
 
 

 

DATE ISSUED: May 30, 2019 REPORT NO. PC-19-051 
 
HEARING DATE: June 6, 2019 
 
SUBJECT: CROWN CASTLE UNIVERSITY, Process Four Decision 
 
PROJECT NUMBER: 577364 
 
OWNER: City of San Diego 
 
APPLICANT:  Crown Castle 
 
SUMMARY: 
 

Issue: Should the Planning Commission approve a Wireless Communication Facility (WCF) 
located at 6046 Hughes Street in the Mid-City: Eastern Community Planning Area? 

 
Staff Recommendation: Approve Conditional Use Permit (CUP) No. 2285351, Planned 
Development Permit (PDP) No. 2285352, and Neighborhood Development Permit (NDP) 
2285918 
 
Community Planning Group Recommendation: On April 17, 2019, the Eastern Community 
Planning Group approved the project 10-1-1 with no conditions. (Attachment 10). 
 
Environmental Review: This project was determined to be categorically exempt from the 
California Environmental Quality Act (CEQA) pursuant to Article 19, Section 15302 
(Replacement or Reconstruction) of the CEQA State Guidelines (Attachment 8). This project is 
not pending an appeal of the Environmental Determination. The Environmental Exemption 
Determination for this project was made on May 6, 2019, and the opportunity to appeal that 
determination ended May 20, 2019. 
 
Fiscal Impact Statement: Crown Castle is the Financially Responsible Party and is responsible 
for costs associated with the processing of this permit application.  

 
BACKGROUND 
 
Crown Castle University is an application for a CUP, NDP, and PDP for a WCF located on City 
property (Water Tank) at 6046 Hughes Street in the OR-1-1 (Open Space-Residential) zone within the 
Eastern Area of the Mid-City Communities Plan. The site is designated for School within the Mid-City 

https://opendsd.sandiego.gov/Web/Projects/Details/577364
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Communities Plan. Surrounding uses include multiple dwelling units to the north, west, and 
southwest, Darnall School to the south, and single dwelling units to the east (Attachments 1-3). 
 
Council Policy 600-43 assigns preference levels to WCFs proposed on different land uses. As a 
property in an open space zone, this project is in the Preference 4 category. Such projects require a 
Process Four Conditional Use Permit approval per SDMC 141.0420(f)(3), with the Planning 
Commission as the decision maker. This project also seeks a height deviation to allow a 65-foot-tall 
faux tree where the OR-1-1 zone’s height limit is 30 feet. This also requires a Process Four Planning 
Commission decision pursuant to SDMC 126.0602(b)(1). A Process Two Neighborhood Development 
is required to allow an equipment area larger than 250 square feet per SDMC 141.0420(g)(3), with 
the three permits consolidated for processing. 
 
The proposed project is a new permit for a previously-permitted facility. The site was first permitted 
as a monopole in 1994 (Conditional Use Permit 94-0280). This permit expired in 2004. In 2007, 
Project No. 55447 (which expired August 30, 2017) was approved by the Planning Commission. This 
permit allowed the monopole to be replaced with a 65-foot-tall faux eucalyptus tree. The current 
application was submitted October 5, 2017. 
 
DISCUSSION 
 
Project Description: 
 
The Crown Castle University project proposes to allow eight existing AT&T antennas to remain in 
place on a previously-permitted 65-foot-tall faux eucalyptus tree, along with associated tree-
mounted equipment and an existing 360-square-foot equipment room. The project will re-branch 
the existing faux tree (Attachment 11). A PDP is required to deviate from the OR-1-1 zone height limit 
of 30 feet. An NDP is required to permit an equipment room larger than 250 square feet, allowing 
the existing equipment room to remain. 
 
The purpose of a PDP 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.” The existing water 
tank is approximately 125 feet tall. The property also contains several mature eucalyptus trees that 
match or exceed the height of the proposed faux eucalyptus tree. This property is a desirable 
location for WCFs as it is near to major roads and residential areas. The height deviation is 
requested to allow the carrier to remain in their previously-permitted location, which allows the 
carrier to be screened by the existing water tank and trees. A PDP will allow the applicant the 
continued flexibility to reduce visual impacts by integrating a WCF in a way that complements the 
landscaping of the site, and which is screened from view from typical vantage points.    
 
Community and General Plan Analysis: 
 
The Mid-City Communities Plan addresses WCFs in the “Utilities” Section on pages 117-118. The goal 
of this section is “To provide adequate and reliable utility service while ensuring that public utilities 
facilities are not disruptive to the community.” One of the recommendations to achieve this goal is 

http://docs.sandiego.gov/councilpolicies/cpd_600-43.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter12/Ch12Art06Division06.pdf
https://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf
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to “Use all available means to conceal communication antennas from view,” and another is to “Co-
locate public utility infrastructure to the maximum extent possible.” By co-locating with the water 
tank and other existing wireless providers at a site where existing site characteristics screen the 
proposed WCF from view with landscaping and structures, the project supports the goals and 
recommendations of the Community Plan.  
 
In addition to the Mid-City Communities Plan, 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 proposed project screens antennas from view using a faux tree that complements existing 
mature trees onsite, and which is screened by the existing water tank. This meets the intent of UD-
A.15. Therefore, the project meets the objectives of both the Community Plan and the General Plan. 
 
Project Related Issues: 
 
The project site is highly desirable for WCFs because it is located on a hill directly above the desired 
coverage area. This facility has operated at this site for approximately 25 years. The increased height 
requested by this application enables the continued integration of a WCF into an existing site 
without the need for additional building massing, additional standalone structures on the property, 
or multiple WCFs at other locations. The WCF will be camouflaged by existing mature trees to the 
maximum extent feasible.  
 
Conclusion: 
 
Based on its design, the project complies with the WCF Regulations (SDMC 141.0420). Staff has 
prepared draft findings in the affirmative to approve the PDP and recommends approval of CUP No. 
228535, PDP No. 2285352 and NDP No. 2285918 (Attachment 6).   
 
ALTERNATIVES 
 
1. Approve CUP No. 2285351, PDP No. 2285352 and NDP No. 2285918 with modifications. 
 
2. Deny CUP No. 2285351, PDP No. 2285352 and NDP No. 2285918, 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, 

 
____________________________________  ___________________________________ 
PJ Fitzgerald     Travis Cleveland 
Assistant Deputy Director   Development Project Manager 

https://www.sandiego.gov/sites/default/files/legacy/planning/genplan/pdf/generalplan/adoptedudelem.pdf
https://www.sandiego.gov/sites/default/files/legacy/planning/genplan/pdf/generalplan/adoptedudelem.pdf
http://docs.sandiego.gov/municode/MuniCodeChapter14/Ch14Art01Division04.pdf#Page=30
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Development Services Department  Development Services Department 
 
FITZGERALD/TAC 
 
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. Coverage Maps 
8. Environmental Exemption  
9. Photo Survey 
10. Community Planning Group Recommendation 
11. Photosimulations 
12. Project Plans 
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ATTACHMENT 4 
 

PROJECT DATA SHEET 
PROJECT NAME: Crown Castle University 

PROJECT DESCRIPTION: 

65-foot-tall faux eucalyptus tree housing eight antennas (four measuring 
92.8” x 14.4” x 7.3”, two measuring 96.6” x 11.9” x 7.1”, and two measuring 
98.8” x 11.8” x 6.8”), two Tower-Mounted Amplifiers (TMAs), twelve 
Remote Radio Units (RRUs), and associated equipment, with the tree to 
be re-branched as part of the project, and a 173-square-foot equipment 
room. 

COMMUNITY PLAN AREA: Eastern Area of the Mid-City Communities Plan 

DISCRETIONARY ACTIONS: 
Conditional Use Permit (CUP), Planned Development Permit (PDP), and 
Neighborhood Development Permit (NDP) 

COMMUNITY PLAN LAND 
USE DESIGNATION: School 

ZONING INFORMATION: 
 ZONE: OR-1-1 
 LOT SIZE: 1.2 acres 
 HEIGHT LIMIT: 30 feet 
 EXISTING HEIGHT: 65 feet  
 PROPOSED HEIGHT: 60 feet  
                  
ADJACENT PROPERTIES: LAND USE DESIGNATION & 

ZONE 
EXISTING LAND USE 

NORTH: Residential, 21-25 du/ac; OR-1-1 Multiple Dwelling Units 

SOUTH: 
School and Residential 26-30 
du/ac; RS-1-7 and RM-2-5 

Darnall Charter School and Multiple 
Dwelling Units 

EAST: Residential 6-10 du/ac; OR-1-1 
and RS-1-7 

Single Dwelling Units 

WEST: 
Residential 26-30 du/ac and 
Residential, 21-25 du/ac; RM-2-5 
and RM-1-3 

Multiple Dwelling Units 

DEVIATION REQUESTED:  Allow a 65-foot-tall faux tree where 30 feet is the height limit of the zone. 

COMMUNITY PLANNING 
GROUP 
RECOMMENDATION: 

At their April 17, 2019 meeting, the Eastern Community Planning Group 
approved the project 10-1-1 with no conditions. 
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PLANNING COMMISSION  
RESOLUTION NO. XXXX-PC  

CONDITIONAL USE PERMIT NO. 2285351  
PLANNED DEVELOPMENT PERMIT NO. 2285352 

NEIGHBORHOOD DEVELOPMENT PERMIT NO. 2285918 
CROWN CASTLE UNIVERSITY  

PROJECT NO. 577364 
 
 

WHEREAS CITY OF SAN DIEGO, Owner, and NCWPCS MPL 34 – YEAR SITES TOWER HOLDING LLC 
(also known as Crown Castle), 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 Permits, Conditional Use Permit (CUP) 
No. 2285351, Planned Development Permit (PDP) No. 2285352, and Neighborhood Development 
Permit (NDP) 2285918), on portions of a 1.2-acre site; 
 
WHEREAS, the project site is located at 6046 Hughes Street in the OR-1-1 zone, within the Eastern 
Area of the Mid-City Communities Plan; 
 
WHEREAS, the project site is legally described as: Portions of Lot 24 & 25 of Waterville Heights 
according to the map thereof No. 748, filed April 22, 1893 in the Office of the Recorder of San Diego 
County, California, lying within the boundaries of land conveyed to the San Diego Unified School 
District by deed recorded February 7, 1952 in Book 4365, Page 428, Official Records in said County 
Recorder's office;  
 
WHEREAS, on June 6, 2019, the Planning Commission of the City of San Diego considered Conditional 
Use Permit (CUP) No. 2285351 and Planned Development Permit (PDP) No. 2285352, and 
Neighborhood Development Permit (NDP) 2285918, pursuant to the Land Development Code of the 
City of San Diego;  
 
WHEREAS, on May 6, 2019, 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 15302 (Replacement or Reconstruction) and there was no appeal of the 
Environmental Determination filed within the time period provided by San Diego Municipal Code 
Section 112.0520;  
 
NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of San Diego as follows: 
 
That the Planning Commission adopts the following written Findings, dated June 6, 2019. 
 
FINDINGS: 
 
Conditional Use Permit Approval – Section §126.0305 
 

1. The proposed development will not adversely affect the applicable land use plan. 
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The Mid-City Community Plan addresses WCFs in the “Utilities” Section on pages 117-118. The 
goal of this section is “To provide adequate and reliable utility service while ensuring that public 
utilities facilities are not disruptive to the community.” One of the recommendations to achieve 
this goal is to “Use all available means to conceal communication antennas from view,” and 
another is to “Co-locate public utility infrastructure to the maximum extent possible.” 
 
In addition to the Mid-City Communities Plan, 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. 
 
This project consists of a 65-foot-tall faux eucalyptus tree supporting eight panel antennas, two 
Tower Mounted Amplifiers (TMAs), and twelve Remote Radio Units (RRUs).  The associated 
equipment is located in a 360-square-foot equipment room.   
 
A Conditional Use Permit (CUP) is required per SDMC 141.0420(f)(3) to allow a WCF in an open 
space zone.  A Planned Development Permit (PDP) is also required per SDMC 126.0602(b)(1) to 
allow a height deviation of 65 feet where 30 feet is permitted by the OR-1-1 zone.  A Process Two 
Neighborhood Development (NDP) is required to allow an equipment area larger than 250 
square feet per SDMC 141.0420(g)(3). 
 
The existing water tank is approximately 125 feet tall, and serves to screen the WCF from the 
rear.  The property also contains several mature eucalyptus trees that match or exceed the 
height of the proposed faux eucalyptus tree. These trees integrate the WCF into the front of the 
site, providing a backdrop from the sides and front.  
 
The tree is part of a previously-permitted WCF with an expired permit.  The proposed project will 
re-branch the tree to provide a fuller structure and more realistic color, and will also screen all 
antennas with antenna “socks” made of radio frequency transparent materials.   
   
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 Community 
Plan and the General Plan. The proposed WCF will not adversely affect the applicable land use 
plan or the City’s General Plan. 
 
2. The proposed development will not be detrimental to the public health, safety, and 

welfare. 
 

The project is located at 6046 Hughes Street in the Eastern Area of the Mid-City Communities 
Plan.  It consists of a 65-foot-tall faux eucalyptus tree supporting eight panel antennas, two 
Tower Mounted Amplifiers (TMAs), and twelve Remote Radio Units (RRUs).  The associated 
equipment is located in a 360-square-foot equipment room.   
 
The project was determined to be exempt from CEQA pursuant to Section 15302 (Replacement 
or Reconstruction). The conditions of approval for the project will require compliance with 
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several operational constraints and development controls intended to assure the continued 
public health, safety and welfare. Certain of these conditions were based on input received 
during the public review process. 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. 
 
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." 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. 

 
3. The proposed development will comply with the regulations of the Land Development 

Code including any allowable deviations pursuant to the Land Development Code. 
 

A Conditional Use Permit (CUP) is required per SDMC 141.0420(f)(3) to allow a WCF in an open 
space zone.  The purpose of the CUP, as stated in SDMC 126.0301, is to establish a review 
process for the development of uses that may be desirable under appropriate circumstances, 
but are not permitted by right in the applicable zone. The intent is to review these uses on a 
case-by-case basis to determine whether and under what conditions the use may be approved 
at a given site.  
 
The project represents a use that could be considered to have a negative impact on the 
neighborhood if certain performance and appearance issues aren’t addressed.  However, the 
proposed project is integrated into a setting of existing landscaping and a water tank, all of 
which screen the WCF from offsite vantage points.  The project will also re-branch the existing 
tree, and will be subject to several performance and appearance-related permit conditions 
designed to address neighborhood concerns.   
 
The project is located in the OR-1-1 zone.  The project meets all applicable requirements of this 
zone, except that it seeks a PDP for a height deviation pursuant to SDMC 126.0602(b)(1).  This 
deviation is allowed by the Land Development Code if findings can be made.  These findings are 
discussed under “Planned Development Permit Approval” below.   
 
The project, in proposing an equipment area larger than 250 square feet, requires an NDP to 
allow an equipment area larger than 250 square feet per SDMC 141.0420(g)(3). These findings 
are discussed under “Neighborhood Development Permit Approval” below.  
 
In addition to the CUP, PDP, and NDP Regulations, 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.   
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The project proposes a faux tree and equipment area that will integrate with existing 
landscaping and structures at the site, meeting these requirements.  Because the project meets 
the design requirements of SDMC 141.0420 and findings can be made in the affirmative for all 
permits required by this project, the project and all deviations will comply with the applicable 
regulations of the Land Development Code. 
 
4. The proposed use is appropriate at the proposed location. 

 
The project site contains existing, mature eucalyptus trees beside and behind the proposed faux 
eucalyptus. The tree will be re-branched to refresh the look of the faux foliage and to increase 
concealment of the antennas and associated components. This setting makes the proposed 
location ideal for a faux tree to integrate into the site.  The WCF is further screened from view by 
an existing water tank. 
 
In addition to landscaping and re-branching, 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. 
 
Because the project design and permit conditions address approval and operational concerns, 
the proposed use is appropriate at the proposed location.   

 
Planned Development Permit Approval - Section §126.0605(a) 
 

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

Please see CUP Finding No. 1 above for facts supporting this Finding. For the reasons 
described in that Finding, which are hereby incorporated into this Finding by reference, 
the proposed development will not adversely affect the applicable land use plan. 

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

welfare. 
 

Please see CUP Finding No. 2 above for facts supporting this Finding. For the reasons described 
in that Finding, which are hereby incorporated into this Finding by reference, the proposed 
development will not be detrimental to the public health, safety, and welfare. 

 
3. 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. 
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The project is located in the OR-1-1 zone.  The project meets all applicable requirements of this 
zone, except that it seeks a PDP for a height deviation pursuant to SDMC 126.0602(b)(1).  The 
requested deviation is to allow a project height of 65 feet where 30 feet is otherwise required.   

 
The purpose of a PDP, as stated in 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. 

 
The subject property is located in the OR-1-1 zone (Open Space-Residential), which has a 30-foot 
height limit. However, the parcel is not used as a residence or as open space. It contains a 125-
foot-tall water tank and several mature eucalyptus trees. The site is located on a hill, sitting 
above the surrounding area. This elevation difference makes it an ideal location for a WCF to 
reach the surrounding community, and the existing landscape and structures on the site make it 
an ideal location for a WCF that can integrate into the setting. By allowing a height deviation to 
65 feet, the proposed faux tree blends into the site in a way that makes it difficult to detect from 
typical public vantage points. To require a faux tree to observe the height limit would call 
attention to it by making it a different size than the existing trees. 

 
In addition to the PDP, the project requires a CUP pursuant to SDMC 141.0420(e)(1 because it is 
proposed on a property containing a non-residential use in a residential zone with antennas 
located within 100 feet of the property line of an adjacent residential use.  This conditional use is 
allowed by the Land Development Code if findings can be made.  These findings are discussed 
under “Conditional Use Permit Approval” above. 

 
The project, in proposing a faux tree and equipment area that will integrate with existing and 
proposed landscaping at the site, meets the requirements of the Municipal Code. The requested 
deviation provides the applicant the flexibility to integrate it with nearby existing and trees.  
Because the project meets the design requirements of SDMC 141.0420 and findings can be 
made in the affirmative for all permits required by this project, the project and all deviations will 
comply with the applicable regulations of the Land Development Code. 
 

Neighborhood Development Permit Approval – Section §126.0404 
 

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

Please see CUP Finding No. 1 above for facts supporting this Finding. For the reasons described 
in that Finding, which are hereby incorporated into this Finding by reference, the proposed 
development will not adversely affect the applicable land use plan. 

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

welfare. 
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Please see CUP Finding No. 2 above for facts supporting this Finding. For the reasons described 
in that Finding, which are hereby incorporated into this Finding by reference, the proposed 
development will not adversely affect the applicable land use plan. 

 
3. The proposed development will comply with the regulations of the Land Development 

Code including any allowable deviations pursuant to the Land Development Code. 
 

Please see CUP Finding No. 3 above for facts supporting this Finding. For the reasons described 
in that Finding, which are hereby incorporated into this Finding by reference, the proposed 
development will not adversely affect the applicable land use plan. 

 
BE IT FURTHER RESOLVED that, based on the findings hereinbefore adopted by the Planning 
Commission, CUP No. 2285351, PDP No. 2285352 and NDP No. 2285918, are hereby GRANTED by 
the Planning Commission to the referenced Permittee, in the form, exhibits, terms and conditions as 
set forth in CUP No. 2285351 and PDP No. 2285352, a copy of which is attached hereto and made a 
part hereof. 
 
  
                                                                           
Travis Cleveland 
Development Project Manager  
Development Services 
    
Adopted on:  June 6, 2019 
 
IO#: 12003679 
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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 
 

CONDITIONAL USE PERMIT NO. 2285351  
PLANNED DEVELOPMENT PERMIT NO. 2285352 

NEIGHBORHOOD DEVELOPMENT PERMIT NO. 2285918 
CROWN CASTLE UNIVERSITY 

PLANNING COMMISSION 
 

This Conditional Use Permit (CUP) No. 2285351, Planned Development Permit (PDP) No. 2285352, 
and Neighborhood Development Permit (NDP) 2285918 is granted by the Planning Commission of 
the City of San Diego to the CITY OF SAN DIEGO, Owner, and NCWPCS MPL 34 – YEAR SITES TOWER 
HOLDING LLC (also known as Crown Castle), Permittee, pursuant to San Diego Municipal Code 
[SDMC] sections 126.0303, 126.0402, 126.0602, and 141.0420. The 1.2-acre site is located at 6046 
Hughes Street in the OR-1-1 zone within the Eastern Area of the Mid-City Communities Plan. The 
project site is legally described as:  
 

Portions of Lot 24 & 25 of Waterville Heights according to the map thereof No. 748, filed 
April 22, 1893 in the Office of the Recorder of San Diego County, California, lying within the 
boundaries of land conveyed to the San Diego Unified School District by deed recorded 
February 7, 1952 in Book 4365, Page 428, Official Records in said County Recorder's office. 

 
Subject to the terms and conditions set forth in this Permit, permission is granted to 

Permittee for a Wireless Communication Facility (WCF) described and identified by size, dimension, 
quantity, type, and location on the approved exhibits [Exhibit "A"] dated June 6, 2019, on file in the 
Development Services Department. 
 
The project shall include: 
 

a. 65-foot-tall faux eucalyptus tree housing eight antennas (four measuring 92.8” x 14.4” x 
7.3”, two measuring 96.6” x 11.9” x 7.1”, and two measuring 98.8” x 11.8” x 6.8”), two Tower-
Mounted Amplifiers (TMAs), twelve Remote Radio Units (RRUs), and associated equipment, 
with the tree to be re-branched as part of the project; 

 
b. A deviation to the 30-foot height limit of the OR-1-1 zone, allowing the project to be 65 feet 

tall; 
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c. A 360-square-foot equipment room;  
 
d. Landscaping (planting, irrigation and landscape related improvements); and 

 
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 June 20, 2022. 
 
2. This permit and corresponding use of this site shall expire on June 20, 2029.  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 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 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 Permittee shall secure all necessary building permits.  The 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 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 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 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 
Permittee of any claim, action, or proceeding and, if the City should fail to cooperate fully in the 
defense, the 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 
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this indemnification. In the event of such election, Permittee 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 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 Permittee shall not be required to pay or perform 
any settlement unless such settlement is approved by Permittee.  
 
LANDSCAPE REQUIREMENTS: 
 
14. Prior to issuance of any building permit, the 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 §142.0403(b)5.  
 
15. The 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. 

 
16. If any required landscape (including existing or new plantings, hardscape, landscape features, 
etc.) indicated on the approved construction documents is damaged or removed for the installation 
or operation of the wireless communication facility, the 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. 
 
PLANNING/DESIGN REQUIREMENTS:  

 
17. 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.   
 
18. No overhead cabling is permitted. 

 
19. The WCF shall conform to the approved construction plans. 

 
20. Photo simulations shall be printed in color on the construction plans.  

 
21. The improvements allowed by this discretionary permit (including, but not limited to, re-
branching the faux tree) will require a building permit to implement. They may not be installed 
without one, in whole or in part. 
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22. The Permittee shall install and maintain appropriate warning signage on the WCF as required 
by State and Federal regulations.  The Permittee shall be responsible for complying with all State 
and Federal regulations. 

 
23. Antennas and associated components, such as, but not limited to, remote radio units (RRUs), 
surge suppressors, etc., shall not exceed the height of any existing or proposed screen walls. 

 
24. 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, Permittee shall provide an updated 
RF Compliance Report to address any issues associated with the emitting components of the WCF. 

 
25. All equipment, including transformers, emergency generators, and air conditioners belonging 
to the 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. 

 
26. 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. 

 
27. The 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. 

 
28. All proposed hand-holes shall be covered with bark material to match the monoeucalyptus 
trunk to the satisfaction of the Development Services Department.   

 
29. All coaxial conduits shall be routed up through the caisson and into the tree to the satisfaction 
of the Development Services Department.  “Doghouse” cable housings are not permitted. 

 
30. All branches at the antenna level shall extend a minimum of 24-inches beyond the entire 
vertical face of the proposed antennas to the satisfaction of the Development Services Department. 

 
31. Starting branch height shall be no higher than 10-feet, as illustrated on the stamped, approved 
Exhibit “A.” 

 
32. All exposed cables, brackets and supports shall be painted to match the faux tree foliage to 
the satisfaction of the Development Services Department. 

 
33. RF socks fully covering the front and back of the antennas (and any other components) shall 
be used.   

 
34. A Building Permit will be required for re-branching the tree. The applicant shall provide color 
samples of branches and bark prior to Building Permit issuance. This is to ensure that the proposed 
components integrate with the surrounding landscape. Staff will pre-approve the color sample prior 
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to Building Permit issuance. The exact samples shall be used during the FINAL INSPECTION. The 
color approved by Planning Staff must be identical to the as-built faux tree. 

 
35. 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. 
 
PUBLIC UTILITIES DEPARTMENT REQUIREMENTS:   
 
36. Prior to Final Approval of Construction, any damages caused to the City of San Diego water 
and sewer facilities in the vicinity of the project site, which are due to the activities associated with 
this project, shall be repaired or reconstructed in a manner satisfactory to the Public Utilities 
Director and the City Engineer in accordance with Municipal Code section 142.0607. 

 
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) 446-5407 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. 
 

• 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 June 6, 2019 and [Approved 
Resolution Number].  
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Conditional Use Permit (CUP) No. 2285351, Planned Development Permit (PDP) No. 2285352, and 
Neighborhood Development Permit (NDP) 2285918 

Date of Approval: June 6, 2019 
 
 
AUTHENTICATED BY THE CITY OF SAN DIEGO DEVELOPMENT SERVICES DEPARTMENT  
 
 
 
_____________________________________ 
Travis Cleveland 
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. 
 
 

  NCWPCS MPL 34 - Year Sites Tower Holdings  
       LLC (also known as Crown Castle) 
       Permittee  
 
 
       By _________________________________ 

NAME 
TITLE 

 
 
 
       City of San Diego 
       Owner 
 
 
       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 92101-2422 

FROM: CITY OF SAN DIEGO 

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

. DEVELOPMENT SERVICES DEPARTMENT 
1222 FIRST AVENUE, MS 501 
SAN DIEGO, CA 92101 

Project No.: 577364 Project Title: Crown Castle University 

PROIECT LOCATION-SPECIFIC: The project is located at 6046 Hughes Street, San Diego, CA 92115 

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

Description of nature and Purpose of the Proiect: A Conditional Use Permit (CUP) and Planned Development 
Permit (PDP) application to modify an existing Wireless Communication Facility (WCF). The proposed project is a 
new permit for a previously-permitted facility. The site was first permitted as a monopole in 1994 (Conditional 
Use Permit 94-0280). The Crown Castle University project proposes to allow eight existing AT&T antennas to 
remain in place on a previously-permitted 65-foot-tall faux eucalyptus tree, along with associated tree-mounted 
equipment and an existing 173-square-foot equipment room. The PDP is required to deviate from the OR-1-1 
zone height limit of 30 feet. The project will re-branch the existing faux tree, but the height of the monopole 
would not increase. The project is located on City of San Diego's Public Utilities Department property at 6046 
Hughes Street in the OR-1-1 zone. The WCF i.s unmanned and there will be a technician who visits the site only as 
required for routine maintenance. 

NAME OF PUBLIC AGENCY APPROVING PROIECT: City of San Diego 

NAME OF PERSON OR AGENCY CARRYING OUT PROIECT: Mark Linman, 11316 Rolling Hills Drive, San Diego CA 92020. 
(619) 997-8288

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) .. 
(X) CATEGORICAL EXEMPTION: Section 15301 (Existing Facilities)
( ) STATUTORY EXEMPTION: 

REASONS WHY PROIECT 1s 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. The proposed project is 
modifying the existing facility without expanding the use of the WCF. 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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LEAD AGENCY CONTACT PERSON: JEFFREY SZYMANSKI 

IF FILED BY APPLICANT: 

1. ATIACH CERTIFIED DOCUMENT OF EXEMPTION FINDING.

TELEPHONE: 619 446-5324 

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 

5/20/2019 

DATE 

DATE RECEIVED FOR FILING WITH COUNTY CLERK OR OPR: 

ATTACHMENT 8

(X) SIGNED BY LEAD AGENCY 
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Photo 1. View from West. 

Photo 2. View from North. 

ATTACHMENT 9



Photo 3. View from Northeast. 

Photo 4. View from East. 
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Photo 6. View from 

Southeast. 

+
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Photo 5. View from South. 



Photo 7. View from North. 

Photo 8. View from Northeast. 
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Project Name: 

Cfty of Sa.n [llicgo 
Development Services 
1222 Fh·st Ave., MSa302 
Sau Diego, CA 92101 

Community Planning 
Committee 

Distribution Form Part l 

Distribution Date: 

Crown Castle University CUP 

-�jcct Number:

_J_ 577364
----···-,------· 

.Project Scope/Location: 

MID-CITY: EASTERN: Process Four - Conditional Use Permit and Planned Development Permit to remove/replace 2 
antennas, remove 4 RRUs, install 8 new RRUs, remove 2 TMAs, and ancillarY equipment and cabling on a 
previously-permitted faux tree. Public Utilities Department property at 6046 Hughes Street in the OR-1-1 zone within 
Council District 4. 

r--------·--------·---------·-----�-----------------·-

Applkanl Name: Applicant Pho11-0 Numbe,·: 

Crown Castle (Marl, Linman) 619-997-8288
··-----·--------�---------· -·--··----�---·------------

Project M.anager: 

Travis Cleveland 
Phone Number: Fax Number: E-mail Address:

(619) 446-5407 ( 619) 321-3200 tclcwelancl@sandiego.gov
---··-�·· --- ·----··"·---------

Pro,jec:t Issues (To be compktc.d hy Community Pfarming Committee for initial review): 

None found, Project approved as presented 

- ---�---.. ··---------------·
Attach Additional Pages If Necessmy. Please return to: 

PrnJect M.anagcment Division 
City of San Diego 
DcvelopUH':llt Services Department 
1222 First Avtmmi, MS 302 
San Diego, CA 92101 

-··-�··-----------

·--------·---·-!
Printed on l't.>cycled pa_pcr. Visit our web site at www.san.diesc-o,gov/dcvefopment-s0r.yicc-s. 

Upon request, this infornmtion is available in alternative fonna1s for pcnmns with disabilities. 
"''""""""•'"'_ .. _____________ ·---------·-·-------·-.. - ·---·-------

(01-13) 
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City of San Diego 
Development Services 
1222 First Ave., MS·302 
San Die.go� CA 921 Ol 

' 

Community Plannilllg 
Committee 

Distribution Form Part 2 
�P-r-o.-jc_c._t_l\1;-;;;-;�-·-·------------------ --,---i-P-ro_J __ c_c_t_1'1_1_1l1l·---b�e1�·:�����-1,�-l)---is.-tr .. ·_-i-b-u-ti-o-n-l)-. -at-·c-,---� 

Crown Castle University CUP 577364 
t------------

Project Scope/Location: 

MID-CITY: EASTERN: Process Four - Conditional Use Permit and Planned Development Pennit to remove/replace 2 
antennas, remove 4 RRUs, install 8 new RRUs, remove ;a TMAs, and ancillary equipment and cabling on a 
previously-permitted faux tree. Public Utilities Department property at 6046 Hughes Street in the OR-1·1 zone within 
Council District 4. . , 

t-------·----------·----·-·-···--------------·----·----------------

Applicant Name: Applicant Phone Number-: 

Crown Castle (Mark Unman) 619-997-8288 
t------------·-----------�--�·�----�-�------�--------·-----1 

Project' Manuge1.·; 
Travis Cleveland 

Phone:; Number: 

(619) 446-5407 

Fax Number-� E .. mail Address: 
tcleveland@sandiego.gov (619)321-3200 

t------------�·--·�---------'--·-------'----------'-----------------1 

Committee Recommendations (To be '!Ompleted. fo�· lnitfal Review): 
None approved as presented 

f-------------------------------�---=•-•,.�·--·-w ------•-•-------� 

l.ldl Vote (o, Approve Members Yes Members No Members Abstain 
10 ·1 1 ---------------------------t-------+------1·---------------1 

I'.] Vote lo Apprnvc Members Yes Mcmb0rs No Members Abstnin 
With Conditions Listed Below 10 1 ·1

--·-·----- ------------.. -----1-·------+--------1--------------1 

0 Vote to Approve 
\Vith Non�Hhlding Recommendations 1.isted Belon' 

D Vote to Deny 

Members Yes Members No Members Abstain 
10 1 1 

�'-""'"-'""'"'�w/-------1------------·-

Members Yes 
10 

Members l'lo 
1 

Members Ahsfain 
1 

f---------·--------------·---..J...----·---'--------+------------·--··��

CJ Continued 0 No Action (Please specify, e.g., Need fortlrnr information, Split vote, Lack of 
quot·um, etc.) 

f------------------------··----------------___L ___________ ,..·--·

OONIH'fJONS: 

-----··-·----------------··-----------------------------------1

NAME: Linda J Godoy ' THLE: Cltair 
--------------;·4'''·-----------,,.--.. --,--1---·-------·--�--·--·-------l 

. Sil�NAiUR.E: v:; /; / . C -� K. / .... , DATE: 
4/17/2019 X ?/ V&"l \ :fc7?'l.en<�

7 / 
.. A.t;;�h ;;;,;;;;j;�ra·f P;tges fj'Neces

1
/i-j'll J'. 

·-
(/

,::..._ ___ P_
I
c-,-,c-,-.e-

1
-u.r_n_

t
o-,---"-·--·---�----·�--�----------·-

Project 1\-1":mage-ment Division 
City of San Diego 
Developmcot Senriccs Department 
1222 First Avenue, MS 302 
Sau Diego, CA 92101 "---����--------------·-··---------·---------.. ·------·--------.... ·--

Pl'inkd on recyded yml)tir. Visit our web site at )Y.�l.\':�'i!ltldie.g;i"!,l?,Q}�ldtLt:J.QJ.1�.n1--SQJ.'.li9.£.!1, 
Upon request, thjs h:ifonmuion is available in alternative formats for perso11s with disnbifoics. 

�-- ___ ,,._mo,�•••'"•-�•·•••�- •-· ··-•---•--•"'"'''•••••-�--•-•••-•"'""··--·�-,.••--•••-•-•-------··-•-• 

(01-13) 

•

ATTACHMENT 10

. -• 

' . l 

f" 

l 
I 

I 
I· 



Existing View 

Photo Location 

CROWN 

CASTLE 

Proposed View. No proposed changes to the existing facility. 

Existing Faux Eucalyptus 
to remain. 

Crown Castle - University 
Photo Simulation 

6056 Hughes Street 
San Diego, CA 92115 
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JOB NO.: u1005-983-181 

PROJECT: Un~AWtilM 
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