations in Section 141.0420(d). Wireless communication facilities
may also be permitted with a Conditional Use Permit decided in accordance with
Process Three, in the zones indicated with a “C” in the Use Regulations Tables in
Chapter 13, Article 1 (Base Zones), except that wireless communication facilities in
areas described in Section 141.0420(f) may be permitted with a Conditional Use
Permit decided in accordance with Process Four, in the zones indicated with a “C” in
the Use Regulations Tables in Chapter 13, Article 1 (Base Zones), subject to the
following regulations:

@) The following uses are exempt from the provisions of Section 141.0420:
1) Amateur (HAM) radio facilities.

(2) One single dish antenna 24-inches or less in diameter or one remote
panel antenna 24-inches or less in length and width, except when
associated with a wireless communication facility.

(b) General Rules for Wireless Communication Facilities

1) Every application for a permit shall include documentation,
satisfactory to the City Manager:

(A)  That the wireless communication facility complies with federal
standards for radio frequency radiation in accordance with the
Telecommunication Act of 1996 and subsequent amendments
and any other requirements imposed by state or federal
regulatory agencies, and

(B)  Describing the location type, capacity, field strength or power
density and calculated geographic service of the wireless
communication facility.

(2)  Wireless communication facilities shall be maintained in a graffiti-free
condition.

Ch. Art. Div.
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ATTACHMENT 11

San Diego Municipal Code Chapter 14: General Regulations
(6-2018)

(3) Prior to January 31 of every calendar year, each wireless
communication facility provider shall submit documentation,
satisfactory to the City Manager, identifying the location of each
wireless communication facility in its City of San Diego network. The
documentation shall include wireless communication facilities that are
approved, but not yet built, wireless communication facilities that are
currently operating and locations containing non-operating wireless
communication facilities.

4) If the permit(s) for any wireless communication facility includes an
expiration date, upon expiration of the permit, the facilities and
improvements authorized therein shall be removed from the site by the
owner of such facilities and improvements, and said owner shall
restore the property to its original condition, all at the owner’s or
permittee’s sole cost and expense. In addition, the owner or permittee
shall, at its sole cost and expense, remove or replace any wireless
communication facility if the City Manager determines that the facility
or components of the facility are non-operational or no longer used. If
the owner or permittee does not remove such facilities and restore the
property as required herein, the City may remove the facilities and
restore the property at the cost and expense of the owner or permittee,
jointly and severally.

(5) Coastal Development Permit. Within the coastal overlay zone, the
coastal development permit regulations, beginning with
Section 126.0701 of the Land Development Code, shall also apply.

(©) Limited Use Regulations

1) Wireless communication facilities are permitted as a limited use
subject to the following regulations:

(A)  Except as provided in Section 141.0420(d), wireless
communication facilities in Industrial Zones.

(B)  Except as provided in Section 141.0420(d), wireless
communication facilities in Commercial Zones.

Ch. Art. Div.
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San Diego Municipal Code Chapter 14: General Regulations
(6-2018)

(C)  Collocation of wireless communication facilities to existing
monopoles that do not increase the area occupied by the
antennas by more than 100 percent of the originally approved
wireless communication facilities and do not increase the area
occupied by an outdoor equipment enclosure more than 150
square feet beyond the originally approved wireless
communication facilities.

@) Wireless communication facilities in the public right-of-way within or
adjacent to City owned property, dedicated in perpetuity, for park or
recreation purposes, may be permitted with a Neighborhood Use
Permit.

(d) Neighborhood Use Permit Regulations

1) Wireless communication facilities on premises containing residential
or mixed uses in a Commercial or Industrial Zone.

(2) Wireless communication facilities on premises containing a non-
residential use within a Residential zone where the antennas
associated with the wireless communication facility are located more
than 100 feet from the property line of the following primary uses: day
care, elementary and middle schools, single or multi-unit residences.
The 100 feet shall be measured from the two closest points.

(3) Wireless communication facilities in Agricultural Zones where the
antennas associated with the wireless communication facility are
located more than 100 feet from the property line of the following
primary uses: day cares, elementary and middle schools, single or
multi-unit residences. The 100 feet shall be measured from the two
closest points.

4) Wireless communication facilities proposed in dedicated parkland
where the antennas associated with the wireless communication
facility are located more than 100 feet from the property line of the
following primary uses: day cares, elementary and middle schools,
single or multi-unit residences. The 100 feet shall be measured from
the two closest points.

Ch. Art. Div.
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Chapter 14: General Regulations

(6-2018)
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(€)

(f)

(9)

Conditional Use Permit Regulations (Process Three)

(1)

()
(3)

Wireless communication facilities on premises containing a non-
residential use within a Residential Zone.

Wireless communication facilities in Agricultural Zones.

Wireless communication facilities, with above ground equipment, in
the public right-of-way.

Conditional Use Permit Regulations (Process Four)

(1)

()

(3)

Except as provided in Section 141.0420(d)(4), wireless
communication facilities proposed in dedicated parkland.

Except as provided in Sections 141.0420(d)(2) and 141.0420(e)(1),
wireless communication facilities proposed in Residential Zones.

Wireless communication facilities proposed in Open Space Zones.

Design Requirements

The following regulations apply to all wireless communication facilities:

1)

()

(3)

(4)

Wireless communication facilities shall utilize the smallest, least
visually intrusive antennas, components and other necessary
equipment.

The applicant shall use all reasonable means to conceal or minimize
the visual impacts of the wireless communication facilities through
integration. Integration with existing structures or among other
existing uses shall be accomplished through the use of architecture,
landscape and siting solutions.

The wireless communication facility’s equipment shall be located
within an existing building envelope, whenever possible. If a new
equipment enclosure is necessary, it shall be of a height minimally
necessary to accommodate the equipment, not to exceed 250 square
feet, unless a Process Two Neighborhood Development Permit is
granted in accordance with Section 126.0402.

Overhead wires connecting the antennas to the equipment are not
permitted.



ATTACHMENT 11

San Diego Municipal Code Chapter 14: General Regulations
(6-2018)

(5) Equipment located on the roof of an existing structure shall be set
back or located to minimize visibility, especially from the public right-
of-way or public places.

(6) Faux landscaping may be used on premises where natural vegetation
similar in size and species exist or where landscaping similar in size
and species is proposed as part of the development. The applicant
shall provide sufficient samples, models or other means to demonstrate
the quality, appearance, and durability of the faux vegetation.

(7 If trees with a trunk width of 4 inches or more (measured by caliper, 4
feet above grade) are removed or significantly trimmed for the
instillation or operation of the wireless communication facility, then
replacement trees of a similar size shall be planted to the satisfaction
of the City Manager.

(8) Panel antennas shall be mounted no more than 12 inches away from a
building facade and shall appear as an integral part of the building,
except as set forth in Section 141.0420(h). Panel antennas may be
mounted up to 18 inches away from a building facade when the
applicant provides evidence demonstrating that the wireless
communication facility cannot operate without incorporating a tilt
greater than 12 inches. Each panel antenna shall fit into the design of
an existing facade and shall be no longer nor wider than the portion of
the fagade upon which it is mounted. The antennas shall not interrupt
the architectural lines of the facade. Associated mounting brackets
and coaxial cable shall be concealed from view. Any pipes or similar
apparatus used to attach panel antennas to a building facade shall not
extend beyond the length or width of the panel antenna. No exposed
mounting apparatus shall remain on a building facade without the
associated antennas.

9) Vertical elements, designed as flagpoles or light standards, shall
replicate the design, diameter and proportion of the vertical element
they are intending to imitate. Flagpoles shall maintain a tapered
design.

Ch. Art. Div.
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(h)

(i)

Public Right-of-Way Installations

Wireless communication facilities may be installed in the public right-of-way
in the area between the face of the curb and the adjacent property line.
Wireless communication facilities located in the public right-of-way are
subject to Chapter 6, Article 2, and the following regulations:

(1)

)

(3)

(4)

All equipment associated with wireless communication facilities shall
be undergrounded, except for small service connection boxes or as
permitted in Section 141.0420(e)(3).

Panel antennas shall be vertically mounted to the pole in compliance
with any applicable separation requirements and shall not exceed 6
inches in distance from the pole.

No more than four panel antennas or two omni-directional antennas
shall be mounted on any utility pole by any one wireless
communication facilities provider.

Antennas shall be painted to match the color of the surface of the pole
on which they are attached.

Park Site Installations

In addition to the design guidelines set forth in Section 141.0420(g), the
following design requirements apply to wireless communication facilities in
city parks.

(1)

Where practicable, antennas shall be mounted on sports field light
poles, security light poles, or inside foul line poles or flagpoles.
Antennas shall not be mounted above the light source on any light
poles. All antennas on flagpoles or foul line poles shall be concealed
within the pole.



ATTACHMENT 11

San Diego Municipal Code Chapter 14: General Regulations
(6-2018)

(2 If the proposed wireless communication facility would be located on
city-owned property that has been formally dedicated in perpetuity by
ordinance for park, recreation, or cemetery purposes, equipment
enclosures shall be placed underground unless the Park and Recreation
Director determines that an above-ground equipment enclosure would
not violate Charter section 55 and a Process Two Neighborhood
Development Permit is granted in accordance with Section 126.0402.

(“Wireless Communication Facilities” added 8-10-2004 by O-19308 N.S.; effective
4-11-2007.)

(Amended 5-3-2005 by O-19369 N.S.; effective 4-11-2007.)

(Amended 9-29-2006 by 0-19545 N.S.; effective 4-11-2007.)

(Amended 6-18-2013 by 0-20261 N.S.; effective 7-19-2013.)
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